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INTRODUCTION 
The Township of Vassar is a civil Township located in the southwestern portion of Tuscola County. 
The Township has a total area of 35.3 square miles of which 35.2 square miles is land and 0.1 square 
miles is water. The City of Vassar is located in the northwestern portion of the Township. The 
Township of Juniata is located on the northern border; the Township of Fremont is located on the 
eastern border, with the Township of Millington to the south and the Township of Tuscola on the 
west. The Cass River runs in a southwesterly direction across the northwest corner of Vassar 
Township. Bay City, Birch Run, Flint, Frankenmuth, Midland, MBS Airport, Flint Bishop Airport, 
and Saginaw are a short driving distance away. 
 

A BRIEF HISTORY OF VASSAR TOWNSHIP 

Vassar Townshipõs history and its past economic and social conditions were shaped by its abundant 
natural resources. These resources included the forests, agricultural land, and the water bodies of the 
Cass River and other streams. Prior to European settlement, forests were the principal land cover. 
These forests provided for and spurred the early economic development of the area. 
On the morning of March 1, 1849, four men, Townsend North, James M. Edmunds, James 
Saunders, and Joseph Grosvenor chose a site for a sawmill on the banks of the Cass River and 
dedicated it to civilization and industry. In 1850, streets were laid out in the settlement and both the 
village and Township took the name from the founder of Vassar Female College, Mathew Vassar, an 
uncle of Mrs. Edmunds. 
 
On March 2, 1851, part of Tuscola Township was organized into the Township of Vassar. Two 
years later, Tuscola Township was again reorganized and in 1865, two half sections were annexed 
from the Township of Tuscola so the whole Village of Vassar would be in Vassar Township. 
The Village of Vassar became a city in 1945 and Vassar Township began holding meetings and 
voting in the Chadwick School until a hall could be built. On March 2, 1951, one hundred years after 
the founding of Vassar, the present Township Hall was dedicated. The Hall had been constructed by 
the then Township Clerk and carpenter, Fred V. Welsh. 
 
Lumbering, dairy, grain, and potato farming were early major occupations in the Township. Sand, 
which comprises much of Vassar Township, was extracted beginning in the 1930's for supplying 
foundry operations. 
 

A VISION FOR THE FUTURE 

The Vassar Township Master Plan is designed to provide a comprehensive vision of the Townshipõs 
future, based on taking actions that will improve the lives of residents and make the Township 
uniquely attractive for potential growth. 
 

THE ROLE OF A MASTER PLAN 

The master plan for Vassar Township has two fundamental purposes. The first legal role provides 
an essential legal basis for land use regulations, studies existing conditions, and derives desired goals. 
The second community building role is it presents a unified and compelling vision for Vassar 
Township, derived from the aspirations of its citizens, and establishes the specific actions necessary 
to fulfill that vision. 
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THE LEGAL ROLE 

Communities prepare and adopt master plans for legal purposes. Michigan statutes enable 
municipalities to adopt zoning and subdivision ordinances to promote the ôhealth, safety, morals, or 
general welfare of the community.õ Land use regulations, such as zoning ordinances, recognize that 
people in a community live cooperatively and have certain responsibilities to one another. These 
regulations establish rules that govern how land is developed within a municipality. The master plan 
creates a vision for how a community should develop and thus guides land use decisions. The Vassar 
Township Master Plan provides the legal basis for the Townshipõs authority to regulate land use and 
development. 
 

THE COMMUNITY BUILDING ROLE 

A master plan has an even more significant role in the growth of a community. Based on the 
participation of residents in the planning of their community, the plan established a picture of 
Vassar Townshipõs future. This vision continues to be crucial, as challenges related to population 
growth and economic change affect the character of Vassar Township. Beyond defining a vision, the 
plan presents a unified action program that will implement the Townshipõs goals. The plan is 
designed as a working document that both defines the future and provides a working program for 
realizing the Townshipõs great potential. 
 

THE MASTER PLAN: APPROACH AND ORGANIZATION 

The Master Plan takes a thematic and goal-oriented approach to the future development of Vassar 
Township. It is laid out in eight chapters or themes that correspond to the Townshipõs most 
important strategic issues. The Master Plan includes land use, transportation, parks and recreation, 
and public facilities elements that are organized as leading components of each chapter. Each of 
these components acknowledges the need to accommodate new development, while creating an 
attractive living environment for residents and retaining Vassar Townshipõs unique features. 
In general, the Vassar Township Master Plan evaluates the existing conditions of the Township and 
proposed actions to be taken over the next twenty years. Specific components of the Master Plan 
include: 
 

CHAPTER ONE: A PROFILE OF VASSAR TOWNSHIP 

This chapter examines Vassar Townshipõs population characteristics and growth and its role in the 
region. 

CHAPTER TWO: STRATEGIC PLANNING 

This chapter summarizes the findings of the community participation process and identifies key 
issues and perspectives identified by stakeholders. Based on this process the planõs goals and guiding 
principles are established. The chapter identifies ôDevelopment Principles,õ the general principles and 
ideas that guide the more detailed elements of the plan. 

CHAPTER THREE: GROWTH AND LAND USE 

This chapter examines current land use patterns in Vassar Township. Through population 
projection and land use analysis this theme considers the future growth and development needs of 
Vassar Township. 
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CHAPTER FOUR: PARKS AND RECREATION 

This chapter analyzes the park and recreation facilities currently offered to Vassar Township 
residents. It also assesses future needs and provides recommendations concerning the appropriate 
locations and types of future facilities. It presents a plan for future park development and 
improvements. 

CHAPTER FIVE: TRANSPORTATION 

This chapter includes an examination of the functionality and conditions of Vassar Townshipõs 
transportation system. 

CHAPTER SIX: PUBLICFACILITIES 

This chapter inventories Vassar Townshipõs public facilities and services. This includes an 
examination of current conditions. The chapter also lists short term and long term needs and 
provides a program of recommendations. 

CHAPTER SEVEN: DEVELOPMENT PRINCIPALS & FUTURE LAND USE  

This chapter considers the growth and development of Vassar Township and in what direction 
growth and development should occur. It provides a detailed strategy to guide future growth and 
development. 

CHAPTER EIGHT: IMPLEMENTATION 

This chapter draws together the analysis and policies of the plan into a program for implementation. 
It summarizes the recommendations and development policies of the master plan, and presents an 
Implementation Schedule, listing proposed projects and the time frame for their completion. 
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CHAPTER ONE 
A PROFILE OF VASSAR TOWNSHIP 

This section examines demographic trends that will affect Vassar Township. The analysis examines 
population and demographic dynamics, including future population and economic factors that 
influence future directions for Vassar Township. 
 

COMMUNITY PROFILE 

DEMOGRAPHIC OVERVIEW  
As Table 1 shows, Vassar Township experienced growth in all but four decades since it formed. 
American Community Survey data for 2019 indicates a decline of 180 people since 2010. Of the four 
decades of population decline, they each exist because of a historical event. The decline of 1890 was 
the result of the Great Fire of 1881. The decline of 1920 was the result of the flu pandemic and 
WWI. The decline of 1940 was the result of the Great Depression and the decline of 2010 was the 
result of the Great Recession. Data for 2019 suggests it is likely 2020 will mark the fifth decade of 
population decline as a continued consequence of the Great and national trends toward lower birth 
rates. 
 

Table 1: Vassar Township Historical Population 
Year Vassar Township Tuscola County Percentage of 

Tuscola County  

1860 245   4,478 5.5% 

1870 775 12,549 6.2% 

1880 909 25,738 3.5% 

1890 812 32,598 2.5% 

1900 1,062 35,890 3.0% 

1910 1,381 34,913 4.0% 

1920 1,092 33,220 3.3% 

1930 1,183 32,934 3.6% 

1940 1,154 35,694 3.2% 

1950 1,174 38,258 3.1% 

1960 1,652 43,305 3.8% 

1970 1,960 48,603 4.0% 

1980 3,709 56,961 6.5% 

1990 3,917 55,498 7.1% 

2000 4,356 58,266 7.5% 

2010 4,090 55,729 7.3% 

2019 3,910 52,939 7.3% 
Source: American Community Survey, 2019 
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As Table 2 below indicates, Vassar Township experienced positive population growth from 1950 to 
2000. 
While the growth in Vassar Township has been continuous in the long term, the rate of growth has 
been variable. The 1950õs and 1970õs witnessed particularly rapid growth, averaging 49.5% between 
the years 1950 and 1980.  Vassar Townshipõs more modest growth rate of 5.6% between 1980 and 
1990 was more than 12 times the rate of growth experienced by the State during the same time 
period. In fact, in times of growth, Vassar Township has grown at a far more rapid rate than Tuscola 
County or the State. Since 2000, the change in population has been dominated by the consequences 
of the Great Recession. Vassar Township and Tuscola County both experienced roughly equivalent 
population declines between 2000 and 2019, with Vassar Township declining by 10.5% and Tuscola 
County declining 9.4%. The State saw a more modest fluctuation, declining by .6% from 2000 to 
2010 and then growing by 1.0% from 2000 to 2019.  
 
Vassar Township comprised 3.2% of the Tuscola County population in 1940. At the height of its 
largest population to date with 4,356 in 2000, Vassar Township comprised 7.5% of the Tuscola 
County population. As of 2019, Vassar Township has experienced only a modest decline, now 
comprising 7.4% of the Tuscola County population. 
 

Table 2: Population Trends and Growth Rates 
Year Vassar 

Township 
Growth 
Rate 

Tuscola 
County 

Growth 
Rate 

State of 
Michigan 

Growth 
Rate 

1930 1,183  32,934  4,842,325  
1940 1,154 -2.5% 35,694 8.4% 5,256,106 8.55% 

1950 1,174 1.7% 38,258 7.2% 6,371,766 21.23% 

1960 1,652 40.7% 43,305 13.2% 7,823,194 22.78% 

1970 1,960 18.6% 48,603 12.2% 8,881,826 13.53% 

1980 3,709 89.2% 56,961 17.2% 9,262,078 4.28% 

1990 3,917 5.6% 55,498 -2.6% 9,295,297 0.36% 

2000 4,356 11.2% 58,266 5.0% 9,938,444 6.92% 

2010 4,093 -6.0% 55,729 -4.4% 9,883,640 -0.55% 

2019 3,910 -4.5% 52,939 -5.0% 9,986,857 1.04% 
Source: American Community Survey, 2019 
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As shown in Table 3, in 2019, Vassar Township had a 

total resident population of 3,910. The highest 
percentage of residents was in the 40 to 44 year age 
bracket with 8.6%. The second highest age group was 
the 55 to 59 year bracket with 8.4%. The third highest 
age group was the 10 to 14 year age bracket with 8.3% 
followed by the 45 to 49 year age bracket in fourth with 
7.9%. 
 
The information from  

 
 

TOWNSHIP PRIORITIES  

Respondents were provided with nine issues facing the Township and were asked to rate each issue 
on its importance over the next 10 years.  Responses were on a scale of very important to not 
important at all. The issues identified as most important were protecting groundwater quality, 
directing growth to suitable areas, and preserving open fields, forests, and special views.  This 
indicates residents value the rural character of the Township and donõt wish to see that character 
sacrificed to accommodate new growth.  The issues identified as least important were reducing the 

15%

4%

23%

13%

21%

15%

28%

9%

23%

0% 10% 20%

I am proud to say that I live in Vassar
Township.

More homes and businesses will cause
Vassar Township to lose its rural character.

The areas near my home have changed a lot
in the past few years.

Vassar Township is changing too quickly.

Natural features, such as the trees, creeks,
and wildlife of Vassar Township are

important to me.

Homes on large lots are needed to preserve
our open space, even if those lots are more

expensive to purchase.

I am concerned about how growth from the
City of Vassar will affect the township.

Strongly Agree Agree Neutral Disagree

Subject Number Percent 

Total Population 3,910 100.0% 

    Under 5 years 200 5.1% 

    5 to 9 years 276 7.1% 

    10 to 14 years 323 8.3% 

    15 to 19 years 165 4.2% 

    20 to 24 years 236 6.0% 

    25 to 29 years 110 2.8% 

    30 to 34 years 203 5.2% 

    35 to 39 years 293 7.5% 

    40 to 44 years 336 8.6% 

    45 to 49 years 307 7.9% 

    50 to 54 years 303 7.7% 

    55 to 59 years 327 8.4% 

    60 to 64 years 206 5.3% 

    65 to 69 years 286 7.3% 

    70 to 74 years 114 2.9% 

    75 to 79 years 193 4.9% 

    80 to 84 years 32 0.8% 

    85 years and over 0 0.0% 

Median age (years) 41.7 
 

Source: American Community Survey, 2019 

Table 3: 2019 Population by Age 
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number of new homes being constructed, providing high density and affordable housing, and 
keeping the township the same as it is now.  This indicates that residents are not necessarily opposed 
to new development or growth in the Township as long as that new development is compatible with 
the Townshipõs rural character. 
  
Figure 5: Priority Issues to Address Over the Next 10 Years 

 
 

CURRENT CONDITIONS AND CONCERNS 

There were ten statements posed to respondents regarding current conditions in the Township. 
Respondents were asked to identify how much of a problem they felt each condition represents.  
The most significant problem in the Township, according to respondents, is the number of 
marijuana grow facilities. 50 percent of respondents rated this as a significant problem and a further 
15 percent rated it as a major problem.  21 percent consider marijuana grow facilities to not be a 
problem at all.  The second most significant problem is traffic speed on Township roads.  23 percent 
of respondents rated this a significant problem, 8 percent rated it a major problem, and a further 29 
percent rated it as somewhat a problem.  21 percent did not consider traffic speeds to be a problem 
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at all.  The third most significant problem identified is the loss of trees and open spaces. 17 percent 
consider it to be a significant problem, 15 percent consider it a major problem, and 27 percent 
consider it somewhat a problem.  21 percent did not consider it a problem at all. The two least 
problematic conditions in the Township are: the current pace of growth with 40 percent of 
respondents describing it as not a problem and 21 percent rating it as only a minor problem, and the 
lack of commercial businesses in the township with 42 percent describing it as not a problem and 19 
percent rating it as only a minor problem.  
 
Figure 6: Concerns Regarding Conditions in Vassar Township 

 
 

TOWNSHIP GROWTH 

There were six statements posed to respondents regarding growth in the Township.  Respondents 
were asked to select the statement that best describes their feelings about growth.  Two statements 
describe a pro-growth opinion, two describe an anti-growth opinion, and two describe neutral or 
indifferent opinions. The most selected statement was, òI would like to see growth encouraged in 
the township, with some restrictions,ó at 44 percent.  Followed by, òI believe that growth should be 
allowed to take its course with as little township interference as possible,ó at 27 percent.  These were 
the two pro-growth statements and together they account for 71 percent of respondents.  In 
contrast, 23 percent of respondents identified with anti-growth statements. 4 percent selected, òthe 
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Township should attempt to prevent as much new development as possible,ó as the statement that 
best described their feelings.  A further 19 percent selected, ògrowth should be tightly restricted 
through the township.ó 4 percent of respondents are satisfied with the current level of growth, and 2 
percent feel growth is inevitable and cannot be controlled.  Overall, residents appear to skew in 
favor of growth. 
 
Figure 7: Attitudes Regarding Growth in Vassar Township 

 
  

RESIDENTIAL PREFERENCES 

Respondents were asked to identify if more housing in the Township was desirable to them.  A large 
portion of respondents had no preference, at 40 percent.  The remaining respondents skewed 
against adding more housing to the township, at 32 percent.  Only 28 percent consider more 
housing to be desirable. This represents a significant shift in public opinion when compared to 
survey responses in 1995.  61 percent of respondents viewed more housing as desirable in 1995, 33 
percent more than in 2021. 30 percent viewed more housing as undesirable in 1995, only 2 percent 
less than 2021. This suggests that most of the change since 1995 has been from those who once 
favored new housing becoming increasingly indifferent.  Opposition has been relatively stable over 
the last 25 years.  

 
Table 13: Is More Housing Desirable?  

2021 1995 
 

  Percent Number Percent Number Change 

Yes 28% 13 61% 212 -33% 

No 32% 15 30% 103 2% 

No 
Preference 

40% 19 9% 31 31% 

 
Next, respondents were asked which style of housing they would prefer if new housing had to be 
built in the Township.  Single-family homes were by far the most preferred type, at 73 percent of 
respondents.  Mobile homes were the least preferred, with none of the respondents selecting this 
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type.  17 percent had no preference and 8 percent donõt know.  Only 8 percent of respondents 
preferred apartments. 

 
Figure 8: Preferred Housing Types 

 
 

COMMERCIAL PREFERENCES 

Respondents were asked to identify if more shopping and services in the Township was desirable to 
them.  23 percent of 
respondents had no 
preference.  The 
remaining respondents 
skewed in favor of 
adding more shopping 
and services to the 
township, at 47 percent.  Only 30 percent consider more commercial activity to be undesirable. This 
represents a significant shift in public opinion when compared to survey responses in 1995.  75 
percent of respondents viewed more shopping and services as desirable in 1995, 47 percent more 
than in 2021. 23 percent viewed it as undesirable, only 9 percent less than 2021. This suggests that 
most of the change since 1995 has been from those who are moving from òyesó to òno preferenceó.  
 
Next, respondents were asked to identify where they would prefer new shopping and services to be 
located.  The overwhelming majority, 75 percent, would like commercial land uses to be restricted to 
only main roads such as M-15 and Saginaw Road.  This is compared to 17 percent who prefer no 
restrictions on location.  

 

EMERGING INDUSTRIES 

Since the previous Master Plan was adopted in 2003, the economic landscape has changed and new 
industries have emerged that significantly affect Vassar Township.  Renewable energy production is 
expanding in both the number of facilities and the scale of production.  It is becoming increasingly 
common for farmland to be sold and converted into solar energy farms.  This type of land use has 
the potential to be disruptive to neighboring residences and can be controversial.  Similarly, 
marihuana facilities for both medical and recreational use are growing in number and risk becoming 
a nuisance to neighboring residents if not planned for carefully.  Respondents were polled for their 
attitudes regarding these new industries.  46 percent of respondents oppose allowing solar farms in 
Vassar Township compared to 40 percent who are in favor.  Respondents were less evenly split on 
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Percent Number Percent Number Change 

Yes 47% 22 75% 261 -47% 

No 30% 14 23% 79 9% 

No Preference 23% 11 3% 10 37% 
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the topic of marihuana grow facilities. 67 percent would like the Township to adopt more restrictive 
policies compared to 19 percent opposed.     

 
Table 15: Attitudes Toward Emerging Industries  

Yes No No Preference 

Should the township be open to 
commercial solar operations? 

40% 46% 15% 

Should the township adopt more 
restrictive policies regarding marijuana 
grow facilities? 

67% 19% 15% 

 

INDUSTRIAL PREFERENCES 

Respondents were asked to identify if more industrial development in the Township was desirable.  
25 percent of respondents had no preference.  The remaining respondents skewed against more 
industrial development, at 47 percent.  Only 29 percent consider more industrial activity to be 
desirable. This represents another significant shift in public opinion when compared to survey 
responses in 1995.  88 percent of respondents viewed more industry as desirable in 1995, 59 percent 
more than in 2021. 10 percent viewed it as undesirable, 36 percent less than 2021. This suggests that 
most of the change since 1995 has been from who are moving from support to opposition.   

 
Table 16: Is More Industrial Development Desirable?  

2021 1995 
 

  Percent Number Percent Number Change 

Yes 29% 14 88% 301 -59% 

No 46% 22 10% 33 36% 

No Preference 25% 12 3% 10 22% 

   
Next, respondents were asked what type of industrial development they would prefer.  Light 
manufacturing was the most preferred type, at 57 percent of respondents.  Only 2 percent preferred 
heavy manufacturing.  21 percent had no preference and 19 percent did not know.   

 
Figure 10: Preferred Type of New Industrial Development indicates 51.3% of the resident 
population of Vassar Township is female and 48.7% is male. Of the female residents, the highest 
population bracket was 55 to 59 years of age with 194 residents or 9.7%. The second highest was the 
45 to 49 age bracket with 168 female residents or 8.4%. The third highest was the 35 to 39 age 
bracket with 159 residents or 7.9% of the female population. The fourth highest population group 
was the 5 to 9 year age bracket with 155 residents or 7.7% of the female population. The median age 
of the female residents is 43 years of age. 
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Of the male residents, the highest population bracket was the 40 to 44 year of age bracket with 214 
male residents or 11.2%. The second highest age bracket was the 10 to 14 year bracket with 190 
male residents or 10% of the male population. The third highest age bracket was men 50 to 54 years 
of age with 174 male residents or 9.1%. The fourth largest age bracket was the 45 to 49 year age 
group with 139 male residents or 7.3%. 

 
Table shows the 2019 American Community Survey 

population estimates for Vassar Township, Tuscola County, and adjoining townships. Millington 
Township is the most populous at 4,131, constituting the only adjoining township that is larger in 
population than Vassar Township. Juniata Township is the least populous at 1,511 residents.  

  

 
2019 

Population 

Tuscola County 52,939 

Vassar Township 3,910 

Arbela Township 2,957 

Denmark Township 2,923 

Fremont Township 3,154 

Juniata Township 1,511 

Millington Township 4,131 

Tuscola Township 1,975 

Watertown Township 2,105 
Source: American Community Survey, 2019 
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HOUSEHOLD DEMOGRAPHICS 
According to the 2019 American Community 
Survey, there were 1,595 households in Vassar 
Township. Of these, 915 were married 
households and 102 were cohabitating couple 
households. There were 224 households with a 
male householder and no wife present, and 354 
households with a female householder and no 
husband present. There were a total of 552 
households with children under the age of 18 
and 424 households with one or more people 65 
years and over. (See Table 4) 
 
According to the 2019 American Community 
Survey, there were 1,751 housing units in the 
Township with 1,595 or 91.1% of them listed as 
occupied. There were 156 vacant housing units 
and a homeowner vacancy rate of 3.1. Of the 
1,595 occupied housing units, 1,449 or 90.8% 
were owner-occupied and 146 or 9.2% were 
renter-occupied. The average household size of 
an owner-occupied unit was 2.34 while the 
average household size of a renter-occupied unit 
was 3.55. (See Table 5)  
 

Table 5: Housing Characteristics  
Estimate Percent 

HOUSING OCCUPANCY   

    Total housing units 1,751 100.0% 

        Occupied housing units 1,595 91.1% 

        Vacant housing units 156 8.9% 

        Homeowner vacancy rate 3.1  

        Rental vacancy rate 0  

HOUSING TENURE  0.0% 

    Occupied housing units 1,595 100.0% 

        Owner-occupied 1,449 90.8% 

        Renter-occupied 146 9.2% 

        Average household size of owner-occupied unit 2.34  

        Average household size of renter-occupied unit 3.55  
Source: American Community Survey, 2019 

 
 
 
 

 
Estimate Percent 

    Total households 1,595 100.0% 

        Married-couple family 915 57.4% 

        Cohabiting couple 
household 102 6.4% 

        Male householder, no 
spouse/partner 
present 224 14.0% 

        Female householder, 
no spouse/partner 
present 354 22.2% 

        Households with one 
or more people under 
18 years 552 34.6% 

        Households with one 
or more people 65 
years and over 424 26.6% 

        Average household size 2.45 X 

        Average family size 2.85 X 
Source: American Community Survey, 2019 

Table 4: Household Characteristics 
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POPULATION PROJECTIONS 
Population projections provide a base from which to estimate demands for future housing and land. 
Projecting future population is an inexact science, particularly when the projections involve a 
relatively small existing population base. It should be noted that population projections for a 
township the size of Vassar Township may have limited value, as the actions of only a small number 
of property owners can impact the overall growth rate. Just one new subdivision development could 
significantly expand the population and distort the long-term trend. For this reason, population 
projections should be monitored for unexpected trends.  
 
This projection was generated by looking at the historic trend of new home construction in the 
Township and then assuming that trend continues. The number of homes is multiplied by the 
average household size, which was 2.45 in 2019. It was assumed that the average household size will 
continue to decrease by .2 every 10 years.  
 
The rate of new home construction has declined over the years from 418 new homes in the 1990s, 
235 new homes in the 2000s, and finally only 28 new homes in the 2010s. For this population 
estimate, we are projecting the rate of new home construction to remain at 28 per decade. We also 
assume an average occupancy rate of 91.1 percent (2019 American Community Survey). 
 
The result of this analysis is in Table 6: Population Projection. It shows a decrease in population 
from 3,910 in 2019 to 3,646 in 2030 and finally 3,374 in 2040. The primary driver of this population 
loss is the continued decline in average household size and low rate of new home construction. This 
projection does not take into account regional or economic trends, all of which can have a large 
impacts on population changes.  
 

Table 6: Population Projection  
2019 
Estimates 

2030 
Projection 

2040 
Projection 

Household 
Size 

2.45 2.25 2.05 

Dwelling 
Units 

1,751 1,779 1,807 

Occupied DU 1,595 1,621 1,646 

Population 3,910 3,646 3,374 

Source: American Community Survey, 2019 

 

ECONOMIC FACTORS 
Vassar Township is largely economically dependent on the employment opportunities available 
outside of Vassar Township. While Vassar Township strives to provide jobs in the commercial, 
agricultural, retail, and service sectors, its overall job market is heavily influenced by and dependent 
upon its proximity to the City of Vassar, and other communities in Tuscola, Genesee, and Saginaw 
counties. 
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EMPLOYMENT 
Employment within a community can be assessed in two different ways. One is based on the 
residentõs employment by occupation while the other is based on a residentõs employment by 
industry. Employment by occupation describes the kind of work a person does on the job, as 
opposed to the type of industry an individual works in, which relates to the kind of business 
conducted by a personõs employer. 

Table 7: Employment by Occupation 
Table 7 describes Vassar 
Township residentsõ employment 
by occupation for 2019 with the 
number employed and the 
percentage employed in each 
occupation category. The largest 
employment area was the 
production, transportation, and 
material moving occupations with 
361 residents or 22.9% employed 
in this occupational classification. 
The second largest employment 
area was management, business, 
science, and arts. There were 320 
residents or 20.3% employed in this occupational classification. 
 
According to Table 8, the largest employment industry in Vassar Township was the educational 
services, health care, and social assistance industries. The second largest employment category was in 
the manufacturing industry and the third largest employment category was in the retail trade 
industry. 
 

Table 8: Employment by Industry 

Occupation Number 
Employed 

Percentage 
Employed 

Management, business, science, and 
arts occupations 

320 20.3% 

Service occupations 305 19.4% 

Sales and office occupations 289 18.4% 

Natural resources, construction, and 
maintenance occupations 

298 18.9% 

Production, transportation, and 
material moving occupations 

361 22.9% 

Total Employed 1,573 100.0% 
Source: American Community Survey, 2019 

Industry Occupation 
Number 

Employed 
Percentage 
Employed 

Agriculture, forestry, fishing and hunting, and mining 14 0.9% 

Construction 131 8.3% 

Manufacturing 333 21.2% 

Wholesale trade 22 1.4% 

Retail trade 194 12.3% 

Transportation and warehousing, and utilities 182 11.6% 

Information 25 1.6% 

Finance and insurance, and real estate and rental and leasing 28 1.8% 

Professional, scientific, and management, and administrative and waste 
management services 

54 3.4% 

Educational services, and health care and social assistance 347 22.1% 

Arts, entertainment, and recreation, and accommodation and food services 125 7.9% 

Other services, except public administration 65 4.1% 

Public administration 53 3.4% 
Source: American Community Survey, 2019 
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Table 9: Class of Worker  
In Table 9: Class of Worker, the civilian 
employed residents, 16 years and over 
1,269 were employed as for-profit hourly 
and salary workers while 100 were 
employed as not-for-profit hourly and 
salary workers; 125 residents were self-
employed as sole proprietors, and 67 
residents were State government 
workers. 
 
According to Table 10, in 2019 there 
were 3,039 residents who were 16 years 
of age and older. Of this population, 
1,674 comprised the Civilian Labor 
Force; 1,574 were employed and 334 
were unemployed in 2019. Of the labor 
force, 80.1% commuted to work alone, and 8.6% commuted to work by carpool. Of married-couple 
families in the Township, 36.5% have both the husband and wife participating in the labor force, 
13.3% or 158 families have neither the husband nor the wife participating in the labor force.  

Table 10: Employment Status 

Class  Estimate Percent 

Civilian employed population 16 
years and over with earnings 

1,573 100.0% 

     Private for-profit wage and 
salary workers 

1,269 80.7% 

    Private not-for-profit wage and 
salary workers 

100 6.4% 

    Local government workers 12 0.8% 

    State government workers 67 4.3% 

    Federal government workers 0 0.0% 

    Self-employed in own not 
incorporated business workers 
and unpaid family workers 

125 7.9% 

Source: American Community Survey, 2019 

Employment Status Estimate Percent 

Population 16 years and over 3,039 100.0% 

Labor Force Participation Rate 1,674 55.1% 

Employment/Population Ratio 1,574 51.8% 

Unemployment/Population Ratio 334 11.0% 

Not in Labor Force 1,094 36.0% 

Commuting Characteristics 

Drove alone 1,341 80.1% 

Carpooled 144 8.6% 

Worked from home 44 2.6% 

Mean Travel Time to Work (minutes) 30  

Employment Characteristics of Families 

Total Number of Families  1192 100.0% 

Married-couple families 915 76.8% 

Both husband and wife in labor force 435 36.5% 

Husband in labor force, wife not in labor force 196 16.4% 

Wife in labor force, husband not in labor force 126 10.6% 

Both husband and wife not in labor force 158 13.3% 

Other families 277 23.2% 

Female householder, no spouse present 151 12.7% 

In labor force 61 5.1% 

Not in labor force 90 7.6% 

Male householder, no spouse present 126 10.6% 

In labor force 76 6.4% 

Not in labor force 50 4.2% 
Source: American Community Survey, 2019 
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Table 11: Household Income 
INCOME 

In 2019, there were 1,595 households. 

From information provided in Error! R
eference source not found., the largest 
number of households were those who had 
incomes of $35,000 to $49,999. The median 
income for Vassar Township residents was 
$40,179. Median income is the amount that 
divides the income distribution into two equal 
groups. Half of the residents had income 
above $40,179, and half of the residents had 
income below $40,179. The mean household 
income for Vassar Township residents was 
$51,232. Mean household income is the 
average income and is obtained by dividing 
the total aggregate income by the number of 
households in Vassar Township.  
 
Table 12 provides a breakdown of the mean 
income groups for Vassar Township. For the 
majority of the households, the income 
stream is stable as they are still actively working. While those with a more limited income using 
social security or retirements are no longer working. 

 

Table 12: Mean Income  
Number Percent  Mean Income 

All households 1,595 100.0% 51,232 

Income from Earnings 1,099 68.9% 58,854 

Income from Social Security 562 35.2% 17,596 

Income from Retirement 389 24.4% 13,802 

Income from Supplemental Security 148 9.3% 8,527 

Income from Public Assistance 33 2.1% - 

Food Stamp/SNAP benefits in the past 12 months 295 18.5% - 
Source: American Community Survey, 2019 

  

 
Number Percentage 

Households  1,595 100.00% 

        Less than $5,000 45 2.82% 

        $5,000 to $9,999 158 9.91% 

        $10,000 to $14,999 103 6.46% 

        $15,000 to $19,999 131 8.21% 

        $20,000 to $24,999 106 6.65% 

        $25,000 to $34,999 174 10.91% 

        $35,000 to $49,999 279 17.49% 

        $50,000 to $74,999 191 11.97% 

        $75,000 to $99,999 243 15.24% 

        $100,000 to $149,999 123 7.71% 

        $150,000 or more 42 2.63% 

        Median household 
income (dollars) 

$40,179  

Source: American Community Survey, 2019 
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CHAPTER TWO 
STRATEGIC PLANNING 

The policies set forth by the Vassar Township Master Plan are largely based on a planning process in 
which the Vassar Township Planning Commission, with the help of community members, defined 
the Townshipõs primary objectives for the next 20 years. 
 

VASSAR TOWNSHIP COMMUNITY INVOLVEMENT 

Goals reflect the desires of the community and consist of general statements of future conditions 
regarding specific issues. Goals guide the establishment of policies and objectives within a 
community. Goals may be adjusted, modified, or removed depending on changes within a 
community. 
 
Policies and objectives are concerned with defining and implementing the broad goals of the Master 
Plan. Policies are specific statements, principles, or actions, which imply a clear commitment toward 
achieving identified goals. Objectives are statements of measurable activity, or benchmarks, to be 
reached in pursuit of identified goals. 
 
It is through citizen involvement that important Vassar Township issues were identified. Once 
identified, goals and objectives were established by the Vassar Township Planning Commission. The 
strategic planning process with the Planning Commission involved three tasks: issue identification, 
visioning, and tactical planning. 
 
The Planning Commission conducted two different forms of public engagement.  The first was a 
community survey which was made available online for two months.  The survey covered a broad 
range of topics to gather a snapshot of the Township residentõs opinions.  Some questions from the 
1995 Vassar Township Maser Plan survey were asked again to gauge how public opinion has shifted 
over the last 26 years.  The second form of public engagement was a visioning session. A visioning 
session invites the public to sit down in small groups and participate in various exercises designed to 
facilitate a deeper discussion of the problems and opportunities residents see in the Township as 
well as to brainstorm goals and strategies that will guide the Township over the next 20 years.    
 

VASSAR TOWNSHIP PUBLIC SURVEY 

COMMUNITY SURVEY 

The community survey was conducted through Survey Monkey.  Forty-eight (48) individuals 
completed and submitted the community survey.  The survey covered a variety of topics including: 
Residential preferences, commercial preferences, industrial preferences, recreational preferences, 
quality of life, Township priorities, and current Township conditions. 
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SURVEY RESPONSE CHARACTERISTICS 

All 48 respondents were residents of 

Vassar Township.  Fifty-two (52) percent 
have lived in the Township for more than 
26 years, none of the respondents have 
lived in the Township less than a year.  
The remaining respondents are fairly 
evenly divided between 1 to 5 years, 6 to 
10 years, 11 to 15 years, 16 to 20 years, 
and 21 to 25 years as seen in Figure 2.  
 
The age range of respondents was skewed 
towards middle-aged adults.  Thirty-five (35) percent were between 45 and 59 years of age 
representing the largest share of respondents.  The next largest share was adults between the ages of 
25 and 44, representing 29 percent of the respondents.  There were no respondents under the age of 
24.   The remaining 36 percent of respondents were over 60.  

 

QUALITY OF LIFE 

There were seven statements posed to respondents regarding the quality of life in Vassar Township.  
Respondents were asked to identify their feelings on a scale of strongly agree to strongly disagree.  
The first statement was, òI am concerned about how growth from the City of Vassar will affect the 
Township.ó Respondents were divided on their feelings about this statement with nearly the same 
number of people agreeing as disagreeing.  15 percent strongly agreed, and 23 percent agreed while 
15 percent strongly disagreed, and 25 percent disagreed.    The second statement was, òHomes on 
large lots are needed to preserve our open space, even if those lots are more expensive to purchase.ó  
This statement received more agreement than disagreement with 38 percent of respondents in 
agreement or strong agreement compared to 27 percent of respondents in disagreement or strong 
disagreement.  A large portion of respondents were neutral at 35 percent.  The third statement was, 
ònatural features, such as the trees, creeks, and wildlife of Vassar Township are important to me.ó  
Responses to this statement skewed heavily towards agreement with 35 percent agreeing and 54 
percent strongly agreeing while only 4 percent disagreeing.  The fourth statement was, òVassar 
Township is changing too quickly.ó  Respondents were more likely to disagree than agree with 13 
percent strongly disagreeing and 32 percent disagreeing compared to 9 percent agreeing and 13 
percent strongly agreeing.  34 percent of respondents were neutral representing the largest share of 
responses.  The fifth statement was, òthe areas near my home have changed a lot in the past few 
years.ó  Respondents were relatively evenly balanced with 42 percent disagreeing or strongly 
disagreeing and 44 percent agreeing or strongly agreeing.  The sixth statement was, òmore homes 
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and businesses will cause Vassar Township to lose its rural character.ó Responses to this statement 
skewed towards disagreement with the largest share of responses reporting disagreement at 38 
percent and a further 6 percent reporting strong disagreement.  28 percent agreed and 4 percent 
were in strong agreement.  The final statement was, òI am proud to say that I live in Vassar 
Township.ó Responses to this statement skewed towards agreement with 46 percent agreeing or 
strongly agreeing compared to only 23 percent disagreeing or strongly disagreeing.  
  
Figure 4: Attitudes Regarding Quality of Life in the Township 

 
 

TOWNSHIP PRIORITIES  

Respondents were provided with nine issues facing the Township and were asked to rate each issue 
on its importance over the next 10 years.  Responses were on a scale of very important to not 
important at all. The issues identified as most important were protecting groundwater quality, 
directing growth to suitable areas, and preserving open fields, forests, and special views.  This 
indicates residents value the rural character of the Township and donõt wish to see that character 
sacrificed to accommodate new growth.  The issues identified as least important were reducing the 
number of new homes being constructed, providing high density and affordable housing, and 
keeping the township the same as it is now.  This indicates that residents are not necessarily opposed 
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to new development or growth in the Township as long as that new development is compatible with 
the Townshipõs rural character. 
  
Figure 5: Priority Issues to Address Over the Next 10 Years 

 
 

CURRENT CONDITIONS AND CONCERNS 

There were ten statements posed to respondents regarding current conditions in the Township. 
Respondents were asked to identify how much of a problem they felt each condition represents.  
The most significant problem in the Township, according to respondents, is the number of 
marijuana grow facilities. 50 percent of respondents rated this as a significant problem and a further 
15 percent rated it as a major problem.  21 percent consider marijuana grow facilities to not be a 
problem at all.  The second most significant problem is traffic speed on Township roads.  23 percent 
of respondents rated this a significant problem, 8 percent rated it a major problem, and a further 29 
percent rated it as somewhat a problem.  21 percent did not consider traffic speeds to be a problem 
at all.  The third most significant problem identified is the loss of trees and open spaces. 17 percent 
consider it to be a significant problem, 15 percent consider it a major problem, and 27 percent 
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consider it somewhat a problem.  21 percent did not consider it a problem at all. The two least 
problematic conditions in the Township are: the current pace of growth with 40 percent of 
respondents describing it as not a problem and 21 percent rating it as only a minor problem, and the 
lack of commercial businesses in the township with 42 percent describing it as not a problem and 19 
percent rating it as only a minor problem.  
 
Figure 6: Concerns Regarding Conditions in Vassar Township 

 
 

TOWNSHIP GROWTH 

There were six statements posed to respondents regarding growth in the Township.  Respondents 
were asked to select the statement that best describes their feelings about growth.  Two statements 
describe a pro-growth opinion, two describe an anti-growth opinion, and two describe neutral or 
indifferent opinions. The most selected statement was, òI would like to see growth encouraged in 
the township, with some restrictions,ó at 44 percent.  Followed by, òI believe that growth should be 
allowed to take its course with as little township interference as possible,ó at 27 percent.  These were 
the two pro-growth statements and together they account for 71 percent of respondents.  In 
contrast, 23 percent of respondents identified with anti-growth statements. 4 percent selected, òthe 
Township should attempt to prevent as much new development as possible,ó as the statement that 
best described their feelings.  A further 19 percent selected, ògrowth should be tightly restricted 
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through the township.ó 4 percent of respondents are satisfied with the current level of growth, and 2 
percent feel growth is inevitable and cannot be controlled.  Overall, residents appear to skew in 
favor of growth. 
 
Figure 7: Attitudes Regarding Growth in Vassar Township 

 
  

RESIDENTIAL PREFERENCES 

Respondents were asked to identify if more housing in the Township was desirable to them.  A large 
portion of respondents had no preference, at 40 percent.  The remaining respondents skewed 
against adding more housing to the township, at 32 percent.  Only 28 percent consider more 
housing to be desirable. This represents a significant shift in public opinion when compared to 
survey responses in 1995.  61 percent of respondents viewed more housing as desirable in 1995, 33 
percent more than in 2021. 30 percent viewed more housing as undesirable in 1995, only 2 percent 
less than 2021. This suggests that most of the change since 1995 has been from those who once 
favored new housing becoming increasingly indifferent.  Opposition has been relatively stable over 
the last 25 years.  

 
Table 13: Is More Housing Desirable?  

2021 1995 
 

  Percent Number Percent Number Change 

Yes 28% 13 61% 212 -33% 

No 32% 15 30% 103 2% 

No 
Preference 

40% 19 9% 31 31% 

 
Next, respondents were asked which style of housing they would prefer if new housing had to be 
built in the Township.  Single-family homes were by far the most preferred type, at 73 percent of 
respondents.  Mobile homes were the least preferred, with none of the respondents selecting this 
type.  17 percent had no preference and 8 percent donõt know.  Only 8 percent of respondents 
preferred apartments. 
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Figure 8: Preferred Housing Types 

 
 

COMMERCIAL 
PREFERENCES 

Respondents were 
asked to identify if more 
shopping and services in 
the Township was 
desirable to them.  23 
percent of respondents 
had no preference.  The 
remaining respondents 
skewed in favor of adding more shopping and services to the township, at 47 percent.  Only 30 
percent consider more commercial activity to be undesirable. This represents a significant shift in 
public opinion when compared to survey responses in 1995.  75 percent of respondents viewed 
more shopping and services as desirable in 1995, 47 percent more than in 2021. 23 percent viewed it 
as undesirable, only 9 percent less than 2021. This suggests that most of the change since 1995 has 
been from those who are moving from òyesó to òno preferenceó.  
 
Next, respondents were asked to identify 
where they would prefer new shopping and 
services to be located.  The overwhelming 
majority, 75 percent, would like commercial 
land uses to be restricted to only main roads 
such as M-15 and Saginaw Road.  This is 
compared to 17 percent who prefer no 
restrictions on location.  

 

EMERGING INDUSTRIES 

Since the previous Master Plan was adopted 
in 2003, the economic landscape has changed 
and new industries have emerged that 
significantly affect Vassar Township.  
Renewable energy production is expanding in 
both the number of facilities and the scale of 
production.  It is becoming increasingly common for farmland to be sold and converted into solar 
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energy farms.  This type of land use has the potential to be disruptive to neighboring residences and 
can be controversial.  Similarly, marihuana facilities for both medical and recreational use are 
growing in number and risk becoming a nuisance to neighboring residents if not planned for 
carefully.  Respondents were polled for their attitudes regarding these new industries.  46 percent of 
respondents oppose allowing solar farms in Vassar Township compared to 40 percent who are in 
favor.  Respondents were less evenly split on the topic of marihuana grow facilities. 67 percent 
would like the Township to adopt more restrictive policies compared to 19 percent opposed.     

 
Table 15: Attitudes Toward Emerging Industries  

Yes No No Preference 

Should the township be open to 
commercial solar operations? 

40% 46% 15% 

Should the township adopt more 
restrictive policies regarding marijuana 
grow facilities? 

67% 19% 15% 

 

INDUSTRIAL PREFERENCES 

Respondents were asked to identify if more industrial development in the Township was desirable.  
25 percent of respondents had no preference.  The remaining respondents skewed against more 
industrial development, at 47 percent.  Only 29 percent consider more industrial activity to be 
desirable. This represents another significant shift in public opinion when compared to survey 
responses in 1995.  88 percent of respondents viewed more industry as desirable in 1995, 59 percent 
more than in 2021. 10 percent viewed it as undesirable, 36 percent less than 2021. This suggests that 
most of the change since 1995 has been from who are moving from support to opposition.   

 
Table 16: Is More Industrial Development Desirable?  

2021 1995 
 

  Percent Number Percent Number Change 

Yes 29% 14 88% 301 -59% 

No 46% 22 10% 33 36% 

No Preference 25% 12 3% 10 22% 

   
Next, respondents were asked what type of industrial development they would prefer.  Light 
manufacturing was the most preferred type, at 57 percent of respondents.  Only 2 percent preferred 
heavy manufacturing.  21 percent had no preference and 19 percent did not know.   
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Figure 10: Preferred Type of New Industrial Development 

 
 

RECREATIONAL PREFERENCES 

Respondents were asked to identify if more recreational amenities was desirable.  21 percent of 
respondents had no preference.  The remaining respondents skewed in favor of more recreational 
amenities, at 50 percent.  Only 29 percent considered more amenities to be undesirable. This 
represents a modest shift in public opinion when compared to survey responses in 1995. 82 percent 
of respondents viewed more recreational amenities as desirable in 1995, 32 percent more than in 
2021. 15 percent viewed it as undesirable, 15 percent less than 2021. The addition of Vassar 
Township Community Park in 2015 may have affected the communities views on this topic.  Many 
of those in 1995 who felt the Township should have more recreation amenities may view the 
addition of Vassar Township Community Park as more than sufficient for the needs of the 
Township and so no longer view adding recreational amenities as desirable.   
 
Table 17: Are More Recreational Amenities Desirable? 

 
2021 1995 

 

  Percent Number Percent Number Change 

Yes 50% 24 82% 284 -32% 

No 29% 14 14% 47 15% 

No 
Preference 

21% 10 5% 17 16% 

 
Views on how recreation should be provided have changed very little between 1995 and 2021. 
Residents have skewed heavily in favor of public parks over private parks in both 1995 and 2021, 
with support for public parks only declining 6 percent (from 83 percent to 77 percent) and support 
for private parks increasing 6 percent (from 17 percent to 23 percent).  Similarly, residents remain 
nearly as divided on the question of if the Township should acquire more property for recreation.  
43 percent were in favor and 48 percent were opposed in 1995 compared to 38 percent in favor and 
46 percent opposed in 2021.  The share of respondents who had no preference increased from 9 
percent in 1995 to 17 percent in 2021.   
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Next, those who responded in favor of adding recreational amenities were asked what they would like to see 
added to the Township Park in the near future. Twenty-three respondents replied with the following 
comments: 

¶ New Township hall 

¶ Mosquito control 

¶ More fun equipment like a zip line 

¶ More parking so u can rent it out 

¶ Dog park area 

¶ Any thing  

¶ I do not feel comfortable using the Township Park with the way the Township has made decisions over the last few 
years. 

¶ I like it the way it is now! 

¶ Really?  Keep wasting taxpayersõ dollars.  How about you keep a tally of how many kids you actually see at the park 
playing, and not the same kids either.  In fact, how many kids do you see outside playing anymore, period.  Did 
anyone survey the area and see how many sex offenders reside within, oh let's just say 4 miles of the park?  

¶ Nothing, it should have never been put in in the first place.  

¶ More activities for children and families. 

¶ Water well/pump 

¶ New Township Hall 

¶ Basketball or tennis courts 

¶ More play equipment  

¶ Butterfly garden 

¶ Nothing  

¶ More walking and biking trails. 

¶ I love our park and we use it often, maybe more playground equipment 

¶ Sand Volleyball court 

¶ Splash pad, more baby and toddlers, and handicap equipment, free food box, Public showers and restroom, and dog 
park with dog wash. Basketball court and volleyball court and horseshoes.  

¶ Skate/Bike Park, Dog Park, Biking trails 

¶ More handicap accessible activities for physically challenged individuals. Water fountains, sitting benches along the trail 
for seniors to rest while walking the trails 

 

ADDITIONAL COMMENTS 
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At the end of the survey, respondents were asked to provide any additional comments they had.  
Eight respondents replied with the following comments: 

¶ Clean the ditches along the roads and spray the edges with weed killer. Also clear trees from intersections and railroad 
crossings.  Get gates and lights at railroad crossings. 

¶ Smart growth should be encouraged 

¶ We have too many grow areas 

¶ All dog owners register and  licensed all dogs and are on a leash while outdoors  

¶ I believe development and growth is great for township all adds up to more $$ 

¶ The quality of service from the Township has been poor the last few years, favoring special interests like marijuana 
developers, putting poorly educated and biased people in positions of authority, and rewarding people for bad behavior.  
The Township has a Treasurer who doesn't want to collect taxes, A Clerk that has committed dozens of violations of 
election law and procedures the last year, and a Supervisor who has allowed the Township to become a joke.  The sign 
in front of the Township Hall stating "Closed to the public" is indicative of how the Township officials view the 
general public.  Instead of respecting the concerns of the many people who don't want marijuana in their backyard, and 
thinking thoughtfully how to balance the concerns of those who don't want it with those who do, the Township has 
allowed spot zoning throughout the Township, and allowed permits without limit, disrespecting the many residents they 
serve. 

¶ Spend money on cleaning the ditches and paving the roads! 

¶ Vassar Township's motto should be "Home of gravel pits and pot."  

¶ All the marijuana grow sites or related areas need to be taken out of the township.   Actually follow through on 
helpful projects such as the internet access that was being looked into.   And donõt change or add things as an all or 
nothing option- such as the recycle bins. I donõt want to pay more for something I didnõt want in the first place.  

¶ Cap the amount of marijuana facilities allowed 

¶ Blight on Cain road near township office. 

¶ The number of marijuana facilities in this township is totally ridiculous!  The amount of blight in this township is 
embarrassing.  I'm ashamed as I see our of area people driving through our township to enjoy a weekend of camping 
and they are exposed to miles of trash filled yards.  Not putting our best foot forward! 

¶ Spend less money on the park.  A new township Hall would be a better use of money.  Too many grow permits 

¶ We're known as the Marijuana Capital of Michigan now, other communities are laughing at us. It's already bringing 
in more rif raf to our once quiet peaceful community. I do not feel as safe as I once did. 

¶ Far more restrictions need to be placed on Marijuana facilities and home grows. It is extremely unfair to residents who 
don't use it to not even be able to enjoy their yard because of the stench of Marijuana.  The haphazard pens are an 
eyesore as well. 

¶ Need to clean the ditches from trees and so the water runs freely, so no standing water for mosquitoes. Way too many 
Marijuana pens, they stink!!!! 

¶ Our street needs some attention. 

¶ Crack down on structures not permitted or which have no permit to occupy. I have had a trailer park and portable 
building park in the woods next to my house for the last three years with no action by the township. Yet , Iõm required 
to get zoning and building permits for everything. I feel Iõm the stupid one because everyone else know they can get away 
with it in Vassar Township. So, please apply the restrictions you already have on the books consistently. 

¶ I think the marijuana allowed is out of control and not good for our community.  Do you see these places going up in 
the Frankenmuth area?  No because they don't want to attract that to their community 

¶ The Master Plan should include that only residents work at the office. 



39 

¶ More growth will increase tax revenue and potentially lessen the tax burden on existing property owners and provide 
for much needed road improvements. Reducing the min residential property size to 2-5 acres instead of 10 would be 
great. 

¶ Restaurants, indoor sport facility. 
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Visioning Workshop Results and Analysis 

A visioning session is a meeting where all members of the public are invited to come and share their 
ideas for the future of the Township, identify the qualities and aspects they like and also those they 
donõt like.  The Vassar Township visioning session took place on July 22, 2021 from 6:30 to 8:30 at 
the Vassar Township Community Park. 8 participants were divided into 2 groups.   These groups 
took part in a SWOT analysis of the Township and then developed goals and objectives.  A SWOT 
analysis stands for Strengths, Weaknesses, Opportunities, and Threats.   
 
A key element in the creation of a Master Plan 
is identification of goals for the community 
regarding future development.  The Planning 
Commission conducted a visioning session, 
where Township residents formed interactive 
groups and established "visions" and "actions" 
for the future development of Vassar 
Township.  From these "visions" and "actions" 
the Master Plan is formulated to provide 
guidance and direction toward the achievement 
of residentsõ vision. 
 
 

SWOT ANALYSIS RESULTS 

 
 
These four parts of the SWOT Analysis were explained to the groups and participants used maps of 
the Township to identify features that fall into any of the four SWOT categories.  Below are the 
results of the two groups listing of the Townshipõs strengths, weaknesses, opportunities, and threats.  

Strengths 
¶ Park and Campgrounds 

¶ Golf Course and Restaurant 

¶ Canoe Launch 

¶ Rural Character 

¶ Hunting 

¶ Willow Springs 

¶ State lands 

¶ Road Upkeep 

¶ Locally Owned Businesses 
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Weaknesses 
¶ Commercial Marihuana 

¶ Resident Participation 

¶ Lack of senior citizen facilities 

¶ Lack of access to high speed internet/cable 

¶ Cost vs use of the library 

¶ Declining school system 

¶ Community Engagement 

Opportunities 
¶ Commercial Marihuana 

¶ Commercial Corridors 

¶ Sheridan Road 

¶ Waterman and Caine Road Businesses 

¶ More dining/Shopping options 

¶ More community engagement 

¶ High speed internet/cable 

¶ Conservation efforts 

¶ Senior living options 

¶ More jobs (general) 

¶ Wedding barns 

Threats 
¶ Commercial Marihuana 

¶ Intersection of Roads 

¶ Annexation by the City 

¶ Lack of diverse/affordable housing 

¶ Blight 

 

GOALS AND OBJECTIVES RESULTS 

Following the SWOT Analysis, both 
groups brainstormed goals and objectives 
for the community.  Goals are statements 
about the future of the community.  Goals 
help to articulate a vision or a set of 
characteristics of the future of the 
community in an abstract way or based on 
values and principals within the 
community.  Objectives are exact steps 
that can be taken to achieve the goals.   
 
Objectives are generally measurable, 
quantifiable, realistic, and help to give 
direction to the Township.  
Each group developed different goals and 

objectives for the Township, then individuals voted on what they thought were the best ideas.  
Everyone was given three stickers and instructed to place a sticker next to their three favorite goals 
or objectives of the night.  The top four most voted on ideas, each receiving three votes, were:  

1. Provide more access to high-speed internet/cable 
2. Increase employment opportunities 
3. Provide more senior citizen facilities 
4. Petition the Road Commission for safer intersections.   
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CHAPTER THREE 
GROWTH AND LAND USE 

This chapter begins with an analysis of Vassar Townshipõs natural environment. It then considers 
Vassar Townshipõs existing land use characteristics. 
 

NATURAL FEATURES AND ENVIRONMENT 

GEOLOGY AND TOPOGRAPHY 
The entire area of Vassar Township rests upon bedrock of the Saginaw Formation, created during 
the Paleozoic period of geological history. Approximate depths to the bedrock are generally less 
than 100 feet throughout the Township except along the Townshipõs eastern periphery and in its 
southeast corner, where depths increase to between 100 and 150 feet. 
 
The vast majority of the Township is quite flat and reflects surface grades of less than 3%. Those 
areas which reflect grades of greater steepness are comparatively small in individual size and often 
associated with the Townshipõs water channels and extraction operations. The Townshipõs 
topography does not represent a serious constraint to land development provided adequate 
measures are taken to assure drainage. 
 
Elevations in the Township generally drop as one moves in a northerly or westwardly direction from 
the Townshipõs southeast corner. The Townshipõs highest elevation is approximately 780 feet above 
sea level and is located atop a small hill on Washburn Road one third of a mile south of Brown Road 
in the far southwest corner of the Township. In contrast, the lowest elevations in the Township are 
along the Cass River where its surface elevation at Waterman Road along the Townshipõs northern 
perimeter is the lowest point in the Township at approximately 610 feet above sea level. 
 

SOIL ASSOCIATIONS OF VASSAR TOWNSHIP 
Soil information such as found in soil surveys contain information that can be utilized for land use 
planning decisions. The soil composition of Vassar Township contains predictions of soil behavior 
for selected land uses. 
 
For example, soil surveys highlight limitations and hazards inherent in the soil, improvements 
needed to overcome the limitations, and the impact of selected land uses on the environment. This 
allows Vassar Township officials to plan land uses, identify sites best suited for construction, and 
identify special practices needed to ensure proper performance. 
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According to the Tuscola County Soil Association map above, Vassar Township is comprised of the 
following soil associations. 
 

Tappan-Londo-Avoca Association 

Soils within this group compose 25% of Tuscola County and a small portion of Vassar 
Townshipõs land area. The Tappan series accounts for 50% of the group. It is poorly drained 
and can usually be found on low, broad flats and in drainage ways. The Londo soils are 
somewhat poorly drained. Somewhat poorly drained soils are defined as water being 
removed from the soil slowly enough so that the soil is wet for significant periods during the 
growing season. Like poorly drained soils, attributing factors include a shallow water table, 
extended periods of continuous rainfall, seepage, or a combination of all. Distinguished by 
its dark, grayish-brown loam surface layer, Londo soils tend to be about ten inches thick. 
 
Avoca soils are somewhat poorly drained containing dark brown loamy fine sand about 11 
inches thick. The Londo and Avoca groups can be found on flats and on low ridges or 
knolls. Most areas under this class are well suited for cultivated crops; however, the wetness, 

Vassar Township 
 
Vassar Township 

Source: 1: Tuscola County General Development Plan, 2013 
 
Map 4: Hydric Soils MapSource: 2: Tuscola County General 

Development Plan, 2013 

Map 2: Soil Association Map 
 

Map 3: Soil Association Map 
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compaction, and wind erosion are major agricultural limitations. The soils described are 
poorly suited for sanitary facilities and building site developments. 
 

Wixom-Wolcott-Pipestone Association 

This association makes up eight percent of Tuscola County and a very small portion of 
Vassar Township. The class is composed of 30% Wixom, 25% Wolcott, and 15% Pipestone 
Series. The Wixom and Pipestone are typically found on broad flats and on low ridges. 
Wixom soils are found on nearly level and gently undulating slopes and are somewhat poorly 
drained. The soils of the Wolcott soil group are normally found in low, broad areas, 
depressions, and drainage ways. They are very poorly drained. Very poorly drained soils are 
defined by free water remaining at or on the surface during most of the growing season. 
Pipestone soils are nearly level and gently undulating and are somewhat poorly drained. 
 
The other 30% of the soils are well combined with the somewhat poorly drained Capac and 
the poorly drained Belleville soils. Cultivated cropland tends to be the primary use of this 
class with wetness being the key challenge to overcome. The major soils are poorly suited to 
sanitary facilities due to poor filtration, slow percolation, and ponding. Building development 
is precluded due to wetness. 
 

Guelph-Londo-Tappan Association 

Covering 12% of Tuscola County and a very small portion of Vassar Township, this class is 
composed chiefly of Guelph series soils (60%). This series is nearly level to rolling and are 
moderately well drained or well drained. Soils with well-drained qualities allow water to be 
absorbed readily during most periods. Moderately well drained soils tend to absorb water 
slowly during some periods, yet are only wet for short periods during the growing season. 
Measures should be considered to overcome potential water erosion and slopes. However, 
building limitations are moderate for basements and moderate for septic absorption fields 
(greater for sloping areas). Londo soils (20% of group) are nearly level and somewhat poorly 
drained as earlier described. 
 
Tappan soils (10% of group) are nearly level and poorly drained as mentioned before. The 
wetness of the Londo and Tappan is the primary concern for farming. Both are poorly 
suited for sanitary facilities and building site development due to poor drainage. Guelph soils 
are rated fair to poor for these uses with permeability and slope being a concern during site-
specific analysis. 
 

Pipestone-Granby-Chelsea Association 

These series compose about 16% of the County and the majority of Vassar Township. 
Pipestone soils (40%) tend to be somewhat poorly drained, as mentioned earlier. Granby 
soils (20%) are found on nearly level slopes and are typically poorly drained. This type can be 
visually identified by its black, loamy fine sand about 11 inches thick. The Chelsea (16%) 
series is found on nearly level to gently rolling slopes and is generally well drained. Its surface 
layer tends to be composed of dark, gray-brown fine sand about five inches thick. 

 
The other series or minor extent (24%) are somewhat poorly drained Wixom and very poorly 
drained Wolcott soils. Most areas of this association are used for cultivated crops, pasture, or 
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woodland. While the wetness of the Granby and Pipestone soils is the main farming limitation, the 
whole class is fairly suited for cultivation. Wind erosion, organic matter content, and seasonal 
drought are added management concerns. While the Chelsea soils are well suited for building 
development, the other soil series are poorly suited. 
 
Sanitary facilities are limited with the poor filtering and wet characteristics of all the major soil 
groups involved. 
 

DRAINAGE AND WATER COURSES 
Nearly the entire area of Vassar Township drains into the Cass River which traverses the Township 
in its northwest corner. Drainage by the Cass River is assisted through several key drains and creeks. 
Goodings Creek collects the majority of the runoff in the Townshipõs southern half and flows into 
the Cass River in neighboring Tuscola Township to the west. Goodings Creek is also fed by the 
Shurtz, Maples, and Donigan Drains in the southern half of the Township. The majority of the 
Townshipõs northeast quarter drains to the Cass River by way of the Vassar Fremont and H-M 
Drains. Portions of the far northeast corner of the Township drain to the Cass River via the Moore 
Drain. 
 
Aside from the Cass River, there are no major water bodies in the Township. There are a number of 
small ponds in the Township, and two comparatively large man-made lakes. 
 

SOIL MOISTURE CHARACTERISTICS  
A significant portion of Vassar Township is classified as hydric soils. These soils are saturated, 
flooded, or pond during part of the growing season and are poorly drained. Hydric soils generally 
have poor potential for building site development and sanitary facilities. Wetness and frequent 
ponding are severe problems that can be difficult and costly to overcome. Sites with high water 
tables may be classified as wetlands and a wetlands permit would be required to develop these areas. 
Map 2 exhibits the soils classified as hydric by the Natural Resources Conservation Service. 
 
Non-hydric soils are defined as being well drained or moderately well drained. These types tend to 
show wetness or flooding only after significant periods of rainfall or during the seasonal spring thaw. 
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Map 5: Hydric Soils Map 
 

Map 6: Water Resources MapMap 7: 
Hydric Soils Map 
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Map 8: Water Resources Map 
 

Map 9: Water Resources Map 
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CLIMATE 
Unlike many of the communities within the Thumb area of Michigan, Vassar Township is far 
enough from the Great Lakes that their influence upon the Township is mild. The Townshipõs 
climate reflects wider temperature ranges than experienced in areas of closer proximity to the Great 
Lakes. The closest location to Vassar Township where regular weather readings are recorded by the 
National Oceanic and Atmospheric Administration is the City of Caro, approximately 8 miles 
northeast of the Township. Based upon the Administrationõs data assimilated by the Michigan 
Department of Agriculture, Climatology Division, the following provides an overview of the 
climatic conditions of Vassar Township and surrounding areas: 
 

 Temperatures 
Average Winter Temperature: 26.7º F 

Average Daily Min. Winter Temperature: 18.5º F 

Lowest Recorded Temperature: -30º F (February 9, 1934) Average Summer Temperature: 

66.7º F 

Average Daily Max. Summer Temperature: 79.5º F Highest Recorded Temperature: 108º F 

(July 13, 1936)  
 

 Precipitation 
Total Annual Rain: 31.88in. 
Wettest Month: June (average of 3.09in.) Driest Month: February (average of 1.23in.) 
Average Seasonal Snowfall: 34.3in. 
Heaviest Snow Month: January (average of 10.4in.) 
 

VEGETATION 
Approximately 38% of the land area in Vassar Township is classified by the Department of Natural 
Resources as wetlands. The vast majority of these wetland areas consist of lowland hardwoods. 
These wetland areas serve vital roles in the Township including flood control, runoff purification, 
ground water recharge, and wildlife habitats. Of particular significance is the fact that expansive 
areas of the Townshipõs wetlands are interconnected with one another. For instance, the wetland 
areas in the Townshipõs southwest corner are directly linked to wetland areas in the Township more 
than five miles away. This is significant due to both the extensive wildlife habitat network that such a 
wetland system provides and the fact that, as wetlands are environmentally sensitive resources, 
degradation or pollution of a wetland area can have a destructive impact upon wetlands resources 
further distances away. 
 
The second most common vegetative cover in the Township is agricultural cropland, consisting 
principally of corn and potatoes, and accounts for nearly 28% of the Township area. 



50 

  

Map 11: Woodland Map 
 

Map 12: Agriculture Soil 
MapMap 13: Woodland 

Map 
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EXISTING LAND USE ANALYSIS 

This section examines the land use characteristics and trends affecting the amount of land 
needed to accommodate future development of Vassar Township. Map 17: Existing Land Use 

Map 
 
Map 18 summarizes the current land use in Vassar Township. 
 

Map 14: Agriculture Soil Map 
 

Map 15: Existing Land Use 
MapMap 16: Agriculture Soil 

Map 
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Map 17: Existing Land Use Map 
 

Map 18: Existing Land Use Map 
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SURVEY METHODOLOGY  
ROWE Professional Services Company created a map using Esri ArcGIS, a geographic information 
systems software, which allows for both a visual display of land use information and a means to 

calculate how much area each classification takes up.  The Tuscola County GIS Department 
provided the parcel and road data for this process, while the land use for each parcel was 

determined using a combination of assessing data and site visits.  The map (Map 17: Existing 
Land Use Map 

 
Map 18) was further updated and checked for accuracy by the Township Planning Commission.  
The base map includes the Village boundary line, streets with names, water bodies, railroads, and 
property lines.  Land use acreages were then derived directly from the digital information (Table 18). 
 

LAND USE ANALYSIS 
Table 18: Existing Land use Acreage, 2021 

Land Use 
Classification 

Acres Percent of 
Township 

Public/Quasi-Public 628.53 2.62% 

Woodland 321.28 1.34% 

Agriculture 4,105.55 17.12% 

Commercial 1,176.73 4.91% 

Industrial 270.03 1.13% 

Residential 16,696.65 69.63% 

Vacant 779.91 3.25% 

Total 23,978.68 100.00% 

 
Vassar Townshipõs overall land use pattern reflects a comparatively low level of development and 
substantial areas of open spaces.  Though the level of development is comparatively low, it is 
extremely visible since the vast majority of development in the Township is of a strip development 
pattern ð land uses are stripped along the frontage of the roadway corridors.  Accordingly, the 
existing character of the Township appears to be of a more urban character to the motorist than the 
substantial amounts of open spaces would otherwise lead someone to believe. 
 
Despite the large amount of open space that categorizes the Township, most of the open space 
exists on parcels that also have a single-family home.  For this reason, the majority of open space is 
classified as residential in this analysis.  Other classifications that open space may fall into include 
vacant and woodland.  Approximately 69.63 percent of Vassar Township is characterized by 
residential which is primarily composed of single-family homes.  While the balance of the Township 
is characterized by predominantly residential development, there are substantial areas along M-15 
and Saginaw Road characterized by commercial and light industrial/restricted commercial uses.  A 
review of some of the more significant aspects of land use with Vassar Township is as follows: 
 

Agriculture: Agriculture comprises 17.12 percent of the Township.  The majority of 
agricultural lands within the Township are used as cropland, the most commonly harvested 
crops being corn and potatoes.  The agricultural lands in the Township are not particularly 
consolidated but are located throughout most areas of the Township with more clustered in 
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the south and west sides of the Township and relatively little in the northeast quadrant.  
Those areas of the Township reflecting a stronger agricultural character are located along the 
Townshipõs northwest fringe and areas south of the City of Vassar along M-15 and the Great 
Lakes Central Railroad. 
 
Residential/Housing: Residential comprises 69.63 percent of the Township.  Residential 
development in Vassar Township is almost entirely composed of single-family dwellings.  
The majority of these dwellings are stripped along the county road network frontage 
comprising of lots ranging from 1 to 10 acres in size.  As rural Townships have grown over 
the years and permitted this form of strip residential development to expand, the resulting 
impact has often been the loss of rural character, premature consumption of farmland, 
increased congestion and traffic hazards along the County roadway network, increased travel 
times, increased public services costs, and decreased quality of public services. 
 
The only residential areas in the Township not characterized by development of a strip 
development pattern are those few areas where platted subdivisions or mobile home parks 
exist.  There are several platted subdivisions in the Township south and to the east of the 
City of Vassar.  A licensed mobile home park of approximately 150 units is located on Hasco 
Road at M-15 and another licensed park of approximately seven units is located on Freewald 
Road near M-15. 
 
Commercial/Industrial : Commercial comprises 4.91 percent of the Township and 
industrial comprises 1.13 percent.  Commercial and industrial development within the 
Township is generally limited to the M-15 and Saginaw Road corridors.  The greatest density 
of commercial uses is located along M-15 just south of the City of Vassarõs limits where 
numerous small and varied commercial uses are situated.  There are a number of other 
commercial uses scattered along M-15 in the southern third of the Township.  
 
Commercial facilities along Saginaw Road are situated in the central and eastern areas of the 
Township.  Industrial uses are generally limited to several small manufacturing facilities on 
Saginaw Road in the center of the Township, and a few mineral extraction operations.  
Nearly all of the commercial and industrial uses along M-15 and Saginaw Road are a ¼ mile 
to a mile or more apart from one another. 
 
Public Lands: Public and Quasi-Public uses comprise 2.62 percent of the Township.  There 
are several land areas in the Township under public ownership.  The largest of these is the 
Vassar State Game Area.  The Vassar State Area is administered by the Michigan 
Department of Natural Resources for the purpose of managing wildlife resources and 
providing public hunting recreation opportunities.  The Game Area extends south into 
Vassar Township, the majority of which is situated just north of the Cass River between 
Caine and Van Wagner Roads. 
 
The City of Vassar owns approximately 40 acres along Saginaw Road, 1/2-mile east of the 
City limits.  This parcel was previously used as a public landfill but is no longer certified nor 
operational.  Aside from the parcel on which the Townshipõs town hall rests upon, Vassar 
Township owns two other parcels in the Township.  Its larger holding consists of a 40-acre 
site on Washburn Road which was previously used as a transfer station and now lies vacant 
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except for gravel extraction by the Tuscola County Road Commission.  The second parcel is 
the 26-acre Vassar Township Community Park. 
 

LOT SPLITS 
In 1956, Vassar Township was composed of parcels of land rarely less than 40 acres in size and, 
more often than not, parcel sizes typically approximated 80 acres or more in size.  During the 1970s 
and 1980s, as the Township grew, far more individual lot splits (unplatted lots) were created than the 
number during the previous 50 years.  The early 1970s saw many of the larger farmland parcels of 80 
acres or more in size split into smaller 40 and 20 acre parcels.  Also, 1- to 10-acre lots were split to 
begin lining many of the Townshipõs roadway corridors.  By the late 1980s, the agricultural lot split 
pattern evident in the Township during the first half of the 1900s had largely disappeared in most 
areas of the Township.  An example of this phenomenon is illustrated by the lot split evolution 
which has occurred in the south half of Section 28 of the Township.  In 1956, the south half of 
Section 28 was comprised of 7 separate parcels ranging in size from 20 to 120 acres.  Today, this 
same area is comprised of more than 20 parcels ranging from 1 to 40 acres in size. 
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CHAPTER FOUR 
PARKS AND RECREATION 

This chapter examines Vassar Townshipõs existing park and recreation system. It covers the 
Township owned and operated park and other park and recreational opportunities in Vassar 
Township and considers issues such as the current level of service and service coverage to identify 
park and recreation facility needs. 
 
Parks and recreation is the responsibility of the Township Board but under Public Act 157 of 1905 
the Vassar Township Board of Trustees established the Vassar Township Parks and Recreation 
Committee.  The committee is responsible for recommending policies and projects pertaining to 
parks and recreation to the Vassar Township Planning Commission, who in turn report to the 
Township Board. Vassar Township values partnership opportunities and each year contributes funds 
to help support the park and recreation facilities in the City of Vassar.  
 
The Township of Vassar recognizes the contribution parks and recreation add to the quality of life 
and the physical health of its citizens as well as the economic health of the Township. This 
recognition has been manifested in the effort of creating, improving, and developing local parks and 
recreational offerings, public trails, preservation of natural areas, and the opening of Vassar 
Township owned lands to enhance public park and recreational opportunities. 
 
The vision of the Township of Vassar is to create recreational opportunities and communication 
enhancement for growth and enrichment by developing areas or natural resources that promote 
citizen involvement and a strong sense of community while striving to increase the social, cultural, 
and physical well-being of residents. By following this vision, Vassar Township Community Park 
was created in 2015. 
 
The intention of the Township of Vassar is to continue to develop the park as a community park, 
which serves the community-based park and recreational needs as well as preserving green open 
spaces in Vassar Township. Since the park was established in 2015, several amenities have been 
added including: A pavilion, playground equipment, picnic tables, signage, a nature trail, park 
benches, public restrooms, and a little free library. 
 
In addition to developing the 23-acre Vassar Township Community Park. This land has the potential 
of being developed into a special use park in the future as there are two small lakes on the property. 
 
Another potential future addition to the recreational inventory of the Township of Vassar would be 
a rail trail that connects to the Southern Links Trailway in the southern portion of the Township and 
runs northwesterly to connect with the trailway in the City of Vassar. As part of the Parks and 
Recreation Master Plan update in 2022, the township conducted recreational provider interviews in 
addition to holding a public hearing to get input from the community. Refer to the Appendix A for 
a list of the goals and objectives and action items in the plan  
 
Outside of the Township, residents have access to the following public park and recreational 
opportunities:  
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The City of Vassar 
¶ Harper Park 

¶ White Birch Park 

¶ T. North Pavilion 

¶ Vassar Riverside RV Park 

¶ Vassar Memorial Park 

¶ Veterans Park 

¶ Gazebo Park 

¶ Vassar Rail Trail 

¶ McKinley Park 
 

Arbela Township, Millington Township, and the Village of Millington 
¶ Arthur Latham Park 

 

Tuscola Township 
¶ Tuscola Township Park 

 

State of Michigan 
¶ MDOT Roadside Park, along M-15 

¶ Vassar State Game Area 

¶ Murphy Lake State Game Area 

¶ Tuscola State Game Area 
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CHAPTER FIVE 
TRANSPORTATION 

This chapter examines Vassar Townshipõs existing transportation system. It examines important 
aspects of the transportation system that will assist in developing specific projects and policies. It 
discusses the structure of the Townshipõs roadway system and the role that its individual parts play. 
 

TRANSPORTATION NETWORK 

Overall Roadway Network & Classification 
Vassar Township's roadway network is comprised of a traditional grid-like layout characteristic of 
many rural communities where there are no major natural features or public holdings to disturb the 
evolution of this pattern. Except for the few roads associated with platted subdivisions, nearly all of 
the roads in the Township follow Section lines. The two principal exceptions to this pattern are the 
backbones of the Township's transportation network -- state route M-15 and Saginaw Road.  
 
M-15 cuts through the Township in a generally north-south orientation and links the Vassar 
Township community to I-75 and Bay City to the north and I-69 and the Flint and Detroit urban 
areas to the south. M-15 is the only state trunk-line in the Township. Other important north-south 
thoroughfares include Vassar, Caine, and Sheridan Roads. 
 
Saginaw Road is the second most traveled road in the Township, crossing the entire Township in an 
east-west orientation and connecting the communities of Mayville to the east and the City of Vassar 
to the west. Other important east-west thoroughfares include Brown Road, Swaffer Road, and 
Ormes Road. 
 
The Michigan Department of Transportation (MDOT) classifies roads in Townships as principal 
arteries, minor arteries, collector roads, or local roads. These classifications, and their application to 
the roads of Vassar Township, can generally be described as follows: 
 

Principal arteries  
Accommodate major traffic movements for trips typically over long local or regional 
distances. There are no roads in the Township currently classified as principal arteries. 

 

Minor arteries  
Interconnect with and provide access to principal arteries, accommodating more modest trip 
lengths and placing a higher emphasis upon access to land uses than do principal arteries. 
Within Vassar Township, this classification applies only to M-15. 

 

Collector roads 
Emphasize access to abutting land areas and the collection of traffic for distribution to the 
larger arterial systems. Within the Township, this classification applies to Sheridan, Saginaw, 
Vassar, and Ormes Roads. 
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Local roads  
Emphasize access to abutting properties and the collection of traffic for distribution to 
collector and arterial corridors. This classification applies to the balance, and vast majority, 
of the roads in the Township. 
 

Roads designated as "collector roads" and "local roads" are not eligible for federal funding. In 
compliance with the requirements of Michigan Act 51 of 1951, the Tuscola County Road 
Commission classifies all roads under its jurisdiction as either primary roads or local roads. 
Generally, the federal designations of collector roads in the Township includes those corridors 
similarly classified by the Road Commission as primary roads, while those roads federally 
designated as local roads similarly fall within the Road Commission's local roads classification. 
 

ROADWAY ADMINISTRATION AND CONDITION  

The Tuscola County Road Commission is responsible for maintaining and, where necessary, 
improving all county primary and county local roads. 
 
Complete funding for improvements to county primary roads is provided by the Road Commission 
whereas the Township must fund a portion of the costs associated with improving county local 
roads. The portion of the funding which the Township has been responsible for has historically 
varied considerably from project to project. 
 
The majority of the roads in the Township are paved. This is particularly true in the southern two 
thirds of the Township where approximately 75% of the road miles are paved. However, paved 
roads are less predominant in the northern third of the Township, accounting for approximately 
50% of the road miles. The Tuscola Road Commissionõs 2020 plan calls for repair work along 
Sheridan Road and Washburn Road, both of which are paved.  
 

NON-ROADWAY CIRCULATION 

Two railroad lines traverse Vassar Township. The Huron & Eastern Railroad lies to the east of 
M-15. The Genesee & Wyoming Railroad operates a line just north of Saginaw Road. There are no 
public transportation services in the Township. The nearest general aviation airport is west of Caro 
on M-81 and the nearest passenger airports are the Tri-City Airport near Freeland, northwest of 
Saginaw, and the Flint Bishop Airport in Flint.  
 

MDOTõs Bay Region Non-Motorized Plan proposes an expansion to the bicycle paths offered in 
Vassar Township. The plan calls for new bicycle facilities along M-15 between the Village of 
Millington and the Village of Vassar. Currently, the Township accommodates nonmotorized 
transportation along Saginaw Road between the Village of Vassar and Mayville. The low population 
density of Vassar Township renders most non-motorized accommodations difficult to justify with 
the exception of connections between nearby villages.    
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Map 19: Proposed & Existing Bicycle Transportation Map 

 
 
 

Transportation options are expected to change significantly over the 20-year span of this plan, with 
dependance on individual passenger vehicles powered by gas and diesel fuel becoming less the 
overwhelming transportation mode it is today. The Planning Commission wishes to keep options 
and considerations open for these new developments. 
 
Data transmission is a form of transportation. The Planning Commission will consider access to 
high-speed internet and modern communication as a fundamental requirement. A map of data trunk 
lines is a basic requirement. 

Source: East Michigan Council of Governments, 2018 

 

Map 20: Vassar Township Transportation MapSource: East 

Michigan Council of Governments, 2018 
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Map 21: Vassar Township Transportation Map 
 

Map 22: Vassar Township Transportation Map 
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Map 23:  Primary vs. Local Roads 

 

 



65 

  



66 

CHAPTER SIX 
PUBLIC FACILITIES 

This chapter examines Vassar Townshipõs public facilities and services. 
 

COMMUNITY FACILITIES AND SERVICES 

The availability of public services, facilities, and infrastructure is limited within the Township and as 
such, the Township relies upon its neighboring communities and other agencies for many of its 
community services. The Township is part of the Vassar, Millington, and Mayville School Districts 
and the Tuscola Intermediate School District in Caro. There are no operating schools in Vassar 
Township, although Juniata Christian School is directly across Washburn Road from the Township. 
 
Vassar Area Ambulance Services, Inc. provides ambulatory services for the Township and has 
headquarters on Saginaw Road in the Township just east of the City limits. Denmark Township, 
Fairgrove Township, Gilford Township, Juniata Township, Tuscola Township, Millington 
Township, and Vassar Township jointly own and operate this service. Though there are medical 
offices in both the City and Township of Vassar, the nearest hospitals are located in Bay City, Caro, 
Flint, and Saginaw. 
 
There are several church and fraternal organizations including the Holiness Missionary Church, 
Vassar Church of the Nazarene, Juniata Baptist Church, Vassar Victory Center, Vassar Fraternal 
Order of Eagles, and the Wesleyan Church Camp of Eastern Michigan. 
 
There are no library facilities in Vassar Township, the Township has arranged to provide library 
services through the Bullard-Sanford Memorial library in Vassar, and through the Millington 
Township Library for those residents in the Millington Community School District. 
 
There is no public sewer or water in the Township, the closest public sewer and water being situated 
in the City of Vassar. 
 
The Vassar Township Hall was constructed in 1949 and is located at the southwest corner of 
Saginaw and Caine Roads. The Hall is approximately 36õ by 26õ and includes two offices, two gender 
specific bathrooms, and a meeting room. For future development, the Township of Vassar has set 
aside 3 acres of land adjacent to Vassar Township Community Park for the potential construction 
and development of a new Township Hall. 
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CHAPTER SEVEN 

DEVELOPMENT PRINCIPLES AND FUTURE LAND USE 

This chapter identifies areas for future growth in Vassar Township, taking into account the 
community goals and development principles outlined in Chapter Two. The Future Land Use Plan 
addresses the proposed location and distribution of future land uses within the Township. The 
chapter then establishes policies that will guide future land use decisions in Vassar Township. 
 

ACCOMMODATING FUTURE GROWTH AND DEVELOPMENT 

Future growth and development in Vassar Township will continue, whether to accommodate a 
declining population, or to provide additional housing choices for a population with smaller 
household size. A number of factors contribute to this future, many of which are not even known 
today, which is why setting clear development principles and future land use plans is so important.  
 
The strategy for future land use and public services must squarely address the growth and 
development issues facing Vassar Township and provide a strategy for effectively shaping and 
guiding future growth and development in a legally defensible manner and consistent with both the 
aspirations of the Townshipõs citizenry, opportunities, and constraints presented by the Townshipõs 
natural and cultural characteristics. 
 

FUTURE PATTERN OF RESIDENTIAL DEVELOPMENT 

Single family residential development on large lots is the most predominant land use in the 
Township and is expected to continue so in the future. Because it is the most dominant land use in 
the Township, and will likely continue to be, the form that it takes will have a dramatic impact upon 
the future character of the Township. 
 
Current residential development within the Township is largely of strip development character -- 
residences are "stripped" along the County Road network. This pattern of lot splits and 
development can be debilitating to the Township because: 1) the increasing number of driveways 
directly accessing the county roads increases the level of congestion and safety hazards along these 
corridors; 2) travel times are increased; 3) the dispersed population pattern increases the cost of 
public services and decreases the quality of public services; and 4) the Township's previously rich 
rural panoramic views, as experienced from the roadway, can be reduced to images of never ending 
driveways, parked cars, garages, and front yards. 
 
The future pattern of residential lot splits and subdivisions within Vassar Township will have a 
tremendous impact upon the future quality of life within the Township. This Plan recommends a 
future residential development pattern which places far more emphasis upon the preservation of 
important open spaces, natural resources and rural character and the preservation of the functional 
role of the county road network. 
 
Equally important however is an emphasis upon the visual character of residential structures 
themselves in the Township and the understanding that the visual character and stability of the 
Township's housing stock has an impact upon the quality of life in the Township, area-wide 
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property values, and the Township's image among prospective home buyers, developers, and 
commercial/industrial facilities. 
 

COMMERCIAL AND INDUSTRIAL DEVELOPMENT PATTERN 

Commercial and industrial development is fairly scattered throughout the Township along M-15 and 
Saginaw Road. The current pattern is one generally characterized by strip development intermixed 
with residential uses. Little attention has been directed at assuring adequate buffers between 
commercial and industrial land uses and adjacent residential areas, nor has attention been directed at 
the long-term detrimental impacts of randomly scattered commercial/industrial development. Left 
to continue in its current course, M-15 and Saginaw Road can be expected to evolve as long 
continuous strip development corridors, which will drastically alter the rural character of the 
Township. In turn, encouraging excessive traffic congestion and hazards along these corridors, and 
requiring new public services at comparatively high costs. 
 
Local residents support maintaining current commercial and industrial development. This Plan 
supports the long-term development of commercial/industrial areas provided they have access to 
the services necessary to meet their daily needs, evolve in a compact manner, provide a more visually 
pleasing and unique character, minimize hazardous vehicular turning patterns and access points, and 
provide landscape and buffer elements which both soften the impact of such uses upon adjacent 
land uses and provide a special identity to these commercial/industrial areas. The lack of public 
sewer and water in the Township suggests the appropriateness of òlightó industrial uses only. 

PROTECTION OF AGRICULTURAL LANDS 

To encourage continued agricultural development, it is recommended that the encroachment of 
residential land uses be discouraged to more effectively preserve important agricultural resources. 
However, the ability of a farmland owner to split off residential lots from the farm acreage, from 
time to time, or make multiple splits in a short period of time, is important both for economic gain 
and assuring the continued operation of the farm. All future development should strive to achieve a 
greater balance between the need and desire for farmland protection and future residential 
encroachment. Therefore, it is recommended new lots created for non-farm residences should be 
limited in area to minimize the loss of farm acreage. 

PROTECTION OF NATURAL RESOURCES AND RURAL CHARACTER 

Protection of the Townshipõs rural character is extremely important to the residents of Vassar 
Township. òRural characteró is a subjective qualityñan issue of personal perception. What one 
family considers to be òruraló may not be the same as their neighbor, and this Plan recognizes that 
people typically associate òrural characteró with an overall perception of limited urban development 
and expansive open spaces of farmland and/or natural landscapes, including woodlands, wetlands, 
and fields. Not only are these elements important in shaping the character of the Township, but also 
serve vital environmental roles including wildlife habitats, flood control, water purification, ground 
water recharge, and air quality. 
 
Protecting the Townshipõs òrural characteró and natural resources does not mean that future growth 
and development cannot occur. Rather, this growth must be effectively managed so it does not 
jeopardize the Townshipõs overall rural character. In other words, rather than being òanti-growthó 
this plan focuses on encouraging growth in appropriate locations and with a development pattern 
that enhances the Townshipõs character.  
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This Plan constructively guides growth and development to better assure its compatibility with the 
Townshipõs existing natural resources and rural character. The Plan recognizes that large minimum 
lot size requirements in support of the protection of òrural characteró are not nearly as effective as 
site development provisions which minimize the visibility of the new development from the 
Townshipõs roadways and preserve the Townshipõs existing open spaces and natural resources. This 
Plan fully supports the concept that it is not growth itself that is destructive to a communityõs rural 
character, but it is the form which such growth takes that can damaging. 
 

LIMITED TAX BASE AND PUBLIC  SERVICES 

The future land use pattern and public services planned for the Township must recognize the 
comparatively limited current tax base in the Township, the lack of current support among area 
residents for increases in taxes, and the current limited level of public services available throughout 
the Township. Development which places excessive demands upon the limited public services and 
financial resources of the Township, prior to the time when the Township is better able to address 
such public services issues or has taken specific steps to improve or expand the scope of available 
public services, should be strongly discouraged. The planned character and location of a new future 
development must recognize the current financial and public service constraints in the Township. 
Though any new development can be expected to increase the Townshipõs tax base, the new 
development will nevertheless place new demands upon current public services available to 
Township residents and businesses that may far exceed increased tax revenue. 
 
Because new development does not necessarily òpay its wayó in the form of increased revenues that 
exceed long-term maintenance liabilities, and the strong lack of local support for tax increases, 
development patterns which minimize new public costs are critical. To this end, it is advantageous to 
maintain a strong degree of compactness regarding higher density and intensity growth and 
development and, to the extent it is possible, locate higher density and intensity development near or 
adjacent to areas currently being served with higher levels of public services or anticipated to be 
served by such services in the future near the City of Vassar. 
 

PROTECTION OF HEALTH, SAFETY, AND WELFARE 

Vassar Township government functions to provide for the health, safety, and welfare of the 
residents within the municipality. The development of a new Master Plan is an extension of that 
function and as such, the Plan should provide for a foundation upon which the future health, safety 
and welfare of the Township and its residents can be assured. The Plan should take steps to satisfy 
fundamental health, safety, and welfare concerns including the avoidance of intensive development 
in environmentally sensitive and/or structurally unsound areas, the assurance of adequate public 
facilities (including sewage disposal, water, storm water management, and emergency services) to 
serve new land uses and developments at the time they become functional, and the protection of 
property values and the economic stability of the Township. 
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GOALS AND OBJECTIVES 

INTRODUCTION  

The goals of this Plan identify the conditions the Township is striving for regarding future 
land use and public services, such as the protection of natural resources. The objectives serve to 
identify ways by which the goals or conditions can be realized. Together, this Planõs goals and 
objectives reflect the development principles established through public engagementñ
accommodating future growth and development, while establishing a land use pattern that supports 
planned public services and maintains rural character. Under each objective, recommendations to 
accomplish the objective are included. These recommendations are included as part of the 
Implementation Plan in the next chapter.  
 
Determining the attitudes and concerns of Vassar Townshipõs residents was one of the most 
important parts of this planning process. If this Plan is to be successful, embraced, and implemented 
by the community, then it must reflect the current desires of the Townshipõs citizens. Vassar 
Township chose both the use of a mail questionnaire and public meetings to give everyone in the 
Township an opportunity to participate in the planning process. Each property owner in the 
Township received a Land Use Goals Survey, of which approximately 117 surveys (nearly 3%) were 
returned. In general, the responses showed that residents support maintaining current land uses and 
not expansion. The goals and objectives presented in this chapter are important for several reasons: 

1. The goals and objectives provide current and future residents of Vassar Township with 
an overview of the intended future character of the Township. 

2. The goals and objectives identify the basic parameters to be used in the development of a 
strategy for future land use and public services in the Township. 

3. The goals and objectives serve as references upon which future rezoning and land 
development decisions can be evaluated. 
 

LAND USE/GROWTH MANAGEMENT 

GOAL 1: Plan for and guide new growth and development in a manner which stresses the 
protection of the public health, safety, and general welfare, the Townshipõs economic stability, and 
the rural character and natural resources of the Township. 
 

OBJECTIVES: 

1.1 Prevent the fragmentation of open spaces through a coordinated land use plan and related 
regulations. 
a) Provide for cluster development options for new residential in the Township. 
b) Identify incentives that encourage the use of provisions of the land division act that limit 

fragmentation of open space. 
1.2 Future growth and development should be regulated according to its type, location, rate, and 

intensity through specific districts, consistent with predetermined, desired characteristics. 
a) Review zoning district characteristics to ensure consistency with the Future Land Use 

classification. 
1.3 The location and intensity of future development should respond to the natural and cultural 

constraints present, including the availability of public sewer and water facilities. 
a) Permit more intensive development only in areas where infrastructure is presently 

available, or planned and programmed. 
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1.4 Amend zoning ordinance to include provisions which protect the Townshipõs natural 
features. 

1.5 Incorporate locational criteria into the future land use plan that limits intensive land uses. 
a) Growth should be managed as a function of the overall carrying capacity of both the 
Townshipõs physical (land) resources and the financial resources available for the 
provision of public roads, services and utilities. 

b) Prevent the extension of sewer and water lines into planned agricultural areas, and 
promote the extension of utilities only to buildings near the City of Vassar. 

c) Coordinate proposed future plan and zoning changes with adjoining municipalities with 
mutual review and comment opportunities before changes are made on lands near 
borders. 

1.6 Promote a cross-jurisdictional agreement with the City of Vassar and other adjacent 
municipalities to provide meeting agendas and minutes involving changes to properties along 
the boundaries of each community. 
 

AGRICULTURE 

GOAL 2: Provide opportunities for the continuation of farming within the Township while, at the 
same time, recognize the challenges to long term economic viability of farming in the Township and 
the appropriateness of providing alternative land uses for existing farmland areas. 
 

OBJECTIVES 

1) Direct farmland protection efforts towards those lands in the Township that reflect one or more 
characteristics associated with long term agricultural economic viability, including lands 
characterized by good farming soils, large parcel acreages, enrollment in P.A. 116, limited 
residential encroachment, and adjacency to other farm parcels with similar characteristics. 

2) To the extent that new residential development is permitted in planned agricultural areas, such 
lots should be limited in size to limit conversion of agricultural lands beyond what is necessary 
to accommodate the residences and associated yard areas. 
a) Amend the Zoning Ordinance to incentivize land use controls such as minimum lot size 

review, quarter land division, sliding scale zoning, or large lot zoning to encourage 
preservation of agricultural lands. 

3) To the extent that new residential development is permitted in planned agricultural areas, the 
placement of such lots on a parcel should be on those lands less economically viable for long 
term farming, where feasible. 
a) Limit the extension of utilities or other public improvements that would prematurely 

jeopardize the integrity of these agricultural areas. 
b) Update the Future Land Use Map to limit the areas that are available for development as 

marihuana/solar. 
 

COMMUNITY CHARACTER AND NATURAL ENVIRONMENT  

GOAL 3: Protect the rural character and environmental integrity of the Township. 
 

OBJECTIVES 

1) Develop and maintain a record of the Townshipõs rich natural environment, including its 
woodlands, wetlands, and water resources. 
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2) Adopt regulations aimed at protecting the integrity of the Townshipõs natural environment. 
a) Review and adopt policies that encourage management of fertilizers, pesticides, and best 

practices for managing storm-water runoff to promote surface and groundwater protection. 
3) Encourage new development to be sited and designed to reflect the existing predominant 

character of the Township through standards regarding building heights, sizes, setbacks, and 
other site plan considerations. 
a) Amend and introduce design standards into the zoning ordinance that encourage consistent 

development concerning building heights, sizes, setbacks, and other site plan considerations. 
4) Identify and maintain a record, for reference, planning and regulation purposes, of existing and 

potentially environmentally hazardous areas based on known hazards or conditions which 
heighten the potential for such hazards. 
a) Conduct an assessment of contaminated properties in the Township and use this to guide 

future development decisions. 
5) Enhance the Township character and image through encouraging appropriate disposal methods 

for refuse materials and promote the reuse and recycling of materials wherever practical. 
6) Enhance the Township character and image through encouraging the maintenance of yard areas 

and structures in an attractive and clean fashion. 
a) Review and enforce the current blight ordinance in the Township. 

 

RESIDENTIAL DEVELOPMENT 

GOAL 4: Provide varied residential lifestyle opportunities to meet the differing personal, economic, 
and age-based housing needs of the Townshipõs current and future persons and families, while 
assuring quality housing and the continuance of a rural character in association with future new 
residential land uses. 
 

OBJECTIVES 

1) Discourage high-density residential development in the Township due to the current and 
anticipated lack of public facilities and services to address the demands of land uses. To the 
extent that such high-density housing is permitted, be it as mobile home parks, multiple family 
developments or even single-family subdivisions, such developments should be carefully 
regulated so as to assure adequate potable water and sewage disposal, and the blending of such 
uses with the existing low intensity character of the Township or the character of a given area. 
a) Amend the zoning ordinance to encourage single-family housing as the predominant 

residential land use in the Township while similarly recognizing the appropriateness of two-
family housing units in appropriate areas of the Township. 

b) Amend the zoning ordinance to allow variations of single-family housing styles such as: 
accessory dwelling units, reduced square footage requirements, cluster development, shared 
septic systems, and senior housing. 

c) Amend the zoning ordinance to incorporate accessibility standards such as: reduced steps, 
wider doorway widths, lower light switch heights to promote development that is more 
accessible for those who need it.   

2) Discourage òstripó residential development along the Townshipõs county road network. 
a) Amend the zoning ordinance to allow for cluster development and increased minimum lot 

widths on parcels adjacent to county roads. 
3) Protect residential areas from activities that produce excessive noise, dirt, odors, traffic, or other 

nuisances which detract from a safe and enjoyable residential environment. 
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a) Review the zoning ordinance to ensure adequate buffer sizes and diverse buffer types for 
commercial, industrial and other non-residential zoned properties adjacent to residential 
properties. 

4) Future residential development should be guided to minimize new public services costs and 
maximize existing and anticipated public services and infrastructure. 

 

COMMERCIAL AND INDUSTRIAL DEVELOPMENT 

GOAL 5: Provide opportunities for new small scale commercial and industrial establishments which 
meet the needs of both local and regional populations and support the Townshipõs commitment to 
economic stability and rural character and natural resource protection.  
 

OBJECTIVES 

1) Identify locations in the Township which offer the greatest potential for successful commercial 
and industrial land uses, compatible with the planned surrounding land use pattern, and guide 
such uses to these areas. 
a) Amend the future land use plan to include locational criteria which encourage commercial 

and industrial development in those areas best suited. 
b) Amend the zoning ordinance to reflect the land use plan, goals, and strategies of the Master 

Plan.   
2) Encourage industrial development that has minimal effects on surrounding residential uses or 

the environment. This includes both the materials used in the industrial processes and the 
resulting wastes and finished products. 
a) Amend the zoning ordinance to limit the range of industrial development to those uses that 

do not require extensive urban infrastructure. 
b) Incorporate standards for protection of natural features from hazardous materials in the site 

plan review requirements. 
3) Promote the appropriate development of wind and solar energy facilities in the Township. 

a) Amend the zoning ordinance to provide detailed definitions and standards for solar and/or 
wind farms, as special uses on parcels currently utilized for agricultural or industrial uses. 

 

PUBLIC SERVICES AND FACILITIES 

GOAL 6: To maintain and expand public services and facilities based upon priority needs, cost 
effectiveness, technical feasibility, and the land use policies and planned future land use pattern in 
this Plan. 
 

OBJECTIVES 

1) Identify areas in the Township which, due to either existing conditions or anticipated conditions 
in light of expected growth, are in greatest need of public services improvements. 
a) Review development in the township on a regular basis to determine where utility expansion 

may be appropriate. 
b) Adopt a CIP to publicly identify the Townshipõs planned infrastructure and service 

improvements.  
2) Promote efficiency in the provision of infrastructure through cross-jurisdictional cooperation. 

a) Develop and maintain a regular meaningful communications program whereby Vassar 
Township and all adjoining municipalities regularly convene to discuss public facilities and 
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service needs and investigate strategies to address those needs in a mutually beneficial 
manner. 

3) Maintain the capacity of the public road system. 
a) Adopt regulations which minimize the potential for a dysfunctional roadway network, 

including access controls, the limitation of the number, size, and shape of new land divisions 
along county roads, the prevention of strip development patterns, and the control of land 
use intensity along major roads. 

4) Expand and maintain recreational facilities consistent with the needs of the Vassar Township 
Community. 
a) Continually monitor and examine the feasibility and local support for the development of 

parks and associated recreational facilities which are compatible with the Townshipõs natural 
resources and community lifestyles. If such feasibility and support is apparent, prepare a 
strategic plan and pursue funding to develop such facilities. 

b) Update the Vassar Township Parks and Recreation plan at least once every five years. 
 

GOVERNMENT 

GOAL 7: Vassar Township maintains transparent and open communication, feedback, and 
cooperation with its residents and fellow jurisdictions. 
 

OBJECTIVES 

1) Ensure that the Township is openly transparent, with well-trained and communicative staff, 
board members, and volunteers, and a comprehensive, user-friendly zoning ordinance. 
a) Conduct joint meetings between boards regarding enforcement and complying with local 

zoning ordinances. 
b) Exchange ideas for needed zoning ordinance changes. 
c) Conduct joint trainings and workshops for all elected and appointed officials and other 

volunteers regarding new laws, policies, duties, and responsibilities. 
d) Transmit notices of public hearings to properties in surrounding jurisdictions within 300 feet 

of the Township boundary to invite public comment. 
e) Enforce and utilize existing zoning regulations.  

 

FUTURE LAND USE PLAN 

INTRODUCTION  

The Future Land Use Plan specifies the future direction of anticipated growth within Vassar 
Township, and represents the preferred land use arrangement for the community. 
 
Planning for the future of the Township requires an ability to envision the character Vassar should 
exhibit many years from now.  Continued development within Vassar Township is likely to occur in 
the next 10 to 20 years, as evidenced by the Townshipõs history.  The time is right to visualize a 
future that distinguishes the Township from other rapidly developing Lapeer County communities. 
 
The Land Use Plan identifies and defines the major future land use categories as well as specific 
locations for certain uses envisioned by the Planning Commission.  The plan is based upon an 
analysis of existing conditions, land use development and trends, and goals and objectives.  The 
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chapter concludes with a description of policies designed to preserve the rural character of Vassar 
Township. 
 

LAND USE DESIGNATIONS 

The following are descriptions of the land use categories included on the Land Use Plan Map, as 
well as recommendations for each land use category. 
 

Conservation Area 
Intent and Rationale 

The conservation area FLU category includes that area of the Township within the boundaries of 
the Vassar State Game Area. Both publicly and privately owned lands within the Vassar State Game 
Area are classified as conservation area FLU to preserve the wildlife and environmental integrity of 
this resource and support the Game Areaõs long-term viability. 
 
The Vassar State Game Area is administered by the Michigan Department of Natural Resources for 
the purpose of managing wildlife resources and providing public hunting recreation opportunities. 
Increasing residential development within the boundaries of the Game Area will decrease land for 
wildlife habitats, increase public safety concerns between hunting and residential land uses, and limit 
the area available for hunting due to buffer zones required between designated hunting areas and 
residences. If hunting no longer remains feasible in the Vassar State Game Area because of land 
development, the area could be closed, and the public lands sold. The Township would then lose a 
tremendous open space and wildlife habitat jewel. 
 
In order to protect the integrity of the Vassar State Game Area in Vassar Township, lands within the 
conservation area should only be used for extremely low-density residential and passive recreation 
land uses, with development densities not exceeding one dwelling unit per 10 acres. Whenever 
possible, alteration of the natural landscape and development of new roads and structures in the 
conservation area should be avoided.  
 

Location Criteria 

¶ Properties that share a boundary with Vassar State Game Area.  

¶ Publicly and privately owned lands within the Vassar State Game Area. 

 

Rural Residential Area 
Intent and Rationale 

The rural residential area is intended to provide opportunities for varying rural residential lifestyles 
of comparatively low development density while preserving much of the Townshipõs rural character, 
open spaces and natural resources, and existing farming activities. Lands within the rural residential 
area are generally characterized by scattered residential development on both small and large lots, 
strip residential development, farmlands, and extensive wetland areas.  
 
Future land uses in the rural residential area are intended to be generally limited to agricultural 
operations and comparatively low-density residential uses, with an emphasis on protecting the 
natural resources and open spaces, the usefulness and safety of the county roadway network, and 
rural character of the area. The rural residential area is intended to provide a number of alternative 
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residential development options available to landowners with a range of development densities. The 
higher development densities within the range should be provided where the proposed development 
provides for rural clustering measures including the designation of extensive permanent open spaces, 
the screening of residences from the county road network, and the use of interior roads as opposed 
to direct lot access onto county roads. 
 
Development densities within the rural residential area are generally not expected to exceed 1 
dwelling unit per 2 acres. 
 
It should be noted that there are a number of residential areas within the rural residential area which 
have already been developed at densities in excess of those recommended by this Plan and/or in a 
lot split scheme not recommended by this Plan. The Plan supports the continuation of these uses 
but discourages the expansion of such densities and development schemes into new locations of the 
rural residential area. 
 

Protection of Natural Features 

Extensive areas of the rural residential area are characterized by wetlands, including lowland 
woodlands. Future land use decisions and development in the rural residential area must recognize 
the significance of these resources to the Township. Any loss in the quantity or quality of these 
resources must be considered permanent and, as such, sound and practical land use and site 
development practices aimed at preservation of these resources should prevail. 
 
In many cases there are significant portions of a parcel which are upland, or otherwise outside of 
these wetland areas and future development should be limited to those portions of the property 
outside the wetland areas whenever the option exists. Where rural clustering is pursued, the number 
of dwelling units permitted on a parcel which includes wetland areas should be based upon the 
parcelõs entire acreage and not merely the upland portion of the parcel.  
 
Development in wetland areas is acceptable only when no other practical alternative exists, and the 
public benefits of the new land use are great enough. Mitigation measures may be authorized where 
such development is authorized. 
 

Location Criteria 

¶ Adequate sewage disposal and potable water is available.  

¶ Located on a County Road. 

¶ All existing farming operations, activities, and structures associated with crop farming will be 

protected land uses within the rural residential area. 

 

Suburban Residential Areas 
Intent and Rationale 

Suburban residential areas are intended to accommodate primarily residential development at 
densities greater than permitted elsewhere in the Township and in a manner more closely associated 
with traditional neighborhood patterns. The suburban residential area is characterized by several 
elements which makes it particularly suitable for higher density residential development, including 
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direct access to major thoroughfares, ease of access for emergency services, absence of wetland 
environments, and the proximity of residential development of similar intensity. 
 
The intent of this FLU classification is to accommodate residential development at densities of one 
dwelling unit per acre or greater. Development densities greater than one dwelling unit per acre may 
be permitted where the necessary public services are present to meet the demands of higher density 
developments and provisions are made for the preservation of open spaces. Future strip residential 
development, defined as residential development that occurs along major rows on narrow lots, is 
discouraged in the suburban residential area. 
 
Two locations in the Township have been designated as suburban residential areas: 
 

1. The larger area is located south of the City of Vassar along portions of the M-15 corridor. 

This area has been purposely delineated to encompass a smaller geographic area than 

existing conditions otherwise suggest. This delineation reflects the Townshipõs intent to 

minimize sprawl and the potential for the Townshipõs growth to surpass its ability to deliver 

necessary public services, assure the public health, safety, and welfare, and maintain or 

enhance quality of life in a fiscally responsible manner. For this reason, this suburban 

residential area has been purposely established so as not to extend along the full length of M-

15 nor to extend in an east or west direction; and 

2. The second suburban residential area, near the intersection of Saginaw and Sheridan Roads, 

correlates with extensive wetland areas and the Townshipõs intent to minimize disturbance 

of wetland areas. 

 
As both of these suburban residential areas approach full development, the Township will amend 
the Plan to expand the boundaries in a purposeful, practical, and coordinated fashion to support a 
responsible growth management program. 
 
Though there are considerable undeveloped  areas directly east and north of the City of Vassar, this 
Plan discourages the designation of these areas as a suburban residential area due to the 
comparatively limited access to these areas, the Townshipõs intent to provide for residential growth 
areas beyond the immediately adjacent lands along the potentially expanding City of Vassar, and the 
intent of the Township to limit the rate and amount of new development by designating particular 
areas for greater development densities. 
 

Location Criteria 

¶ South of the City of Vassar along portions of the M-15 corridor. 

¶ Near the intersection of Saginaw and Sheridan Roads. 

¶ Parcels with access to County Road. 

¶ Infrastructure is presently available, or planned to be built.  

 

Commercial Corridor Areas 
Intent and Rationale  

The intent of the commercial corridor area is to provide opportunities for the continuation of 
existing commercial, light industrial, and office land uses and the introduction of similar new uses. 
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The commercial corridor area provides the basis for accommodating these more intensive land uses 
while minimizing the expenditure of public funds for capital improvements to accommodate such 
uses and limiting the potential impacts often associated with such uses. 
 
This Plan establishes three separate commercial corridor areas. The smallest of the commercial 
corridor areas encompasses the area generally composed of those existing commercial land uses 
along M-15 directly south of the City of Vassar. The Plan supports the continuation of this business 
district, but discourages expansion beyond its current boundaries. Rather, the Plan encourages new 
future commercial and light industrial uses to locate in either of the other two commercial corridor 
areas situated along sections of both M-15 and Saginaw Road. 
 
There are a number of factors which should be considered when accommodating new commercial 
and light industrial uses in these locations. Uses of this type typically generate substantial traffic and 
place considerable demands upon roadway infrastructure. M-15 and Saginaw Roads provide 
excellent access within the local and regional thoroughfare network. The particular sections along 
Saginaw Road and M-15 identified as commercial corridor areas are areas characterized by the 
absence of wetlands, natural features, and existing residential development. 
 
It is the intent of the Vassar Township Master Plan to accommodate these more intensive land uses 
in the commercial corridor area in a manner which is sensitive to the overall rural character of the 
Township and minimizes the potential for increased traffic congestion and safety hazards along 
roadway corridors. 
 

Location Criteria 

¶ The area generally composed of those existing commercial land uses along M-15 directly 

south of the City of Vassar. 

¶ Additional sections along both M-15 and Saginaw Road. 

¶ Areas with access to existing public services and utilities, including electricity, gas, and 
water.  

 

Industrial Area  
Intent and Rationale  

The industrial area established in the Plan is intended to accommodate future òheavyó industrial land 
uses. Such uses are often characterized by one or more of the following:  

1. Involving operations which typically place high demands upon public sewer and water 

utilities.  

2. Involving large scale manufacturing and processing operations. 

3. Consuming comparatively large amounts of land area.  

4. Generate considerable amounts of waste products of which a large portion may require 

special disposal methods. 

5. Require comparatively large buildings to house operations including special venting and air 

pollution control measures, equipment, and/or structures. 

 
The industrial area, situated directly south of the City of Vassar in the area of Scotch Road and the 
Tuscola and Saginaw Bay Railroad, is particularly appropriate for accommodating future heavy 
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industrial uses. The area provides excellent access for industrial facilities including M-15, Saginaw 
Road and the railroad. The lack of extensive wetland areas and the areaõs adjacency to industrially 
zoned land in the City of Vassar further supports the areaõs location. Also, the establishment of 
heavy industrial uses typically requires public sewer and water facilities and at this time, the most 
likely place for such services to be introduced into the Township will likely originate from the city. 
 

Location Criteria 

¶ Situated directly south of the City of Vassar in the area of Scotch Road and the Tuscola and 

Saginaw Bay Railroad. 

¶ Located on parcels with sufficient services and infrastructure is available or planned to be 

built. 

¶ Buffer areas should be established to minimize the negative impacts of such industrial uses 

upon nearby residential development and other non-industrial land uses. 

 

Manufactured Home Park 
Intent and Rationale 

Manufactured Home Parks, consisting of both mobile and modular homes, address gaps in housing 
supply by providing a variety of options in a neighborhood setting. Manufactured homes are 
consolidated into these areas in order to limit the development of manufactured housing on low 
density or moderate density residential properties where traditional òstick-builtó homes are more 
common. This land use category also includes the facilities that would typically support 
manufactured housing parks, such as offices, laundry facilities, and recreation centers supporting the 
manufactured home park. 
 

Location Criteria 

¶ Access to existing public services and utilities, including electricity, gas, and water. 

¶ Adequately buffered from other single- and multi-family residential properties in the 

Township.
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Map 24: Future Land Use Map 
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OVERVIEW OF  THE PLANNED FUTURE LAND USE STRATEGY  
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CHAPTER EIGHT: IMPLEMENTATION 
IMPLEMENTATION PLAN 

The Master Plan establishes a vision for the next 20 years for the Township; however, that vision will not be 
realized unless the Township takes steps to make it happen.  The purpose of this chapter is to identify the 
steps to implement the plan.  The following section identifies each specific plan recommendation with 
appropriate implementation techniques and the parties involved to facilitate that recommendation.   
 

IMPLEMENTATION TOOLS 

The following is a brief discussion of several key implementation tools available to the Township.  
 

ZONING ORDINANCE 

The most effective tool for accomplishing the vision of the Master Plan is the zoning ordinance.  Zoning 
standards and zoning districts are defined regulations that guide development in the Township.  The zoning 
ordinance should be reviewed periodically for its effectiveness and updated as needed to be consistent with 
the goals of the Master Plan.  The Master Plan does note several specific changes to the zoning ordinance 
that are needed to implement the plan.  
 

CAPITAL IMPROVEMENT PLANS 

The state, with the passage of Act 33 of 2008, requires each township which operates a public sewer and 
water system to develop a capital improvement plan (CIP) to help in the implementation of the communityõs 
Master Plan.  The CIP is a rolling six-year budget for improvement projects such as parks, public facilities, 
equipment, and other capital items owned by the Township.   
 

SITE PLAN, SPECIAL LAND USE, PLANNED DEVELOPMENT, AND REZONING APPROVAL 

As part of the implementation of the Master Plan, the Townshipõs Site Plan and Special Land Use approval 
processes and standards should be reviewed.  Once these standards are updated, the Township Board and 
the Planning Commission must adhere to them consistently when reviewing development proposals.  In 
order to maintain the vision of the plan, consistent application of ordinance standards is essential. 
 

RE-EVALUATION AND ADJUSTMENT OF THE PLAN 

The final step in the planning process is reevaluation and adjustment.  The process of community planning is 
never finished.  A communityõs population, economic status, goals, land uses, land use problems, and 
political climate are constantly changing.  The plan must be regularly assessed for its effectiveness at 
addressing the present land use issues in the community, and whether amendments should be made to keep 
the plan relevant and make it the most appropriate guide for the Townshipõs future land use.  Based on State 
of Michigan statute, the plan must be reviewed at least every five (5) years to ensure it is up to date and 
reflects current policy.  
 

IMPLEMENTATION TABLE 

The following table outlines the recommendations identified in the Goals and Objectives chapter.  Each 
recommendation is sorted by category and assigned a timeframe and responsible party.  Responsible parties 
include: the Township Board, which is the legislative body responsible for making decisions necessary for the 
operation of the Township; the Planning Commission, which is the appointed body acting as an advisory 
group to the Township Board on issues and policies related to planning, land use regulation, and community 
development; and the Township Staff, which are the Township officials tasked with executing the 
governmentõs duties.  
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In the table, òLong-Termó means more than five years and òShort-Termó means less than five years. 
 

Recommendation Responsible Party Timeframe 

Land Use/Growth Management 

Provide for cluster development options for new 
residential in the Township.  

Planning Commission and 
Township Board 

Short-Term 

Identify incentives that encourage the use of provisions 
of the land division act that limit fragmentation of 
open space.  

Township Board  Long-Term 

Permit more intensive development only in areas 
where infrastructure is presently available, or planned 
and programmed.  

Planning Commission Short-Term 

Incorporate locational criteria into the future land use 
plan that limits intensive land uses.  

Planning Commission Short-Term 

Prevent the extension of sewer and water lines into 
planned agricultural areas, and promote the extension 
of utilities only to buildings near the City of Vassar.  

Planning Commission and 
Township Board 

Long-Term 

Promote a cross-jurisdictional agreement with the City 
of Vassar and other adjacent municipalities to provide 
meeting agendas and minutes involving changes to 
properties along the boundaries of each community. 

Township Board  Short-Term 

Agriculture 

Limit the extension of utilities or other public 
improvements that would prematurely jeopardize the 
integrity of these agricultural areas.  

Township Board Long-Term 

Update the Future Land Use Map to limit the areas 
that permit uses related to marihuana and large solar 
farms.  

Planning Commission Short-Term 

Review and adopt policies that encourage management 
of fertilizers, pesticides, and best practices for 
managing storm-water runoff to promote surface and 
groundwater protection.  

Township Board Long-Term 

Amend and introduce design standards into the zoning 
ordinance that encourage consistent development 
concerning building heights, sizes, setbacks, and other 
site plan considerations.  

Planning Commission and 
Township Board 

Short-Term 

Conduct an assessment of contaminated properties in 
the Township and use this to guide future development 
decisions.  

Township Staff and Planning 
Commission 

Long-Term 

Review and enforce the current blight ordinance in the 
Township.  

Township Planning 
Commission, Township Board, 
and Township Staff 

Short-Term 

Amend the future land use plan to include locational 
criteria which encourage commercial and industrial 
development in those areas best suited.  

Planning Commission Short-Term 

Incorporate standards for protection of natural 
features from hazardous materials in the site plan 
review requirements.  

Planning Commission and 
Township Board 

Short-Term 

Review development in the Township on a regular 
basis to determine where utility expansion is 
appropriate.  

Planning Commission and 
Township Board 

Ongoing 

Adopt a CIP to publicly lay out the Townshipõs 
infrastructure and service improvements over a six-year 
period. 

Planning Commission and 
Township Board 

Long-Term 
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Recommendation Responsible Party Timeframe 

Develop and maintain a regular meaningful 
communications program whereby Vassar Township 
and all adjoining municipalities regularly convene to 
discuss public facilities and service needs, and 
investigate alternative strategies to address those needs 
in a mutually beneficial manner. 

Township Board Long-Term 

Adopt regulations which minimize the potential for a 
dysfunctional roadway network, including access 
controls, the limitation of the number, size, and shape 
of new land divisions along county roads, the 
prevention of strip development patterns, and the 
control of land use intensity along major roads. 

Township Board Long-Term 

Continually monitor and examine the feasibility and 
local support for the development of parks and 
associated recreational facilities which are compatible 
with the Townshipõs natural resources and community 
lifestyles.  If such feasibility and support is apparent, 
prepare a strategic plan to develop such facilities. 

Parks and Recreation 
Committee, Township Board 

Ongoing 

Continuously update the Vassar Township Parks and 
Recreation plan at least once every five years.  

Parks and Recreation 
Committee, Township Board 

Ongoing 

Conduct joint meetings between boards regarding 
enforcement, complying with local zoning ordinances, 
and an idea exchange for needed zoning ordinance 
changes. 

Planning Commission, Parks 
Committee, ZBA, and 
Township Board 

Ongoing 

Conduct joint trainings and workshops for all elected 
and appointed officials and other volunteers regarding 
new laws, policies, duties, and responsibilities. 

Township Board  Short-Term 

Transmit notices of public hearings to properties in 
surrounding jurisdictions within 300 feet of the 
Township boundary to invite public comment. 

Township Staff  Ongoing 

Enforce and utilize existing zoning regulations.  Township Staff  Ongoing 

 

STRATEGIC IMPLEMENTATION PLAN 

Outlined below is a group of high-priority strategies to implement the plan.  The strategic implementation 
plan identifies those strategies that are to be the priority over the next five years.  
 

Strategy Responsible Party Year 

Review and adopt policies that encourage management 
of fertilizers, pesticides, and best practices for managing 
storm-water runoff to promote surface and groundwater 
protection. 

Township Board 2022 

Incorporate standards for protection of natural features 
from hazardous materials in the site plan review 
requirements. 

Planning Commission and 
Township Board.  

2022 

Review and enforce the current blight ordinance in the 
Township. 

Township Planning 
Commission, Township Board, 
and Township Staff 

2023 

Conduct joint trainings and workshops for all elected 
and appointed officials and other volunteers regarding 
new laws, policies, duties and responsibilities. 

Township Board, Township 
Staff  

2024 

Identify incentives that encourage the use of provisions 
of the land division act that limit fragmentation of open 
space. 

Township Board 2025 
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Develop and maintain a regular meaningful 
communication program whereby Vassar Township and 
all adjoining municipalities regularly convene to discuss 
public facilities and service needs, and investigate 
alternative strategies to address those needs in a 
mutually beneficial manor. 

Township Board 2026 

 
 

USING THE LAND USE PLAN FOR ZONING REVIEW 

As noted earlier, the primary method of enforcing a land use plan is the zoning ordinance.  For that 
approach to be done effectively, the communityõs rezoning and special land use permit request and site plan 
review procedure should be structured so land use goals and objectives are considered. 
 
Rezoning Requests ñ In considering a rezoning request, the primary question to ask is: òDoes this request 
conform to our land use plan?ó  Three subsequent questions follow that; òWas there an error in the plan?ó, 
òHave there been relevant changes in conditions since the plan was approved?ó, and òHave there been 
changes in the goals and objectives of the Plan?ó.  Answering these questions should answer the question of 
whether a rezoning request is appropriate.  This process will also ensure that rationale for rezoning requests 
is consistent with the context of the Master Plan. 
 
This method of analyzing a rezoning rests on the assumption that a request that complies with a valid plan 
should be approved and that one that does not comply with a valid plan should not be approved.  Further, it 
assumes that the three circumstances that would invalidate a plan are a mistake in the plan, a change in 
condition that invalidates the assumptions that the plan was built on, or a change in the goals and priorities 
that the community set for itself. 
 
In considering whether or not a rezoning complies with the plan requires more detailed study than simply 
looking at how a piece of land is designated on the Future Land Use Map.  The planõs goals and objectives 
and the intent and locational criteria of the various land use classifications should also be considered.  The 
Future Land Use Map is simply one arrangement of land use within the Township and is not intended to be 
an unalterable blueprint for the future zoning map.  In some cases, a particular area may be appropriate for 
more than one land use type.  For example, a use may be equally suitable for local commercial or multi-
family development.  The map may designate it for local commercial, but that does not mean it should be 
excluded from consideration for multi-family as well.  By considering the goals, objectives, and land use 
classifications in the plan in addition to the map, the Planning Commission is more accurately weighing the 
conformance of a request to the intent of the plan.  
 

Mistake ñ A mistake in a plan can be an assumption made based on incorrect data, an area on the 
land use map that is incorrectly labeled, or other factors that if known at the time of the plan 
adoption would have been corrected.  
 
Changes in Conditions ñ A plan is based on the assumption that certain conditions will exist 
during the planning period.  If those conditions change, then goals, objectives and land use decisions 
that made sense when the plan was adopted may no longer be valid and a rezoning that was not 
appropriate before is appropriate now. 
 
Change in Policy ñ In the end, a plan is based on the future vision of the community held by the 
Planning Commission/Township Board.  When that vision changes, the plan should change along 
with it.  When a zoning issue results in a change in vision, a decision can be made that is contrary to 
the current plan, as long as that new vision is explicitly incorporated into the plan. 
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Two key points should be considered:  First, the three factors for consideration (mistake, change in 
conditions, change in policy) can work in reverse, making a proposal that otherwise seems appropriate, 
inappropriate.  Second, these factors should not be used to create excuses for justifying a decision to violate 
the land use plan, or to change it so often that it loses its meaning. 
 

ZONING PLAN 

The purpose of the zoning plan is to clarify the relationship between the zoning ordinance and future land 
use plan and identify proposed changes to the zoning ordinance necessary to implement the envisioned 
future depicted in the plan. 
 

Future Land Use Classification and Zoning District Correlation 

FLU Plan Zoning District 
Conservation Area  Conservation Area  
Rural Residential Area  Agriculture ð Forestry ð Residential 
Suburban Residential Area  Medium Density Residential  
Commercial Corridor Area Commercial 
Industrial Area  Industrial  
Public Lands Public  
Manufactured Home Park Manufactured Housing Park 
 

FUTURE LAND USE CLASSIFICATIONS IN COMPARISON TO ZONING DISTRICTS 

In general, each of the future land use classifications match a zoning district to better coordinate changes that 
are recommended to be made or assist in rezoning cases. One new future land use classification was created 
address Manufactured Home Parks.  
 

AMENDMENTS TO THE ZONING ORDINANCE TEXT 

In addition to the changes to the zoning district, changes to the zoning ordinance text are also proposed.  
These generally flow from action items included in the implementation plan. 
 

¶ Review zoning district characteristics to ensure consistency with the future land use classification. 

¶ Include provisions which protect the Townshipõs natural features.  

¶ Incentivize land use controls such as minimum lot size review, quarter land division, sliding scale 
zoning, or large lot zoning to encourage preservation of agricultural lands. 

¶ Encourage single-family housing as the predominant residential land use in the Township while 
similarly recognizing the appropriateness of two-family housing units in some areas of the Township. 

¶ Allow various single-family housing styles such as: accessory dwelling units, reduced square footage 
requirements, cluster development, shared septic systems, and senior housing.  

¶ Incorporate accessibility standards such as: reduced steps and wider doorway widths to promote 
development that is more accessible for those who need it.   

¶ Allow for cluster development and increased minimum lot widths on parcels adjacent to county 
roads.  

¶ Ensure adequate buffer sizes and diverse buffer types for commercial, industrial and other non-
residential zoned properties adjacent to residential properties. 

¶ Reflect the land use plan, goals, and strategies of the Master Plan.   

¶ Limit the range of industrial development to those uses that do not require extensive urban 
infrastructure. 

¶ Provide detailed definitions and standards for solar and/or wind farms, as special uses on agricultural 
and industrial parcels. 
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Introduction 
The Township of Vassar recognizes the contribution parks and recreation add to the quality of life 
and the physical health of its citizens as well as the economic health of the Township.  This 
recognition has been manifested in this effort to develop the 2022 - 2027 Vassar Township Parks 
and Recreation Master Plan with the goal of creating, improving, and developing local parks and 
recreational offerings, public trails, preservation of natural areas, and the opening of Vassar 
Township owned lands to enhance public parks and recreational opportunities. 
 
The 2022 - 2027 Vassar Township Parks and Recreation Master Plan provides a specific framework 
for utilizing the Townshipõs resources for park and recreational purposes in order to effectively meet 
identified needs.  This Park and Recreation Master Plan represents a guideline for the future of parks 
and recreation in Vassar Township and provides a blueprint for making desired improvements over 
the next 5 years.  In addition, it outlines the vision for parks and recreation in Vassar Township and 
provides a realistic, workable plan to realize it. 
 
The vision for Vassar Township Parks and Recreation is to create recreational opportunities and 
community enhancement for growth and enrichment by developing areas or natural resources that 
promote citizen involvement and a strong sense of community while striving to increase the social, 
cultural, and physical well-being of residents. 
 
The 2022 ð 2027 Vassar Township Park and Recreation Master Plan is the second park and 
recreation plan prepared specifically for the Township.  The last park and recreation master plan was 
the 2015-2020 Park and Recreation Master Plan.  The first plan developed for Vassar Township was 
in a partnership with the City of Vassar and Tuscola Township in 1999.  This new park and 
recreation master plan assesses the expanding need for park and recreation facilities in the Township 
and identifies projects to meet the demands of existing and future residents.  
 
The 2022 ð 2027 Vassar Township Park and Recreation Master Plan is an investment in the 
community that will enable the Township to improve the quality of life for residents and visitors 
through parks and recreational opportunities. 
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This plan is divided into separate sections that represent the planning process used in its 
development.  In addition to this introduction, the plan contains: 

¶ Community Description:  Provides a summary of the communityõs current and projected 
social, physical, and economic characteristics. 

¶ Administrative Structure:  Identifies the entities responsible for administration of the park 
and recreation programs. 

¶ Recreation Inventory:  Describes the specific parks, facilities, and programs that are 
available to Township residents. 

¶ Accessibility:  Provides a review of the accessibility of current recreation equipment.  

¶ Planning Process:  Reviews the participatory process by the community and other partners. 

¶ Goals and Objectives:  Outlines the goals and objectives for this five-year plan.  

¶ Action Program:  Identifies the planõs goals and objectives, all project and system 
recommendations, and a 5-year plan for investment.   
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Community Description 
Vassar Township is a civil township located in the southwestern portion of Tuscola County.  The 
Township has a total area of 35.3 square miles of which 35.2 square miles is land and 0.1 square 
miles is water.  The City of Vassar is located in the northwestern portion of the Township.  The 
Township of Juniata is located on the northern border, the Township of Fremont is located on the 
eastern border, with the Township of Millington to the south and the Township of Tuscola on the 
west.  The Cass River runs in a southwesterly direction across the northwest corner of Vassar 
Township.  Bay City, Birch Run, Detroit, Flint, Frankenmuth, Midland, MBS Airport, Flint Bishop 
Airport, and Saginaw are a short driving distance away. 
 
Vassar Township Park is currently in the early stages of planning and development.  While the 
Township of Vassar has owned the 26-acre property since 1983, it has not been developed into a 
public park until now.  While the development process continues, the Township of Vassar firmly 
believes that Vassar Township Park will be a focal point and destination which will further enhance 
Vassar Townshipõs sense of place. 
 
Map 25: Location of the Township of Vassar 
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Vassar Township Population Demographics 

As Table 19 below shows, Vassar Township experienced growth in all but five decades since it 
formed.  US. Census Bureau data for 2020 indicates a slight decline of 200 people since 2010.  Of 
the five decades of population decline, they each exist because of a historical event.  The decline of 
1890 was the result of the Great Fire of 1881.  The decline of 1920 was the result of the flu 
pandemic and WWI.  The decline of 1940 was the result of the Great Depression, and the decline of 
2010 was the result of the Great Recession.  Data from the 2020 census indicates the 2010s are the 
fifth decade of population decline.  This decade of population decline is a consequence of the Great 
Recessionõs severity and the relatively slow recovery Michigan experienced. 
 
Table 19: Population Trends and Growth Rates 

Year 
Vassar 

Township 
Tuscola 
County 

Percentage of 
Tuscola County 

1860 245 4,478 5.5% 

1870 775 12,549 6.2% 

1880 909 25,738 3.5% 

1890 812 32,598 2.5% 

1900 1,062 35,890 3.0% 

1910 1,381 34,913 4.0% 

1920 1,092 33,220 3.3% 

1930 1,183 32,934 3.6% 

1940 1,154 35,694 3.2% 

1950 1,174 38,258 3.1% 

1960 1,652 43,305 3.8% 

1970 1,960 48,603 4.0% 

1980 3,709 56,961 6.5% 

1990 3,917 55,498 7.1% 

2000 4,356 58,266 7.5% 

2010 4,090 55,729 7.3% 

2020 3,890 52,939 7.3% 

Source: U.S. Census Bureau Decennial Census 
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Table 20: 2019 Population by Age 
Subject Number Percent 

Total Population 3,910 100.0% 

 Under 5 years 200 5.1% 

 5 to 9 years 276 7.1% 

 10 to 14 years 323 8.3% 

 15 to 19 years 165 4.2% 

 20 to 24 years 236 6.0% 

 25 to 29 years 110 2.8% 

 30 to 34 years 203 5.2% 

 35 to 39 years 293 7.5% 

 40 to 44 years 336 8.6% 

 45 to 49 years 307 7.9% 

 50 to 54 years 303 7.7% 

 55 to 59 years 327 8.4% 

 60 to 64 years 206 5.3% 

 65 to 69 years 286 7.3% 

 70 to 74 years 114 2.9% 

 75 to 79 years 193 4.9% 

 80 to 84 years 32 0.8% 

 85 years and over 0 0.0% 

Median age (years) 41.7  

Source: American Community Survey, 2019 

 
As shown in Table 20, in 2020, Vassar Township had a total resident population of 3,890.  The 
highest percentage of residents was in the 40- to 44-year age bracket with 8.6 percent.  The second 
highest age group was the 55- to 59-year bracket with 8.4 percent.  The third highest age group was 
the 10- to 14-year age bracket with 8.3 percent followed by the 45- to 49-year age bracket in fourth 
with 7.9 percent. 
 
Of the resident population of Vassar Township, 51.3 percent is female and 48.7 percent is male.  
The information from Table 20 indicates that of the female residents, the highest population bracket 
was 55 to 59 years of age with 194 residents or 9.7 percent.  The second highest was the 45 to 49 age 
bracket with 168 female residents or 8.4 percent.  The third highest was the 35 to 39 age bracket 
with 159 residents or 7.9 percent of the female population.  The fourth highest population group 
was the 5- to 9-year age bracket with 155 residents or 7.7 percent of the female population.  The 
median age of the female residents is 43 years of age. 
 
Of the male residents, the highest population bracket was the 40 to 44 years of age bracket with 214 
male residents or 11.2 percent.  The second highest age bracket was the 10- to 14-year bracket with 
190 male residents or 10 percent of the male population.  The third highest age bracket was men 50 
to 54 years of age with 174 male residents or 9.1 percent.  The fourth largest age bracket was the 45- 
to 49-year age group with 139 male residents or 7.3 percent. 
 
Figure 15: Population by Age and Sex 
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Table 21: Household Characteristics 

 
Estimate Percent 

Total households 1,595 100.0% 

 Married-couple family 915 57.4% 

 Cohabiting couple household 102 6.4% 

 Male householder, no spouse/partner present 224 14.0% 

 Female householder, no spouse/partner present 354 22.2% 

 Households with one or more people under 18 years 552 34.6% 

 Households with one or more people 65 years and over 424 26.6% 

 Average household size 2.45  

 Average family size 2.85  

Source: American Community Survey, 2019 

 

Household Demographics 

According to the 2019 American Community Survey, there were 1,595 households in Vassar 
Township.  Of these, 915 were married households and 102 were cohabitating couple households.  
There were 224 households with a male householder and no wife present, and 354 households with 
a female householder and no husband present.  There were a total of 552 households with children 
under the age of 18 and 424 households with one or more people 65 years and over. 
 
According to the 2019 American Community Survey, there were 1,751 housing units in the 
Township with 1,595 or 91.1 percent of them listed as occupied.  There were 156 vacant housing 
units and a homeowner vacancy rate of 3.1 percent.  Of the 1,595 occupied housing units, 1,449 or 
90.8 percent were owner-occupied and 146 or 9.2 percent were renter-occupied.  The average 
household size of an owner-occupied unit was 2.34 while the average household size of a renter-
occupied unit was 3.55.  
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Analysis 

From evaluation of the demographic makeup of Vassar Township residents, it appears that there are 
two majority population groups residing in the Township; Baby Boomers and Generation Y, born 
between 1980 and 2000.  The Baby Boomer societal generation is those individuals who were born 
during the years of 1943 to 1964.  They are the largest population group in American history.  
Because of improved health, fitness, and lifestyle changes, many members of the Baby Boomer 
Generation are participating in recreational activities at ages well past those in previous generations.  
Members of this generation often look for park and recreation destinations that offer activities such 
as hiking, trailway, or water sport activities. 
 
After the Baby Boomer Generation, birth rates declined until the majority of the Baby Boomers 
became parents themselves, which created the societal generation known as Generation Y.  
Members of this societal age group often make up the largest park and recreational user group in 
America.  As Generation Y continues to enter the workforce and have families of their own, their 
specific wants and needs will increasingly shape parks and recreational supply and demand.  Their 
values and desires are very different from those of their parentsõ, the Baby Boomer generation.  
Tendencies within this group include a demand for instant access to information, high levels of 
multitasking, and low rates of physical activity.  Interestingly, Generation Y often seeks out park and 
recreational offerings that are based on family group or friend activities, such as picnic and 
community gathering areas such as a pavilion. 
 
In evaluating the population age brackets of Vassar, it is apparent the largest age group is the Baby 
Boomer Generation.  As this group continues to enter into retirement, the wants and needs of 
Vassar Township residents concerning parks and recreational opportunities may shift from the 
present demand.  In addition, analysis shows the second largest resident group is Generation Y.  
This societal group differs in park and recreational wants and needs compared to those of their 
parental group the Baby Boomers.  Another factor that warrants consideration is the emergence of a 
variety of new and non-traditional family structures.  These new family types which are often found 
in Generation Y, have created many new and different leisure patterns and recreation demands.  
More adults in Generation Y remain single until their 30s and 40s, with many of those that do marry 
either postponing having children until later in their lives or choosing to not have children at all.  At 
the same time, single-parent families have also increased. 
 
For all age groups, free time is perceived as an opportunity to spend time with family and friends 
and as such, they often seek out recreation activities that allow group participation.  While group 
activities are popular among single-parent and no-children families, members of these demographics 
are often also interested in the more active and unusual recreation available in experiential trips and 
other non-traditional recreation activities.  Traditional team sports such as football have reached a 
plateau in their growth, while more modern activities such as canoeing, kayaking, and disc golf 
continue to rise in popularity.  Interestingly, both the Baby Boomers and Generation Y often want 
and place a high priority on park and recreation areas that have wireless internet access. 
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Administrative 
Structure 
Under Public Act 157 of 1905, 
the Township of Vassar Board 
of Trustees approved the Vassar 
Township Parks and Recreation 
Committee which is currently 
comprised of seven volunteer 
members from the Vassar 
Township Community.  The 
role of the Parks and Recreation 
Committee is to advise and 
recommend policy and projects 
regarding parks and recreation.  
The Parks and Recreation 
Committee reports to the Vassar 
Township Board, who are 
ultimately responsible for parks 
and recreation within the 
Township. 
 
The Township of Vassar is honored to have a group of volunteers who have agreed to manage and 
operate Vassar Township Park.  This group of volunteers is being led and directed by the Vassar 
Township Park and Recreation Committee Chairperson. 
 
The fiscal year of the Township of Vassar, which 
includes parks and recreation, runs from July 1st to 
June 30th.  The current yearõs budget is $8,000 for 
capital improvements and maintenance of Vassar 
Township Park.  The projected future budget is 
$8,000 per year for each year of the 2022-2027 
Vassar Township Parks and Recreation Plan. The 
main source of funding for parks and recreation is 
from the Township of Vassar Park and Recreation 
budget. This money is spent on paying seasonal 
employees, Parks and Recreation Committee 
Members, monthly meetings, electric and wireless 
internet, and capital improvements.  
 
The Township of Vassar has partnered with the 
Michigan Department of Natural Resources 
(DNR), the Cass River Greenway, and received 
assistance from the Tuscola County Road Commission in the creation of a Cass River access site, 
located on the southwest corner of Caine and Waterman Roads.  In addition, the Township of 
Vassar contributes funds each year to help support the park and recreation facilities in the City of 

Residents

Board of Trustees

Parks and Recreation 
Committee

Figure 16: Organization Chart 
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Vassar.  It is the plan of the Township of Vassar to continue and encourage the partnership and 
volunteer relationships that have been created and to seek out new partnership opportunities. 
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Recreation Inventory 
The recreation inventory was updated using input from the Parks and Recreation Committee, 
stakeholder interviews, and research into the recreational facilities offered in nearby communities.  
The base inventory was developed as part of the 2015 ð 2019 Parks and Recreation Plan.  
 

Township Recreation 

Vassar Township Community Park was created in 2015.  The 23-acre Community Park serves the 
community-based park and recreational needs of the Township as well as preserving green open 
space.  The Park serves the Township of Vassar, City of Vassar, and surrounding Townships.  
Current recreation and support facilities include a driveway, rustic parking lot, and wooded green 
space.  Several amenities have been added since the park initially opened.  These amenities include a 
pavilion, playground equipment, picnic tables, signage, a nature trail, park benches, public restrooms, 
and a little free library. 
 
Another potential future addition to the recreational inventory of the Township of Vassar would be 
a rail trail that connects to the Southern Links Trailway in the southern portion of the Township and 
runs northwesterly to connect with the trailway in the City of Vassar. 
 
MDOT operate a roadside park along M-15 in Vassar Township.  
 

Regional Recreation 

The residents of the Township of Vassar have access to the following public park and recreational 
opportunities: 

¶ The City of Vassar ð Harper Park, White Birch Park, T. North Pavilion, Vassar Riverside RV 
Park, Vassar Memorial Park, Veterans Park, Gazebo Park, Vassar Rail Trail, and McKinley 
Park 

¶ Township of Arbela, Township of Millington, and Village of Millington ð Arthur Latham 
Park 

¶ Township of Tuscola ð Tuscola Township Park 
 
The residents of the Township of Vassar also have access to the following State of Michigan public 
lands: 

¶ Vassar State Game Area 

¶ Murphy Lake State Game Area 

¶ Tuscola State Game Area. 
 
The residents of the Township of Vassar also have access to recreation opportunities at the Juniata 
Christian School just outside the Township limits.  

 

School District Recreation 

While there is no public or private school system located in Vassar Township, the majority of 
student residents reside in the Vassar Public School District with a minority of student residents 
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residing in the Millington Community School district and Mayville School District.  Each of these 
school districts offer some form of recreational opportunities to residents.  
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Accessibility 
Creating a park system that is safe, accessible, and usable to all 
individuals within the community, including those with disabilities, 
is essential.  A grading system has been developed by the 
Michigan Department of Natural Resources (DNR) to easily 
identify those parks and facilities, which are most, and least, 
handicap-accessible and usable, based on the ADA guidelines.  
The following accessibility grading system uses a five (5) point 
system: 

1. None of the facilities park areas meet accessibility 
guidelines 

2. Some of the facilities park areas meet accessibility 
guidelines 

3. Most of the facilities/park areas meet accessibility 
guidelines 

4. The entire park meets accessibility guidelines 

5. The entire park was developed/renovated using the 
principals of universal design 

 
An Americans with Disabilities Act (ADA) compliance assessment of Vassar Township Park was 
conducted on July 22, 2021.  The assessment consisted of a visual inspection of the park in regard to 
access and circulation in relation to the park facilities.  Most of the park meets all criteria for 
handicap accessibility.  The pavilion is accessible via a handicap accessible path and offers handicap 
accessible tables.  Park paths and some playground equipment do not meet the criteria for handicap 
accessibility.  For this reason, the Vassar Township Park earns an accessibility grade of 3.  The 
Township of Vassar will continue its efforts towards improving accessibility at Vassar Township 
Park when improvements are made. 
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Map 26: Vassar Township Park 
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Planning Process 
A systems approach was taken in the planning and development of this Parks and Recreation Master 
Plan. This included an analysis of the population and economic characteristics of Vassar Township, 
its relevant development patterns, the physical and natural attributes of the Township, accessibility 
of facilities, and resident opinions related to recreation to guide planning efforts.  Another element 
of this process is an assessment of the Townshipõs local and area wide park and recreational 
resources. The success of prior planning efforts are regularly assessed to guide future planning 
efforts.   

 

Public Input 

Public participation in the community of 
Vassar Township is always sought and 
welcomed.  As part of the Parks and 
Recreation Master Plan process, the MDNR 
requires at least two opportunities for public 
participation, with the first taking place 
before or during the preparation of the plan 
(i.e., community workshop, survey, 
questionnaire, citizen luncheon) and the 
second taking place as an advertised public 
meeting at which the plan is presented for 
adoption. 
 
The Township of Vassar meets the minimum MDNR requirements for public input, as well as the 
required 30-day period for review and comment of the Vassar Township Park and Recreation Draft 
Master Plan.  
 

Stakeholder Interviews 

During the planning process, the Vassar Township Park and 
Recreation Committee conducted stakeholder interviews.   
 
When asked about the current strengths of Vassar Townshipõs 
parks and recreation facilities, stakeholders referenced the location 
of Vassar Township near the Cass River Water Trail.  Between the 
City of Vassar and Vassar Township, thereõs a lot of traffic 
generated.  Stakeholders also referenced Vassar Townshipõs positive 
and progressive approach to increasing and improving park 
activities and facilities.  
 
When asked about opportunities for parks and recreation in Vassar 
Township, stakeholders pointed to the townshipõs park amenities 
and indicated the Township could be best served by expanding 
their existing facilities, while not necessarily expanding their existing 

park or adding new parks.  
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When asked about the challenges facing parks and recreation in Vassar Township, the most 
common response was challenges related to funding park improvements.  Due to the limited 
number of big businesses, foundations, and others likely to provide funding in the area, the 
Township could face challenges raising money.  
 
Stakeholders indicated Vassar Townshipõs parks 
and recreation program could benefit from the 
inclusion of more youth.  Partnerships with 4H 
clubs could be an area where Vassar Township 
expands its network.  In regard to financing, one 
stakeholder stated they were surprised when they 
first started working with the Cass River 
Greenway by how many foundations and groups 
were in the area that were available and willing to 
offer funding.  
 

Recreational Preferences 

This update to the 2015 Parks and Recreation 
Plan was done in conjunction with an update to the Townshipõs Master Plan.  As part of the 2022 
Vassar Township Master Plan Update residents were surveyed on a variety of topics, including parks 
and recreation. This survey was conducted in June 2021 and received 48 responses. Residents were 
previously surveyed in 1995 and, when possible, the same questions were posed again in 2021 to 
provide insight on how public attitudes have shifted since 1995.  
 
Respondents were asked to identify if the addition of more recreational amenities was desirable to 
them.  Of the 48 respondents, 21 percent had no preference.  The remaining respondents skewed in 
favor of more recreational amenities, at 50 percent.  Only 29 percent considered more amenities to 
be undesirable.  This represents a modest shift in public opinion when compared to survey 
responses in 1995.  Of respondents then, 82 percent viewed more recreational amenities as desirable, 
32 percent more than in 2021.  In 1995, 14 percent viewed it as undesirable, 15 percent less than 
2021.  Much of this change may be explained by the addition of Vassar Township Community Park 
in 2015.  Many of those in 1995 who felt the Township should have more recreation amenities may 
view the addition of Vassar Township Community Park as more than sufficient for the needs of the 
Township and so no longer view adding recreational amenities as desirable.    
 
Table 22: Are More Recreational Amenities Desirable? 

 
2021 1995 

 

  Percent Number Percent Number Change 

Yes 50% 24 82% 284 -32% 

No 29% 14 14% 47 15% 

No Preference 21% 10 5% 17 16% 

 
Views on how recreation should be provided has changed very little between 1995 and 2021.  
Residents have skewed heavily in favor of public parks over private parks in both 1995 and 2021, 
with support for public parks only declining 6 percent (from 83 percent to 77 percent) and support 
for private parks increasing 6 percent (from 17 percent to 23 percent).  Similarly, residents remain 
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nearly as divided on the question of if the Township should acquire more property for recreation.  
In 1995, 43 percent were in favor and 48 percent were opposed compared to 38 percent in favor 
and 46 percent opposed in 2021.  The share of respondents who had no preference increased from 
9 percent in 1995 to 17 percent in 2021. 
Figure 17: Should Recreation Facilities be Public or 

Private? 

Figure 18: Should the Township Acquire More Property for 
Recreational Activities? 
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