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Chapter 1 
INTRODUCTION 

 

The Master Plan is a policy tool used by Township officials to coordinate growth and 

development decisions and to serve as the 

legal basis for zoning and land use regulation.  

When implemented, the Plan will foster 

efficient development consistent with the goals 

and visions of the residents and landowners. 

The task of planning for the future 

arrangement of land use might seem on its face 

a fairly simple exercise.  In reality planning 

must take into account regional influences, 

existing land use patterns, transportation and 

accessibility factors, physical features and 

environmental limitations, utilities, population and economic trends and importantly, the goals 

and visions of the land owners and residents themselves.  One classic example of the inter-

relationship of these influence factors is the separation or transition between residential areas 

and commercial or industrial districts that commonly occur.  If this were not done, not only 

would the aesthetic and property value of homes be decreased, but public health and safety 

could be jeopardized. An example of the complex political nature of land use planning in 

Egelston Township is the dichotomy that exists between some landowners who prefer greater 

developmental options for their land, and the larger populace and who desire the maintenance 

of a predominately rural community.   

There has always been a recognition of the need to periodically re-evaluate the Township's land 

use policies and address certain weaknesses. It is most advantageous however, that this attempt 

to bolster and refine the Township's development policies occurs at a time when the Township 

is not experiencing explosive growth pressures. This plan update comes at a period in time 

when a poor economy has underscored the importance of effective, proactive policies that not 

only address development when it does occur, but also sets a new course for “smarter”, 

sustainable, growth within what has been termed the “new economy”.  

This plan update comes at a 
period in time when a poor 

economy has underscored the 
importance of effective, 

proactive policies that not 
only address development 

when it does occur, but also 
sets a new course for 

“smarter”, sustainable, 
growth within what has been 
termed the “new economy”. 
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The “new economy” is global, it is entrepreneurial, and it is knowledge based. It is an economy 

where business success comes increasingly from an ability to incorporate knowledge, 

technology, creativity, and innovation into products and services. The shift from the old 

economy to the new has caused a realization that in response to technological and economic 

change, land use and development patterns must also change. 

 Following is a comparison of some the observations that can be made when comparing the “old 

economy” to the new. 

Comparing the Old and New Economy 

Key Features of the Old Economy Key Features of the New Economy 

• An inexpensive place to do business 
was a key. • Being rich in talent and ideas is key. 

• Attracting companies was key. • Attracting educated people is a key. 
• A high-quality physical environment 

was a luxury. This often stood in the 
way of attracting cost-conscious 
businesses. 

• Physical and cultural amenities are keys in 
attracting talented, educated workers. 

• Success equaled: Having a fixed 
competitive advantage in some 
resource or skill. The labor force was 

  

• Success now equals: Organizations and 
individuals with the ability to learn and 
adapt. 

• Then: Economic development was 
government-led. Large government 
meant good services. 

• Now: Bold partnerships with business, 
government and nonprofit sector lead 
change. 

• Industrial sector (manufacturing) focus. • Sector diversity is desired, and clustering of 
related sectors is targeted. 

• Fossil fuel dependent 
manufacturing 

• Communications dependent, but energy 
smart. 

• People followed the jobs. • Talented, well-educated people choose 
location first, then look for or create a job. 

• Location mattered (esp. relative to 
transportation and raw materials). 

• Quality places with a high quality of life 
matter more. 

• Dirty, ugly, and a poor quality 
environment were common 
outcomes that did not prevent 

 

• Clean, green environment and proximity to 
open space and quality recreational 
opportunities are critical. 

• Connection to global opportunities was 
not essential. 

• Connection to emerging global 
opportunities is critical. 

Adapted from table created by MSU  Land Policy Institute 
 

Six of the above new economy factors depend on talent and on “place and location”. 

“Placemaking” is a planning and economic development term that combines the notion of using 

places to attract talent and refers to a process of creating a place that people want to be in.  What 

are talented people looking for in these places? 
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• Active/dynamic living environments, with lots of fun things to do and see.  

• They are amenities driven: parks, outdoors, thriving farms, sports, hunting, fishing, 
waterways, greenery, etc.  

• There are diverse lifestyle choices:  

• There are multiple-modes of transportation (especially transit), multiple housing 
types with range of prices, and a range of 
housing densities.  

• There are business and entrepreneurial 
opportunities. 
To survive in the new economy, the Planning 

Commission feels that it is necessary for local 

government to take the initiative by creating a 

policy environment where “placemaking” is a factor in the community’s long range planning.  

Inclusion of the conceptual “Egelston City Center” (ECC) plan in the Township’s Master Plan is 

an idea first envisioned as part of the 2006 Master Plan. Carried to its next level as an official  

sub-area plan, the ECC plan is recognition that high quality of life “places” are vital in making 

the successful transition from the “old economy” to the “new economy”. The Egelston City 

Center Plan is a first step to enable and over time, create a quality place within the Township 

that will help residents and businesses to prosper and the community as a whole to thrive. 

The Master Land Use Plan of Egelston Township is the result of data collection, analyses, and 

discussions by the Planning Commission and of citizen input from a public workshop, a citizen 

survey, and a formal public hearing. As part of the planning process, a number of issues were 

explored pertaining to local development and many other local issues. Included are basic 

projections, goals and objectives, policy recommendations and maps, which are designed to 

guide future development in the Township through the year 2030 and beyond. For the most 

part, the Master Plan is general in scope and the Future Land Use Map does not establish legally 

binding boundaries for future land use or the exact nature of future uses. 

Just as the previous Master Plans needed to be updated as a result of change occurring both 

locally and regionally, more change can be anticipated and with it the need for periodic review 

and future revisions.  

  

… the ECC plan is recognition 
that high quality of life 

“places” are vital in making 
the successful transition from 

the “old economy” to the “new 
economy”. 
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Chapter 2 
COMMUNITY PROFILE 

 

Egelston Township is located in eastern Muskegon County, Michigan approximately 10 miles 

inland from the east shore of Lake Michigan. Egelston Township is located approximately 6 

miles east of the City of Muskegon and 30 miles northwest of the City of Grand Rapids. The 

climate of the Township is affected by its proximity to the shores of Lake Michigan. Often 

referred to as the “lake effect”, south and southwest winds off the lake tend to moderate the 

temperature, resulting in warmer winter temperatures than further inland. In the summer, the 

tendency is just the opposite, generally keeping the air temperature below the uncomfortable 

readings of the nineties. Because of the lake effect phenomenon, spring arrives about two weeks 

later than normal for this latitude and autumn is also delayed, as is the cold of early winter. 

Precipitation is also influenced by Lake Michigan, especially during the winter. Local prevailing 

winds may cause more snow to fall further inland, sometimes as much as 30 to 40 inches. Snow 

is likely to fall almost every day for weeks at a time, although the daily accumulation is 

moderate, averaging about 31.5 inches of water per year. Snowfall averages around 86 inches, 

with the heaviest amounts typically in December, January, and February. Snow storms vary in 

intensity, resulting in amounts ranging from a trace of 

snow to over a foot in 24 hours. 

Understanding a community and the changes 

undergone by that community in the past helps to 

provide a direction for the future. By analyzing 

existing trends and conditions, we can begin to learn 

why and how land use patterns have changed over 

time and the ways in which the Township can better 

serve the needs of its residents. 

There are several basic components to the community 
profile:  
 

 Demographics: Demographic data helps in 
determining the social and physical needs of 
the community.  

 Community Facilities: An inventory of 
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community facilities lets us know what types of development, and their densities, are 
reasonable. 

 Environmental Features: Environmental conditions establish limitations on how some 
areas of the township will evolve and existing land use patterns reveal past decisions, 
right and wrong, regarding the development of the township. 

 Public Attitudes: Public involvement allows citizens an opportunity to voice their 
opinion about what they see happening in their community: and a chance to offer 
suggestions, provide insight, and strengthen the position of the Master Plan through 
their involvement. 

 Development Issues: The issue identification process is essential to the formation of a 
sound vision for the future of the Township of Egelston. Unless problems are accurately 
identified, and the proper solutions sought, the Plan will not achieve its full potential as 
a tool that can make Egelston a better place to live, work, and play. 

 
In the context of community planning, demographics help to paint a picture of the community 

and help to identify trends that set the stage for the Future Land Use Plan. Some of the 

implications of demographic change include: 

• A growing population equates to greater pressure for new infrastructure (expanded water 
and sewer services) at a time when existing infrastructure such as roads are aging and in 
need of repair. Growth also places pressure on the natural environment. In contrast, 
population loss or a stagnant population often is a reflection of an economy that is in peril 
and showing signs of job loss, high unemployment, or underemployment. What are the land 
use implications of economic stagnation or population loss? 

• Will an expanding senior population start to demand more services? Trends in the 
demographic makeup of a community give insight into which age groups might need to be 
given a priority in the future with expanded services. What density or type of housing will be 
in demand and where will it be as a result?  

• What types of development controls and policies will be needed to manage each type of 
growth? Will market trends supported by demographic shifts elsewhere be evident in this 
community? 

• What additional considerations 
need to be given for the protection 
of the environment and for the 
protection and enhancement of the 
quality of life? 

Population.  

The  U. S. Census Bureau reported that the 

total population for the Egelston Township 

in 2010 as 9909 individuals. The Township 

has experienced relatively strong 
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population growth since the 1940’s. The continual increase in population is due to several 

factors. The primary reason is that Egelston Township is a bedroom community that benefits 

from jobs and economic growth in the broader metropolitan region that includes Muskegon, 

Grand Rapids, and Grand Haven. Like many outlying townships, the appeal of the Township's 

easy highway access and relatively rural character draws many residents to live here but 

because most jobs are located elsewhere, most workers are also commuters. 

The following table compares Egelston Township’s recent growth history to that of adjacent 

townships and Muskegon County. From the 1980’s to 1990’s. Egelston Township’s rate of 

growth (4.5%) was greater than that of the County (1%), about the same as Muskegon and 

Dalton Townships.  

1980 – 2010 
Population Growth Trends 

Egelston Township & Neighboring Communities 
 

 
Community 1980 

1990 
 (% change) 

2000 
 (% change) 

2010 
(# change/% change) 

Egelston Township 7,310 7,640 (4.5%) 9,537 (24.8%) 9909 (373/3.9%) 
Fruitport Township 9,503 10,395 (9.4%) 12,553 (20.8%) 13598(1045/8.3%) 
Muskegon Township 14,557 15,302 (5.1%) 17,737 (15.9%) 17840(103/0.58% 
Dalton Township 5,897 6,276 (6.4%) 8,047 (28.2%) 9300 (1253/15.5%) 
Cedar Creek Township 2,454 2,846 (16.0%) 3,109 (9.2%) 3198 (91/2.9%) 
Moorland Township 1,521 1,543 (1.4%) 1,616 (4.7%) 1575 (-41/-2.5%) 
Sullivan Township 2,356 2,230 (-5.4%) 2,477 (11.1%) 2441 (-1.4%) 
Muskegon County 157,589 158,983 (0.9%) 170,200 (7.0%) 172188 (1988/1.1%) 
Source: U.S. Census Bureau 

Between 1990 and 2000, the Township's growth rate increased dramatically from the previous 

decade's 4.5% rate, to nearly 25%. The increase for Egelston far exceeded the overall county rate 

of 7.2% as well as that of the surrounding Townships, with the exception of Dalton Township. 

The numerical gain of 1900 people also exceeded all others, with the exception of Muskegon 

Township, which saw a numerical increase of over 2400 persons during that period. 

In the most recent decade, between 2000 and 2010, Egelston’s population grew, but only by 373 

persons, or a percentage increase of 3.9%. While this rate of growth is dramatically lower than 

in the previous decade, Egelston’s rate was over twice that of the County as a whole. Several 
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nearby townships actually lost population, as did the state of Michigan as whole during the 

same period. 

The following figure shows that the population of Egelston Township is expected to slowly 

increase over the next 20 to 30 years. The projections are less optimistic about growth than 

previous projections based on the higher historical growth rates of 1980’s and 1990’s. While the 

new projections  remain tied to past increases, they are more reflective of the downturn in the 

economy that occurred after 2005 and the longer term economic challenges that the region is 

likely to face.  

 
 
Racial Composition 

The racial make-up of the community is fairly homogenous and has changed only slightly in 

recent decades. In 2010 minorities made up approximately 5% of the population, roughly one 

percent more than in 2000.  The percentage of Native Americans in the population now stands 

at 2.3%, African-Americans at 2.1%, and whites at 95%. In 2010 the number of persons 

considered Hispanic or Latino ( of any race)  stood at 512 or 5.2% of the population. In 2000 the 

Hispanic/Latino population was 380 or four percent. 

By comparison, Muskegon County as a whole has witnessed a somewhat larger shift in favor of 

the minority populations.  In 1990 the white population constituted 84% while in 2010 it had 

declined to 80%. In 2010, 15.9% of the county’s population was African American as compared 

to 14.2% in 2000 and 14 percent in 1990. The American Indian and Asian populations have also 

seen large increases. In Muskegon  County, the Hispanic/Latino population has also increased 

and  represents approximately 4.8% of the population. In Michigan as a whole, the 

Hispanic/Latino population increased from 3.3% in 2000 to 4.4% in 2010.  
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Income  

The median household income in 2011 was estimated by the US. Census Bureau to be 

approximately $40,000. This is roughly the same as estimates for Muskegon County as a whole, 

but is almost $8000 less than the median income for the State of Michigan.  It is significant to 

note that from 1990 to 2000, the 

Township’s median household income 

rose from $27,633 to an estimated 

$37,557. This represented a 38% increase 

and compares to the meager 6% increase 

seen in the last decade.  

 

Age 

The age profile of the community has 

changed noticeably from 1990. 

While school age children and individuals that make up the family forming years remain the 

two largest segments of the population, the percentage of school age children and the 

percentage of the population in the family forming years (individuals between 19 and 44), is 

declining. Mature families (or families headed up with individuals in the 45 to 64 age group) 

now outnumber those in the 25 to 44 age bracket (27.6%compared to to 25.5%). The population 

that is 65 years of age or older (11.8%), while still the smallest, increased by over 2% in the last 

decade. It is noteworthy that the percentage of people in the Township over 65 years of age is 

however, nearly 2% lower than that of Muskegon County (13.6%) and that of the State of 

Michigan. This may be partially attributable to a relative lack of senior housing in Egelston, as 

compared to the county as a whole. 

Egelston Township 
Population By Race 
Source: 2010  U.S. Census 

White-9516 or 95.0% 

African American or Black- 206 or 2.1% 

Asian-80 or  0.8% 
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Source: American Factfinder2 
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Housing 

In 2010 there were a total of 3882 

housing units in Egelston 

Township. Of these, 3620 were 

occupied. Of the occupied units, 

88.4% were owner occupied and 

420 units, or 11.6%, were renter 

occupied. Between the years 2000 

and 2010, the U.S. Census housing 

counts show that 242 new 

housing units were built in the 

Township. Of those, the vast majority were conventional single family homes. In 2010, as in 

previous decades, single-family dwellings represented a majority of the housing in the 

Township, nearly 70%.   

In terms of types of housing, Egelston Township has a relatively higher percentage of 

manufactured homes than the county or the state. The U.S. Census estimates that over 1100 

(28%) of all homes in the Township are manufactured homes. The vast majority of 

manufactured homes are situated in manufactured home parks. The U.S. Census places the 

number of multi-family dwelling units in the Township at 49 and the number of dwelling units 

within duplex dwellings at 32.  

The age of the 

housing stock as 

determined by the 

2010 census is 

compared in the 

figure to the right. 

With the 

additional homes 

construction since 

2010, it is 

estimated that roughly 52% of the total housing stock is more than 30 years old. 
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Labor Force 

Based on U.S. Census figures, it is estimated that the current (2011) civilian labor force living in 

Egelston stands at roughly 4750 people. The labor force is defined as persons over 16 years of 

age that are either employed or seeking work. In 2011 the unemployment rate averaged 

approximately 8.5%.  The largest percentage of the labor force in the Township continues to be 

employed in occupations related to manufacturing (29.2%). However, the shift in the labor force 

away from manufacturing and construction, to the service, retail and professional sectors, is 

quite apparent when you compare 2000 census data to more recent census data taken between 

2007 and 2011. 

 

The labor force can also grouped by “occupations”. The Census Bureau reveals that 30.6% of the 

workers are in production, transportation, and material moving occupations; 6.6% in 

construction, natural resources, and maintenance; 25.5% in sales and office occupations, 19.9% 

in service occupations; and 17.4 % in management, business, arts or scientific occupations. 

When analyzing travel time to work, the mean travel time is 23.2 minutes and most workers 

(71%) travel less than 30 minutes. With nearly 60% of workers commuting 20 minutes or more, 
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it is quite apparent however that many individuals work at the industries located outside of the 

Township. 

 

Existing Land Use & Natural Features ( See Appendix for maps) 

Knowledge of existing land use and the natural features that make up the physical  geography 

of the community is essential to the purpose of a Master Plan. The land use and land cover 

information relied upon in this plan was first mapped using a statewide map database. This 

information was last updated in 1999. Maps comparing land use change over time are included 

in the appendix and field observations have been used to approximate the current acres given 

in the land use and cover table found on the following page.  

The land use pattern seen in Egelston Township is similar to many urban fringe communities, 

i.e. linear development along the existing grid of square mile sections, typically bordered by 

county roads and a highly fragmented land ownership pattern. 

 
Residential Land Use 

The largest concentrated residential area in the Township is centered on Wolf Lake. In other 

areas, residential development has occurred primarily along section line roads as well as minor 

roads and subdivision streets extending off Apple Avenue and other primary roads. 

More recently, homes have been built in the more rural areas of the Township, away from 

Apple Avenue. Over 650 acres of land (the equivalent of a square mile section) has been utilized 

for residential development since 1978. While growth has slowed in recent years, this represents 

an annual average of 18.5 acres of land per year converted for residential use, 

Residential building permits issued during the 1990’s and through 2010 confirms increased 

residential development, including manufactured home parks. Within this time period, nearly 
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16% 

10 to 19 minutes 
25% 

20 to 29 minutes 
32% 

30 to 44 minutes 
16% 

45 to 59 minutes, 
5.3% 
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6% 

Travel Time to Work 
Source: U.S. Census, 2011 ACS 
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700 new homes were built, including the expansions that occurred in both Apple Carr Village 

and Egelcraft Mobile Home Parks.  

Egelston Township 
Existing Land Use and Cover 

Land use 
Categories 

1978 Land Use 
(acres) 

2013 Land Use 
(acres) 

Difference 1978 to 2005 
(acres) % Change 

Single Family 
Residential 2098 2750 652 31% 

Group( multi 
family) Residential 0 1 1 100% 

Manufactured 
Home 
Development 

96 160 64 66 

Commercial 108 200 92 85% 
Public/Quasi-
Public* 2227 2377 150 6.7% 

Industrial 113 290 177 156% 
Agricultural* 2519 1700 -820 -8% 
Vacant Land 1332 1932 600 45% 

Land Cover 
Categories 

1978 Land Use 
(acres) 

2013 Land Use 
(acres) 

Difference 
1978 to 2005 
(acres) % Change 

Forest ** 12967 12,000 -967 -8% 
Wetlands* 1142 1200 58 5% 
Sand Dune 18 16 2 -11% 
Water 320 320 ---- --- 
Approximate Total 
Acres 22,940 22,940 ---- ---- 
*= includes part of the Muskegon Wastewater Management system used for the production of field crops. 
**= includes parts of the Muskegon State Game Area 
Note: 2010 estimates are projected from 1999 data based on empirical observations and building permit 
data for the years 2000- 2010. 
 
Commercial Land Use 

The vast majority of commercial land uses are located adjacent to Apple Avenue. Primary 

concentrations are near the Wolf Lake, Maple Island and Carr Road intersections. Of the more 

than 200 acres of land devoted to commercial businesses, it is estimated that roughly 25 percent 

are small item retail (food stores, convenience, hardware, pharmacy), 25 percent are service 

oriented (personal service, gasoline stations, repair, etc. restaurants), and 50 percent are large 

item, large land area sales( used car and RV sales, raw landscape items, manufactured homes). 
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Industrial Land Use 

Industrial land use is concentrated in two locations. One area is along Evanston Avenue in 

sections 31 and 32 (the Evanston Avenue Industrial Park) and the second area along Maple 

Island Road, adjacent to the Muskegon Wastewater Management System in sections 14 and 23. 

Between 1978 and 2005 industrial expansion was primarily focused within the Evanston 

Avenue Industrial Park. Since that time, several small wood product related businesses have 

located in the area adjoining the wastewater system. 

Agricultural Land Use and Vacant Land 

In the two decades the Township has experienced an almost 50% decline in cropland, from over 

2,500 acres to 1,700 acres. Most of the land was converted for residential use or left idle. A 

majority of the land currently being “farmed” is within the Muskegon County Wastewater 

System, although remnants of agriculture can be found in the southeastern quadrant along 

Evanston Avenue and Laketon Avenue. 

Vacant land is largely fallow farm fields or open fields that cleared in anticipation of 

development. Vacant land, as delineated on the existing land use map, also includes a major 

electrical utility corridor. In recent years, the amount of vacant land actually increased, 

primarily as local farmers idled, or made fallow, their fields. That trend occurred all over the 

state due primarily to declining or unstable market values for corn and other row crops; and 

increase in the value of agricultural land for residential development. Those factors coupled 

with an aging farmer population led to few farm related investments in Egelston Township. 

While a great deal of vacant land is now subject to the scrutiny of potential developers and 

conversion to rural home sites, improved farm market conditions, the recent housing crisis, and 

a poor economy in general, has slowed the loss of farmland and vacant land.  

Transportation Network 

The road system serves as the backbone for growth and development of any community. This 

costly and highly visible element of the community's infrastructure is one of the most 

dynamic features of the community's on-going development. 

Street Classification 

The street system serving Egelston Township can be classified as follows: 
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Major Arterials - This class of street serves major movements of traffic within or 
through the area. Mainly designed to move traffic, the secondary function is to 
provide land service. Apple Avenue (M-46) is the major arterial in Egelston 
Township. 

Minor Rural Arterials - This class of street serves primarily local or shorter 
distance traffic and provides a limited degree of continuity. Their principal 
function is providing local land access in connection with major arterials. Wolf Lake 
Rd., Maple Island Rd., Evanston Ave. and White Rd. are the rural arterials in the 
Township along with portions of Carr Road and Laketon Ave. They are also 
classified as county primary roads. 

Collector Streets - These streets serve the internal traffic movement within specific 
areas and connect those areas with the major and minor arterial system. Generally, 
they are not continuous for any great length. Through streets such as Hall Rd., 
Hilton Park Ave., Brooks, Rd., Broton Rd. and MacArthur Rd. are in this category. 
Traffic control devices may be installed to protect and facilitate movement of 
traffic; however, these devices will not be as elaborate as those on arterial streets. 

Local (feeder) Streets - The sole function of these streets is to provide access to 
immediately adjacent property such as in platted neighborhoods. There are many of 
these roads in the community, but they carry a small proportion of the vehicle-miles 
of travel. Many are short cul-de sac streets. Most local roads are presently public but 
the use of private roads within new housing developments is an increasingly strong 
trend for local streets development. Private roads must be privately maintained. 

The street system, along with recent traffic counts are depicted on the map on the following 

page. One problem with the street system in Egelston Township is the relatively low degree of 

street connectivity caused by the physical disruptions of Wolf Lake, Carr Lake, and Black 

Creek. The lack of connectivity between newer subdivisions having only one or two access 

points is also a problem.  Low connectivity increases travel distances and traffic volume on 

the arterials and collector streets and discourages walkers and bicyclists. This leads to more 

miles driven and less physical activity. Low street connectivity is also a concern of 

emergency service providers who are given fewer emergency routes to travel. This in turn 

may contribute to longer response times and higher insurance rates. Other factors that are 

increasingly significant include the need for better traffic controls and access management to 

avoid traffic and land use conflicts. 

Public Utilities 

The provision of public water and sewer utilities plays a significant role in the growth, or lack 

thereof, in a community. Sustainable growth typically requires the extension of utilities, which 
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often spurs more growth. Within the context of long range planning, the extension of both of 

these services in support of major economic development should be considered, a prerequisite. 
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of services. The following map shows the general extent of the Township's existing sewer 

infrastructure. 

Water- At the present time there is no public water system in Egelston Township. All 
residences and businesses must therefore rely on individual private wells for their domestic 
water supply as well as for industrial processes. A water system to serve Egleston 
Township as part of an area-wide effort remains in the discussion stage. 

Analysis of a regional water system was undertaken in 1996. The study evaluated the 
feasibility of establishing a regional water agency to jointly serve the communities of 
Muskegon, Egelston, Norton Shores, Fruitport, Dalton and Laketon Townships. The study 
was commissioned by the Muskegon Regional Water Alliance in recognition of the water 
expansion needs of member communities, and the potential cost efficiencies realized 
through common ownership of facilities. The study focused on methods to level the costs 
and quality water service between communities as well as to expand capacity through joint 
development of an additional water treatment plant. 
 
Sanitary Sewer- A large percentage of the township’s geographic area is served by 
municipal sewers under the general authority of the Muskegon County Wastewater 
Management System (MCWWMS). The MCWWMS also serves a majority of the county’s 
other urbanized locations. The System was constructed in the early 1970’s, when 
community leaders and citizens became concerned about contamination of waters 
throughout the area, and the impacts of this contamination. 

The MCWWMS was originally constructed in the 1970’s, with various upgrades thereafter. 
The MCWWMS employs a combination lagoon/spray irrigation system for the treatment of 
wastes and is regarded as one of the most efficient waste treatment operations in the 
country. 

Expansion of the rather extensive web of sewer mains is made on a regular basis consistent 
with area growth and development demands. Funds for system improvements are 
normally generated through a combination of connection fees, quarterly operation and 
maintenance charges, and state and federal grants. 

Areas of the Township not served by the municipal sewer rely on septic systems which are 
placed and installed under the direction of the Muskegon County Health Department. The 
Township has heretofore, anticipated extending sanitary sewer service throughout the 
Township. This Master Plan supports the continued emphasis of the local system, with  
priority given to locations experiencing high residential density development and 
commercial and industrial development. In the southeast and northeast areas where 
intensive development is not planned, public sewer expansion is not anticipated. 

Public/Semi-Public Land Uses 

Uses that are categorized as public/semi-public include schools, religious institutions, hospitals, 

parks, veterans' facilities, utilities, and public forest preserves. In Egelston Township, lands 

owned by public entities make up approximately 9,260 acres, or 40% of the land area in the 

Township. It can be stated anecdotally that not many metropolitan townships in Michigan have 
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 over 40% of their land area owned by public entities and essentially preserved for open space 
and public use. The vast majority of the public land is encompassed by the Muskegon County 
Wastewater Management System and the Muskegon State Game area. 

Muskegon County Wastewater Management System (MCWWMS) 

The MCWWMS is a public facility, owned by Muskegon County. It is considered by some 
an industrial use, largely because of odors periodically emitted from the sewage treatment 
ponds. The system, located in both Egelston and Moorland Townships, is largely 
compromised of retention ponds and farm fields. The system covers a total of over 11,000 
acres with 4,500 acres in Egelston Township. It is a spray irrigation system, designed to 
treat over 43 million gallons of wastewater a day while conserving the integrity of the soil 
used for advanced wastewater treatment in the form of crop production. 

MCWWMS is often overlooked as one of the top birding sites in Michigan. Birds are 
attracted to the site because of insects, food provided by the crops, and the habitat provided 
by the lagoons, farm fields, and interspersed woodlands. Over 250 species of birds (out of 
the 398 documented in Michigan) have been spotted at the facility over the lifetime of the 
system. 

Muskegon State Game Area 

The State Game Area is recognized as a significant natural resource in the Township. 
Currently the area has limited accessibility and is best by boat from the Muskegon River 
and Mosquito Creek. There are only a few trails and roads allowing access by foot or 
motorized vehicle. 

This area is open to the public for hunting and fishing during the appropriate seasons. The 
area, considered collectively with the wastewater management system, forms a northern 
“open space boundary” for the Township. 

Other Public/Semi-Public Land Uses 

Parks, churches, the veteran's facility, and schools represent the other public and semi-
public land uses in the Township. 

Egelston Township itself owns and operates five Township parks. They include: 

Flickema Park. Located at the corner of Park Street and Hall Road. It is 5 acres in 
size and offers ball diamonds, tennis/basketball courts and a soccer field.  

Holiday Park. Located at S. Wolf Lake Road and Vine St. It includes 5 acres and 
offers ball diamonds, soccer fields, a playground, and picnic pavilion.  

Beal’s Park. Located on the south shore of Wolf Lake. It contains 6.6 acres and 
offers a swimming beach, picnic pavilions and picnic area, restrooms, ball field 
and playground. 

Sunset Beach. Located on the west shore of Wolf Lake. It contains 2.5 acres and  
offers a swimming beach, boat launch , restrooms, and fishing pier. 

Pine Ridge Park. Located just west of N. Wolf Lake Rd. on the north side of 
White Road. The park contains 17 acres abutting the Muskegon State Game Area. 
It has a sledding hill and walking trails. 
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In addition to the above park facilities, a playground and ball field/soccer field are located 
at the Township Hall. 
 
Schools are also a principal provider of public services and facilities available to residents. 
The Township has historically subsidized part of the cost of programs offered by the 
Oakridge School System’s Community Education program. The Oakridge School District 
presently offers a senior citizen enrichment program. That program offers a number of 
leisure time classes, brings in speakers and provides various health and wellness 
information classes and wellness clinics at various times throughout  the year. 

 

Natural Features 

Egelston Township is graced with over 14,000 acres of relatively intact natural features 

including forests, wetlands, lakes, and streams. A majority of the natural features in Egelston 

Township are part of the Muskegon State Game Area, including wetlands and forest. 

Wetlands 

Wetlands have varying and important functions that protect the environment, water 
quality and subsequently the quality of life in Egelston Township. Since Egelston Township 
residents all have private wells and rely on groundwater for their domestic water supply, 
the water purification and recharge functions of wetlands is very important to Egelston 
Township.  
Wetlands also: 

• Provide areas for hunting and fishing; 
• Provide wildlife habitat; 
• Provide protection for property from floods and; 
• Provide erosion control.  

 
Forests 

In addition to a broad expanse of woodlands within the State Game Area, many wooded 

areas are found behind the residential areas that have developed in strip fashion along the 

section line roads, in the interior of square-mile sections. These woodlands are important 

from the standpoint that they represent open space, wildlife habitat and buffers to light and 

noise. These privately held woodlands are in fact the "rural character" that many residents 

of Egelston Township relate to.  

Development in these areas will ultimately place pressure on the natural environment and 

increase the need for infrastructure. To address and minimize these changes, alternative 

development concepts such as residential cluster development and open space preservation 

can be beneficial.   
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Lakes, Rivers, and Streams 

The surface and groundwater systems comprise the Township’s hydrologic system. They 
are inter-related and most lakes and streams are in some way dependent on groundwater 
for recharge. Groundwater is also affected, often initially more than surface water, by land 
use and development. The surface water system in Egelston Township consists primarily 
of: 

• The Muskegon River 
• Mosquito Creek 
• Black Creek 
• Cranberry Creek 
• Ryerson Creek 
• Hall Drain 
• Wolf Lake 
• Deer Lake 
• Five Lakes System 
• Muskegon County Wastewater Retention Lagoons 

Black Creek’s water quality was impacted in the past, largely by a substance known as “bog 

iron” and industrial pollutants.  

The health of Ryerson Creek has also been scrutinized and findings by the Michigan 

Department of Environmental Quality have classified the creek as a warm water stream, 

largely due to storm water that goes unfiltered to the stream. Warm water streams are not 

capable of supporting an abundance of aquatic life, nor are they typically used for 

recreational purposes. The watershed is shared by both Egelston and Muskegon 

Townships. In Egelston Township, the watershed encompasses all of sections 19 and 20. 

Development within the Ryerson Creek watershed has contributed heavy metals, floating 

debris, turbidity, and oil films to the water and has also increased flows during storms.  

Egelston Township’s participation in the development of that storm water management 

plan led to the integration of several storm water management principals into the goals and 

objectives of this Master Plan. 

Soils 

Soils are an important and inherent natural feature to a community. Soils dictate, among 

other things: 

• What types of vegetation (native or non-native) will grow (pines in sandier soils for 
example); 

• Whether a drain system is needed to build a home with a basement; and 
• Whether sand needs to be hauled to a site for road development. 
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Too often, soil information is overlooked in planning, often because soils mapping is done 

by taking samples at set intervals, not parcel-by-parcel. A soil survey is, however, a good 

over-all guide for development as long as one recognizes the need for on-site examinations 

when making final engineering or specific development decisions. 

Soils were originally analyzed for Egelston Township as part of the 1994 Master Plan. The 

“Environmental Features & Limitations” map generated for that Plan has been regenerated 

and is included on the following page. The “Environmental Features & Limitations” map 

shows soils in the Township as mapped in the Muskegon County Soil Survey and the 

limitations that may be posed by soils. These limitations may include any of the following: 

• High water table 
• Poor load bearing capacity 
• Soil is subject to ponding 
• Soil is subject to frost heaving 
• Unstable organic material 
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Chapter 3 
ISSUE IDENTIFICATION 

 

The Master Plan update process attempts to identify and address development related issues 

and the proper solution to those issues. For 

this update, issue identification in fact 

began over two years in advance of the 

official process to update the Master Plan. 

In the throes of the county’s deepest 

recession, there was the realization by 

several community leaders that the long term quality of life in Egelston Township was being 

threatened by the lagging economy. They reasoned that in order for the Muskegon region to be 

competitive on the world stage it has to be able to attract new industry. More importantly, it has 

to be able to retain and attract the highly educated and skilled workers that today’s industry 

demands.  

Egelston Township must become a place that people, young, educated, skilled people, want to 

live in.  That notion, to be successful, requires that Egelston Township to be much more 

proactive with its planning. To change the face of Egelston, “Smart growth” and “placemaking” 

were at that time identified as two ingredients that the Master Plan update should focus.  

The Master Plan update process officially began in late 2011 with discussion on ways that the 

Township could incorporate “smart growth” elements into the Master Plan and with 

commencement of the preparation of a conceptual town center plan for the Wolf Lake/Apple 

Avenue area. The town center concept was originally identified in the 2006 Master plan as a 

needed sub–area plan that should be created and implemented in the future.  Seeing that the 

future was now, the concept plan was completed in draft form in the summer of 2012, but was 

not officially adopted, pending completion of updates to the balance of the Master Plan. For 

budgetary reasons, that process was temporarily put on hold  

The process for completing the Master Plan recommenced in late 2012. The process included the 

preparation and posting of an online community survey used to gather public reactions to the 

Egelston City Center sub area plan and other development issues and a “Futuring Workshop” 

to which the general public and key community leaders were invited to attend. Following is a 

Egelston Township must become a 
place that people, young, educated, 

skilled people, want to live in. 
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listing of the guiding “principles” that were identified from the input received at the workshop. 

The appendices contain addition reports detailing the results and outcomes of the Futuring 

Workshop and survey.  

Guiding Principles Obtained 

 From the Master Plan Futuring Workshop 
Elementary, secondary and continuing education-The local public school systems must be 
maintained and strengthened and the attainment rates for those with higher education must be 
increased. 

Economic Growth- Planning efforts must foster economic growth. 

Ordinance enforcement- Emphasis must be placed on ordinance enforcement. 

Community cohesiveness and unity- The community’s ability to define and agree upon the 
“common good” and to work toward its goals is crucial to its future. 

Protection of recreation and amenities- Existing parks and must be improved and new parks and 
trail infrastructure provided. Wolf Lake is an example of an important recreational amenity worthy 
of protection and enhancement. Better advantage of it as a resource to attract economic growth 
could be made.  

Green Spaces- Green space and open space must be protected/provided 

Industrial Growth-The areas infrastructure, labor force and “smart growth” approaches to 
planning must be used to attract new industry. 

Complete Streets- The concept of complete streets to enhance transportation and neighborhood 
linkages must be embraced. 

Town Center- The town center/mixed use development model will be important to creating a 
sense of place that make Egelston more attractive to businesses and people. 

Accountability- Government must remain accountable 

Alternative energy- Egelston Township must be promoted as a location for locating alternative 
energy facilities such as wind and solar power. 

Fail to Plan/Plan to Fail-Government taking an active role in creating and carrying out plans that 
change the status quo is seen as crucial to the areas future. 

Collaborative efforts/partnering- Egelston’s future is dependent upon people, businesses, and 
governments working together and partnering in ways that have thus far not occurred. 

In most ways the land use and development issues now facing Egelston Township are a 

continuation of those first identified in 2006 or earlier. There is however, a greater realization on 

the part of Township officials that the solutions to issues are not easy and they require more 

than a simple listing and then a shelving of the Master Plan. Resolving these long-standing 

issues will require political will, broad community support, public and private collaboration, 

and prolonged efforts.  
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Community Character and the Environment  

Many residents and community officials continue to identify the Township primarily as a rural 

community. Most also recognize that Egelston Township is an integral part of the urbanizing 

fringe of the Muskegon metropolitan area. There is a desire among residents to maintain the 

rural/urban balance within the Township which minimizes the uncontrolled sprawl of residential areas 

and which maintains the character of the remaining rural areas. Quality of life depends on expanding  

upon the sense of community. 

Planning and Code Enforcement 

Township officials and citizens alike have long identified haphazard sprawl development, poor 

property maintenance and unsightly outdoor storage on residential properties (household 

items, junk cars, etc.) and non-conforming business operations in residential and rural areas as 

issues that significantly detract from the Township’s image and property values.  More recently, 

issues relating to the need for consistent enforcement of ordinances relating to the safety and 

maintenance of private roads and driveways have also arisen. 

Comprehensive land use policies and zoning regulations are important but that they cannot be effective 

unless there is broad public support and a strong commitment for land use policy implementation, 

enforcement and change.   

Housing and Residential Development  

1. There remains recognition that affordable housing is needed in the Township. There is 
also recognition that the Township has its “fair share of manufactured home parks.  A 
more balanced residential land use policy approach to meeting the affordable housing needs of the 
community and the alternative housing styles desired by young professionals, coupled with 
utility extensions, will ultimately lead to an increase the availability of apartments and 
multifamily dwelling units while limiting additional growth in the number and size 
manufactured home communities.   

2. Within Egelston Township relatively little new development is being located in areas 
where public sewer utilities are available. The trend in single family residential 
development toward small scale, large lot private road developments will continue. 
Rural fringe development of this type requires relatively little up-front cost but results in 
a great deal of wasteful land fragmentation and a proliferation of numerous 
disconnected small neighborhoods with poor accessibility. The inefficiencies of scale and 
lack of forethought with respect to accessibility, traffic circulation, and community cohesiveness 
makes the prospects of future public utility and roadway extensions, street maintenance and the 
delivery of emergency and other public services difficult and costly. 
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3. The pattern of residential lot splits within Egelston Township has had an important 
impact upon the rural character of the Township. A significant portion of residential 
development in the Township has occurred in a strip pattern where residences are 
“stripped” along the arterial and collector road network. The Township’s rural views of 
woodlands, fields, and other open spaces, as experienced from the roadway are reduced to images 
of never ending driveways, cars, garages, and front yards. In business areas, the viewing 
experience is one of endless driveways, parking lots, and signs. 

 
Utilities 

The intensity of existing development in the Wolf Lake area and the west-central parts of the 

Township has necessitated the development of a public sewer system. This system is capable of 

being incrementally expanded to serve the majority of the developable land area of the 

Township. A public water supply and distribution system has not been created in the 

Township. 

1. In the long range, public health and environmental quality, the ability to attract sustainable 
economic development and the ability to achieve more balanced residential growth are all 
dependent upon the provision of adequate infrastructure, especially public sewer and public 
water. The provision of adequate infrastructure in key areas of the Township is therefore viewed 
as an overriding quality of life issue. 

2. Public water is needed and strategically planned sanitary sewer extensions are needed to catch up 
with existing commercial and industrial areas so that a limited quantity but  diverse range of 
commercial services and industrial operations can be encouraged to locate here. 

 

Roads and Transportation 

1. State, county and Township funds for public street improvements and normal street 
maintenance are limited. As a result, street improvements and normal maintenance 
activities are often delayed well beyond the point in time when the need is identified. 
Lack of public funding for street improvements requires that the Township make land use 
decisions that will minimize vehicle miles traveled and which maximizes the safety and efficiency 
of the existing street network.  This realization is also manifested in the need to locally  monitor 
changes in traffic patterns brought about by changes to the highway network in adjacent 
communities. The need to plan for increased truck and passenger vehicle traffic along the 
Maple Island Road corridor is one example. 

2. Private roads have proliferated as the result of developers choosing to avoid the high 
initial cost of constructing new public streets. Lack of forethought, oversight, and street 
maintenance has created problems for emergency vehicles and has diminished property 
values. An inability to extend private streets will hamper adjacent private development by 
blocking logical public street extensions. The need to make capacity improvements to existing 
streets will be magnified as a result and the ability to solve circulation problems will be thwarted. 
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3. The patterns of commercial and residential strip development have also had a 
significant impact upon energy consumption, and safety in the Township’s road 
corridors in general. This pattern of development can be debilitating to the community because:  

• The increased number of driveways directly accessing the major roads increases the level 
of congestion and traffic hazards along these corridors. Travel times are thus increased. 

• The dispersed population pattern increases the cost, and decreases the quality of public 
services;  

• A lack of complete streets (e.g. the inclusion of pedestrian, bicycle and mass transit 
facilities) within the right of way can thwart community cohesiveness and negatively 
impact public health and the quality of life in general. 

 

Business and Industry 

1. The character of Apple Avenue as a commercial corridor and as the heart of the 
community remains a concern.  Residents would like to see the commercial corridor 
development occur in a more planned fashion with mixed uses and with concentrations 
in centralized areas. Along the corridor a “Town Center” concept can be pursued, commercial 
node limits can be defined and access management techniques such as curb cut controls and 
secondary access requirements can be instituted as new development takes place.  
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Chapter 4 
GOALS AND OBJECTIVES 

 

Planning goals are strategic statements that express and define the community's future. They 

provide long-range direction for virtually all planning activities. For that reason there needs to 

be a good understanding of the community’s planning goals both in terms of the physical 

direction they provide and in terms of the social, economic, and regulatory implications that 

they have. Equally important, there needs to be a consensus among the elected officials and the 

Planning Commission that the goals stated in the Master Plan are relevant, realistic, and 

reflective of the overall needs and desires of residents and land owners. For these reasons, it is 

important that the Master Plan’s goals and the tools that are used to achieve its goals are 

periodically reviewed, revalidated, and updated as necessary. 

A community's goals and its development policies are related and co-dependent. The policies 

are in essence “what to do” action statements, that if completed or implemented will enable the 

community to reach its goals. The policies along with certain other recommended 

implementation measures also need to be periodically updated and validated. 

The following Goals and Objectives build upon the goals and objectives included in the 

previous Master Plan. They were refined subsequent to a process of identification and 

discussion of a number of current and emerging development issues with Township officials as 

well as from insights gained at a public workshop and through an on-line survey.  

The statements below are listed by topic areas. Following each goal are policy statements that 

describe the means used to achieve the desired goal. 

 

General Growth Management 

Goal: Maintain a predominately rural character in the majority of the Township while fostering the 

creation of identifiable places for the majority of residential and economic development activity. 

Development will be guided in a manner that facilitates the efficient provision and/or expansion of public 

facilities and which fosters the wise use of natural resources, protects environmentally sensitive areas and 

which strives to preserve scenic beauty. To those ends, the tenants of “SMART GROWTH” will be 

adhered to as policies of the Egelston Township Master Plan, wherever possible: 

Foster Distinctive, Attractive Communities with a Strong Sense of Place: By creating 

http://http/www.smartgrowth.org/about/principles/principles.asp?prin=5
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high-quality communities with architectural and natural elements that reflect the 
interests of all residents, there is a greater likelihood that buildings (and therefore 
entire neighborhoods) will retain their economic vitality and value over time. 

Mix Land Uses: In today’s service economy, communities find that by mixing land 
uses, they make their neighborhoods attractive to workers who increasingly balance 
quality of life criteria with salary to determine where they will settle. 

Preserve Open Space, Farmland, Natural Beauty and Critical Environmental Areas: 
Open space protects animal and plant habitat, places of natural beauty, and 
working lands by removing the development pressure and redirecting new growth 
to existing communities. 

Create Range of Housing Opportunities and Choices: By using smart growth 
approaches to create a wider range of housing choices, communities can mitigate 
the environmental costs of auto-dependent development, use their infrastructure 
resources more efficiently, ensure a better jobs-housing balance, and generate a 
strong foundation of support for neighborhood transit stops, commercial centers, 
and other services. 

Create Walkable Neighborhoods: As the personal and societal benefits of pedestrian 
friendly communities are realized – benefits which include lower transportation 
costs, greater social interaction, improved personal and environmental health, and 
expanded consumer choice – many are calling upon the public and private sector to 
facilitate the development of walkable places. 

Provide a Variety of Transportation Choices: Providing people with more choices in 
housing, shopping, communities and transportation is a key aim of smart growth. 

Take Advantage of Compact Building Design: By encouraging buildings to grow 
vertically rather than horizontally, and by incorporating structured rather than 
surface parking, for example, communities can reduce the footprint of new 
construction, and preserve more greenspace. 

Encourage Community and Stakeholder Collaboration: Smart Growth plans and 
policies developed without strong citizen involvement will at best not have staying 
power; at worst, they will be used to create unhealthy, undesirable communities. 
When people feel left out of important decisions, they will be less likely to become 
engaged when tough decisions need to be made. 

Make Development Decisions Predictable, Fair and Cost Effective: For smart growth 
to flourish, state and local governments must make an effort to make development 
decisions about smart growth more timely, cost-effective, and predictable for 
developers. 

Strengthen and Direct Development Towards Existing Communities: By 
encouraging development in existing communities, communities benefit from a 
stronger tax base, closer proximity of a range of jobs and services, increased 
efficiency of already developed land and infrastructure, reduced development 
pressure in edge areas thereby preserving more open space, and, in some cases, 
strengthening rural communities. 

 

http://www.smartgrowth.org/about/principles/principles.asp?prin=1
http://www.smartgrowth.org/about/principles/principles.asp?prin=6
http://www.smartgrowth.org/about/principles/principles.asp?prin=3
http://www.smartgrowth.org/about/principles/principles.asp?prin=4
http://www.smartgrowth.org/about/principles/principles.asp?prin=8
http://www.smartgrowth.org/about/principles/principles.asp?prin=2
http://www.smartgrowth.org/about/principles/principles.asp?prin=10
http://www.smartgrowth.org/about/principles/principles.asp?prin=9
http://http/www.smartgrowth.org/about/principles/principles.asp?prin=7
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Regional Cooperation:  

Goal: Recognize the importance of cooperation between neighboring local units of government in the 

creation of a viable and sustainable economic region. There are three basic regional planning principles 

embodied within the Egelston Township Master Plan to help improve the greater Muskegon metropolitan 

area. They include: 

• Discourage the continued conversion of rural land at the edges of metropolitan 
areas. 

• Find ways to make infill development and the restoration of older areas more 
attractive to investors and consumers. 

• Knit the region together with transportation systems that reduce the dependency 
on the automobile. 

Community Goals 

In addition to the generalized goals of growth management and “smart growth” presented 

above, the specific planning goals presented below are listed by topic areas. Following each goal 

are objectives that serve to state the specific means of achieving the desired goal. 

 
Open Space and Natural Resource Preservation 
 
Goal: Preserve the Township's environmental and scenic quality. 
 

Objectives:  Implementation Tasks 
1. 
 

Ensure that development takes place in an 
environmentally consistent and sound manner 
by;  

a. Directing and regulating development in 
ways that minimizes the potential for 
flood hazard, soil erosion, and 
disturbances to the natural drainage 
network,  

b. Understand and incorporate 
environmental limitations and capacities 
in the land use decision making process. 

• Continue to work with Muskegon County 
GIS to maintain physical features inventory 
maps including, soils, wetlands, streams, 
and steep slopes, and flood prone areas.  

• Utilize and enforce development standards 
designed to protect the quality of surface 
and groundwater resources, wetlands, and 
woodlands. 

 

2. 
 

Through zoning, site plan review and education, 
integrate the preservation of natural features 
such as soils, topography, steep slopes, 
hydrology, air quality, unique views and vistas,  
 

Consider adoption of a Stream Corridor 
Protection Overlay zone for use in maintaining 
a natural vegetative corridor along Black Creek 
and its tributaries.   
 

2. and natural vegetation into the process of site 
design and building design. 

• Utilize environmental inventory maps and 
data when reviewing development plans to 
ensure awareness of potentially impacted 
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features 
 

 Open Sp. Objectives- Continued Open Sp. Implementation Tasks-Continued 
  • Provide developers with a surface and 

ground water quality permit review 
checklist that itemizes the required 
Township, county, state and federal 
permits that are required for each 
commercial and industrial development. 
Use the checklist prior to the issuance of 
occupancy permits 

   
3 By ordinance, maintain a hierarchy of allowable 

development types and densities based upon the 
relationship between the nature and location of 
the proposed project to the potential for ground 
water impact; 
 

• Limit commercial and industrial intensity 
and decrease base residential 
developmental densities in the areas not 
immediately served by public sewer to 
levels commensurate with the loading 
capabilities of area soils. 

• Limit the number and appropriately 
regulate the size of lots that are allowed to 
occur using individual on-site septic 
systems. Rely on county and state officials 
to develop improved standards regarding 
the suitability of soils for septic system 
placement and use. 

• Require a centralized, private on-site, 
sanitary wastewater treatment system for 
residential developments occurring outside 
of planned sanitary sewer extension areas 
and in areas where the extension is not 
expected in the near future. 

• Minimize or deny the creation of 
additional R-1, R-2 or R-3 and commercial 
and industrial property unless public 
sewer is immediately available.  

• Require connection to the municipal 
sanitary system when the development is 
capable of being served. 

4. Through site plan review, discourage practices 
which will alter the natural, valuable function of 
wetlands, including those not protected under 
the State of Michigan Wetlands Protection Act 
(P.A. 203 of 1979) [now Part 303 of Act 451, as 
amended.]. 
 

• Review and utilize environmental 
inventory maps when reviewing 
development plans to ensure awareness of 
potentially impacted features 
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Open Sp. Objectives- Continued 

 
 
Open Sp. Implementation Tasks- Continued . 
 

5. Provide for the preservation and maintenance of 
trees and other woody vegetation as commercial, 
and industrial sites are developed and as 
residential developments are approved 

Establish landscape guidelines within Township 
Zoning Ordinance and Subdivision Control 
Ordinance 

6. 

 

Require the satisfactory reclamation of lands 
after removal of natural resources such as sand, 
gravel, soil, rocks or minerals. 

• Through permit application, site plan 
review, and field inspections enforce the 
requirements of the Township's Earth 
Changes and Natural Resources Removal 
Ordinance.  

  
7. Encourage Township residents to use approved 

methods of solid waste disposal such as waste 
stream reduction, recycling, and composting. 
Encourage residents to participate in 
community clean-up programs. 

• Cooperate with area waste haulers, landfill 
operators, and Muskegon County and 
other local governmental agencies to 
expand such programs.  

   
8. Encourage reforestation, and wildlife habitat 

improvement programs on public and private 
lands. 

• Within the Township newsletter, 
periodically include educational 
information regarding sources of (public) 
technical assistance on matters of open 
space preservation, wildlife habitat, 
forestry management, etc. 

 
9. Encourage greater retention of open space as a 

component of each new major residential 
development’s overall project design. 

• Coordinate open space preservation and 
clustered housing density requirements to 
the availability and provision of utilities. 

   
10. Through appropriate watershed management 

planning, promote the highest feasible water 
quality of the Township’s system of lakes and 
streams. 

• Work with Muskegon County to enforce 
soil erosion and sedimentation standards. 

• Require sewer utilities in areas where 
development densities nearest surface 
water features pose a risk to water quality. 

• Maintain appropriate building setbacks 
from surface water features. 

• Encourage residents to use best 
management practices when applying 
fertilizer and pesticides in yards. 

• Eliminate the of phosphate fertilizers near 
bodies of water. 

• At the time of approval, review the use of 
hazardous substances by the operators of 



   

Egelston Township Page 36 
 

home businesses and encourage best 
management practices (BMPs) and spill 
prevention. 

 
 
Residential Development 
 

Goal: Create attractive, safe, and convenient residential environments providing a variety of housing opportunities 
with adequate schools, parks, utilities, and open space.  
 
Objectives: Implementation Tasks 
1. Orient high density residential development to 

locations where, at a minimum,  public sewer 
utilities exist or where the utility can be 
extended as part of a proposed development,.  

• Institute and  use subdivision control and 
utility policies that require utility 
concurrency whenever possible. 

   
2. Establish density standards that are consistent 

with the natural capacity of soils to handle on- 
site septic systems and which promote the 
preservation of the Township’s natural 
resources and rural and suburban qualities. 

• See Open Space and Natural Resource 
Preservation Implementation Tasks. 

• Require utility concurrency for 
developments that should be supported by 
utilities. 

•  Avoid the premature zoning of land.  
 

3. Encourage a balanced housing stock to 
accommodate all segments of the Township’s 
population. Provide opportunities for the 
placement of affordable housing, and the 
creation of housing units and live/work 
arrangements in mixed use developments. 

• Identify and zone desired locations for 
multi-family residential developments. 

• Work toward the extension of public water 
distribution system to areas within the 
Township where high density 
development is desired. 

• Monitor the number of sites within 
manufactured home communities and 
limit the ratio of single family homes to 
mobile homes to the ratio of no less than 
approximately 2.5 (detached conventional 
single family) to 1(manufactured). 

4 Enhance the desirability of neighborhoods by 
including sidewalks, bike paths, pedestrian 
paths, that link neighborhoods and 
neighborhood centers wherever possible. 
Require open space, parks and playgrounds, 
and related site amenities.  
 

• Develop a non-motorized trail and 
sidewalk plan for the Township. 

• Within development regulations include 
these features as required improvements 
and/or encourage their provision as 
options that justify bonus density 
consideration.  

5. 
 

Maximize the proportion of residences within 
one quarter to one half mile of parks, schools, 
grocers, retailers, service providers, 
employment, public transportation and other 
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desirable community features. 
 

6. Create residential development patterns that 
utilize small lot, cluster; development in 
conjunction with the establishment of open  

• Encourage or require open space 
preservation and design of housing 
developments (clustering), particularly for  

 Res. Objectives- Continued Res. Implementation Tasks- Continued 
 

7. space areas and/or conservation easements 
dedicated to the preservation of unique natural 
features. 

• developments that locate in the areas 
identified for rural preservation. 

• Promote the “Egelston City Center” 
concept as a desired alternative to the 
creation of distinct residential and 
commercial districts in the Apple Ave./ 
Wolf Lake Road area and in other locations 
along the Apple Avenue corridor 

8. When necessary, protect the viability of 
neighborhoods by controlling the expansion of 
incompatible land uses on adjacent properties.  

• Strengthen buffer and screening provisions 
of the zoning ordinance. 

• Rely on the site plan review process to 
influence appropriate site design and 
layout of all types of development and 
thereby minimize impacts on adjacent land 
uses. 

 
Commercial Development 
 

Goal: Provide opportunities for a full range of commercial uses. Business locations should be of high 
quality design and provide for safe and efficient patterns of pedestrian and vehicular circulation. 
 
Objectives: Implementation Tasks 
1. In order to minimize traffic congestion and 

pedestrian and vehicular hazards, prepare and 
implement site development standards.  

• Utilize access management standards 
recommended by MDOT for use along 
Apple Avenue and other major arterials. 

a. Require the shared use of 
commercial driveways and access 
roads. 

b. Limit the number and spacing of 
driveways along principal arterials.  

c. Encourage (require if critical to 
public safety) the use of frontage 
roads or  drives. 

• To compliment access control measures, 
consider increasing the minimum lot width 
and lot size requirement for new 
commercial lots when developed 
individually 

   



   

Egelston Township Page 38 
 

2. Achieve commercial development which is 
pedestrian friendly, which creates a desirable 
sense of place, and which will operate in a safe 
and efficient manner. 

• Incorporate appropriate design and 
performance standards within the 
Township Zoning Ordinance. Standards 
should address:  
a) Site landscaping. 
b)         Pedestrian and bicycle facilities  

 Com. Objectives- Continued Com. Implementation Tasks- Continued 
   
2.  c) Site circulation and parking  

d) Signage. 
e) Site drainage and snow storage 

   
3. Create an identifiable and functional City 

Center in the Wolf Lake/Apple Avenue 
area and smaller scale “nodes” of 
neighborhood commercial development 
opportunities near high density residential 
development. Encourage mixed-use 
development to allow siting of residential, 
retail, office, recreational, and educational 
facilities within close proximity to each 
other thus encouraging walking and 
bicycling as routine parts of everyday life. 

 

• Rezone primary and secondary commercial 
areas that are identified on the Future Land 
Use Plan commensurate with the 
appropriate PUD, C-1 and C-2 Zoning 
Districts. 

• Incorporate “mixed use”  and form based 
PUD  provisions for the “City Center area 
and for other mixed use developments 
areas along Apple Avenue. 

• Recognize and permit existing homes in 
commercial zones as permitted uses rather 
than non-conforming uses.  

    
4. Ensure that new commercial and mixed use 

development is supported by infrastructure 
(e.g. water, sanitary sewer, roads, etc.) and 
services (e.g. police and fire services, etc.) 
adequate to meet the needs of the development 
without adding undue financial burden to the 
Township. 

• Require either utility concurrency (both 
public sewer and water) in support of 
major development proposals. Where 
sanitary sewer and or public water is not 
available require increase lot sizes and 
restrict development intensity.  

   
5. Address the issue of existing isolated 

businesses in the residential and rural areas to 
help reduce land use conflicts and hazards to 
the environment. 

• Consider a grace program for existing 
violators in order to encourage them to 
improve operational practices. 

• Review and update as necessary, current 
home occupation and family run business 
provisions of the Zoning ordinance to 
ensure that standards are reasonable and 
applicable to economic conditions within 
the Township. 

• Through diligent enforcement, discourage 
new isolated small businesses from starting 
up without proper regulation. 

• To minimize potentially conflicting or 
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inappropriate commercial and industrial 
expansion, eliminate spot commercial and 
industrial zoning districts within 
predominantly rural residential areas  

 
 
 
 
Industrial Development 
 

Goal: Enhance employment opportunities for Township residents by attracting high quality industrial development 
to occur in areas served by adequate transportation systems and public utilities and services.  
 
Objectives:  
1. Extend public utilities and services to those 

areas identified as desirable for industrial 
development. 

• Avoid rezoning of additional land  to 
industrial unless public sewer is available. 

   
2. Separate industrial uses from less intense land 

uses such as residential.  
• Require appropriate use of buffer strips, 

open space or transitional land uses. 
• Promote the development of well-planned 

industrial plats (e.g. parks) rather than 
scattered site, single lot, development. 

• Eliminate spot industrial zoning districts in 
rural residential areas. 

 
  
3. Prevent site related problems often encountered 

with industrial uses.  
 
 
 
 
. 

• Relegate industrial development to 
appropriate locations. 

• Implement regulatory controls that require 
adequate buffers, setbacks and operational 
performance standards for noise, odor, 
vibration, and glare.  

 
4.  Ensure that housing, entertainment, and 

cultural amenities which attract and support an 
educated work force is available. 

 
Infrastructure - Roads, Private Roads, Pedestrianways and Utilities 
 

Goal: Ensure that economic development and higher density residential areas are served by adequate 
transportation systems, public utilities, and services. 
 
Objectives: Implementation Tasks 
1. Pursue a  “complete streets policy”  when 

implementing a Township street and 
• Base land use policies and decisions in part 

on the functional capacity of the adjacent 
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transportation strategy for ensuring the long 
range capacity of the public street network.  

roadway system. 
• Work with MDOT and The Muskegon 

County Road Commission to identify 
needed traffic control measures such as 
turning lanes, traffic signalization service 
drives. curb-cut design and location 
standards. 

 
 Infra. Objectives- Continued Infra. Implementation Tasks 
  • Amend the zoning ordinance to increased. 

building and parking setbacks based upon 
the functional classification of roadways. 

• Identify the locations and routes for future 
additions to the collector and arterial road 
system. In the absence of specific locations, 
develop land use intensity standards that 
will be employed to ensure the adequate 
design, function and routing of new streets 
in support of new development. 

• Conduct the necessary studies and as 
needed implement right of way 
preservation setback requirements along 
Maple Island Road from M-46 to White 
Road to insure the ability to make capacity 
improvements at minimal cost and 
disruption to adjacent land uses. 

• Prepare a non-motorized trail and 
sidewalk plan for the community 

2. Develop and implement Township area wide 
utility plans based on land use objectives and 
environmental concerns. 

 

• Continue to sequentially expand the 
wastewater collection system. 

• Develop and implement a water 
distribution plan for areas of the highest 
development intensity including the 
industrial areas and the Wolf Lake/Apple 
Avenue City Center area. 

• Work with the Muskegon County Drain 
Commission to ensure appropriate storm 
water management. 

3. Link neighborhoods and  population centers 
(e.g. subdivisions, etc.) with parks, commercial 
areas, and other community amenities. 

• Prepare a non-motorized trail and 
sidewalk plan for the community. 

• Work with the Muskegon County Road 
Commission and the Michigan Department 
of Transportation to design and construct 
non-motorized paths/lanes on newly 
constructed or reconstructed roads. 
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4. Regulate private road development so that 
private roads connect logically and efficiently 
with the public road system and, where 
appropriate, adjacent private road systems. 

• Through improved ordinances and 
enforcement establish private road 
construction standards which: 
a) Provide for efficient access by 

emergency vehicles. 
b) Ensures proper, long-term, 

maintenance of the road. 
 

 Infra. Objectives- Continued Infra. Implementation Tasks- Continued 

  c) Ensures the road will not constitute a 
danger to inhabitants of the 
Township or those traversing the 
road.  

d) Require the 
interconnection/upgrading of 
existing and future private roads. 

e) Retains the ability to deny private 
roads on the basis and need for a 
public route that will better reduce 
traffic or improve public street 
circulation. 

f) Minimize the creation of cul-de-sac 
streets. 

 
5. Ensure that local roads are properly maintained 

and that the natural beauty (e.g. resulting from 
topography, contiguous trees, etc.) of many of 
the Township’s roads is preserved. 

• Annually discuss improvement needs and 
priorities and coordinate with the 
Muskegon County Road Commission and 
Michigan Department of Transportation 

   
 
 
Parks and Recreation 
 

Goal: Plan for and develop active and passive outdoor recreation facilities to meet the needs of existing 
and future Township residents.  
 
Objectives: Implementation Tasks 
1. Construct non-motorized paths/lanes on newly 

constructed or reconstructed roads, linking 
population centers (e.g., subdivisions, etc.) with 
recreational, commercial, and other local 
amenities. 

• Work with the Muskegon County Road 
Commission and the Michigan 
Department of Transportation to identify 
funding and to establish design 
requirements. 
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2. Work with residential developers to set aside 
suitable open space and public land for 
neighborhood parks and road easements for 
pedestrian/bicycle paths. 

• Adopt a non-motorized trail plan and 
open space linkage plan for use in 
reviewing and approving development 
plans  

• Extend linkages to  the county-wide rail-
to-trail network. 

3. Encourage neighbors and adjacent residential 
developments to enact reciprocal agreements for 
cross-county skiing and hiking trails. 

• Include cross easement requirements in 
the Zoning and Subdivision Control 
Ordinances for use when approving new 
developments containing common open 
space. 

 Parks & Rec. Objectives- Continued Parks & Rec. Implementation Tasks- 
Continued 

4. Coordinate planning efforts with the Michigan 
Department of Natural Resources pursuant to the 
use and management of the Muskegon State 
Game Area. 

 

   
5. Coordinate planning efforts with the Muskegon 

County Waste Water Management System 
pursuant to the use of Wastewater property for 
outdoor recreational activities. 

 

 
Inter-Governmental Cooperation 
 

Goal: Promote a coordinated approach among local units of government with respect to the 
implementation of goals, objectives, and policies that will influence the development of Egelston 
Township and its neighboring communities. 
 
Objectives:  
1. With the participation of Muskegon Charter 

Township and Moorland Township, prepare and 
implement uniform traffic access management  and 
non-motorized trails along M-46 (Apple Avenue). 

 

  
2. Promote a coordinated approach among local 

communities for the planning, provision, and 
expansion of public water and sanitary systems. 

  
3. Increase local funding resources through the 

coordination of efforts of local government to 
secure and efficiently spend state and federal grant 
dollars. 
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Chapter 5 
Future Land Use Plan 

 
This chapter contains the recommendations and descriptions for future land use in Egelston 

Township. These recommendations will provide an overall framework for land use 

management and the integration of future development. The Michigan Planning Enabling Act, 

(MCL 125.3801 et. seq.) Public Act 33 of 2008, as amended, specifically gives Township Planning 

Commissions the authority to prepare and officially adopt a future land use plan or "Master 

Plan" as it is often called. Within the Egelston Township Master Plan, the “Future Land Use 

Plan” is the element that functions as the principal official policy statement on land use and 

redevelopment for the Township. The Future Land Use Plan and Future Land Use Map are also 

intended to serve as the Township’s “zoning plan” as required under the State of Michigan’s 

Zoning Enabling Act and will serve as the basis for evaluating zoning requests.  

Because of the constant change in our social and economic structure and activities, the Master 

Plan in general and the Future Land Use Plan in particular must be maintained through 

periodic review and revision so that it reflects contemporary trends while maintaining 

continuity with Township’s overall vision and its long-range goals.  

Combined with supporting tools such as a workable and effective zoning ordinance, land 

division and subdivision regulations, utility plans, and other capital improvement plans, the 

“Future Land Use Map”, serves as an important guide to decision making. It strives to create 

compatible land arrangements which can preserve or enhance property values, advance 

economic development, guide capital improvement expenditures, and ultimately help to define 

the quality of life to be enjoyed by residents of the Township.  

Relationship of Planning to Zoning 

The following narrative provides an explanation of the important, but sometimes confusing, 

relationship between land use planning and zoning. 

The laws of the State of Michigan require that a community engage in land use planning 

activities, including the preparation of a “zoning plan” prior to the initiation of a zoning 

ordinance in a community. The following provides basic definitions of the terms "planning" and 

"zoning." 
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Planning: Planning is the process of guiding the future growth and development of a 
community. The process includes preparation of a document known as the Comprehensive 
Plan, Future Land Use Plan or Master Plan which addresses the various factors relating to 
the growth of a community. Through the process of land use planning, it is intended that a 
community can identify those measures needed to preserve, promote, protect and improve 
the public health, safety and general welfare. Additional considerations include: comfort, 
good order, appearance, convenience, law enforcement and fire protection, prevention of 
overcrowding and avoidance of undue concentrations of population, the facilitation of 
adequate and efficient provision of transportation, water, sewage and services, and the 
conservation, utilization and protection of natural resources within the community. A Plan 
is a guide to development but it is not a legally enforceable document. 

Zoning: The enactment and administration of the zoning ordinance are legislative and 
administrative processes used by local units of government to achieve or implement the goals 
and policies of the Master Plan. Zoning is only one of several such instruments. Other 
instruments include capital improvements programming, downtown development plans 
(administered by downtown development authorities) and the enactment and administration 
of local subdivision regulations. Zoning and subdivision regulations are typically, however, 
the only major implementation tools having the force of law.  

 

OVERVIEW OF THE FUTURE LAND USE PLAN AND FUTURE LAND USE MAP 

The basic principles guiding the formulation of the Future Land Use Plan was the adherence to 

the series of goals and objectives contained in the previous chapter. They were developed with 

the input of citizens obtained through a citizen questionnaire and through face to face 

discussions. The ultimate decisions made by the Planning Commission were also based on 

several other factors including: 

The Need to Foster a Sense of Community.  
Promote development which builds upon the concept of a community or City center at and 
near the intersection of Wolf Lake road and Apple Avenue. Elsewhere new residential 
clusters of homes should use natural and man-made boundaries and landmarks to create 
defined neighborhoods.  

 
Smart Growth-Efficiency and Compactness. 

Major development activity, whether as singular project or as a series of smaller proposals 
with a collectively large impact, should be directed to locations where the use of the 
existing and already programmed or planned public investment in capital improvements 
can be maximized. Significant Development should only be allowed to occur when the 
infrastructure, (roads and utilities) are capable of supporting and sustaining it. 

Available Services. 
The status of community services and their ability to accommodate additional development 
are critical issues. Are utility systems able to accommodate the intensity and type of 
development desired or contemplated?  

Existing Development and Redevelopment. 
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By necessity any discussion of future land use requires consideration of current uses. Since 
much of the Township is already partially developed, ensuring that existing homes and 
businesses are not adversely affected is important, but recognizing where or when 
redevelopment is a more positive alternative is also a critical factor to consider. 

 

FUTURE LAND USE CATEGORIES AND ZONING PLAN 

The following land use categories along with supporting recommendations. The Future Land 

Use Map illustrates the geography of the Future Land Use Plan ( see appendice). 

Rural Estate and Agricultural – REA (1 dwelling unit to 5 acres) 

This planning designation has been applied to part of Section 2 in the northeast and the 

majority of the land area within the four extreme southeast sections of the Township, (Sections 

25, 26, 35 and 36). The exceptions are found along Apple Avenue. The REA corresponds to the 

R-5 “Agriculture and Resort Uses” zoning district. Much of the southeast area is characterized 

by a high water table and sandy soils that pose severe development limitations, especially septic 

systems and buildings with basements. The area is bisected by Cranberry Creek and Big Drain 

and the adjacent low areas are subject to flooding. Existing development in the area consists of 

numerous large residential lots of five or more acres and several relatively large parcels of 

woodland and farmland. The northeast area is similar to the southeast and is even further 

isolated from supportive infrastructure by the State Game area and the MCWWMS. 

The planning district is focused toward preserving the rural character and farming activity still 

found in the planning district, a desire that has been widely expressed by existing residents in 

the area. An area-wide gross residential density of approximately one unit per five acres is 

considered necessary if sustainable rural development with low infrastructure demands is to be 

achieved.  

The decreased density will prevent over taxing of the rural roadways and over taxing of the soil 

with on-site septic systems. The low overall residential density will also better enable the 

creation of the buffers needed to preserve the area's remaining agricultural operations. The low 

dwelling unit density will also facilitate fewer conflicts with other permitted rural activities also 

allocated to the R-5 Agricultural and Resort Uses district.  

The majority of REA development is expected to occur on large lots. Open space cluster 

development at higher net densities but at the same gross density as the balance of the district 
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will however be accommodated under zoning provisions adopted pursuant to the State's 

mandated Open Space Preservation requirements (Section 506 of the Michigan Zoning Enabling 

Act) and similar open space preservation provisions included in the Zoning Ordinance. Existing 

and future development in this district will be expected to rely on private individual wells and 

septic systems.  

Rural Density Residential –RDA (2.5 to 5 acres per dwelling unit) 

The Rural Density Residential District is intended to support rural residential development at 

somewhat higher density than the REA District. The district is applied to existing R-5 zoning areas 

in Sections 27 and 34 and small portions of Sections 32 and 33. Public sewer extensions are still well 

out of reach in these sections and while a high water table does not directly impede on-site 

septic systems, the extremely sandy soils do not, as a general rule provide good protection for 

underground water supplies. High numbers of septic systems coupled with corresponding 

numbers of individual domestic well penetrations into the various aquifers therefore pose an 

increased risk for groundwater contamination.  

Land fragmentation has resulted in the creation of numerous residential property splits with 

most being in the 2 to 10 acre range. The larger residential lots are primarily wooded and 

interspersed in the district are numerous large undeveloped wooded properties. These 

characteristics present a highly rural flavor that is valued highly by residents. It has been 

observed that continued splitting of these parcels, as presently allowed by the 1 acre zoning of 

the R-5 zoning district, is resulting in a proliferation of haphazard rear lot development 

accomplished through flag lot, joint driveway and private road developments. This destabilized 

some of the established residential patterns and a continuation of this trend at the one unit per 

acre density was seen as undesirable given the environmental consequences mentioned above.  

The recommended residential density policies of the RDR planning district are intended to 

minimize the effects of haphazard land fragmentation and to complement the REA planning 

district located to the east. The RDR planning district will serve as a transitional area between 

suburban densities to the north and west. The planning district is expected to serve a category 

of residents and home buyers that desire a rural environment in relatively close proximity to 

urban amenities.  

The recommended land use policies for use the RDR district to include: 
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1. Utilization of a basic land division minimum lot size for residential parcels from 

2.5 acres. Open space cluster development at higher net densities but at the 2.5 

unit per acre gross density will be accommodated under zoning provisions 

adopted pursuant to the State's mandated Open Space Preservation requirements 

(Section 506 of the Michigan Zoning Enabling Act) and similar open space 

preservation provisions included in the zoning ordinance is also recommended. 

2. Limiting the extent of fragmentation at the 2.5 acre lot size. House lots of that 

size should be limited to occurrences of land division only.  

3. Use of standards that effectively prohibit plat and site condominium forms of 

development without the preservation of substantial un-developable open space. 

4. Use of incentives to encourage the preservation of large tracts of un-fragmented 

open space within plats and site condominium developments. Incentives and 

general standards for this form of development include:  

• Allowing of a gross development density approaching the one unit per acre 
that is presently allowed under existing R-5 zoning.  

• Stipulating that 40% to 45 % of the development property be preserved as 
un-developable open space.  

• The average lot size in such developments would be allowed to create more 
efficient net densities on the developed fraction of the parcel to approximately 
two units per acre.  

• Prohibiting individual septic and drain field systems within such 
developments as matter of course. All developments not capable of connecting to 
the public sewer system would as a practical matter be required to install 
professionally engineered and operated private community wastewater 
treatment facilities (e.g. package plants or community drain fields) with 
collection systems built to Township standards. 

• Consider “down zoning” existing commercial and industrial zoned property 
located in the southeast ¼ of Section 34. These areas are well out of reach of 
utilities and it is not desirable for them to support a wide range of commercial or 
industrial uses. Under the R-5 zoning, the portions of the parcels that are 
presently used and developed for business purposes would be treated as legal 
non-conforming uses having limited abilities to expand or to change to another 
business use. The undeveloped portions would be expected to support uses 
allowed in the R-5 zoning district. 
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Low and Medium Density Residential –LMDR (R-1 conditional to R-2 Zoning) 

The LMDR Planning area encompasses existing and planned detached single family residential 

areas and developable parcels located in fringe areas where public sewer, and eventually public 

water are planned but where in large part the utilities are not yet present. Depending on utility 

availability, the recommended zoning for these areas is R-1 Residential or R-2 Residential. In the 

northwest and southwest quadrants of the Township the LMDR area consists of by un-sewered 

portions of the R-1 and R-2 Residential Districts. In section s 15 and 16, the LMDR area consists 

of un-sewered R-5 Agriculture and Resort areas that have previously been planned for medium 

density residential, but are not yet zoned R-1.  

The LMDR planning areas are envisioned as the areas where development at zoned R-1 and R-2 

densities of three dwelling units per acre or more should be facilitated, but where it should not 

occur until adequate public infrastructure such as sewer is extended. 

Within the LMDR planning district four basic development options exist: 

1. Private extension of public sewers. This option will allow the minimum lot sizes 
permitted in the R-1 and R-2 districts to be used on lands presently zoned that 
way. Note: The primary distinction between R-1 and R-2 is that the R-2 district 
permits duplex dwellings. Because of the increased density associated with the 
R-2 District, public water should be considered a prerequisite to the creation of 
additional R-2 zoning districts. 

2. Development with the installation of private community wastewater treatment 
and collection system. It is recommend that that each development occurring 
with a private system, connect to the public system when and if the public utility 
is extended to, or past the development property. Policies similar to those 
established in the RDR planning district to encourage open space preservation 
and clustering could also applied in this planning district.  

3. Development without public sewer or private community wastewater treatment. 
The number of permitted lots would therefore be limited to allowable metes and 
bounds splits Unless public or private sewer is provided as indicated in 1 and 2 
above, residential density should be limited to approximately one unit per acre (1 
acre minimum lot size) and platting/site condominium development prohibited. 

4. Within areas of the LMDR District that are presently zone R-5, the recommended 
platting and site condominiums limitations and policies of the RDR planning 
area should be applied. If concurrent sewer extensions are to occur, rezoning to 
permit the R-1 and R-2 zoning should be considered.  
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Medium Density Residential –MDR (R-2) 

The Medium Density planning district supports medium density housing consisting primarily 

of detached single family residential development and a controlled degree of attached two 

family and duplex dwellings. The MDR planning district coincides in large measure with the R-

2 Residential zoning district.  The MDR area is the residential core area of the Township, nearest 

the commercial and institutional sectors. Public sewer is generally available or relatively nearby 

and the installation public water is ultimately foreseen. Included are areas west of Hilton Park 

Road north of Apple Ave., including Wolf Lake, and a corridor south of Apple Ave, and east of 

Wolf Lake Road.  

The district character is one of small to medium sized parcels of (13,000 s.f.). Because of the 

proximity to existing public sewer, new “sub-division” development should only allowed if 

public or private wastewater systems are used. To increase the cost feasibility and efficiency of 

utility extensions the negative impacts of metes and bounds land fragmentation should 

minimized. For this reason a maximum lot width and size requirement is recommended. 

As a development option, open space preservation/clustering is recommended in this district.  

High Density Residential –HDR (R-3) 

The HDR planning district facilitates multifamily dwellings, attached 3 and 4-plex units and 

duplexes at a maximum density of 5 units per acre. The HDR designation will provide 

opportunities for elderly housing and retirement communities. In the HDR Districts, public 

sewers will be necessary and no new HDR (R-3) districts should be created unless there is 

concurrency with public sewer. 

The mapped HDR Districts shown on the Future Land Use Map are in the southeast and south 

west quadrants of the Apple Ave. and Wolf Lake Road intersection where such development 

will complement the creation of a concentrated "city center". An HDR area is also indicated on 

West Apple Ave., east of Brooks Road where such development is viewed as an alternative to 

commercial strip development. 

Manufactured Home Community –MHC ( R-4 Mobile Home Park Residential) 

The Manufactured Home Community planning district coincides with the R-4 Zoning District 

and recognizes and supports the existing manufactured home parks in sections 14, 20 and 31. At 
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least two of the existing manufactured home communities have additional ability to expand and 

appropriate zoning has been allocated for that purpose. Given their ability to expand, it is felt 

that the existing facilities and the adjacent areas continue to contain adequate land area to 

satisfy long range demands. In order to maintain a balanced stock of housing Egelston 

Township should monitor the number of sites within manufactured home communities and 

limit the percentage of mobile homes in the total housing stock to under the current percentage 

of just under 30% or a ratio of approximately 2.5 conventional single family homes to one 

manufactured home. All manufactured home communities should be required to locate with 

public sewer and public water supplies. 

Commercial Land Use 

Commercial establishments typically seek out major streets with high traffic volumes to 

maximize their visibility and encourage drive-in trade. When a major street begins to develop 

commercially however, traffic congestion too often occurs and conflicts result between through 

traffic and the vehicles entering and exiting business driveways. 

The Master Plan recognizes that the demand for a variety of commercial types of development 

are likely to increase within the planning period. These demands will continue to be greatest 

along the along Apple Avenue (M-46) where traffic volumes are highest, and where commercial 

establishments can take advantage of high traffic volumes and a more concentrated consumer 

market.  It is important to direct this type of development in a manner which minimizes some 

of the undesirable effects that additional commercial strip development brings.  

PC-Primary Commercial (C-1) 

This designation applies to areas intended to support retail and personal service 

establishments. These businesses cater to the day to day convenience needs of 

residents in the immediately surrounding residential areas. The areas are generally 

intended to be developed under zoning provisions outlined under the existing C-1 

Commercial Zoning District contained in the Township Zoning Ordinance. 

The Master Plan strongly encourages the creation of retail and community service 

or "City Center" area in the Apple Avenue/ Wolf Lake Road intersection area and 

westward. The area has easy access to several existing and/or emerging 

neighborhoods. It is within this area that the Township administration building, fire 
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station and recreation center exists along with a food center and several retail and 

service businesses have already located. The appendix contains a detailed 

conceptual narrative and “sub-area plan” for the Egelston City Center.  

SC-Secondary Commercial (C-2) 

A secondary focus of commercial activity includes the commercial areas at the 

intersection of Apple Avenue and Maple Island Road. This area is intended for a 

broad range of commercial retail and service activities oriented toward a regional 

market. This area of the Township has good regional access. Commercial land uses 

range from retail to service establishments that are both destination oriented and 

drive-by businesses. The areas illustrated may be developed under provisions of the 

C-2 Commercial zoning district but it is recommended that concepts of walkability, 

connectivity, mixed uses and compactness be encouraged. These concepts are 

embodied in the Egelston City Center sub-area plan and should be utilized in the 

development of this area 

ROC - Mixed Use Residential/Office/Commercial Plan District. 

A majority of the remaining Apple Avenue corridor continues to encompass a 

mixture of vacant land, residences and commercial businesses. Within these areas 

development and redevelopment potential exists for a variety of uses including 

residential, retail and office use. The ROC area is therefore envisioned as a mixed 

use Planning District where flexible development guidelines requiring meaningful 

buffers, landscape controls and access management techniques are used to influence 

development in the intermingling of residential and commercial properties. The 

ROC designation is intended to support housing and professional services oriented 

development in areas of good housing access. At larger intersection nodes, retail 

service establishments catering to the needs of employees and nearby 

neighborhoods could be accommodated as part of mixed use developments 

established under a coordinated development scheme such as a planned unit 

development.  

Commercial Design Standards 



   

Egelston Township Page 52 
 

Unless careful site planning and access controls are instituted, conflicts between uses can 

occur, opportunities for integrated uses lost, and the capacity of streets can be greatly 

reduced. It is recommended that site plans and the rezoning of land designated on the 

Future Land Use Map for commercial purposes be done cautiously to help assure that 

development is not done prematurely or haphazardly, with disregard for the lack of 

utilities, adjacent existing uses or those that will develop later, on an adjoining site. 

Implementation of the commercial land use plan should therefore include implementation 

the following recommendations: 

1. Utilization of flexible planned unit development zoning provisions which 
facilitate and encourage proposals that incorporate integrated mixed uses, joint 
access and alternate access characteristics. 

2. Knowledgeable use of zoning standards and the site plan review process. The 
Site plan review process should be used to promote land use and transportation 
objectives and to increase site design quality relative to; 

• Wastewater collection and storm drainage: Unless public sewer and 
engineered drainage systems are provided, major development should not 
be permitted. 

• Driveway Location and Spacing: Driveways should be located as far from 
street intersections as possible to avoid left turn conflicts and businesses 
should be encouraged to use joint driveways whenever possible. Driveways 
should be spaced to reduce conflicts and provide gaps in traffic for safer 
ingress and egress. To promote adequate driveway spacing, commercial 
parcels located on arterial streets should have a minimum of 200 feet of street 
frontage. Driveway standards should be applied at the time of 
redevelopment and new development. 

• Landscaping: Commercial development should provide landscaping along 
the street edge to enhance aesthetics and screen parking areas. Specific 
landscaping requirements should be incorporated in the zoning ordinance 
for use in ensuring adequate and uniform landscape treatment among 
businesses. 

• Alternate Access: Wherever possible a secondary means of ingress and/or 
egress should be provided. For corner parcels, alternate access could take the 
form of access to an intersecting street. For interior parcels, access across 
adjacent parking lots, access to another street to the rear of the property, or 
development of a new distinct frontage road or rear access service drive 
parallel to the  major street are all desired alternatives.  

• Signs: The number, size and location of signs should be controlled and kept 
to a reasonable minimum to avoid motorist confusion and to insure 
individual business identities. 
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• Pedestrian Access: Where appropriate, sidewalks or pathways should be 
provided to link businesses with each other and residential areas. Pedestrian 
access will be critical to the creation of a "walkable" town center as 
envisioned for the Apple Avenue/Wolf Lake Road area. 

Industrial Land Use 

The Future Land Use Map identifies existing and future industrial areas. Industry is vital to a 

diversified tax base and for providing local employment opportunities. Industrial areas must 

be located for good highway access and situated to minimize potential conflicts with residential 

uses. Industrial development should also be supported by the provision of adequate sewer and 

ultimately public water. 

LI - Light Industrial Planning District (I-1) 

The Future Land Use Map identifies a Light Industrial Planning district (LI) area 

west and south of the Muskegon County Wastewater Treatment system. Another 

LI area is located on south Wolf Lake Road, north of Evanston Ave. The Light 

Industrial Planning District should only support industrial uses that produce 

minimal impacts on adjoining land uses. This planning designations corresponds to 

the I-1 Industrial Zoning District. 

GI - General Industrial (I-2) 

The General Industrial Plan District supports heavy industrial uses and 

encompasses the established industrial park in sections 31 and 32 along Evanston 

Avenue. These intensive industrial uses have the potential to produce off-site 

environmental impacts (e.g. noise, odors, glare, etc.) heavier truck traffic and other 

influences that have a larger impact on adjoining land uses. This planning 

designations corresponds to the I-2 Industrial Zoning District. 

Wastewater Management System - WMS  

The Wastewater Management System (WMS) Plan District supports the County owned waste 

water management site. The area is expansive and extends well into adjoining Mooreland 

Township. The uses and activities that occur within Egelston Township include both lagoon 

and irrigation forms or wastewater treatment, farming of field crops and limited industrial 

activity. 
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Conservation – CON  

The Conservation Plan District (CON) is the Muskegon State Game Area which has a primary 

function and purpose of wildlife management and land conservation and preservation. Wildlife 

management, forestry, hunting and other limited outdoor recreation are activities that are 

carried out there. The area is publicly owned and all carried and or closely monitored by the 

Michigan Department of Natural Resources. The CON planning designation falls within the R-5 

Agricultural and Resort Use Zoning District. 

Conservation Corridor - CC  

The Conservation Corridor Plan District outlines environmental buffer areas for water courses. 

The planning district runs across several zoning districts along the Townships major stream 

courses. It is intended to highlight the need for a greater measure of protection for these 

important natural features. The effort to protect the streams is part of a regional watershed 

planning effort to protect the rivers and streams and to improve surface water quality in 

general.  

The CC district is intended as an overlay, designating the land closest to the watercourses as the 

area that is best left as a buffer between structural development and harmful surface disruption 

practices and the watercourse. When implemented this simple regulatory tool can be highly 

effective in achieving water quality objectives. Within the designated buffer, extensive removal 

of natural ground cover and clear cutting of trees is discouraged. Structures and development 

activities will be encouraged to be setback a minimum of fifty feet from the high water mark 

and contiguous wetland areas. Implementation measures include amendments to the zoning 

ordinance. The few farmers that may be affected will generally be exempt from the zoning 

regulations. Implementation measures could also include educational efforts to encourage 

farmers to use best management practices near watercourses. 

Maple Island Road Corridor- MICor 

See the Maple Island Road discussion included in “Chapter 7 Transportation and Utilities”(. 

The entire Maple Island Road corridor has been highlighted on the Future Land Use Map as an 

overlay corridor District that crosses several other planning designations. Within this corridor 

district, traffic projections and access management studies should be made in recognition the 

increased potential for change brought about by changing truck traffic patterns.. Pending the 
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outcome of those studies and projections, a special zoning overlay should be considered for the 

purpose of instituting additional building setbacks, increased lot widths and access 

management controls that cross multiple zoning districts.  

Parks and School Sites 

For reference purposes, the Future Land Use Plan identifies the major township park and school 

facility locations. Such facilities are typically accommodated within the zoning districts in 

which they are located either as a matter of right, exception or by special zoning provisions.  
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Chapter 6 
TRANSPORTATION AND UTILITIES 

 

As in all communities, there is a direct functional relationship between land use patterns and its 

transportation patterns. This relationship should be coordinated as part of the Future Land Use 

Plan. Similar to land use, traffic volumes are influenced by development patterns in the region 

and the amount of through traffic. Thus, the Township must look beyond its boundaries and 

jurisdiction in order to ensure responsible planning. This involves cooperation with Muskegon 

County Road Commission (MCRC), Michigan Department of Transportation (MDOT) and 

surrounding communities.  

ACCESS MANAGEMENT 

Preserving the traffic carrying capacity of a roadway helps to avoid costly improvements and 

safety problems. Transportation studies have consistently shown that the number, design, and 

location of driveways along major roadways has a direct effect on traffic flow, ease of driving 

and accident potential. Because of the negative effects of driveway proliferation on traffic flow 

and capacity, every effort should be made to limit the number of driveways and to encourage 

access from side streets, service drives, frontage roads, and shared driveways. 

The most effective means of ensuring proper access management is the site plan review process, 

enforced through the zoning ordinance. However, in order to properly administer site plan 

review, the Township should ensure that Future Land Use along major corridors adequately 

considers the function of the adjacent roadways. 

A common misconception is that local communities have no input on driveway locations if the 

state or county has jurisdiction over the roadway. Although local regulation cannot conflict 

with the road authority (i.e. be less restrictive), it can control driveway locations through the 

site plan review process. Communication and coordination with the road authority is important 

but through this process local governments do have authority to control the placement and 

spacing of curb cuts as long as they are not less restrictive than the road authority. 

Lots on Arterial Streets 

Lots that have frontage on major streets often have no other means of access. This can have 

troublesome effects particularly if interior lands are not part of the initial lot’s development and 
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subsequent interior development is allowed to have its own distinct access point within the 

original frontage area. This creates a high number of individual driveways along streets that 

often carry high speed traffic and results in significant traffic hazards. 

When the interior of a property is being developed, flag lots with narrow frontage should be 

prohibited. In commercial and industrial settings, shared access is the desired alternative and in 

both business and residential settings appropriately spaced series of perpendicular interior 

streets can be one of the required solutions. Where appropriate, connection of these streets with 

streets or common easements parallel to the major street should be required and as many lots as 

possible should be required to gain access from these interior streets.  

In rural areas rather than lining a major street directly with residential lots, a frontage street or a 

marginal access interior street should be created and the lots should back up to the major street. 

Additional landscaping or fencing may be provided for the back yard areas of these lots if 

homes are involved. 

Driveway Spacing 

Speed along many major roads is a significant concern, spacing between driveways must be 

carefully considered. Increasing the distance between each driveway provides a measure of 

safety by ensuring that drivers are not confused as to the location of driveways, since they may 

be separated by a wide distance. This also allows for a sufficient distance to slow down to enter 

the driveway. 

The Zoning Ordinance may call for a minimum frontage on major roadways that will be 

developed for more intensive land uses. Proper spacing will help ease traffic conflicts between 

driveways and vehicles on the street. Driveway spacing (and lot frontages) will be less on those 

streets that are developed with land uses that generate less traffic. 

Driveway controls are especially important when considering commercial and other 

nonresidential development. Spacing of drives should be as far from the intersection of public 

streets as possible. Sharing of drives for adjacent properties should also be required, where 

feasible. Limiting access points clearly helps provide an added measure of safety for uses that 

generate higher volumes of traffic. 
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FUTURE ROADWAY IMPROVEMENTS 

Over the next twenty years, new growth in some areas of the Township may make necessary for 

major improvements to some existing roadways. In addition, continuing maintenance of 

existing road surfaces, including resurfacing, shoulder, and drainage improvements will also be 

necessary. In most instances however, where low intensity land uses are planned, resurfacing 

may be needed but even the major arteries should not need major improvements such as 

widening. Some intersections may require upgrading as traffic increases, but those 

improvements should be relatively minor. 

Traffic operations are typically evaluated by the extent to which motorists are delayed in their 

travel. Future traffic operations are evaluated by comparing projected traffic volumes to the 

capacity or the road network. Roadway capacity is defined as the number of vehicles that can 

travel through an intersection or roadway segment during a specified time period. Generally, 

traffic operations and capacity analysis is evaluated for the peak hours of traffic. 

Compared to many communities in West Michigan, Egelston Township’s traffic conditions are 

generally manageable. Traffic volumes on most streets are relatively low, with comparatively 

few accident problems, reflecting its low density development and lack of major traffic 

generators, such as shopping centers. The heaviest volumes occur during the morning and 

afternoon peak hours, since the trips taken by these vehicles are primarily work oriented. An 

average two-land, rural roadway has the ability to safely accommodate up to 16,000 vehicles 

per day.  The most heavily traveled roadways, including M-46, are under their capacity and will 

not require major widening in the foreseeable future.  

The following generalized transportation related recommendations are intended to address existing 

problems and to avoid problems in the future: 

1. Development along arterial and collector roads, especially access by individual 
driveways, should be limited. New subdivision roads (both public and private) 
accessing the collectors and arterial roads should be planned for interconnectivity and 
reviewed for safe sight distance, proper acceleration and deceleration lane tapers and 
any left hand turn problems that may occur. 

2. Establish road improvement priorities. Through cooperation with the Muskegon 
County Road Commission, monitor traffic volumes and road conditions as part of an 
ongoing program that establishes road improvement priorities. In this way, the 
Township and County can objectively allocate limited resources to those areas having 
the greatest need. 
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3. Consider the ability of existing roadway conditions to handle projected traffic 
volumes resulting from new development when reviewing rezoning requests, special 
land uses and PUDs. 

4. Maintain private road regulations.  Limits on the length of cul-de-sac streets and the 
interconnectivity of the street network should be analyzed prior to the authorization of 
new private streets. The Township should reserve the right to require private street 
interconnectivity and/or the creation of a public street where the logical extension of a 
public street or interconnectivity of streets is judged necessary to maintaining the 
safety and capacity of that nearby collector and arterial streets.   

 

Maple Island Road Corridor 

One important corridor to watch carefully, is Maple Island Road. That corridor runs north 

and south through the eastern portion of the Township and connects with Interstate 96 in 

Ottawa County and M-120 in Newaygo County. It is expected that the U.S. 31 bypass of 

Grand Haven (M-231) that is presently under construction, will enable a large amounts of 

traffic normally routed through Muskegon, to route more directly to and from places such 

as Fremont, Newaygo and other Michigan communities along M-37 and elsewhere to the 

north. The Michigan Department of Transportation and the affected counties have yet to 

conduct detailed assessments but it is expected that increased truck traffic on this route, 

along with passenger traffic increases could be significant. 

 Emphasis should be placed on the preservation of land (future right of way) needed to 

handle future lane expansions or additions at the Maple Island Road/M-46 intersection. 

Similar consideration should also be given to the two mile long section north of M-46 to 

White Road where economic development on the east side of the road is being encouraged 

and could also add local traffic demands.  

Apple Avenue 

The problems of strip commercial development have been well documented over the 

years. A multitude of commercial uses, each with its own driveway or driveways, 

creates traffic congestion and turning movement problems and increases the likelihood 

of accidents. Apart from a recommended geographic allocation of land uses in response 

to existing and preferred development patterns, the Plan recognizes the need for better 

access control measures along the Apple Avenue corridor. The following 

recommendations are intended to address these concerns. 
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1. Access control standards should be designed to regulate and coordinate access to 
undeveloped land along Apple Avenue. . These standards should address such 
items as driveway placement, width, and number; acceleration and deceleration 
lanes; driveway distance from intersections; joint driveways; frontage roads and 
service drives; and pedestrian movement. In establishing access control standards, 
the Township must enlist the support of the Muskegon County Road Commission 
and the Michigan Department of Transportation officials in reviewing site plans for 
new developments so that the access control standards developed by the Township 
can be implemented. 

2. Egelston City Center Sub-area Plan. The "sub-area plan" contains conceptual 
recommendations for land use in the Wolf Lake Road/Apple Avenue 
intersection area. Along with making land use recommendations, the sub-area 
plan includes provisions for internal streets and intersections, access control, 
landscaping, and pedestrian movement. This plan should be presented to MDOT 
and utilized as a starting point for the framing of long range intersection design 
improvements implemented by MDOT.    

 

PEDESTRIAN SAFETY AND NEIGHBORHOOD COMFORT  

"Transportation" is no longer synonymous only with the automobile, but refers to the 

movement of people by whatever means of transportation people choose to use, including 

walking, public transit, biking, and other non-motorized means. When more transportation 

alternatives are available, it is less likely that any one form will become over loaded or slowed 

by congestion, fossil fuels are conserved and public health is improved.  

The term that has recently become popular to convey the concept of a multi-modal 

transportation system is “complete streets”. Complete streets entails making a transportation 

network that serves the entire community, leads to improved transportation choices that 

includes walking and bicycling. Developing sidewalk and/or shared path networks linking 

residential areas to community areas, shopping and places of employment and enjoyment 

benefits senior citizens, children, teens and adults of all ages by giving them safe and pleasant 

alternatives to driving everywhere. Complete streets strategies promote public health by allowing 

people to incorporate activity into their daily routines, while at the same time making 

vehicular transportation more efficient by reducing short trip travel within the community. 

Since each complete street is unique, it is impossible to give a single description but the ingredients 

that may be found on a complete street in include sidewalks, bike lanes (or wide paved 
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shoulders), frequent crossing opportunities, pedestrian signals, curb extensions, and perhaps 

ultimately, comfortable and accessible bus stops.  

The following types of improvements are part of the complete street package and can greatly 

enhance pedestrian comfort and safety. 

 Site amenities such as bench seating, bike racks and trash receptacles could encourage 
more pedestrian activity and bicycling. 

 On-street bike lanes could improve safety. 

 Sidewalks could be added or improved in some locations. 

 Street buffers could be created parallel to sidewalks by adding decorative berms, 
street trees and dense shrubs. 

 Parking lot screening and landscaping could improve aesthetic character. 

 A consistent use of signs, building materials, and architectural character. 

 Overhead utility lines could be placed under ground and street lighting fixtures could 
be added to further improve aesthetics. 

 

INTEGRATED SIDEWALKS AND TRAIL SYSTEM 

Pedestrian and non-motorized circulation provides enormous benefits to residents from a 

social, economic and environmental perspective that improve the quality of life within the 

community. Several of these benefits have been previously introduced but include: 

 An alternative to automobiles so traffic volumes can be reduced. 

 Improved accessibility to schools, churches, the library, parks and other public or 
institutional uses. 

 Designation of specific areas for non-motorized travel can improve safety since it 
separates bicyclists (especially the younger and casual bicyclists) from vehicular travel 
lanes. 

 Increased public access to natural features such as woodlands and wetlands. 

 A heightened awareness and preservation of sensitive resources. 

 Increased access to the river and parks improves opportunities for recreation. 

 Affordable, year round active recreation available to all age groups that improves 
community health, family togetherness and neighborhood cohesion. 

 New business and economic development opportunities at trail heads and way 
points.. 

 Increase in the value of property situated along the pathway. 
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The Township should continue to strive to improve and expand its pedestrian system to help 

maintain community cohesiveness. This can be done by the creation of an integrated sidewalk 

and trail system that connects significant parks and open spaces, neighborhoods, schools and 

businesses.  

In order to integrate “off-street trails” and create walkable and bikeable streets throughout the 

Township, it desirable to make logical interconnections of the pathways with the existing and 

future sidewalks and the existing street system. Under this approach a network of sidewalks, 

off street pathways and designated bike routes will make the entire Township (residential 

neighborhoods, commercial areas, schools and parks and open space) accessible to pedestrians 

under the concept of “complete streets”. This will require the eventual expansion of the  

sidewalk system and the designation of certain street segments as “bicycle routes”.  

Designated Bicycle Routes 

From a bicycle trail design and engineering point of view, cyclists fall into two broad categories.  

Type I-Recreational Cyclists: Novice or occasional riders 

These cyclists tend to ride at slower speeds. Generally, they have less road 
experience and avoid automobile traffic because of a fear of being hit by a car. 
Slower speed riders prefer residential streets and off-street trails. 

Type II- Serious Cyclists: Experienced and frequent riders 

The second category of cyclists is typically the higher speed riders. They 
generally have more road experience and thus, are more willing to ride on most 
streets in heavier vehicular traffic. The higher speed riders, like the first group, 
choose the roads less traveled when they have a choice, but will use the major 
roads when necessary to get where they want to go.  

Routes for the faster riders require stricter design criteria but those criteria also meet the needs 

of the slower riders. With a goal of improving the riding and trail conditions for all cyclists, 

using the more experienced cyclists as the prototypical rider for the design guidelines whenever 

possible accomplishes this objective. One can 

see that the opposite is not true by picturing a 

high speed rider on an Off-Street trail which, at 

least when compared to roads, is relatively 

narrow and winding. Riders traveling at higher 

speeds under these conditions will increase the 

trail's accident potential. 
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The off-street trail is still within the street right-of-way  and is basically an extra wide sidewalk 

designed to accommodate the higher travel speeds of cyclists and skaters. These trails are 

typically  6’-12’ wide and are when available, separated from the vehicular traffic by several feet 

of right-of-way, preferably at least 6 feet. They are not always parallel to the curb but can 

meander around existing trees and landforms to give interest and variety to the walking or 

riding experience. These trails usually connect residential neighborhoods to neighborhood 

centers, retail, schools and parks. 

 
  
 Off-Street Trail 
 
On Street Bicycle Route Criteria 

The selection of routes to be used as designated bicycle routes should be based on the following 

criteria: 

 Location of governmental and educational centers schools, Township Halls, Public 
Library, Post Office, Museum, etc.  

 Locations of local churches. 
 Locations of existing and future parks and regional parks. 
 Location of retail (City Center). 
 The condition and design of existing streets.  
 Truck routes. 
 Avoiding dead end routes, loops are the optimum configuration. 

 
Implementation considerations 

1. Bike route signage will be used to identify bike routes. 

Off-Street Trail 
6 ft. or Wider 

On-Street Bicycle 
Lane 
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2. The roadway will be restriped to provide a wider outside lane for bicycle traffic. The 

restriping should take place if the restriped traffic lanes are at least 11’ wide and 

restriping will allow for at least 1.5’ of additional lane width in the outside lane.  

3. Prohibition of on-street parking may be necessary in order to complete certain on 

street bike route segments. 

Where street width is too narrow to accommodate two on-street bicycle lanes on the route, 

consideration should be given to the widening of sidewalks to at least 6 feet to create an off-

street trail segment on at least one side of the street. 

UTILITIES 

Sewer System 

Areas of the Township that are not served by the municipal sewer rely on septic systems 

which are placed and installed under the direction of the Muskegon County Health 

Department. In the past was anticipated that sanitary sewer service would ultimately be 

extended throughout the township. This plan suggest that certain areas in the southeast 

corner of the Township remain at very low rural densities and that public sewer therefore 

not be planned for that area.  

Elsewhere, the Master Plan supports the continued emphasis of the local system, with 

continued emphasis on locations experiencing high residential density development and 

commercial and industrial development. Some residential development areas out of the 

immediate range of the public sewer extensions could be allowed to develop initially at 

maximum zoned densities with the use of engineered, private community wastewater 

treatment facilities. Development of such areas should, however, only be allowed to occur 

with the understanding that the private treatment systems are an interim measure and that 

connection to the public system will ultimately be required.  

Water System 

In order to fully recognize the area’s potential for long term sustainable economic growth it 

is recommended that a water system within Egelston Township be developed. The 

feasibility of such a system may be increased if it is planned and coordinated as part of a 

regional system such as that originally envisioned under the Muskegon Regional Water 
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Alliance. The system should ultimately parallel the extent of the sanitary sewer system with 

initial elements directed toward industrial and business customers or to resolve drinking 

water quality and public health issues that might arise in already developed areas. 
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Chapter 7 
Implementation 

 

In order for the Master Plan to serve as an effective guide for the controlled development of 

Egelston Township it must be implemented. Primary responsibility for implementing the 

Plan rests with the Egelston Township Board, the Planning Commission and the Township 

staff. This is done through a number of methods including the adoption and enforcement 

ordinances; capital improvement programs; and cooperation and partnerships with other 

public agencies and the private sector; and administrative procedures. 

The Master Plan itself is not a regulatory device. The implementation of the Plan must occur 

as the result of zoning and capital improvement decisions of the Planning Commission and 

Township Board who establish and administer land use regulations and who plan and 

provide needed public improvements. Private citizens, including individual home, business 

and land owners are also involved in fulfilling the recommendations of the Master Plan by 

the actual physical development of land uses and through the rezoning of land. The 

authority for this, however, comes from the Township government. Cooperation between the 

public and private citizens, including developers, is therefore important in the successful 

implementation of the Master Plan. 

Zoning and Related Land Development Regulations 

Zoning represents a legal means for the Township to regulate private property to achieve 

orderly land use relationships. Zoning is the process most commonly used to implement 

community master plans. The zoning process consists of an official zoning map and zoning 

ordinance text. The official zoning map divides the community into different zones or 

districts within which certain uses are permitted and others are not. The zoning ordinance 

text notes the uses which are permitted and establishes regulations to control densities, 

height, bulk, setbacks, lot sizes, and accessory uses. The zoning ordinance also sets forth 

procedures for special land use approvals, street access regulations and sign controls, among 

others. These measures permit the Township to control the quality as well as the type of 

development. Other regulations include Subdivision and Site Condominium Control 

Ordinances, land division ordinances, private road regulations, and blight ordinances. 
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The Township Planning Commission and Township Board are charged with making 

necessary revisions to zoning regulations and other development standards to ensure that 

the recommendations of the Plan are carried out. Along with the recommendations contained in 

the Future Land Use Chapter, specific implementation measures, including several changes to the 

zoning Ordinance and Zoning map are outlined in the Goals and Objectives Chapter of this plan. 

Evaluating Land Use Changes 

The Egelston Township Master Plan and Future Land Use Map continue to express the general 

desire among residents and Township officials to retain the predominately single family 

residential character of the Township. However, provisions for alternate housing types need to 

be included in order to meet the changing economic and demographic needs of the population. 

At the same time there is a relative "open slate" nature to some of the of Township's current 

landscape.  Some aspects of the Master Plan and Future Land Use Map are fairly specific and 

other aspects are general in scope and are intended to be flexible. This flexibility is manifested 

by the depiction of the low to medium density residential planning areas and a "mixed use” 

corridor area of Apple Avenue. Of special significance is conceptual “Egelston City Center” 

which on one hand is intended to define a specific style of land use arrangement, but on the 

other hand there is recognition that public/private cooperation and flexibility will be the keys 

to bringing about the changes necessary to create a true City Center. Elsewhere along the 

Apple Avenue corridor, long standing zoning districts are recognized but a range of acceptable 

future land use alternatives are indicated rather than precise relationships.  

Utility extensions and future economic conditions will provide much greater clarity as to the 

ultimate scope and relationships of the various development types within the mixed-use 

districts rather than inflexible “Euclidean style” zoning. There is also no precise schedule to 

implement the recommendations in the Plan. Market demands, the availability of public utilities 

and provisions for adequate roadways, public services and other triggering or threshold factors 

such as the availability of similarly zoned and serviced land in the vicinity should be considered 

when reviewing any request for rezoning a particular parcel of land.  

While the Future Land Use Map does portray the recommended general geographic location 

and extent of  future land uses and it does form the basis for zoning, it is not the “Official 

Zoning Map”. It should not, therefore, always or necessarily be relied upon to establish the 
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precise boundaries of land use or exact locations of future uses. At the time of actual rezoning, 

the land use change or changes that would be brought about by the rezoning should be 

evaluated carefully. As with any land use decision, the application of generally accepted 

“zoning criteria” can be essential to reaching fair and consistent decisions.  

Zoning Criteria 

The following evaluation criteria should be used by the Planning Commission and Township 

Board when zoning or land use changes are requested or otherwise contemplated: 

1. Can the property reasonably be used under its present zoning classification? 

2. Is the proposed use compatible with other zoning and land uses in the area? 

3. Would it be more appropriate to add the proposed use to the existing district as a use 
permitted by right, or by special use permit, or by Planned Unit Development than to 
rezone?  

4. Is the location proposed appropriate for the range of uses permitted in the zone requested or 
contemplated? 

5. Are uses in the proposed zone equally or better suited to the area than the current uses?  

6. Does the proposal constitute a “spot zone” that is unsupported by rational land use 
planning? 

7. Can the proposed development be adequately served by public utilities and services? 

8. Is it consistent with development trends in the area? 

9. Is the proposed rezoning consistent with both the policies and the uses proposed for that area 
in the Master Plan? If not, is the plan current and reasonable, or does it have to be updated? 

Consistency with the Vision, Goals and Recommendations of the Master Plan 

If conditions upon which the Master Plan and Future Land Use Map was developed have 

changed significantly since the Master Plan was adopted, factors such as economic conditions, 

demographic shifts, new utility lines, changing traffic conditions and other reasons should be 

considered by the Planning Commission as part of their deliberation. Particular attention 

should be paid to the adopted Goals and Objectives to ensure that they remain valid, and that 

the proposed rezoning or land use change does not impair their intent. It is also important to 

consider the timing of certain rezoning requests relative to the recommendations of the Future 

Land Use Plan. In some cases the Future Land Use  Plan may suggest a certain end use for a 

particular area but because of the lack of utilities or transportation improvements the rezoning 

to enable the end use should not occur until the necessary infrastructure is programmed and in 

place. 
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Prepare and Adopt Capital Improvements Program 

Capital Improvements Programming is the first step in a comprehensive management 

system designed to set priorities and to accomplish the community’s goals and objectives. It 

is a means of planning for the funding and implementation of major construction and land 

acquisition activities. The typical CIP is six years in length and updated yearly. The first year 

in each CIP contains the capital improvement budget. The program generally includes a 

survey of the long-range needs of the entire governmental unit covering major planned 

projects along with their expected cost and priority. The Township Board then analyzes the 

project's financing options and the interrelationship between projects. Finally, a project 

schedule is developed. Priority projects are included in the Capital Improvements Program. 

Low priority projects may be retained in a Capital Improvements schedule which may cover 

as long as 20 years. 

The CIP is useful to the Township, private utilities, citizens and investors, since it allows 

coordination in activities and provides the public with a view of future expectations. 

Recreation Plan 

The Plan recommends that the Township maintain a recreation plan in order to be eligible 

for state recreation funding programs such as the Land and Water Conservation Fund, and 

Michigan Department of Natural Resources Trust Fund. Assistance under these programs is 

available for planning, acquiring land, and developing a wide range of outdoor recreation 

areas and facilities. The programs are administered by the Michigan Department of Natural 

Resources and are financed by funds appropriated by the federal government and state 

legislature. Under the LWCF program, grants of up to 50% of the cost of a project are 

available; under the MNRTF Program, 100% funding may be obtained. 

Planning Education 

Planning Commissioners should attend planning seminars to keep themselves informed of 

planning issues and learn how better to carry out their duties and responsibilities as 

Planning Commissioners. Seminars are regularly sponsored by the Michigan Association of 

Planners (MAP), the Michigan Township Association (MTA), and MSU Cooperative 

Extension Program and all are valuable resources for Planning Commissioners. There are 

also several useful planning publications for Planning Commissioners. 

Inter-Governmental Cooperation 



   

Egelston Township Page 73 
 

Inter-governmental cooperation on certain land use issues and utility issues can pay 

dividends to all involved. In an effort to manage growth properly, the Township desires to 

establish goals and regulations consistent with those of its neighbors so that the immediate 

area develops in a compatibly efficient manner, without over development. Consequently, 

Egelston Township hopes to minimize incompatible land uses across municipal 

boundaries and to manage growth in such a way that the strengths of each community 

are taken advantages of and that competition between communities for tax base and 

economic development dollars is minimized. The implementation of programs or policies 

resulting from this strategy will necessitate endorsement and support from all jurisdictions 

involved. This activity must be on-going and includes the notions of collaborating with 

adjacent communities in areas such as utilities, joint land use planning.  

Public Information 

It is important that the proposals of this Plan be discussed and understood by the citizens of 

Egelston Township. Acceptance of this Plan by the public is essential to its successful 

implementation. Steps should be taken to make Township residents aware of this Plan and 

the continuing activities of the Planning Commission. This can be accomplished through 

newspaper reports of Planning Commission activity. Contact with local civic and service 

organizations is another method which can be used to promote the Township's planning 

activities and objectives. 

Revisions to the Master Plan 

Under Michigan statute, the Master Plan must be reviewed annually and updated every five 

years. This will keep the plan responsive to new growth trends and current Township citizen 

attitudes. In the annual and five year review processes the planning goals, land use 

information, population projections and other pertinent data should be revised as necessary.  
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Project Overview  
 
 
The Muskegon River Watershed covers approximately 2725 square miles and is contained within twelve counties in northern Michigan: Clare, Crawford, Kalkaska, Lake, 
Mecosta, Missaukee, Montcalm, Muskegon, Newaygo, Osceola, Roscommon, and Wexford. There are 140 townships, cities, and villages that are partly or wholly within the 
watershed boundary.  Together these municipalities had a population of about 358,000 persons in the year 2000, compared to a population of 220,800 persons in 1960. For this 40-
year period the 140 municipalities population has increased by approximately 62% (137,200 persons). It is estimated, based on the 2000 census, that the human population just 
within the Muskegon River Watershed is approximately 247,500 persons.  
 
A major focus of this project was to inventory the current (based on 1998 aerial photography) land use and cover conditions within the watershed. The inventory was started in 
2002 and completed in 2003.  A change assessment was then done to understand how land use and cover conditions changed within the watershed from the previous inventory of 
1978.  This Atlas attempts to characterize the landscape of individual watershed townships by taking a close look at its surface geology, topography, presettlement landscape, and 
its 1978 and 1998 land use and cover conditions.  
 
Land use and land cover changes have been identified as major factors in environmental problems both globally and locally.  Replacing natural habitats with human development 
has many impacts on our natural environment.  The Wege Foundation, with support from the Fremont Area Community Foundation, has generously funded the creation of this 
Atlas.  The Atlas is to be used as a tool by local officials to help them understand the dynamic process of land use and cover change that is occurring within their respective 
townships, and the implications associated with these changes.     
 
Building a Sustainable Future for the Muskegon River Watershed: A Decentralized Approach --A Project of: The Muskegon River Watershed Partnership 
Project Partners:          
 
Grand Valley State University -     Langworthy, Strader, LeBlanc & Associates    Local Conservation Districts 
Annis Water Resources Institute 
 
Michigan State University: The Nature Conservancy        West Michigan Shoreline Regional Development Commission   
Remote Sensing & Geographic Information  
Science Research and Outreach Services,   
Department of Geography, and the 
Urban Planning Program     Land Conservancy of West Michigan     USDA – Natural Resources Conservation Service 
 
 
 

        
Open Field           Forest            Agriculture       
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Surficial Glacial Geology and Presettlement Landscape 
 
Surficial glacial geology describes the local landscape found within the Township.  Surficial geology information identifies large glacial deposits such as outwash plains or 
moraines.  These landforms or deposits, which helped shape the landscape of today, were created by glacial ice during the Pleistocene (Ice Age) Epoch.  This information can be 
used by managers and planners to help them understand the patterns and processes that created our landscape.1  
 
Presettlement landscape data describe Michigan’s native vegetation as it appeared prior to widespread European settlement in the 1800’s.  These historical data make a good 
reference point when trying to understand the cumulative impacts that the fragmentation, degradation, and conversion of our landscape have had on our natural systems.2  
 
Overview of Egelston Township Landscape  
 
Elevation varies from 176 meters along the Mosquito Creek to 227 in the southeast corner of the Township.  Elevation changes abruptly along the edge of the Muskegon River 
floodplain.  Total change in elevation is 51 meters or about 167 feet.    
 
Lacustrine sand and gravel covers 95% of the Township, indicating that the land is located on an ancient lakebed.  In presettlement times, higher elevation area in the south 
supported White Pine-White Oak forest (67% of the total land area).   Mixed Hardwood swamp (16% of the total land area) and Hemlock-White Pine forest (4% of the total land 
area) occupied the Muskegon River floodplain.  Shrub Swamp/Emergent marsh was found both near the Muskegon River and along the middle of the upland’s eastern border.  The 
Shrub swamp was the third most common cover type, occupying 6% of the Township.  A 490-acre Oak/Pine barren was adjacent to the upland section of the Shrub swamp.  
 
Today, the Township is a mixture of forest, agriculture, and urban development.  The Muskegon River floodplain is mostly wetland and Lowland Hardwoods, whereas Central 
Hardwood and Oak forest is the dominant upland forest type.  The northern, low elevation area is free of urban development.  In other areas, most land that is not forested is 
residential, commercial, or industrial property.  Part of the Muskegon County Wastewater Management System is located on the Township’s eastern side.  The aerating, settling, 
and spraying areas of its land treatment processes cover all 11,000 acres in Egelston and Moorland Township.  About 5,200 acres of cropland are part of the system’s land area 
(both Egelston and Moorland Townships).  Residential development is especially abundant along many of the county roads and lakes in the Township. 
 
 

 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
References: 
 
1 W.R. Farrand & D.L. Bell, 1982. Quaternary Geology of Southern Michigan, The University of Michigan, Ann Arbor, MI. 
 
2Comer, P.J., D.A. Albert, H.A. Wells, B.L. Hart, J.B. Raab, D.L. Price, D.M. Kashian, R.A. Corner, and  D.W. Schuen. 1995. Michigan’s Native Landscape, as Interpreted from the General Land Office Surveys 1816-1856. Michigan Natural Features Inventory, 
Lansing, MI. 78p. 

Landform Description Acres 
Dune sand 872
Lacustrine sand and gravel 21868
Water 188
TOTAL 22928

Presettlement Vegetation Types Acres 
Beech-Sugar Maple Forest 182 
Beech-Sugar Maple-Hemlock Forest 76 
Black Ash Swamp 18 
Hemlock-White Pine Forest 964 
Lake/River 448 
Mixed Conifer Swamp 306 
Mixed Hardwood Swamp 3568 
Oak/Pine Barrens 490 
Shrub Swamp/Emergent Marsh 1461 
White Pine-White Oak Forest 15417 
TOTAL 22928 













Note: The process of land use and cover change is extremely dynamic.
The graphic above shows the most common change processes that occur.

Land Use/Cover 
Change Statistics

1978 to 1998

14

Agricultural land
Decline in

Farming Intensity
or

Farm Abandonment

Natural land

Forest

Grasses/forbs
open field

Intensification of Farming
or

Land Clearing

URBAN

Succession

Harvesting

cropland

Orchard

pasture

Natural to Natural change

Shrub open 
field

Natural
Succession

Agricultural 
brush clearing

Agriculture to Agriculture change Agriculture to 
Natural change

Natural to 
Agriculture
change

Land conversion/development

Agriculture to 
Urban change

Natural to 
Urban change

Residential

Commercial

Industrial

Land Use/Cover Types 1978 1998 Net Change Percent Change
Commercial/Institutional 206 277 71 34.5
Confined Feeding/Permanent Pasture 263 103 -160 -61.0
Coniferous Forest 498 563 65 13.0
Cropland 2244 2132 -112 -5.0
Deciduous Forest 12236 11271 -965 -7.9
Grasses and Forbs - Open Field 450 478 28 6.3
Industrial 106 285 179 169.2
Other Agricultural Land 0 19 19 100.0
Other Developed Area 2362 2383 21 0.9
Residential 2194 3105 911 41.5
Shrub Open Field 911 793 -118 -13.0
Water 320 272 -48 -15.0
Wetland 1141 1250 109 9.6
TOTAL ACRES 22931 22931
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Population 1960 to 2000

Land Use/Cover Change Analysis 1978 to 1998
(acreage reflects only those areas in the township that have

changed land use or cover during this 20 year period)

30%25%% Change

953760691998

731048681978

Population*Amount of Urban (acres)Year

Urban Sprawl Index

30%

25%

* Years 1980 and 2000

An area is considered to be “sprawling” when the rate of land consumption exceeds the rate of population
growth. This Urban Sprawl Index compares the relative amount of change in acreage used for 
development to the relative amount of change in population.  The higher the index value the greater the
“sprawl” in the Township.  A value of 1 indicates no sprawl has occurred.

NOTE:
To help simplify the maps on pages 12 and 13, areas of  
change less than one acre were eliminated from the maps.
As a result, values in this bar chart may be slightly different
from the values in the table on page 14.

Net ChangeFigure 1

Figure 2

Figure 3

Analysis

•Urban use experienced a net increase in acreage (1213 acres). Agricultural use and 
natural cover experienced a net decrease in acreage (-293 acres and -920 acres, 
respectively) (Fig. 1)

• Overall, 10% of the land area (2396 acres) changed use or cover during this 20 year period 
(Fig. 2d) (Examine maps on pages 12 and 13 to see where this change has occurred)

• Overall, urban land exhibited the largest amount of change (1214 acres) (Fig. 2a)

• New urban land was most often developed on former natural land (1062 acres) and former 
agricultural land (152 acres) (Fig. 2a)

• Most of the new urban development in the Township was into single-family residential 
units, accounting for 905 acres (75% of the urban development). New houses most often 
were developed on forest (630 acres) followed by open field (127 acres) and cropland (81 
acres) (data not shown, extracted by GIS analysis)

• As a result of farming intensification, 136 acres of former natural land were converted to an 
agricultural use (Fig. 2b), whereas 24 acres of land were converted to a different type of 
agricultural land practice (Fig. 2b)

• Due to a decline in farming intensity or farm abandonment, 277 acres of agricultural land 
reverted back to a natural condition of grasses and forbs open field, shrub open field, or forest 
(Fig. 2c)

• As a result of natural plant succession, 744 acres of natural cover changed to another natural 
condition (e.g. open field to forest) (Fig. 2c)

• As population increased (by 2227 people since 1980), urban development expanded. The 
Sprawl Index of 0.8 suggests that the rate of land consumption has not exceeded the rate of 
population growth and no sprawl is occurring (Fig. 3)
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Egelston City Center 

Concept Plan 

 
 Included in the Egelston Township’s 2007 Master Plan is the stated objective and 

a number of recommendations that implicitly encourage the transition of Wolf 

Lake/Apple Avenue intersection area from today’s disconnected and incoherent mix of 

land uses, cross streets and vacant land into “an identifiable and functional town 

center”. The focus of this Master Plan amendment is to further define the town center 

concept by embracing the tenants of “Smart Growth” and the ideals of “complete 

streets”. In so doing, the town center or “Egelston City Center” concept will be one that 

incorporates residential, retail, office and civic uses into a walkable, pedestrian-oriented 

activity center.  

 
THE EGELSTON CITY CENTER VISION 
 

The Egelston City Center is envisioned to be a vibrant, active 

place where residents can live, work, shop and recreate. It is 

intended to be the most urbanized area of the Township and 

will serve as the shopping, civic and cultural heart of the 

community. Development within the City Center will be 

organized around the four quadrants of the Apple Avenue/ 

Wolf Lake Road intersection. Each quadrant is envisioned as a 

distinct activity center but each will be efficiently conveniently 

linked with well planned intersections and walkable 

pedestrian crossings. Existing land uses within the City Center 

may continue in concurrence with future development. 

 

 It is believed that by planning and facilitating a more dense and diverse 

complementary mixture of uses within this key area, the Township will be 

demonstrating its long to term to commitment to planning and “smart growth” and that 
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this will in turn generate new private investment and create a synergy of activity and 

energy that ultimately attracts a new generation of consumers and residents to the area. 

 Apple Avenue is the main highway corridor in Egelston Township and because of 

the number of existing nearby neighborhoods and businesses the intersection with Wolf 

Lake Road is expected to be the focus of much future development and redevelopment. 

Today the land uses in the intersection area consist of a number individual businesses 

including a grocery store, a sit down restaurant, fast food restaurant, a bank, two 

gasoline station/mini-marts and several other individual personal service and 

automobile service related businesses. Also located here is the Egelston Township Hall 

and Library building and the adjacent fire station. The area’s redevelopment and infill 

potential stems from several vacant commercial buildings, a number of older residential 

structures and an abundance of under utilized and vacant parcels interspersed within 

each of the intersection’s four quadrants. Beyond the intersection proper, however, is a 

radiating pattern of both large lot and smaller lot moderate income, single family 

homes. 

 A new direction or catalyst is needed however, in order for the area to develop 

into an identifiable and desirable center of economic activity for the community. 

Specific policies to guide future development within the district are provided below. 

They are intended to be applied in conjunction with the design policies also contained in 

this document, as well as any other policies contained in this Plan. 

 
GOALS AND POLICIES 
 
Goal #1: Establish the City Center as the Civic and Cultural Heart of the 
Egelston Township 

1. Seek opportunities to locate complementary civic facilities within the City Center 
to serve surrounding neighborhoods and to provide a “one-stop” setting for 
residents to access Township services. Examples include the existing Township 
Hall and Library as well additional facilities such as a new fire station, a 
community center/teen center, performing arts center, senior center or similar 
facilities. 

2. Within the City Center a variety of opportunities to incorporate of public art and 
culturally-oriented activities and uses should exist. Public spaces (e.g., a central 
park or plaza) should be designed to facilitate community events such as 
parades, open air markets and festivals. The City Center concept in intended to 
create an atmosphere rich with opportunities for the display of public art in the 
design of new public buildings, plazas and streetscapes. 
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Goal #2: Establish The City Center As A Mixed-Use Development That 
Serves The Community And Region 

1. The City Center will contain a mix of retail, office, residential and live/work 
opportunities and will be designed to provide a pedestrian-oriented “main 
street” character. This broad mix of uses will parallel and complement the City 
Center’s governmental and civic emphasis. Appropriate land uses may include: 

• Retail - A range of small to medium scale retail services uses will be 

incorporated. 

• Entertainment and restaurants. Restaurants, street cafes, theaters and night 

clubs will be included to promote a vibrant atmosphere. 

• Professional office/employment-Medical and professional offices and other 

related service uses should be located above retail store fronts or integrated as 

live/work units, rather than being sited as stand alone facilities. 

• Personal Service Uses- Salons shops will serve municipal employees and 

nearby local residents, while also attracting other township residents, 

residents of nearby community’s and visitors to the region. 

• Urban housing-Apartments and condominiums above retail storefronts, 

live/work units, small lot single-family and townhomes, will all be encouraged 

to promote 24-hour activity within the area and to help diversify housing 

options within the Town. 

• Plazas and public space-A range of common space amenities should be 

incorporated to complement the more compact character of the four quadrant 

activity center. 

• Single family residential- These neighborhoods contain a mix of single family 

home styles, and duplexes, /or townhomes on individual lots in a planned 

neighborhood setting in peripheral areas of the City Center. SF neighborhoods 

should be designed to include a recognizable center or gathering space such as 

a pocket park or square. 

 

EGELSTON CITY CENTER DESCRIPTION 

 
The Egelston City Center plan is a tool that presents a conceptual vision of the 

Apple Avenue/Wolf Lake Road area in the future. The plan was crafted as means of 

illustrating how various “smart growth” tenants can be used to create a more vibrant 
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community focal point within Egelston Township. The illustrations show an 

interconnected street grid supporting a variety of compatible uses which are accessible 

via multiple modes of transportation. The desire is for a human-scaled, more walkable, 

suburban environment that will serve as the focal point of the community.  

 While the concept plan and the accompanying illustrations suggest a specific 

street layout and land use arrangement for each quadrant, it is fully acknowledged that 

the timing and ultimate nature of development will be highly influenced by market 

forces. The Township must therefore be flexible but it must also be seen as the steadfast 

promoter of the plan. That will require not only guidelines and regulations but a 

commitment to working with land owners to ensure land use compatibility and 

appropriate high quality site design and with MDOT and Muskegon County Road 

Commission to ensure proper roadway design.  

The City Center concept is loosely defined by the four geographic segments that 

created by the Apple Ave. Wolf Lake Road intersection and include the following: 

Northwest Quadrant: This element of the City Center is driven by public 
initiative and funding (expanded Town Hall/Civic Center, senior housing, 
town square, library and new fire barn. This quadrant includes some existing 
and new commercial development. 

Northeast Quadrant: The conceptual layout envisions a PUD lifestyle center 
example with elements that are privately developed but influenced by mixed 
use design standards and principles. 

Southwest: Elements are primarily the result of private investment. 
Infill/redeveloped sites/vertical mixed use-retail/service, live work units and 
apartments along with nearby single family and urban density multi-family 
residential. 

Southeast: Compact residential design layout, interconnected with residential to the 
east and smaller mixed use commercial corner. 

 

Mixed-Use Areas and the Relationship To Surrounding Development  

 The Egelston City Center should be proactively integrated with and connected to 

the surrounding neighborhoods rather than leaving them disconnected and being 

cordoned off as an isolated pod or node of development. Setting them apart or 

segregating them through the use of fences, walls, cul-de-sacs and a lack of pedestrian 

connections will not create the integrated mix of uses desired by the plan.  
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 Within the City Center itself both vertical and horizontal mixed use patterns are 

foreseen. A vertical pattern of two to three stories is encouraged and is preferred as an 

alternative to large volume single-use “big box” commercial developments. Vertical 

mixed-use development integrates two or more land use types within a single, multi-

story building, with each use occurring on a different floor.  

Where multi-story buildings are used, the most “busy” or active uses (retail and 

restaurants) should be located on the ground floor of buildings and residential and 

office uses should be located on upper floors. Parking facilities are typically shared 

between the uses and could include an attached or integrated parking structure. Where 

vertical mix buildings 

occur near existing single 

story neighborhoods, the 

height, massing and scale 

of city center buildings will 

need to be made 

compatible with those 

located nearby. This can be 

done by stepping down the 

height of the higher-

density City Center 

buildings to match the height of the existing adjacent uses and through the use of a 

transitional housing style consistent with the nearby existing housing. 

 Horizontal mixed-use development includes the co-location of several types of 

uses or buildings as part of a cohesive development in proximity to each other; however, 

each building maintains its own separate use. Parking facilities are typically centrally-

located surface lots and are shared between uses. Where single story buildings with a 

horizontal mix occurs, residential uses can be physically integrated with non-residential 

uses and should be used to provide transitions that create a visual link to surrounding 

neighborhoods.  

 
Residential Characteristics  
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 Residential uses may ultimately represent between 25 and 30 percent of the total 

land area within the City Center area. This percentage could increase however, 

depending upon the extent to which retail and offices can be attracted to the area and 

the extent to which competing uses are allowed to locate elsewhere within the 

immediate market area. 

 Residential neighborhoods should be interconnected with a network of streets to 

provide efficient connections and to accommodate vehicular, bicycle, and pedestrian 

circulation. Developing new public or private streets that only serve small land areas should 

be avoided and wherever possible multiple connections providing multiple outlets to M-46 

(Apple Avenue) and Wolf Lake Road should be developed. Safe and direct pedestrian and 

bicycle connections to surrounding neighborhoods and the larger community should also 

be provided using linkages to existing sidewalks and planned trail and pathway system. 

Above all, the new residential neighborhoods should be connected to the new mixed-use 

activity centers and other planned development areas and to the surrounding community. 

 

Single Family Residential -The Single Family Residential (SF) 

neighborhoods should contain a mix of single family residences and 

duplexes, on individual lots in a planned neighborhood setting. These 

neighborhoods should be designed to include a recognizable center or 

gathering space such as a pocket park or square. The SF designation allows 

for densities of 4-5 dwelling units per acre. 

 Single family residential neighborhoods will be located in portions of the 

Southwest, Southeast and Northeast quadrants. SF neighborhoods will be 

located close to both Wolf Lake Road and Apple Avenue but will be accessed 

by new collector streets that will give the neighbors direct accessibility to the 

mixed use areas.  

 

High Density Residential. The high density residential areas are 

intended to be comprised of medium density single family housing (including 

small lot single-family residences, duplexes, patio homes, townhomes, 

apartments and condominiums) mixed with or in close proximity of retail, 

offices and live-work units. The highest density areas will provide residents 
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with the ability to meet many of their day to-day needs within close proximity 

of their home. Parks and civic spaces should be incorporated as appropriate 

depending upon the scale and location of the housing. Residential densities 

will be between 8-15 dwelling units per acre, depending upon location and 

relationship to other uses. 

 
Parking Location, Design and Stormwater Management.  

 Off-street parking for mixed-use developments should be located behind 

buildings and away from primary street frontages. If feasible they may be even within a 

structured parking deck, 

or tucked underneath 

the building in podium 

fashion. The use of on-

street parking and 

where the appropriate 

mix of uses exists, 

“shared parking” is 

strongly encouraged to 

provide a portion of the 

required parking and to 

promote a more compact pattern of development.  

 The use of “rain 

gardens” is encouraged 

as part of all off street 

parking areas. Rain 

gardens are planted 

depressions that allow 

stormwater runoff from 

impervious urban areas 

like roofs, driveways, 

walkways, parking lots 

and compacted lawn areas the opportunity to be disbursed and absorbed into the 

ground instead of flowing into storm drains and dedicated oversized stormwater 

Source: City of Rochester Hills, MI 

A curbed landscape island with breaks or “leak off” gaps that capture runoff 

from pavement 
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detention and retention ponds. Rain gardens can help to improve water quality in 

nearby bodies of water by cutting down on the amount of pollution reaching creeks and 

streams dramatically.  

 Because they reduce the amount of surface water that rests on a property, rain 

gardens are an effective way to help control erosion and flooding on commercial 

properties and can reduce the size or eliminate the need of land conventional storm 

water management ponds that can be quite land intensive. Rain gardens can be installed 

in essentially any low spot, and can be designed to look as informal or as formal as 

desired. 
 
Circulation and Access 

 The mixed use areas should have a well connected network of streets to provide 

efficient linkages between uses and to accommodate multiple modes of transportation 

including; vehicles, bicycle, and pedestrians, as well as existing or future transit service. 

Direct vehicular and pedestrian connections to the adjacent neighborhoods, commercial 

and civic uses should be provided, as should linkages to existing and planned trail 

systems. The City Center should be integrated with the surrounding development in 

terms of its circulation and access, rather than walled off and isolated from it. 

Linkages 

 Each quadrant should be organized around a network of informal open spaces 

and trails that provide internal visual and physical linkages and external linkages to the 

surrounding network of parks, open space, and trails, as identified in the Township’s Parks, 

Recreation, Open Space and Trails Plan, should be provided.  

Public Gathering Spaces 

 The City Center should contain a variety of 

plazas, pocket parks, patio dining spaces, and other 

formal outdoor gathering spaces to provide 

opportunities for residents and visitors to 

congregate. Gathering spaces should be interspersed 

throughout the area, integrated with the overall 

design of surrounding development and should be easily accessible from the area’s trail 

and sidewalk network and the adjacent uses. Outdoor gathering spaces should include 
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features such as movable tables and chairs; shade structures; fountains or other water 

features; benches; seat walls and/or raised landscape planters; shade trees; pots or 

hanging baskets filled with seasonal plant material; information kiosks; sculptures or 

other public art features. 

 

Road Design 

 The City Center 

concept envisions the 

creation of a new, 

alternative “Main Street” 

that provide access to land 

uses and keeps the focus  of 

moving large volumes of 

traffic at speeds of 45 mph 

and above on Apple Avenue 

and to a lesser extent on Wolf Lake Road. Alternative road design and streetscape 

elements can however, make these corridors more inviting to pedestrians.  

 The Apple Avenue and Wolf Lake Road intersection will be a “multimodal 

intersection designed to operate with pedestrians, bicycles, cars, buses and trucks. The 

diverse uses of the intersection will involve a high level of activity and shared space and 

the intersection must accommodate an almost-

constant occurrence of conflicts between all 

modes. Since most traffic accidents occur at 

intersections safety will be most important 

consideration in intersection’s design.  

 The designing of an intersection that is 

appropriate to accommodate all users must be 

performed on a case-by-case basis and the design 

extends beyond the immediate intersection. It encompasses the approaches, medians, 

driveways and adjacent land uses. The Michigan Department of Transportation (MDOT) 

will be responsible for design. It is important that MDOT be aware of the community’s 

objectives and priorities and understand the design trade-offs relating to vehicular 
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capacity, large-vehicle turning requirements and conflicts that the community is willing 

to accept in order to achieve accessibility and convenience for pedestrians and bicycles 

and the efficiency of public transit service. MDOT and the Muskegon County Road 

Commission must, therefore, be brought into the planning process at an early stage in 

order to bring about the desired changes. Additional right of way may also be needed to 

accommodate the full spectrum of users. It is important that any future right of way 

needs be identified as soon a possible and through its development regulations the 

Township can minimize the expense of right of way acquisition by preventing 

unnecessary encroachments. 

Public transportation and the ideals 

of “complete streets” must go hand-

in-hand with the City Center 

concept. Streets designed with all 

users in mind help connect transit 

to destinations – work, stores, 

school, and home. Transit stops 

require crossing the street at least 

once and a complete streets mentality ensures the streets have safe crossings and 

accessible sidewalks to get passengers, regardless of ability, from the bus to where they 

need to go. Because the Apple Avenue/Wolf Lake Road intersection may be looked at as 

the “gateway” to the community an aesthetic treatment of the intersection design should 

also be included. 

 
Walkability 

 There are a number of design elements that can enhance the pedestrian 

experience and make the area pedestrian-friendly. Pedestrian scale design elements 

include, wide sidewalks, street trees, street lighting, safe crosswalks, signage and spaces 

for informal gathering and sitting. The following recommendations will help improve 

the pedestrian experience of the City Center and result in major shift from the current 

automobile-oriented development pattern, recognizing that many of these will require 

the cooperation of MDOT and the MCRC. 

• Develop and adopt standards for uniform street lighting, sidewalk design and 

crosswalks. 
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• Create pedestrian right-of-way areas in all crosswalks. 

• Require “curb bulbs” at intersections and crosswalks to help slow traffic on 

new streets. 

• Require crosswalks to be made of a material with different appearance and/or 

texture than the roadway (i.e. textured concrete, concrete pavers). 

• Require uniform street lighting (parking lot lighting is separate) that does not 

to exceed 20 feet in height. 

• Make pedestrian connections to the surrounding neighborhoods a priority. 

• Install crosswalks with signage and pedestrian refuges across both Apple 

Avenue and Wolf Lake road so that all four quadrants are walkable and 

interconnected. 

• Require driveway and minor street intersection entrance treatments to include 

“pinch points”, “bump outs”, raised crosswalks, raised intersections, textured 

surfaces and/or speed humps at intersections. 

• Install signalized pedestrian crossings along Apple Ave. 

 
Street Cross Section(s) 

With and Without on Street Parking 
 

                
Source: Greater Mt. Pleasant Area Non-motorized Plan 
 

Design Guidelines 

Buildings create a backdrop to the activity on the street and establish a scale to the 

streetscape. To insure that a pedestrian friendly background is developed it is important 

to identify maximum and minimum building heights and building setbacks and to 
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determine the type of streetscape that will be required. The standards that are 

implemented as a result of this plan should be based on the following key design 

principles: 

• Development should be designed of durable materials and project a 

distinctive, yet timeless image.  

• Development should be built close to the street, rather than set back behind 

large parking fields to create a more compact, pedestrian-friendly character 

than that which is typically found within the Town. Multiple uses may be 

mixed within the same building, resulting in a more vertical orientation (e.g., 

up vs. out); however, the overall scale of development will be that of a small 

“town” not a “city”. 

• Proposed and renovated buildings should have major entrances, windows and 

frontages oriented toward street and pedestrian ways.  

• Street facing facades should be designed with traditional pedestrian scaled 

doors and large windows to allow for window-shopping. The intention of large 

pedestrian scaled windows is to create a relationship between people and the 

vendor; windows should not be opaque or highly tinted. Photos or 

advertisements that prevent views into the shop or traditional storefront 

display should not be permitted. 

• Parking lots should be located behind buildings; discourage parking between 

the front of buildings and the street. Encourage shared parking between and 

behind new buildings. 

• Additional clearly articulated entrances should be located off of the rear 

parking areas  

• Care should be taken to control the scale of buildings since the buildings define 

the scale of the streetscape.  

• Using overhangs and awnings attached to the front façade to shelter window 

shoppers is encouraged to create a human scale. 

• Trademark or themed buildings should be discouraged. 

• Blank walls along the street frontages should not be permitted.  
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• Establish requirements for high quality landscape design by requiring that the 

Landscape Plan drawings be prepared, signed and sealed by a licensed 

landscape architect as part of the site plan application. 

• Require continuous sidewalks to extend the pedestrian environment from 

adjacent residential areas and the City Center District. 

• Provide pedestrian and bicycle connections to adjacent residential areas and 

land for future pedestrian and bikeway connections to future residential 

neighborhoods. 

 
Sidewalks and pedestrian crosswalks connect various land uses in this mixed-use center, 
and small-scale buildings are located close to the roadway to enhance pedestrian views. -
Design Guidelines Manual, Chesapeake, Virginia 

 
Implementation 

 In order to implement the “City Center” it will be necessary to provide a range of 

incentives to encourage and/or assist property owners to redevelop their properties. The 

zoning ordinance will also need to be examined and revised to ensure that regulations 

are in place to facilitate and encourage the type of development and redevelopment that 

the Township is seeking. In addition, the Township needs to take a leadership role to 

help facilitate the improvements to the infrastructure (sewer, water, streets and 

communications systems) needed to support the redevelopment. 

The Township should investigate the development of a Corridor Improvement 

Authority (CIA) to help fund public infrastructure improvements. The CIA should be 

comprised of property owners, community and business leaders and Township staff. 
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Their responsibilities could include crafting unified design standards, raising funds for 

capital improvements and coordinating marketing strategies. 

 

 
Illustration highlighting on street parking, pedestrian orientation and streetscape 

along a City Center “Main Street”. 
 

 
Outdoor gathering and activity within the City Center 
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SINGLE AND TWO FAMILY HOMES 
 
ATTACHED MEDIUM AND HIGH DENSITY 
RESIDENTIAL 
 
RETAIL AND MIXED COMMERCIAL AND 
RESIDENTIAL 
 
GOVERNMENTAL AND OFFICE 
 
RELIGOIUS/INSTITUTIONAL 
 
PUBLIC SPACE 
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Sample 
 

“MIXED USE PUD DISTRICT 
 
SECTION XX.1  PURPOSE.  The MU-PUD District is established to permit and promote 
community scale, open air streetscape/main street style commercial centers consisting of 
businesses serving the specialty and leisure time shopping needs of the community at large and 
to promote public convenience and accessibility. Toward this end, mixed-use projects 
containing commercial, office and residential uses and common spaces are required. Controls 
are applied to this district allowing flexibility but requiring integrated design within the 
development; limited access to the existing public roadways, and integrated vehicular and 
pedestrian facilities within the development and between adjacent developments.  MU-PUD 
developments will be designed to ensure compatibility with existing and future residential 
development in the area. The District is not intended to be accomplished in a fragmented, lot-
by-lot fashion or developed with a single type of land use.  The commercial, office and 
residential components will be developed concurrently or in assured, pre-approved phases in 
order to insure the achievement of a development with integrated multiple uses and support 
facilities  
 
Although compatible peripherally located uses may be included within a MU-PUD 
development, the PUD's design should be predominated by building and landscape design 
elements that encourage connectivity and which collectively create a village square, 
marketplace or main street atmosphere. MU-PUD zoning districts will therefore be developed 
with a variable but coordinated architectural theme having equal emphasis on pedestrian 
movement and vehicular circulation. The overall arrangement of buildings should create an 
internal traffic flow and focus for both vehicles and pedestrians.  
 
SECTION XX.2 ELIGIBLE PROPERTYAND PRODEDURE. Property may be zoned to MU-PUD 
on the initiative of the Township or on private initiative and application by the owner of an 
eligible property. Property that is eligible for MU-PUD Zoning shall include the Egelston City 
Center as defined in the Egelston City Center sub-area plan, the SEC Secondary Commercial 
Service Center and the ROC: Mixed Use Residential/Commercial planning districts as defined 
in the Egelston Township Master Plan, as amended from time to time.  
1. Township Initiated MU-PUD: For the purposes of making a Township initiated MU-PUD 

zoning map amendment (rezoning), the Township shall first prepare and adopt sub-area 
plan for inclusion in the Egelston Township Master Plan. The property must then be 
rezoned in accordance with the provisions of Section 401 of the Michigan Zoning 
Enabling Act, being PA 110 of 2006 as amended. Subsequent to rezoning, the sub-area 
plan shall serve as the preliminary PUD zoning plan for the area legally described in the 
zoning map amendment. Receipt of final PUD approval and site plan approval shall 
thereafter be the responsibility of the property owner and a requirement for 
development authorization within the MU-PUD District (ref. Article VII, Sec. 4). 

2. Property owner initiated MU-PUD: The procedure and effect of a property owner initiated 
MU-PUD ( a MU-PUD located outside of a zoned MU-PUD District) shall be as outlined 
in Article VII. “Planned Unit Development” of this ordinance. 

Any PUD request for a MU- PUD that is initiated by the property owner OR any development 
within a Township initiated MU-PUD must be accompanied by a site plan in accordance with 
the requirements of Article VII. The plan must illustrate the total development of the land 
proposed for development  and the relationship of the development to other existing buildings 
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and structures on adjacent lands. so as to assist the Planning Commission in evaluating whether 
the proposed project complies with the intent and standards of the MU-PUD District. 
 
SECTION XX.3  USES PERMITTED.  Except as otherwise provided by this Article, land in the 
“MU-PUD Mixed Use Planned Unit Development District” may be used for a combination of 
the purposes provided below and subject to the limitations for the uses as set forth in this 
Article. 
 
Hospitality and food service establishments including: 

1. Restaurants without drive-in or drive-through service 

2. Cafes, delicatessens, food catering establishments 

3. Patio/al fresco dining facilities 

Retail sales establishments including: 

4. General merchandise and variety stores 

5. Food and grocery stores such as butcher shops and fish markets, fruit and vegetable 
markets dairy products stores, candy, nut, and confectionery stores and retail bakeries  

6. Stores selling apparel and personal accessories at retail 

7. Furniture and home furnishings, and home and office supply stores selling items such as 
floor coverings, drapery and upholstery, household appliances, radios, televisions, and 
electronics, computers and software, videos and DVD’s (except adult oriented), records, 
tapes and discs, musical instruments and office supplies at retail. 

8. Miscellaneous retail stores for items such as antiques, articles on consignment, sporting 
goods and bicycles, books(except adult oriented), stationery, jewelry, art, hobbies, crafts, 
toys, and games, cameras and photographic supplies, gifts, novelties, and souvenirs, 
luggage and leather goods, sewing, needlework, catalog and mail-order, tobacco 
products and accessories, and news dealers  

9. Florist shops without major green houses 

10. Drug stores without drive through 

11. Stores selling building materials such as paint, glass, wallpaper plumbing and electrical 
fixtures and hardware, at retail excluding outdoor storage and those selling basic 
building material such as lumber, roofing, siding or concrete products as the 
predominate stock in volume.  

Business services including:  

12. Advertising agencies, adjustment and collection services, credit reporting services, direct 
mail services, photocopying and duplicating services, commercial art and graphic 
design, secretarial and court reporting, building maintenance services, employment 
agencies, computer programming services, data processing, and messenger service 
stations. 

13. Miscellaneous repair services such as for radios, television, computers and similar 
electronics, household appliances and furniture, watches, clocks and jewelry when 
incidental to a principal retail use only.  

Personal services including:  
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14. Beauty and barbers shops, travel agencies, fitness centers, tanning and manicure salons, 
tailor and dress making shops, shoe-repair shops 

15. Laundry/Dry Cleaning, pickup and drop-off only 

16. Dance, art, music, and similar professional studios 

Office and institutional uses including: 

17. Banks and other financial institutions without drive-through 

18. Professional offices of doctors, dentists, optometrists, lawyers, accountants, realtors, 
architects, engineers, business or financial consultants or other professionals, and 
corporate, executive, administrative, or sales offices including incidental sales of medical 
or dental aids  

19. Offices and similar uses for municipal, state, federal, or other governmental agencies 

20. Business offices for builders, plumbers, heating, cooling contractors, electricians, 
decorators, and similar trades.  

Residential uses 

21. Single family, attached and multifamily dwellings units with a maximum of 10 dwelling 
units per acre within planned areas of the approved PUD site plan and having 
integrated vehicular and pedestrian access to the commercial elements of the project.  

22. Residential apartments and condominium units located above first floor retail and office 
space. 

23. A home occupation, subject to the provisions of Section ______ of this Ordinance.  

Other uses: 

24. Retail businesses or service establishments, except sexually oriented businesses and that 
are judged by the Zoning Administrator to be similar in character to those enumerated.  

 
SECTION XX.4 ANCHOR/CORNERSTONE USES PERMITTED SUBJECT TO SPECIFIC 
AUTHORIZATION OF TOWNSHIP BOARD.  The following uses are permitted within the MU-
PUD District but must be planned and specifically authorized at the time of initial MU-PUD 
final development plan approval. The uses shall be developed in accordance with standards 
provided for PUDs and the specific standards applicable to each use as set forth elsewhere in 
this Ordinance, except that the Township Board in its discretion may vary those specific 
standards in order to achieve the intent and purposes of the PUD: 
1. Department stores  
2. Movie theaters, concert halls, free standing places of religious assembly 
3. Automobile service stations for the sale of gasoline or accessories and the performance of 

incidental services such as tire changing, oil changes, greasing, mechanical repairs, and car 
washing, provided all work is conducted wholly within a completely enclosed building 
and when the location of such use is  

4. Colleges and universities 
5. Hospitals 
6. Homes for the Elderly or Retired and state-licensed residential facilities  
7. Hotels 
8. Parks  
9. Libraries and museums 
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SECTION XX.5 USES SPECIFICALLY PROHIBITED. The following uses are specifically 
prohibited in the MU-PUD zoning district: 

1. Manufactured homes sales or service 
2. Motels  
3. Motor vehicle sales 
4. Open air businesses except al fresco dining, outdoor catering and periodic sidewalk sales 

and display for tenant retailers only 
5. Recreational vehicle sales or service 
6. Retail building supply stores 
7. Sexually oriented businesses 
8. Warehouse type stores and buying clubs 

 
SECTION XX.6  SITE DEVELOPMENT STANDARDS AND CONDITIONS.  Except as 
otherwise provided in this Article, development plans for the use of land within a MU-PUD 
zoning district shall at a minimum comply with the standards and conditions provided in this 
Section as well as the standards and conditions applicable to all PUD districts as set forth in 
Article _____ and any other applicable provisions of this Ordinance. 
1. Mixed Land Uses Requirement 

a. A maximum of _______ percent of the overall MU-PUD project may be 
devoted to commercial (retail, service, office, and food service) uses and 
required parking.  The remaining __________ percent of the project shall be 
devoted to residential use. The required residential percentage shall be 
tabulated on the basis of total project floor area and include residential 
dwelling units located above first floor retail and office space. 

b. Some of the required residential component shall as determined necessary by 
the Planning Commission, be provided as transitional residential area 
between the business and parking elements of the PUD and nearby residential 
areas located outside of the proposed MU-PUD.  

c. The Planning Commission may recommend to the Township Board and the 
Board in its discretion may modify the requirements of Sections (the use 
provisions) if the Planning Commission and the Township Board find, based 
on facts presented by the applicant, that all of the following criteria are met: 

1. Even if the modification is approved, the resulting MU-PUD 
development will be consistent with the purpose and intent of the 
MU-PUD zone district as provided by Section (the use provisions) and 
by other applicable provisions of this Zoning Ordinance; 

2. The modification is justified due to the nature, size, density, location or 
design of the proposed MU-PUD development. 

2. Area Requirements, Building and Parking Lot Setbacks and Greenbelts 

a. In order to be rezoned, on application by the property owner to MU-PUD, a 
site must contain at least 3 acres.  This requirement may be reduced by the 
Planning Commission if, in its discretion, it is determined that the PUD can be 
developed on a smaller parcel in accordance with the intent and standards of 
the MU-PUD district. 

b. The lot area, lot width, building setback, and yard requirements applicable 
within a MU-PUD shall be determined for the individual PUD being 
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proposed, by the Planning Commission, based on the application of site 
planning criteria to achieve integration of the project with the planned 
characteristics of the overall MU-PUD project area.  In making these 
determinations, the criteria considered shall include the following: 

1. Overall design of the project relative to its compatibility with and 
ability to advance the concepts of mixed use development as 
enunciated in the Egelston Township Master Plan. . For MU-PUD 
Developments located within in the designated Egelston City Center 
Concept Plan as included in the Egelston Township Master Plan, 
general compliance with the goals and policies, description and design 
guidelines included in the plan is required.  

2. Number, type and size of buildings. 

3. Proximity to adjacent existing and future land uses. 

4. Provision of integrated vehicular and pedestrian facilities, and public 
water, sanitary sewer and storm sewer. 

e. Internal Setbacks Within Designated Commercial/Mixed-Use Development 
Areas: Within designated commercial/mixed use development areas, build to 
lines and zero lot line and zero setback development concepts may be 
employed. To that end, flexibility will be granted in establishing the setbacks 
from internal lot lines (when applicable) and the right of way lines for internal 
public and private roads serving the interior of the site. Internal setbacks shall 
be considered and determined for the PUD by the Planning Commission and 
Township Board, at the time of final development plan approval based on the 
application of sound site planning criteria.  In making these determinations, 
the criteria considered shall include the following: 

1. The proposed overall intensity and design of the development relative 
to its ability to achieve the integration of mixed uses, provide safe and 
efficient pedestrian ways and avoid unsafe vehicular traffic 
movements and congestion on the internal street network.  

2. The adequacy of parking, landscape, drainage and open space designs 
to satisfy the internal needs of the development.  

f. Designated Residential Area Yard, Building, And Area Requirements.  The lot 
area, lot width, building setback, and yard requirements applicable to the 
required designated residential development area components of a MU-PUD 
development shall be determined for PUD by the Planning Commission, 
based on the application of site-planning criteria to achieve integration of the 
project with the characteristics of the project area.  In making these 
determinations, the criteria considered shall include the following: 

1. Overall design of the project relative to its compatibility with nearby 
existing or proposed land uses.  

2. Number and type of dwelling units 

3. Proximity to adjacent existing and future land uses. 

4. Preservation of existing vegetation or other natural features on site.  

5. Topography of the site. 
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6. Provision of water, sanitary sewer, and storm sewer 

g. All front yard, side yard, and rear yards as ultimately established with the 
PUD shall be kept clear and un-obstructed and shall not be used for the 
storage or disposal of any materials, except in approved locations within the 
PUD, and shall be screened or landscaped or used for off-street parking and 
for loading and unloading in accordance with the purposes of the PUD. 

 
3. Permitted Residential Density and Floor Area Requirements. 

a. The Planning Commission shall determine the density for each designated 
residential area within a MU-PUD zoning district.  In no case, however, shall 
the density of development in a designated residential area exceed 10 
dwelling units per acre.  Within designated mixed-use buildings where upper 
level apartments and condominiums may be permitted, the permitted density 
shall be based the application of the minimum floor area requirements listed 
below.  

b. In determining the maximum allowable density, the Planning Commission 
and the Township Board shall be guided by the application of site planning 
criteria to achieve integration of the project with the characteristics of the 
project area, and shall consider factors including the impacts of the density of 
the proposed PUD on existing densities in the area and the intent and purpose 
of the residential portion of the MU-PUD zoning district. 

d. Residential Unit Size.  Except as provided below each dwelling unit located 
within an MU-PUD shall contain the following minimum amount of floor 
area: 

1. Single family detached dwelling: 

i. Single story dwelling unit, with basement - _____sq. ft. on first 
floor. 

ii. Two story dwelling unit - ______ sq. ft. on first floor, but not less 
than 1040 total sq. ft. for each dwelling unit. 

iii. All other single-family detached dwelling units - ______sq. ft. total 
sq. ft. for each dwelling unit.  

2. Two-family dwelling - _____sq. ft. for one unit, but not less than 
_______ total sq. ft. for both dwelling units. 

3. Upper level apartment/condominium dwellings- 

i. One bedroom – ______ sq. ft for each dwelling unit. 

ii. Two or more bedrooms ______ sq. ft. for each dwelling unit. 

4. Landscaping, and Open Space  

a. Strategically placed pedestrian plazas, squares, play areas and natural open 
space area as appropriate for both the “main street” environment and the 
residential environment, shall be provided. Such elements shall be designed to 
produce an esthetically pleasing environment  with sensitivity to vistas and  
the users. Pedestrian furniture and other age sensitive apparatus shall be 
provided in appropriate quantities and locations.  
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b. Landscaping shall be provided for greenbelts and parking lots as required by 
Article ____. Flexibility may be granted in the calculation of required 
landscape islands established under the Parking Area Landscaping 
requirements of ________ to allow for the aggregation of areas and their 
placement along internal streets when adjacent to the parking area. 

5. Pedestrian and Bicycle Facilities.  

Full and safe pedestrian and bicycle access shall be provided and shall link all areas and 
uses within the development. This shall include appropriate connections to 
the existing and planned sidewalk and bicycle paths in the community and 
surrounding neighborhoods as well as sidewalk connections to all building 
entrances from public and private street system. In addition: 

a. Safe and secure pedestrian furniture in appropriate quantities and locations 
shall be provided along sidewalks and bicycle paths.  

b. Secure bicycle parking spaces shall be provided. They shall be located within 
walking distance from the buildings they are intended to serve at a distance 
no greater than “X”(TBD) feet to the entrance. 

6. Access and Circulation 

The control of traffic is an important consideration in the development of a MU-PUD 
zoned area. The following standards shall be used by the Planning 
Commission in determining access to a site. 

a. A traffic impact study shall be submitted with the Preliminary Development 
Plan.  The study shall provide data and findings for on site and off site traffic 
control measures, information on the amount of traffic generated by proposed 
uses, the impact of traffic on adjacent and nearby streets, and other traffic 
information as required by the Planning Commission 

b. As a condition of approval of any MU-PUD, the Planning Commission shall 
find, based on the results of the traffic impact study and other information, 
that safe and efficient traffic flow will be maintained on adjacent and nearby 
streets once the proposed use is established. 

c. Interior roadways and parking lots shall be designed so that traffic circulates 
with a minimum of conflict.  Entrance points to parking areas shall be placed 
so as to avoid vehicles backing up onto adjacent roadways. 

d. Service drives shall be provided as recommended in the 1992 Plan for the East 
Beltline and the 1998 North East Beltline Joint Development Plan. 

7. Building Size, Placement, Appearance 

a. No more than two anchor type stores shall be permitted in the development. 
No individual building or anchor tenant space shall exceed a first floor area 
foot print of 75,000 square feet and total of 150,000 square feet. For the 
purpose of this Article an anchor store shall be defined as a store having 
greater than 40,000 square feet of leaseable floor area. 

b. Two and three story multi-tenant buildings are encouraged to accommodate a 
mixture of office and or residential units above the predominately retail first 
floor. 
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c. Buildings and structures shall have a coordinated, attractive, architectural 
theme. Anchor buildings and multi-tenant buildings shall be designed to 
avoid massive walls and homogeneous facades.  

d. Buildings peripheral to the development shall be generally oriented toward 
the interior of the site rather than toward passing traffic. It is recognized that 
at secondary or cross street entrances to the development's core area, potions 
of buildings that directly face passing traffic is unavoidable. Such areas shall 
be enhanced with attractive storefront entrances, screening, landscaping and a 
general presentation and character that is consistent with the village square, 
marketplace or main street character and design used throughout the 
remainder of the project. Extensive off street parking areas between buildings 
or in front of buildings that face the major streets are prohibited.  

e. Refuse and loading areas shall be screened from surrounding roads, 
residential, office, and commercial properties. The screening may be through 
internal loading areas, screening walls matching the building exterior in 
materials and design, fully opaque landscaping at time of planting, or 
combinations of the above. Gates and fencing may be used for security 
purposes, but not for screening, and shall be of high aesthetic quality. 

8. Off-street parking and loading 

Except as otherwise approved to accommodate shared parking under Article 
____ of this Ordinance, off-street parking and loading spaces shall be provided as 
required by Article ____ of this Ordinance. At least 75 percent of the parking 
spaces provided for residential units located above first floor retail and office 
space in designated mixed use development areas shall be provided and 
maintained in areas designated for the residential units and shall not be available 
for employee or business customer use. 

9. Lighting 

All outdoor lighting fixtures including but not limited to pole mounted or 
building mounted lights, shall be of uniform design shall be subject to the 
standards of ________.  

10. Storm Drainage 

a. A storm water management plan shall be submitted along with the Final PUD 
Site Plan.  The plan shall provide information on how storm water will be 
controlled during and after construction.  This plan shall be subject to the 
review and approval of the Township Engineer. 

b. On site storm drainage facilities shall be designed to respect the natural 
drainage pattern of the site.  

c. Storm water detention ponds and “rain gardens” shall be required if 
necessary for the management of estimated surface water run off.  Where 
necessary such features shall be located and designed so as to create a positive 
visual and environmental amenity within or adjacent to parking lots or along 
the streetscape. Potential hazards to pedestrians in the immediate area shall be 
minimized. 
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d. Measures shall be taken to prevent roadway and parking lot oil and gas 
residues and other pollutants from being discharged to the natural drainage 
systems. 

d. Compliance with any applicable Township storm water management 
ordinance is required. 

SECTION XX.6  SIGNS.  Drawings illustrating sign design, size, location and lighting shall be 
submitted to the Planning Commission in its review of the MU-PUD project approval 
application.  

SECTION XX.7  PHASING.  A development may be phased as delineated on an approved 
preliminary development plan, subject to the following requirements: 

1. If the development is sufficiently large so as to not practically allow full detailed 
plan review for each building site, the Planning Commission may allow, at its 
discretion, a preliminary development plan with only overall layout design 
elements illustrated.  Overall design elements include but are not limited to 
vehicular and pedestrian access and circulation, general building size, general 
parking requirements and layout, proposed grading, open spaces, utilities, and 
storm water management facilities.  Final PUD plans and final site plans will 
then be reviewed and approved by the full Planning Commission at a later time, 
but will only be approved if they comply with the approved preliminary plans. 

2. A phase shall not be dependent upon subsequent phases for safe and convenient 
vehicular and pedestrian access, adequate utility services, and open spaces. 

3. Development shall be started and shall be diligently pursued in the manner and 
sequence shown on the approved preliminary development plan. 

SECTION XX.8  INFRASTRUCTURE AND UTILITIES.  

1. A MU-PUD shall be served by a public sanitary sewer system and by either a public 
water system or private water system capable of being turned over to and accepted as a 
public system at the Township’s discretion. Water and sewer systems shall be approved 
by the Muskegon County Health Department and the Township Engineer.  A MU- PUD 
shall also have a drainage system for surface water run-off which shall be approved by 
the Muskegon County Drain Commission and the Township Engineer. 

 

2. All infrastructure (sanitary sewer, water, gas, electric, streets, sidewalks, trails, drainage 
and lots) intended to support the development shall be constructed concurrently with 
each approved phase of development and shall be appropriately sized and extended so 
as to support or facilitate extension to later phases of the MU-PUD and adjacent 
development areas.  
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ESSENTIAL ELEMENTS  
and  

PRINCIPLES OF SMART GROWTH 
• Discourage The Continued Conversion Of Rural Land At The Edges Of Metropolitan Areas. 

• Find Ways To Make Infill Development And The Restoration Of Older Areas More Attractive 
To Investors And Consumers. 

• Knit The Region Together With Transportation Systems That Reduce The Dependency On 
The Auto Mobile. 

Foster Distinctive, Attractive Communities with a Strong Sense of Place: By creating high-quality 
communities with architectural and natural elements that reflect the interests of all residents, there is a greater 
likelihood that buildings (and therefore entire neighborhoods) will retain their economic vitality and value 
over time. 

Mix Land Uses: In today’s service economy, communities find that by mixing land uses, they make their 
neighborhoods attractive to workers who increasingly balance quality of life criteria with salary to determine 
where they will settle. 

Preserve Open Space, Farmland, Natural Beauty and Critical Environmental Areas: Open space protects 
animal and plant habitat, places of natural beauty, and working lands by removing the development pressure 
and redirecting new growth to existing communities. 

Create Range of Housing Opportunities and Choices: By using smart growth approaches to create a wider 
range of housing choices, communities can mitigate the environmental costs of auto-dependent development, 
use their infrastructure resources more efficiently, ensure a better jobs-housing balance, and generate a strong 
foundation of support for neighborhood transit stops, commercial centers, and other services. 

Create Walkable Neighborhoods: As the personal and societal benefits of pedestrian friendly communities are 
realized – benefits which include lower transportation costs, greater social interaction, improved personal and 
environmental health, and expanded consumer choice – many are calling upon the public and private sector to 
facilitate the development of walkable places. 

Provide a Variety of Transportation Choices: Providing people with more choices in housing, shopping, 
communities and transportation is a key aim of smart growth. 

Take Advantage of Compact Building Design: By encouraging buildings to grow vertically rather than 
horizontally, and by incorporating structured rather than surface parking, for example, communities can 
reduce the footprint of new construction, and preserve more greenspace. 

Encourage Community and Stakeholder Collaboration: Smart Growth plans and policies developed without 
strong citizen involvement will at best not have staying power; at worst, they will be used to create unhealthy, 
undesirable communities. When people feel left out of important decisions, they will be less likely to become 
engaged when tough decisions need to be made. 

Make Development Decisions Predictable, Fair and Cost Effective: For smart growth to flourish, state and 
local governments must make an effort to make development decisions about smart growth more timely, cost-
effective and predictable for developers. 

Strengthen and Direct Development Towards Existing Communities: By encouraging development in existing 
communities, communities benefit from a stronger tax base, closer proximity of a range of jobs and services, 
increased efficiency of already developed land and infrastructure, reduced development pressure in edge areas 
thereby preserving more open space, and, in some cases, strengthening rural communities. 

 

 

 

 

 

 

http://http/www.smartgrowth.org/about/principles/principles.asp?prin=5
http://www.smartgrowth.org/about/principles/principles.asp?prin=1
http://www.smartgrowth.org/about/principles/principles.asp?prin=6
http://www.smartgrowth.org/about/principles/principles.asp?prin=3
http://www.smartgrowth.org/about/principles/principles.asp?prin=4
http://www.smartgrowth.org/about/principles/principles.asp?prin=8
http://www.smartgrowth.org/about/principles/principles.asp?prin=2
http://www.smartgrowth.org/about/principles/principles.asp?prin=10
http://www.smartgrowth.org/about/principles/principles.asp?prin=9
http://http/www.smartgrowth.org/about/principles/principles.asp?prin=7
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Futuring Workshop Results  
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Egelston Township  

Public Workshop Results 

April 30, 2013 
 

Guiding principles obtained from Public workshop 

(in rank order based on participant voting) 

 

Elementary, secondary and continuing education-The local public school systems must be 
maintained and strengthened and the attainment rates for those with higher education must 
be increased. 

Economic Growth- Planning efforts must foster economic growth. 

Ordinance enforcement- Emphasis must be placed on ordinance enforcement. 

Community cohesiveness and unity- The community’s ability to define and agree upon the 
“common good” and to work toward its goals is crucial to its future. 

Protection of recreation and amenities- Existing parks and must be improved and new parks 
and trail infrastructure provided. Wolf Lake is an example of an important recreational amenity 
worthy of protection and enhancement. Better advantage of it as a resource to attract 
economic growth could be made.  

Green Spaces- Green space and open space must be protected/provided 

Industrial Growth-The areas infrastructure, labor force and “smart growth” approaches to 
planning must be used to attract new industry. 

Complete Streets- The concept of complete streets to enhance transportation and 
neighborhood linkages must be embraced. 

Town Center- The town center/mixed use development model will be important to creating a 
sense of place that make Egelston more attractive to businesses and people. 

Accountability- Government must remain accountable 

Alternative energy- Egelston Township must be promoted as a location for locating alternative 
energy facilities such as wind and solar power. 

Fail to Plan/Plan to Fail-Government taking an active role in creating and carrying out plans that 
change the status quo is seen as crucial to the areas future. 

Collaborative efforts/partnering- Egelston’s future is dependent upon people, businesses, and 
governments working together and partnering in ways that have thus far not occurred. 
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Summary of “NOW” Images 
(What people see or impressions of the community) 

• There is a strong school system. 
• There is sense of tradition- seen as good and bad. 
• People are leaving- poor economy, no reason to stay. 
• Nature and the environment are strong points. 
• People can work together and there is a strong spirit of volunteerism. 
• Fellowship is important. 
• People have resolve. 
• Are some areas of quality housing- also a of blight/housing needs. 
• Unattractive buildings and strip development( signs, poor quality buildings. 
• Industry is not attracted here. 
• Roads(and infrastructure) is in disrepair. 
• Status Quo- many people don’t want change. 
• Is a legacy of pollution in some areas. 
• People and leaders are searching for answers(to economy and quality of life). 
• Township has a negative reputation( armpit of Muskegon County) 
• Technology is increasing (importance of) 
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Summary of “NEW” Images 
(What people “envision” for the Community) 

• Active lifestyles- walkable areas (sidewalks trails, bike paths), parks, and park improvements. 
• Diversity- people and places to live 
• New housing development 
• Mass transit and alternative modes. 
• Low impact/environmentally friendly development approaches. 
• Alternative energy in use and located here(on WWTP land). 
• New industry and jobs 
• New commercial development with traditional style(town center type) 
• People working together. 
• A stronger sense of community. 
• Agriculture is important- “food systems” are  supported 
• Egelston remains unique 
• Planning(thinking big) puts the Township ahead of the curve 
• Egelston is safe and fun 
• Roads are maintained and modern 
• Open space is included(preserved) 
• People are engaged 
• Education is important 
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1 of 9

Egelston Township Master Plan Survey 

1. Please rate each of the following as your reasons for living in Egelston Township

  Very important Important Not important
Rating 

Count

Quality of schools 70.5% (43) 24.6% (15) 4.9% (3) 61

Open space, trees, natural features 75.4% (46) 23.0% (14) 1.6% (1) 61

Low crime rate 90.2% (55) 8.2% (5) 1.6% (1) 61

Churches 29.5% (18) 37.7% (23) 32.8% (20) 61

Housing prices 41.0% (25) 52.5% (32) 6.6% (4) 61

Quality of neighborhoods 70.5% (43) 29.5% (18) 0.0% (0) 61

Close to work 25.0% (15) 23.3% (14) 51.7% (31) 60

Family lives nearby 50.8% (31) 19.7% (12) 29.5% (18) 61

Walkability 36.7% (22) 21.7% (13) 41.7% (25) 60

  answered question 61

  skipped question 0
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2. To what extent is each of the following conditions a problem in Egelston Township?

  A Serious Problem A problem Not a problem
Rating 

Count

Traffic on my street 11.7% (7) 23.3% (14) 65.0% (39) 60

Traffic on M-46 or other major streets 20.0% (12) 20.0% (12) 60.0% (36) 60

Condition of streets 63.9% (39) 23.0% (14) 13.1% (8) 61

Few sidewalks. 47.5% (29) 18.0% (11) 34.4% (21) 61

Lack of bike routes and paths 42.6% (26) 29.5% (18) 27.9% (17) 61

Other 

____________________________________
43.8% (7) 25.0% (4) 31.3% (5) 16

  answered question 61

  skipped question 0
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3. How much do you agree or disagree with the following statements?

  Strongly Agree Agree Disagree
Rating 

Count

If it were available, I would connect 

to a public water system.
16.7% (10) 6.7% (4) 76.7% (46) 60

If it were available, I would connect 

to a public sewer system.
19.0% (11) 22.4% (13) 58.6% (34) 58

If I were to build a new home it 

would be in Egelston Township
37.3% (22) 39.0% (23) 23.7% (14) 59

A wide range of housing should be 

available to all income levels.
34.4% (21) 42.6% (26) 23.0% (14) 61

I will continue to live here even if 

the vacant property near me is 

developed.

26.2% (16) 36.1% (22) 39.3% (24) 61

I want to see the Township stay as 

it is now.
28.3% (17) 31.7% (19) 41.7% (25) 60

  answered question 61

  skipped question 0
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4. Please rate your level of satisfaction with the following services

  Very Satisfied Satisfied Dissatisfied
Rating 

Count

Fire protection/emergency first 

responder
58.3% (35) 41.7% (25) 0.0% (0) 60

Police 22.4% (13) 51.7% (30) 25.9% (15) 58

Ambulance service 39.0% (23) 55.9% (33) 5.1% (3) 59

Street maintenance 3.3% (2) 26.2% (16) 70.5% (43) 61

Storm drainage 15.8% (9) 63.2% (36) 21.1% (12) 57

Assessing 6.8% (4) 50.8% (30) 42.4% (25) 59

Building inspections 5.2% (3) 51.7% (30) 43.1% (25) 58

Street lighting 16.9% (10) 57.6% (34) 25.4% (15) 59

Water system 25.5% (13) 54.9% (28) 19.6% (10) 51

Sanitary sewer system 22.2% (12) 64.8% (35) 13.0% (7) 54

Recreation programs 15.5% (9) 56.9% (33) 31.0% (18) 58

July 4th/special events 12.3% (7) 49.1% (28) 38.6% (22) 57

Schools 31.0% (18) 55.2% (32) 15.5% (9) 58

Ordinance enforcement 7.0% (4) 36.8% (21) 56.1% (32) 57

Other________________ 0.0% (0) 28.6% (2) 71.4% (5) 7

  answered question 61

  skipped question 0
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5. Should the Township strengthen its ordinances and ordinance enforcement aimed at 

controlling rubbish and junk vehicles on residential properties?

 
Response 

Percent

Response 

Count

yes 75.0% 45

no 25.0% 15

  answered question 60

  skipped question 1

6. Public sewer is available to many of the developed neighborhoods and commercial areas 

of the Township. Should the Township extend public sewer to the remainder of the 

developed and developing commercial, industrial and residential areas of the Township 

( neighborhoods with 20,000 square foot lots)

 
Response 

Percent

Response 

Count

yes 54.2% 32

no 45.8% 27

  answered question 59

  skipped question 2

7. Public water is not available at the present time. Should public water be extended to 

commercial & industrial areas and small lot residential areas (neighborhoods with lots less 

than 20,000 square feet).

 
Response 

Percent

Response 

Count

yes 25.4% 15

no 74.6% 44

  answered question 59

  skipped question 2
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8. Name one quality, amenity or service that you like about other communities, but it is not 

found in Egelston, and you would like to see it here in the future.

 
Response 

Count

  34

  answered question 34

  skipped question 27

9. The next series of questions relate to the "Egelston City Center Plan" a land use concept 

plan presented on the Township's web site. If you have not done so, please visit the site and 

look it over before continuing with the survey. In your opinion how important is it that 

Egelston Township include “placemaking” and a detailed sub-area plan such as the 

Egelston City Center Plan (ECCP) in its long range

 
Response 

Percent

Response 

Count

Very Important 21.8% 12

Important 34.5% 19

Not important 43.6% 24

  answered question 55

  skipped question 6
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10. What do you like most about the concept plan?

 
Response 

Percent

Response 

Count

The Idea of having a centralized 

“main street” retail and business 

district with “downtown 

character”.

42.9% 24

The creation of a civic and cultural 

center for the community.
25.0% 14

Having a variety of different 

housing style in a small area.
10.7% 6

Its compactness and connectivity 

and the ability to walk from home 

to work, to shopping, or to 

entertainment.

17.9% 10

None of the above. 37.5% 21

Other (please specify) 

 
2

  answered question 56

  skipped question 5

11. What is the least desirable aspect of the concept plan?

 
Response 

Percent

Response 

Count

Traffic Concerns 39.1% 18

Its density is too high. 21.7% 10

Too much government control. 47.8% 22

Other (please specify) 

 
1

  answered question 46

  skipped question 15
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12. Assume that Egelston Township is going to change its zoning regulations and adopt the 

necessary ordinances and standards that will enable private enterprise to develop along 

the lines envisioned in the concept plan. In your opinion, what are the three biggest 

obstacles that will prevent development like the Egelston City Center from happening here?

(select three)

 
Response 

Percent

Response 

Count

Lack of market demand. 58.2% 32

Wrong location. 27.3% 15

Fragmented property ownership. 20.0% 11

Financing. 49.1% 27

Lack of vision and leadership. 18.2% 10

Lack of public and private 

cooperation.
45.5% 25

Lack of public water. 20.0% 11

Other (please specify) 

 
3.6% 2

  answered question 55

  skipped question 6
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13. Thank you for completing this survey. The Planning Commission would like to get more 

ideas from residents on the Township’s future goals and the development preferences. On 

April 30, 2013 at 7 P.M., they are going to hold a public workshop for that purpose. If you are 

interested in participating, please let us know by checking the box below.Or let us know by 

telephone (788-2308, ext. 13) or by email at pc@egelstontwp.org.

 
Response 

Percent

Response 

Count

Count me in. 29.8% 14

No, I won't be in attendance. 70.2% 33

  answered question 47

  skipped question 14
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FUTURE LAND USE DESIGNATION

AND MAP FEATURES
ECC: EGELSTON CITY CENTER SUB AREA PLAN
MICOR: MAPLE ISLAND ROAD CORRIDOR
CON:CONSERVATION
LI:LIGHT INDUSTRIAL
GI:GENERAL INDUSTRIAL
MHC:MANUFACTURED HOME COMMUNITY
HDR:High Density Residential
MDR:MEDIUM DENSITY RESIDENTIAL
LMDR:LOW AND MEDIUM DENSITY RESIDENTIAL
PC:PRIMARY COMMERCIAL CENTER
SC:SECONDARY COMMERCIAL CENTER
ROC:MIXED USE RESIDENTIAL AND COMMERCIAL
RDR:RURAL DENSITY RESIDENTIAL
REA:RURAL ESTATE AND AGRICULTURE
WMS:WASTE WATER MANAGEMENT
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