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Chapter One
OVERVIEW

INTRODUCTION

Understanding the fundamentals of the Lyndon
Township Master Plan is important. This under-
standing will assist the residents and officials of
the Township in appreciating the role it plays in
assuring the future welfare of the Township, its
residents and its resources.

This Master Plan is not a regulatory document,
but a "policy plan" which serves as the foundation
upon which the Township will adopt regulations to
implement the policies embodied in the Plan. For
example, while the Master Plan is not a zoning
ordinance, the Master Plan will serve as the basis
for any changes in the Lyndon Township Zoning
Ordinance. The Michigan Zoning Enabling Act,
which provides Michigan Townships with the au-
thority to adopt zoning regulations, requires that
zoning regulations be based upon a "plan”, and
this Master Plan is intended to provide the founda-
tion for updated zoning regulations for the
Township.

WHAT IS THE
LYNDON TOWNSHIP
MASTER PLAN

Purpose

This plan looks into the future and recommends
actions to address the current and future needs of
the community.

This plan is a comprehensive, long-range state-
ment of community policy about future land use.
Many features of Lyndon Township make it a par-
ticularly attractive place to live including its rural
character, abundant natural resources, and out-
door recreational opportunities. This plan
recognizes that the character of Lyndon Township
is changing in response to greater population mo-

bility.

The Master Plan can generally be described by
the following key words and phrases:

FUTURE ORIENTED: The plan is a guide to
how the community should evolve over the next
ten to twenty years.

GENERAL: The plan establishes broad prin-
ciples and policies to address future growth and
land use needs.

COMPREHENSIVE: The plan addresses the
predominant types of land uses and the prac-
tical geographic boundaries of each.

A PLAN: The plan is a specific tangible doc-
ument which consists of both text and maps
illustrating the policies set forth within the text.

Lyndon Township Master Plan
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The Master Plan was prepared by the Lyndon
Township Planning Commission under the author-
ity of the Michigan Planning Enabling Act, P.A. 33
of 2008. The Planning Commission is an advisory
and administrative body that works in the public
interest. The Commission's functions include the
collection and evaluation of information and the
subsequent recommendation of a plan for the fu-
ture growth and development of the Township,
and the preparation of zoning regulations and
their administration.

The purpose of a Master Plan is to fpromote
public health, safety, morals, order, conveni-
ence, prosperity, and general welfare, 0
including planning for transportation, safety,
light and air, distribution of population, efficient
use of public funds, public utilities, recreation,
and use of resources. MCL 125.3807(2).

The Act stipulates that such plans shall address,
in part, the allocation of land for agricultural, resi-
dential, commercial, industrial, recreational, and
other land uses.

Elements of the Master Plan

The Lyndon Township Master Plan is composed
of a number of key components. Chapter Two
provides a review of important conditions which
affect the development of a strategy for future
land use and public services in the Township.
Chapter Three crystallizes the aspirations of
Township residents through the presentation of
bothafif ut ur estatenmestiam & set of goals
and objectives.

Chapter Four elaborates on a number of key
planning issues facing Lyndon Township. Chapter
Five presents the Township's proposed strategy
for future land use and public services in the
Township over the next 10 to 20 years and identi-
fies the planned future land use pattern in the
Township.

Following Chapter Five is an Appendix consisting
of important maps and other materials pertinent to
the preparation of this Plan.

IMPORTANCE
AND APPLICATION
OF THE PLAN

The Lyndon Township Master Plan reflects both
the long-term interests of the Township and the
day-to-day administration of the Township's plan-
ning and zoning program.

Long Term Interests: Township residents have a
number of long term interests including:

x Improving the quality of life for Township
residents.

x Minimizing tax burdens.

x Protecting open spaces, natural re-
sources, and rural character.

x Assuring adequate services to protect the
public health, safety, and welfare of
Township residents and visitors.

The Lyndon Township Master Plan supports these
long-term interests through the provision of a fu-
ture oriented strategy which seeks to protect
these interests. Chapter Five establishes a future
land use and public services strategy intended to
secure these and other long-term interests.

Day-To-Day Administration: The Lyndon Town-
ship Master Plan plays an equally important role
in the day-to-day planning and zoning efforts of
the Township:

A Advisory Policies: The Lyndon Township
Master Plan is an official advisory policy
statement that is readily shared with existing
and prospective landowners. The complete
version of this plan is available on-line at
www.twp-lyndon.org.

A Zoning Ordinance Basis: The plan estab-
lishes a practical basis for the Township to
revise, update, or otherwise prepare regulato-
ry programs to better assure the policies of
the plan are implemented, including zoning,
private road, and land division regulations.

Lyndon Township Master Plan
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A Review of Rezoning Requests: Chapter
three includes a list of important Township
goals and objectives which should be re-
viewed in light of future proposed
developments and rezoning requests to es-
tablish a record upon which the proposals
and/or requests can be evaluated. Chapter
Five provides policies regarding the planned
future land use patterns in the Township and
provides an equally important reference upon
which such proposals and requests should be
evaluated.

A Intergovernmental Coordination: This plan
provides the basis for Lyndon Township to
communicate effectively with its neighbors
regarding both the impact of neighboring
planning and zoning issues and opportunities
for mutual gains through coordinated efforts

in the areas of land use and public services.

HOW THE PLAN
WAS PREPARED

In 2008-2009, the Lyndon Township Planning
Commission redrafted this Master Plan as the
plan was last amended in 2002. It was decided
that it was in the best interest of The Township to
adopt a new plan as opposed to preparing anoth-
er amendment. This plan represents the current
needs of the Township and the foundation from
which the Township will operate with respect to
land use planning and developing zoning regula-
tions.

Throughout the process of developing this Master
Plan, it was the intent to:

A provide opportunities for public participation in
the planning process;

A develop an understanding of citizen desires
and community conditions and establish long
term development goals and objectives; and

Aidentify potentially innovative ways for improv-
ing the environment of the Township.

In 2007, the Lyndon Township Planning Commis-
sion surveyed the residents of the Township to
update its understanding of the local desires and
aspirations regarding future land use in the Town-
ship. (See Figure 8 i Appendix) This plan is based
upon results of the survey, collected demographic

data, and numerous public meetings where the
goals and objectives for the community were dis-
cussed by the Planning Commission.

The Planning Commission held a public hearing
on the draft Master Plan on September 16, 2010
and, based upon the comments expressed at the
public hearing and comments of the Planning
Commission and Township Board, the draft Plan
was finalized and adopted.

This plan is to be reviewed and amended or up-
dated by the end of 2015 to comply with State
mandates. Such changes must be completed with
public participation and a public hearing as this
plan was.

Lyndon Township Master Plan
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Chapter Two

LYNDON
TOWNSHIP
TODAY

INTRODUCTION

In planning for Lyndd-n
fare, it is important to understand the character
of Lyndon Township today. Existing land use
patterns, public services, road networks, natural
resources and other elements of the Township
define the Townshipds
same elements impact strategies to accommo-
date future growth and development and the
identification of an appropriate future land use
pattern.

CULTURAL FEATURES

Regional Context

Lyndon Township is a quiet rural community lo-
cated at the northwest corner of Washtenaw
County in the far southeast region of Michigan.

The Township is |less t
from the cities of Ann Arbor and Jackson and is
within an hour 6s dr ietvoi

area (Refer to Figure 1 in Appendix). The City of
Chelsea, located one mile south of the Town-
shipbs sout heast corne
village. The Village of Stockbridge is located five
miles north of the Tow
Both the City of Chelsea and the Village of
Stockbridge are accessible via M-52.

Lyndon Township is located within an area of
the state which is generally characterized by a
rural residential and recreational land use pat-
tern, containing large tracts of state land
dedicated to outdoor resource-based recreation
and wildlife management.

Land Use & Development

Lyndon Township is a sparsely populated area
with relatively minimal levels of land develop-
ment. The Township is generally characterized
by abundant open space consisting of farm-
lands, wetlands and woodlands. The most
dominant and unique feature of Lyndon Town-

shipébés |l and us e pattern i
amounts of land under state ownership. Approx-
i mately 52% of the Townshi

contained in the Pinckney and Waterloo State
Recreation Areas. These areas are utilized for
outdoor recreation such as hiking, fishing, camp-
ing, hunting, boating and swimming.
Accordingly, these public recreation lands are
largely characterized by open spaces including
substantial areas of woodlands and wetlands.

T OTk%QeSIa%dI a?egssnot c];oHtaEinLédrw?thin W\ee public
recreation lands are primarily characterized by
undeveloped natural areas, farmland, low densi-
ty residential development, and scattered small
commercipl lang, uses Acrevigy of sofg of the
more sighificant aspects of these land uses fol-
low:

e X

Agriculture: Approximately 3,000 acres in Lyn-
don Township is used for agricultural purposes.
The majority of the Townshi
and contiguous farmland acreage is located in
the Townshipbds northwestern
the agricultural land has been enrolled in the
Open Space and Farmland Protection Act (P.A.
116 of 1974) (Refer to Figure 3 in Appendix).
Agriculture in the Township is characterized pri-
marily by crop farming although there are
seyeiplsmal WRsPek QPN s v i ve

han S

of

r

nsh
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Residential/Housing: except for lakefront de-
velopment, residential development in Lyndon
Township is almost entirely composed of low
density single family dwellings.

The majorities of these dwellings are scattered
along the county road network frontage and
consist of parcels of two to ten acres or more in
size. Many of the lakefront areas of the Town-
ship which are under private ownership have
witnessed a more dense development pattern in
response to the high demand placed upon these
resources for residential purposes. Lot sizes
along many of these lakes approach one quarter
acre or less. The volume of newly developed
home sites has trended down over the last sev-
eral years. This trend has intensified as the
Michigan economy struggles to switch from an
automotive manufacturing based economy. Also
over the last five years fuel prices have soared
reducing the pressure to develop rural communi-
ties dependent on long commutes to population
centers where jobs exists.

Commercial/Industrial: The potential for
commercial and industrial development within
the Township is limited. Existing commercial
development is in the form of small scale uses
including a gas station/convenience store at
North Territorial and Stofer Roads, a medical
office at M-52 and Clark Lake Road, two com-
munication towers along M-52 (one for radio,
one for television) near North Territorial Road,
and two bed and breakfasts (on North Territorial
and Werkner Roads). A gun club is situated
along Lingane Road.

Industrial land uses are limited to the formerly
active landfill site operated by the Village of
Chelsea along Werkner Road which also func-
tions as a solid waste transfer station and
recycling center; a sand and gravel extraction
operation along North Territorial Road, east of
Embury (under the ownership of the Washtenaw
County Road Commission); and a small auto
body repair shop on Waterloo Road near Clark
Lake Road. An excavation contractor is located
along M-52, north of Clark Lake Road, and the
property is used for storing earth excavation
equipment. There is a small bakery located at
Sugarloaf Lake.

Institutional: The State of Michigan operates a
small correctional facility in the south central
portion of the Township along Waterloo Road.

There are no hospitals or medical clinics within
the Township.

Public Services

Public services and facilities are very limited
within the Township. Sewer service has been
provided to several lake area communities to
address long-standing water supply safety and
sewage disposal issues. The Township currently
has limited capacity to extend sewer service to
other areas and should only consider this ex-
pansion to further protect lake quality or provide
service to existing homes. The Township is
committed to assisting owners of lakefront prop-
erties in obtaining sewer service at their
expense provided that the sewer extension is
not used as a mechanism to increase density.
Municipal sewer should only be extended to
solve existing problems or to protect lake water
quality.

Lyndon Township does not operate its own po-
lice or fire protection services. The Township
maintains service agreements for fire protection
with the Chelsea Area Fire Authority made up of
the following area municipalities: City of Chel-
sea, Lima Township, Sylvan Township, and
Lyndon Township.

The State Police provides primary police servic-
es to the Township, as the Township does not
contract for police services from the Washtenaw
County Sheri f.f os

Transportation Network

Due to the extensive wetlands, public lands, and
linkages to neighboring communities, the Town-
shipbs roadway

Lyndon Township Master Plan
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curvilinear thoroughfares of variable spacing. M-
52 provides continuous movement through the
Township in a diagonal direction from southeast
to northwest. M-52 and North Territorial Road

of Waterloo Road east of M-52. Local roads are
dirt or gravel surfaced except for a few limited
roads located within platted subdivisions.

serve as the backbone of Thihpdan idcorporateshby eférencerthe washte-
network and accommodate the heaviest traffic naw Area Transportation Study (WATS) non-
loads. motorized plan for Washtenaw County.
The Washtenaw County Road Commission The WATS non-motorized plan provides a future
classifies all roads under its jurisdiction as either vision of t h-motoGzeditrasyodias
primary roads or local roads and is responsible tion system. Included are policies to guide the
for maintaining and, where necessary, improving implementation of the future improvements that
these roads. Complete funding for improve- states where facilities need to be constructed
ments to county primary roads is provided for by and those maintenance agreements need to be
the Road Commission. The Township must fund resolved prior to implementation.
a portion of the costs associated with improving
county local roads where the Road Commission Population Trends
does not initiate such maintenance or improve- . .
ments itself. Lyndon Township has grown from a population
of 449 in 1930 to a population of 2,228 in 1990
Primary roads include North Territorial, Water- and 2,728 in 2000 (see Table 2-1) . The
loo, Roepke, Werkner, and Hadley. These roads experlencAed the lowest gr_owth rates, while the
are paved except Roepke Road and that portion 19706s experienced the
TABLE 2-1

Population Trends & Growth Rates
(Growth rates in parenthesis)

19406

hi ghe

Gov't Unit LYNDON TOWNSHIP WASHTENAW COUNTY STATE of MICHIGAN
Year Population % Growth Population % Growth Population % Growth
1930 449 65,530 4,842,325
1940 722 (60.8%) 80,810 (23.3%) 5,256,106 (7.9%)
1950 750 (3.9%) 134,606 (66.6%) 6,371,766 (17.6%)
1960 1,037 (38.3%) 172,440 (28.1%) 7,823,194 (18.6%)
1970 1,373 (32.4%) 234,103 (35.8%) 8,881,826 (11.9%)
1980 2,057 (49.8%) 264,740 (13.1%) 9,262,078 (4.1%)
1990 2,228 (8.3%) 282,937 (6.9%) 9,295,297 (0.4%)
2000 2,728 (22.4%) 322,895 (14.1%) 9,938,444 (6.9%)

Source: U.S. Census Bureau

Population Projections

Estimating future population counts in the Town-
ship is important to better determine the future
land use and public services needs of the com-
munity. Projecting the growth of a community is
not an exact science. On the other hand, projec-
tions do provide valuable planning guidelines
when based upon sound demographic principles.

The current trend approach assumes that the
Township will continue to grow at a rate similar to
that which occurred between 1980 and 1990
(8.3% every ten years). The historical trend ap-
proach assumes the Township will grow at a rate
reflective of the Township's average growth rate
between 1940 and 1990 (26.5% every ten years).

Lyndon Township Master Plan
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The ratio trend projection assumes the Township
will continue to capture that portion of the county
population which it had captured in 1990 (0.8%),
and uses County population projections prepared
by the Michigan Department of Management and
Budget. The Southeast Michigan Council of Gov-
ernments (SEMCOG) has prepared population
projections for all local municipalities in its region
based upon a number of factors including past
trends in employment.

TABLE 2-2
Population Projections
Projection Year Year | Year
Method 2000 2010 | 2020
Current Trend 2,413 2,613 | 2,830
Historical Trend | 2,818 3,565 | 4,510
Ratio Trend 2,450 2,636 | 2,809
SEMCOG 3,043
NA NA

NA=Not Available

Social Characteristics

The 2,728 persons residing in Lyndon Township
in 2000 comprised 877 households of which 557
(80%) were family households. Of these 557
households, approximately 91% were comprised
of married-couple families (see Table 2-3). The
average household size in the Township in 2000
was 2.72 persons.

TABLE 2-3
Household Type, 2000
HOUSEHOLD LYNDON
TYPE TOWNSHIP
Married-couples 70.4%
Other family: 7.0%
(Male householder) 4.0%
(Female householder) 5.7%
Non-family household 20.5%

The T o wn s h200® apulation, 90% white, is
slightly more racially homogeneous than the State
(83% white) as a whole (see Table 2-4).

TABLE 2-4
Race, 2000

LYNDON
TOWNSHIP
89.9%
6.1%
4.0%

RACE
White
Black
Other

The age structure of the Township population re-
flects a population that is only slightly older than
the state as a whole, with a median age of 36.0
years compared
Townshipbés popul ati on
St at eds a she a0%whtoel 2600 Town-
s hi p 6udatiop which was of age 65 years or
more was significantly less than the State®
12.3%. (See Table 2-5)

TABLE 2-5
Age, 2000
LYNDON
AGE TOWNSHIP*

Less than 18 yrs. 23.6%
18 - 24 yrs. 14.2%
251 44 yrs. 29.0%
45 - 64 yrs. 26.2%
65 yrs. or more 7.0%

As in the State as a whole, the three principal em-
ployment industries for Township workers were
educational, health and social services; manufac-
turing; and retail trade (Table 2-6). These three
industries accounted for approximately 53.4% of
alTowns hi p wor kersé

TABLE 2-6

Employment by Industry, 2000
(Employed persons 16 years and older, by percent)

LYNDON
OCCUPATION TOWNSHIP
Educational, Health and
Social Services 21.7
Manufacturing 20.3
Retail trade 11.4
Professional and related
services 10.5
Construction 7.0
Transportation 5.4
Personal, entertainment and
recreation services 5.0
Finance, insurance, and real
estate 4.9
Public administration 4.0
Wholesale trade 2.6
(Table 2-6 Continued)
Communications and other
public utilities 0.9
Agriculture, forestry, fishe-
ries, and mining 0.8

Lyndon Township Master Plan
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According to the 2000 U.S. Census, approximate- TABLE 2-9

ly 82% of the employed Lyndon Township work Education Attainment, 2000
force was employed within Washtenaw County (For persons 25 years of age, by percent)
and approximately 46% 'Work'ed within a 29 minute EDUCATION LYNDON
commute time from their residence ('See Table' 2- ATTAINMENT TOWNSHIP
7). These numbers reflect a Township population Less Than 9th Grade 12
working considerably farther from home than the Hiah School diol 61
State as a whole where approximately 71% of 19N ©CNo0%, o diploma -
workers commute 29 minutes or less. HighiSchioolBiploma 28.4
College, no degree 24.4
TABLE 2-7 Bachel or 6s or 215
Place of, and Distance to Work, 1990 Degree
(Employed persons at least 16 years of age, by percent) Graduate/Professional De- 10.2
PLACE OF, AND DISTANCE | LYNDON gree
TO WORK TOWNSHIP
Worked in County of resi- 81.9
dence
Worked outside County of 17.0 NATURAL FEATURES
residency
gz:zre]geo:ﬁ:gfk?f Michigan 11 Geology & Ground Water
Worked at home 4.0 Lyndon Township sits upon both Marshall Sand-
Less than 30 minutes 42.2 stone and Coldwater Shale bedrock which are
30 to 59 minutes 48.0 part of the Mississippian geological system. The
60 minutes or more 58 Ice Age brought four successive continental glaci-

ers across the Great Lakes area. The Wisconsin

The Townshipds househol dSlagagaps, thelagsofithe glagigl perogse formed
characteristics generally place the Township in a  the dominant landforms in Washtenaw County. As
more prosperous position than the State as a these ice sheets moved southward from Canada,

whole. The Townshipds medi an NRYSEOLredARd apraded fhe susiace of the land
and per capita income in 2000 was $71,595 and Ie_avmg behind deeper valleys and more rounded
$26,297 respectively, while the State was $44,667  hilltops.

and $22,168. Only 0.6% of Township families and
1.8% of the population in 2000 had incomes be-
low the poverty level, compared to more than

The advancing glaciers carried large quantities of
rock materials scraped and gouged from the

7.4% of families before the poverty level for the l'and6és surface. Theseomater.i
State. sited during the melting of the ice to form drift
TABLE 2-8 materials covering the bedrock below. The depth
2000 of the drift layer deposited above the bedrock is
typically between 50 and 100 feet throughout the

INCOME LYNDON Township.
CHARACTERISTIC TOWNSHIP

Median household income $71,595 As runoff flows across land surfaces and travels
Median family income $77,326 through drainage courses, a portion of the runoff
Per capita income $26,297 seeps into the ground and collects in great quanti-
Population below poverty level 1.8% ties within permeable soil layers and deeper
bedrock. These reservoirs of water are referred to
According to the 2000 U.S. Census, approximate- as aquifers and serve as the source of drinking

water for nearly all residents of Lyndon Township.
Aquifers can be fic o nf brniieudnoc o n Bys-n e d 0
tems. Confined systems have an impermeable
soil layer (typically clay) above them which acts to

ly 92% of all Township residents 25 years of age
or more had received, at a minimum, a high
school diploma compared to approximately 83.4%

for the State as a whole. Similarly, approximately . ; !
31.6% of Township residents had earned a col- confine the aquifer and protect the aquifer from

lege degree compared to 21.8% for the State. contaminants seeping into the soil from directly
(See Table 2-9) above the confining soil layer. Unconfined sys-
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tems do not have this protective confining layer
and, as such, are much more prone to contamina-
tion. Nearly half of all wells in the Township
drilled prior to 1992 were in unconfined systems.

Lyndon Township faces particularly challenging
issues regarding its groundwater. More than half
of the
allow surface contaminants to seep into the aqui-
fers below at a comparatively high rate. Studies
have documented problems in obtaining accepta-
ble vyields for residential purposes in the
Townshi pods
Further, nearly three quarters of the Township has
been identified as having groundwater problems
due to salt, methane, nitrate, and/or arsenic con-
centrations. In fact, Washtenaw County requires
that an acceptable source of potable water be es-
tablished on a site before a permit can be issued
for a new dwelling or business. The caution areas
are called iwe | |
the northwest and southeast regions of the Town-
ship.

Topography & Drainage

Surface drainage in Lyndon Township is accom-
modated by an extensive system of lakes,
streams, and wetlands.

There are more than 30 named lakes in the
Township and the majority of these exceed ten
acres in size. These lakes are joined through a
network of streams and wetland areas and, to-
gether, collect and carry storm water runoff. Most
of the Township drains into the Huron River
which, in turn, flows into Lake Erie. A portion of
the Township drains into the Grand River, which
flows to Lake Michigan.

While most of the northwest quarter of the Town-
ship is relatively level, much of the Township is
much hillier, and much of what is not hills is wet-
land. This area of steep slopes, lakes, and
marshes cuts across the Township from northeast
to southwest. Some of the steeper grades ap-
proach and exceed slopes of 25% as hills rise 50
to 100 feet in elevation. These sharp rises have
evolved as landmarks during the Township& his-
tory including Stofer Hill, Shanahan Hill, and
Prospect Hill.

Topographic conditions should be a consideration
in determining appropriate land use. Lyndon
Township& hillsides help to shape its unique cha-
racter. Not only can development upon these
hillsides and steep slopes increase erosion, sedi-

Towns hi gdase natoré dnd

mentation of streams, and loss of important ve-
getative cover, but this development can similarly
impact the Township& aesthetic resources. Typi-
cally, slopes in excess of 12% create limitations to
the construction of septic tanks and drain fields.

The Township's highest elevations are in the area
of 1,100 feet above sea level, whereas the lowest

aetevations fappr@ach 880 feet above sea level.

nor t hwe sadranta.n d so%rc(fsu tc ngeévg\t]ton

f i and geneeally ecaver o

Soils

The U.S. Department of Agriculture, Natural Re-
rvice, has divided
Washtenaw County into twelve general soil types.
Nearly the entire Township falls within the Boyer-
Spinks-Houghton Association, which is described
as consisting of nearly level to steep well drained
coarse soils as well as nearly level poorly drained
organic soils.

The Natural Resources Conservation Service has
identified more specific individual soil units
throughout the County based on the characteris-
tics of the surficial soils (upper five feet) and this
provides a more reliable basis for Township plan-
ning purposes. However, on-site investigation and
tests of soil conditions is necessary prior to any
construction. Soil characteristics that present se-
vere limitations to septic systems or dwelling
construction include: wetland environments, hy-
dric and clay soils, very sandy or gravelly soils
with high percolation rates, and areas approach-
ing grades of 12% or more. Soils that do not
exhibit one or more of these -characteristics
present little or no limitations to septic systems or
dwelling construction.

Relatively few soil areas in the Township are clas-
sified by the Natural Resources Conservation
District as fAprime f amml
sidered to have the "best combination of physical
and chemical characteristics for producing food,
forage, fiber, and oilseed crops." Those areas of
the Township which do fall under this classifica-
tion are comparatively small in area, typically not
exceeding 40 to 80 consolidated acres, and are
not heavily located in any particular portion of the
Township.

and.

Woodlands & Wetlands

Perhaps one of the most dominant natural fea-
tures of Lyndon Township is its expansive
woodland and wetland areas.

While some of the woodlands and wetland areas
are small pockets, the majority of these resources
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are part of an expansive, continuous network
across the Township. This is important in light of
the vital roles these resources play including flood
control, runoff purification, groundwater recharge,
air purification, wildlife habitats, recreation oppor-
tunities, and establishing the rural character of the
Township.

Wetlands present severe limitations toward devel-
opment due to their marshy and wet conditions,
and are typically regulated by the state.

ENVIRONMENTALLY
IMPACTED SITES

There are two environmentally impacted sites in
Lyndon Township, as recognized by the Michigan
Department of Environmental Quality. Both sites
in the Township are located along Werkner Road,
across from one another. These include the for-
mer Chelsea Village landfill and a site of past
dumping immediately to the west. Groundwater
flow moves in an easterly direction in this area
and as such, lands to the east of these facilities
are most at risk. Wetlands to the east of the for-
mer landfill may serve as a discharge point for
area groundwater.

Well sampling in this area by the Washtenaw
County Health Department has not shown any
contamination from these sites. However natural-
ly occurring arsenic was found as the result of this
testing.

Lyndon Township Master Plan
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Chapter Three

LYNDON
TOWNSHIP
TOMORROW

INTRODUCTION

This chapter of the Plan describes the desired
long term character of Lyndon Township and im-
portant conditions which the Township is striving
for. This description is provided through both a
iAf ut ur estaternentiandngbal and objective
statements. Together, these tools establish the
fundamental principles and intentions for accom-
modating future growth and development and
establishing the planned future land use pattern
and public services in the Township.

NFUTURE VI
STATEMENT

Sl

The following paragraphs are intended to portray
a picture of the desired character of Lyndon
Township during the coming ten to twenty years.

don Townshi c h aur
Recreati

p is

y n
al onal o
The next ten (10) years will see Lyndon Township
much in the same way it looks today. The Town-
ship's landscape will be dominated by public
natural resource-based recreation and privately
held lands. The wildlife which abounds today will
continue to be plentiful. The natural resources of
the Township, including its air and water re-
sources, will be pristine and there will be an
overall atmosphere of health and vigor among the
residents and families of the Township.

Growth and development within the Township will
be planned and deliberate. While the population of

the Township will increase through the years, res-
idential development will be of an intensity and
form such that the Township's rural character and
natural resources will not be sacrificed. Residen-
tial development practices will recognize the
sensitive nature of the Township's resources and
their intrinsic values. Active steps will be taken
through site plan review and construction to as-
sure their continued integrity. The preservation of
natural resources and open spaces will play an
important role in future residential development.
Single-family homes will continue to predominate
in the Township.

The future of Lyndon Township will rest primarily
upon its public recreation and residential land
uses.

The appropriate location for, and intensity of fu-
ture residential development will be largely based
upon the existing or planned availability of public
services that will support new land uses, and as-
sure public health, safety, and welfare. The extent
to which public services will be expanded within
the Township will be based upon available finan-
cial resources and the planned long-range land
use pattern for the Township, and the need to ad-
dress anticipated or existing emergency public
health, safety, or welfare threats. If public services
are expanded, it will occur in a planned incremen-
tal manner so as not to over-accelerate Township
growth and development. The Township will con-

@) Nt@ue to rely largely upon private on-site septic

systems for waste disposal and private wells for
potable water. The reliance on private septic sys-
tems and wells will play a major role in the
intensity of future development where public sew-
er or water is unavailable.

Lyndon Township will be the home of citizens with

a cehv@rdnmental dawakehesd) Thish @varénesd Rnd

C 0 mmu n i cbn¢ern for quality of life will encourage communi-

ty-wide cooperation and understanding among
residents. The community-wide cooperation and
understanding should extend to regional planning
efforts and activities aimed at assuring a quality of
life desired by the Township residents.

It is important that land use planning be compati-
ble with land uses of neighboring communities.
Land use decisions by area municipalities impact
the AChel sea areado as a
area Townships and the City of Chelsea continue
to cooperate on important land uses and transpor-
tation issues through the Chelsea Area Planning
Team.
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Lyndon Town s hi p contri
aread by providing
open space vital to the region. Through this sym-
biotic relationship, other municipalities can
continue providing the area with opportunities for
industrial/commercial growth, and higher density
housing.

Regional fire and police protection can be an eco-
nomical and feasible way to provide these
services.

GOALS & OBJECTIVES

Planning goals are statements that express the
Towns hi prénge désoes.g

Each goal has accompanying objectives which
are the general strategies that the Township will
pursue to attain the goal.

The following goals and objectives are important
for several reasons:

A The goals and objectives provide current,
future, and potential residents of Lyndon
Township with an overview of the intended
future character of the Township.

A The goals and objectives identify and out-
line the basic parameters which should be
used in guiding future land use and public
services in the Township.

A The goals and objectives serve as refer-
ences upon which existing zoning and
other regulations can be updated and fu-
ture re-zonings and land development
decisions can be evaluated.

The goals and objectives are divided into the fol-
lowing broad land use categories:

A Land Use and Growth Management

A Community Character and Natural Envi-
ronment

Agriculture
Residential Development

Commercial & Industrial Development

o o o Do

Circulation

but es
recr eat A oRublit Servigepand Radilites t i e s

t o t he AfChel sea

e Privately owned community wastewater
systems

e Planned Unit Development (PUD)
e Cluster Development

e Landscape and Natural Buffers

e Historical areas

The goals and objectives may overlap from one
category to another. For example, agriculture and
residential development are listed under separate
goals and objectives, but these uses are not mu-
tually exclusive.

Based upon the data collected during the Com-
prehensive Land Use Plan's planning process,
including the identification of local attitudes toward
land use in the Township, the Lyndon Township
Planning Commission established a set of goals
and objectives to guide future land use and public
services in the Township and is as follows:

Land Use and Growth
Management

Goal: Plan for and guide new growth and devel-
opment in a manner which stresses the protection
of the public health, safety, and general welfare,
provides cost-effective delivery of public services,
and promotes t he

rural character and natural resources.

Objectives:

1. Maintain open space, agricultural and/or low-
density residential areas through a coordinated
land use plan and related regulations.

2. Evaluate the impact of any rezoning decision
upon the Townshipds
ing a decision.

3. Limit the construction or extension of public
sewertoproperti es on or
lakes and streams.

4. The location and intensity of future de-
velopment should respond to the natural and
cultural constraints present, including the
availability of sufficient quantities of potable
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groundwater and soils suitable for on-site sani-
tary facilities.

Any targeting of particular growth and devel-
opment areas in the Township should be
based upon an increased level of public ser-
vices (including roads) in those areas, or
anticipated improvements to the public servic-
es in such areas.

Growth should be managed as a function of
the overall carrying capacity of both the Town-
ship's physical (land) resources and the
financial resources available for the provision
of public roads, services and utilities.

Wherever legally permissible and other public
interests are not of greater significance, local
regulations should require that new develop-
ment pay for both the direct and indirect costs
associated therewith, rather than having those
costs imposed on existing residents.

Notify adjoining municipalities of proposed fu-
ture plan and zoning changes.

Update and maintain current zoning and other
regulatory programs to implement the policies
of this Plan.

10. Proposed land uses should only become op-
erational after all essential infrastructure is
provided.

11. Adopt effective zoning provisions to minimize
land use conflicts.

12. Promote community wide forums and public

activities which address relevant land use and

environmental issues.

13. Open space in the Township is maintained by
developing zoning regulations that maintain
and promote the continuation and expansion
of State owned recreational areas.

Community Character & Natural Envi-
ronment

Goal: Continue to protect
character and environmental characteristics.

Objectives:
1. Maintain the predominant character of the
Township through standards regarding build-

ing heights, lot sizes, setbacks, and other site
plan considerations.

Adopt site plan review procedures and zoning
provisions to better assure the protection of
important and/or sensitive environmental re-
sources.

Adopt regulations which allow cluster devel-
opment and other innovative site planning
designs that minimize lot coverage, maximize
open space and allow flexibility in accommo-
dating environmentally sensitive areas.

Adopt zoning regulations which require appli-
cants to demonstrate the proposed
development will not adversely affect existing
groundwater supplies, surface water quality,
traffic flow and patterns, road safety, and sen-
sitive natural features of the township.

Discourage high-density development adja-
cent to areas with environmentally sensitive
resources.

Encourage a system of non-motorized trails
and greenways along significant natural fea-
ture corridors.

Agriculture

Goal: Encourage the continuation of the family
farm operation while supporting voluntary meas-

ures which protect and preserve farmland
resources.

Objectives:

1. Support and promote the family farm opera-

tion through agricultural zoning provisions,
enrollment in the P.A. 116 Farmland and
Open Space Protection Act, and other initia-
tives as may be feasible.

2. Encourage agricultural buffer areas, limita-
tions on development densities, and the
avoidance of excess consumption of farm-
land.

3. Encourage responsible and innovative site

t h ®lanning §preR_sHre thag Rew geyelopment mi-
nimizes disturbances to farmland areas.

4. Limit public improvements that jeopardize the
integrity of current agricultural areas.
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5. Encourage locally produced food and farm
products.

Residential Development

Goal: Provide varied residential lifestyle op-
portunities to meet the differing personal and eco-
nomic housing needs of the Township's current
residents while assuring quality housing, compati-
bility with adjacent land uses, and the continuation

of the Townshipbs rural
Objectives:
1. Encourage the continued dominance of sin-

gle-family low-density housing as the principal
housing option in the Township.

Any future residential development must take
into consideration such issues as sewage dis-
posal, potable water, environmental
resources, rural character, non-motorized
transport, and vehicular access.

Encourage protection of open spaces and
sensitive environmental features during site
planning and construction.

Provide incentive for innovative residential
development within the site planning process
which incorporates the preservation of natural
resource systems, open spaces, and the
Townshipbs rural char
Guide future residential development to
minimize new public service costs.

Commercial & Light Industrial
Development

Goal: Limit new commercial and light industrial
development because of sensitive natural re-
sources and the vulnerability of area water
supplies.

Objectives:

1. Participate on the Chelsea Area Planning
Team and recognize the Chelsea Area Re-
gional Plan, which identifies potential locations
for commercial and industrial development in
the Chelsea area.

Develop zoning regulations that protect and
preserve unique natural features and re-
sources while providing for limited light
commercial development within the Township.

c har

ac

Circulation

Goal: Provide a circulation network which facili-
tates safe, efficient movement of vehicular and
non-motorized transit throughout the Township.

Objectives:

1. Coordinate and discuss with the Washtenaw

County Road Commission and/or Michigan
Depéatr(t: ent of Transportation efforts to main-
ain "and Improve vehicular circulation, and
address circulation conflict areas and appro-
priate planning and design issues aimed at

resolving such conflicts.

2. Adopt the Washtenaw Area Transportation
Study (WATS) non-motorized plan for Wash-
tenaw County and develop zoning regulations
that compliment this plan and promote the
creation of a comprehensive and safe non-
motorized transportation network.

3. Adopt land use and other regulations, and
work with the Washtenaw County Road
Commission and/or Michigan Department of
Transportation, to minimize traffic congestion
and safety hazards.

4. Implement private road regulations to ensure

such roads will be maintained in a manner

¢ which affords ease of access for emergency
€vEhicles.

5. Pursue long-range transportation planning

initiatives in cooperation with surrounding mu-
nicipalities and the county, state, and federal
governments.

Services and Facilities

Goal I: Maintain and expand public services and
facilities and volunteer efforts which accommo-
date the needs of Township residents, based
upon priority needs, cost-effectiveness, technical
feasibility, and the land use policies and planned
future land use pattern in this Plan.

Objectives:

1. Identify sensitive lake front areas and
permit municipal sewer systems within the
constraints of not increasing density, pro-
tecting lake quality, and limiting sewer to
these sensitive areas.

Encourage the availability of communica-
tion, telecommunication, and data
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services that do not negatively impact the
unique rural character of the Township.

Maintain a regular meaningful communi-
cations  program  whereby  Lyndon
Township and all adjoining municipalities
regularly convene to discuss public facili-
ties and services, identify common goals,
and investigate alternative strategies to
address those needs in a mutually benefi-
cial manner.

Encourage the public dedication of park-
land or other natural resource lands.

Focus public service improvements in
those areas identified in this plan to either
rectify existing problems or protect natural
features of the Township. The costs of
these improvements are to be at the ex-
pense of those residents that will receive
direct benefit from such service improve-
ments.

Encourage local volunteer efforts that ad-
dress recycling, habitat improvement,
recreational improvements, and environ-
mental protection in the Township.

Continue to participate in appropriate and
cost effective Township and County recy-
cling programs.

Permit alternative sources of energy that
benefit township residents and do not ne-
gatively i mpact t h
character and natural resources.

Goal Il: Encourage all future growth to be of a
type and intensity that discourages the need for
the Township to be burdened with the expense of
installing or extending new or existing municipal
sewer or water systems.

Objectives:

1. Inform all potential development projects that
the Township will not financially support the
design, construction or maintenance of munici-
pal or private sewer and water projects.

. Maintain ordinances under the Multi Lakes
Sewer Authority and Lyndon-Sylvan-Lima
Sewer Authority.

Privately Owned Community Waste Water
Systems

Goal: Ensure that Privately Owned Community
Wastewater Systems are installed, operated, and
maintained in a manner that protects the charac-
ter of the community, protects public health, and
ensures that the Township will bear no costs as-
sociated with operation and maintenance of these
systems.

Objectives:
1. Allow developments utilizing these sys-
tems as special land uses only.

Establish special assessment districts to
ensure the proper operation and mainten-
ance of privately owned community waste
water systems.

Establish zoning regulations to ensure
that privately owned wastewater systems
are located so they do not degrade the
environmental quality of the Township,
and protect and preserve the unique natu-
ral land features of the Township.

Establish zoning regulations that promote
the preservation of open space and clus-
tering when privately owned waste water
systems are proposed as part of a new
development.

Plagngd YL DS¥eloPmEt i g u e

Goal: Provide for Planned Unit Development
(PUD), which allows for flexibility in zoning regula-
tions with the intent of achieving a higher quality
design that better fits a particular site.

Objectives:
1. Cluster residential development to protect
open space and sensitive natural fea-
tures on a site.

2. Cluster the dwelling units in areas of the
site that are most suitable for develop-
ment.

3. Cluster development away from adjacent

farmlands and maintain a protective buf-
fer  between residences, farming
operations, and roadways.
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4. PUDs should be used to minimize impact
on the following natural features:

wetlands

slopes greater than 12%

bluffs along waterways

soils not well suited for develop-
ment

setbacks from waterways
floodplains

woodlands

fish & wildlife habitat

scenic views along roads

Provide a denser concentration of devel-
opment in a limited area, with no increase
in the overall, or "gross density" of the
site. The overall gross density must still
fall into the requirements of the Zoning
Ordinance.

Landscape and Natural Buffers

Goal: Landscape and natural buffers can serve a
number of functions. They can be maintained
along major roadways to protect the rural envi-
ronment, as a buffer between development and
sensitive natural features and as a buffer between
agricultural and residential uses.

Objectives:
1. Provide buffer areas that minimize the
visual impact of housing development and
preserve the rural scenic quality of the

community.

2. Maintain buffers that protect natural fea-
tures and ecosystems along waterways
and wetlands.

3. Use landscape buffers between residen-

tial and agricultural uses to protect both
uses and reduce land use conflicts. Res-
idential and agricultural conflicts occur
with greater frequency in developing
areas as more people are moving from
urbanized areas to traditionally agricultur-
al areas. The use of buffers can aid in
easing land use conflicts and improving
the relationship between agricultural uses
and new residents.

Historic Resources

Goal: Identify and protect scenic, cultural, and
historic resources in the Township.

Objectives:
1. Work with local property owners to ex-
plore options for preserving historically
significant sites.

Implement recommendations contained in
the Chelsea Area Regional Plan, includ-
ing programs to preserve historic
resources.
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Chapter Four

PLANNING
ISSUES

INTRODUCTION

Based upon information presented in the previous
chapters, including the i f ut ur e staterestj
citizen surveys (Refer to Figure 8 i Appendix), and
the goals and objectives, a number of key and
pressing planning issues are apparent today in
Lyndon Township and are particularly relevant to
the Township's land use planning efforts. These
issues vary in scope but are clearly not indepen-
dent of one another. This chapter highlights those
issues facing Lyndon Township deemed most crit-
ical in the development of a strategy for future
land use and public services in the Township.
These issues touch upon a number of the funda-
mental components of the previously presented
goals and objectives and serve to provide addi-
tional elaboration.

PROTECTION OF RURAL
CHARACTER AND NATURAL
RESOURCES

Protection of t he
extremely important to the residents of Lyndon
Township. "Rural character" is a subjective quality
i an issue of personal perception. What one fami-
ly considers to be rural may not be the same as
their neighbor, and this plan does not attempt to
define rural character other than to attribute it to a
setting dominated by open spaces, most often
consisting of abundant natural resources such as
wetlands and woodlands, and where visible signs
of urbanization or suburbanization are limited.

Not only are the open spaces important in shaping
the character of the Township, but they also pro-

vide vital environmental roles including wildlife
habitats, flood control, water purification, and
groundwater recharge. This plan does not pro-
pose that the protection of rural character and
natural resources means the prohibition of future
growth and development. Rather, this plan seeks
to constructively guide growth and development to
assure its compatibility with the Township's exist-
ing natural resources and rural character. The
Plan recognizes that protection of rural character
in the face of residential growth and development
is dependent upon land use practices that:

1. Protects the natural features of the Town-
ship.
2. Maintains open space and the sense of a
rural recreational community.
on o 3. Is sustainable and promotes a rural life
style of living.
4. Minimizes both the negative visual impact

Townshipobs

of new residential development along the
Townshi poss, and the wast® &
land, habitat, and other natural resources
in residential yards.

This plan recognizes that protection of the Town-
shipbs natur al
controlling development where such resources
are particularly fragile, maintaining buffer areas
between new development and natural resource
systems, and including important natural re-
sources within permanently designated open
space areas. The Plan must consider the impor-
tance of the State recreation lands in the
Township, both as an asset today and for future
generations, and address the long-term protection
of this resource.

rur al character
FARMLAND PROTECTION

Portions of Lyndon Township have historically
reflected a strong agricultural character. Howev-
er, the number of farms in the township has been
declining over the years, as has the total acreage
devoted to farming. At the root of this decline was
a housing boom, fueled by a generation of people
who elected to live further from their jobs and the
influences of higher density city life.

At the time, the economic environment supported
this position and many acres of prime farmland
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were sold for residential development along the
township& commuter arteries. And so, to protect
and encourage the continuation of farming, the
township endorsed the two-acre minimum lot size,
which at present provides some degree of resi-
dential development without sacrificing more
farmland acreage than might be necessary.

Recommendations regarding future land use pat-
terns in the township may now be influenced by a
recent turn of events. Instead of declining farm
commodity prices, farming is becoming more lu-
crative and many fields which have lain fallow for
years are being put back into production, while at
the same time higher energy and fuel costs are
making it less desirable to live and commute long
distances to work.

As the economic environment turns away from
urban sprawl and begins to look more favorably
toward agriculture, land use decisions should be
made with the intent of supporting agricultural op-
erations and should not place unreasonable
limitations upon the future uses or existing farm
parcels.

RESIDENTIAL PATTERNS

The future pattern of residential land divisions
within Lyndon Township will have an important
impact upon the future character of the Township.

Lyndon Township has the opportunity to encour-
age future residential development in a manner
that recognizes the
open spaces and natural resources and the roles
they play in shaping
racter. The preservation of rural character, open
spaces and natural resources is dependent upon
innovative zoning techniques. It is also dependent
upon the Township working cooperatively and
constructively with the public to encourage
projects that reflect the character of development
desired by existing and future Township residents.

Home occupations are becoming a significant part
of the Township. It is important that local zoning
allow for these types of small home occupations
while at the same time providing a framework to
prevent land use conflicts among neighbors from
occurring.

a-he

ROADS

Aside from M-5 2, t he
work is comparatively limited. Area wetlands and
topography, state recreation lands, and the sur-
rounding regional road network have prevented
the construction of continuous and convenient
cross-township circulation. Many of the road miles
in the Township are gravel or dirt surfaced.

PUBLIC SERVICES

The future land use pattern planned for the Town-
ship must
base. Tax revenues dictate, in part, the extent and
quality of public services and area residents do
not generally support increases in taxes. Though
any new development can be expected to in-
crease the Township's tax base, new develop-
ment will never-the-less place additional demands
upon current public services available to Town-
ship residents.

As the community grows and land development
increases, so does the demand for emergency
services. The limited commercial, industrial, and
high-density residential development in the Town-
ship reduces the need for the higher level of
police and fire protection typically associated with
a geographically smaller and more urbanized
community of similar population size.

The Township should require the provision of fire

i mp o rprotackion énfrastructuke Hveells, Twatgmlises,iefs.d s

for all new developments which are of such size
and densitys that présge infrestructare Is cansi-
dered critical. On-site fire protection infrastructure
should generally be considered necessary for
platted subdivisions and condominium subdivi-
sions that are characterized by the concentration
of dwellings in close proximity to each other where
the potential for the spread of fire is heightened.

The Township should continually monitor police
and fire protection needs and service, and explore
improving service levels in response to anticipated
deficiencies. Expansion of services should give
consideration to cooperative ventures with neigh-
boring municipalities.

The Township will continue to meet the basic go-
vernance needs of its citizens in the Township
Hall facility on North Territorial Road for the fore-
seeable future.
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The Township owns property near the intersection
of M-52 and N. Territorial. New municipal struc-
tures may be developed when there is a
demonstrated need for improved service and/or
facilities and adequate financial resources availa-
ble to meet that need.

COMPATIBILITY
AMONG LAND USES

Lyndon Township is a destination rural recrea-
tional community. Lyndon is host to people who
travel to the Township during all four seasons to
recreate. With 52% of the land in the Township
being owned as public land, recreational oppor-
tunities abound. Seasonally used lake cottages,
public hunting areas, public boat launches on rural
pristine lakes, and hiking trails are prevalent
throughout the Township.

To continue providing these recreational oppor-
tunities to neighboring Townships and all of
Southeast Michigan, Lyndon Township must
maintain its unique rural recreational character. It
is anticipated that those surrounding Townships
that are closer to Dexter and Chelsea will grow at
a much higher rate than Lyndon Township. Lyn-
don Township will be compatible with this growth
through the continued provision of recreational
opportunities.

COMMERCIAL & INDUSTRIAL
DEVELOPMENT

Commercial and industrial development potential
is limited in Lyndon Township because of the
Townships proximity to surrounding commercia-
lized zones, lack of municipal sewer and water
service for new development, sensitive and fragile
natural resources, and a population base that
feels strongly that the Township should not be-
come the home of any significant
industrial/commercial development.

Lyndon Township continues to face unique chal-
lenges in the identification of future locations for
such development. There is no identifiable com-
munity node or activity center within the Township
toward which such uses are frequently guided. In
fact, the limited commercial development present-
ly in the Township is not centered in any particular
area or along any particular road segment nor is
there any high density residential development
which frequently serves as a buffer between non-

residential uses and lower density residential de-
velopment.

It is imperative that the Township continue to par-
ticipate in regional planning efforts. In mutually
beneficial arrangements with neighboring Town-
ships, Lyndon Township provides open space and
vital recreational opportunities to the region while
neighboring jurisdictions with better access to ma-
jor roads and utilities can provide
commercial/industrial areas that provide jobs and
commerce to the region.

PROTECTION OF HEALTH,
SAFETY, & WELFARE

Lyndon Township government functions to pro-
mote the health, safety, and welfare of the
residents and visitors of the Township. The Town-
ship ordinances provide the framework for
protecting health, safety, and welfare. It is impor-
tant that the Township routinely review these
ordinances, amend them where needed, and
create new ordinances that support this plan.

Further, it is important that the Township continue
to establish policies and support those activities
aimed at safe housing, low crime rates, safe
roads, provision of emergency services, natural
resource protection, recreational opportunities,
healthy life styles, and sustainable food sources.

REGIONALISM

Through the establishment of regional authorities,
the Township can provide improved and more
cost effective services to Township residents.
The Township currently participates on the follow-
ing regional efforts:

Multi Lakes Water and Sewer Authority
Sylvan/Lima/Lyndon Water and Sewer
Authority

Leoni Regional Utility Authority

Chelsea Area Fire Authority

Chelsea Area Planning Team

Chelsea Area Construction Agency
Western Washtenaw Recycling Authority
Chelsea District Library

N e
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It is important that the Township continue partici-
pating in these existing regional efforts and new
opportunities for regionalism as they occur. It is
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important, however, that the Township retain au- the appendix.) There is also the Washtenaw Area

thority for its own governance. Transportation Study (WATS) Non-motorized
Transport initiative and plan relevant to the Town-
RECREATION shipbés rol e. Si mply he

Township that is public recreational lands, and

Lyndon Township is a destination recreation bgcause of the e.x.tent Lhese Ilands a;le.u's'ed' by
community serving much of southeast Michigan. adjacent communities, these plans and initiatives

More than 52% of the ToWr@rg“np%t@tsadjqn(gsr}odthisiplgn. devoted

to various forms of outdoor recreation. Two large
state recreation areas, Pinckney and Waterloo, i .
cross it, and Wsa larbesteparlg w r?fBe%t'ﬂnfj‘lyf |I|t|e.s,.Towns:h|p operated parks,
the 335-acre Park Lyndon, is within it. Private p_aygrqunds, and. S|m|lar facilities are not a con-
recreation lands, such as the Chelsea Rod and S|d(_ara§|on at th|§ time.  The Township V‘.”."
Gun Club, the Boy Scout @giodigalyfxaming loga) SUrprigfier such facili-
and the Detroit Board of"™Educationds Camp Burt
Shirley, are wholly or partly in the Township. The

Ninawkee (or Pinckney-Waterloo) hiking trail

crosses it, and the dual use mountain biking and GROUNDWATER

hiking Potawatomi trail is partially within it. The

State of Michigan has three parks or All residents in Lyndon Township rely on onsite

Due to the abundant state, county, and private

campgrounds in the Township, at Bruin, Green,  \yglis for drinking water. This reliance on individu-
an_d Sugarloaf lakes, and Joslin, South,_ Bruin, al wells makes maintaining a high quality supply
Winnewanna, and Green lakes have public boat  of groundwater vital to the long-term health of the
launches. community.

The Township must continue to protect these re-  mportant factors in the evaluation of groundwater

sources, both for the benefit of the region, and are:

because t he Townshipods own residents val ue
them highly, as evidenced by the recent (2007) Groundwater quantity

citizen survey (Refer to Figure 8 i Appendix). The

Township also needs to manage the problems  Ajthough much of the township has a sufficient
emerging from this particular, specialized role in - amount of groundwater for low density residential
the region. Zoning and other land use relevant  ang agricultural use, areas along the north M-52
regulations already exist which protects the  corridor have a limited amount of potable ground-
Towns hi pralsresonrees and recreational  yater available for use. Some low capacity and
specialization. ~As new issues and challenges gy pole wells have been drilled in this area. This

ecause

emerge, the Township may have to adapt both area has been identifhieed as
regulations and procedures accordingly. naw County Environmental Health who requires
) that wells be drilled prior to starting new construc-
This Plan adopts by reference, the Lyndon Town- tion projects.
ship Recreation Plan, once adopted by the
Lyndon Township Board of Trustees. Higher density development or uses that utilize

. ~ large amounts of water such as golf courses, cer-
Part of the Townshipos radinecofieihl ubed @rld Yirftidstricf Qs Bidt

tion with adjacent communities. The County  jhyolve wet processes could impact groundwater
Master _Plan and the Chelsea Regional P_Ian both and should be considered as a part of the review
deal with aspects of resource protection and of any such project. Projects that withdraw large
recreation that are especially important to the amounts of groundwater that could impact neigh-
Township.  Similarly, the Washtenaw County  poring well water supplies should only be
Parks and Recreation Commission has a Master approved after it has been demonstrated that
Plan to promote regional- and county-wide open there will be no off site negative impacts.

space systems, greenways and trails, and the pro-
tection of important natural resources and
recreational opportunities. (See Washtenaw
County map APark Land in Washtenaw Countyo in
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Groundwater quality

Naturally occurring groundwater quality issues
are:

1. Arsenic i Much of the township has natu-
rally occurring arsenic. Deeper wells
drilled into or just above bedrock typically
have the highest levels. Treatment de-
vices to remove arsenic are commonly
needed in many areas.

Hardness and Iron i As with much of
Washtenaw County the groundwater un-
derlying much of the Township has a high
dissolved mineral content. High hardness
and iron levels are frequently managed
through residential water softener devic-
es.

Methane Gas i The area north and west
of M-52 has been found to have a few
groundwater supplies that contain natural-
ly occurring methane gas. This gas is
tasteless and odorless and can be dan-
gerous if not removed with a
professionally installed gas removal de-
vice that vents the methane. Frequently
high levels of sodium and chloride (salt)
are found in this area also.

Although currently there are limited sources of
man-made contamination (old landfill, gasoline
storage, fertilizer and pesticide use, residential
sewage disposal), planning efforts should address
the following major sources of groundwater con-
tamination:

1. Solid waste facilities.

2. Intense agricultural uses that utilize high
volumes of fertilizers and pesticides, or in-
volve the confined feeding of large
numbers of animals.

3. Large onsite sewage disposal systems, in-
cluding privately owned community waste
water systems.

4. Land application of septage.

5. Underground and above ground storage

tanks and containers of hazardous mate-
rials.

6. Any commercial facilities using, storing, or
creating hazardous materials, i.e. automo-
bile repair shops and junkyards.

The Township should carefully examine any pro-
posed use that could potentially impact
groundwater. Site plan applications for uses that
involve large quantities of hazardous materials
should include a description of any hazardous
substances expected to be used, stored, or dis-
posed of on the site. The information should
describe the type of materials, location within the
site and method of containment. Documentation
of compliance with federal, state and county re-
quirements should be provided. For certain uses,
a Pollution Incident Prevention Plan may be ap-
propriate. This plan would describe measures to
prevent groundwater contamination caused by
accidental spills or leakage and emergency re-
sponse plans to contain any pollution. The
Township should mandate as a condition of any
special land use involving the storage of hazard-
ous materials that the facility be in compliance
with the Washtenaw County pollution Prevention
Regulation.

Where uses that utilize large amounts of water are
proposed the Township should require a hydrolog-
ic impact assessment. This assessment should
describe the existing ground and surface water
resources including, but not limited to, a descrip-
tion of the water table, direction of groundwater
flow, recharge and discharge areas, lake levels,
surface drainage, floodplains, and water quality as
well as the projected impact of the proposed de-
velopment on such resources. In particular,
impacts associated with water supply or ground-
water vyield, changes to the water table,
wastewater disposal, and storm water manage-
ment should be assessed.

Groundwater will continue to be the primary
source of drinking water for Township residents.
Groundwater is an integral part of the Township's
natural ecosystem. Special consideration needs
to be given to any activity or development that will
impact soil infiltration, surface waters, and wet-
lands because these activities will ultimately
impact groundwater. These measures are neces-
sary to protect the Township's groundwater and
ensure that there will continue to be a safe and
abundant supply of drinking water into the future.
Arsenic, salinity, methane gas and septic field
contamination are all potential problems. Poten-
tial sources of groundwater contamination can
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result from all types of land uses. The level of
threat of groundwater contamination will vary
based on 1) the susceptibility of groundwater to
contamination due to geologic features, 2) conta-
mination loading rates based upon land use and
hazardous materials management and 3) the
amount and type of hazardous materials utilized.

SEWAGE DISPOSAL

There are three methods available for residents to
dispose of sewage. There are:

1. Privately owned onsite septic sys-
tems.

2. Publicly owned community waste wa-
ter system.

3. Privately owned community waste

water system

Privately Owned Onsite Septic Systems

The township will continue to rely on privately
owned onsite septic systems. A majority of the
township is characterized by having sandy type
soils which meet the requirements of the Washte-
naw County Health Department.

Important factors for insuring adequate onsite se-
wage disposal include:

1. Maintaining adequate lot sizes so that

adequate isolation distances between
wells and septic systems is achieved
and that there is adequate space
available for home expansion and re-
placement sewage systems.
Ensure that all new construction, ad-
ditions, and outbuilding construction
are approved by the Washtenaw
County Health Department.

Publicly Owned Community Wastewater Systems

Lyndon Township is a member of two regional
sewer authorities. These authorities currently
provide sewer service to several lake communi-
ties:

1. The Multi-Lake Sewer Authority which
provides sanitary sewer service to the
following Lake areas: Island, Bruin,
North, Blind, Joslin, Half Moon, and
Ellsworth Lakes.

2. The Sylvan Sewer Authority which
provides sanitary sewer to Sugarloaf
and Cassidy Lakes.

Currently sewer service is not provided to the fol-
lowing lake communities as either it is not
currently feasible or the lake community has not
shown support for establishing a special assess-
ment district: Wild Goose Lake, South Lake, Long
Lake.

Municipal sewer service may be provided in those
situations where the provision of sewer will protect
surface water quality, sensitive ecosystems, and
preserve the existing character of the community.

Privately Owned Community Wastewater Systems

There currently are none of these systems in the
township. These systems should only be ap-
proved in the future as special land uses with
considerations being made for protecting the sen-
sitive environmental features of the Township.
The Township must have measures in place to
make sure that these systems are operated and
maintained properly. It is also important that the
Township require notification of these systems to
prospective home purchasers. It is important that
people buying homes with these systems under-
stand that they are financially responsible for the
operation and maintenance of the system in the
future.

WATER SERVICES

The only pre-existing community water service in
the Township has proven too expensive and un-
wieldy and has been decommissioned, in favor of
private wells. Generally, private water supplies
from wells will continue to be adequate for the
Township and the development of municipal water
supplies is unnecessary and would not be cost
effective due to low density.

INTERNET AND OTHER PUBLIC
TELE-COMMUNICATIONS
SERVICES

Lyndon Township and its residents enthusiastical-
ly support public internet and tele-communications
services.
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The Township must continue to support both pri-
vate and public efforts to secure adequate internet
and tele-communications services. Adequate
provision of these services can:

1. Allow residents to conduct business
from home and cut down on road
transportation.

2. Enhance public safety.

3. Maintain the community as an attrac-
tive place to live.

4. Provide enhanced educational oppor-

tunities to residents.

It is however important that these services be pro-
vided in a manner that does not compromise the
rural beauty of the area.

New cell phone facilities should be co-located on
existing infrastructure whenever possible.

New facilities should be built on Township owned
property where feasible.

PUBLIC AND PRIVATE ROADS

It is important that the Township continue to work
with surrounding communities and establish re-
gional approaches to establishing road
infrastructure improvements.

Township zoning should work cooperatively with
the Washtenaw County Road Commission. Due
to the topography of the township, driveway per-
mits are an important tool to ensure road safety.

Improvements of the roadway network should
consider the maintenance and expansion of the
existing non-motorized transportation system.
The township continues to provide outstanding
opportunities for world-class walking and bicycle
trails that are harmonious with the road network.

It is important that the Township adopt new me-
chanisms and standards to review, evaluate, and
allow new private roads. Important factors in con-
sidering the construction of new private roads
include:

Standards need to be developed to
ensure new private roads are built
and maintained in a manner that
maintains the existing character of the
community.

The approval of private roads does
not increase the allowed density with-
in any planned zoning district.

Those property owners who utilize
these new private roads clearly un-
derstand their responsibility for
maintenance and that development of
these roads will not bring financial
burden to Lyndon Township,

That the protection of fragile and
unique ecosystems is considered and
any newly constructed private road is
done in a manner that protects these
ecosystems to the extent possible.

The establishment of new private roads provides
an alternative to the development of multiple
driveways on major roads and the creation of
ifipaoad eo | ot s.

Shared driveways should not be allowed. Proper-
ties accessed through shared driveways can lead
to increased property disputes and limited access
by emergency vehicles.

Any effort to establish new Township regulations
aimed at regulating private roads should include
flexibility for existing private roads while promoting
minimum standards to ensure that these roads
are maintained in a manner that allows safe
access by emergency vehicles.
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Chapter Five

FUTURE
LAND USE
STRATEGY

INTRODUCTION

This Future Land Use Strategy identifies the de-
sired general pattern of land use and development
throughout the Township. The Chapter also
presents important guidelines for future public
services.

Implementation of the planned future land use
pattern rests with the regulatory tools of the
Township 7 most importantly the Lyndon Town-
ship Zoning Ordinance. The Township's Zoning
Ordinance generally regulates the type, location,
bulk, and intensity of land development through-
out the Township, and will be updated to support
the planned future land use pattern.

The Township has adopted other supporting regu-
latory tools to further implement this plan such as
the land division and private road regulations.
Land division regulations are intended to assure
efficient land division patterns, avoid the creation
of non-buildable lots, and ensure adequate
access. Other related ordinances have been
adapted to further carry out this plan.

OVERVIEW of the FUTURE LAND
USE STRATEGY

Basis

Lyndon Township is a zoned community and all
proposed land uses shall be developed within the
appropriate district provided in zoning regulations
that have been adopted to implement this strate-
gy. New land uses should not be established, or

land rezoned until the following factors are consi-
dered:

a. Consistency with existing land use pat-
terns.

b. Diminishing incompatible land use rela-
tionships.

c. Preservation of natural features and con-
sideration of the carrying capacity of the
environment.

d. Preservation of agricultural land uses.

e. Positive incorporation of natural ameni-
ties.

f.  Compliance with existing land use plan-
ning and zoning policies.

g. Availability of infrastructure.
h. Market conditions for various land uses.

i. Consistency with goals of the plan that
express the community character desired
by residents.

j-  Adequate circulation and road access.
k. Burden and expense to tax payers.

The goals and objectives presented in Chapter 3
are the foundation on which this strategy is based.
Planned land use patterns are established based
upon an analysis of the Township's natural and
cultural characteristics, the will of the community,
regional planning efforts, existing roadway net-

work, soil conditions, availability of public
infrastructure, and environmentally sensitive
areas.

General Character of the
Planned Future Land Use Pattern

The Future Land Use Strategy calls for a land use
pattern in the Township characterized predomi-
nantly by low-density residential development,
agriculture, and natural open spaces including
wetlands and the state recreation lands. New
high-density residential development and com-
mercial and industrial land uses are strongly
discouraged due to a number of factors:
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1)

2)

3)

4)

5)

6)

The Township lacks any community node
or urban center where such uses are typi-
cally planned.

The Township lacks a road network that
easily supports the high traffic demands
imposed by these land uses. Many of the
roads consist of dirt and gravel. While M-
52 provides improved access, the primary
function of M-52 and the state highway
system is to move traffic over longer tra-
vel distances in an efficient and safe
manner. Development along this corridor
that encourages frequent turning patterns,
acceleration and deceleration patterns,
curb cuts, and similar traffic characteris-
tics associated with more urban uses will
undermine the efficiency and safety of this
thoroughfare.

Primary growth in the Township is
planned to be in the form of single family
homes scattered on metes and bounds
described land throughout the country-
side. Higher density development creates
the potential for land use conflict because
of the existing rural and highly recreation-
al land use. Buffering land used for such
recreation as hunting, wildlife viewing,
and wilderness hiking is very necessary to
maintain the quality of these activities.

The Township lacks public services and
infrastructure needed to support urban
and high-density land uses. Such servic-
es are not planned for except to manage
existing problems and protect natural re-
sources.

Lyndon Township is very susceptible to
groundwater contamination, due to sandy
soil conditions and the lack of protected
aquifers in many areas. Also, some areas
within the Township face water availability
and quality problems.

The existing land use pattern and natural
resources of the Township do not readily
support intensive land uses. Much of the
Township is dominated by low-density ru-
ral residential character. Areas which are
not rural residential in character are part
of the state recreation lands, have sub-
stantial  wetlands  or  topographic
limitations, or are used for agriculture.

7) Intensive land uses do not support the
long-term planned rural recreation charac-

ter of the Township.

The existing land use pattern and other cultural
and natural features do not suggest a particularly
suitable location where such urban uses could be
appropriately accommodated. No new commer-
cial, industrial or high-density residential
development should be permitted in the Township
unless it can be first demonstrated that there is a
demand for such use(s) and an appropriate loca-
tion is available. The determination of whether an
appropriate location exists should be based upon
a thorough review of Township conditions at that
time and the policies of this Plan. No new uses
involving commercial, industrial, or high-density
residential development should be permitted, un-
less specifically planned for, without this plan
being adequately amended to reflect a change in

policy.

Commercial business development is planned so
that these businesses will provide direct service to
the community. Commercial businesses that do
not provide direct product or services to the com-
munity are discouraged.

INDIVIDUAL COMPONENTS
of the
PLANNED FUTURE
LAND USE PATTERN

Following is a review of the principal components
of the planned future land use pattern. Their ap-
proximate geographic limits are illustrated in the
Future Land Use Map (Refer to Figure 5 in Ap-
pendix).

Wilderness and Recreation Area

The Township is gifted with an abundance of nat-
ural features that enhance the rural and scenic
quality of the community and its desirability as a
place to live. Many of these natural features are
contained in the Waterloo State Recreation Area
and Pinckney State Recreation Area which collec-
tively cover approximately 52% of the Township.
The Future Land Use Strategy establishes a
Recreation/Conservation Area which consists of
these public resources and their rich natural fea-
tures. These public areas are managed to provide
outdoor resource-based recreation opportunities
and protect wildlife resources and habitats. Their
features range from mature forests and steep
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slopes to lakes and wetlands. In addition to pre-
senting severe limitations to development, the
wetlands provide important environmental benefits
including habitats for wildlife, flood control,
groundwater recharge and discharge, and surface
water purification.

In I'ight of the cri
areas play, the severe limitations the wetlands
present to development, and the importance of
public resource management and recreation
areas in the Township, the Wilderness Recreation
Area provides for the protection of these re-
sources and their long term viability by
discouraging the introduction of new land uses
which are not of a similar character.

Rural Residential Area

The Rural Residential Area is intended to provide
opportunities for rural residential lifestyles of com-
paratively low development density while also
providing for the continuation of farming activities.
While it is not the intent to encourage the conver-
sion of existing farmlands to residential use, this
Plan recognizes that not all agricultural lands with-
in the Rural Residential Area lend themselves to
long term economically viable agricultural opera-
tions.

Low development density is supported by a num-
ber of considerations including, but not limited to:
1) constraints on building construction, including
the prevalence of wetlands and severe topograph-
ic conditions; 2) the inability of major segments of
the local road network to accommodate high le-
vels of development; 3) the high interest of
Township residents in protecting the quality and
integrity of natural resource systems; 4) the lack
of available public sewer and water and the par-
ticularly heightened potential for groundwater
contaminati on; and 5)
protecting the existing rural character of the com-
munity.

Medium Density Residential Area

The Medium Density Residential land use category
is intended to provide for existing and future single-
family dwellings, two family dwellings, and multiple
family dwellings.

Overall densities within these areas should take into
account road condition, storm water management,

t lamda |

t h

adjacent land uses, and natural features. Devel-
opment in these areas is limited by the ability to
provide potable water in sufficient quantities and the
safe disposal of sanitary sewage.

Lake Residential Area

The oliake Regidentiap Qg inflydes , existipge ¢

metes and bounds parcels under private owner-
ship which are associated with lake environments
and not otherwise characterized by wetlands.

This plan recognizes the extremely fragile envi-
ronments of the Township's lakes, the role these
water resources play in contributing to the desired
character of the Township, and the challenges
these resources present in regard to adjacent land
use management. While the Township's surface
water resources are, and have been, magnets for
residential development, this development places
tremendous pressure upon the aesthetic, envi-
ronmental, and recreational values of the lakes.
These resources are at risk due to potential de-
gradation through shoreline erosion, septic field
leaching (where public sewer is not utilized), sedi-
ment discharge, alteration of the natural
landscape, and excess use of surface waters by
watercraft.

This plan encourages the continuation of the resi-
dential land uses along lakes in a manner that
recognizes the sensitive environmental qualities
and the need to protect the aesthetic and recrea-
tional aspects of the lake areas. The Lakes
Residential Area recommends lakefront redeve-
lopment that addresses existing environmental,
aesthetic and circulation problems. It also recom-
mends development along the remaining
undeveloped yet buildable portions of the Town-
shipds | akes.

The use of a waterfront lot as common open

spacd forwvaterfnontmécess for mweding aursits lo- i

cated away from the waterfront is not allowed in
the area. This type of land use results in exces-
sive use of surface water. This excessive use
increases the potential for shore erosion from
speedboats and water-skiers, loss in property val-
ues, oil and gas spillage from powerboats,
increased noise, conflicts between lake users
(sailboats, fisherman, swimmers, etc.), and in-
creased lake maintenance costs. Such threats
become that much greater with the digging of
canals to increase Lake Frontage access to back
lot residences. This form of development should
be prohibited in the interest of preserving the wa-
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ter quality of the Township's lakes, protecting the
public health, safety, and welfare, and preserving
the lake and shoreline character.

Traditional Lake Residential Area

The Traditional Lake Residential Area includes
those lands under private ownership which are
associated with existing lake communities. This
area consists only of existing platted subdivision
lots.

The majority of this land has already witnessed
considerable residential development and has the
highest residential densities in the community.
These residential areas were originally estab-
lished as summer vacation homes. Many of these
homes have been converted to year-round resi-
dences. This plan recognizes the extremely fragile
environments of the Township's lakes, the role
these water resources play in contributing to the
desired character of the Township, and the chal-
lenges these resources present in regard to
adjacent land use management. While the Town-
ship's surface water resources are, and have
been, magnets for residential development, this
development places tremendous pressure upon
the aesthetic, environmental, and recreational
values of the lakes. These resources are at risk
due to potential degradation through shoreline
erosion, septic field leaching (where public sewer
is not utilized), sediment discharge, alteration of
the natural landscape, and excess use of surface
waters by watercraft.

In this area, it is important that any infill develop-
ment, home addition, or home re-construction
projects be completed in a manner that effectively
recognizes the sensitive environmental conditions
that exist and protects the aesthetic and recrea-
tional qualities of these communities.

As with all lake districts, the use of a waterfront lot
as common open space for waterfront access for
dwelling units located away from the waterfront is
discouraged and is to be prohibited.

Conservation Lake Residential Area

The Conservation Lake Residential Area includes
those lands under private ownership which are
associated with proposed lake front parcels. This
area is characterized by larger lake front tracts
where homes have yet to be established.

Lake front lands that have remained undeveloped
generally have serious limitations to future devel-
opment because of the presence of wetlands,
high water tables, steep slopes, and poor access
to public roads. This plan recognizes the ex-
tremely fragile environments of this undeveloped
lakefront lands and establishes the Lake Conser-
vation Area to help protect these lands from
development that could harm these sensitive
areas.

Development in this area should only occur when
key natural resources are protected; public sewer
is utilized when made available by the Township;
and proper access to public roads is obtained.

Density of development should reflect the envi-
ronmental sensitivity of this area and result in less
density than is provided for in the Lake Residen-
tial Area, except in those cases where public
sewers are utilized.

Use of a waterfront lot as common open space for
waterfront access for dwelling units located away
from the waterfront shall not be allowed in this
area.

Neighborhood Commercial

The Neighborhood Commercial classification is
used to designate specific locations for small,
convenient, retail commercial businesses.

The intent of Local Commercial is to provide an
area with retail and service establishments whose
primary market includes residents from the imme-
diate surrounding residential area. Typical uses
would include smaller general merchandis-
ing/retail establishments.

Light Industrial Area

This area is designated for Light Industrial land
uses which do not require large-scale waste dis-
posal or water use, such as auto repair
businesses and small machine and fabricating
shops.

The general intent of the Light Industrial land use
classification is to develop uses that manufacture,
process, package, assemble and/or treat finished
or semi-finished products from previously pre-
pared material. Light industrial uses shall be
limited to activities that have little potential to ad-
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versely impact nearby residential uses and the
Township road system.

Municipal Use Area

This area includes those lands that are under pub-
lic ownership for the purpose of establishing
municipal buildings, parks, and parking lots.

This area is intended for public, non-recreational
land uses such as municipal office buildings, emer-
gency service operations, police service
operations, or public parking areas.

The development of public parking areas enhanc-
ing the ability of Township residents to carpool is
desirable in this area.

Planned Unit Development

Planned Unit Developments are zoning districts
created with the intention of providing greater zon-
ing flexibility than other residential districts allow.
Lyndon Township's specialization in wilderness
recreation, poor road network, fragile ecology, and
lack of public utilities and services, and its strong
commitment to low density rural residential land
uses, all work together to limit development op-
portunities. Planned Unit Developments (PUDs)
allow for residential development carefully
adapted to these Township conditions and con-
straints.

PUDs involve site plan specific zoning conditions
uniquely suited for a particular parcel or specific
region of the Township. Such conditions allow the
Township, in consultation with owners and devel-
opers, to protect the Township's fragile, valuable
natural assets, while at the same time permitting
balanced and appealing residential development
congruent with the Township's existing pattern of
low density rural land uses, and its limited utilities,
services, and resources.

In particular, PUDs allows for residential cluster-
ing. This encourages better use of buildable land,
while reducing the impacts of construction on the
PUD district and adjacent lands, protecting open
space, and increasing the amount of land set
aside for recreation and wilderness protection.

PUDs allow for buffers that protect natural fea-
tures, especially wetlands and open waters, and
that insulate higher density residential districts
from adjacent farming and other lower density

land use areas. Carefully integrated and adapted
mixed uses, such as local commercial, recrea-
tional, and utilities services focused on residential
needs are also facilitated by PUDs.

Using PUDs, the Township is better able to man-
age issues of transportation, emergency vehicle
access, the maintenance of roads and commons,
and the provision of local utilities and services.

Planned Unit Developments permit the adjustment
of zoning provisions so as to maximize the protec-
tion of Lyndon Township's unique resources and
character.

SPECIAL LAND USES

It is not the intent of this plan to identify each indi-
vidual land use which should be permitted. This
plan makes broad-based recommendations re-
garding the dominant land uses intended to be
accommodated in each of the planned area types.
Specific permitted land uses will be determined by
the zoning provisions of the Township.

The Township recognizes that some land uses
may be considered generally compatible with the
intent of a particular zoning district, yet may not
necessarily be appropriate for a particular parcel
in the subject zoning district due to unique or spe-
cial conditions. These unique or special circum-
stances may be a result of traffic, noise, visual or
operational characteristics of the proposed use,
which if unmitigated could result in significant pub-
lic or private nuisance.

Special land uses should be permitted only after a
special review has determined that the land use
and associated site development proposal meets
special standards to assure its compatibility with
surrounding land uses, public facilities and servic-
es, existing site conditions, and the overall welfare
of the community.

Mining Operations

Land uses that involve the mining of sand, gravel,
and or rock are of special concern within the
Township. This type of Special land use should
only be established when the following conditions
have been fully met:

1. A professional geological consulting
firm has determined that there will be
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no negative impacts to groundwater
resources beyond the property lines
of the subject property. This should
be demonstrated through the submit-
tal of sufficient data and information to
support their opinion.

The applicant has provided the Town-
ship with a plan and assurances for
reclaiming and reusing the property
after mining has been discontinued.
The applicant has provided the Town-
ship with assurances that both
primary and secondary roads will not
be negatively affected by the trucking
of sand, gravel, aggregate, and or
rock through the Township.

The applicant has demonstrated need
for additional mining in the area and
that existing mines are not meeting
demand.

The applicant has developed a plan
for minimizing impacts to sensitive
natural features.
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1 3 Green Lake Rustic Campground
4 Washtenaw County Park Lyndon, North and South
5 Pinckney Recreation Area
12 T3 Waterloo Recreation Area
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— v/ Private Recreational Facilities
1 26 7 Detroit Board of Education Camp Burt Shurley
° 8 Camp Munhacke Boy Scouts of America
5 D 9 Chelsea Rod and Gun Club
Public Boat Launches
10 Joslin Lake
o 29 11 South Lake
12 Sullivan Lake
13 Green Lake
B 4 14 ‘Winnewanna Lake
15 Winnewanna Impoundment
i Public Facilities of Other Sorts
16 Lyndon Township Hall
17 Western Washtenaw Recycling Center
18 Cassidy Lake Technical School
{
25 Private B&B's
I 13 19 Waterloo
20 Lyndon Oaks
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° 28 Mill Pond Bread
29 North Lake Country Store
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