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Chapter 1: The Master Plan 
GUIDE TO THE FUTURE  

A Master Plan is a tool used by municipalities to analyze the current state of their 

communities and plan for their future growth, development, and needs.  This document 

addresses this issue by detailing Ingersoll Township’s current conditions and looks to the 

future to take specific actions to address the needs of the community. 

A Master Plan can generally be described by the following key characteristics: 

► Future Oriented: The Plan concerns itself with long-range planning in guiding growth 

and land use needs.  The plan is not only a picture of the community today, but a guide 

to how the community should evolve over the next five to ten years in response to 

growth. 

► General: The plan does not focus on details and specifics but establishes broad 

principles and policies to address future growth and land use needs. 

► Comprehensive: The plan is comprehensive in that it addresses all types of land uses 

and the practical geographic boundaries of each. 

► A Plan: The land use plan is a tangible document which consists of both text and maps, 

with one or more of the maps typically illustrating the policies set forth within the text. 

Land Use plans serve to: 

► Seek citizen input on needs and services 

► Make a general statement of goals and objectives 

► Provide an overall perspective for the future 

► Develop a future land use map 

► Guide the use of limited resources in the most efficient manner 

► Promote public health, safety and general welfare 

► Preserve the quality of the environment in the Township 

 

How This Plan was Prepared  

Ingersoll Township updated their Master Plan throughout 2020 and 2021. After a review of 

the 2013 document, the Planning Commission decided to complete a targeted update 

focusing on a few key chapters. The changes focused on the profile of the Township, the 

existing land use map, goals and objectives, and the future land use map. In 2013, Ingersoll 

Township completed a thorough review of the existing Master Plan, incorporated new data 

and community input, and drafted a Plan using the recently available Geographic 

Information System data now in use in Midland County. The 2013 update was a more 

comprehensive update of the Master Plan than the 2021 update.  
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As required by the Michigan Planning Enabling Act, PA 33 of 2008, (MPEA) as amended, the 

Township followed the statutory requirement to send out a Notice of Intent to Plan to 

neighboring communities so that those communities are aware of and have the opportunity 

to comment on the plan. The process began with a review and analysis of existing conditions 

and land use in Ingersoll Township and included updating demographics to reflect the 2010 

US Census Data and 2018 ACS data.  

In April of 2013, the Ingersoll Township Planning Commission conducted a focus group 

meeting and multiple Planning Commission meetings for a public outreach campaign. For the 

2021 update, the Planning Commission used the public input from the 2013 process and 

hosted a public hearing on the plan for public input. The Planning Commission then 

examined its community goals and future land use to determine if updates were needed.  

The final step in the planning process was a public hearing, required by the MPEA. This 

provided a final opportunity for public information and input. After the hearing on October 

18, 2021, the Planning Commission adopted the Plan.  The Township Board adopted the Plan 

on November 8, 2021. The text is published on the Township website and available for 

review upon request to the Township Clerk. 

The Relationship between Zoning and the Master Plan 

While there are many actions that play a role in the overall implementation of this plan, 

zoning is the single most significant mechanism for achieving the desired land use pattern 

and quality of development advocated in the plan. This section provides a useful guide 

relative to the inconsistencies between current zoning patterns and proposed future land 

use designations.  

 

Existing Land 
Use

• How land use 
is currently 
used

Zoning Map 

• Legal uses 
permitted 
today, by 
right 

Future Land Use 
Map 

• Generalized 
use, density 
and area in 
20 years 
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Chapter 2: Who Are We? 
INGERSOLL TOWNSHIP 

History  

Ingersoll Township was organized in 1855. Lumbering was the first industry in the Township, 

much like the balance of southern Midland County.  Smith’s Crossing developed as a 

passenger train stop, making travel to the City of Midland from Ingersoll convenient. 

Ingersoll Township has never been home to a town, per se. In a history of Midland County 

written in 1880, it notes that proximity to the City of Midland has precluded the need for 

heavy commercial development in Ingersoll, a fact that remains true today. 

Regional Setting  

Ingersoll Township is located in the southeast corner of Midland County. Ingersoll is mostly a 

rural community with no large-scale commercial or residential development.  The primary 

focus of the community is agriculture. The City of Midland is located just north of the 

Township, influencing some residential development on the northern border. The City of 

Midland provides much of the shopping and commercial needs for the Township’s residents.  

There has been ongoing discussion about the need/importance of obtaining City supplied 

water.  To date, the Township has opted to remain agricultural and ensured this through not 

participating in the City’s water distribution system. 

The Village area of Freeland is located just east of the Township in Tittabawassee Township. 

Freeland was a community that grew quickly in the late 1990s and early 2000’s, but has 

slowed to the same pace and the balance of the region.  

Freeland provides some shopping and commercial activities for Ingersoll Township, but does 

not have the range of retail services to be a destination on a daily basis. The City of Saginaw 

and Saginaw Township, the largest communities in the area, are only 25 minutes to the 

southeast, however, the City of Midland continues to provide the majority of retail, medical, 

and service needs for Township residents.   
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Map 1 – Location Map  

 

Table 1 – Distances to Neighboring Cities 

Approximate Distances (miles) from Ingersoll Township Hall 

Bay City 22 Freeland 5.5 

Midland 7.5 Saginaw 19 

Detroit 122 Lansing 73 
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Map 2 – Midland County Map  

Ingersoll is bordered by Midland Township 

to the north, Homer Township to the 

northwest, Mount Haley Township to the 

west, Jonesfield and Richland Townships to 

the south, and Tittabawassee Township to 

the east. Jonesfield, Richland and 

Tittabawassee Townships are located in 

Saginaw County.  

Source: Michigan Department of Natural Resources  

Demographics  

Background information from the U.S. 

Census is used to analyze a community’s 

current demographic conditions. In the following sections, Census-based data on overall 

population trends, housing characteristics, and economic information in Ingersoll Township 

is analyzed. This chapter is a summary of this data presenting an overview of the 

demographic conditions within the Township. All demographic data are from the 2010 

Decennial Census and the 2017 American Community Survey 5-Year Estimates. 

Population  

A community is defined by numerous factors, and one of the most important is population 

growth, stagnation, or decline. The basic foundation of a Township, including utilities, 

housing, and transportation, are all directly impacted by population change. There are 

several different techniques for predicting or estimating population change over time. Using 

past trends and current data as a guide, this section of the Master Plan outlines population 

trends and existing conditions. Understanding these conditions will help Ingersoll Township 

prepare for the future.    

The population of Ingersoll Township grew steadily until 1980 and has remained relatively 

stable since that time.  According to the 2010 U.S. Census, the population of Ingersoll 

Township was 2,751. The 2017 American Community Survey estimates the population at 

2,716. See Figure 1 on the following page.  More than 96% of the population in Ingersoll 

Township is caucasion. 
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FIGURE 1   POPULATION 1960-2017 (EST) 

 

According to the 2010 census, the median age in Ingersoll Township is 41.8 years. In 2000, it 

was 38.2 years. The ACS estimates the median age of the Township at 44.4 years, 

representing an overall aging of the population by more than 6 years in a span of 17 years.  

Midland County’s and Michigan’s population has also aged during the same period but at a 

slower rate. See Figure 2 below.  

An aging population can affect and change a community’s need for housing and healthcare. 

It can also affect the need for public services such as transportation, parks and recreation, 

and public safety. In the future, Ingersoll Township may need to look at how it plans to meet 

the needs of the senior citizens who choose to live in the Township. 

FIGURE 2   MEDIAN AGE COMPARISON 
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Another age measurement recorded by the Census is the age distribution. Each population 

group has very distinct, but specific needs, so it’s important to understand what percentage 

of the population each age group represents in the Township. The age groups are broken 

down into the following categories: young children (under 5), school age children (5 – 19), 

young adults (20 -24), family starting stage/family stage (25 -44), family stage/empty nesters 

(44 -64), retirees (65 -84), elderly (85 and older).  

In Ingersoll Township, in 2010, the largest age group of population is between the ages of 45 

– 64 (30.5%), the second largest is between the ages of 25 – 44 (23.1%), and the third largest 

is between the ages of 5 - 19 (22.2%). This data is similar to the County and the State. 

Compared to the County and State, Ingersoll Township has the largest percentage of their 

population in the 5 - 19 age group and the 45 – 64 age group. In comparison, the Township 

had the smallest percentage of population in the following age groups: 5 - 19, 20 – 24, and 

25 – 44 age groups. 

Figure 3 – Age Distribution  

 Ingersoll Township Midland County Michigan 

 2000 2010 2000 2010 2000 2010 

Under 5  5.5% 4.4% 6.5% 5.6% 6.8% 6.0% 

5 – 19 22.8% 22.2% 23.4% 21.0% 22.2% 20.8% 

20 -24 4.5% 5.4% 5.7% 6.3% 6.5% 6.8% 

25 -44 29.3% 23.1% 29.2% 23.5% 29.8% 24.7% 

45 – 64 21.9% 30.5% 23.2% 28.8% 22.5% 27.9% 

65 – 84 11.8% 13.0% 10.6% 12.7% 10.9% 11.8% 

84 and older  4.1% 1.4% 1.4% 2.1% 1.4% 1.9% 

 

Housing and Households 

In addition to population demographics, the Census also measures various housing and 

household characteristics. The housing characteristics include information like occupancy, 

number, type, ownership, and value of the housing units within a jurisdiction. These statistics 

show the type of housing available in a community. The household characteristics analyze 

the human element of each household. These characteristics give the community a broader 

understanding of who lives within their jurisdiction, how they live there, and what family 

structures are present.  

According to the 2010 Census, there are 1,086 housing units in Ingersoll Township.  This is 

similar to 2000, when there were 1,107. The vast majority (92.4%) of the housing units are 

single family detached homes. The remainder are duplexes, mobile homes, and 1-unit 

attached homes. Of those units, 93.6% are occupied and 6.4% are vacant.  

According to the Census, a household includes all the people who occupy a housing unit as   
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their usual place of residence. The average household size in Ingersoll Township in 2010 was 

2.67 persons.  This is higher than Midland County at 2.46 persons and Michigan at 2.49 

persons. In 2000, the average household size in Ingersoll Township was 2.70.  In 2000, there 

were 396 households (37.1%) with children under 18 years.  The 2010 Census shows that has 

dropped to 357 households (35.1%).  These statistics directly relate to the higher median 

age. 

The median housing value in 2017 in Ingersoll Township is $128,200. This compares to 

$133,000 in Midland County and $136,400 in Michigan.  

Ingersoll Township has a very high percentage of residents who own their own homes at 

89.6%. This compares to 77.1% in Midland County and 72.1% in the State of Michigan. A 

community with a high percentage of owner-occupied housing tends to be more stable with 

less people moving in and out. 

Figure 4 – Owner Occupied Housing  

 

Income and Employment 

Economic characteristics comprise a major part of U.S. Census data. It is important to 

examine the economic status of a community to determine the ability to support future 

commercial, residential, and industrial development. The data indicates the strengths and 

weaknesses in the Township, while alluding to trends that may aid or hurt the economic 

future of the community.  

The Census measures three different income categories: median household income, median 

family income, and per capita income. The median income divides the income distribution 

into two equal groups, one having incomes above the median, and other having incomes 

below the median. 
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Median household income is a measure of the total income of the people living in a single 

household. Ingersoll Township’s median household income data is higher than Michigan, but 

less than Midland County. The median household income in Ingersoll Township is $55,595. 

This compares to $57,117 in Midland County and $52,668 in Michigan. The second measure 

is median family income which measures the total income of a family living in a single 

household. This number is usually higher than median household income because families 

can have two income earners and the category excludes single persons living alone. Ingersoll 

Township’s median family income data is higher than Michigan but less than Midland 

County. The median family income in Ingersoll Township is $67,381. This compares to 

$71,798 in Midland County and $66,653 in Michigan. The final measure is per capita income. 

This is a measurement of the amount of income each individual in the Township would 

receive, if income was divided equally across the population.  It is often used to describe the 

standard of living. Per capita income in Ingersoll Township is $29,593. This compares to 

$33,013 in Midland County and $28,938 in Michigan. 

Figure 5 – Income  

 

Ingersoll Township had 4.1% of its population at or below the poverty level according to the 

2017 American Community Survey. This compares to 11.3% in Midland County and 15.6% in 

Michigan.  

When looking at the industries in which Ingersoll Township residents work, the top three 

employment categories are Educational Services/Healthcare/Social Assistance (27.3%), 

Manufacturing (22.3%), and Construction (11.4%). These industries are similar to Midland 

County and Michigan. To see how the employment in these three industries compares to 

Midland County and Michigan, see Figure 6 on the following page. 
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Figure 6 – Employment by Industry  

 Ingersoll 
Township 

Midland 
County 

Michigan 

Agriculture, forestry, fishing and hunting, and mining 3.0% 0.8% 1.2% 

Construction 11.4% 7.1% 5.1% 

Manufacturing 22.3% 22.5% 18.4% 

Wholesale Trade 0.3% 1.7% 2.4% 

Retail Trade 9.0% 9.8% 11.1% 

Transportation and warehousing and utilities 1.4% 3.6% 4.2% 

Information  2.4% 1.3% 1.5% 

Finance and insurance and real estate  0.8% 3.7% 5.5% 

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

5.4% 8.2% 9.5% 

Educational Services and healthcare and social assistance 27.3% 23.9% 23.5% 

Arts, entertainment, and recreation, and accommodation 
and food services 

8.6% 9.4% 9.4% 

Other services, except public administration  5.9% 5.3% 4.7% 

Public administration 2.1% 2.6% 3.5% 

 

Education  

The U.S. Census reports on all levels of educational attainment at several different ages. This 

data represents all individuals older than 25 who have earned a range of education levels 

from those who earned a bachelor’s degree or higher to those who do not have a high 

school diploma. This information is a good indicator of the skills and capabilities of the labor 

force in a community. 

In Ingersoll Township, 23.3% of the population has earned a bachelor’s degree or higher. This 

compares to 34% in Midland County and 28.1% in Michigan. Ingersoll Township has the 

largest percentage of the population of the three jurisdictions who has earned their 

Associates Degree at 12.5%. Nearly 94% of the Ingersoll Township population is at least a 

high school graduate; Midland County’s percentage is nearly identical. In Michigan, about 

90% of the population have earned their high school diploma. 
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Figure 7 – Educational Attainment  

 

Transportation and Infrastructure  

Roads  

The roads in Ingersoll Township are laid out in the traditional square mile grid fashion like 

many other Michigan townships. There are no highways or state roads located in Ingersoll 

Township, therefore there are no roads in the Township under MDOT jurisdiction and 

control. The roads with the most traffic are Freeland and Gordonville Roads, running east 

and west, and Poseyville and Sasse Roads, running north and south. Each of these four roads 

have average daily traffic (ADT) volumes over 2,000 trips per day. Bailey is a fifth road that 

has an ADT greater than 2,000 trips per day. These five roads and Tittabawassee Road make 

up all of the Primary County Roads in Ingersoll Township, and all but Sasse and 

Tittabawassee Road are also all season roads. The all season roads are accessible for all 

weights of vehicles all year.  The remaining roads in Ingersoll Township are classified as 

County Local Road – paved, Township Local Road – unpaved, and private roads.  

Outside of the Township, State Highway M-47, runs between US-10 to the north and M-46 in 

Saginaw Township to the south.  M-47 is located approximately five miles east of Ingersoll 

Township and is accessible via Freeland Road, Tittabawassee Road, and Saginaw Road.  

US-10 runs primarily east and west, connecting US-127 and I-75, and is located 

approximately eight miles north of the Township and can be accessed by M-47 or Eastman 

Road in the City of Midland. State Highway M-20 is approximately five miles north of 

Ingersoll Township. This highway runs east and west and connects Midland and Mt. Pleasant. 
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M-46 is another east/west State highway, which is located five and a half miles south of the 

Township’s southern border. 

Average Daily Traffic (ADT)  

Average Daily Traffic (ADT) is the total volume of vehicle traffic on a highway or road for an 

average day in a year. ADT counts in this map are from the Midland County Road 

Commission. The highest traffic volumes in Ingersoll are concentrated on Gordonville, 

Freeland, Poseyville, and Sasse Roads. Other popular roads are Bailey and Tittabawassee 

Roads. Both Freeland and Gordonville are main east-west thoroughfares. Gordonville and 

Freeland provide the main river crossing south of Midland. Freeland Road operates as an 

alternate route to Mt. Pleasant.  

In 2017, the City of Midland approved vacating a portion of Saginaw Road between Salzburg 

Rd and Mark Putnam Road for Dow. This portion of the road is north of Ingersoll Township, 

but the change will drastically affect the traffic patterns in the Township, specifically in the 

northeast corner of Ingersoll. The ADT counts on the transportation map do not reflect this 

closure, because the road was officially vacated in October of 2019, during the update of this 

Master Plan. In the future, Township officials should consider how this closure will affect the 

traffic in the Township, and work with the Road Commission to update the traffic counts.  

Recently, the County Road Commission changed Tittabawassee Road to a primary all-season 

road in the southern half of the Township. This is a change because La Porte Road used to be 

the primary all season road in the southern half of Ingersoll Township. However, as 

compared to Tittabawassee Road, La Porte Road has significantly less traffic. Compare 

approximately 400 – 600 cars a day on La Porte Road versus 1,500 – 2,300 cars per day on 

Tittabawassee Road. Tittabawassee Road runs along the southern border of the Township 

and separates Midland County from Saginaw County. It also connects the Township to the 

heart of the shopping district in Kochville Township and Saginaw Township. For these 

reasons, it seems that Tittabawassee Road may be the more appropriate choice for an all-

season road and regional corridor as compared to the much less traveled La Porte Road, 

which does not have a direct connection to any significant regional destination.  

Bridges 

The Road Commission owns and maintains all the bridges in the Township, Map 2 highlights 

which bridges have weight restrictions and which bridges do not have weight restrictions. 

This is important to know because it will affect traffic patterns of large vehicles and farming 

operations.  

The Township has one historic bridge, it spans the Tittabawassee River in the northeast 

corner of the Township. It is known as the Bailey Bridge and it is currently closed. It is a rare 

occurrence in this day and age to have a metal truss bridge in a community. Most have been 

replaced with modern concrete structures.  This bridge was replaced by the modern bridge 
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at Gordonville Road, leaving this bridge to eventually fall into disrepair in its original location, 

and was eventually closed off, sometime between 1979 and 1982, due to its deterioration. 

The bridge was originally built in 1907 by the Joliet Bridge and Iron Company and is only one 

of two surviving examples in Michigan produced by this company.  It is only one of six late 

19th- and early 20th-century multi-span through truss highway bridges left in Michigan; and 

while all six of these bridges are historically important, the relative size of the Bailey Bridge 

structure at 302-feet, compared to the remaining bridges of this era, places greater 

importance on the restoration. This structure is the only two-span truss structure over the 

Tittabawassee River and is the longest truss bridge in the region. It is a two-span (150-feet 

each), steel, Pratt through truss structure with pinned connections. 

According to www.historicbridges.org, the Bailey Bridge rating for rehabilitation is a 7 

nationally and an 8 locally, on a scale of 1-10, commenting that, “given the lack of multi-span 

truss bridges in Michigan, this bridge should be considered highly significant and given a high 

priority for rehabilitation”. 

At the turn of the 19th century, the Bailey Bridge played a vital role in the commercial and 

residential development between Ingersoll and Midland Township. Prior to this bridge 

structure, a previous bridge was carried away by a flood in 1904.  After that flood, Ingersoll 

Township maintained a ferry to keep the “highway” open.  About 100 rods northeast from 

the bridge there was the town of Bailey, now known as Mapleton, where the Pere 

Marquette Railroad Station was located, around which there was a village with a post office, 

church, stores and homes.  This village was largely dependent for its trade and existence 

upon the bridge/ferry with most of its trade carried over the bridge.  The village was 

supported and patronized largely by people living to the south of the Tittabawassee River, 

who were obliged to use the bridge/ferry to reach the village and rail station.  Seeing the 

importance of the crossing, the bridge was replaced in 1907 with the structure that still 

stands today. 

A project to restore this bridge will provide the only safe non-motorized connection across 

the Tittabawassee River in the southeast portion of Midland County. The only other crossing 

is the Gordonville Bridge, just north of Mapleton, but it is less "user-friendly" because of the 

narrow walkways, vehicular traffic speeds, and the lack of sidewalks or bicycle paths 

anywhere near. 

Similar to its past use in an era before the popularity of the automobile, the restored Bailey 

Bridge will once again link Midland to Saginaw for pedestrians, bicyclists, and other non-

motorized users. Several local groups including the Great Lakes Bay Regional Trail Group, 

local Midland foundations, and the Midland County Road Commission are looking to restore 

the bridge and connect it to a non-motorized transportation route. 
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Airports 

MBS International Airport is located ten miles to the east of Ingersoll Township. This airport 

facility flies direct to Chicago, Detroit, and Minneapolis via two major carriers.  The airport 

also has facilities for corporate and private aircraft with rental cars available. 

Utilities 

Another type of infrastructure located in Ingersoll Township are the three transmission lines 

which are owned and operated by ITC and Consumers Energy. The first, and largest, 

traverses the Township in a north-south direction and connects into two substations, one in 

Midland Township, just north of the Township border, and the second in Saginaw County, 

just north of Hemlock. This line is part of a much larger regional transmission network that 

serves the state. The second line traverses the Township in a diagonal fashion across the 

northeast quarter of the Township. This line also connects into a substation in Midland 

Township and connects into the larger state-wide power grid. The third line is located in 

sections 31 – 36 of the Township, south of E Laporte Road. 

The Township is unique in that it already has a strong utility presence and grid connection. 

This makes the Township a strong candidate for future electrical power connection 

opportunities. 
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Natural Resources Inventory  

The natural environment should play a significant role in land development. Therefore, it’s 

important for a community to inventory and analyze the existing land and natural features 

before any new development occurs. The natural environment can both significantly impact 

development and be significantly impacted by development.  

In some cases, land development can have a negative effect on the natural environment. For 

example, if a developer fills in a wetland, the water usually standing in that area, filtering 

through natural processes, and recharging an underground aquifer, suddenly has no place to 

drain. As a result, the water will be forced to spread to a new area and can cause flooding. 

Understanding the location of wetlands is a good way to prevent these situations.  

Included later in this document is a Future Land Use Plan that will guide the community in 

determining areas that will be preserved and areas that will be developed in the future. An 

important part of the future land use map is to examine the natural environment and 

determine where future development should be encouraged and where natural resources 

should be protected. In addition to conducting an inventory, a community can also 

implement measures which protect the natural resources and carefully plan for future 

development.  

Any environmentally sensitive area within a community is a place which development should 

be carefully reviewed and considered. Environmentally sensitive areas are lands whose 

destruction or disturbance will affect the habitat of the natural ecosystem and the life of a 

community by either: 

► Wasting productive lands and non-renewable resources, such as prime farmland. 

► Destroying important public resources, such as groundwater supplies and surface water 

bodies. 

► Creating hazards, such as flooding or slope erosion. 

The purpose of the natural resources inventory chapter of this Master Plan is twofold. First, 

is to identify areas in the Township that are most suited for development, focusing on areas 

which will minimize the effect of development and provide amenities without adversely 

impacting the existing natural systems. The second is to identify land that should be 

preserved in its natural state, and is most suitable for open space or recreation purposes. 

Topography, woodlands, soil, farmland, and water resources are among the most important 

natural features impacting land use in Ingersoll Township, and analysis of each natural 

system follows. 
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Water Systems  

Waterways 

The Tittabawassee River is the only natural waterway located in the Township; it traverses 

through the northeast corner of the Township. The Tittabawassee River flows in a 

southeasterly direction from its beginning Gladwin County. The Tittabawassee is a tributary 

of the Saginaw River which eventually flows through Saginaw and Bay City into the Saginaw 

Bay, part of Lake Huron. The waterway system information on Map 3 was derived from the 

Michigan Open Data Portal.  

In addition to this natural waterway, there are numerous County drains throughout the 

agriculture land of Ingersoll Township. The Midland County Drain Commission is responsible 

for all the County drains in the rural areas of the Township. The Drain Commission’s 

responsibility includes all established drains for storm water runoff, drainage and water 

quality according to the Michigan Drain Code, Act 40 of 1956, as amended. The Drain 

Commissioner is responsible for legal proceedings and hearings for open or closed channels, 

dams, dikes, levies, water and sewer projects, lake level control structures, pumping stations, 

and for the implementation of the Soil Erosion and Inland Lakes and Streams Acts. The Drain 

Commissioner requires that the proper size culverts are placed within the drain and that no 

obstructions will impede the flow of the channel. County drainage channels are an integral 

part of successful farming techniques. 

Wetlands  

Wetland areas are lands defined by the existence of water, either on or near the surface, 

during a portion of the year. In addition to standing water, other characteristics of a wetland 

include poorly drained soils and water-loving vegetation which may also be physical 

indicators of wetlands. These ecosystems are a sensitive and vital part of the natural water 

cycle, and when they are negatively affected, without proper mitigation, many problems 

such as standing water, water filtration, aquifer recharge, and flooding will occur in 

unexpected areas. Therefore, wetlands are limiting to development, and each area must be 

carefully examined, and mitigation measures must be implemented before proceeding with 

any new projects. 

Development concerning wetlands is also regulated by the State of Michigan. At the heart of 

Michigan’s wetland regulatory program is Part 303, Wetland Protection, of the Natural 

Resources and Environmental Protection Act (Act 451 of 1994), formerly referred to as the 

Goemaere-Anderson Wetlands Protection Act, P.A. 203 of 1979. The Michigan Department 

of Environmental Quality Land and Water Management Division administers the permit 

program. This legislation was passed to protect wetlands by restricting their use to certain 

activities only after permit approval by the State of Michigan. Permits are approved only 

upon a review of an environmental assessment filed by the petitioner that shows the 
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avoidance of wetland resources to the greatest extent possible and minimization of 

unavoidable wetland impacts. 

Under the Act, the following wetlands are protected: 

► Wetlands contiguous to an inland land, pond, river, stream, or similar water course. 

Wetlands adjacent to the drains, creeks, and rivers in Ingersoll Township would fall in 

this category. 

► Wetlands five acres in size, or larger, in counties that contain a population of at least 

100,000 people. Midland County has less than 100,000 people, therefore, this category 

does not apply to Ingersoll Township. 

The wetland information on Map 3 was derived from the Michigan Open Data Portal and the 

National Wetlands Inventory (NWI). The majority of the wetlands in Ingersoll Township are 

located in the northern quarter of the Township. There are also additional wetlands along 

the Tittabawassee River, and in the southwest quarter of the Township. 

Floodplain  

The flooding of land adjoining the normal course of a stream or river is a natural occurrence. 

Flooding events are often swift and very damaging. Floods can damage or destroy public and 

private property, disable utilities, make roads and bridges impassable, destroy crops and 

agricultural lands, cause disruption to emergency services, and result in fatalities. People 

may be stranded in their homes for several days without power or heat, or they may be 

unable to reach their homes at all.  

Development around natural water courses has increased the potential for serious flooding. 

Rainfall that would naturally soak into the ground or take several days to reach a river or 

stream, now quickly runs off streets, parking lots, rooftops, and through man-made channels 

or pipes. Development that encroaches on the floodplain impedes the carrying capacity of 

the water drainage basin and exacerbates flooding. If floodplain areas are left in their natural 

state, damage to persons or property could be more easily avoided.  

There are many benefits of protecting land in the floodplain from development. If left in a 

natural state the land in the floodplain can provide flood protection for other structures, it 

improves water quality because the water is naturally filtered, it recharges aquifers, can 

provide high quality recreational opportunities, and result in reduced flood insurance and 

disaster recovery costs. Flood prone areas are found throughout the State, as every lake, 

river, stream, and County drain has a floodplain. Therefore, the type of development that 

exists within the floodplain will determine whether or not flooding will cause damage.  

The Federal Emergency Management Agency (FEMA), defines floodplain areas based on 

hydrological surveys, topographical surveys, soil studies, and land cover characteristics. The 

result of this research is a statistical model that indicates an area vulnerable to the “100-year 

flood”. The 100-year-flood area is an elevation that has a 1% chance of being equaled or   
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exceeded each year. This area has a 1% annual chance of flooding. The 100-year flood, which 

is the standard used by most federal and state agencies, is also used by the National Flood 

Insurance Program (NFIP) as the standard for floodplain management and determination of 

need for flood insurance. Structures located in the flood hazard area have a 26% chance of 

suffering flood damage during the term of a 30-year mortgage. This means a home in the 

mapped flood hazard area is five times more likely to be damaged by flood than to have a 

major fire.   

The area in the floodplain in Ingersoll Township is around the Tittabawasse River in the 

northeast corner of the Township, see Map 3. This area represents a small percentage of the 

Township, and the majority of the land is wooded or used for agriculture. However, there are 

several homes along River Road and Saginaw Road that are located within the floodplain. 

The floodplain can be a real barrier to development for a municipality. Property owners 

located in the floodplain are required to hold flood insurance policies which can be very 

expensive. Additionally, structures should be built or altered to ensure they are able to 

withstand the natural water cycles they will eventually encounter. 
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Wooded Land  

Woodlands information for Ingersoll Township was derived from the Michigan Open Data 

Portal. The dataset divides forested areas in Ingersoll Township into three categories: 

deciduous forest, evergreen forest, and mixed forest. Deciduous forests are characterized by 

trees that shed foliage according to the season such as maples, ash, elms, oaks, and others. 

Evergreen forests consist of conifers or evergreen trees, and mixed forests are with both 

deciduous species and evergreen species. Wooded land is important to inventory because it 

provides recreation opportunities for residents and visitors, habitat for wildlife, and 

resources for local industry. 

Map 4 illustrates the wooded land in Ingersoll Township. There are pockets of wooded land 

spread throughout the Township, which is typical of rural townships in Michigan.  

The largest concentration of wooded land is located in the northern third of the Township, 

north of Brooks Road. The is the most heavily developed residential area of the Township, 

which is characterized by homes on large wooded residential lots. In addition to this area, 

there is a line of woodlands that runs north and south through sections 9, 30, and 31, a 

cluster of wooded land in the center of the southern half of the Township, and finally there 

are large areas of wooded land along the Tittabawassee River. This land is primarily private. 

  



LAKE STATE RAILWAY

Mckinley St

Tr a nqui l D
r

SaginawRd
Ka

ne
 R

d

Kent Rd

Ho
me

r R
d

Or
r R

d

Sm
ith

s C
ros

sin
g R

d

Pa
tte

rso
n R

d

Sa
ss

e R
d

Gordonville Rd
Stewart Rd

Po
se

yv
ille

 R
d

Sc
hre

ibe
r R

d

Tittabawassee Rd

Brooks Rd

Saginaw Rd
Du

nc
an

 R
d

Milner Rd

Huey Rd

Freeland Rd

Gr
ey

 R
d

Scott Rd

Laporte Rd

Ba
do

ur 
Rd

Ba
do

ur 
Rd

River Rd

Th
ay

er 
Rd

Gr
ey

 R
d

LEGEND

Deciduous Forest

Evergreen Forest

Mixed Forest

Water Features

WOODED LAND
INGERSOLL TOWNSHIP

November 2019

BAY COUNTY

GRATIOT
COUNTY

MIDLAND
COUNTY

SAGINAW
COUNTY

0 2,500 5,0001,250
FEET

PA
TH

: Q
:\P

RO
J2

01
9\1

26
65

0S
G2

01
9 -

 IN
GE

RS
OL

L T
OW

NS
HI

P G
EN

ER
AL

 P
LA

NN
IN

G 
- 2

01
9\M

AS
TE

R 
PL

AN
 U

PD
AT

E\
MA

PP
IN

G\
W

OO
DE

D 
LA

ND
.M

XD
, P

RI
NT

ED
 O

N:
 11

/13
/20

19
,  B

Y: 
JE

NN
IFE

R.
CL

AW
SO

N

SAGINAW'S OFFICE
230 S Washington Ave
Saginaw, MI  48607 
Tel. 989-754-4717 
www.spicergroup.com

AREA MAP
NOT TO SCALE

Date

Midland County, MI



INGERSOLL TOWNSHIP MASTER PLAN   25  

 

Agriculture Land  

Agriculture is the significant defining feature of Ingersoll Township, and the majority of the 

land in the Township is used for farming. Map 5 analyzes what land in the Township is best 

for farming. According to the National Resources Conservation Service, there are 5 types of 

farmland. The types and definitions are below: 

► Prime Farmland – Land that is available to farm and has the best combination of 

physical and chemical characteristics for producing food, feed, forage, fiber, and oilseed 

crops. These soils are of the highest quality and can economically produce sustained 

high yields of crops when treated and managed according to acceptable farming 

methods. Very specific technical criteria is established by Congress to identify prime 

farmland soils. In general, the criteria reflects adequate natural moisture content, 

specific soil temperature range, pH between 4.5 and 8.4 in the rooting zone, low 

susceptibility to flooding, low risk to wind and water erosion, minimum permeability 

rates, and low rock fragment content. Prime farmlands are not excessively erodible or 

saturated with water for a long period of time, and they either do not flood frequently 

or are protected from flooding. 

► Prime Farmland, if drained – This soil does not naturally fit under the specified criteria 

for prime farmland, but it would if cultivated using appropriate agricultural practices and 

therefore has the potential to be prime farmland. 

► Prime Farmland, if drained and protected from flooding – This soil does not naturally fit 

under the specified criteria for prime farmland, but it would if cultivated using 

appropriate agricultural practices and protected from adjacent flooding threats 

therefore has the potential to be prime farmland. 

► Farmland of local importance – Land includes areas of soils that nearly meet the 

requirements for prime farmland and that economically produce high yields of crops 

when treated and managed according to acceptable farming methods. Some areas may 

produce as high a yield as prime farmland if conditions are favorable. Farmland of local 

importance may include tracts of land that have been designated for agriculture by State 

law or local ordinance. 

► Not prime farmland – This land does not fall into the categories above and is not best 

suited for farming operations.  

The information on Map 5 is sourced from SSURGO Soil Dataset (Natural Resources 

Conservation Service Soil Survey Geographic database). The majority of the land in Ingersoll 

Township is categorized as prime farmland, if drained. This is consistent with the existing 

land use as the majority of the Township is agricultural. While the majority of the land is 

prime farmland, if drained, there are a several locations of prime farmland. These are 

located throughout the Township with concentrations along the borders of the Township. 

The areas classified as farmland of local importance are scattered throughout the Township 

in small clusters, with the largest concentration located in sections 35 and 36. The areas that 
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are not classified as prime farmland are the heavily wooded lands or wetland areas 

described in the previous sections.   

Farmland and Open Space Preservation Program (PA 116) 

Agriculture land is an economic driving force of the Township and is, therefore, of high 

importance to Ingersoll Township residents. This is reinforced by the large percentage of 

agriculture land in the Township, approximately 90% of the land.  For prime farmland, this is 

the highest and best use for this land which is important considering the amount of prime 

farmland in the Township. Agriculture land has a direct influence on the economy, natural 

features, and character of the Township and, it is crucial this land use is protected from 

incompatible land uses.  

Many residents of Ingersoll Township understand the importance of protecting their 

farmland for the future, and have enrolled in the Farmland and Open Space Preservation 

Program. Formerly known as the Farmland Preservation Program (PA 116), this state 

program focuses on preserving farmland and open space through the following five 

methods:  

► Farmland Development Rights Agreements 

► Conservation Easement Donations 

► Agricultural Preservation Fund 

► Local Open Space Easement 

► Designated Open Space Easement 

► Purchase of Development Rights  

The first method, Farmland Development Rights Agreements, is the most common type of 

agreement for the majority of the lands in Ingersoll Township enrolled in this program. The 

agreement means there is a temporary restriction of land between the state and a 

landowner. The restriction preserves the contracted land for agriculture in exchange for tax 

benefits and exemptions for various special assessments. The land can be preserved for 7 – 

99 years and as a requirement of the program only 51% of the land needs to be farmed for it 

to be part of the PA 116 program. 
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Community Facilities  

Governmental Institutions  

Sanitation & Recycling: The Township Landfill is located on Kent Road, 1/2 mile west of 

Sasse Road) 

Cemeteries: Ingersoll Township has two township cemeteries: LaPorte and Poseyville.  

Township Hall:  The Township Hall is located on South Sasse Rd. 

Religious Institutions  

Ingersoll Township has three religious institutions: Laporte United Methodist church, 

Resurrection Life of Midland, and Messiah Lutheran church. 

Educational Institutions  

There are five public school districts in Ingersoll Township: Midland Public Schools, Bullock 

Creek Public Schools, Freeland Community Schools , Merrill Community Schools, and 

Hemlock Public Schools. 
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Chapter 3: Existing Land Use  
LAND USE ANALYSIS  

This section is a review of the existing land uses in Ingersoll Township. Existing land use is a 

study of the current status of the land in the Township to understand exactly how each 

parcel is used, regardless of how it is zoned. This analysis will provide a reasonable base from 

which to make current and long-range planning recommendations, the existing use of land 

must be surveyed and evaluated. In many cases, the existing land uses have set a pattern 

that is unlikely to change. In other areas, there may be vacant or under used land that can be 

evaluated for its development or conservation value.  

The information shown below is based on a parcel by parcel survey of land use performed by 

the Midland County and the Township’s planning consultant during the spring of 2021. 

Figure 8 - Existing Land Use  

Land Use  Acreage 
Percentage of the 

Township 

Agricultural 15,856.4 67.25% 

Commercial 33.5 0.14% 

Industrial 158.1 0.67% 

Institutional 64.0 0.27% 

Landfill 39.7 0.17% 

Residential 4,456.7 18.90% 

Utility 23.4 0.10% 

Vacant/Wooded 2,946.4 12.50% 

 

Existing Land Use Categories 

Agricultural  

Agriculture is a driving force in the Ingersoll Township economy, it’s a way of life for some 

residents, and is the most prominent landscape feature in the Township. Ingersoll Township 

residents and officials believe in protecting and preserving their agriculture land for the 

future. For the purpose of our discussion, agriculture land includes parcels used for farming 

of crops, raising of livestock, and roadside stands. This land, actively used for growing crops 

or raising animals, is different than the homes located throughout the Agricultural district. 

These homes are either related to the farming operation or are separate homes. While they 

don’t change the predominant land use, they do change the character of the area in that the 

land has two shared uses that must coexist together. They create a rural residential 

atmosphere in the agricultural areas. However, both are considered agricultural for this 
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section because agricultural is still the predominant land use. Overall, agriculture land makes 

up 15,856 acres in the Township, which is approximately 67% of the land. While it is 

expected that small portions of this land will be converted into other land uses, most of it 

will remain in agricultural use. Agriculture land can be found in all areas of the Township. 

Commercial  

The commercial land use is for all general indoor commercial enterprises which includes 

retail. This land use is located along Gordonville Road, Poseyville Road, in the La Porte area, 

and a few locations scattered across the Township. Ingersoll Township does not have a 

traditional downtown core with sidewalks and street frontage. The businesses are set back 

from the roads with a parking lot and centered around automobile travel. These parcels total 

approximately 33 acres in the Township, or 0.14% of the total land. 

Industrial 

Industrial land use in Ingersoll Township is used for processing, extractive, manufacturing, 

fabricating, assembling materials, or for outside storage of equipment and material. There 

are also numerous small parcels throughout the Township that were once Brine Wells for the 

DOW Chemical Company. These sites are all currently owned by DOW and will remain 

undeveloped for the foreseeable future. The industrial land use makes up approximately 158 

acres or 0.67% of the land in the Township. These parcels are generally clustered in Section 2 

of the Township. 

Institutional 

The Institutional land use category includes land owned by public entities such as the 

Township, churches, and schools. This is a relatively small percentage of land, representing 

64 acres or 0.27% of land in the Township. This land consists of the Township Hall property 

and several religious institutions.   

Landfill 

The landfill category is made up of one parcel, the Township landfill. The landfill is 39 acres 

or 0.17% of the Township and is located along Kent Road in Section 28. 

Residential 

The residential land use category includes all parcels in the Township occupied by single-

family and multiple-family homes and the associated accessory structures. There are very 

distinct areas of housing in the Township. The single-family homes located in the agricultural 

areas of the Township are on lots at least an acre in size and are along the County roads in 

the Township. The homes are often surrounded by agriculture land. A second type of 

housing would be the single-family homes located on wooded lots in the northern sections 

of the Township. These homes are situated on large private wooded lots, some are 
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subdivided and located along old sand mining sites. The third type of housing includes the 

homes located in the more developed areas of the Township, near the northern border. 

These areas include more subdivided parcels along dead end roads and cul-de-sacs, multiple 

family homes, and generally more dense houses along local or private roads. Each of these 

housing types and locations provides a very different living environment for the residents. 

The Township has a diverse range of single-family housing options for residents. There are 

less multiple family housing options. Multiple-family homes are uses that broaden the 

housing options available to residents of the Township. They provide opportunities for 

rentals and living situations for individuals who are not interested in the responsibility and 

upkeep of a single-family home. These are valuable housing resources because they offer a 

more affordable, lower maintenance option, within the context of a single-family 

neighborhood. The residential land use category makes up 4,456 acres or 18% of the land in 

the Township. 

Utility  

The utility land use category is for any parcel that is used for or by a utility company. The 

Township has cell towers in Sections 2, 6, 12, and 28. This land use comprises 23 acres or 

0.10% of the land in the Township. 

Vacant/Wooded 

This category includes land that is forested or mostly covered with trees and all the land that 

is currently vacant. Wooded land provides access to natural features for Township residents 

and visitors and provides pockets of good habitat for wildlife. The vacant land in the 

Township is generally parcels that are open space. In Ingersoll Township, the wooded land is 

spread throughout the Township with concentrations in the northern third of the Township 

and the southwest corner of the Township. Overall, wooded lands make up 2,946 acres, 

which is 12% of the total land area in the Township. 
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Chapter 4: Community Input   
LISTENING TO INGERSOLL TOWNSHIP 

The 2021 update of the Master Plan was an interim update that considered the public input 

from the last major 2013 update and new comments from the public in a public hearing 

format. The following is summary of both input strategies: 

2021 Public Hearing  

On October 18, 2021 , the Township Planning Commission held a public hearing to review 

comments from the public on the Master Plan. There was one public member in attendance 

who provided comments. Those comments regarding transportation and the future land use 

map were both incorporated into the final master plan document. After the public hearing 

closed, the Planning Commission adopted the master plan. Then, at their November 

meeting, the Township Board also adopted the Master Plan.  

Focus Group Outcome, April 2013 

A focus group, comprised of interested and active people in the community, who represent 

various livelihoods, tenure and ages, was called together to discuss major topics of interest 

with respect to land use.   The input from the meeting follows:  

The Ingersoll Township Planning Commission is in the process of updating the Township Land 

Use Master Plan of 2009.  As part of this process, they are revisiting the goals of the current 

Master Plan and trying to learn if these goals are still valid and if not, what new aspects of 

land use in the community need to be addressed.  A focus group meeting was held on April 

17th to discuss land use. 

The purpose of the meeting was to gather input regarding land use issues from people in the 

community who represent various aspects of living and working in Ingersoll Township.  The 

discussion lasted approximately 1 hour and 15 minutes and was structured in a question and 

answer format with little structure during the discussion that was spawned by each question.  

This was done intentionally to encourage people to bring forth issues and concerns that 

were pertinent, as opposed to those the Planning Commission formulated.    

The group talked about general items – feeling and wants for the township and then how 

specific tools, such as zoning and ordinance influence those wants and how they might be 

achieved.  There was a very short discussion about cooperation and management issues in 

the township at the end of the session.   
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The following questions and answers were received: 

Why do you live in Ingersoll Township and why do you 

stay? 

► Rural atmosphere.  It’s a good way to grow up. 

► It is not the City.  It is a farming community with the sounds of farming.  There is 

harmony about the place. 

► Schools are good.  We like the Midland Schools. 

► Our family business is here.  Farming is well developed. 

► Close to the City. 

► All services are available nearby. 

What aspects should be preserved and/or enhanced? 

► Woodlands.  We are losing them to the Emerald Ash Borer. 

► Agriculture.  How can we stop subdivisions from being developed here? 

► Keep the status quo from the first survey. 

What aspects should be prohibited or discouraged? 

► Sand pits.  But we need to recognize them as natural resources and develop them.  

They were poorly managed previously. 

► Industrial Parks and industrially zoned land. 

In what ways is the township vulnerable? 

► Big Government.  It may take away control of townships.  Regionalism and regional 

cooperation in the provision of services was seen as both threatening to township’s 

local control and enabling townships to save funds and provide more services. 

• For example, the State wanted to take away the ability of townships to assess 

property.  This is a potential imbalance of individual freedoms (local control) 

with the good of the community (cheaper service with a wider community 

vision on value of land). 

• There are more and more unnecessary rules and regulations being imposed 

by the State.   

► Watch out for and regulate commercial areas for unfavorable business attraction. We 

need to be proactive and have an awareness of our zoning rules. 

► Policing of ordinances needs to be enhanced.   They have no teeth if they are not 

enforced. 

► Public education of ordinances needs to be enhanced.  People are unaware and 

therefore, don’t follow ordinances.  Possibly a welcome package when people move 

to the community would help. Many don’t bother to read all the information on the 

website.  
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Infrastructure – does the community need more? Why? Why 

not? 

► Natural gas –  

• Want natural gas, specifically on Patterson and Poseyville and Brooks.   

• Even though we’d like natural gas, the cost of providing it is likely to be cost 

prohibitive, given our population density.  

• Generally there was not an objection to this.  Natural gas is necessary to 

attract people to live here.  Others thought most won’t be interested in 

natural gas. 

► Sanitary sewer –  

• Not needed.  Septic works fine.   

• Sewer is expensive.   

► Water –  

• Municipal water is expensive.  

• Water is either very good or very bad in the township.  Water is bad at Smith’s 

Crossing and River Road.  A filtration system could alleviate the problem. 

• What are the water treatment options available to the township? 

• There is odor, brine, sulfur, iron but it is a choice whether you want to deal 

with it with your own treatment options. 

• One factor stopping large growth was the lack of sewer and water.  Lee 

Johnston stated getting sewer was cost prohibitive because of our density, 

and it’s probably the same for water.   There didn’t appear to be any interest 

in bringing water and sewer to the Township.   

Zoning – is this tool working?  How? How not? 

► Is it ok to have Mom and Pop stores on corners in otherwise agricultural areas?  They 

are ok where they are now, Laporte, etc., but new ones are not needed. 

► Commercial development – does the Township need more?  Want more?  If so, 

where?  Infill of existing commercial structures is good. We already have empty 

buildings in the commercial district so didn’t see the need for more.  Would like to 

see the empty small mom/pop stores filled. 

► Should there be more commercial Future land use near Messiah Lutheran Church? 

► Commercial should be expanded anywhere that it improves our quality of life. 

► Residential – is there a need for more?  No.  It is ok to build anywhere you want in 

the township.  No need to designate subdivision areas, for example.   

► What is the process for rezoning? Messiah Lutheran owns an additional 44 acres, 

zoned ag, adjacent to the church.  This zoning restricts their use.  The church may 

want to rezone this land to provide other services to the community.  Some 

expressed support for this and is something to consider for our Future Land Use Map.  
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General 

► What, if anything, is the Planning Commission looking at changing?  We are in the 

process of gathering information but it doesn’t appear to be anything major.   

 

Following is public input gathered during the 2005 Master Plan update that is considered to 

remain accurate today. 

 

Agricultural 

Ingersoll Township is a strong agricultural community. Sixty four percent of the land in 

Ingersoll Township is used for agricultural purposes. This is the largest land use category in 

the Township. The Steering Committee and the community input survey confirmed that it is 

of primary importance to preserve the rural, agricultural nature of the Township. Other 

issues brought forth by the Committee highlighted concerns regarding encroachment by 

residential land uses. The Township is feeling pressure for more residential land from the 

surrounding Midland and Saginaw areas. The importance of buffer areas between 

agricultural and residential land uses was also discussed. 

Residential 

Residential development in Ingersoll Township is at a moderate to slow pace. Much of the 

residential development is located in and around areas where sand mining operations have 

formed small lakes. Because sand mining is regulated in the Township, these areas can be 

made attractive for residential sites. The need for a conservation development ordinance to 

combat residential sprawl was discussed during community input. Since the adoption of the 

1999 Land Use Plan, Ingersoll Township has adopted a conservation development ordinance. 

The Township should continue to monitor its use and effectiveness. 

The general consensus of the residents at the meeting was that concerns regarding 

residential areas in the Township focus on improving the areas which already exist. Several 

citizens pointed out the need for improvement in the LaPorte area. This area, located at the 

intersection of Laporte and Smiths Crossing Roads is blighted and decreases the value of the 

surrounding areas as well as creates a poor image of Ingersoll Township. 

Other discussions regarding residential development concluded that there is limited need for 

additional multifamily housing. Finally, a major concern was the need to eliminate blighted 

areas and areas operating as junk yards. 

Commercial  

There is very little commercial development in Ingersoll Township. Most of the comments 

regarding commercial activity centered around limiting the amount of new development in 

the Township.  The rationale is that shopping and other commercial needs are available 
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nearby in the City of Midland and there is no need to duplicate these services in the 

Township. 

It is desirable to anticipate locations where land uses, even those not desired, should locate 

in the event there is a request for this type of use. Given this, the most appropriate place for 

commercial uses was identified. These locations are on Poseyville Road, specifically near the 

intersections of Gordonville, Freeland, and Brooks roads.  The area known as Laporte, which 

is the intersection of Laporte and Smiths Crossing roads was also identified. Each of these 

areas is home to several small stores and/or repair shops. Other existing but not planned 

small commercial uses of varying types are scattered around the Township on Sasse, 

Freeland, and Tittabawassee roads. Maintaining commercially zoned areas is anticipated, but 

only as extensions of existing commercial areas. This preserves the corner stores that dot the 

Township and serve local residents, but prohibits large franchise style development that may 

detract from the rural character people want to preserve. Site development requirements 

are the primary tool to enhance compatibility between commercial and other uses and may 

include regulations that limit building size, lot coverage, signs, parking and lighting. Poorly 

maintained or nonconforming businesses are targeted for improvement in this Plan through 

ordinance enforcement and stringent zoning. 

Industrial 

Industrial land uses are also very limited. Currently, there are four industrial uses in the 

Township. The largest two are located on Schreiber Road near Gordonville. The others are 

located at the far northwestern corner at Badour, Gordonville, and in Laporte. These uses 

range from intensive painting operations and extrusion manufacturing to paint warehousing 

and small office operations. 

As with commercial land, industrial land is not a desired use in the Township. This thought is 

in keeping with the desire to preserve natural features and the rural agricultural setting. 

Supporting this desire is a lack of infrastructure and large amounts of industrial land 

available nearby in the City of Midland. 

There is strong evidence of the need to establish more closely regulated light industrial 

zoning regulations to protect the integrity of the natural environment and be able to locate 

industrial uses near less intensive uses successfully. Industrial land is intended for small areas 

in the northwest corner of the Township and around the existing industrial uses on 

Gordonville Road. Zoning for industrial uses will be divided into two categories, heavy and 

light. The interface between industry and all other types of uses should be well designed 

through site development guidelines. Ingersoll is almost entirely low density, low intensity 

agricultural, residential and undisturbed natural land. Any planned location of an industrial 

use will be near a less intensive use because of the nature of the Township. Regulatory 

considerations need to be established with great attention to detail in terms of minimizing 

the impact of incompatible uses. Buffering regulations and industrial performance standards 
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may be incorporated into the zoning ordinance and further protection from new and existing 

industry, with special emphasis on sight and sound regulations. 

Major Features 

The Tittabawassee River is highlighted as a major feature in the Township. The river crosses 

the far northeastern corner in section one. It is so far toward the edge of the Township that 

it does not create a significant natural boundary, however, there is a developed area on the 

east side of the River, near the intersection of Smiths Crossing and Saginaw Roads. This area 

is called Mapleton, some of which has been annexed into the City of Midland. The river has 

no public access points within the Township however, there is public access less than 1/4 

mile north of the Township. It also serves as scenic value and habitat for small wildlife. Sand 

deposits are prevalent in the Township. 

Ingersoll is a mix of very low lying wetland areas and well drained sandy areas. In between 

are good agricultural lands and moderate soils. Sand deposits impact the township because 

they allow drainage and are generally suitable areas for building. Woodlots are a positive 

feature because they attract wildlife, control soil erosion and protect the aquifer by 

preserving undeveloped land. There was consensus that the woodlots are the major positive 

natural feature in the Township. Agricultural land was also called out as a positive feature of 

the Township. Farming and the agrarian lifestyle was identified as a defining characteristic of 

the Township and the people who live here. 

Increasing traffic is a major concern because it detracts from the pastoral nature of the 

Township and is a safety hazard. Most of the main roads see heavy traffic, which is increasing 

with plant expansions in Hemlock and the casino in Mt. Pleasant. Truck traffic has become a 

problem because of high speed, wear on the roads, and noise. 

Infrastructure concerns included potable water and private roads. Water is considered high 

quality throughout the Township with the exception of the Mapleton area, yet there is some 

demand for municipal water, probably from the Midland City supply. Private roads are not 

built or maintained to proper standards, making many of them difficult to negotiate in snow 

and wet weather.  

The outcome from the focus group meeting, previous input from citizens in the 2005 Plan as 

well as almost one year of public Planning Commission meetings regarding the Master Plan 

and the final public hearing on the Plan held after the public comment period produced the 

goals and implementation tasks discussed in Chapter 5. 
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Chapter 5: Looking Forward  
GOALS AND OBJECTIVES 

Vision  

In 2004, Ingersoll Township adopted the following vision statement: 

“Ingersoll Township is a safe, attractive, rural community that 

balances farming and residential uses while protecting our 

natural environment and individual freedoms.” 
 

The land use goals described below have emerged and evolved from the community’s vision. 

Land Use Goal Setting  

The Ingersoll Township Planning Commission drafted the goals and objectives for this plan 

using demographic information and the community input.  These goals and objectives were 

further refined based on the interviews, public input sessions, and background research 

described in previous chapters.   

These goals and objectives are guides for development, recognizing the inevitability of 

changing circumstances.  The future land use plan at the conclusion of this chapter is based 

on the goals and objectives.  The Township Board and the Planning Commission should 

reference these when making land use decisions such as special land uses and rezoning, as 

well as when defining tasks and budgets for land use planning. 

The future land use plan is based on concentrating building in already developed areas and 

protecting existing farmland.  Residential, commercial, and industrial development should be 

focused in built areas.   
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Goals  

Goal 1: Preserve the dominant agricultural and rural community 

character of Ingersoll Township and its environmental resources 

and integrity.  

► Encourage the maintenance of historically significant structures and a structurally sound 

housing stock. 

► Eliminate nuisances, eyesores, and hazards through effective enforcement.  Specific 

attention should be paid to junk cars, illegal signs, and blighted property. 

► Preserve woodlands and open space through conservation approvals and PA 116 

approvals.   

► Preserve Township owned woodlands by retaining ownership. 

► Encourage greater public awareness about waste management and the Township’s 

fundamental reliance upon groundwater resources for potable water, and the 

detrimental effects of irresponsible land use and development practices. 

► Review zoning ordinance for agriculture district, and determine if an update to the 

ordinance is necessary for further distinction between agriculture properties and rural 

homes. 

Goal 2: Actively encourage the continuation of farming operations 

and long-term protection of farmland resources. 

► Maintain agriculture as the dominant land use and landscape in Ingersoll Township.  

► Designate areas which support long term farming and encourage the continuation of 

agricultural operations through complimentary zoning provisions. 

► Protect agricultural land uses from incompatible uses and activities that would adversely 

affect agricultural lands.  

► Regulate and monitor mining operations. 

► Continue strong enforcement of junk car removal. 

► Encourage use of available state and federal funds for land development rights when 

available. 

► Support and maintain PA 116 farmland preservation agreements.  
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Goal 3:  Accommodate new residential development in a manner 

which recognizes the opportunities and constraints of the 

Township’s public services, infrastructure, and natural features; 

preserve the overall rural character of the Township, its farmland, 

resources, and accommodates a range of densities and lifestyles. 

► Educate community on building regulations, proper procedures for permitting, and 

removing junk. 

► While maintaining low density housing as the primary housing option, provide 

opportunities for other alternative housing options to meet the varying housing 

preferences of current and future residents, including small lot single family dwellings 

and multiple family housing. 

► Identify locations where it would be appropriate to use the Conservation Development 

ordinance to promote density and alternative residential development. 

Goal 4: Provide opportunities for expansion of commercial and 

industrial uses that minimize negative impacts upon adjacent land 
uses, respond to the predominant rural character of the community, 

and is compatible with available public services and infrastructure. 

► Manage commercial and industrial zoning area to a size consistent with local need for 

new area. 

► Establish site development requirements to ensure compatibility with residential uses.  

► Encourage infill of existing commercial and industrial structures in the Township.  

Goal 5: Work toward greater transparency in the local government 

process, be aware of regional and state policies, and actively work 

to educate the public. 

► Require the Township to provide timely site inspection on previously issued permits. 

► Provide decision making criteria to the public for permit decisions such as signs and 

mining.  Put into chart form showing responsible party, fees, and time line.   

► Provide general information about the township such as permits, fees, junk, blight and 

other requirements on line. 

► Revise Junk Car and Nuisance ordinances to include blight and options to help residents 

find solutions for blight.  

► Be aware of regional and/or state legislation and policies and upcoming technologies 

and use this information as a guide for the local level.  
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Goal 6:  Maintain a transportation network throughout the 

Township which moves vehicular traffic in an efficient and safe 

fashion, utilizes road segments specifically designed to 

accommodate higher traffic flows where higher traffic levels are 

being generated, and is coordinated with the planned future land 

use pattern. 

► Request that the County Road Commission direct the majority of through traffic to 

primary roads and protect quality of secondary roads and the rural nature of the area 

adjacent to secondary roads.   

► Connect Smith’s Crossing Road to River Road with a curve so that traffic chooses Smith’s 

Crossing Road instead of Sasse Road.  

► Work with the Midland County Road Commission to understand new average daily 

traffic counts (ADT) due to the closing of Saginaw Road.  

► Work with interested parties for the historic preservation of the Bailey Bridge as a 

community focal point and a connection to the Great Lakes Bay Regional Trail.  

► Prioritize non-motorized transportation options.  
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Chapter 6: Future Land Use  
LAND USE ANALYSIS  

One of the purposes of a Master Plan is to outline a future land use plan which guides the 

next 10 to 20 years of development in the Township. This is a document that Township 

officials and Planning Commission members should use to guide decisions on any future 

development or redevelopment in the Township. The future land use plan outlined in this 

section of the Master Plan, serves to reflect the community’s desire to promote new growth 

in specific areas while protecting the rural character and natural resources that are vital to 

the Township’s way of life.  

The future land use map transforms the goals and objectives of the Master Plan into a 

graphic guide for development, management, and decision making. While the future land 

use map attempts to translate future land use categories to specific zoning districts, it does 

not specify how every lot, parcel, or site should be used or zoned. The map is intended to 

provide a framework for future site-specific land use or zoning decisions that are brought 

before the Planning Commission. The future land use plan should be referenced when 

reviewing site plans, rezonings, special land uses, and variances. This plan is a guide for 

development in the future and decisions should consistently reinforce the plan outlined in 

this chapter. Any deviations from this plan must be carefully considered.  

The future land use categories are slightly different from the existing land use categories.  

This difference is attributed to the fact that future land use is developed with an eye toward 

the zoning classification. These categories relate more closely to zoning districts because 

zoning is one of the ways a master plan is implemented. The existing land uses are combined 

into various other future land use categories, which reflect how the land should be utilized in 

the future, and therefore how it should be zoned.  Ultimately, the recommendations shown 

on the future land use map are intended to help Township officials, property owners, and 

residents make zoning and development decisions that are in the best interest of Ingersoll 

Township.  The future land use map seeks to guide residential, commercial, and industrial 

development into appropriate locations while maintaining the overall character and 

appearance of the Township.  Descriptions of the future land use categories begin below.  

The future land use map is located at the end of this section.   

As a reminder, not every parcel of land will be developed as it is shown on the Future Land 

Use Map. The Future Land Use shows land change as we expect it to look over time, but not 

the rate at which the process takes place. These proposed changes will not be effective until 

the zoning is changed to allow development of the varying types to occur. That is, while the 

future land use map may indicate an area for commercial, the area may not be zoned 

commercial until the land users request the change and the Township Board approves it.   
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Figure 9 - Future Land Use  

Category Acreage 
Percentage of Land Use in 

the Township 

Agricultural 21439.8 90.91% 

Commercial 76.9 0.33% 

Industrial 113.9 0.48% 

Residential – Low Density 1948.9 8.26% 

Residential – Medium Density 3.8 0.02% 

 

Future Land Use Categories 

Agricultural  

Agricultural land use is the backbone of the Ingersoll Township economy and way of life. The 

residents support policies that favor agricultural practices and believe preserving farmland is 

important for the future of the Township. Therefore, Ingersoll Township is committed to 

preserving its rural character by preventing the disintegration of farmland. Any future 

development in this district should not significantly alter the natural character of the land 

and should be in the interest of agricultural properties. The Township does not support 

development that shifts profitable agriculture land to other uses.  In addition to agriculture 

land, there are also numerous single-family homes in the rural areas of Ingersoll Township. 

Residents of the Township enjoy rural living and want to support it in the future, therefore, if 

any new homes are to be built in the agricultural future land use district, they should be 

encouraged on less productive agricultural land. The only areas that are not characterized as 

Agriculture on the map generally in the northern third of the Township or in the La Porte 

area. The agricultural future land use category makes up 21,439.8 acres or 90.9% of the land 

in the Township. This future land use category corresponds to the AG zoning district. 

Commercial  

Commercial future land use category supports common businesses and commercial uses in 

the Township which serve local residents and visitors. Commercial uses are generally 

concentrated on the far northern border of the Township along Gordonville Road and 

Poseyville Road. There are two other locations of commercial on the future land use map. 

One is the area of La Porte and the second is the intersection of Poseyville and Freeland 

Roads. These locations are very intentional. Gordonville is the most heavily travelled road in 

the Township, and a logical location for commercial or industrial uses. Poseyville is also a 

heavily trafficked route in the Township. The Township does not have any services such as 

water or sewer so it is imperative that any future commercial development is compatible 

with the current use and resources available. The La Porte area and the intersection of 

Poseyville and Freeland are examples of areas in the Township that have existing 

infrastructure which could be developed for new commercial uses. Any new commercial uses 
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should be in these specific areas, and should be compatible with the surrounding land uses. 

The Commercial future land use category makes up 76.9 acres, or 0.3% of the Township and 

corresponds to the Commercial A, B, and C zoning districts.  

Industrial 

The industrial future land use category supports light to moderate industrial businesses in 

the Township. Due to the rural nature of the Township, the location of the floodplain, and 

the lack of services available, there are very few locations where industrial uses fit within the 

Township. They only section with and planned future industrial land is Section 2 along 

Schreiber and Gordonville Roads. This is where the industrial land uses are already located in 

the Township and expanding new uses in the same area seems to be the most appropriate 

approach. The district is not intended for any type of heavy industrial uses. These uses will 

be restricted to the physical area of the district or parcel and should be well-matched or 

adjacent to similar uses. The intent of this district is to provide sufficient space for the 

current and future needs for manufacturing and allow uses that are not permitted within the 

commercial district, but do not create a hazard to the health, safety, or welfare of the 

surrounding residents and retains the predominantly rural character of the Township. The 

Industrial future land use category makes up 113 acres, or 0.48% of the Township and 

corresponds to the Industrial A and B zoning districts. 

Residential – Low Density and Medium Density 

The future land use map differentiates between two residential land use categories, low 

density and medium density. Of the two Residential – Low Density is the most prominent 

with only one area of Residential – Medium Density. The purpose of both districts is to 

provide locations for single-family residential living in the more developed areas of the 

Township. While both provide for single-family options, the medium-density category 

provides for a greater density of housing and duplexes or multiple-family homes. The 

difference between the rural residential areas in the agriculture future land use category and 

the residential land use categories is that the residential categories are more suited to a 

neighborhood or subdivision style. Any similar new development that is congruent to this 

pattern versus the rural agricultural residential land should be located in the northern third 

of the Township in the areas categorized on the future land use map. The Township wants to 

maintain a high quality of life for residents who prefer the rural nature of the Township and 

the proximity to the City of Midland. New homes or subdivisions in this district should match 

the character of the surrounding residential areas. The Residential – Low Density future land 

use category makes up 1,948.9 acres, or 8.3% of the Township and corresponds to the R-A 

zoning district. The Residential – Medium Density future land use category makes up 3.8 

acres, or 0.02% of the Township and corresponds to the Residential B and C zoning districts. 

  



INGERSOLL TOWNSHIP MASTER PLAN   50  

 

Zoning Plan  

Per the requirements of the Michigan Planning Enabling Act (PA 33 of 2008), this section 

describes how the land use categories on the Future Land Use Map relate to the zoning 

districts in the Township.  The table below shows future land use categories and the 

corresponding zoning districts for which they are intended. The zoning plan is a key 

implementation tool to achieve the vision of the Master Plan. In order to achieve the goals of 

the Master Plan, the township must ensure that the zoning ordinance and regulations permit 

the type and style of development that aligns with the recommendations of the Master Plan. 

Figure 10 – Zoning Plan  

Future Land Use Category Zoning District(s) 

Agriculture AG 

Residential, low density RA 

Residential, medium density RB, RC 

Commercial Commercial A, B, C 

Commercial, high intensity Commercial B, C 

Industrial IA, IB 

Landfill L 

 

The Zoning Ordinance includes development requirements such as dimensional standards 

for each district and what types of uses may be located in each district, among many others. 

Specific standards should be used when evaluating a proposed rezoning using the Master 

Plan and Future Land Use Map.  A Planning Commission needs to assess the following items, 

at a minimum, before coming to a zoning decision: 

► Will the intent and purpose of the proposed zone be consistent with the Master Plan 

goals? 

► Is the proposed rezoning consistent with the Master Plan map? 

► Will the change be consistent with surrounding land uses?   

► Are there other areas within the township that are suitably zoned for this use? 

► Does the change afford one person a benefit not available to others? 

► Is there infrastructure necessary to service the new district?  Will the change cause a 

logical extension of existing infrastructure?  
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On occasion, there may be justification to rezone a parcel or area that is not consistent with 

the Future Land Use Plan or the possibly the Master Plan’s goals and objectives.  If this 

happens, it should only be done with significant thought and study as well as written 

justification for the diversion from the Plan.  The purpose of this is to avoid setting a 

precedent of ignoring or downplaying the importance of the Master Plan’s intent and the 

community’s desires.   If the change requires an amendment to the Master Plan, the process 

should start immediately or concurrently with the zoning action. 
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Chapter 7: Implementation 
Plan   
INTRODUCTION   

The key to a well-planned community is the day-to-day use of planning documents, like this 

Master Plan and the zoning ordinance.  Because this Plan is to be the basis for future zoning 

and planning decisions, it is imperative that the Plan be available to Ingersoll Township staff, 

elected and appointed officials, as well as business owners, developers, and stakeholders 

from Midland County and the region, and the general public. 

The implementation of this Master Plan depends on its continual use by the Planning 

Commission and the Township Board.  In its best form, implementation of this Plan will result 

in the achievement of the goals and objectives outlined in the plan.  Implementation is often 

the most difficult portion of the planning process because, while the intentions of the 

Township, its residents, and stakeholders are clear, the legal ways and available planning 

tools are often not.  The following provides a review of additional tools available to the 

Township and the ways in which they can be used to ensure that the goals of this Plan are 

met. 

Throughout this Plan, the Township has identified specific objectives that it intends to 

accomplish during the next five years.  The following implementation matrix breaks down 

the tasks that support the objectives from the plan by subject area.  The tasks are prioritized 

and assigned to a responsible party or parties.   

This implementation plan should be utilized not only by the Planning Commission, but also 

by the Township Board and staff. The matrix should be reviewed on an annual basis to assess 

the work that is being accomplished and to reprioritize if necessary.  This matrix should also 

become an integral part of the Township’s budgeting process. 

Implementation measures are prioritized as follows: 

► High Priority – within the next fiscal year 

► Medium Priority – within the next 2-3 years 

► Low Priority – within the next 4-5 years 

The implementation is the most important section of the Master Plan as well as the most 

difficult part of a Master Plan to accomplish.  Turning goals into reality takes work and 

dedication by the Planning Commission, Township Board, Township employees and citizens.  

In the case of Ingersoll, several goals require the cooperation of neighboring townships.   
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Ingersoll Township can succeed in implementing the Master Plan by using all the tools 

available.   

The tools for implementation available include: 

► Planning 

► Zoning 

► Code enforcement 

► Policy development 

► Education 

► Regional cooperation and communication 

► Committee involvement 

► Grant solicitation 

Key Steps for the Plan implementation include: 

► Community knowledge and support of the Plan. 

► Zoning and Building Code updating and enforcement.  Zoning must follow the concepts 

expressed in the Future Land Use Map or both the Land Use Plan and Zoning Ordinances 

lose their effectiveness and enforceability. 

Community Support 

It is important the general public be aware of and understand this planning document.  The 

Township has taken steps to ensure orderly future development for Ingersoll and it should 

be promoted to the citizens to foster support. Lack of citizen understanding can hinder the 

implementation process, although Ingersoll residents are very active in the development of 

their community. 

There are several ways to increase citizen awareness: 

► Keep the plan visible and available for citizen’s use at all Township meetings. 

► Seek media attention regarding the Plan and the public hearing for the Plan. 

► Display the Land Use Plan at the Township Hall or local gathering place. 

► Cite the Land Use Plan in Planning Commission and Zoning Board of Appeals decisions to 

establish the Plan as the justification as well as the accepted development path for the 

Township. 

Code Updating and Enforcement 

Zoning is integral to implementing the goals and actions of this Master Plan. Zoning provides 

the legal and spatial framework which promotes the orderly development of a community. 

With a new Master Plan in place, the Township has an opportunity to update its current 

zoning ordinance to reflect the goals adopted in this Plan. Ensuring that the zoning ordinance 

and zoning map reflect the goals and objectives of this master plan is essential to making the 

necessary land use changes to reflect improvements in the Township.  
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The zoning ordinance accomplishes many things. It separates incompatible uses of the land, 

protects property values, dictates development spacing, protects natural resources and 

prevents overcrowding of the land. Ingersoll Township needs to continue to monitor its 

zoning ordinance to address any inconsistencies and outdated aspects, and to examine how 

possible zoning changes may help to achieve goals. Many of the changes may be minor but 

provide a substantial benefit. The Planning Commission may review any cases that have 

come before them and determine if there are trends that may need to be addressed in the 

zoning ordinance itself. 

Next, consistent enforcement of the zoning ordinances and building codes are important 

tools used to implement the Plan. Therefore, the Zoning Board of Appeals, the Ordinance 

Enforcement Officer, and the Building Inspector should be knowledgeable of the Plan and its 

intentions. Many of the community’s goals can be realized and implemented from strict 

adherence and enforcement of codes.  

Regional Cooperation  

Development, growth, and changes within Midland County will affect quality of life and 

growth within Ingersoll Township. The Township has the opportunity to pursue cooperative 

and mutually beneficial relationships with all the surrounding communities and in Midland 

County.  Cooperative relationships between and among Ingersoll Township and neighboring 

communities can provide an opportunity for the full impact of new or expanding 

developments to be considered as well as provide an opportunity for communities to pool 

resources and skills to tackle similar challenges.  In the least, Ingersoll Township should 

actively participate in reviewing and evaluating their neighboring communities’ Master 

Plans.  Further, the Township should invite comment and suggestions from neighboring 

communities on major developments within the Township. 

Local Planning Capacity  

Good planning practice and State laws require the Township to review its Plan every five 

years and update it if necessary.  A cursory review of the Plan should take place annually by 

both the Planning Commission and the Township Board.  This provides an opportunity to 

consider the goals and intent of the Plan against pending capital improvements, budget 

requests, and other developments that may impact the community.  When change confronts 

the community, it will be necessary to review the time and effort expended to address 

development proposals.  Adjustments in fees and changes in the application processes may 

be necessary in order to cover the costs associated with new or expanding development. 

The mechanisms for implementation the goals and objectives of this master plan are 

summarized in the following tables:  
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Implementation Plan  

Figure 11 - Implementation Plan  

CATEGORY  IMPLEMENTATION STRATEGY GROUP 
RESPONSIBILITIES  

PRIORTY  

GOAL 1: 
AGRICULTURAL 

CHARACTER 

Encourage the maintenance of historically 
significant structures and a structurally sound 
housing stock. 

Township Board, 
Planning 
Commission, and 
Zoning Enforcement  

Ongoing  

Eliminate nuisances, eyesores and hazards 
through effective enforcement.  Specific 
attention should be paid to junk cars, illegal 
signs, and blighted property. 

Township Board, 
Planning 
Commission, and 
Zoning Enforcement  

High 

Preserve woodlands and open space through 
conservation approvals and PA 116 approvals.   

Township Board  Ongoing  

Preserve Township owned woodlands by 
retaining ownership. 

Township Board  Ongoing  

Encourage greater public awareness about 
waste management and the Township’s 
fundamental reliance upon groundwater 
resources for potable water, and the 
detrimental effects of irresponsible land use 
and development practices. 

Township Board, 
Planning 
Commission  

Ongoing  

Review zoning ordinance agriculture district, 
and determine if an update to the ordinance is 
necessary for further distinction between 
agriculture properties and rural homes.  

Township Board, 
Planning 
Commission  

Medium  
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CATEGORY  IMPLEMENTATION STRATEGY 
GROUP 
RESPONSIBILITIES  

PRIORTY 

GOAL 2: FARMING 
OPERATIONS 

Maintain agriculture as the dominant land use 
and landscape in Ingersoll Township.  

Township Board, 
Planning 
Commission  

Ongoing  

Designate areas which support long term 
farming and encourage the continuation of 
agricultural operations through complimentary 
zoning provisions. 

Township Board, 
Planning 
Commission  

Medium  

Protect agricultural land uses from 
incompatible uses and activities that would 
adversely affect agricultural lands.  

Township Board, 
Planning 
Commission  

Medium  

Regulate and monitor mining operations. 

Township Board, 
Planning 
Commission, Zoning 
Enforcement   

Ongoing  

Continue strong enforcement of junk car 
removal. 

Township Board, 
Planning 
Commission, Zoning 
Enforcement   

Ongoing  

Encourage use of available state and federal 
funds for land development rights when 
available. 

Township Board, 
Planning 
Commission, Local 
Foundations, State 
Agencies  

Low 

Support and maintain PA 116 farmland 
preservation agreements.  

Township Board, 
Planning 
Commission, Zoning 
Enforcement   

Ongoing  

GOAL 3: 
RESIDENTIAL 

DEVELOPMENT 

Educate community on building regulations, 
proper procedures for permitting, and 
removing junk. 

Information 
Committee 
Township Board  

High 

While maintaining low density housing as the 
primary housing option, provide opportunities 
for other alternative housing options to meet 
the varying housing preferences of current and 
future residents, including small lot single 
family dwellings and multiple family housing. 

Township Board, 
Planning 
Commission  

Low 

Identify locations where it would be 
appropriate to use the Conservation 
Development ordinance to promote density 
and alternative residential development. 

Township Board, 
Planning 
Commission  

Low 
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CATEGORY  IMPLEMENTATION STRATEGY 
GROUP 
RESPONSIBILITIES  

PRIORTY  

GOAL 4: 
COMMERCIAL 

AND INDUSTRIAL 
USES 

Manage commercial and industrial zoning area 
to a size consistent with local need for new 
area. 

Township Board, 
Planning 
Commission  

Low 

Establish site development requirements to 
ensure compatibility with residential uses.  

Township Board, 
Planning 
Commission  

Medium  

Encourage infill of existing commercial and 
industrial structures in the Township.  

Township Board, 
Planning 
Commission  

Ongoing  

GOAL 5: 
EDUCATION AND 
TRANSPARENCY 

Require the Township to provide timely site 
inspection on previously issued permits. 

Township Board, 
Zoning Enforcement  

High 

Provide decision making criteria to the public 
for permit decisions such as signs and mining.  
Put into chart form showing responsible party, 
fees, and time line.   

Township Board, 
Planning 
Commission, Zoning 
Enforcement   

Medium  

Provide general information about the 
township such as permits, fees, junk, blight, 
and other requirements on line. 

Township Board, 
Planning 
Commission, Zoning 
Enforcement   

Medium  

 Revise Junk Car and Nuisance ordinances to 
include blight and options to help residents 
find solutions for blight.  

Township Board, 
Planning 
Commission, Zoning 
Enforcement   

High 

Be aware of regional and/or state legislation 
and policies and upcoming technologies and 
use this information as a guide for the local 
level.  

Township Board, 
Planning 
Commission 

Ongoing  
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CATEGORY  IMPLEMENTATION STRATEGY 
GROUP 
RESPONSIBILITIES  

PRIORTY  

GOAL 6: 
TRANSPORTATION 

NETWORK 

Request that the County Road Commission 
direct the majority of through traffic to 
primary roads and protect quality of secondary 
roads and the rural nature of the area adjacent 
to secondary roads.   

Township Board, 
Midland County 
Road Commission 

Medium  

Connect Smith’s Crossing Road to River Road 
with a curve so that traffic chooses Smith’s 
Crossing Road instead of Sasse Road. 

Township Board, 
Midland County 
Road Commission 

High 

Work with the Midland County Road 
Commission to understand new average daily 
traffic counts (ADT) due to the closing of 
Saginaw Road.  

Township Board, 
Midland County 
Road Commission 

High 

Work with interested parties for the historic 
preservation of the Bailey Bridge as a 
community focal point and a connection to the 
Great Lakes Bay Regional Trail.  

Township Board, 
Midland County 
Road Commission, 
Great Lakes Bay 
Regional Trail, 
MDOT  

High 

Prioritize non-motorized transportation 
options.  

Township Board, 
Midland County 
Road Commission, 
Great Lakes Bay 
Regional Trail 

High  
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While the Master Plan is intended to be a somewhat fluid document, it must also continue to 

reflect a statement of the community’s needs and desires.  In order to achieve this, and to 

comply with the Michigan Planning Enabling Act, P.A. 33 of 2008, the Plan must be reviewed 

at least every five years for both accuracy in data and in a consensus of community opinion.   

Conclusion 

The 2021 update of Ingersoll Township’s Master Plan reflects updated census data and 

compliance with Michigan laws regarding involving neighboring communities and other 

interested parties in the planning process. Based on this new background data and input as 

well as the existing input, the Planning Commission has compiled a thorough, well thought 

out document that has assembled the community’s collective thoughts and facts about the 

Township.  

The Plan update reflects goals that have been met and implementation steps that have been 

taken since adoption of the 2014 Plan. This Master Plan update can continue to serve as a 

decision making guide for years to come. The Plan is intended to be used by all Township 

officials, Planning Commission members, Zoning Board of Appeals members, those making 

private sector investments, and by all the citizens interested in the future development of 

the Township. 

The completion of this Master Plan is the foundation of the community planning process. 

The implementation of the Plan’s goals, objectives, and recommendations is the next step. 

This is an ongoing effort and can only be achieved through cooperation of the Township 

officials, the Township citizens, and the private sector. 
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Appendix A 
Purchase of Development Rights    
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Appendix A: Purchase of 
Development Rights  
Preservation 

Certainly, one of the most dominant issues which this Plan must address and provide for is 

the preservation of agricultural lands.  Most successful farming operations require vast 

amounts of contiguous land masses and the loss of farmland parcels, even on a limited basis, 

can potentially threaten the viability of continued successful farming efforts by local families 

and operators. These agricultural lands are of great value not only to the farm owners but to 

the geographic region within which they operate for the food stuffs which these enterprises 

provide. 

It should be understood, however, that preservation of all agricultural lands within a 

community can be difficult depending upon local development and growth trends. It 

becomes critical then that preservation of agricultural lands within Ingersoll Township be 

viewed as one of many concerns of the Township, and addressing all concerns may require a 

degree of flexibility. The most important issue here is that if agricultural lands must be lost to 

accommodate other land uses, those agricultural lands considered prime or most productive 

be regarded with the high¬est of preservation concerns. 

Strategies to Preserve Farmland and Agricultural Land 

Encourage property owner participation in the Farmland and Open Space Preservation 

program, Public Act 116.  The Township already has a substantial number of property owners 

participating in the PA 116 program.  

Limit the development of non-agricultural uses on designated agricultural soils. Such 

development impairs efficient agricultural practices, removes forever the best agricultural 

fields from production and increases the likelihood of future conflicts between rural 

homeowners and farmers. 

Importance of Agricultural and Farmland Preservation 

Economic importance of farmland and agriculture.  Ingersoll Township’s agricultural land is 

a unique and economically important resource.  Ingersoll Township’s climate, topography, 

and accessibility make it uniquely suited to the production, processing, and distribution of 

agricultural products on a regional, national, and international level.  Midland County’s 

economic base is also supported by a variety of agriculturally related businesses including: 

farm equipment, fuel, veterinarians, grain dealers, packaging plants, and professional 

services. 
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Importance of other non-agricultural attributes of farmland.  In addition to its economic 

benefits, the Township’s farmland contributes significantly to the open space and natural 

resource benefits, including rural character, scenic beauty, cultural heritage, and recreational 

opportunities, and the environmental benefits including watershed protection and wildlife 

habitat.  By enhancing the scenic beauty and rural character of the county and providing 

other open space benefits, the Township’s farmland increases the overall quality of life and 

makes the county an attractive place to live and work for all the Township’s residents. 

The extent of development and farmland loss.  Because of the Township’s waterfront 

natural resources, productive farmland and rural character, it has become a desirable place 

to live and work.  As the population increases and people move out into the countryside, 

agricultural land is converted to residential and other developed uses. There has also been a 

corresponding increase in residential parcels and loss of farmland over the same time period. 

The impact of farmland loss.  Land suitable for farming is an irreplaceable natural resource 

with soil and topographic characteristics that have been enhanced by generations of 

agricultural use.  When such land is converted to residential or other more developed uses 

that do not require those special characteristics, a critical community resource is 

permanently lost to the citizens of Ingersoll Township.  Residential development in 

agricultural areas also makes farming more difficult by increasing conflict over farming 

practices and increased trespass, liability exposure and property damage.  Because 

agricultural land is an invaluable economic, natural and aesthetic resource, the township 

should make an effort to maintain agricultural land in a substantially undeveloped state to 

insure the long term viability of agriculture and to create a long-term business environment 

for agriculture in the Township. 

State and local policies.  It is the policy of the State of Michigan and potentially Midland 

County and Ingersoll Township, to protect, preserve and enhance farmland as evidenced by 

the Ingersoll Township Master Plan, the Farmland and Open Space Preservation Act, the 

State Agricultural Preservation Fund, the Conservation and Historical Preservation Easement 

Act, portions of the County Zoning Act, and other state and local statues and policies.   

Value of development rights.  Generally, farmland has a greater market value for future 

residential development than for farming.  The features of good farmland, such as soils that 

perk and open space views, are also the features desired for residential home sites.  This fact 

encourages the speculative purchase of farmland at high prices for future residential 

development, regardless of the current zoning of such lands.  Farmland which has a greater 

development potential and market value than its agricultural value does not attract 

sustained agricultural investment and eventually is sold to non-farmers and removed from 

agricultural use. 

Purpose of the program.  One of the purposes of the Ingersoll Township plan to protect 

farmland is to maintain a long-term business environment for agriculture in the Township, to 
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preserve the rural character and scenic attributes of the Township, to enhance important 

environmental benefits and to maintain the quality of life of the Township residents. 

Basis for Selecting Agricultural and Farmland in the Preservation Area. Significant portions 

of the agriculture and farmland preservation area are enrolled in the Farmland and Open 

Preservation program.  

The property chosen has productive capacity suitable for the production of feed, food and 

filler, and has a greater potential for long-term agriculture production based on, among 

other factors, soil classification (soils generally more well-suited for agriculture uses than 

other areas of the Township), amount of prime farmland, parcel size, agricultural income, 

participation in PA 116, participation in PDR program and/or the implementation of a soil 

conservation plan. 

There is a likelihood of future non-agricultural development.  Many of the parcels in the 

designated area have substantial road frontage which make them prime targets for 

developers working to maximize the number of property splits they can achieve for 

residential development.  The road frontage also insures that farmers will have appropriate 

transportation thoroughfares to deliver agricultural products to market. 

Parcels included in the designated agricultural and farmland preservation area have at least 

51% of their land area devoted to an active agricultural use and no more than 49% of the 

parcel is devoted to non-agricultural open space consisting of wetlands, woodland, or 

otherwise unusable land. 

None of the parcels designated in the agricultural and farmland preservation area are slated 

for commercial, industrial or residential uses with densities in excess of .5 dwelling units per 

acre. 

Large-scale agricultural and farmland property areas result in a significantly lower tax burden 

on Township residents than would land uses primarily dedicated for residential development 

due to the need for infrastructure improvements required by higher intensity residential 

development such as public sewers, etc.  This lower tax burden helps relieve the pressure on 

property owners to sell to developers and to thereby diminish the financial motivation giving 

rise to the loss of agricultural and farmland. 

Agricultural activities are a permitted use for all parcels in the designated area. 

The Farmland and Open Spaces Act 

The Farmland and Open Spaces Act enables a farm owner to enter into a Development 

Rights Agreement with the State. The agreement ensures that the land remains in 

agricultural use for a minimum of 10 years, and is not developed for any nonagricultural use. 

In return for maintaining the land in agricultural use, the landowner may be entitled to 

certain income tax benefits, and the land is not subject to special assessments for sanitary 

sewer, water, lights or non-farm drain projects. 
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How Does the Landowner Benefit from Enrollment in the Program? 

There are two primary benefits for participation in a Farmland Agreement:  

Tax Credits: Benefits under a farmland agreement will depend on the property tax assessed 

against the property, and the landowner’s income. The landowner is entitled to claim a 

Michigan income tax credit equal to the amount the property taxes (on the land and 

improvements covered by the agreement) exceed 3.5 percent of the household income. For 

example, if the owner has an income of $20,000 and property taxes on the farm total $2,000, 

he/she would subtract $700 (3.5 percent of $20,000) from the $2,000 property tax for an 

income tax credit of $1,300. This tax credit is in addition to the Homestead Property Tax 

Credit, for which the landowner may already be qualified.  

Special Assessments: Land that qualifies, and is enrolled in the program, is exempt from 

special assessments for sanitary sewers, water, lights, or non-farm drainage, unless the 

assessments were imposed prior to the recording of the farmland agreement. Land 

exempted from special assessment will be denied use of the improvement until the portion 

of the special assessment directly attributable to the actual use of the improvement is paid. 

When the farmland agreement is terminated, the local government may require payment of 

the special assessment; however, the amount of the assessment cannot exceed the amount 

the assessment would have been at the time of the exemption, and cannot include any 

interest or penalty. 

For More Information on the Farmland and Open Space Preservation Program: 
Michigan Department of Agriculture 
Environmental Stewardship Division 
P.O. Box 30449, Lansing, MI 48909 

PH: (517) 373-3328 • FX: (517) 335-3131 
www.michigan.gov/farmland 
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Resolution of Adoption 
 

Ingersoll Township Master Plan 
 

By the Ingersoll Township Planning Commission  
 
 

Resolution: # 2021-01 
 
 

Whereas, the Ingersoll Township Planning Commission has elected to draft and adopt a Master Plan, 

pursuant to the procedures set forth in the Michigan Planning Enabling Act, PA 33 of 2008, MCL 

125.3801, et seq; and 

 

Whereas, the draft Master Plan was made available for review from August 10, 2021, to October 18, 

2021, and 

 

Whereas, the Ingersoll Township Planning Commission held a public hearing on the proposed Master 

Plan, inclusive of the charts, maps, demographic data, future land use plan, and goals on October 18, 

2021, at the Township Hall, 3026 South Sasse Road Midland, MI 48640. 

 

Now Therefore Be It Resolved that the Ingersoll Township Planning Commission hereby adopts this 

Master Plan. 

 

 

Motion by:   Andy Maksymiui 

Supported by: Tim Kipfmiller 

 

Ayes: 5 

Nays: 0 

Absent: 2 

 

 

Resolution declared adopted October 18, 2021. 

 

 

 

 

 

 

_______________________________________ 

Cliff Mapes, Chair 

Ingersoll Township Planning Commission 
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