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Executive Summary

This Master Plan was developed by the Bates Township Planning Commission under the
authority of the Michigan Planning Enabling Act of 2008 and was informed by strong public
input. It was adopted by the Bates Township Board ¢date].

Vision

Bates Township showcases the rich natural beauty of its forests and lakes as well as the rural
residential, commercial, and light industrial area. Bates maintains a unique rural character
and heritage, while encouraging responsible development, natural oesce production, robust
physical infrastructure, and yearround community wellbeing.

Purposes of the Master Plan

1 Identify community priorities and promote community, economic, and
infrastructure development

1 Support strategies and tools to increase housing production

1 Guide the future use of land in the township and serve as a rational basis for
regulations in the Zoning Ordinance

Goals Identified in this Master Plan

1. Foster development of new housing in appropriate areas of the township
2. Ensure that housing types and characteristics in respective zoning districts are
harmonious with surrounding properties and neighborhoods
3. Assist township residents in securing access to materials management services that
are lacking or unaffordable in the area
4. Influence orderly and appropriate repair of roads by the Iron County Road
Commission
5. - AET OAET AT A OOOAT COEAT OEA OI x1 OEEDPS6O DI OE
6. 30PPDTI OO0 OOAAAOGO AT A cOi xOE T £ OEA Oi x1 OEEDGS
7. Foster local economic and community progress by supporting broader area
development that also benefits the township
8. Increase opportunities for walking, bicycling, and other nonmotorized trail
activities

Location and Population

1 Located in Iron County, Michigan near the City of Iron River
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1 With a population of 925 (2020 Census), Bates is one of the larger townships in the
area

1 Many current and in-migrating residents are retirees

1 The population is distributed across a wide variety of locales: lakefronts, riverfronts,
inland areas along rural roads, and one platted neighborhood of several blocks

1 The websiteniche.com recognizes Iron County as having the 2-lowest cost of living
in Michigan

Natural Resources

T 4EA O1 x1 OEEDPS8O 1 ATA EO AEAOAAOAOEUAA DPOEI AC
approximately half of the township is within the Ottawa National Forest
1 Natural resources, including water bodies, are a critical asset for quality of life,
recreation, and the visitor economy (tourism)
1 Corporations and U.S. Geological Survey are actively exploring for metals and
minerals to potentially be mined in or near Iron County, including nickel and rare
earth elements.

Housing

1 Niche.com considers Iron County the 9"-best county to buy a house in Michigan

1 4EA OAOO [ AEiI OEOU i &£ OE dingEfamilj dbtechedfondat Ei OOET ¢
many of these homes are seasonal

T 4EAOA EO Al 1 BDDPI O0O0OT EOU £ O AAGAT T PI AT O 1T &
improve affordability and to accommodate, in particular, middle -income workers
and seniors who desire to downsize

1 The township recognizes that certain missing middle formats are best suited to an
urban environment, and this may present an opportunity to collaborate with nearby
municipalities, such as the City of Iron River, to meet broader housing needs

1 Private developers are encouraged to build structures that fit with the vison of the
broader community

Infrastructure

1 Bates Township has highquality transportation and public utility infrastructure that
is highly valued by residents

1 Road and utility improvements are guided by separate plans

1 The Township Park on Sunset Lake is an asset for residents and has potential to draw
more visitors
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1 Bates Township water has been tested and determined to be one of the best supplies
in the Upper Peninsula

Community Development and the Economy

1 Community development priorities from the 2025 Bates Township public opinion
survey:
0 Maintain existing public infrastructure at its current quality level or higher
o0 Preserve the rural setting including by maintaining value and feel of already
developed singlefamily residential areas
o0 Preserve the character and singldamily use of lakes in the lessdeveloped
northern area of the township
1 Bates Township welcomes and will consider all proposals for responsible business
development; the township is interested in creation of good job opportunities and
community -facing businesses that will directly benefit residents and broader
community
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Corporations and the United States Geological Survey (USG3$ave been actively exploring

for metals and minerals in the Central and Western Upper Peninsula in recent years,
including an area of interest near the northern border of Bates Township. Prospects include
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high-grade nickel and copper ore in addition to rare earth elements. Based on current
markets and federal government priorities, mining of these highervalue materials is a
realistic possibility.

41 BT COAPEU

7EOE A 1 AOCA 1 AEDADBEDVNOOARDPEES AAAOOOAOR AT A
EAOEOACAh O1 bl COAPEU OAOEAO xEAAI U xEOEET OEA O
PIATTEIC A O I ATA AAOGAT T PI AT Oh AT T OGEABPAOCET A 1 £

AT OEOI 11 AT OAT EI PAAOO AOOI AEADAM BB&OE Al 1T OOOOAOD

6 ACAOAOQET I

&1 OAOGBOOEA AT i ETAT O OACAOHEREDI TEJO ATAO 111 £ OWAR O
EAOAxT T AOh DPET Ah AARBADI EGBOEALKRAT OBOOAAE DOAAT I
OAAOAT ¢I A AT A AOAOCOAAT AdR Ak ABIOD @A EBMEIAx T O ODEA O
Al OAOCOI ATA T £ CAAUVEPOAERHNBARODRODOORAAERD AT O o1 A
AAOCATHITD AGNADA | GR®AAAR AE ORI OE EUAMRIAACAT AT &l OPABREO

T £ Y 1 AT AQAIEATA® OWIEN £LO OA1 AAOGEOA EAOCOADOEIT THOAT A
AT T OEOOCC O AR\ | ABMRGAGE A ATEABUADE AEIOQOIOAE EO Al OF DOI

| BT 0001 EOEAO AGEOO A& O OEA AgPAT OEI 1 8A& AGCOEAOD

7EI Al E£EA

EI Al EEA OPAAEAO A& OT A ET )OIl xAkOOROU BDAAOEODEAI

I AAT AO08 , AOCA | DAEARAT BARBALAO AARBGA AT UT OAh xT 1
T OEA AOAAhR AO xAl1l AO Oi All TAIT AT O OOAE AO O
EOTE AT A A g8DBARAT AEODAAOAABEABODRAREBRODEAEAOD
AOAOAAEBA@GR CAI A AEOAO8 4EA OOOAI 1T AOOOCA T AE£ 1160
1T OEOTTI AT O EI xEEAE [ ATU OPAAEAO T &£ 1 AT Al O Al
I x1 OE
I

D ET ARDABOR O ®EE DIOT BIOCA j | OOEEAMIBE IxIATHIAU
D 1 AEBAO AT A OOOAAI O

OO XX Om—N

E
OEE
%l OEOT T 1 AT OA1 #11 OAI ET AOET I

AEA $ADAOCOI AT O T &£ %1 OEOI T AT Oh OOBRBDEOALBOA AT A ¢

AT OGEOT 11 AT OAT AT 1T OAIT ET AOCEIT I

OEOAO ET AT A TAAO O
T "AOT | EDEQOADPIEC | GEIAA O GRICAOE A AAGGHEBRO MO0 OAAOA
T & Of AO "AOAO 4i x1 OEEDP $0i D TAAO OEA O1T OOExAOC
T &1 O A0 )OI 1T 2EORD@EEOUOl ATAEBADO AEOU AT O AAO

13



Bates Township Master Plan 2026
T &1 Of AO 1 AAEET ¢ O1 AAROcoOi 60T A OO1 OACA OATEO AO
SAOOEAA #ARI @WAO AlIT1C 5

0 OAOAT OIAUT 1A= DEIAORMA @A A AAOT &I O OEA AT OEOT T 1 AT «

14



Bates Township Master Plan

- Apge AOAO 414 TDOEEBADEU

Bates Township il

Topography Source: ESRI, MI CG. @Westemhp‘g 2025

ARG & SERLOPH




Bates Township Master Plan 2026

A1 ADAIL b1 OEOEIT 1

"AOAO 41 x]1 OEEDPS6O EOWAGEDI ASHAICEAM®LAA Ti AA EAAKOO Aati 10D IAAT O
Ol x1 GERDO*xT OAAOAREDAOEAOAJADBPEAEEAAOEI U A OAOOA
OAAOAAOQOEITAI 11 OO0CEAOT OAAOEIT AT A OEARIOIARACGEAQD
#OOOAT OEIADEAOAMBSE T

AEA T1 ODEBE " AOAOEQGT A1 OBEE®GAA [ AETT U T £ AAAAOAI
Al OAOOh OEEO AOAA El1 AEABRAOCAHNABRADDODEEDBI OARAGN
Al xT OEA AT OOEAT O OEAO AAT RAADOASAGRE OO0AI WEED EO
TTOOEAOT OAAOETT AT A ATTI

A1 01 AAous

A

AAOET ¢ Al OOEAT O AOA xE

)T AAAEOETT O1 O1 AAGAT T PAA A OAOO AAA GEANIT G A h
Oi T A ACOEAOI OOOAT AT A 1 A0O AAT OA1T U A& OAOOAA 1 Al
AT T ETACGAA AU OEA O0AET O 2HEDAOEAT A1 AOEAGDOOOBELID &
OAAGDI IOEA 11 00 AAOGAI T PAA PAOO O BAOBTIESIAQEE DN

®@ 4EA Oi x1 OEEPEO 111U OECT EAEAAT OFAARIOOABAEART A/
, AOOAO $AOCOAODABRE] BAADABOEDAOEA xAOO8AIOD T £ OEE
OAOEAAIN KOO AERANT ¢ OEA 1 BT AGEAOOT GBBAH A ARDETITT C
EEGCEI U AAOGAI I PAA OEAT OEA 171 OOEAOT 1 AEAO OEAO A

"OEI ARRIOCEOO AT A 1 OOAOOAA 6AI1 OA

Table 5.1 Permits Issued Table 5.1shows building permit activity for Bates Township
vear | New S.F. All over the past 10 years (from Iron County Construction
Home Other Codes Dept). The most annual activity occurred during the
;8? g’ ;i first two years of the period. An average of one new single
2018 4 16 family home and 20 other projects were permitted per year.
T o 4EA 30A0A %NOAI EUAA 6AGEDMA j3%6q I
2021 0 11 | @ x1 OEEDP £ O OAg URAMA @ isgiaari BIOA HAYAYQ
2022 1 16 | ET £ AOET1T AAEOOOAAQ &EOiI I OEA OA@
2023 0 24 I OECET Al 1 AOOAO pPI AT 8 4EA ailai OA
282‘51 01 21% ) OT T  #1 OThere &#©343 a8t land residential
Total 0 186 parcels totaling 5,120 acres and 1,008 improved residential

parcels totaling 12,200 acres.
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Zoning is a type of land development regulationthat began in the early 1900s to combat
problems such as congestion and pollution associated with urbanizationNow known as
Euclidean Zoning (after the village where it was first deemed constitutional), this practice
organizes the location of different uses within a municipality into separate districts based
on the character of the usez primarily residential, commercial, or industrial to prevent the
mixing of incompatible uses.

Euclidean zoning also includes dimensional requirements such as minimum lot size,
setbacks (distance between structures and lot lines), and maximum floor area ratios (total
floor area of structures in proportion to lot size). The approach of many communities to
zoning has become more flexible in recent years, with the allowance for a mixture of uses in
a single district and even on a single parcel, focusing on regulating the external impacts of a
property with development standards to mitigate negative impacts betweenadjacent uses.

Bates Township is updating its zoning ordinance in conjunction with this master plan
update for consistency. Updates will address a variety of inconsistencies in the current
ordinance, provide more clarity on processes and specific development standardst may
also include elements toprovide flexibility in the types of housing development.

#OOOAT O :"TAGAQ; 481x1 OEED

The last major revisionto” AOAO 41 x1 OEE b Cocdurfedl iEd01D. SinceARET AT A A
last update certain community development issues have emerged or evolved and priorities

have shifted. Some of the issues include blight control, how to address shoiterm rentals,

renewable energy, along withchanging housing needs

The title s, locations, and general character of the current districts are expected to remain
fairly similar in the new ordinance. Bates Township is mostly rural in character with areas
that have a focus on natural resources and recreation. The development of industrial and
commercial uses are scattered, and the ordinance reflects these characteristics. EAOOOAT O
AEOCOOEDAADASBBRIA8E O 1 1TJAAOQET T OQ
30A00AAT 2AO0EAAT GEAT Al
| COEAOI OO0OAT 200A1 2A0E DOO0E
E)T AOOGOOU j) q
E#1 11 AOAKEAI | #

, AEA ' DAADQ} ,
2EOAO HPAAO 3 i
2AAOAAOQGET 1T =zpq &1 OAOOOU j 2

m T [Ty [mp TP
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SOAOOAAT 2AO0EBAOAEA#T ATl AORBAOOSEOOOEAD | 2
R-1is intended for single-family residential uses where each dwelling is located on an
individual lot or premises adequate in size and shape to provide for safe water supply and
sewage disposal, to minimize fire hazards, and to facilitate safe traffic movemds. Uses by
right within this category include single -family dwellings and associated accessory
structures such as garages; publicly owned parks and playgrounds; and customary home
based businesses. Retail stores and shops and other commercial enterpris@gere
compatible with residential use, are possible by special use approval. Accessory dwellings
are currently not permitted. Multi -family dwellings can be permitted as a special use.

The only area in the township zoned R1 is an area of approximately four blocks at the
southwest corner of the US 2/BatesGaastra Road intersection, known as Rogers Location.
This is the only platted subdivision in the township containing smaller lots with a
neighborhood feel. Most homes developed in this area are located within a 22-block area,
with an additional 1% blocks mostly undeveloped.

Rogers Location , pictured above , is the only part of the township with smaller platted lots for

DOEI AOEI U OAOEAAT OEAT AAOGAIT T Pi AT O OUPEAAIT T U A& O1TA
| COEAOICAOORIAOEGR AT OEAT AT A 2ADQOEAOAA #1171 AOAEAI
R-2is dedicated primarily to rural residential and agricultural uses, but it also permits a
variety of other uses by right, such as restaurants, churches, mobile homes and public
buildings. Multi -family dwellings and some other uses are permitted by special use
approval. Accessory dwellings are currently not permitted. The primary difference between
R-1 and R2 involves the accepted primary uses and special approval uses within the two
categories, with R1 being the more restrictive. Most of the southern @rt of the township is
zoned R-2.
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, AGAAT ASEPORHQD Gh,2q | 3

These three separate districts relate to waterfront properties and are intended to promote

the integrity of lakes and rivers while allowing residential and recreational uses. The
AEOOOEAOO AOA ET OAT AAA O DOAOAT Ohu§gmixkld Al ET ¢ C
held only for access to the waterfront are prohibited. Only one dwelling per lot is allowed,

and subdivided properties held in common ownership are prohibited. Lakefront districts L-1

and L-2 are similar, with the main difference being the amaunt of lake frontage required

(less in L-1, which is predominant in the southern part of the township). The S1 district is

essentially the riverfront version of L-2. Accessory dwelling units and multifamily buildings

are prohibited on all properties in these districts.

— = =

4EA , AEAO AT A 2EO0AO0OC OkH GINAFAQB/OARABEAT | AIAIGAELG®D I AT O
) -

OAAOAAOQET 10MIA &AMk GAGATMDEAOCEO 11 bBOI OAAOGET C
NOAT EOUS8

2AA0AAQEI T ATH#EQRI@EHIOD®OU ! OAAO
2ZAT AT | PANIOGAAOAOAOT T O AOAAOG T &£ OGEA 11 OOEAOT OAA
nir T £ OEA OUEBABEAGBIOOOLAOE EIGBARAICRARMAIOEA A Al AKDAGAD Al d
commercial forest companies and the federal government (Ottawa National Forest).
Another intent of this district is to encourage good forest practices. Certain commercial and
other uses are possible with special use approval.
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Thel AEOOOEAO PAOI EOO ARAOOAET ET AOOOOEAI OOGAO EI
detailed in the ordinance. These standards are formulated to prevent undesirable impacts

on neighboring properties. This is the only district that lists prohibited uses rather than

allowed uses which is inconsistent with how the rest of the zoning ordinance is structured.

There is only one area in the township zoned Industrial based on existing uses.
Commercial District (C)

The Cdistrict is intended primarily for shoppi ng and merchandising activities. It is limited

to astrip, extending 500 feet fromeither side ofUS2 £0T I OEA Ol x1 OE®DHPSE O x A
the BatesAmasa Cutoffroad. The district also allows all residential uses including

multifamily residences Despite the name of this district, little commercial activity occurs

within it (most development is residential). There remains evidence of former retail and

dining establishments, as well as machining and small engine repair businesseshere is an

opportunity for development of consumer-serving businesses and light manufacturing in

this area, with development standards to avoid negative impacts on existing residential and

other properties.

Above is one small apartment development in the C district , across US 2 from the Township
Hall.

Some larger los within the C district AOA -@dhédid1 AT A EAOA AT i1 AOAEAT £
occurring on portions of those lots outside of the district corridor . This misalignment of
uses with zoning should be addressed in theoning ordinance.

&OOO0A , AT:AI 150A0 IAATA

4EA O1l x1T OEEDPGEO A£OOOOA 1T AT A OOGA T AP EO Al 1 OEOO/
township wishes to maintain low-density residential development in most areas of the

township while supporting recreational use and forestry management. The opportunity for

more concentrated residential development, additional commercial and light
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industrial/manufacturing development are located in areas near the US 2 corridor. These
areas have relatively high traffic levels and are served by both public water and sanitary
sewer. The one existing industrial area is expected to continue in its currenlocation, which
is currently the only area zoned industrial.

To support the future land use intent as described, the following issues and potential
modifications should be considered:

 CurrentlytheR-Y AEOOOEAO ET Al OAAO OOAOCOOEAOAA AT I
confusion as to zoning intent. This district is envisioned to be primarily residential
on smaller lots with customary home occupations as the preferred type of non
residential use. It is proposed that permitted commercial uses be removed in this
AEOOOEAO AT A OEAO OOAOOOEAOAA AT il AOAEAI &6 A
1 TheR2districth xEEAE Al Ol EAO OOAOOCGEchAwibnedtdi | | AOA
remain primarily rural residential and agricultural in nature . Thus, the current
permission for several commercial uses by rightisnoA Ci T A AZEO A& O OEEO
intent. However, there is a desire toretain some flexibility for consumer-oriented
businesses such as restaurantsis well as mixeduse developments,under certain
circumstances It is proposedthat commercial uses that are compatible with
residential and agricultural uses be permittedeither through special use permitting
with development standards or through the planned unit development (PUD)

process.

1 The township desires to generally continue the status quo for residential
development in the R-1 district. Greater flexibility will be considered for the R-2
district, potentially with permission for accessory dwelling units and duplexes.

1 Thethree current waterfront (L&S) districts, which have very similar provisions,have
unclear boundaries. The ordinance does not specifywhether they extend a certain
physical distanceinland from waterfronts or whether they encompass the entirety of
any lots that include a waterfront(s). It is proposedthat these districts be replaced by
a waterfront overlay district that would include different dimensional requirements
and other specializedprovisions. In most instances the underlying zoning district
would be R-2 in the southern part of the township and R-F in the northern part.

1 The Cdistrict should be revised to avoid duaizoned lots. The easiest way to
accomplish this would be to zone the entirety of any lot bordering US 2 as
commercial (within the current west -east extent of the district). Other contiguous
lots that are relatively close to US 2may also be considered for commercial zoning.
More broadly, it should be considered whether the current commercial zoning
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approach should be maintained or whether standards should be adopted to
encouragefuture commercial development.

1 Thel district should be revised to focus onrelatively intensive industry; the current
commercial district could be broadened to include lowerE | DPAAO j O1 ECEO6 q E
uses including manufacturing . This can be accomplished by allowing the use
through site plan review or special use approval by the planningcommission to
mitigate negative impacts to residential uses.

Future Land Use is shown inMap 5.4.

In addition to district revisions consistent with the future land use map, the following
modifications to the ordinance related to housing development should be considered

1 Permissionsand parametersfor accessory dwelling units
1 Establishment of standards andcondition s for approval for duplexes

1 Better targeting of locations and parametersfor multifamily residences larger than
duplexes(all multifamily structures are currently permitted as a special use in both
R-1 and R2, and this does not necessarily reflect thed T x 1 OI&riel Bsgifrent)

1 Reduction of minimum dwelling size in some or all districts

1 Regulations either in the zoning ordinance or police power ordinances, for blight
control and short-term rentals

Table 5.2. Future Land Uses Versus Current Zoning Districts

Future Land Use Intent Corresponding Current District(s)
Neighborhood Residential R-1
Agricultural & Rural Residential R-2
Waterfront Development* L-1,L2, and 8L
Commercial & Low-Intensity Industrial C
Higher-Intensity Industrial I
Forestry & Minimal Development R-F

* Represented by aterfront overlay district
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4The ACS is helpful to show generalized characteristics of the housing stock, but there are large margins of
error in this data in small population areas such as Bates Township. For example, the 2020 Census reported
822 total housing units in the township, whereas the ACS estimated an average of 950 units during the 2019
2023 period.
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In Bates Township, public services are providedy a combination of the township and
county governments, other governmental entities, and nonprofit organizations. Community
facilities, some owned by the Township and some by other entitiesare inventoried and
described below and displayed inMap 7.1.
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The Bates Township Hall , the headquarters of township government, is located at the
corner of US 2and County Road 643 (BatesAmasa Cutoff). This is the location of several
offices: Zoning Administrator, Clerk, Supervisor, and Treasurer. Public Works operations
and offices are housed in a nearby building on the same property. The Township Hall
building, constructed in 1907, is a wooden structureand has been slated and funded for
significant upgradesand for relocation on site.

The township acquired the Bates School Building several years ag@and currently rents the
facilities to three entities, most prominent being Dickinson-Iron Intermediate School
District , which hosts Early Childhood and Special Educationclasses thereDuring the
summer season, the playground is used for practice by the West Iron County little league
and soccer teamsThese are interim uses, and the township is evaluatingonger-term
options, including sale of the building.
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The Department of Public Works is located behind the Township Hall at the intersection of
US 2 and County Road 643, the BateAmasa Cutoff. Responsibilities of the department
include property maintenance, water and sewer system operations and maintenancearks
and recreation, and maintenance of the cemetery and other grounds.

4EA $APAOOI AT O T &£ 0OAT EA 71 OEO AOEI AET Ch DPEAOOOAA
addition in summer 2025 .
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Bates Township avns and gperates water and sewer utilities serving the southern part of the
township, where the majority of the township population is based Primary sewerservice
areas includeSunset Lake, Reiman Road, Rogers Location, and much of the US 2 corridor
within the township. The water system has greater reachyith service alongadditional local
roads, including asthe southern part of Sunset Lake Road andection 14 and 22 roads.
Areas served by hese systemsnay permit more concentrated development than areasthat
rely on private wells and septic systemsThe systensin relation to land uses are depicted in
Map 7.2.

The water and sanitary sewer systems are stable and provide sufficient capacity for
foreseeable growth.Upkeep is done in accordance witha continuous maintenance plan

Wells and septic systemsre regulated by the Dickinson-lron District Health Department
but maintained by property owners.

Parks and Recreation
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Bates Township does not currently provide for solid waste collection; individuals may
obtain this service on an individual subscriber basis from the companies Green for Life or
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