
 

 

 





Hadley Township    Master Plan 

i 

 

HADLEY TOWNSHIP MASTER PLAN 2021 - 2026 

TOWNSHIP BOARD  

Ernie Monroe, Supervisor 

Cindy Daly, Clerk 

Lisa Schultz, Treasurer 

Richard Brandt 

Robert Hartwig 

PLANNING COMMISSION  

Ron Shoemaker, Chairperson 

Kim Hill, Secretary  

Elwyn Brandt 

Robert Hartwig 

David Hinton 

Al Keahl 

Glenn Walton 

Planning Services Provided By: 

ROWE Professional Services Company 

540 S. Saginaw Street, Suite 200 

Flint, MI 48502 

 

Original Content from the 2005 Master Plan Provided By: 

  



Hadley Township    Master Plan 

ii  

 

TABLE OF CONTENT  

Chapter 1: Introduction and Regional Setting .............................................................................. 1-1 

Why Do We Prepare a Master Plan? ............................................................................................. 1-1 

Relationship Between the Master Plan and Zoning Ordinance ....................................................... 1-2 

The Planning Process .................................................................................................................... 1-2 

Regional Setting ............................................................................................................................... 1-3 

Regional Location......................................................................................................................... 1-3 

Regional Influences ...................................................................................................................... 1-3 

Adjacent Communities.................................................................................................................. 1-4 

Chapter 2: Community Facilities Inventory ................................................................................. 2-1 

Township Hall .................................................................................................................................. 2-1 

Library ............................................................................................................................................. 2-1 

Public Safety .................................................................................................................................... 2-2 

Parks and Recreation Facilities ......................................................................................................... 2-2 

Schools ............................................................................................................................................. 2-3 

Utilities ............................................................................................................................................ 2-3 

Chapter 3: Natural Resources and Natural Features ................................................................... 3-1 

Topography ...................................................................................................................................... 3-1 

Geology............................................................................................................................................ 3-1 

Soils ................................................................................................................................................. 3-2 

Limitations for Residential Development .......................................................................................... 3-2 

Prime Agricultural Land ................................................................................................................... 3-2 

Woodlands and Vegetation ............................................................................................................... 3-3 

Wetlands .......................................................................................................................................... 3-3 

Watersheds ....................................................................................................................................... 3-3 

Conclusions and Implications for Development ................................................................................... 3-4 

Chapter 4: Vision Statement, Goals, and Objectives .................................................................... 4-1 

Vision Statement .............................................................................................................................. 4-1 

Community Character ................................................................................................................... 4-1 

Residential Development .............................................................................................................. 4-1 

Commercial Development ............................................................................................................ 4-2 

Traffic and Circulation .................................................................................................................. 4-2 

Goals, Objectives, and Strategies ...................................................................................................... 4-2 

Community Character ................................................................................................................... 4-3 



Hadley Township    Master Plan 

iii  

 

Residential Development .............................................................................................................. 4-4 

Non-Residential Development ...................................................................................................... 4-4 

Traffic and Circulation .................................................................................................................. 4-5 

Public Services ............................................................................................................................. 4-6 

Chapter 5: Land Use Plan .............................................................................................................. 5-1 

Land Use Designations ..................................................................................................................... 5-1 

Agricultural/Rural Residential....................................................................................................... 5-1 

Waterfront Estates ........................................................................................................................ 5-2 

Single-Family Residential ............................................................................................................. 5-2 

Moderate Density Residential ....................................................................................................... 5-2 

Manufactured Home Park ............................................................................................................. 5-3 

Commercial .................................................................................................................................. 5-3 

Village Commercial ...................................................................................................................... 5-3 

Industrial ...................................................................................................................................... 5-3 

Recreation .................................................................................................................................... 5-4 

Public/Quasi-Public ...................................................................................................................... 5-4 

Conclusion ....................................................................................................................................... 5-4 

Chapter 6: Thoroughfare Plan ...................................................................................................... 6-1 

Existing Conditions .......................................................................................................................... 6-1 

Existing Road Network ................................................................................................................. 6-1 

Traffic Volumes............................................................................................................................ 6-2 

Traffic Crashes ............................................................................................................................. 6-2 

Functional Classification ............................................................................................................... 6-4 

Road ................................................................................................................................................. 6-4 

Arterials ........................................................................................................................................... 6-4 

Minor Arterials ................................................................................................................................. 6-4 

Collectors ......................................................................................................................................... 6-4 

Local ................................................................................................................................................ 6-4 

Proposed Roadway Functional Classifications .................................................................................. 6-5 

Natural Beauty Roads ................................................................................................................... 6-5 

Access Management Recommendations ............................................................................................ 6-6 

Restricting the Number and Spacing of Access Points ................................................................... 6-6 

Access/Driveway Design .............................................................................................................. 6-7 

Encouraging Shared Access .......................................................................................................... 6-8 

Chapter 7: Build -Out Analysis ...................................................................................................... 7-1 



Hadley Township    Master Plan 

iv 

 

Residential Capacity ......................................................................................................................... 7-1 

Chapter 8: Implementation Strategies and Opportunities ........................................................... 8-1 

Implementation Tools ....................................................................................................................... 8-1 

Zoning Ordinance Standards ......................................................................................................... 8-1 

Code Enforcement ........................................................................................................................ 8-2 

Subdivision and Condominium Regulations .................................................................................. 8-2 

Special Design Plans and Functional Plans .................................................................................... 8-2 

Site Plan, Special Land Use, and Rezoning Approval .................................................................... 8-2 

Federal and State Grant Programs ................................................................................................. 8-2 

Transfer of Development Rights and Purchase of Development Rights.......................................... 8-3 

Re-evaluation and Adjustment of the Plan ..................................................................................... 8-3 

Implementation Program .................................................................................................................. 8-3 

Plan Maintenance and Update ....................................................................................................... 8-5 

Using the Land Use Plan for Zoning Review ................................................................................. 8-6 

Strategic Plan ................................................................................................................................... 8-7 

Zoning Plan ...................................................................................................................................... 8-7 

Future Land Use Classifications Comparison to Zoning Districts .................................................. 8-7 

Amendments to the Zoning Ordinance Text .................................................................................. 8-8 

A1 Existing Land Use ............................................................................................................................ 1 

Land Use Classifications...................................................................................................................... 2 

Current Land Use Inventory................................................................................................................. 2 

Conclusion .......................................................................................................................................... 3 

A2 Population, Housing, and Economic Analysis ................................................................................. 1 

Population and Housing ....................................................................................................................... 1 

Population ....................................................................................................................................... 1 

Households ...................................................................................................................................... 3 

Housing Units .................................................................................................................................. 4 

Age.................................................................................................................................................. 5 

Population Projections ..................................................................................................................... 6 

Employment .................................................................................................................................... 7 

Education ........................................................................................................................................ 9 

Income ............................................................................................................................................ 9 

Unemployment and Low Income ................................................................................................... 10 

A3 Effect of Land Use on Tax Base....................................................................................................... 1 

Tax Base Analysis ........................................................................................................................... 1 



Hadley Township    Master Plan 

v 

 

Cost of Services Overview ............................................................................................................... 3 

Conclusions ..................................................................................................................................... 5 

A4 Town Hall ......................................................................................................................................... 1 

A5 Master Plan Adoption ...................................................................................................................... 1 

 

TABLES 

Table 6-1: PASER Ratings, Hadley Township ...................................................................................... 6-2 
Table 6-2: Rankings of Traffic Incidents at High Volume Intersections ï 1/01/2018 to 12/31/2019 ....... 6-4 
Table 6-3: Roadway Functional Classification ...................................................................................... 6-4 
Table 6-4: Spacing Standards for Driveways on Same Side of Street ..................................................... 6-6 
Table 7-1: Dwelling Unit Capacity by Section ...................................................................................... 7-2 
Table 7-2: Dwelling Unit Capacity by Land Use Designation ............................................................... 7-2 
Table 8-1: Future Land Use Classification and Zoning District Correlation ........................................... 8-7 
Table A1-1: Existing Land Use, 2003 ................................................................................................ A1-3 
Table A2-1: Population Hadley Township & Adjacent Communities, 1970-2018 ............................... A2-2 
Table A2-2: Hadley Township Population and Growth ...................................................................... A2-3 
Table A2-3: Total Households Hadley Township and Adjacent Communities, 1990-2018 .................. A2-3 
Table A2-4: Average Household Size, 1980-2018 .............................................................................. A2-4 
Table A2-5: Total Housing Units, 1990-2018 .................................................................................... A2-4 
Table A2-6: Population Projections, Growth Rate Method ................................................................. A2-6 
Table A2-7: Population Projections, Constant Proportion Method ...................................................... A2-7 
Table A2-8: Population Projection Summary ..................................................................................... A2-7 
Table A2-9: Population Projections, Hadley Township ...................................................................... A2-7 
Table A2-10: Employment by Occupation and Industry Hadley Township and Lapeer County, 2018 . A2-8 
Table A2-11: Educational Attainment, 2018, Hadley Township and Lapeer County ........................... A2-9 
Table A2-12: Median Household and Per Capita Income, Hadley Township and Adjacent Communities, 

2018 .................................................................................................................................................. A2-9 
Table A3-1: State Equalized Value Hadley and Adjacent Townships ................................................. A3-3 
Table A3-2: State Equalized Value Hadley and Adjacent Townships ................................................. A3-4 

 

 

MAPS 

Map 1: Regional Location .................................................................................................................... 1-3 
Map 2: Adjacent Communities ............................................................................................................. 1-3 
Map 3: Topography .............................................................................................................................. 3-5 
Map 4: Quaternary Geology ................................................................................................................. 3-6 
Map 5: General Soils ............................................................................................................................ 3-7 
Map 6: Soil Suitability for Septic Systems ............................................................................................ 3-8 
Map 7: Prime Farmland ........................................................................................................................ 3-9 
Map 8: Woodlands ............................................................................................................................. 3-10 
Map 9: Wetlands ................................................................................................................................ 3-11 

file://///HQFS/CAD/Projects/20C0224/Docs/Master%20Plan/Plan%20Drafts/Draft%20Master%20Plan.docx%23_Toc83039678
file://///HQFS/CAD/Projects/20C0224/Docs/Master%20Plan/Plan%20Drafts/Draft%20Master%20Plan.docx%23_Toc83039680
file://///HQFS/CAD/Projects/20C0224/Docs/Master%20Plan/Plan%20Drafts/Draft%20Master%20Plan.docx%23_Toc88827034
file://///HQFS/CAD/Projects/20C0224/Docs/Master%20Plan/Plan%20Drafts/Draft%20Master%20Plan.docx%23_Toc88827035


Hadley Township    Master Plan 

vi 

 

Map 10: Watersheds ........................................................................................................................... 3-12 
Map 11: Future Land Use Map ............................................................................................................. 5-1 
Map 12: Existing Road Conditions ..................................................................................................... 6-10 
Map 13: Traffic Volumes ................................................................................................................... 6-11 
Map 14: Crash Frequencies At High Volume Intersections ................................................................. 6-12 
Map 15: Thoroughfare Plan ................................................................................................................ 6-13 
Map 16: Dwelling Unit Capacity .......................................................................................................... 7-4 
Map 17: Dwelling Unit Capacity .......................................................................................................... 7-5 
Map 18: Zoning Plan ............................................................................................................................ 8-9 
Map A1-19: Existing Land Use Map ....................................................................................................... 4 

FIGURES 

Figure 6-1: Spacing Standards for Driveways on Opposite Side of Street .............................................. 6-7 
Figure 6-2: Ways to Restrict Turning Movements ................................................................................. 6-8 
Figure 6-3: Access Management Techniques ........................................................................................ 6-9 
Figure A1-1: Residential Building Permits Issued, 1990-2019 ........................................................... A1-3 
Figure A2-1: Residential Building Permits Issued, 1990-2019 ........................................................... A2-5 
Figure A2-2: Age and Sex Distribution, 2018 .................................................................................... A2-6 
Figure A3-1: Taxable Value Per Capita ............................................................................................. A3-2 
Figure A3-2: Percent of Total SEV Hadley Township ........................................................................ A3-2 
Figure A3-3: Percent of Total SEV Hadley and Adjacent Townships ................................................. A3-3 
Figure A3-4: Percent of Total SEV Hadley and Adjacent Townships ................................................. A3-5 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

file://///HQFS/CAD/Projects/20C0224/Docs/Master%20Plan/Plan%20Drafts/Draft%20Master%20Plan.docx%23_Toc88827044


Hadley Township    Master Plan 

1-1 

 

Chapter 1: Introduction and 

Regional Setting 
 

The Master Plan is a comprehensive document, long-range in its view, and is intended to guide development 

in the Township over a period of 10 to 20 years. The Master Plan sets forth public policies that will be 

followed regarding development and redevelopment. The information and concepts presented in the Master 

Plan are intended to guide local decisions on both public and private uses of land, as well as the provision 

of public facilities. A sound Master Plan promotes a land use pattern that is consistent with a communityôs 

goals. 

Why Do We Prepare a Master Plan? 
The Michigan Planning Enabling Act (MPEA) of 2008 states that planning commissions ñshall make and 

approve a Master Plan as a guide for development.ò More specifically, a ñMaster Plan shall address land 

use and infrastructure issues and may project 20 years or more into the future.ò The Master Plan is important 

in its purpose of both setting forth a 20-year vision for the community and giving legal validity to the tools 

used by the community to achieve that vision. According to the MPEA, the following subject areas should 

be discussed within the Master Plan: 

¶ A land use plan that classifies and allocates different land uses. 

¶ The general location, character, and extent of the transportation system, waterways and waterfronts, 

water and sewer systems, flood and pollution management facilities, and public utilities and 

structures. 

¶ Recommendations for addressing blight and abandonment. 
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¶ A zoning plan that ties the Zoning Ordinance to the future land use plan. 

¶ Recommendations for implementing the Master Planôs proposed changes. 

Relationship Between the Master Plan and Zoning Ordinance 
Zoning is a regulatory mechanism for controlling the classification and regulation of land use. It has the 

force of law. The Zoning Ordinance controls land uses based on todayôs conditions. 

Unlike the Zoning Ordinance, the Master Plan is a set of policies, not laws. While the Zoning Ordinance 

and Zoning Map regulate current and proposed land use, the Master Plan and its maps and policy statements 

are intended to guide land use decision-making over the long term. The Master Plan is a communityôs 

ñvisionò, while the Zoning Ordinance contains the rules that govern the path to that vision. State law 

requires that the Zoning Ordinance be based on a plan. Therefore, the Master Plan forms the basis upon 

which zoning decisions are made. With a Master Plan in place, zoning decisions consistent with the plan 

are presumed by the courts to be valid; it is up to the challenger to prove the municipalityôs action is not 

valid. Without a Master Plan, the courts may find the Townshipôs argument to be weaker, leaving the 

community more vulnerable to a ruling inconsistent with the communityôs vision. 

The Planning Process 
Hadley Township initiated the Master Plan process by working with its planning consultant to prepare an 

inventory and analysis of existing conditions. As part of the 2021 master plan update, the Planning 

Commission reviewed its regional setting, community facilities, existing land use, natural features, and 

population characteristics. Problems, opportunities, and community assets were identified. The complete 

existing conditions analysis findings are provided in the Appendix of this document. 

Upon completion of the existing conditions analysis, the Township Planning Commission reached out to 

the public for input through a Town Hall Meeting. Residents of a variety of interests within the community 

came together on May 20, 2021 to discuss planning issues in the Township. 

The next step in the process was for the Planning Commission to develop its goals and objectives 

statements. Using the valuable input from the Vision Session, a series of goals and objectives were 

formulated to guide the ñPlanò elements of the Master Plan. 

The Planning Commission then developed the Land Use Plan, Thoroughfare Plan, and Build Out Analysis 

elements. The final chapter of the document includes specific recommendations for plan implementation to 

chart a path to make the plan a reality. It is important to note that the Future Land Use Plan Map is intended 

to show generalized land use and is not intended to indicate precise size, shape, or dimension. In addition, 

the recommendations of the Land Use Plan have a long-range planning horizon and do not necessarily 

imply that short-range rezoning is appropriate.  

The final step in the planning process was to garner additional public input through a public hearing, which 

is required by the Township Planning Act. This final segment of the process provided an opportunity to 

receive public input prior to the adoption of the plan. 

By working closely with the residents, business owners, planning experts, and surrounding communities, 

the Township has developed a plan that attempts to balance the competing interests that impact many land 

use decisions. These include jobs and tax base on one side and protection of quality of life and natural 

resources on the other. Through careful planning and implementation of the plan, the Township can build 

on its tax base and provide for high-quality new growth, while preserving important environmental assets, 

maintaining community character, and protecting the overall public health, safety, and welfare. 
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REGIONAL SETTING 
The future of a community is determined by many factors. Some are the result of local decisions, while 

others result from action taken outside the community. Very few communities are self-sufficient. Rather, 

the interaction between communities within a region gives each one the opportunity to grow and develop. 

Regional Location 
Hadley Township is located in the southwest corner 

of Lapeer County, at the three-point border of 

Genesee, Lapeer, and Oakland Counties. In Lapeer 

County, Hadley Township is bordered to the north 

by Elba Township, to the northeast by Lapeer 

Township, and to the east by Metamora Township. 

In Genesee County, Atlas Township borders Hadley 

to the west, and Davison to the northwest. In 

Oakland County, Hadley Township is bordered to 

the south by Brandon Township, to the southwest by 

Groveland Township, and to the southeast by 

Oxford Township. 

Hadley Township is located approximately 10 miles 

southwest of the City of Lapeer and 17 miles 

southeast of the City of Flint. Port Huron is about 40 miles east of the Township and the City of Detroit lies 

approximately 55 miles south via M-24. 

Hadley Township has access to M-24 via Pratt and Brocker Roads, and access to I-69 via Elba Road and 

M-24. Pratt Road and Hegel Road connect the Township with M-15 to the west. Hadley and Baldwin Roads 

also provide access into Lapeer.  

Regional Influences 
County Planning Commissions 

The Lapeer County Planning Commission is currently in 

the beginning stages of updating the countyôs Master 

Plan. The 2006 Lapeer County Master Plan designates 

the majority of Hadley Township for Rural Residential 

land use. Some areas in the northern part of the Township 

and an area in the southeast corner of the Township are 

designated for Prime Agriculture. The County Plan also 

calls for the industrial uses in the Township to be 

designated Reserved Open Sector. 

There is also a small area at the Pratt and Hadley Road 

intersection, where Hadley Village is located, designated 

for Commercial uses. The County Plan designated this 

area as a Controlled Growth Sector to encourage a variety 

of uses. 

Map 2: Adjacent Communities 

Map 1: Regional Location 
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Adjacent Communities 
In addition to regional plans that may affect the future development of Hadley Township, local plans by 

neighboring communities may also influence land use on the Townshipôs boundary. The following brief 

descriptions highlight the elements of master plans of adjacent townships as they relate to the bordering 

areas of Hadley Township. 

Elba Township 

The Elba Township Master Land Use Plan is currently in the process of updating their master plan. With 

the exception of an area around Lake Lapeer designated Low Density Residential, the entire southern 

boundary of the Township is planned for Agricultural/Undeveloped uses. The plan describes this 

designation as promoting open space residential design and clustering of future single-family developments. 

The area around Lake Lapeer is designated for Low Density Residential/Lake Residential to include the 

existing home development surrounding the lake. The majority of the Townshipôs more intensive uses, such 

as Commercial and Industrial, are located at the I-69 interchanges or nearby the City of Lapeer. 

Lapeer Township 

The Lapeer Township Master Plan was adopted in December 2020. The land to the southeast corner nearest 

to Hadley Township is entirely designated as Agricultural Residential. The plan describes this land useôs 

intent to preserve the rural agricultural environment, and thus maintains a single-family home density of 

one dwelling unit per 5 acres.  

Metamora Township 

The Metamora Township Master Plan was adopted in March 2006 and was amended in 2021. There are 

several different uses planned along Metamora Townshipôs western border. Most of the area is planned for 

Country Estates. The Master Plan indicates that this designation is intended to associate with the 

Townshipôs agricultural heritage and reflect a countryside character. The density for this land use is one 

unit per acre. 

Resort Residential uses are planned around Lake Metamora and a small area south of the lake is planned 

for Open Space Residential. The Resort Residential area reflects the current cottage development around 

Lake Metamora and would permit similar development to occur around the undeveloped portions of the 

lake. The Open Space Residential use is intended to encourage development that utilizes an approach to 

cluster housing on the most suitable parts of a site in order to permanently preserve valuable open space. 

Brandon Township 

The Brandon Township Master Plan was adopted in July 2009. Nearly the entire northern border adjacent 

to Hadley Township is planned for Agricultural/Rural Residential land uses. The only exception is the 

Ortonville Recreation area, which is planned for Recreation use. 

The Agricultural/Rural Residential use designation places a heavy emphasis on using open space/cluster 

developments throughout the Township. The Elba Township Master Plan uses a similar approach to 

residential development. 

Groveland Township 

Groveland Township most recently adopted the future land use plan for its Master Plan in September 2008. 

The northeast corner of the Township consists of land designated Rural Estate Farm (Low Density), as well 

as areas designated Wetland and Woodland. There is some General Commercial and Light Industrial land 

uses designated along Ortonville Road as well. 
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Oxford Township 

The Charter Township of Oxford Master Plan was adopted in September 2019. Most of the land in the 

northwest corner of the Township is designated as Hunt Country Estates ï 10 acres, with some farther south 

of these parcels designated Village Residential ï 25,000 square feet, and some to the east designated 

Suburban Residential ï 1 acre.  

The Hunt Country Estates designation is intended to preserve the agricultural and equestrian character of 

these outlying areas of the Township with large lot sizes, clustering, and preservation of open space. The 

Village Residential designation is intended for ñcore areasò of the Township with proximity to the Village 

of Oxford, with higher-density residential neighborhoods with lot sizes of 25,000 square feet for the parcels 

in question. The Suburban Residential designation is for larger parcels with more spacious residential 

character, with a density of one dwelling unit per 1 acre.  

Atlas Township 

The Atlas Township Master Plan was updated in November 2009. All of Atlas Townshipôs eastern border, 

adjacent to Hadley, is planned Agricultural use, with some parcels in the southeast near the border 

designated as Rural Estate. The Agricultural designation accounts for 57 percent of the entire land area 

within the Township and is intended to accommodate primarily agriculture preservation and residential 

development with a density of one dwelling unit per 5 acres. 

Davison Township 

The Davison Township Master Plan was updated in January 2018. The entire southeast corner of the 

Township is designated as Agriculture, with a Recreation/Conservation designation extending from Hasler 

Lake. The Agriculture designation is intended to conserve and promote the use of land for Agriculture uses, 

with a recommended minimum lot area of 10 acres, although this designation does not have density criteria 

for homes.   

The Recreation/Conservation designation is an overlay that provides lands for recreational use, but also 

serves to preserve and manage the land to prevent any kind of development that impacts the natural 

character of the area. With the case of Hasler Lake, this protects the area around the lake and the streams 

leading to and from it. 
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Chapter 2: Community Facilities 

Inventory 
 

Community facilities in Hadley Township include the Township Offices, library, fire station, old Town 

Hall, community park, two state parks, and two schools. The following chapter describes these facilities 

and community services in detail. 

TOWNSHIP HALL 
Hadley Township Offices are located at 4293 Pratt Road, to the east of 

Hadley Village. Pictured to the right, the Township Hall was opened for use 

in July 2003. The Township Offices provide administrative office space for 

the Township Supervisor, Clerk, and Treasurer. The building also includes 

a hall for public meetings of the Township Board, Planning Commission, 

and Zoning Board of Appeals as well as for other public functions. 

Located in the village to the east of Hadley Road, the old Town Hall is used 

for small parties and rented by various community organizations. The old 

Township Hall is pictured below to the right. 

LIBRARY 
The Hadley Township Library, which is pictured in the header, is located in 

Hadley Village at 3556 Hadley Road. Built in 1988, the library offers more 

than 8,275 books, periodicals, videos, CDs, DVDs, and audiocassettes for 

loan to the public, as well as providing Internet access. Special offerings for 

children include a summer reading program, story hours, and performances. 
























































































































































