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ENABLING LEGISLATION

Township Planning Act (Act No. 168 of Public Acts of 1959, as amended
through October, 1966).

An act to provide for township planning, for the creation, organi-
zation, pdwers and duties of township planning commission, and for the
regulation and subdivision of land.

The following is a citation of Section M.S.A. #5.2963 (102) Pur-
pose of Planning, Section 2.

 The purpose of plans prepared pursuant to this act shall be to pro-
mote public health, safety and general welfare; to encourage the use
of resources in accordance with their character and adaptability; to
avoid the over-crowding of land by buildings or people; to lessen con-
gestion on public roads and streets; to facilitate provision for a system
of transportation, sewage disposal, safe and adequate water supply, rec-
reation and other pubiic improvements and to consider the character of
each township and its suitability for particular uses jddged in terms of
such factors as the trend in land and population development. (C.L. 48

#125.322)




INTRODUCT ION

Land Use Planning deals with the complex interrelation of two basic
resources, the land resource and the human resource. The land is a fixed,
irreplaceable, non-expandable resource; population js an expanding and
mobile resource. The present society is faced today with the challenge
of accommodating more people on a fixed amount of Tand.

Man's relationship to the land resource is one of both dependence
and dominance. Man depends upon Tand and associated environmenté] systems
for all of the necessities that sustain Tife. At the same time, human
society has developed to a high degree the ability to dominate and utilize
the land resource. Land use planning is an attempt to establish and main-
tain a ba]ance between the use and preservation of the land resource in
order that it may provide a satisfying life for present generations and
retain the ability to support future generations.

Life styles and social values rapidly and constant]y change in our
fast paced culture. Technological achievements are often far in advance
of human understanding. Individually and socially, we need a method not
only to anticipate change, but also to effective1y meet the resultant de-
mands of change. Planning has achieved a measure of success in helping
people to anticipate the future and provide for its needs. Planning
represents a systematic desire to achieﬁe a degree of order and harmony
from the seemingly unrelating aspects of our world.

Comprehensive plans, as well as the day-to-day decisidns of local
planning and zoning officials and governments, have often ignored the phys-
ical environment in determining where development should take pIacé. These

plans and decisions have not considered such physical realities as flood-




prone areas, high seasonal water tables, or shallow bedrock, each of
which presents its own special problem for residences, industry or
agriculture. Consequently, Tand use planning has often lacked the ra-
tional or defensible basis which an evaluation of the physical setting
could provide.

The basic intent of this Land Use Plan is to develop thg Tland re-
source capability and suitability for different land uses in the township.
A general land use plan will be developed based on land resource capability-
suitability which eventually will provide a base for a zoning map. This
plan is expected to help make the township development and land use de-

cisions more rational.




VIEW OF THE TOWNSHI

Hulbert Township is situated in the extreme western part of Chippewa
County and Ties within the area described T45N, T46N and R7W. It is
rectangular in shape, 12 miles long (north-south) 6 miles wide (east-west).
It covers 72 square miles of total area of which about 1 square mile is
inland lake. About 50% of the total land is in public ownership (state),
only 24% 1is privately owned and the rest, 26% is under corporated owner-
ship. It is bounded by Luce County on the west, Mackinac County on the
south, Whitefish Township of Chippewa County on the north and Chippewa
and Trout Lake Townships of Chippewa County on the east. Highway M-28
runs east-west through the township. Soo Line Railroad also runs east-
west through the.township, almost parallel to Highway M-28, but about two
miles north. The most important features of the township are wild timber-
land, fishing streams and an abundance of wildlife. A1l these character-
istics provide a very scenic and natural environment.

The total population of the township was 458 in 1960 which decreased
to 289 in 1970 (about 37%). This was the largest perceﬁtage decrease among
the Chippewa County townships. The total population of Chippewa County, as
a whole, decreased Tess than 1% during the same period. The factors most
responsible for this sliding decrease were a decline in lumbering activities,
school consolidation, shutdown of some industrial activities and a reduction
in service by the Soo Line Raiiroad. This decreasing population trend is
turning back and hopefully will Tevel off by the end of this decade, due to
the new trend of urban population migrating back to the land and retired
people locating their last homes in quiet areas. Increasing interest in
outdoor recreation will also be a factor of population increase in the

future. About 40% of the population in 1970 was 60 years of age or more




and this percentage has been increasing since 1970. Most of the younger
age categories showed a decrease in population by 20-40 percent between

1960-1970, except the group between 55-64 years of age, which increased

8% during the same period.

Although this township has a very remote 1ocat%0n, a good number of
tourists visit the area. Hulbert, the main economic and social activity
center in the township, consists of about 125 people. It is located two
miles north of Hulbert Corner, which is on Highway M-28. During the Tum-
bering era, this town was an important Tumber distribution center employ-
ing about 500 persons. Current employment opportunities are in the tourist
business and in forest work. Boat tours along the Tahquamenon River are
the prime tourist attraction. Hulbert has lTow development potential except
for recreation facilities and commercial recreation development. Hulbert
Corner, however, because of its location on Highway M-28, does have some

development potential.
NATURAL AND CULTURAL VARIABLES AND DETERMINANTS

A. RESOURCE INVENTORY:

f) Slope Interpretation

The rise or fall of land over a horizontal distance is extremely

important in evaluating Tand use capability. The degree of slope often
governs whether a site can be economically built upon, farmed or crossed
by a road. It is also a major component in soil erosion potential and
in the proper operation of septic tanks.

The degree of slope was determined by measuring the horizontal dis-

tance between contour lines, using U.S5.G.S. quadrangle sheets, and was

calculated in percent. Land capability-suitability criteria for different




Tand uses was estabiished. Areas of more than 15% slope are incapable
of supporting development. Most of this township is fairly level and
there are few areas which are critical. Such areas do not have continu-
ing s]ope, rafher they have sudden drop or rise which creates a three
step terrace. This terrace-like slope is desired mostly for residential
development (Figure 2).
2) Soil Characteristics

Soil characteristics are among the most important and complex
factors in the‘physicaf evaluation of an area. They are important in
determining building foundation strength, effectiveness of on-site sewage
disposal, plant fertility, erosion hazards, and drainage conditions. All
of these factors are very crﬁcia1 in determining the nature and extent of
development that. should or should not occﬁr within the certain areas.

A general soils survey, which was done during the 1920's, is the only
reliable soils information available for the area (Figure 3). This infor-
mation consists of about 50 soil types. Most of these soils are not gen-
erally understandable; therefore, with the close cooperation of the Soil
Conservation Service (local district), each soil was evaluated for its ca-
pability for residential use with septic tanks, and for forestry and agricul-
tural uses. These soils were then grouped into commonly known soil patterns:
1) sandy soils, 2) mucks and wet sandy soils, and 3) clay soils.

Figure 3 indicates that about one-half of the township is muck soil
and the second half consists of clay soils and sandy soils. Most of the
clay soils afe situated in the north-west and south-west corner of the town-
ship, whereas most of the éandy s0ils are around the town of Hulbert, Hulbert
Corner and the Hulbert Lake. There is andther small patch of sandy soils
in the north-west corner surrounded by clay soils. Muck and clay soils have

severe limitation for most of the Tand uses, particularly for on-site septic




tank. Clay sandy soils have moderate to slight 1imitation for agricultural
uses. Most of the sandy soils have slight lTimitation for on-site sewage
disposal.
3) Vegetative Cover and Swampy Areas
This natural variable contains three types of information:
1} forest ]and; 2) swamp area, and 3) open land which includes agri-
cultural land. This information was obtained from U.S.G.S. quadrangle
sheets and aerial photographs, and was updated by the Township Planning
Commission. Figure 4 indicates that one-half of the area of the tanship
is swamp and the rest is forest, except for small patches of cleared land.
Swamp area has .very severe limitations for most of fhe land uses. Although
most of the original forest has been cut, there is good second growth timber
standing at this time.
4) Geology
Geologic factors play a major role in land use ana]ysis.- The
depth of bedrock from the land surface is very critical for most of the
land uses. Generally, it is considered that if bedrock is within 10 feet
of the surface, that area js incapable for land uses like residential, com-
mercial, and industrial, etc., particularly where public sewer and water
facilities are not available. The study of the geological conditions of
the township indicate that bedrock is much deeper, therefore, it is insigni-
ficant as a land capability criteria.
5) Land Ownership
Land ownership is a man-made determinant which consists of three
types of ownerships: a) private b) public (state and federal), and
c) corporate. Of the total 72 square miles, 36 square miles (50%) are
under public {state) bwnership. Private ownership consists of about 17

square miles or 24% of the township, whereas 19 square miles or 26% of the




total township area are under corporate township. Figure 5 indicates
that most of the private land is around Hulbert Lake, Hulbert Corner,
the town of Hulbert, and along Hulbert Road in the north-west corner of
the township. Public and corporate ownership is mixed in the rest of
the area.
6) Existing Structural Development {Buildings)

This overlay was deveioped through a special survey done by the
Fastern U.P. Regional Planning and Development Commission and was updated
by the Township Planning Commission and other citizens. This land use
determinant contains man-made structural information which is divided into
four categories: a) year-round residences b) seasonal homes (cabins)
c) public buildings (school, church and town halls, etc.), and d) com-
mercial/industrial. Figure 6 indicates that most of the seasonal develop-
ment is concentrated around Hulbert Lake and North Hulbert Road, whereas
most of the residential development is in the town of Hulbert. Commercial
development is around Hulbert Corner, along Highway M-28 and in the town of
Hulbert. The remainder of the area in the township is rugged wilderness
and has limited access. There are about 63 year-round homes in the township,
out of which, 38 are in the town of Hulbert. The township also contains
approximately 95 seasonal dwellings and 17 commercial establishments.

7) Transportation

The base map (Figure 1) which shows most of the county and state
roads and railroad, indicates that Highway M-28 is the only all-weather
road in the township. Soo Line Railroad has two tracks which pass through
the township, one passes east-west just north of the town of Hulbert, the
other runs north-west to south-east. Hulbert Road is a paved road which
runs north-south in the northern half of the township. There is also one

small private airstrip which can be used by small aircrafts.




B. DEVELOPMENT OF CAPABILITY CRITERIA:

Capability of a certain geographic area, for different land uses for
human activities, depends on the proper combination of the physical features
of the ecosystem of that area. For example, residential development re-
quires good soil conditions, adequate ground water if public supplies are
not available, and fairly Tevel contour. If these conditions do not exist,
residentiél development may create certain stresses, such as pollution of
ground water supplies with septic tank effluent, or downstream flooding
caused by removing vegetative cover.

A1l of these factors must be considered before determining if a
particular area is capable for residential development.

The natural resource information presented previousty should be con-
sidered in the development of capability maps for such land uses as septic
tanks, residential, commercial-industrial, agricultural, etc.

For Hulbert Township, the development of residential and agricultural
capability are considered necessary. The main reasons for limiting the
capability maps to the two above-mentioned uses are: 1) this township
is very rural and remotely located, and does not have a potential resource
base to support industrial development, 2) it has ah economic base con-
sisting of tourist-oriented commercial activities, outdoor recreational
facilities, some agriculture and wood related activities, and 3) existing
development 1is rural in nature and is concentrated along the paved roads.

Rising prices of food and wood products in the nation, as well as in
the world, indicate that agricultural land will be more important in the
future. Under such conditions, it is important to protect the potential

agricultural land.




"Capability" may be defined as the ability of the land to accommodate
the previously mentioned land uses without creating significant problems
for either the inhabitants of the area or the environment.

In order to develop residential and agricultural capability, the physi-
cal characteristics of the area were rated in ranges of best, adequate or
incapable. These criteria were discussed with the Township Planning and

Zoning Commission and were adopted as follows:

CAPABILITY CRITERIA

RESIDENTIAL
WITHOUT PUBLIC
PHYSICAL ELEMENT SEWER & WATER AGRICULTURE
1. SLOPE: -
0 - 5% B B
5 - 10% A A
10+ % 1 I
2. DEPTH TO BEDROCK:
Bedrock near or at the surface I I
Bedrock 10 ft. or more from
the surface A -
3. SOILS CLASSIFICATION:
Clay Soils I A
Sandy Soils A 1
Mucky wet sands I I
4, FOREST SWAMP AREAS: I I
Key:
B = BEST
A = ADEQUATE
I = INCAPABLE
- = DOES NOT APPLY




The Residential Capability Map (Figure 7) was drafted, assuming that
no central sewage treatment and water supplies would be available in the
near future. This capability is actually septic tank effluent capability.
First of all, -areas with slope of more than 15% having the combination
of severe soil Timitations and swamp, and areas where the bedrock is Jess
than 10 feet from the surface are marked less capable for residential uses.
Areas where severe soil limitations exist are rated moderately capable for
on-site sewage disposal systems. A land area where only moderate soil
lTimitations exist is rated capable and the area where only slight soil
lTimitations exist is considered most capable.

For agricultural capability, almost the same technique was used.

First of all, areas which have swampy conditions, possibilities of bedrock
within 10 feet from the surface, and areas where the so0il has severe 1imi-
tations are considered as less capable, areas where there is only one nega-
tive variable, such as moderate soil Timitation, are rated capable, and the
areas where soil has slight limitations are ranked as most capable for agri-

cultural uses (Figure 8).

C. DEVELOPMENT OF SUITABILITY CRITERIA:

Suitability of Tand may be defined as the relationship of land's
physical and man-made characteristics to uses that might be made of the
land. 1In other words, the integration of the ecosystem and cultural as-
pects of the environment. 1If a parcel of land meets all of the capability
criteria and satisfies criteria for man-made facilities, then that parcel
is said to be suitable for a specific land use. Capable areas are not
necessarily suitable. The capability criteria acts as a guide to where
development should or should not occur. Other considerations such as the

location and nature of existing or future roads, public facilities and
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neighboring ltand uses should be used to determine the exact location of
a land use. |

In developing the residential suitability map (Figure 9), the first
step was to eliminate those areas which are not suitable for the same
reasons that they were rated incapable (due to steep slope, possibility
of bedrock within 10 feet of the surface and the combination of severe
soil Timitations and swampy conditions). Also, included in the not suit-
able category were moderately capable areas which do not have reasonable
road access. The second step was to delineate areas which are suitable.
For this purpose, most capable, capable and moderately capable areas with
good transportation and other utilities were ranked as suitable. Physi-
cally moderately capable areas and capable and most capable areas which
do not have good transportation and other facilities, and also are away
from the existing development, are considered as moderately suitable.

Agriculture does not require extensive man-made features, as resi-
dential, industrial and commercial uses do. Therefore, agricultural

suitability is identical to its capability (Figure 8).

D. WATERFRONT CORRIDOR:

Waterfront corridor characteristics of the township are the most
important economic and social factors. Therefore, the main purpose of
this corridor is to preserve the natural features of the shoreland for
the benefit of present and future generations, to protect the fish, wild-
lTife, water quality, scenic and aesthetic qualities and historic, natural,
and recreational values. This corridor-inc1udes the entire waterfront of
Hulbert Lake and both sides of the major water streams. This corridor,
500 feet wide measured from the average high water level of the lake and

the rivers, lends itself to adoption by the Township Government for land
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use zoning and regulating (See Land Use Plan).

F. LAND USE GOALS AND OBJECTIVES:

Historical and physical knowledge of the area forms the basis for
a logical starting point upon which objectives and goals can be developed.

The first chapter of this report provides necessary historical back-
ground information concerning Tocation and dimension of the study area,
early history, inhabitants and their way of 1ife, population summary and
the economic overview of the township. Chapter II provides natural and
cultural variables and determinants which are critical in establishing
area goals and objectives. This chapter also 1né1udes capability-suit-
ability information to be used as a guide for goal and objective formulation
by the townshfp officials. Thus, to be realistic, township goals should
match or clearly reflect township potentials. The physical information
mentioned above should assist township leaders and citizens since it por-
trays a clear picture of the present situation, as well as its future
potentials.

Presented below is a brief summary of the conclusions drawn from the
previous chapters, which should be considered during the formulation of
township development goals and objectives.

(1) Township population is expected to increase somewhat by the end of
this decade. |

(2) Although agriculture is a very minor economic factor at this time,
there are some capable areas which can be used for agricultural
production under severe demand for agricultural commodities. There-
fore, it would be wise to protect such land from exploitation.

(3) Because of the natural and scenié environment in the township, it
is expected that the area will attract more people from urban areas,

particularly retired persons.
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(4)

(5)

(6)

Inland lTake and the velated environment, which are very delicate in
nature and critical to the economic and social 1ife of the township,
should be protected to preserve the way of life of the people énd
general environment of the township by proper planning and zoning
regulations.

Natural resource analysis indicates that this township is best
suited for outdoor and wildlife oriented recreation as an economic
factor.

Year—round-&eve]opment should concentrate in the residential area

in Hulbert and its vicinity, so that proper utilities and services

could be provided.

SUGGESTED GOALS

(1)

(2)

(3)

(4)

LAND

Natural features of the township should be protected through proper
land use (shoreline, forest land, and recreational areas), and con-
servation practices.

Future development should be assigned to those areas which are
capable and suitdb1e for that development.

The Tand use density should reflect the capability of the physical
environment to accommodate septic tanks and other leaching devices.
Zoning regulations should be related to the Township Land Use Plan.
Improve the economic base of the township by establishing outdoor
recreation-oriented facilities.

Decrease the development pressure from the delicate areas to protect

the environment.

USE PLAN

Although the development of capability and suitability maps is a
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major factor in determining the location of the township's future growth,
they do not constitute a land use plan. A plan should join together
physical and cultural data with township goals and objectives in order

to guide development in a rational manner.

The purpose of this land use plan (Figure 10} is to offer a hypothesis
about the way that Hulbert Township could develop, given the limitations
that have been set forth in the preparation of the capability and suitability
maps. This p1én should be used as a guide for decisions on how best, town-
ship goals may be met. 7

This 1and use plan was developed assuming that there would be no imme-
diate public investments in water and sewer in the township. The following
land use categories were used:

a. MWaterfront Corridor

b. Residential/Commercial

c. Rural Residential

d. Commercial

e. Forestry/Recreational

f. Agricultural/Residential

Inland 1ake and river shorelines are one of the most important features
of the township. They are also very significant as an economic factor.
Therefore, to protect the natural environments of the shoreline, the water-
front corridor is established. "A wise use of resources over time" would
be a rational approach in this area. Primarily, seasonal and recreational-
oriented (resort, cabins, etc.) uses through the corridor are recommended.

Residential and commercial development of medium scale is expected to
increase in the future. Any heavy commercial development is not expected,
at Teast in this decade. Therefore, existing residential and commercial

areas and their peripheries are designated as residential and commercial
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districts.

To protect the waterfront-related, delicate environments and to provide
a choice for those who want to Tive in the rural area, a rural residential
district is established. It would also be helpful to take off some of the
development pressure from the waterfront. 1In this district, five acres or
more for a lot size are recommended for a year-round-dwe11ing.

Although agriculture is a minor economic factor, it would be wise to
protect the existing agricultural Tand in the township. Therefore, an
agricultural district is established which consists of most of the existing
farms. These farms are not highly productive economicaily, but hard working
farmers are able to maintain a Tiving. Most of the land in these areas are
moderately capable for agriculture.

Forestry is another very significant economic factor in the township
and it provides a tremendous opportunity for outdoor recreation. It is
obvious that the forest, as a tangible resource and a great opportunity
for increasing interest in outdoor recreation, is an essential ingredient
to sustain 1ife. Therefore, a separate district is established to protect
it from exploitation. This district contains most of the existing forest
area. It is suggested that this area could also be used for recreation.

If properiy implemented through the reasonable application of .town-

ship zoning, this land use plan hopefully will yield the following long-

term benefits:

(1) The residential development will be Tocated in those areas that are
capable and also suitable for development. This consideration would
make long-range planning possible by providing the necessary facili-
ties to the people of the area; and there would be no danger of pol-

Tuting the underground water supply with human sewage effluent dis-
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(2)

(3)

(4)

(5)

(6)
(7)

(8)

(9)

charges from septic tanks.

If properly developed, the residential area will be free of most

of the environmental hazards. Residences will be located in the
area where soils are most adaptable for foundations, lawn plantings,
road and street development, where the slopes are most practical
for building and adequate transportation facilities are present.
Proper implementation of this plan will provide a possibility of
good emergency service.

Less intense development in an agricultural area will keep most of
the capable land for agriculture available for future agriculture
development in the case of acute demand.

If this plan is followed, it will help to maintaiﬁ the rural way of
1ife in the township.

It will maximize natural resource use over a period of time.

Proper implementation of the land use plan will leave enough recre-

~ational opportunities to serve the area as an important economic factor.

Forestry, which has been playing an important economic role, will
continue in the future.
Lake front and rivers will be protected from exploitation and misuses

for a longer period of time.

THIS LAND USE PLAN IS JUST A GUIDE TO REASONABLE PEOPLE.
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