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WELCOME 

Welcome to Buena Vista Charter Township’s 2022 Master Plan. This Plan reflects a vision for 

the future of Buena Vista; its neighborhoods, sense of place and community, industrial areas and 

Town Center, transportation, and parks and recreation. 

The 2022 Buena Vista Charter Township Master Plan replaces the previous Master Plan which 

was adopted in 2017. In many ways, the Township’s development pattern is established, 

functions well, and the Township has many of the amenities that create sites that are attractive to 

new residents and business owners. This Master Plan is intended to capitalize on what is 

currently working for the Township, fix what is not, and aspire to a greater future for Township 

residents and visitors. The 2022 Buena Vista Charter Township Master Plan is an opportunity to 

connect and combine efforts for meaningful reinvestment in the community. 

Basis for the Master Plan and Purpose 

The Michigan Planning Enabling Act (P.A. 33 of 2008, as amended) allows townships to plan 

and zone. The Act allows the Planning Commission to develop and adopt a master plan that, at 

minimum, addresses certain specific issues. This document is the Master Plan that has been 

developed and adopted by the Buena Vista Charter Township Planning Commission pursuant to 

the Michigan Planning Enabling Act. In addition to the Michigan Planning Enabling Act, this 

plan has been developed in accordance with the Saginaw County Hazardous Mitigation Plan and 

the Michigan Economic Development Corporation’s Redevelopment Ready Community 

principals. 

The 2022 Buena Vista Charter Township Master Plan (the Plan) serves as a policy guide for the 

community, and informs the decisions of Township officials and administrators, governmental 

agencies, organizations, and private entities. It is designed to provide a flexible roadmap for 

future development and to ensure that new growth is consistent with the Township’s goals and 

objectives. 

The 2022 Master Plan is long-range in that it examines past trends and makes projections for the 

next five (5) to twenty (20) years. This allows the Township to plan ahead and anticipate future 

needs. However, it should be noted that projections are most accurate short-term, and there are 

many factors that will shape the Township’s future that cannot be anticipated. One of the most 

important functions of the Plan is to provide a solid foundation for future land use decisions. 

The recommendations presented in the text and shown graphically will provide a legal basis for 

zoning and other land use controls utilized by Buena Vista Charter Township. 
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BUENA VISTA YESTERDAY  

The following sections correspond to historic natural, topographical and environmental 

conditions of the Township and should be used to gain understanding of foundations on which 

the Township has grown. 

NATURAL FEATURES AND ENVIRONMENT  

The natural features of Buena Vista Charter Township have changed significantly since Mr. Curtis 

Emerson first settled in the area. After glaciers began to melt in Michigan roughly 10,000 years 

ago, Buena Vista became dominated by very large deciduous and coniferous trees. The northern 

half of the Township was swampy with wooded wetlands and river drainage towards the Saginaw 

River and Cheboyganing Creek. Large mammals populated the landscape. Over the next several 

decades this profile continued to change. Fortunately, these changes have made the Township more 

habitable; the preponderance of large, carnivorous animals, mosquitoes and insects have 

disappeared and travel is no longer hampered by thick forests and dense undergrowth. The natural 

features today are fewer in number and the area of Buena Vista Charter Township is primarily a 

mixture of residential, commercial, industrial and agricultural land uses. 
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TOPOGRAPHY 

The topography of Buena Vista Charter Township and most of Saginaw County is flat with an 

outwash plain, glacially scoured and compressed, so the topography is very level. From a 

planning and/or building perspective, there are few concerns regarding slopes, but there are 

concerns for wastewater collection systems and stormwater management. 

SOILS 

Buena Vista Charter Township soils are dominantly level, somewhat poorly drained soils on 

water-worked and other till plains. Drainage itself is not generally a concern because many of the 

soils are drained by underground agricultural drainage pipes. Soils in the northwestern part of the 

Township, and near the Saginaw River, are either not suitable or restricted by government 

regulations for most agricultural purposes as these are mostly wetlands. The remaining portion of 

Township soils are predominantly Tappan, which is very productive for agricultural purposes. 

Tappan-Poseyville, Tappan-Londos, and Londo soils can be found scattered throughout the 

Township. The latter soils are not as productive as Tappan soils but are nonetheless very 

productive for most agricultural uses. 

ENVIRONMENTAL REMEDIATION SITES 

The Michigan Department of Environmental Quality keeps track of adverse environmental 

sites per Part 201 of Act 451 of 1994. 

There are two landfill sites currently present in the northwest section of Buena Vista Charter 

Township. The two sites are adjacent to one another on Hack Road, west of the I-75 freeway. 

One of these sites is the Buena Vista Township landfill and the other is owned by the City of 

Saginaw for waste from its wastewater treatment plant. Prior to acquisition from the City of 

Saginaw, the site was used for General Motors waste related to its foundry operations. The City 

of Saginaw site has been leaking since the new I-75 bridge interchange at M-13 was built. No 

action is currently required at the site. 

WOODLANDS AND FORESTS 

Large, sprawling woodlands and forests are no longer common land uses in Buena Vista 

Charter Township, though scattered woodlots throughout the Township remain. While the 

Township’s soils are suitable for forests and woodlands, the economic value of agriculture has 

been traditionally stronger than those of woodlands and forests. 
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WETLANDS 

Most of the wetlands in the Township are located in the northwest portion adjacent to the 

nearby Saginaw River and Cheboyganing Creek. The Crow Island State Game Reserve is 

owned and managed by the Michigan Department of Natural Resources. Nearly all of the 

wetlands are privately-owned, though many are subject to wetland regulations. The wetlands are 

not further described as forested, swamps, marshes, or other types because if the regulations 

apply, such regulations are the same for all wetland types. The criteria for wetlands that are to 

be regulated by the Michigan Department of Natural Resources, including some sites for the 

United States Army Corps of Engineers, is: 

 Connection to one of the Great Lakes or Lake St. Clair 

 Located within 1,000 feet of one of the Great Lakes or Lake St. Clair 

 Connection to an inland lake, pond, river, or stream 

 Located within 500 feet of an inland lake, pond, river, or stream 

 Not connected to one of the Great Lakes or Lake St. Clair, or an inland lake, 

pond, stream, or river, but more than five (5) acres in size 

 Not connected to one of the Great Lakes or Lake St. Clair, or an inland lake, pond, 

stream, or river, and less than five (5) acres in size, but the EGLE has determined that 

these wetlands are essential to the preservation of the state’s natural resources and has 

notified the property owner 

The law requires that persons planning to conduct certain activities in regulated wetlands 

apply for and receive a permit from the state before beginning the activity. A permit is 

required from the state for the following: 

 Deposit or permit the placing of fill material in a wetland 

 Dredge, remove, or permit the removal of soil or minerals from a wetland 

 Construct, operate, or maintain any use or development in a wetland 

 Drain surface water from a wetland 

EGLE must determine the following before a permit can be issued: 

 Permit would be in the public interest 

 Permit would be otherwise lawful 

 Permit is necessary to realize the benefits from the activity 

 No unacceptable disruption to aquatic resources would occur 

 Proposed activity is wetland dependent or no feasible and prudent alternatives exist 

Mitigation of a destroyed wetland usually requires creation, restoration, or enhancement of 

wetlands to offset the adverse impact of any project. This Master Plan identifies general 

areas where wetlands are likely to exist. Any development that might occur within a wetland 

area requires careful review. 
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The State of Michigan administers wetland controls for the United States Army Corps of 

Engineers so that a separate permit is not required. This Master Plan attempts to preserve 

wetland areas meeting the aforementioned criteria. 

The Crow Island State Game Reserve along the Saginaw River does buffer metropolitan Saginaw 

from metropolitan Bay City. Three (3) to four (4) miles east-west is either State land or related 

wetlands, and four (4) to five (5) miles north-south is also State land or related wetlands. This 

undevelopable area precludes effective growth from east of M-13 west to the I-75 freeway. 

SURFACE WATER 

The surface water found in Buena Vista Charter Township is generally part of the Saginaw River 

on the western boundary of Cheboyganing Creek in the northern half of the Township. There are 

also a few ponds, which may be considered surface water or wetlands, scattered throughout the 

Township. Most of these scattered sites are former borrow pits that are remnants from the 

construction of the I-75 freeway. These would be examined for possible regulation if any 

development is proposed. 

AIR QUALITY 

The air quality of Buena Vista Charter Township is most affected by an aluminum plant in the 

City of Saginaw, west of the Township. General Motors has utilized considerable resources for 

improving air quality but, like virtually all foundries, it is still a generator of intermittent adverse 

air quality. The large Nexteer Automotive plant complex at I-75 and M-46 (Holland Road) 

generates considerably less pollutants and is not a problem routinely. Even with these generators, 

the overall air quality of the Saginaw area, including Buena Vista Charter Township, is rated 

“Good” by the Michigan EGLE. Therefore, it presents no limitations for future development of 

the Township. Any new facility must meet air quality standards before building can begin. 

PLANTS AND ANIMALS 

Plants and animals are limited in Buena Vista Charter Township because there are few natural 

features to support them. However, Saginaw County has a large area of natural features 

southwest of Buena Vista, and thus is able to support many important plants and animals, 

particularly in the Shiawassee National Wildlife Refuge and Shiawassee River State Game Area. 

The largest concentration of natural plants and animals in the Township is likely in a small area 

in the northwest area near the Crow Island State Game Area. 
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Saginaw County does not have a large number of Endangered and Threatened Species listed by 

the U.S. Fish and Wildlife Service despite the presence of several large State Game Areas and 

the Shiawassee National Wildlife Refuge. There are some known Endangered and Threatened 

Species that, if found within the Township, would probably be in the northwest corner of the 

Township: 

 Snuffbox (freshwater mussel); Endangered; Wetland, Grass Habitat 

 Eastern Prairie Fringed Orchid; Threatened; Wetland Habitat 

 Eastern Massasauga (rattlesnake); Candidate; Wetland Habitat 

The Michigan Department of Environmental Quality also maintains a Michigan County Element 

List in cooperation with the Extension Service of Michigan State University. That list is larger 

and more comprehensive than the Federal list and is not included in this text. Some state species, 

however, may be threatened on a State of Michigan basis but not on a national scale. The State 

list also includes more categories than the limited Federal list. 

The State list particularly denotes the possible existence of a lakeplain wet prairie or lakeplain 

mesic wet prairie in Saginaw County and Buena Vista Charter Township. These are not identified 

on the County Element List for Saginaw County but are identified in Bay County immediately to 

the north. These are known to be associated with the Crow Island State Game Area and thus may 

exist in the extreme northwest corner of the Township. 

In Buena Vista Charter Township, the Federal and State plant and animal species that are 

Endangered, Threatened, or Candidates of Special Concern can best be protected in this Master 

Plan by maintaining the habitats for these plants and animals, especially in the northwest area of 

the Saginaw River or near the Crow Island State Game Area. Specifically for potential wet 

prairies, it is important that areas in the northwest part of the Township be examined for such 

communities and any such lands be appropriately preserved if they become subject to 

development. 

Major plants and animals have been identified by the Conservation Service for the "1994 Soil 

Survey of Saginaw County, Michigan." The Conservation Service noted some prominent 

wildlife species before European occupation disappeared, including black bear, mountain lion, 

lynx, bobcat, elk, timber wolf and passenger pigeons. This does not include very large animals 

such as mastodons and giant beavers, which became extinct since the glaciers. 

The major change in the habitat of Saginaw County was the removal of huge virgin timbers with 

only minor, smaller, secondary growth in habitat. The County became inhabited by different 

species due to the conversion of forestlands to agricultural land, increasing urbanization and 

major reduction in the amount of wetlands in Saginaw County. 
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It should be noted that these current animals are not generally the original species that dominated 

the area; these other plants and animals are not threatened or endangered; and they are generally 

available in other areas. Accordingly, the degree of protection to be afforded these more common 

plants or animals is more discretionary with the Buena Vista Charter Township Planning 

Commission. Protective measures that may be desired would include preserving their habitats. 

That would mean protection of the scattered woodlots and especially the wetlands in the 

northwest portion of Buena Vista Township where the U.S. Fish and Wildlife Threatened and 

Candidate Species are also expected to be found. 

11 



 

BUENA VISTA TODAY  

The following sections correspond to existing conditions, trends and factors that make 

the Township what it is today. 

REGIONAL CONTEXT  

Located in Saginaw County, Michigan, Buena Vista Charter Township (8,171 residents) is 

located directly east of Saginaw (44,202 residents). Buena Vista Charter Township is located 

in the central portion of Michigan’s Lower Peninsula, in the Great Lakes Bay Region 

(Saginaw, Bay and Midland Counties). Saginaw County, with a population of approximately 

191,166 residents, is the eleventh largest county in the state by population. 

Interstate 75, Michigan Highway 46 (Holland Rd.) and Michigan Highway 81 (E. Washington 

Rd.) cross through the Township. These three highways link the Township to Saginaw, Bay 

City (18 miles), Midland (30 miles), Flint (25 miles), Ann Arbor (84 miles), Lansing (86 

miles), Detroit (100 miles), and the Mackinac Bridge (198 miles). 
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EXISTING LAND USES  

The land uses within Buena Vista Charter Township are entirely affected by human activity; 

transportation infrastructure, shopping areas, industrial production plants, homes, and parks. 

While a majority of the Township consists of farmland, the land has been cleared of forests, tiled 

to drain its swampy character, made uniform with all rocks and obstacles removed, treated 

annually with pesticides and fertilizer and planted with non-indigenous crops determined by 

economic factors. 

Existing land uses are summarized below with categories explained on subsequent pages. 

Land Use Acres Percent 

Agriculture 16,066.96 72.4% 

Commercial 1,251.91 5.64% 

Industrial 1,614.03 7.27% 

Manufactured Housing Park 176.74 0.8% 

Multi-Family Residential 54.80 0.25% 

Residential 1,743.78 7.86% 

Public/Institutional 1,284.26 5.79% 

TOTAL 22,192.47 100% 
 

The changes in land use in Buena Vista Charter Township were originally associated with the 

expansion of Saginaw’s patterned growth into the western portion of the Township and the 

conversion of woodlands to agriculture. The 1950’s and 1960’s witnessed the construction of I-

75 freeway and development of the former General Motors Saginaw Steering Gear complex 

(now Nexteer Automotive), which changed the character of the community. The freeway 

became dominant and commercial, and industrial projects resulted in more development than 

what was found in residential areas. 
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LAND USE CATEGORIES 

Agriculture. The most extensive land use in the Township is agriculture. Over 70% or 16,066.96 

acres are used for agriculture, primarily in the eastern two-thirds of the Township. Township 

farmland has rich loam soils and is very productive. The 2007 principal agricultural crops are 

sugar beets, corn, soybeans, dry beans and wheat. As a soil-rich part of the County, Buena Vista 

Charter Township is among the top agricultural crop areas in the state of Michigan and the 

nation. In Michigan, virtually all of this property is owned by individuals or their small 

corporations as large corporate farming is not permitted in the state. 

Residential Land Uses. Although the residential types are discussed separately, they are shown 

as a single residential land use. Residential uses consist of 1,975.32 acres or 8.91% of the total 

land in the Township. 

Single-Family and Two-Family Residential. Single- and two-family housing development is 

primarily located west of I-75 and adjacent to the City of Saginaw. Historically, much of the 

housing built in the Township was an extension of housing development within the City of 

Saginaw, built from 1910 until 1939. Many of the lots are relatively small; approximately 40-55 

feet of frontage and about 6,000 square feet in area. 

Moving east from the Township’s border with the city of Saginaw, housing constructed within 

the Township increases in lot size the further west the homes built. Residential development 

directly west of I-75 has public sanitary sewers and public water supply. Many residential 

properties are located on excellent agricultural soils. While some residential uses are added 

annually, residential growth is slow in Buena Vista Charter Township when compared to other 

parts of Saginaw County and the State. Recent residential growth has been mostly in the form of 

multi-family developments. Residential development located within the agricultural areas of the 

Township is generally newer. 

Many of the residential neighborhoods located on the eastern side of the Township do not 

contain legacy commercial uses. This is fortunate for master plan and zoning ordinance 

management because there are few non-conforming commercial uses that need to be brought 

into compliance. There are a number of vacant lots and housing units that need to be renovated 

in the neighborhoods in the western portion of the Township. The Township should consider 

infill development within existing residential neighborhoods as market forces demand. 
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Multi-Family Housing. The Township’s multi-family housing is normally found in larger 

complexes. There are three significant multi-family complexes in the Township. These major 

complexes are: 

Complex Name Year Built # of Units Location 

Maple View Apartments 2003 149 Off S. Outer Dr. N of Holland 

Vista Villa   Off Hess Ave. near Beulah St. 

The Crossings   Off Hess Ave. at Beulah St. 
 

There are also a number of multi-family units scattered in smaller, converted, former 

single family houses. 

Manufactured Home Parks. There are two major manufactured home parks in the Township. 

Saginaw Villas on the eastside of Dixie Highway (East Genesee) just south of Hess Road. Robin 

Glen Mobile Home Community is located on M-81 (East Washington Road) at Portsmouth Road. 

Robin Glen does not have public sanitary sewers, and instead has independent lagoons. 

Commercial Land Uses. Commercial land uses are dominant along Dixie Highway south of 

Hess Avenue, along Holland Avenue (M-46) and South Outer Drive near I-75, scattered along 

the east side of South and North Outer Drive between M-46 and M-81; at the I-75 exit at M-81 

both east and west of the freeway; and at a few other scattered parcels in the Township. 

Commercial land uses a total near 1,251.91 acres or 5.64% of the Township's land area. In 

decades past, The Township was a major center for regional commercial retail activity along 

with State St. (M- 58) in Saginaw Township. The development of Fashion Square Mall and the 

surrounding office buildings, motels and big box retail along Bay Road (M-84) has eclipsed the 

Township’s role as a major retail destination until the Township used their eminent domain 

powers to acquire and demolish the Fort Saginaw Mall in 2009. 

Buena Vista Town Center. The Township has planned the Town Center for mixed-use, high-

quality development that suits the needs of residents while capturing the demand generated by 

the site’s close proximity to I-75. The Township’s PUD district and ordinance may be utilized 

instead of the Town Center zoning district and ordinances as the mechanism for zoning and site 

plan approval for this site. Developments are encouraged to be creative in the design of 

architecture, with architecture that conveys a high-tech or “green”/ sustainable character is 

particularly desirable. 
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Industrial Land Uses. There are two major areas of industrial development in the Township. 

One is on Holland Road (M-46) east of the I-75 freeway including the Nexteer Steering Systems 

complex and Morley Industrial Park and the other industrial area is on East Washington Road 

(M-81) and Wolf Road at I-75. The industrial area located along Wolf Road contains individual 

lots and an industrial park for a large number of smaller industrial operations. Also worth noting 

is a large industrial area located directly west of the Township in the City of Saginaw, north of 

East Washington Road and adjacent to the CSX Tracks near the City of Saginaw. Industrial uses 

total 7.27% of the Township, or 1,614.03 acres. 

Road Transportation. Road transportation includes not only the road surface, but the entire road 

right of way (usually 66 feet wide). The rights of way often include open, roadside drains and 

utility lines. The I-75 freeway spans the entire length of the Township and there are four large 

interchanges, adding considerably to the total land use. 

Public/Quasi-Public/Institutional Uses. This category includes Buena Vista Township 

buildings, Delta College – Ricker Center, the former Buena Vista School District facilities, 

Harry W. Browne Airport (Operated by Saginaw County), and other smaller uses for the 361 

acres covering 1.5% of the Township. Public or private cemeteries are not shown separately, but 

are a major part of the deliberate open space of the Township even though they represent a small 

portion of the total area. Medical care is not, however, a significant part of this category and may 

represent a deficiency for that use. 
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GENERALIZED LAND USE PATTERNS 

The land use patterns in Buena Vista Charter Township have been shaped by decades of growth. 

The region was rich in forests which were cut due to the timber trade and sent to market via the 

Saginaw River. The formation of local government allowed for drainage system development and 

land management. With the land cleared, forests and drainage systems developed, the land was 

converted to farmland because of its fertile soil and the availability of water from the Saginaw 

River. As the Saginaw region grew in population, residential patterns and housing types that 

prevailed in Saginaw expanded into the Township. Industrial growth in the Township was due to 

General Motors and their automotive partners’ decision to construct the General Motors Steering 

Division within the heart of the Township. Commercial development was built on the fringe of 

eastern Metropolitan Saginaw to service the residents and industrial workers. Once I-75 was 

completed and the interchanges were constructed to service Saginaw and its industrial 

development, the area began to attract businesses that catered to highway travelers and businesses 

requiring proximity to national markets. However, as metropolitan growth favored western 

Metropolitan Saginaw versus eastern Metropolitan Saginaw, Buena Vista saw a decrease in 

commercial development when compared to other suburban Saginaw communities. 

ECONOMIC ANALYSIS  

TOWNSHIP PARK AND FACILITY INVENTORY 

There are two township parks and a community center owned and operated by the Township. 

Lions Park, located west of the intersection of S. Outer Dr. and Webber St, contains one ball 

diamond, permanent restroom facilities, a picnic pavilion, basketball court, three covered picnic 

tables and one tennis court. 

The Buena Vista Community Center, located adjacent to Lions Park, contains a multipurpose 

gym with walking track, a weight room, fitness room, a swimming pool and whirlpool, changing 

room and a multipurpose meeting room available for rent. 

Kueffner Park, located northwest of the intersection of Janes Rd. and N. Towerline Rd., contains 

a pond, concession stand/restroom facility building, one picnic pavilion, two ball diamonds, one 

basketball court and two shuffleboard courts. 
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OTHER RECREATIONAL FACILITIES IN THE TOWNSHIP 

The Soapbox Derby Complex is operated by the Buena Vista Lions Club. The facility was 

constructed in 1977. In 2004, the complex was renovated; “night lighting” was added to the track 

and indoor plumbing was added to the soapbox derby building. In conjunction with the Buena 

Vista Community Center, a walking track was added adjacent to the Soapbox Derby Complex. 

Buena Vista High School, closed, located northwest of the intersection of N Towerline Rd. 

and E. Holland Rd. (3945 E. Holland Road), contains a football field, a track, 2 baseball 

diamonds, and an indoor basketball court. 

The Phoenix Science and Technology Center, formerly known as Ricker Middle School, 

is located at 1925 S. Outer Dr., contains a baseball diamond, a track, and basketball courts. 

Brunkow Elementary School, located at 3000 S. 24th St., is closed but still houses a Head Start 

program. The recreational facilities consist of playground equipment. 

Doerr Child Development Center, located at 3270 Perkins, includes playground equipment. 

Harger Line Rail Trail, formerly the Harger Line Railway, was abandoned as a rail line and 

subsequently acquired by the Michigan Department of Transportation (MDOT) in separate 

phases from 2005-2007. Michigan Public Act 296 of 1976 mandates that MDOT be offered the 

first opportunity to purchase an abandoned rail line and maintain it as a transportation corridor. 

In total, MDOT acquired a 9.5-mile stretch of land, which runs through Buena Vista, 

Blumfield, and Denmark Townships. In 2008, MDOT paved the trail, rehabilitated the bridge 

deck, placed signage, added pavement markings, constructed park benches, and made other 

aesthetic improvements. The $1.9 million project was funded using federal transportation 

enhancement funds, which cannot be used for street or roadway improvements. 
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PUBLIC UTILITIES  

Buena Vista Charter Township operates both a public water system and a public sanitary 

sewer system. It does not operate storm drains as they are under the authority of the Saginaw 

County Public Works Commission. It also does not regulate private natural gas supply, the 

electricity network or telephone system. It does, however, partly regulate cable television. 

Public Water System. The water system in the Township consists of a distribution system only. 

Treated water is provided by the City of Saginaw and then pumps it through its own 

distribution system. The Nexteer Steering System Facility has a separate water main directly to 

the City of Saginaw and is not part of the Buena Vista system serving the Township. 

Public Sanitary Sewerage System. The Township operates its own complete sanitary sewerage 

system. As with public water service, the City of Saginaw has a separate force main to the 

Nexteer complex and that is not part of the Buena Vista sanitary sewer system. For the remainder 

of the Township, Buena Vista collects water waste from residential, commercial and industrial 

customers and pumps the sanitary waste to its own wastewater treatment plant. Buena Vista does 

not have any combined sewer overflows (CSOs) and major industrial operations with hazardous 

waste pre-treatment for that waste. The Township wastewater treatment plant is only a few 

thousand feet from the City of Saginaw Wastewater Treatment Plant, which also has ample 

capacity for sanitary waste from Buena Vista Charter Township. However, no change is 

expected in the future. The Buena Vista Wastewater Treatment Plant discharges treated effluent 

to the Saginaw River. 

Stormwater Drains. The Saginaw County Public Works Commission is responsible for the 

stormwater drainage system in Buena Vista. The Public Works agency works in cooperation with 

other agencies that may be involved including the Township, State Department of Transportation, 

Saginaw County Road Commission and others as appropriate. Buena Vista Charter Township does 

not have primary responsibility for stormwater drainage thus the map does not show either the 

enclosed or open drains in the Township. 
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TRANSPORTATION AND CIRCULATION ANALYSIS  

The Township has a complete and complex system of road, freight rail and highway 

transportation that lead into the Thumb of Michigan. 

Buena Vista Charter Township sits astride one of the nation’s major north-south interstate 

freeways (I-75) and is Saginaw's springboard to the communities in Michigan's Thumb. It also 

includes a major east-west highway (M-46) connecting the Township to Western Michigan. Only 

the major arterial roads are discussed here, but it should be noted that when Buena Vista and the 

State of Michigan was surveyed most of the initial roads were laid out along Township section 

lines and spaced one mile apart. This local road section-line road system, however, is 

discontinuous - especially in the northern portion of the Township where the Cheboyganing 

Creek, wetlands and development patterns do not permit continuous section line roads. In 

general, though, the basic local road system does not have any serious access deficiencies. 

Highways, Road and Streets. The major road network is particularly complete in Buena Vista 

Charter Township. This includes five Federal and State highways and three major County 

roads. The following Federal and State highways are prominent in Buena Vista Township: 

The I-75/US-23 freeway is a major north-south Interstate expressway connecting the 

Detroit metropolitan area to northern Michigan, the Mackinac Bridge and the eastern 

Upper Peninsula. The freeway has three lanes in each direction throughout the Township 

and has an interchange with the I-675 freeway into the City of Saginaw. The freeway also 

has interchanges in the Township at M-46, M-81 and M-13. 

The I-675 Interstate freeway begins at I-75 in Buena Vista and then cuts through the City 

of Saginaw, Saginaw Township, Carrollton Township and Kochville Township before 

rejoining I-75. Approximately one mile of I-675 travels westerly through Buena Vista to 

the City of Saginaw. 

The M-46 state highway is a major east-west highway between Lake Huron (Port 

Sanilac) and Lake Michigan (Muskegon). It is a two lane road most of that distance but is 

primarily five lanes wide between the City of Saginaw and Towerline Road in the 

Township. Major land uses and points in the Township on M-46 are Buena Vista Town 

Center, the I-75 interchange and the large Nexteer steering gear complex. 

The M-81 state highway connects Saginaw to Michigan's Thumb. It runs from the City of 

Saginaw northeast and connects to M-53 just beyond Cass City. It is also a two lane 

highway and remains that width through most of the Township. Major landmarks within 

the Township on the highway are the interchange at I-75, an industrial area and industrial 

park just east of the freeway and the Robin Glen Mobile Home Park at Portsmouth Road. 
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The M-13 state highway is a north-south highway connecting the I-69 Interstate freeway 

west of Flint and Standish, which is approximately forty miles north of Buena Vista. 

This is a four lane road in the Township north to the I-75 interchange. The highway 

travels along the Saginaw River. 

Buena Vista Charter Township is also less than a mile from the M-15 state highway that 

connects Bay City to Waterford Township (directly west of the City of Pontiac in Oakland 

County) and also M-138 which begins at M-15 near Bay City and connects to M-24 (nine miles 

south of Unionville). 

In addition to Federal and State highways, there are four primary, all-season roads in the 

Township. These are operated and maintained by the Saginaw County Road Commission, as 

Townships in Michigan do not maintain roads. 

Hess Road is an east-west road one-half mile north of Buena Vista's southern boundary 

and is five miles long and connects to Reimer Road. It is primarily a two lane road 

through the Township. 

Reimer Road is a short, one mile long segment connecting Hess Road to M-46 (Holland 

Road). 

South Outer Drive is the westernmost, north-south, primary road one quarter-mile west 

of the I-75 freeway from Hess to M-81 (Washington Road). Major land uses include 

Buena Vista Town Center, Buena Vista Charter Township offices and other commercial, 

public, quasi-public and industrial activities. 

Portsmouth Road is the easternmost, north-south, primary road connecting the Dixie 

Highway/Junction Road connection near the Cass River in Bridgeport Township with the 

northern boundary of Buena Vista. It is primarily a rural connector that includes Robin 

Glen Mobile Home Park and Indiantown. 

In addition to these primary, all-season roads, the Saginaw County Road Commission maintains 

several other major roads including north-south Wolf Road, Towerline Road and Indiantown 

Road. Other major east-west roads are Wadsworth and Janes Roads. 
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Public Transportation. The Saginaw Transit Service has scheduled routes in urbanized Buena 

Vista Charter Township west of Outer Drive. That scheduled service carries passengers in the 

developed western portion of the Township. Saginaw Transit Service also operates a more 

limited dial-a-ride service that serves the entire Township. There is no intercity bus stop in Buena 

Vista but the Saginaw Transit Service connects to the intercity terminal downtown. 

Railroads. Buena Vista Charter Township has an unusually extensive network of railroad tracks 

traveling through the Township to northern and eastern communities. The railroad tracks in the 

Township are: 

 A track of the Huron & Eastern Railroad is located a half mile south of East Washington 

Road (M-81) and travels east and then northeast through Reese, Akron, Fairgrove and 

Unionville before traveling along the Saginaw Bay from Sebewaing to Bayport. It serves 

the industrial corridor on M-81 east of I75. 

 The Huron & Eastern Railroad tracks between Janes Road and East Holland Road (M-

46) have been abandoned. 

 The CSX Railroad tracks become the Huron & Eastern Railroad after the major track 

serves the Nexteer Steering Systems unit from Saginaw. The track does not have any 

other Buena Vista rail users but continues east and south to serve Vassar, Marlette 

and Brown City. 

 CSX has a major railroad track that serves Bay City and the Consumer Energy coal-fired 

electricity generating plant north of Buena Vista. A branch also serves the Dow 

Chemical Company and Dow Corning Corporation in Midland. It passes through a little 

more than a mile of Buena Vista in the extreme southwest corner. It does not serve any 

operations in the Township. 

The CSX rail corridor that travels to Bay City and the Consumers Energy plant also goes through 

northwestern Buena Vista Charter Township. It primarily runs east of the Crow Island State 

Game Area and does not serve any Township customers. 

Rail access serves existing local freight needs and is available for future industrial parks in the 

long-range plans. Railroad tracks can also act as barriers between neighborhoods and buffers 

between land uses. In Buena Vista’s case, this is true as three east-west tracks travel through 

urbanized Buena Vista west of Outer Drive from Hess Road north to East Washington Road. 
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River Port Terminal. The stretch of the Saginaw River in the northwest section of the Township 

has two, adjacent river port terminals just south of the Zilwaukee I-75 Bridge. One terminal - 

Wirt Stone Dock – has bulk aggregates and road salt delivered to the site. The second terminal, 

Saginaw Asphalt, receives bulk aggregates for its asphalt products immediately north of Wirt 

Stone. There are additional river port facilities for stone aggregate and agricultural elevators 

upstream from Buena Vista. 

General and Commercial Aviation. The Township has one general aviation airport located on 

Janes Road near Towerline Road. It is the Saginaw County Harry W. Browne Airport and serves 

nearby industrial operations. It was previously owned by the City of Saginaw and once served as 

the passenger airport for Saginaw until MBS (Tri-City) International Airport replaced it during 

World War II. Although close to a railroad and the I-75 freeway, Browne Airport has not 

generated aviation traffic expected, though the County has acquired land both east and west of 

the airport to provide improvements. 

MBS International Airport, within Saginaw County, is approximately 15 miles west of Buena 

Vista Charter Township. MBS is the fifth busiest airport in the State of Michigan by commercial 

airline passenger enplanements. The airport serves the Township. MBS Airport has undergone a 

$48 million project to build a new, larger terminal building, airport entrance and parking lot. The 

new building, about 75,000 square feet (10,000 square feet larger than the existing structure), was 

opened in October 2012 and was funded mostly by state and federal grants. 

The strong role of these transportation facilities has shaped and will continue to shape the 

pattern of development in Buena Vista Charter Township. These facilities and the Annual 

Average Daily Traffic (AADT) of major roads are shown on the map of Transportation. 
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DEMOGRAPHIC ANALYSIS  

The U.S. Census Bureau, within the U.S. Department of Commerce, is the source of the 

demographic data cited in this section. Every ten years, the U.S. Census Bureau conducts a 

census of population for the United States, and the thousands of political subdivisions within it. 

POPULATION 

Between 2010 and 2020 the population of Buena Vista decreased 5.8 percent, from 8,676 

persons to 8,171 persons. The rate of population loss within Buena Vista is less than the City of 

Saginaw but greater than Bridgeport Charter Township, Saginaw County, and the State of 

Michigan as a whole. Saginaw Charter Township saw an increase in population of 2 percent. 

While Buena Vista is not the only community experiencing a decrease in population, decreases 

in population can signal that the community needs to address reasons for the decrease. Some 

reasons might be the perception of community desirability, lack of services to attract new 

residents, or that other areas are providing opportunities that Buena Vista is currently not 

providing. This presents an opportunity for Buena Vista to examine closely what services and 

amenities existing residents and potential future residents will require. 

Community 2010 Population 2020 Population Percent Change 

Buena Vista Charter Township 8,676 8,171 -5.8% 

Bridgeport Charter Township 10,514 10,104 -3.8% 

Saginaw Charter Township 40,840 41,679 +2% 

City of Saginaw 51.508 44,202 -14.1% 

Saginaw County 200,169 191,166 -4.5% 

State of Michigan 9,883,640 10,077,331 +1.9% 
 

Source: US Census Bureau, 2020 ACS 5-Year Estimates 
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RACE AND ETHNICITY  

The population of Buena Vista is racially and ethnically diverse. In 2020, 32.6 percent of the 

total population reported being white, 62.6 percent reported being black, and 3 percent reported 

being two or more races. The concept of race is separate from the concept of Hispanic origin so 

percentages for the various race categories add to 100 percent, and are not combined with the 

percent of Hispanic persons. 

Population by Race and Ethnicity Number Percent 

Total 8,171 100% 

White 2,662 32.6% 

Black 5,120 62.6% 

American Indian 0 - 

Asian 0 - 

Pacific Islander 0 - 

Another Race 147 1.8% 

Two or More Races 242 3% 

 

Total Hispanic Population 614 100% 

Mexican 548 89.3% 

Other Hispanic or Latino 66 10.7% 
 

Source: US Census Bureau, 2020 ACS 5-Year Estimates 
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AGE STRUCTURE 

In 2020, 27.3 percent of the population in Buena Vista was under the age of 20, whereas in 

Saginaw County the number was 24.4 percent. Buena Vista's percentage of residents 65 years 

and older was 20.1 percent, while Saginaw County’s percentage was 19.2 percent. The median 

age for persons in Buena Vista is 39.8 years. 

With demographics that skew towards younger age groups, the Township would be wise to 

provide services that cater to younger demographics. Such services include safe routes to school, 

public parks, youth and adult recreation, employment, and daycare. 

Age 

Group 

Buena 

Vista 

Saginaw 

County 

Buena 

Vista % 

Saginaw 

County % 

Under 5 Years (Infants) 625 11,089 7.6% 5.8% 

5 to 19 Years (School Age) 1,607 35,533 19.7% 18.6% 

20 to 44 Years (College, Career, 

and Family Phase) 

2,409 56,996 29.5% 29.8% 

45 to 64 Years (Empty Nesters) 1,884 50,914 23.1% 26.6% 

65 Years and Older (Seniors and 

Retirees) 

1,646 36,634 20.1% 19.2% 

Total Population 8,171 191,166  

Median Age 39.8 41 
 

Source: US Census Bureau, 2020 ACS 5-Year Estimates 
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EDUCATIONAL ATTAINMENT  

In a broad sense, land use decisions cannot directly impact secondary education graduation rates. 

However, land uses that promote places where learning occurs, such as learning centers, should be 

planned so that the opportunities are abundant for local children and community members. 

It should be noted that in 2013, the Buena Vista School District was closed. Thus, school-aged 

residents of Buena Vista attend a number of school districts within neighboring communities – 

Saginaw, Bridgeport, Spaulding, Frankenmuth, and charter schools located in Buena Vista. 

Within the Township, 17 percent of residents 25 years and older have attained an associate’s 

degree, bachelor’s or graduate degree, while 33.3 percent of residents 25 years and older within 

Saginaw County have attained an associate’s degree, bachelor’s or graduate degree. 

Education Level Buena Vista % Saginaw County % 

High School Degree or Equivalent 37.2% 32.7% 

Some College, No Degree 32.7% 24.6% 

Associate Degree 10.2% 10.8% 

Bachelor Degree or Higher 6.8% 22.5% 
 

Source: US Census Bureau, 2020 ACS 5-Year Estimates 
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HOUSING ANALYSIS  

The quality, affordability, and availability of a community’s housing stock has a significant 

impact on its vitality and quality. The following analysis of trends relating to the number of 

housing units, amount of owner-occupied, rental, and vacant units, housing values, monthly rent, 

and the age of housing helps evaluate the health of the Township’s housing stock. Total housing 

units have remained constant over the past decade. 

In 2014, there were 4,114 housing units and by 2020 this number decreased to 3,757 dwelling 

units. Each housing unit represents one dwelling unit – a house, apartment, condominium, etc. 

HOUSING TENURE 

Housing tenure describes how housing is occupied – by the owner, by a renter, or whether it is 

vacant. The table below shows that the dwellings within the Township lean towards owner-

occupied over renter-occupied housing units. In comparison to surrounding communities, the 

Township has a larger percentage of renter occupied housing units than all but the City of 

Saginaw. 

Municipality 

Total 

Occupied 

Dwellings 

Owner 

Occupied 

% 

Renter 

Occupied 

% 

Total 

Vacant 

% 

Total Vacant 

Amount 

Total 

Units 

Buena Vista Township 3,288 67% 33% 12.5% 469 3,757 

Blumfield Township 760 94.5% 5.5% 5% 40 800 

Bridgeport Township 4,272 78.6% 21.4% 7.5% 345 4,617 

Frankenmuth Township 713 96% 4% 6.4% 49 762 

Zilwaukee Township 27 69.2% 30.8% 12.9% 4 31 

Portsmouth Township 1,391 88.8% 11.2% 5.4% 79 1,470 

Merritt Township 544 92.9% 7.1% 5.1% 29 573 

Saginaw City 18,107 55.6% 44.4% 12.7% 2,645 20,752 

Zilwaukee City 685 80.8% 19.2% 5% 36 721 

Saginaw County 78,442 71.5% 28.5% 8.7% 7,511 85,953 

Michigan 4,041,760 73.2% 26.8% 11.6% 528,413 4,570,173 
 

Source: US Census Bureau, 2020 ACS 5-Year Estimates 
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MEDIAN HOME VALUE 

The value of the homes in Buena Vista is one measure of the quality of life in the community and 

the health of the economy. In 2020, the median home value in Buena Vista was $44,500. The 

table below includes the median housing value for owner-occupied units and the median gross 

rent for rental units. 

The table portraying the value of owner-occupied housing shows that Buena Vista has the second 

lowest housing value in the area and county. That is partly a function of the larger number of pre-

1959 housing units, relative incomes with which to purchase homes, and the relatively high 

vacancy rate. 

The monthly rent for all census areas is based both on rental homes or apartments in homes and 

apartment complexes. In Buena Vista there is substantial renting in private homes. It is not 

apparent that there is a major impact on the Township aside from apartment complex rentals. 

Municipality Owner Occupied Median Gross Rent 

Buena Vista Township $44,500 $857 

Blumfield Township $155,900 $768 

Bridgeport Township $82,100 $628 

Frankenmuth Township $231,400 $900 

Zilwaukee Township $191,700 $1,075 

Portsmouth Township $121,500 $804 

Merritt Township $123,600 $640 

Saginaw City $41,500 $747 

Zilwaukee City $74,500 $1,004 

Saginaw County $128,600 $818 

Michigan $199,100 $969 
 

Source: US Census Bureau, 2020 ACS 5-Year Estimates 
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AGE OF HOUSING 

The age of the housing stock is an important indicator of the community’s residential stock, as 

the condition of housing is often related in part to its age. Traditionally, the need for major 

repairs or rehabilitation becomes evident when housing reaches an age of 30 years. 

Communities where a substantial proportion of the housing stock is over 30 years old typically 

initiate programs to encourage reinvestment. Since the 1960s, the demand for homes built with 

greater efficiency and other amenities has increased. Older homes tend to lack features that 

support handicap access and may not be suitable for aging in place without significant 

modifications.. 

The table below shows that approximately 82.6 percent of Buena Vista’s housing stock 

was constructed prior to 1980 and is considered older than 30 years. 

Year Built Amount Percent 

2010 or Later 107 2.5% 

2000 to 2009 206 4.9% 

1990 to 1999 154 3.6% 

1980 to 1989 268 6.3% 

1970 to 1979 505 11.9% 

1960 to 1969 941 22.2% 

1950 to 1959 1,131 26.7% 

1940 to 1949 578 13.7% 

1939 or Earlier 343 8.1% 
 

Source: US Census Bureau, 2020 ACS 5-Year Estimates 
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BUENA VISTA TOMORROW  

The following sections correspond to where the Township is going, its goals and objectives, 

opportunities for redevelopment and the future land use plan. Key areas for development were 

identified by working closely with elected and appointed officials, Township staff and 

residents, and community members. 

Some of the statements listed in the Public Participation section may represent existing 

conditions, but they are included here because they are assets, facts and observations 

the community would like to fix, keep and/or aspire to create for a better “tomorrow.” 
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PUBLIC PARTICIPATION 

On January 30, 2020, Buena Vista Charter Township contracted with Dr. Dawn Hinton of 

Saginaw Valley State University to undertake a community needs assessment. This assessment 

provides community leaders with a snapshot of local policy, systems, and environmental change 

strategies currently in place and helps to identify areas for improvement. 

The assessment uses both qualitative and quantitative data to outline existing conditions and 

potential future developments or items the community would like to fix, keep, and aspire to 

attain. 

To provide as comprehensive a community needs assessment as possible, three different 

evaluation sources were used. The use of different evaluation sources enables triangulation and 

hence a better overall assessment. These were: 

1. Analyses of secondary, government data sources for trends relating to the Buena Vista 

Charter Township population, earnings and unemployment, poverty, education, health 

and housing. When possible, the intersectionality of the data with race, age and gender 

was analyzed. 

2. Surveys with participants of the Mega Fest and from those who attended the Food Truck 

Festival. This data was collected on July 27, August 20, and September 17, 2019. 

3. Focus group meetings with individuals from the Buena Vista Charter Township; these 

populations were identified by the supervisor of BVCT. The individuals who participated 

included residents, elected officials and employees of BVCT. These focus groups were 

conducted on September 9, September 25 and November 7, 2019. 

In addition, data from the United Way of Michigan ALICE database was considered in 

providing additional information regarding individuals who are employed, have limited assets, 

and other income constraints. 

Below you will find a synopsis of the identified priorities for Buena Vista Township according 

to its residents and state-wide data. 
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Goal 1 Improve and progress current infrastructure 

Goal 2 New and/or rehabilitated housing developments 

Goal 3 Affordable housing developments 

Goal 4 Reduce education attainment barriers 

Goal 5 Increase public relations 

Goal 6 Appropriate avenues for community beautification 

Goal 7 Attract and retain permanent residents 

Goal 8 More support to ALICE population 

Goal 9 Increase access to entry-level employment 

Goal 10 Implementation of healthy lifestyle initiatives 
 

*Based on 2020 BVCT Community Needs Assessment 

*Goals not listed in particular order 

GOAL 1: Improve and progress current infrastructure 

- Secure development opportunities to bring a major grocery store to the community 

- Township is well positioned for the development of additional trucking and logistics uses 

- Additions to the Business Park supporting future industrial development include an 

Amazon Warehouse and F.P. Horak commercial printing 

GOAL 2: New and/or rehabilitated housing developments 

- Future site development should not occur within the floodplain 

- Existing farmland should remain farmland; farmland preservation should be promoted 

- Provide public trainings on how to properly maintain a home 

GOAL 3: Affordable housing developments 

- A smaller proportion of households are married couple households when compared to 

other areas 

- A larger proportion of households are female headed when compared to other areas 

GOAL 4: Reduce education attainment barriers 

- Attract educational uses to the Buena Vista Town Center property to increase and 

promote post-secondary educational opportunities 

- College-readiness support for first-generation high school graduates 
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GOAL 5: Increase public relations 

- Encourage more pride in Buena Vista community and its members; announcements 

highlighting students and parents 

- Within the township there are many public events and attractions; Twilight Movie Night, 

Soap Box Derby, Saginaw Boxing Association 

GOAL 6: Appropriate avenues for community beautification 

- Buffers have been added to Arlington Park to increase aesthetics of the neighborhood 

- Incorporate defined transitions from major roads to the local neighborhood roads; i.e. 

landscaped entrance ways 

GOAL 7: Attract and retain permanent residents 

- Incorporate medical professional offices to the Buena Vista Town Center property 

- The Buena Vista Community Center, Kueffner Park, Lions Park and the adjacent soapbox 

derby are recreational assets 

- Nexteer Automotive and Duro-Last being located in the Township has proven beneficial 

GOAL 8: More support to ALICE population 

- Of those who own a home in Buena Vista, 14% live below the poverty line 

- Of those who rent in Buena Vista, 44% live below the poverty line 

- Expand comprehensive mental health resources 

GOAL 9: Increase access to entry-level employment 

- Increase the availability of sit-down restaurants (such as the Cheesecake Factory) for 

residents and visitors (from I-75) 

- Implement professional development and skilled trades trainings 

GOAL 10: Implementation of healthy lifestyle initiatives 

- Encourage community participation with the Buena Vista Farmers Market; the most 

commonly identified barrier for health and nutrition is affordability and accessibility 

- Encourage engagement with the Buena Vista Farmers Market Committee 

- Township parks offer opportunities for tennis, baseball, basketball, picnics, and 

shuffleboard 

- Heart Disease and Cancer are the leading causes of death in Saginaw County for males 

and females, regardless of race or gender 
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GOALS AND OBJECTIVES  

The following goals and objectives will provide a framework that will guide future land use 

decisions. The community outreach, analysis, and research identified several issues that will 

impact the future development of Buena Vista. 

The following goals, each with their respective objectives, provide guidance on how Buena Vista 

Township should direct future development. 

Goal statements are general in nature and represent land use related ideals toward which the 

Township wishes to strive. They represent the ultimate purpose of an effort stated in a way that is 

broad and immeasurable. Goals express a consensus of community direction to public and 

private agencies, groups, and individuals. 

Following each general goal is a set of objectives. Objectives are more specific and are intended 

to provide a means to attain the stated goal. Objectives are measurable and identify the way in 

which the goal can be attained. 

In some instances, objectives are specific statements which can be readily translated into detailed 

design proposals or actions. 
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AGRICULTURE 

Retain and promote prime agriculture lands in the Township while encouraging opportunities for 

innovative programs to support agricultural activities. 

GOAL 1 

Retain prime agriculture lands in the Township 

OBJECTIVES 

1a. Create a systematic agriculture preservation plan that considers transfer of 

development rights, purchase of development rights, and PA 116 farmland preservation 

1b. Encourage the establishment of public and private local facilities through 

which Township grown produce can be sold. 

1c. Encourage the next generation of farmers through education and work co-

op programs. 

GOAL 2 

Encourage opportunities for innovative programs to support agricultural activities. 

OBJECTIVES 

2a. Promote agritourism as a way to preserve agriculture properties, educate the public 

on how agriculture affects their life, and limit the conversion of agricultural land to 

commercial or residential developments. 

2b. Encourage the use of high tech, sustainable agricultural methods. 
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NEIGHBORHOODS 

Strengthen the quality residential character of the community by improving current 

neighborhoods, assuming that growth meets the needs of the community, and providing 

convenient access to supporting activities. 

GOAL 3 

Promote a diverse range of quality housing choices for all phases of life. 

OBJECTIVES 

3a. Develop a neighborhood Revitalization Strategy that strengthens existing, targeted 

neighborhoods with public improvements, housing infill, low interest loans and grants for 

housing renovation and seminars on home improvement and maintenance. 

3b. Encourage the maintenance, redevelopment and rehabilitation of older 

multiple-family housing developments. 

3c. Encourage the development of senior housing options for those 55 years and older to 

meet the needs of the growing senior population to allow residents to “age in place”. 

3d. Support development of affordable workforce housing to meet community needs. 

GOAL 4 

Preserve, protect, and beautify existing neighborhoods in keeping with the community vision. 

OBJECTIVES 

4a. Enforce existing property maintenance codes through code enforcement and 

establishing a Beautification Committee to enhance the overall appearance of the 

community. 

4b. Promote green building practices and incentivize the use of pervious pavement, rain 

gardens, swales, alternative energy sources, and other best management practices. 

4c. Neighborhood scale amenities, such as parks, schools, recreational facilities, and open 

space should be encouraged when new or redevelopment occurs. 

4d. Recruit and promote new charter schools in the community. 
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GOAL 5 

Develop design criteria to promote smart growth in the Township. 

OBJECTIVES 

5a. Design residential development standards to be directly related to the natural 

capacity of the land. 

5b. Develop and/or enhance zoning standards which encourage innovative development 

patterns that result in open space buffers or other appropriate transitions between 

residential and nonresidential uses. 

5c. Encourage the development of higher density housing, such as apartments, 

townhomes, senior housing and mixed-use housing in areas where infrastructure is 

available or would be provided by the development. 
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PARKS, RECREATION, AND OPEN SPACE  

Promote and implement measures that will make the Township a cleaner, healthier, and more 

environmentally friendly community. 

GOAL 6 

Maintain a “right-sized” system of parks, open spaces, and recreational facilities to meet the 

needs of the community. 

OBJECTIVES 

6a. Maintain and upgrade existing parks and recreational facilities as necessary. 

6b. Provide space for active and passive recreation and encourage site development that 

is sensitive to the area’s natural characteristics. 

6c. Provide incentives (density bonuses, creative design, clustering, etc.) to ensure quality 

open space is incorporated into private development. 

GOAL 7 

Preserve and conserve environmental features for present and future residents. 

OBJECTIVES 

7a. Establish performance-based regulations that encourage land preservation. 

7b. Protect property that provides exceptional habitats for plants, fish and wildlife species 

or can be reclaimed to provide for biodiversity or other environmental needs. 
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BUSINESS DISTRICTS  

Create an environment that is conducive to development, redevelopment and the growth of 

businesses. Support existing business districts with appropriately sited and attractively designed 

retail, service, and entertainment establishments. 

GOAL 8 

Develop Fort Saginaw Mall / Town Center district. 

OBJECTIVES 

8a. Collaborate with a real estate brokerage firm to market the Town Center site. 

8b. Work with County, State and Federal agencies to identify programs and 

offer incentives to businesses looking to establish within the Town Center. 

8c. Provide space for active and passive recreation and encourage site development that is 

sensitive to the area’s natural characteristics. 

8d. Encourage and develop innovative design standards in line with smart growth 

principles. 

8e. Undertake streetscape improvements within the Town Center District to create 

cohesive districts that residents and visitors recognize as distinct districts with 

elements of green design (low impact development). 

GOAL 9 

Redevelop Other Outer Drive Properties. 

OBJECTIVES 

9a. Aggressively target blight by working with the BV Hotels Task Force to demolish and 

/ or redevelop the hotel properties along Outer Drive. 

9b. Establish priority areas for code enforcement; adopt a phased approach to make 

noticeable impact in priority areas. 

9c. Develop relationships with local businesses to determine what needs they have in 

accommodating overnight business visitors, meetings, training sessions, etc., and 

work with developers to provide these needs on Outer Drive. 
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GOAL 10 

Promote General Business in the Township. 

OBJECTIVES 

10a. Encourage the siting of grocery, pharmacy, and personal care facilities in 

the Township. 

10b. Emphasize redevelopment of vacant commercial buildings for 

additional commercial use instead of favoring new sites. 

10c. Market to vacationers heading north to promote the Buena Vista community. 

10d. Collaborate with local businesses to promote a positive image of Buena Vista. 

10e. Encourage businesses to take an active role as members of the Buena 

Vista community. 
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RESEARCH AND DEVELOPMENT, AND INDUSTRIAL  

Encourage diversity in the Township’s Industrial base through recruitment of high-tech, 

research, light manufacturing, and warehouse uses. 

GOAL 11 

Promote Industrial Uses in the Township. 

OBJECTIVES 

11a. Develop design standards that seek high quality industrial design. 

11b. Confine future development to areas that have the appropriate infrastructure and 

access to public services. 

GOAL 12 

Encourage the redevelopment of existing industrial sites and buildings. 

OBJECTIVES 

12a. Partner with Saginaw County to redevelop existing brownfields. 

12b. Create infill development design guidelines that ensure that new development fits 

the existing community characteristics. 

GOAL 13 

Promote the strong transportation network of the Township. 

OBJECTIVES 

13a. Continue to market access to I-75, M-46, and M-81. 

13b. Consider the development of a transportation hub utilizing the Saginaw River on the 

RACER Trust property. 

13c. Harry Browne Airport should be further improved to serve the industrial and 

technological needs of industry in the Township. 

13d. Preserve rail access for future industrial development. 
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TRANSPORTATION AND PUBLIC SPACE  

Encourage an efficient and safe multi-modal transportation network that facilitates economic 

growth while integrating various modes of transportation to ensure a higher quality of life 

for Buena Vista’s residents. 

GOAL 14 

Promote intergovernmental cooperation in transportation planning. 

OBJECTIVES 

14a. Work with MDOT and Saginaw County Road Commission to increase the safety 

and comfort of Township roads and intersections, especially near I-75, M-81, and M-

46. Additionally, the Township should collaborate with transit providers to provide 

alternative transportation options. The Township should participate in regional transit 

discussions. Employ traffic calming measures as necessary to protect pedestrians and 

increase vehicular safety. 

14b. Based on the road network hierarchy, develop standards for each functional 

classification. Work with neighboring local, County and State jurisdictions to establish 

safe, attractive and equitable standards for public rights-of-way. 

GOAL 15 

Increase the length, quality, and accessibility of the non-motorized transportation network 

within the Township. 

OBJECTIVES 

15a. Establish sidewalks and pathways that support multi-modal access throughout the 

Township. 

15b. Provide gathering areas for people of all age groups and physical abilities, 

including a diversity of settings to accommodate groups of various sizes. Provide 

accessible pathways to gathering spaces and public amenities. Where seating is provided, 

incorporate a variety of seating to accommodate a range of physical abilities. Ensure 

permanent ADA-compliant and ADA-accessible seating every 
1
/4 mile. 
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GOAL 16 

Provide for “Complete Streets” on all Buena Vista Township roadways that emphasize 

safe, attractive, and comfortable access and travel to all users. 

OBJECTIVES 

16a. When road construction occurs, include sidewalks, bicycle lanes/paths, wider 

shoulders, street trees, and other low-impact landscaping elements to complement 

the roadway. 

16b. Provide well-designed crosswalks to increase motorist awareness and 

pedestrian safety. 

16c. Maintain residential streets to promote safety and aesthetics. 

16d. Accommodate increases in traffic volumes through road maintenance, intersection 

improvements, signalization improvements and upgrading the road network. 
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INFRASTRUCTURE 

Provide Buena Vista Township with the necessary facilities and services for a healthy and safe 

community. 

GOAL 17 

Maintain and improve quality of life in the community by upgrading the aging infrastructure in 

the Township. 

OBJECTIVES 

17a. Promote existing infrastructure such as access to natural gas, quality electrical 

service, and other utilities. 

17b. Utilize Best Management Practices and Low-Impact Development Practices in 

new construction projects that minimizes / controls / diverts surface water runoff. 
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PUBLIC SAFETY 

Provide a safe community to live and work in by addressing the needs of the community and 

enhancing the quality of life. 

GOAL 18 

Create a safe environment for the Buena Vista residents. 

OBJECTIVES 

18a. Provide a safe, secure environment with sound community support and quality 

in Township Public Safety. 

18b. Strengthen the bond between the public safety departments and the community. 

GOAL 19 

Partner with the business community to improve public safety in the Township. 

OBJECTIVES 

19a. Buena Vista Police Department business programs – regular visits outside 

of working hours, Police/Citizens Academy. 

19b. Promote Fire Prevention for both residential and commercial members of 

the community. 
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COMMUNITY FOCUS  

Promote Buena Vista Township as a family-friendly, inclusive community of choice for all 

types of people and seek to maintain and improve communications among residents, business 

owners and policy makers. 

GOAL 20 

Improve the communication with residents, neighbors, and visitors. 

OBJECTIVES 

20a. Coordinate efforts with supporting agencies and organizations. 

20b. Educate the community on civic affairs, current initiatives and available resources. 

GOAL 21 

Promote a positive image of the Township. 

OBJECTIVES 

21a. Improve the image of Buena Vista by promoting its many positive assets. 

21b. Enhanced business retention program, with schedule for regular visits to targeted 

businesses. 

GOAL 22 

Build on regionalism. 

OBJECTIVES 

22a. Cooperate with nearby communities through the exchange of information on 

development and redevelopment issues, and other shared interests, such as 

community facilities and services, and development along shared boundaries. 

22b. Promote an approachable, friendly, and transparent Township government. 

22c. Collaborate with surrounding communities to provide a place for residents with 

year-round recreation opportunities. 
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REDEVELOPMENT OPPORTUNITIES  

The purpose of this Plan is to identify areas where the Township can realistically affect change. 

As an extension of the future land use categories, specific redevelopment areas have been 

identified for the Township. Many of the Township’s options are defined and fixed by regional 

forces over which the Township has limited control. In considering the various redevelopment 

options presented, the Township needs to take into account the relative difficulty of an option 

and the ability of an option to be supported by the market alone, or whether financial and 

administrative assistance will be required. It must also be acknowledged that in order for the 

Township to effectively address the underlying fundamental issues that are associated with 

redevelopment, options must extend beyond traditional, status quo approaches. 
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FORMER BUENA VISTA HIGH SCHOOL 

 
Existing Conditions Potential Redevelopment Opportunities 

 Vacant High School Campus, Zoned A-2  Rezone to M-1, Industrial (Limited 

 Large amount of open green space  Manufacturing) 

 Located across from Nexteer  Industrial use to take advantage of access 

 Access to I-75  to I-75 

   Provide complementary uses to the nearby 

industrial uses such as hotel, restaurant, or 

professional offices 
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KROGER 

 
Existing Conditions Potential Redevelopment Opportunities 

 Vacant commercial plaza, Zoned B-

2, Commercial 

 

 

Indoor storage 

Commercial retail 

 Adjacent to senior housing  Potential community health 

 Access from Dixie Highway  Professional offices 
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TOWN CENTER 

 
Existing Conditions Potential Redevelopment Opportunities 

 Vacant property zoned TC, Town Center  Commercial use to take advantage of 

 New Town Green  access to I-75 

 Access to I-75  Grocery Store or Pharmacy 

   Potential site for a Charter School 
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RACER TRUST 

 
Existing Conditions Potential Redevelopment Opportunities 

 233 acres of vacant land, Zoned M-2  Multi-modal transportation hub 

 Access to I-75  Intensive industrial use 

 Access to rail   

 Access to the Saginaw River   
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OUTER DRIVE HOTELS 

 
Existing Conditions Potential Redevelopment Opportunities 

 3 Vacant / Blighted hotels, Zoned 

TC, Town Center 

 Redevelop as modern hotels to service 

the industrial and business community 

 Access to I-75  Utilize by Michigan Department of 

 Located in the DDA  Transportation to improve the I-75 

interchange 

   New commercial developments such as 

restaurants, retail, or health care related 
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ZONING PLAN 

Per the requirements of Michigan Planning Enabling Act, Public Act 33 of 2008, as amended, 

below is the Buena Vista Township Zoning Plan, which describes the relationship between the 

Township’s Future Land Use categories and their corresponding zoning districts. 

Future Land Use Category Corresponding Zoning District 

Agricultural/ Rural Residential A-1, Agricultural (Farmland Preservation) 

A-2, Agricultural (Dispersed Residential) 

Preservation A-1, Agricultural (Farmland Preservation) 

A-2, Agricultural (Dispersed Residential) 

Low Density Residential A-2, Agricultural (Dispersed Residential) 

R-1, Residential (Single Family) 

Medium Density Residential R-2, Residential (One and Two Family) 

High Density Residential R-3, Residential (Multi Family) 

Manufactured Home Park MH, Mobile Home Park 

Public/ Institutional AP, Airport 

Neighborhood Commercial B-1, Commercial (Local Business) 

Community Commercial B-2, Commercial (Intensive) 

Freeway/ General Commercial B-3, Commercial (Wholesale and Business Service) 

Town Center TC, Town Center 

Light Industrial/ General Commercial M-1, Industrial (Limited Manufacturing) 

B-2, Commercial (Intensive) 

Light Industrial M-1, Industrial (Limited Manufacturing) 

Intensive Industrial M-2 Industrial (Intensive Manufacturing) 

Outdoor Recreation N/A 

Road Transportation N/A 
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FUTURE LAND USE DESIGNATION DESCRIPTIONS 

Sixteen land use designations are included in this Future Land Use Plan. The description of the 

planned uses sometimes includes design characteristics and site amenities that have been 

identified as desirable for future new development and redevelopment – walkability, high quality 

architectural design and materials, and a greater emphasis on urban form in the public rights-of-

way being the main objectives. The design characteristics and site amenities called out in this 

Future Land Use Plan invite the creation of Zoning Ordinance regulations or planned unit 

development agreements to assure the resulting sites will be consistent with the descriptions 

envisioned in this Master Plan Amendment. Only the Future Land Use designations that are 

represented in the Master Pan are described below. 

1. Agricultural/Rural Residential. The primary future land use for Buena Vista Township is 

agriculture. Agricultural land uses include farming (the production of food and other crops). 

Agricultural land use accounts for the majority in Buena Vista Township and much of it is 

protected through Public Act 116. Agricultural enterprises provide numerous benefits to the people 

residing in the Township and it is the intent to promote the use and preservation of agricultural land 

uses. The majority of Buena Vista Township is recognized by the Michigan Department of Natural 

Resources as Prime Farmland. The intent is for these areas to be preserved as active farmland, as 

they include the most productive farmlands in Saginaw County. Preservation of this farmland is 

considered critical to the long-term role of agriculture as a primary economic base. The plan 

discourages premature conversion to residential or commercial use. The Michigan Farmland and 

Open Space Preservation Act (P.A. 116) helps ensure continued viability of agricultural use of 

these areas but it is not a long-term solution to the preservation of farmland. Saginaw County has 

one of the highest percentages of Farmland Agreements in the state. As of 2005, 65-76% of county 

farmland was enrolled in P.A. 116. Only three other counties in the state are included in this 

percentage bracket: Huron, Lenawee, and Tuscola. 

The restriction of development under P.A. 116 allows for the continued rural character and 

agricultural heritage of the community. To further protect the value of the land in the Agriculture 

future land use areas, permitted and special approval uses in this area should be expanded. As 

conventional farming becomes less secure, alternative income producing activities need to be 

available to the farm owner, so that he or she may resist developing their property for residential 

development, if they choose to do so. For instance, value-added agricultural uses could be 

encouraged in the Agriculture area. These types of activities might include farm production 

facilities, boutique commercial uses, wineries, agritourism and similar facilities. By providing 

more flexibility for these uses, these properties can remain in a rural / agricultural state and avoid 

the conversion to residential and/or commercial development necessary to remain economically 

viable. 
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2. Preservation. This is generally undeveloped land, 

intended to conserve a natural environment, 

maintain fallow land or protect land not suitable for 

significant development. This land includes 

wetlands, part of the Crow Island State Game Area, 

floodplain and vacant property. The proportion of Rural 

Preservation Land is relatively small in Buena Vista 

Charter Township because so much of the land east of 

the urban Growth Boundary is rich farmland. Most 

Rural Preservation Land is in the northwest or north 

part of the Township. 

3. Public / Semi-Public. This future land use category 

includes existing public and semi-public uses and land, 

including the property on which Harry W Browne 

Airport, Buena Vista Township, and public utilities 

operate. Though in many cases, the Township lacks the 

statutory authority to govern how this land is 

developed, the intent of this Plan is for the Public / Semi-Public planned land to be developed to: 

 Contain site and structure improvements on the most buildable portion of the site, 

preserving natural drainage systems, open space, natural character, and 

environmentally sensitive areas. 

 Be designed and developed to “stand the test of time”, with high quality materials, cutting 

edge site design and impactful contributions to the public space within the Township. 

4. Low Density Residential. This category of land 

use permits single-family, conservation and open 

space residential development – as well as public 

parks and institutional uses (such as religious 

institutions) – at a density of 1/4 to 1 acre per 

dwelling unit. This category is intended to 

encourage and preserve attractive traditional 

neighborhood environments. It also permits 

customary agricultural operations with certain 

restrictions. 

5. Medium Density Residential. This future land use category serves as a transition between 

lower-density residential and higher-density residential land, and – similarly to the low density 

residential – requires a density of between 1/4 and 1 acre per dwelling unit. Typical uses include 

single family dwellings, two family dwellings, and senior housing. 
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6. High Density Residential. This land use 

classification serves as further transition 

between residential uses and commercial 

uses. The typical uses in this category 

consist of apartment complexes and 

condominiums, with density usually 

consisting of more than seven units per 

acre. The increase in high density 

residential land use addresses the need for 

additional senior housing options in the 

Township. 

 

 

7. Manufactured Home Park. Manufactured homes may be either mobile homes or modular 

homes that are factory produced and then transported to residential complexes for placement and 

assembly. Mobile Home Park complexes are controlled by the State of Michigan and are 

virtually exempt from most local zoning requirements other than designating where they can be 

placed. The manufactured home parks usually remain under single ownership with sites rented 

for manufactured homes. It is also noted that factory-made modular homes can normally qualify 

as an on-site dwelling unit outside of a manufactured home park if they meet applicable zoning 

ordinance requirements. Manufactured home parks can vary from medium density to high-

density depending on their layout. The State of Michigan normally requires that a vacant site be 

available for short-term or long-term development as a manufactured home park. 

In Buena Vista Charter Township it is recommended that the following requirements be 

applied to manufactured home parks: 

 Lot setbacks and landscaping requirements should provide for the quality interface of the 

project with adjacent land uses. 

 Any site for a manufactured home park is intensive and must be within the Urban Growth 

Boundary and must be served by public sanitary sewers and public water supply. 

 The site shall be located on or in convenient access to a major road and is also an 

effective buffer between low-density housing and more intensive uses. 

Mobile home parks are important to a community because they provide some amenities to 

residents that are not normally available in other housing projects and because they provide 

affordable housing for start-up families and retired or nearly retired persons. The plan 

acknowledges the location of the existing manufactured home parks, but does not encourage 

expansion or the creation of new communities. 
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8. Commercial Classifications. The following 

describes commercial land planned for the 

Neighborhood Commercial, Community Commercial, 

Town Center, Freeway /General Commercial and 

Light Industrial / General Commercial future land use 

designations, which are presented from least to most 

intensive of planned land use: 

 Neighborhood Commercial – Neighborhood 

Commercial is the least intensive commercial 

land use classification, and is intended to meet 

the day-to-day office (employment) and retail 

needs of Township residents and visitors. 

 Community Commercial – This classification 

is intended for large-scale commercial projects 

including shopping malls, “big-box" retail, retail complexes, large-scale and multi-story 

office parks, theaters and amusement centers. It should also be available for mixed use 

developments of commercial and residential uses. 

Traditional suburban “strip mall” style development should be discouraged. Instead, new 

urbanist development principles, such as building 

lined roadways, pedestrian focused development, and 

articulated facades with visual interest should be 

encouraged. 

 Town Center – The Town Center is planned 

for mixed-use, high-quality development that 

suits the needs of residents, while capturing 

the demand generated by the close proximity 

to I-75. Potential uses include commercial, 

residential, public / institutional, and research 

and development. Development of the Town 

Center should convey a sustainable character, 

including appropriate landscaping, stormwater 

management, and open space. The Town Center may be developed using the underlying 

zoning regulations or as a Planned Unit Development (PUD). 

 Freeway / General Commercial - Freeway and general commercial includes travel-

oriented consumer uses, quick stop activities, truck-related facilities, repair shops and 

other uses that are unusual and range from retail to virtually light industrial uses. 

 Light Industrial / General Commercial – This designation is intended to provide a general 

commercial and restricted industrial district designed for a variety of compatible 

business,warehouse, wholesale, office, and limited industrial uses. This classification 

serves as a transition from high intensity uses to less intensive uses. 
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9. Light Industrial. The intent of the Light Industrial classification is to encourage attractive 

industrial development that is in keeping with the Township’s suburban character. The facilities 

are often part of a small-scale industrial or commerce park or have smaller, freestanding 

buildings. Transport is usually by truck so that railroad access is not usually necessary or likely. 

10. Intensive Industrial. Intensive Industrial classification provides the majority of 

employment opportunities for Buena Vista Township. The uses allowed in these areas are 

generally considered heavy industrial. 

11. Outdoor Recreation. The Township has two major parks in its boundaries; Kueffer Park 

on Towerline Road is the major Township owned park. Lions Park, including the Soap Box 

Derby Hill, is between South Outer Drive and the I-75 Freeway. It is owned by the Buena 

Vista Township Lions Club but is leased long-term to the Township. 

12. Road Transportation. Major transportation properties in Buena Vista Charter Township 

currently include the 1-75 Freeway, four active railroad tracks, and two private Saginaw River 

terminals. These land uses are not expected to either increase or decrease in the future. 
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MISSING MIDDLE HOUSING 

Much of the conversation surrounding the mismatch between current housing stock and 

demographic trends focuses on the need for “missing middle housing”. A response to the 

outdated multi-family housing types developed in decades past, missing middle housing 

developments are those types between single unit detached homes and mid-rise apartment 

buildings on the density and typology scale. 

According to the Smart Growth Network (SGN), in its National Conversation on the Future of 

Our Communities, 2013, these housing types “are classified as missing because very few have 

been built since the early 1940s due to regulatory constraints, the shift to auto-dependent 

patterns of development, and the incentivization of single-family home ownership”. 

The eight defining characteristics of missing middle housing – according to the Smart 

Growth Network are as follows: 

1. Walkable Communities. According to SGN, the most important characteristic of missing 

middle housing is that it must be built in walkable urban areas close to services and amenities 

such as restaurants, markets, and work. 

2. Medium Density but Lower Perceived Densities. SGN notes that perception and design is key 

when it comes to the perceived densities of missing middle housing. In short, those missing 

middle housing is typically medium density (16 dwelling units/acre to 35 dwelling units/acre), 

context sensitive design and small building footprints help the densities feel more tenable to 

existing residents and neighbors. 

3. Small Footprint and Blended Densities. Densities should be blended and small- to medium 

sized building footprints maintained for ideal urban infill sites, “even in older neighborhoods 

that were originally developed for single-family homes but have been planned and often zoned 

to evolve with slightly higher densities”, according to SGN. 

4. Smaller, Well-Designed Units. Many urban experts believe that a common mistake of 

architects and builders that has resulted in obsolete denser housing types is the impulse to force 

typically suburban units and building types into the urban core. SGN advocates for smaller, 

better designed units to help keep costs down and widen the affordability of housing in urban 

cores. 
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5. Off-street Parking Does Not Drive the Plan. Since missing middle housing is best built in 

walkable environments, there is often a need for less parking than even zoning standards call for. 

When large parking areas are built, “the buildings become inefficient from a development 

potential or yield standpoint and can shift neighborhoods below the 16 dwelling unit/acre density 

threshold”. The 16 dwelling unit/acre density threshold is the point at which a neighborhood 

generally can support public transit and streets where walkable services and retail become viable. 

6. Simple Construction. Simple construction methods support two important pieces in the 

missing middle housing equation – profitability to the developer and affordability to the 

purchaser. 

7. Creating Community. With the common spaces typical of many of the forms of missing 

middle housing, such as courtyards and bungalow courts, the opportunity for neighbor 

interaction and community-building is often greater than with traditional single-family 

and high-rise apartment development. 

8. Marketability. The marketability of many of the missing middle housing types is key to their 

success in a competitive market; adding to the attractiveness of many of the forms is the ability 

to provide a scale and experience similar to single-family homes. For example, when 

occupants enter from a front porch with a dedicated entrance, rather than sharing interior 

common space entrances in typical apartment buildings. 

As a response to the lack of housing typology diversity, Buena Vista Township – given its 

proximity to the City of Saginaw and direct access to I-75, M-81, and M-46 – could benefit 

greatly by this type of housing development. Developers are strongly encouraged to provide 

missing middle housing in Buena Vista Township. 

 
Image Source: planh.ca 
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FUTURE LAND USE TOTALS BY CATEGORY  

In this section, the future land use designations are presented by sub-area, with the sum and 

percentage total acres planned for each being shown. The largest planned land use categories by 

sub-area are: 

Future Land Use Category Sum Acres % Acres 

Agricultural/ Rural Residential 15,506.65 70% 

Preservation 344.03 1.55% 

Low Density Residential 1,693.95 7.65% 

Medium Density Residential 65.47 0.3% 

High Density Residential 199.67 0.9% 

Manufactured Home Park 199.08 0.9% 

Public/ Institutional 482.44 2.18% 

Neighborhood Commercial 1.68 0.01% 

Community Commercial 315.82 1.43% 

Freeway/ General Commercial 147.72 0.67% 

Town Center 72.66 0.33% 

Light Industrial/ General Commercial 436.99 1.97% 

Light Industrial 318.97 1.44% 

Intensive Industrial 2,115.37 9.55% 

Outdoor Recreation 54.92 0.25% 

Road Transportation 195.86 0.88% 

Total 22,151.29 100% 
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GUIDELINES FOR FUTURE DEVELOPMENT 

The following tables present guidelines for how future development within the Township tt 

should be developed. These tables also contain guidelines for site and structural elements that are 

not desirable in future developments. 

DO’S AND DON’TS OF DEVELOPING BUENA VISTA 

 

Examples 

Open Space 

Examples 

Residential 

 

 

Uncoordinated, site-by-site approach 
DON’T 

to lower-density residential 
development; “traditional” subdivision 

planning without an open space 
preservation component. 

DO To preserve open space, employ 
conservation development zoning 

option for lower-density residential 
developments. 

 

DON’T 

D O  

Residential developments denser than 

single-family should provide housing 

types not currently represented in the 

community to encourage millennials and 

baby boomers establishing Buena Vista 

as home, and visual interest (see 

“Missing Middle Housing” section) 

Traditional “apartment complex” style 

development, which often has an 

institutional look and feel, and does not 

add to the high-quality visual fabric of a 
community. 
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Examples 

Commercial 

 

DON’T 

D O  

Employ new urbanist development 
principles when planning future 

commercial development, including 
building-lined roadways, pedestrian 

orientation and articulated facades 
with visual interest. 

Suburban “strip mall” style 

development, with a site-by-site 

approach lacking in cohesion, 

attention to detail and with an 

emphasis on auto orientation. 

Examples 

Cross Access 

 

More than one curb cut onto single 

DON’T properties and a site-by-site approach 

D O  

Shared access between adjacent sites, 

thereby reducing curb cuts and 

presenting a more coordinated 

approach to development; also 

employ service drives, access 

easements and pedestrian / bicycle 

linkages. 

to access management. 
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Examples 

Multiple Use 

 

The development of single-use sites 

DON’T where conditions for successful 

D O  

Provide mixed-use developments with 

neighborhood commercial 

development on road frontages (if 

single-story mixed-use development) 

and residential behind, or residential 

above ground level commercial or 

office space. 

mixed-use development exist. 

Public Space Examples 

 

Provide “token” gathering areas 

DON’T without an understanding of the 

Provide gathering areas for people of 

DO all age groups and physical abilities, 

including accessible non-motorized 

facilities, in every development. 

comfortable using public space. 
conditions by which people are 

73 



IMPLEMENTATION 

GETTING STARTED 

This chapter of the Plan presents tools and techniques that citizens, community leaders, and 

Township staff can use to implement the land use plan. These implementation measures are 

workable if there are people in the community with vision and tenacity who are willing to invest 

the time and effort required to make them work. Community improvement requires a compelling 

vision; persistence; the flexibility needed to respond to changing needs, opportunities, and 

circumstances; and an ability to achieve consensus. 

The tools and techniques identified in this chapter are capable of being implemented under 

current enabling legislation. Legislation has been proposed in recent years that would give 

communities additional tools to implement land use recommendations, such as, regional impact 

coordination, impact fees, and tax incentives. Inasmuch as adoption of any such new legislation 

is uncertain, this chapter focuses on the tools that are available under current law. 

POLICY AND PROGRAMMING 

Public Information and Education 

The success of the Master Plan depends to a great extent on efforts to inform and educate citizens 

about the Plan and the need for regulatory measures to implement the Plan. Successful 

implementation requires the support and active participation of residents, property owners, and 

business owners. A thoughtfully prepared public education program is needed that creates a 

sense of ownership by Township residents. For example, a series of hearings entirely dedicated 

to the Master Plan before the Planning Commission will enable the public to review and 

comment on the plan. A joint workshop should be conducted by the Township Board and 

Planning Commission to discuss the implementation of this plan. Public input at this point should 

be focused on implementation, not revising the content. The hearing at which the adoption is 

scheduled should be well publicized to promote as much attendance as possible. Upon adoption 

of this plan, a second joint workshop should be conducted to update the residents as to the 

direction the Township will take towards its future. Substantial advertisement is essential to draw 

residents to the meetings. The Township must continuously keep its residents updated on 

progress of the plan. Citizens, business groups, and public agencies must all be involved in the 

implementation of this plan to make it successful. 

Condensed Brochure 

The Township can produce a more reader-friendly form of the Plan. Most individuals will not 

take the time to read a one-hundred-plus page document. However, a small brochure with 

reduced versions of the Future Land Use Map combined with condensed versions of the Goals 

and Objectives and Implementation Plan sections would make an attractive alternative. These 

brochures could be distributed to individuals at Township Hall, on the website, or even mailed 

to residents and businesses in Buena Vista. 
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Maintaining the Plan 

Another way for the general public to stay informed about the Master Plan is to keep the 

Planning Commission and Township Board actively involved in maintaining it. The Plan should 

be an active document and continually reviewed and updated. An annual, joint meeting between 

the Commission and Board should be held to review the Plan and any amendments that may have 

become necessary. This will help ensure that the Plan is not forgotten, and that its strategies and 

recommendations are implemented. Then, every five years or earlier if the Commission feels 

appropriate; another full-scale Master Planning effort should be undertaken. These steps will not 

only help keep the public aware of the Plan, but they will also make certain the plan does more 

than “sit on a shelf and collect dust.” 
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ADMINISTRATIVE ACTIONS  

Cooperation between Units of Government 

Implementation will require cooperation between governmental units. Maximum impact will be 

achieved only if the Township is able to achieve cooperation from other units of government 

and agencies. For example, road improvements will affect quality of life, but decisions regarding 

some Township roads are made by the Saginaw County Road Commission and Michigan 

Department of Transportation. Clearly, these other agencies must be aware of the Township’s 

land use planning objectives. 

Lean Zoning 

Lean Zoning is a concept of removing barriers from development and reducing red tape. The 

Township can promote Lean Zoning practices by reviewing the development process and 

identifying roadblocks that can delay or increase the cost of doing business in the Township. For 

instance, the Township could develop a set of criteria for development in the Town Center that 

when met, could reduce the number of meetings required for approval. Another option is that the 

required information for the reuse of an existing building may be reduced. 

Pre-application Conferences 

A pre-application conference consists of a meeting between a prospective developer or 

redeveloper of property and Township representatives. Typically, the Township’s representatives 

consist of members of the Departments of Planning, Building, and Public Services. Elected and 

appointed officials are generally not included in such meetings, as their presence can influence 

the free exchange of information which is the desired outcome of such a meeting. During the 

meeting, the developer asks Township staff their opinion on the approach being pursued, the 

style of architecture, building materials, general site layout, etc. Township staff provide 

preliminary comments, and may even be in a position to inform a prospective developer how 

such a proposal would be received by Township officials and the general community. Pre-

application conferences can often help move projects through the development process much 

more smoothly, and permit a prospective developer to know when a particular proposal should be 

pursued, modified, or removed from consideration. In the long run, pre-application conferences 

can save everyone time and money. 

Public Engagement 

Public engagement is a way to gather meaningful, informed, actionable data from the 

community. It provides an opportunity for the government to build trust with the public. As 

technology changes, new methods of communication provide decision makers with low-cost, 

wide reaching ways of soliciting input. Social Media such as Facebook and Twitter can be 

utilized to seek meaningful input during the development phase of projects to identify potential 

issues and adjust plans accordingly. Refer to the Township 2022 Public Participation Plan for 

more information on public engagement. 
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Township Beautification 
BLIGHT CONTROL 

Blight can have a negative impact on the health, safety, and welfare of the community. To 

address this concern, the Township should consider the development of a Beautification 

Committee to take a systematic approach to removing blight from the Township. By focusing on 

a neighborhood by neighborhood approach, the Committee can produce a noticeable 

improvement that can have a positive effect on the remainder of the Township. Blight can be 

combated by developing a community clean-up program and enforcing existing building codes. 

PUBLIC ART 

Public art can have a great impact on a community. It can create attachment and pride in one’s 

community. Public art can act as an economic driver by providing employment for local artists 

and acting as a center for culture and tourism. The addition of the Buena Vista Farmers Market 

and its mural support progress towards developing pride in Buena Vista. The Township may 

wish to include the promotion of public art as part of the Beautification Committee. 

Establishing Priorities 

The Master Plan contains a multitude of recommendations. There may be insufficient staff or 

volunteer support to implement all of the recommendations in a carefully planned, deliberate 

manner. Consequently, a process for establishing priorities must be established as soon as the 

Master Plan is adopted. Participants involved in setting priorities should include Township 

department heads and appropriate staff, the Planning Commission, and other Township officials 

who should be involved in implementation of the Plan. 

Vacant Nonresidential Buildings Policy 

Over the past several years, communities across Michigan have dealt with large retail and 

industrial buildings that sit vacant without much activity. These vacant buildings can impact the 

economic viability of the community as they appeal to the Michigan Tax Tribunal to have their 

tax assessments cut by 50 percent. The Township should develop a strategy to address these 

properties before they become a problem. During the development phase, reuse opportunities 

should be taken into consideration as part of the design of the building. Code enforcement 

strategies should be developed to prevent existing buildings from becoming an eyesore. 

Redevelopment Ready Communities Program 

According to the Michigan Economic Development Corporation, the Redevelopment Ready 

Communities (RRC) program measures and certifies communities that integrate transparency, 

predictability and efficiency into their development practices with the goal of realizing a 

community-supported redevelopment vision that is inviting to investors. The RRC has developed 

a set of Best Practices for communities to follow to build a clear and transparent development 

process. The six RRC Best Practices include: 

1. Plans and Public Engagement 

2. Zoning 

3. Development Review 

4. Boards and Commissions 

5. Economic Development and Marketing 

6. Redevelopment Ready Sites (Post-Certification) 

77 



LAND USE CONTROLS 

ZONING REGULATIONS 

Zoning is the primary regulatory tool used by the Township to implement the Master Plan. These 

regulations and procedures should be amended to reflect the recommendations identified in this 

plan. 

CONVENTIONAL ZONING PROCEDURES 

Rezoning to Implement the Master Plan 

The land use classifications on the Future Land Use Map provide the basis for evaluating future 

rezoning requests. Zoning actions that are consistent with the Future Land Use Map usually 

receive deferential and favorable judicial review if challenged. The Master Plan should be the 

principal source of information in the investigation of all rezoning requests. The Township may 

initiate rezonings necessary to place land in conformance with the Future Land Use Map, or they 

may wait for property owners to come forward. 

Planned Development 

Planned development involves the use of special zoning requirements and review procedures that 

provide design and regulatory flexibility, so as to encourage innovation in land use planning and 

design. Planned developments should achieve a higher quality of development than might 

otherwise be possible. Continued use of planned development is recommended to achieve 

development in accordance with the goals and objectives of this Plan. Planned development can 

be used as the regulatory tool to permit open space zoning or cluster development and to 

facilitate mixed use development in the Town Center area. 

Performance Standards 

Rather than simply regulate development on the basis of dimensional standards, many 

communities are establishing performance standards to regulate development based on the 

permissible effects or impacts of a proposed use. Performance standards should be used to 

supplement conventional zoning standards. Performance standards can be developed to regulate 

noise, dust, vibration, odor, glare and heat, safety hazards, and environmental impacts such as air 

and water pollution. The complexity of the performance standards should be based in part on the 

capacity of Township staff to administer the standards. Performance standards can be particularly 

useful in achieving environmental and resource protection goals. If based on a strong body of 

research, standards can be developed that relate to critical environmental areas (such as 

floodplains, wetlands, lakes, woodlands, groundwater recharge areas, and unique wildlife 

habitats), and natural resource areas (such as forest lands). 

Incentive Zoning 

Incentive zoning allows a developer to exceed the dimensional limitations in the Zoning 

Ordinance if the developer agrees to fulfill conditions specified in the Ordinance. Incentive 

zoning should be considered to promote innovative land planning techniques identified in the 

Plan. For example, a possible increase in density can be used as an incentive for developments 

that implement open space zoning standards. 
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Nonconforming Uses 

The Michigan Zoning Enabling Act of 2006, allows the creation of different classes of 

nonconforming uses. This allows a community to create a preferred class of nonconforming uses 

that meet a defined set of criteria. The Township should consider amending the zoning ordinance 

to allow a preferred class of nonconforming uses. These uses would then be treated as an allowed 

use, granting them the ability to update and maintain their property in a manner beneficial to the 

Township. 

Transitional Use Zoning 

When a zoning district with less intensive use is adjacent to a similar, but more intensive use 

zoning district, it may be appropriate to allow more intensive uses under certain circumstances. 

The Township should review the allowed uses in their zoning districts, determine if transitional 

use zoning is appropriate, and develop criteria for their approval. 

INNOVATIVE ZONING TECHNIQUES 

Overlay Zoning 

Overlay zoning allows the Township to impose a new set of regulations on a special area within 

an existing zoning district. In an area where an overlay zone is established, the property is 

placed simultaneously in the two zones, and the property may be developed only under the 

applicable conditions and requirements of both zones. Thus, the overlay district regulations 

supplement the regulations of the underlying zoning district. Overlay zoning has been used in 

other communities to address special conditions and features, such as historic areas, wetlands, 

and other environmentally sensitive areas, without disrupting the underlying zoning plan. 

Development Agreement 

Although there is no explicit legislative authority for such agreements, many Michigan 

communities have used development agreements to achieve a mutual understanding between the 

developer and Township concerning the conditions under which development can occur. 

Development agreements are often negotiated as part of a planned development approval, 

allowing the community and developer to address complex issues that cannot be adequately 

addressed on a typical site plan. Development agreements might prove useful to achieve desired 

developments, especially if or when a mixed use development is proposed. 

Complete Streets 

A Complete Streets Plan addresses all facets of the transportation system in the Township 

including roads, bicycle ways, pedestrian ways, public transportation, railroads, and freight 

facilities and routes. It describes the extent and character of the transportation system and its 

interconnections considering all legal users of the right of way. It can also address specific 

“fixes” for greater walkability and bikeability. 
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Inclusionary Zoning 

Inclusionary zoning is the practice of providing a percentage of affordable housing to be 

included during the development of new residential projects. Developments that propose a 

certain percentage of affordable housing are typically allowed incentives such as higher 

density or reduction of dimensional requirements. Inclusionary zoning programs can help 

transition residents from living in rental units to homeownership. 

Low Impact Development 

Low Impact Development (LID) is incorporating green infrastructure into projects to manage 

stormwater in an environmentally sensitive way. Utilizing LID strategies during the development 

design phase can improve water quality and aesthetics, and reduce costs. LID strategies include 

using permeable pavement, rain gardens, and bioswales. The Township may wish to amend the 

zoning ordinance to encourage Low Impact Development strategies. 
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FUNDING MECHANISMS AND TOOLS  

PUBLIC FACILITY IMPROVEMENTS 

Capital Improvements Program 

A comprehensive Capital Improvements Program should be adopted by the Township of Buena 

Vista on an annual basis. Buena Vista Charter Township currently has a CIP in place for water 

projects valid through the year 2030. Michigan law (Public Act 285 of 1931, as amended, 

§125.39) requires that “the Planning Commission, after the Commission shall have adopted a 

master plan, shall prepare coordinated and comprehensive programs of public structures and 

improvements. The Commission shall annually prepare such a program for the ensuing six (6) 

years, which program shall show those public structures and improvements in the general order 

of their priority, which in the Commission’s judgment will be needed or desirable and can be 

undertaken within the six-year period.” The program should set the Township’s priorities for 

infrastructure improvements, utility upgrades, development and improvement of community 

facilities, and the purchase of major pieces of equipment. 

The program should be prepared and adopted by both the Planning Commission and Township 

Board, and then reviewed annually at a joint meeting of both. Currently only the Township Board 

participates in the preparation and adoption of the CIP. Capital programming influences land 

redevelopment decisions. By properly coordinating utility upgrades and other capital 

improvements with its planning program, the Township can control the pace of redevelopment. 

Capital programming should be viewed as more than just a ministerial act. Using the Master Plan 

to delineate the location and type of development desired and the Capital Improvements Program 

to schedule the provision of services, the Township can inform developers when development of 

a particular parcel will be encouraged and the type of development that will be allowed. The need 

for several important capital improvements have been identified in this Master Plan; most 

notably road and non-motorized transportation improvements. 

FUNDING TOOLS 

Successful implementation of the Master Plan will depend on the ability of the Township 

to secure necessary financing. Besides the general fund, the following sources of revenue 

are available to the Township: 

Dedicated Millage 

Special millages can be used to generate revenues for a specific purpose. For example, one 

Michigan community has a special land acquisition fund that is supported by a one-quarter mill 

property tax. A land acquisition fund would be a useful tool to promote open space preservation 

in the Township or assemble property for redevelopment. Millages can also be used to generate 

funds for capital improvements. Finally, a sidewalk millage could be used to address sidewalks 

gaps and streetscape improvements within the Township. 
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Special Assessments 

Special assessments are compulsory contributions collected from the owners of property 

benefitted by specific public improvements (paving, drainage improvements, etc.) to defray the 

costs of such improvements. Special assessments are apportioned according to the assumed 

benefits to the property affected. Special assessment funding might prove useful to implement 

some of the recommendations for the TCD and adjacent commercial corridors. Special 

assessments are also useful in upgrading street lighting in residential areas, and street trees and 

streetscaping in highly visible areas. The most important point regarding special assessments to 

keep in mind is that they must be supported by those in the area of the assessment, or they are 

doomed to failure. Therefore, before a special assessment is presented to the public, it must be 

well thought out, and the benefits versus costs well demonstrated. 

Bond Programs 

Bonds are one of the principal sources of financing used by communities to pay for capital 

improvements. General obligation bonds are issued for specific community projects and are paid 

off by the general public through property tax revenues. Revenue bonds are issued for 

construction of projects that generate revenues. The bonds are then retired using income 

generated by the project (for example, water and sewer service charges). While bonding is a very 

common method of funding projects, it is important to remember that this is long-term debt, and 

that it is dependent on the growth in the tax base. Therefore, it is essential that property values are 

protected, and that the reputation of the community is well maintained to keep its bonds an 

attractive investment. It is also important to know how much debt a community can realistically 

afford. If a community is too heavily committed to paying off debt, its credit rating can be 

damaged. Bonds are useful; however, their use should be balanced with the other methods of 

funding available to a community. 

Tax Increment Financing 

Tax increment financing is authorized by the Downtown Development Authority Act, 

Neighborhood Authority Act, Corridor Improvement Act, and the Local Development Finance 

Authority Act. When a tax increment finance district is established, the state equalized value of 

all properties in the district is recorded. Every year thereafter, the property tax revenue generated 

by any increase in the total state equalized value is "captured" by the authority to finance the 

improvements set forth in a development plan. Often, revenue bonds are issued to finance the 

improvements, and the tax increment revenues are used to repay the bonds. 

MDNR Recreation Grant Programs 

Michigan Natural Resources Trust Fund (MNRTF) grants are available for park development and 

land acquisition. The Township has effectively used this program in the past to finance park land 

acquisition and development. In the future, the Township may wish to seek MNRTF funding for 

acquisition of land principally for open space and natural resource preservation purposes, and to 

implement its Recreation Master Plan. 
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Community Development Block Grants (CDBG) 

CDBG’s can be used for numerous community improvement projects in addition to housing 

rehabilitation. Criteria, however, require that they be used primarily to improve housing 

opportunities, and recreational and social opportunities for distressed portions of the community. 

CDBG funds can also be used for community economic development. Therefore those areas of 

Buena Vista where the lower income households live should be identified and targeted for 

projects needed to improve conditions in those areas. Small area neighborhood plans would aid in 

identifying what types of projects would benefit areas in decline to stabilize those areas, and 

permit them to reverse the conditions which are negatively impacting them. By using CDBG 

funds in distressed portions of the community, funds that would have been spent in completing 

those improvements are freed up to be used elsewhere. Therefore, while the residents of a 

distressed portion of the community benefit directly from the CDBG program, the Township in 

general benefits by having funds that would have been spent available for other improvements. 

RRC Technical Assistance (Match Funding) 

RRC Technical Assistance (RRC TA) Match Funding is a resource available to eligible 

communities actively engaged in Redevelopment Ready Communities. RRC may provide 

funding support for various projects needed to reach or maintain the RRC Essentials or RRC 

Certified designation. While exact investment parameters may vary based on numerous factors, 

RRC TA match funding can cover up to 75% of a project's cost with the remaining amount 

coming directly from the community or its partners. RRC TA match funding can be used to help 

a community cover the cost of professional services for most items identified as red/yellow in 

its RRC baseline report. All RRC TA match funded projects are expected to result in 

deliverables which meet the Certified expectations, even if the community has declared its 

intent to achieve Essentials level. 
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ACTION PLAN 

Introduction 

This section presents tools and techniques that residents, community leaders, and Township staff 

can use to implement this Master Plan. These implementation measures are workable if there are 

people in the community with vision and commitment who are willing to invest time and effort 

required to make them work. The tools and techniques identified herein are available for use by 

Michigan communities under current enabling legislation. This section also provides specific 

recommendations for implementing certain strategies set forth previously. 

Action Plan 

The Buena Vista Master Plan and its goals and objectives recommend a future vision for the 

community. This vision is to build upon Buena Vista’s existing assets and make the most of 

opportunities that can attract new development and residents to the community while protecting 

the Township’s natural beauty and resources. To put it simply, the plan for Buena Vista is to 

create an economically, socially, and environmentally sustainable community where people 

want to live, work, visit and play. 

The goals and objectives of this plan should be reviewed often and be considered in decision 

making by the Township. Successful implementation of this plan will be the result of actions 

taken by elected and appointed officials, Township staff, the Downtown Development 

Authority, the Planning Commission, public agencies, and private residents and organizations. 

The tables on the following pages present a detailed summary of all of the recommended 

implementation activities, including partners for completing the activity, and available funding 

resources for each activity. 
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IMPLEMENTATION MATRICES  

The charts on the following page summarize the recommended actions and strategies for Buena 

Vista Township. The charts present a detailed summary of all the recommended implementation 

activities, the responsible parties for completing the action and available funding resources for 

each activity. 

 

Collaboration 

Collaboration with others is a key priority for the Township, especially in regards to the 

redevelopment of its corridors and transportation projects as such developments impact the larger 

region. Regional planning efforts at the State and County level are particularly important to 

consider in conjunction with Township efforts. For this reason, an additional column is added to 

each implementation matrix which, when marked with an “X”, indicates that the project should 

be a joint planning effort and accomplished with other entities. 

The Buena Vista Township Planning Commission will annually report on the progress made 

towards realizing the Master Plan's goals and objectives through the Annual Planning 

Commission Report. 

Category Department 

COMDEV Community Development 

PARREC Parks and Recreation 

PUBS Public Safety 

DPWW Department of Public Works / Water 

PC Planning Commission 

DDA Downtown Development Authority 

KEY 

Priority 

Most Important A 

Very Important B 

Important C 
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AGRICULTURE  

Retain and promote prime agriculture lands in the Township while encouraging opportunities for 

innovative programs to support agricultural activities. 

 
FUNDING 

Project Priority Timeframe Collaboration 

Opportunity 

Responsibility Public Private 

Create a systematic agriculture 

preservation plan that 

considers transfer of 

development rights, purchase of 

development rights, and PA 116 

farmland preservation 

B D X COMDEV 
  

Encourage the establishment of 

public and private local 

facilities through which 

Township grown produce can 

be sold. 

B A X DDA / PC X X 

Promote agritourism as a way to 

preserve agriculture 

properties, educate the public 

on how agriculture affects their 

life, and limit the conversion of 

agricultural land to commercial 

or residential developments. 

B A 
 

COMDEV 
  

Encourage the use of high 

tech, sustainable agricultural 

methods. 

B C 
 

DDA / PC 
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NEIGHBORHOODS  

Strengthen the quality residential character of the community by improving current 

neighborhoods, assuming that growth meets needs of the community, and providing convenient 

access to supporting activities. 

 
FUNDING 

Project Priority Timeframe Collaboration 

Opportunity 

Responsibility Public Private 

Develop a neighborhood 

Revitalization Strategy that 

strengthens existing, targeted 

neighborhoods with public 

improvements, housing infill, 

low interest loans and grants 

for housing renovation and 

seminars on home 

improvement and maintenance. 

A A X COMDEV X X 

Encourage the maintenance, 

redevelopment and rehabilitation 

of older multiple-family housing 

developments. 

B C X DDA / PC X  

Encourage the development of 

senior housing options for those 

55 years and older to meet the 

needs of the growing senior 

population to allow residents to 

“age in place”. 

B A X DDA / PC 
  

Support development of 

affordable to low-moderate 

income housing to meet 

community needs. 

C C X DDA / PC X  

Enforce existing property 

maintenance codes through code 

enforcement and establishing a 

Beautification Committee. 

A C 
 

COMDEV / 

PC 

  

Neighborhood scale amenities, 

such as parks, schools, 

recreational facilities, and open 

space should be encouraged 

when new or redevelopment 

occurs. 

A C  COMDEV / 

DDA / PC 

  

Design residential development 

standards to be directly related to 

the natural capacity of the land. 

A A 
 

DDA / PC 
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Develop and/or enhance zoning 

standards which encourage 

innovative development patterns 

that result in open space buffers 

or other appropriate transitions 

between residential and non-

residential uses. 

A A 
 

COMDEV 
  

Encourage the development of 

housing, including apartments, 

townhomes, senior housing and 

mixed-use housing in areas 

where infrastructure is 

available or would be provided 

by the development. 

A D 
 

COMDEV / 

DDA / PC 

  

88 



PARKS, RECREATION, AND OPEN SPACE  

Promote and implement measures that will make the Township a cleaner, healthier, and more 

environmentally friendly community. 

 
FUNDING 

Project Priority Timeframe Collaboration 

Opportunity 

Responsibility Public Private 

Maintain and upgrade existing 

parks and recreational facilities 

as necessary. 

A C X PARREC X X 

Provide space for active and 

passive recreation and 

encourage site development that 

is sensitive to the area’s natural 

characteristics. 

B B X PARREC / 

PC 

X X 

Provide incentives (density 

bonuses, creative design, 

clustering, etc.) to ensure quality 

open space is incorporated into 

private development. 

C A  PARREC / 

PC 

  

Establish performance-based 

regulations that encourage land 

preservation. 

C A 
 

PARREC / 

COMDEV 

  

Protect property that provides 

exceptional habitats for plants, 

fish and wildlife species or 

can be reclaimed to provide 

for biodiversity or other 

environmental needs. 

B A 
 

PARREC / 

DDA / PC 
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BUSINESS DISTRICTS  

Create an environment that is conducive to development, redevelopment and the growth of 

businesses. Support existing business districts with appropriately sited and attractively designed 

retail, service, and entertainment establishments. 

 
FUNDING 

Project Priority Timeframe Collaboration 
Opportunity 

Responsibility Public Private 

Collaborate with a real estate 

brokerage firm to market the 

Town Center site. 

A A 
 

DDA / PC 
  

Work with County, State and 

Federal agencies to identify 

programs and offer incentives to 

businesses looking to establish 

within the Town Center. 

A A X COMDEV / 

DDA / PC 

  

Encourage innovative design in 

line with smart growth 

principles. 

A A 
 

DDA / PC 
  

Install signage, security cameras, 

and lighting in Town Green. 

A A 
 

DDA / 

DPWW 

X 
 

Undertake streetscape 

improvements within the Town 

Center District to create 

cohesive districts that residents 

and visitors recognize as distinct 

districts with elements of green 

design (low impact 

development). 

A B X DDA / 

COMDEV / 

DPWW / PC 

X X 

Aggressively target blight by 

working with the BV Hotels 

Task Force to demolish and/ or 

redevelop the hotel properties 

along Outer Drive. 

A A X DDA / PC / 

DPWW 
X X 

Establish priority areas for code 

enforcement; adopt phased 

approach to make a noticeable 

impact in priority areas. 

A A X COMDEV / 

DDA / PC 
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Develop relationships with local 

businesses to determine what 

needs they have in 

accommodating overnight 

business visitors, meetings, 

training secession, etc., and 

work with developers to provide 

these needs on Outer Drive. 

B A X COMDEV / 

DDA 

  

Encourage the siting of grocery, 

pharmacy, and personal care 

facilities in the Township. 

A A 
 

DDA / PC / 

COMDEV 

  

Emphasize redevelopment of 

vacant commercial buildings 

for additional commercials 

instead of favoring new sites. 

A A  DDA / PC / 

COMDEV 

  

Market to vacationers heading 

north to promote the Buena Vista 

community 

A A X COMDEV / 

PC / DDA 

X X 

Collaborate with local 

businesses to promote a positive 

image of Buena Vista 

A   COMDEV   

Encourage businesses to take an 

active role as members of the 

Buena Vista Community 

B 
  

COMDEV 
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RESEARCH AND DEVELOPMENT  

Encourage diversity in the Township’s Industrial base through recruitment of high-tech, 

research, light manufacturing, and warehouse uses. 

 
FUNDING 

Project Priority Timeframe Collaboration 

Opportunity 

Responsibility Public Private 

Develop design standards that 

seek high quality industrial 

design. 

A A 
 

COMDEV / 

PC 

  

Confine future development to 

areas that have the appropriate 

infrastructure and access to 

public services. 

A D  COMDEV / 

DDA / PC 

  

Partner with Saginaw County to 

redevelop existing brownfields. 

A A X COMDEV / 

DDA / PC 

X 
 

Create infill development design 

guidelines that ensure that new 

development fits the existing 

community characteristics. 

A A 
 

COMDEV 
  

Continue to market access to 

I-75, M-46, and M-81. 

A A  COMDEV / 

DDA 

  

Consider the development of a 

transportation hub utilizing the 

Saginaw River on the RACER 

Trust property. 

A B X COMDEV / 

DDA / PC 

X X 

Harry Browne Airport should be 

further improved to serve the 

industrial and technological 

needs of industry in the 

Township. 

B B X COMDEV / 

PC 

X X 

Preserve rail access for future 

industrial development. 

C C 
 

COMDEV / 

PC 

  

92  



TRANSPORTATION AND PUBLIC SPACE  

Encourage an efficient and safe multi-modal transportation network that facilitates economic 

growth while integrating various modes of transportation to ensure a higher quality of life for 

Buena Vista’s residents. 

 
FUNDING 

Project Priority Timeframe Collaboration 
Opportunity 

Responsibility Public Private 

Work with MDOT and 

Saginaw County Road 

Commission to increase the 

safety and comfort of 

Township roads and 

intersections, especially near I-

75, M-81, and M-46. Employ 

traffic calming measures as 

necessary to protect 

pedestrians and increase 

vehicular safety. 

A B X COMDEV / 

DPWW / PC 

X  

Based on the road network 

hierarchy, develop standards for 

each functional classification. 

Work with neighboring local, 

County and State 

jurisdictions to establish 

safe, attractive and 

equitable standards for 

public rights-of-way. 

A A X COMDEV / 

DPWW / PC 

  

Establish sidewalks and 

pathways that support multi-

modal access throughout the 

Township. 

A A X COMDEV / 

DPWW / PC 

  

Provide gathering areas for 

people of all age groups and 

physical abilities, including a 

diversity of settings to 

accommodate groups of various 

sizes. Provide accessible 

pathways to gathering spaces and 

public amenities. Where seating 

is provided, incorporate a variety 

of seating to accommodate a 

range of physical abilities. 

Ensure permanent ADA-

compliant and –accessible 

seating every 
1
/4 mile 

C B X COMDEV / 

DPWW / PC 

X X 
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When road construction 

occurs, include sidewalks, 

bicycle lanes/path, wider 

shoulders, street trees, and 

other low-impact landscaping 

elements to complement the 

roadway. 

A D X COMDEV / 

DPWW / PC 

X X 

Provide well-designed 

crosswalks to increase motorist 

awareness and pedestrian safety 

A C X COMDEV / 

DPWW / PC 

X X 

Maintain residential streets to 

promote safety and aesthetics. 

A D X COMDEV / 

DPWW / PC 

X X 

Accommodate increases in 

traffic volumes through road 

maintenance, intersection 

improvements, signalization 

improvements and upgrading 

the road network. 

C B X COMDEV / 

DPWW / PC 

X 
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INFRASTRUCTURE  

Provide Buena Vista Township with the necessary facilities and services for a healthy and 

safe community. 

 
FUNDING 

Project Priority Timeframe Collaboration 

Opportunity 

Responsibility Public Private 

Promote existing infrastructure 

such as access to natural gas, 

quality electrical service, and 

other utilities. 

B A 
 

COMDEV / 

PC / DDA 

  

Maintain and improve quality of 

life in the community by 

upgrading the aging 

infrastructure in the Township. 

B A X COMDEV / 

DPWW / 

DDA / PC 

X 
 

Utilize Best Management 

Practices and Low-Impact 

Development Practices in 

new construction projects that 

minimizes/controls/diverts 

surface water runoff. 

A A  COMDEV / 

DPWW / 

DDA / PC 

  

95 



PUBLIC SAFETY 

Provide a safe community to live and work in by addressing the needs of the community 

and enhancing the quality of life. 

 
FUNDING 

Project Priority Timeframe Collaboration 

Opportunity 

Responsibility Public Private 

Provide a safe secure 

environment with sound 

community support and 

quality in Township Public 

Safety. 

A A X PUBS X  

Buena Vista Police Department 

business programs – regular 

visits outside of working hours, 

Police / Citizens Academy 

A A X COMDEV / 

PUBS 

  

Strengthen the bond between 

the public safety departments 

and the community 

A A  PUBS   

Promote Fire Prevention for both 

residential and commercial 

members of the community. 

B B 
 

PUBS 
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COMMUNITY FOCUS 

Promote Buena Vista Township as a family-friendly, inclusive community of choice for all 

types of people and seek to maintain and improve communications among residents, business 

owners and policy makers. 

 FUNDING 

Project Priority Timeframe Collaboration 

Opportunity 

Responsibility Public Private 

Coordinate efforts with 

supporting agencies 

and organizations. 

B C X COMDEV   

Educate the community on civic 

affairs, current initiatives and 

available resources. 

A A 
 

COMDEV 
  

Improve the image of Buena 

Vista by promoting its many 

positive assets. 

A A X COMDEV / 

DDA / PC 

X X 

Enhanced business retention 

program, with schedule for 

regular visits to targeted 

businesses. 

B A X COMDEV 
  

Cooperate with nearby 

communities through the 

exchange of information on 

development and redevelopment 

issues, and other shared interests, 

such as community facilities and 

services, and development along 

shared boundaries. 

A A X COMDEV / 

PC 

  

Promote an approachable, 

friendly, and transparent 

Township government. 

A A 
    

Collaborate with surrounding 

communities to provide a 

place for residents with year-

round recreation opportunities. 

B A X COMDEV / 

PARREC 

X X 
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Buena Vista Charter Township Master Plan Implementation Survey 

Q1 For how long have you lived in Buena 

Vista? 

Answered: 30 Skipped: 0 

 
0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100% 

Answer Choices Responses  

0-5 years. 10.00% 3 

6-10 years. 3.33% 1 

11-20 years. 6.67% 2 

21 or more years. 60.00% 18 

I am not a resident of Buena Vista. 20.00% 6 

Total  30 

0-5 years. 

6-10 years. 

11-20 years. 

21 or more 

years. 

I am not a 

resident of... 
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Buena Vista Charter Township Master Plan Implementation Survey 

Q2 GOAL: Strengthen the character of the 
community by improving current 

neighborhoods and providing convenient 
access to essentials needed for daily living. 

Answered: 24 Skipped: 6 

 Most 

Important 

Very 

Important 

Important Somewhat 

Important 

Less 

Important 

Total Weighted 

Average 

A - Develop a Neighborhood Plan to strengthen existing, targeted 33.33% 41.67% 25.00% 0.00% 0.00%   
neighborhoods with public improvements. 8 10 6 0 0 24 4.08 

B - Encourage the maintenance, redevelopment and rehabilitation 8.33% 41.67% 33.33% 8.33% 8.33%   
of existing multiple-family housing developments. 2 10 8 2 2 24 3.33 

C - Encourage the development of senior housing options. 8.33% 29.17% 25.00% 16.67% 20.83%   
 2 7 6 4 5 24 2.88 

D - Support development of affordable to low-moderate income 16.67% 20.83% 16.67% 16.67% 29.17%   
housing to meet community needs. 4 5 4 4 7 24 2.79 

E - Enforce existing property maintenance codes. 45.83% 16.67% 20.83% 12.50% 4.17%   
 11 4 5 3 1 24 3.88 

F - Encourage and provide incentives to homeowners who maintain 37.50% 29.17% 20.83% 4.17% 8.33%   
and beautify their property. 9 7 5 1 2 24 3.83 

G - Focus economic development activities to retain and attract 62.50% 8.33% 25.00% 4.17% 0.00%   
health care, retail and entertainment close to established 

neighborhoods. 

15 2 6 1 0 24 4.29 
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Buena Vista Charter Township Master Plan Implementation Survey 

Q3 Do you know of any organizations with 
which the Township could partner to 
accomplish the above objectives? 

Answered: 5 Skipped: 25 

# Responses Date 

1 MSHDA BV Business Community MEDC The Banking Community 12/13/2016 8:18 PM 

2 No, not at this time. But individual and families must take pride in their township and show it by taking care 

of their properties. Then I think organizations would take an interest in helping our community. 

12/1/2016 6:57 AM 

3 No 11/23/2016 9:53 PM 

4 Grocery stores, pharmacies, restaurants 11/23/2016 8:13 PM 

5 Great Lakes Bay Health 11/23/2016 7:55 PM 
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Buena Vista Charter Township Master Plan Implementation Survey 

Q4 GOAL: Provide a safe community in 

which to live and work. 

Answered: 23 Skipped: 7 

 Most 

Important 

Very 

Important 

Important Somewhat 

Important 

Less 

Important 

Total Weighted 

Average 

A - Provide a safe and secure environment with a quality 65.22% 34.78% 0.00% 0.00% 0.00%   
Township Public Safety component. 15 8 0 0 0 23 4.65 

B - Provide Buena Vista Police Department programs for 34.78% 34.78% 26.09% 4.35% 0.00%   
businesses. 8 8 6 1 0 23 4.00 

C - Develop collaborative programs between the public safety 47.83% 34.78% 13.04% 4.35% 0.00%   
departments and the community. 11 8 3 1 0 23 4.26 

D - Promote Fire prevention education for both residential and 21.74% 34.78% 34.78% 4.35% 4.35%   
commercial members of the community. 5 8 8 1 1 23 3.65 
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Buena Vista Charter Township Master Plan Implementation Survey 

Q5 Do you know of any organizations with 
which the Township could partner to 
accomplish the above objectives? 

Answered: 3 Skipped: 27 

# Responses Date 

1 Explore the program the Flint Police Department engaged in related to a Foundation. 12/13/2016 8:21 PM 

2 Businesses could really help with public safety. 12/1/2016 6:59 AM 

3 No 11/23/2016 9:55 PM 
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Buena Vista Charter Township Master Plan Implementation Survey 

Q6 GOAL: Provide Buena Vista Township 
with the necessary facilities and services 

for a healthy and safe community. 

Answered: 23 Skipped: 7 

 Most 

Important 

Very 

Important 

Important Somewhat 

Important 

Less 

Important 

Total Weighted 

Average 

A - Promote existing infrastructure such as access to natural 

gas, quality electrical service, and other utilities. 

8.70% 

2 

43.48% 

10 

34.78% 

8 

13.04% 

3 

0.00% 

0 23 3.48 

B - Maintain and improve quality of life in the community by 17.39% 39.13% 34.78% 0.00% 8.70%   
upgrading the aging infrastructure in the Township. 4 9 8 0 2 23 3.57 

C - Provide a planning schedule to identify project priorities and 31.82% 40.91% 22.73% 4.55% 0.00%   
identify options for financing projects. 7 9 5 1 0 22 4.00 
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Buena Vista Charter Township Master Plan Implementation Survey 

Q7 Do you know of any organizations with 
which the Township could partner to 
accomplish the above objectives? 

Answered: 2 Skipped: 28 

Da t e  

12/1/2016 7:06 AM 

# Responses 

  
I think that our public water system need to continue to supply water to all residents that want it. State and 

Federal sources could help. 

1 

2 No 11/23/2016 9:57 PM 
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Buena Vista Charter Township Master Plan Implementation Survey 

Q8 GOAL: Promote Buena Vista Township 
as a friendly, inclusive community for all 

people. 

Answered: 23 Skipped: 7 

 Most 

Important 

Very 

Important 

Important Somewhat 

Important 

Less 

Important 

Total Weighted 

Average 

A - Coordinate efforts with supporting agencies and 34.78% 34.78% 30.43% 0.00% 0.00%   
organizations. 8 8 7 0 0 23 4.04 

B - Educate the community on civic affairs, current initiatives 39.13% 34.78% 21.74% 4.35% 0.00%   
and available resources. 9 8 5 1 0 23 4.09 

C - Improve the image of Buena Vista by promoting its many 60.87% 26.09% 0.00% 8.70% 4.35%   
positive assets. 14 6 0 2 1 23 4.30 

D - Promote an approachable, friendly, and transparent 69.57% 21.74% 4.35% 4.35% 0.00%   
Township government. 16 5 1 1 0 23 4.57 
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Buena Vista Charter Township Master Plan Implementation Survey 

Q9 Do you know of any organizations with 
which the Township could partner to 
accomplish the above objectives? 

Answered: 1 Skipped: 29 

# Responses Date 

1 No 11/23/2016 9:58 PM 
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Buena Vista Charter Township Master Plan Implementation Survey 

Q10 GOAL: Retain and promote prime 
agricultural lands in the Township while 
encouraging opportunities for innovative 

programs to support agricultural activities. 

Answered: 22 Skipped: 8 

 Most 

Important 

Very 

Important 

Important Somewhat 

Important 

Less 

Important 

Total Weighted 

Average 

A - Create a plan to preserve agricultural lands. 9.09% 22.73% 45.45% 18.18% 4.55%   
 2 5 10 4 1 22 3.14 

B - Encourage the establishment of public and private local facilities 13.64% 40.91% 40.91% 0.00% 4.55%   
through which Township grown produce can be sold. 3 9 9 0 1 22 3.59 

C - Promote tourism as a way to preserve agricultural lands and 18.18% 22.73% 45.45% 4.55% 9.09%   
educate the public on how agriculture affects their lives. 4 5 10 1 2 22 3.36 

D - Encourage the use of high tech, sustainable agricultural 22.73% 18.18% 45.45% 9.09% 4.55%   
methods. 5 4 10 2 1 22 3.45 
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Buena Vista Charter Township Master Plan Implementation Survey 

Q11 Do you know of any organizations with 
which the Township could partner to 
accomplish the above objectives? 

Answered: 2 Skipped: 28 

 
# Responses Date 

1 Farm Bureau Agency MI Agriculture Dept 12/13/2016 8:25 PM 

2 No 11/23/2016 9:59 PM 
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Buena Vista Charter Township Master Plan Implementation Survey 

Q12 GOAL: Create an environment that is 
conducive to development, redevelopment, 

and the growth of businesses. 

Answered: 22 Skipped: 8 

 Most 

Important 

Very 

Important 

Important Somewhat 

Important 

Less 

Important 

Total Weighted 

Average 

A - Work with County, State and Federal agencies to identify 50.00% 36.36% 13.64% 0.00% 0.00%   
programs and offer incentives to businesses looking to 

establish within the Town Center. 

11 8 3 0 0 22 4.36 

B - Make streetscape and attractive shopping improvements 
within 

54.55% 13.64% 18.18% 4.55% 9.09%   
the Town Center District to create a cohesive district. 12 3 4 1 2 22 4.00 

C - Aggressively target blighted hotels to be demolished and/or 63.64% 22.73% 13.64% 0.00% 0.00%   
redeveloped. 14 5 3 0 0 22 4.50 

D - Establish priority areas for code enforcement; adopt phased 36.36% 36.36% 27.27% 0.00% 0.00%   
approach to make noticeable impact in priority areas. 8 8 6 0 0 22 4.09 

E - Develop relationships with local businesses to determine what 27.27% 36.36% 27.27% 9.09% 0.00%   
needs they have in accommodating overnight business 

visitors, meetings, training secession, etc. 

6 8 6 2 0 22 3.82 

F - Encourage the development of grocery, pharmacy, and 68.18% 18.18% 13.64% 0.00% 0.00%   
personal care facilities in the Township. 15 4 3 0 0 22 4.55 

G - Emphasize redevelopment of vacant commercial buildings for 45.45% 22.73% 27.27% 4.55% 0.00%   
additional commercial investment. 10 5 6 1 0 22 4.09 
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Buena Vista Charter Township Master Plan Implementation Survey 

H - Market to vacationers using I-75 to promote the Buena Vista 36.36% 50.00% 9.09% 4.55% 0.00%   
community. 8 11 2 1 0 22 4.18 

I - Collaborate with local businesses to promote a positive image of 63.64% 22.73% 9.09% 4.55% 0.00%   
Buena Vista. 14 5 2 1 0 22 4.45 
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Buena Vista Charter Township Master Plan Implementation Survey 

Q13 Do you know of any organizations with 
which the Township could partner to 
accomplish the above objectives? 

Answered: 1 Skipped: 29 

# Responses Date 

1 No 11/23/2016 10:02 PM 
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