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2040 Master Plan

Genesee County, Michigan

Introduction
Atlas Township is located in the southeastern 
corner of Genesee County, Michigan, approximately 
10 miles southeast of the City of Flint and 45 
miles northwest of the City of Detroit. The small 
Village of Goodrich is located in the center of the 
Township. Atlas Township is a place where people 
have chosen to live, work, and play, and, therefore, 
is a place where certain services and facilities are 
required. Emergency services, recreational and 
social services, religious institutions, governmental 
facilities and a host of other facilities are 
woven together by physical infrastructure and 
communication routes. 

Chapter 1:
Foreword
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Atlas Township’s location within Genesee 
County

In support of these regular operations, the Township 
has created a number of commissions, including the 
Planning Commission. As one of its many duties, the 
Planning Commission has oversight responsibility for 
the creation and implementation of the Township Mas-
ter Plan. In part, Michigan state statutes provide that 
the purpose of a Township Master Plan is to: 

• Promote the public health, safety, and general 
welfare; and,

• Encourage the use of resources in accordance 
with their character and adaptability; and to 
consider the character of the Township and its 
suitability for particular uses judged in terms 
of such factors as trends in land and population 
growth. 

The 2040 Atlas Township Master Plan includes narra-
tive, maps, charts, and graphic material that provide a 
basis for the Planning Commission’s recommendations 
for the future development of the Township. The Town-
ship Master Plan is linked with the Township Zoning 
Ordinance, which is the regulatory mechanism through 
which the usage of land is governed.

The intent of the 2040 Master Plan is to serve as a 
guide for the future growth and development of Atlas 
Township, which will, in turn, promote the health, 
safety, welfare, and convenience of the people who live 
and work in the Township. The Master Plan is a realis-
tic assessment of current conditions and expression of 
the future goals and vision of the Township, defining 
the form and character it seeks to achieve.  The Plan is 
designed to provide guidance to both the public and 
the private sectors regarding a range of topics beyond 
future land use, such as economic and residential 
growth decisions. Finally, the Plan will be responsive to 
the land use changes that occur within the Township. 
The development of land can be dynamic and alter 
significantly over time. Therefore, the Plan must be 
flexible to these changes while still advancing the goals 
and objectives of the community.

Atlas Township has prepared numerous master plans 
over time. The most recent master plan was adopted in 
2009, but prior master planning efforts were accom-
plished in 2002, 1996 and 1991. Adopted on ___________, 
___, 2024, this Master Plan includes the following sec-
tions: 

• Socioeconomic Profile;
• Existing Land Use;
• Natural Features Assessment;
• Housing Needs Assessment;
• Infrastructure Assessment;
• [to be inserted later]

Authority
The Township derives its authority to Master Plan from 
Public Act 33 of 2008, which was adopted by the Michi-
gan State Legislature to replace the separate township, 
municipal and county planning acts. Public Act 33 of 
2008 gives local units of government the authority to 
plan their community, and states:

“The planning commission shall make and ap-
prove a master plan as a guide for the develop-
ment within the planning jurisdiction.”

The master planning process is cooperative and col-
laborative. Input from the public and various govern-
mental entities are gathered throughout the planning 
process. Public Act 33 requires the Planning Commis-
sion to hold a public hearing before the final adoption 
of a master plan. Also, Public Act 33 requires review 
of a community’s master plan after a five-year period 
but allows for change at any time. However, a public 
hearing is required if the Planning Commission wishes 
to alter or amend their master plan after its original 
adoption. This process offers the Planning Commission 
the opportunity to analyze and address any significant 
changes to the Township that may result in needed 
modifications to the Plan. It also provides the op-
portunity to ascertain progress in implementing the 
goals and policies outlined in the Plan. In addition, the 
process offers an excellent opportunity to enter into 
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communication and collaborative practices with neigh-
boring, as well as regional governing jurisdictions in 
order to promote both greater harmony and increased 
efficiencies.

Purpose
The planning process was designed to involve con-
scious selections of policies and land use choices 
relating to growth and development in a community. 
The 2040 Master Plan serves to promote these policies 
through the following:

1. Provides a general statement of the Township’s 
goals and provides a comprehensive view of 
the community’s preferred future.

2. Serves as the primary policy guide for local of-
ficials when considering zoning, land division, 
capital improvement projects and any other 
matters related to land development. Thus, the 
Master Plan provides a stable and consistent 
basis for decision making.

3. Provides the statutory basis for the Township 
Zoning Ordinance, as required by both the 
Zoning Enabling and Planning Enabling Acts of 
Michigan.

4. Helps to coordinate public improvements and 
private development activities to assure the 
judicious and efficient expenditure of public 
funds.

5. Establishes a common, united set of adopted 
planning policies, goals, objectives, and strate-
gies between the Township Board and the Plan-
ning Commission.

Public Engagement Process

[To be inserted later]
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2040 Master Plan

Genesee County, Michigan

Introduction
The purpose of this examination is to identify 
the characteristics of the population and 
local employment base in order to anticipate 
what opportunities may exist for future land 
use development activities. For example, a 
population comprised primarily of young 
families would indicate a need for multiple-
family dwellings, active recreation areas, 
primary educational facilities, and ample 
employment opportunities. On the other hand, 
a population with significant numbers of 
retirees could suggest a need for senior living 
options, residential care facilities, unique 
recreation facilities and programs, and other 
specialized community services.

The primary sources of information for this 
socioeconomic profile are the decennial census 
reports from the U.S. Census Bureau and 
the American Community Survey. However, 
other sources, such as figures released by 
the Genesee County Metropolitan Planning 
Commission, are also utilized.

Chapter 2:
Socioeconomic

Profile
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In many instances, the figures for Atlas Township are 
compared to regional jurisdictions such as Genesee 
County and the State of Michigan. Additionally, many 
tables include data from the communities that are 
adjacent to Atlas Township as a comparison. These sur-
rounding communities include the Village of Goodrich 
(within Atlas Township), Davison Township (north), 
Hadley Township (east), Groveland Township (south), 
and Grand Blanc Township (west). In most cases and 
where noted, the figures for the Village of Goodrich 
have been separated out from the Atlas Township fig-
ures in order to give a true profile of each community. 

Population Profile

Historical Population Growth
Population growth is an important factor that influenc-
es many land use decisions within a community and 
the larger marketplace. Simply put, if the population of 
an area is growing, there will likely be a need for more 
housing, commerce, industry, parks and recreation, 
public services and facilities, and roads.

Population trends for Atlas Township and its neighbor-
ing communities are presented in Table 1. Although 
Genesee County has experienced an overall decline 
in population since 1970, Atlas Township has expe-
rienced a 173.4 percent increase in population, the 
highest of all studied communities. Atlas Township’s 
high rate of growth is influenced by its shared border 
with Oakland County, the northern portion of which 
has seen significant growth as a result of the sprawl-
ing expansion of the Detroit metropolitan area. Atlas 
Township and all of its surrounding communities have 
experienced a significant population increase from 
1970.

Genesee County as a whole saw a population decrease 
of -8.8 percent between 1970 and 2020. A primary 

reason for the population decline in the county is the 
City of Flint, which decreased in population by 58.3 
percent (approximately 117,000 residents) over this 
time period.

Over the past decade (2010-2020), Atlas Township’s 
population increased from 6,133 to 6,330 or 3.2 per-
cent. This growth rate is higher than Genesee County 
(-4.6 percent) and Michigan (2.0 percent) but is lower 
than several of the surrounding communities. Overall, 
the figures for Atlas Township and the surrounding 
communities indicate a positive trend for continued 
growth.

Population Projections
Table 2 highlights population projections for Atlas 
Township and Genesee County through the year 2040.  
The projection for Atlas Township was prepared by the 
Genesee County Metropolitan Planning Commission 
(GCMPC) using a unique methodology. The GCMPC first 
produced projections at the traffic analysis zone (TAZ) 
level. Then, the TAZ projection was aggregated up to 
the municipal level for all cities, townships, and some 
villages within the County. The projections are based 
on 2010 Census data derived from the 2010 Cen-
sus Transportation Planning Package (CTPP), which 
provided household data information to the TAZ level. 
Building permit data and demolitions, household size, 
and availability for growth were also considered in the 
GCMPC projection. 

Place 1970 1980 % Change 
(70-80) 1990 % Change 

(80-90) 2000 % Change 
(90-00) 2010 % Change 

(00-10) 2020 % Change 
(10-20)

% Change 
(70-20)

Atlas Township 1 2,315 4,096 76.9% 4,635 13.2% 5,904 27.4% 6,133 3.9% 6,330 3.2% 173.4%

Genesee County Communities
Village of Goodrich 774 795 2.7% 916 15.2% 1,353 47.7% 1,860 37.5% 2,022 8.7% 161.2%
Davison Township 8,260 13,708 66.0% 14,671 7.0% 17,722 20.8% 19,575 10.5% 20,434 4.4% 147.4%
Grand Blanc Township 19,229 24,413 27.0% 25,392 4.0% 29,827 17.5% 37,508 25.8% 39,846 6.2% 107.2%

Oakland County Communities
Groveland Township 2,570 4,114 60.1% 4,705 14.4% 6,150 30.7% 5,476 -11.0% 5,912 8.0% 130.0%

Lapeer County Communities
Hadley Township 2,011 3,331 65.6% 3,830 15.0% 4,655 21.5% 4,528 -2.7% 4,547 0.4% 126.1%

Genesee County 445,589 450,449 1.1% 430,459 -4.4% 436,141 1.3% 425,790 -2.4% 406,211 -4.6% -8.8%
Michigan 8,875,083 9,262,078 4.4% 9,295,297 0.4% 9,938,444 6.9% 9,883,640 -0.6% 10,077,331 2.0% 13.5%

Table 1: Population Trends, 1970-2020  

Source: 1970, 1980, 1990, 2000 US Census - SF1; 2010, 2020 US Census - DEC RD (PL 94-171)

1 Atlas Township figures do not include the Village of Goodrich

The GCMPC has provided a detailed projection that 
takes into account building permit data and demoli-
tions, household size, and availability for growth. The 
GCMPC projects that Atlas Township will increase in 
population over the next 20 years to 6,768 residents.
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According to the GCMPC projection, Atlas Township is 
expected to have a total population of 6,768 by the year 
2040, a growth of 6.5 percent from its 2020 popula-
tion. Genesee County is also projected to increase from 
its 2020 population of 406,211 to 423,030 by 2040. 
This would be a reversal of historic population declines 
for Genesee County.

As with all population projections, however, these 
numbers are based on past trends and do not take into 
consideration any significant developments, economic 
occurrences, or changing personal habitation pref-
erences that may occur in the future.  These figures 
should, therefore, be seen only as a preliminary bench-
mark for analysis of future population attributes.

Table 2: Population Projections, 2010-2040

2030 2040
Genesee County Metro Planning Commission 1

Genesee County 425,790 406,211 411,749     423,030  
Atlas Township 2 6,133              6,330           6,412           6,768       

Linear and exponential projection analysis by Wade-Trim

Method 2010 
Population

2020 
Population

Projections

1  GCMPC 2040 Population Projections Methodology Report
2 Atlas Township figures do not include the Village of Goodrich

Table 3: Age Group Comparison, 2020 

 #  %  #  %  #  %  #  % 

Atlas Township 1 5,906 188 3.2% 688 11.6% 768 13.0% 544 9.2%

Genesee County Communities
Village of Goodrich 1,930 124 6.4% 345 17.9% 204 10.6% 93 4.8%
Davison Township 19,225 1,008 5.2% 2,396 12.5% 2,245 11.7% 2,979 15.5%
Grand Blanc Township 36,677 1,846 5.0% 5,353 14.6% 3,795 10.3% 4,578 12.5%

Oakland County Communities
Groveland Township 5,649 280 5.0% 538 9.5% 628 11.1% 534 9.5%

Lapeer County Communities
Hadley Township 4,501 119 2.6% 573 12.7% 615 13.7% 427 9.5%

Genesee County 406,770 23,961 5.9% 51,419 12.6% 51,359 12.6% 49,863 12.3%
Michigan 9,990,411 584,830 5.9% 1,205,795 12.1% 1,346,112 13.5% 1,288,625 12.9%

 #  %  #  %  #  %  #  % 

Atlas Township 1 5,906 461 7.8% 1,188 20.1% 1,000 16.9% 1,069 18.1% 46.3

Genesee County Communities
Village of Goodrich 1,930 297 15.4% 334 17.3% 261 13.5% 272 14.1% 41.8
Davison Township 19,225 2,245 11.7% 2,224 11.6% 2,166 11.3% 3,962 20.6% 38.6
Grand Blanc Township 36,677 4,677 12.8% 4,132 11.3% 5,186 14.1% 7,110 19.4% 41.2

Oakland County Communities
Groveland Township 5,649 731 12.9% 815 14.4% 1,034 18.3% 1,089 19.3% 46.2

Lapeer County Communities
Hadley Township 4,501 458 10.2% 573 12.7% 756 16.8% 980 21.8% 45.7

Genesee County 406,770 47,581 11.7% 53,595 13.2% 58,057 14.3% 70,935 17.4% 40.5
Michigan 9,990,411 1,165,587 11.7% 1,288,586 12.9% 1,398,035 14.0% 1,712,841 17.1% 39.8
1 Atlas Township figures do not include the Village of Goodrich
2020 American Community Survey 5-Year Estimate - S0101

 35 to 44 Years  45 to 54 Years  55 to 64 Years  65 and Over  Median 
Age 

(Years) 
Place

 Total 
Popu-
lation 

Place
 Total 
Popu-
lation 

 Under 5 Years  5 to 14 Years  15 to 24 Years  25 to 34 Years 
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Age Groups
As shown in Table 3, the median age in 2020 for Atlas 
Township was 46.3 years, which is the highest com-
pared to the surrounding communities. Also, Atlas 
Township has a higher median age than both Genesee 
County (40.5) and the State of Michigan (39.8). 

In terms of percentage of the population within cer-
tain age groups, there are some significant findings  
in Table 3. In the under 5 years group, 5 to 14 years 
group, and 35 to 44 years group, Atlas Township ranks 
at or near the bottom when compared to the surround-
ing communities. However, in the age group 15 to 24 
years, Atlas Township is middling. In all age groups 
from 45 to 64, Atlas Township ranks at or near the top. 
Finally, in the 65 and over age group, Atlas Township 
ranks in the middle when compared to surrounding 
communities.

These figures reflect an aging population, where the 
middle-age population is increasing, while fewer young 
families with school-aged children as well as fewer 
young adults live in Atlas Township.

Changes in Age Structure
Data in Table 4 shows the Atlas Township population 
is aging, as the median age rose from 39.3 years to 
46.1 years between 2010 and 2021, an increase of 17.3 
percent. In comparison, the median age for the State 
of Michigan increased by only 3.1 percent during the 
same period.

In terms of the change in total percentage of the 
population by age group, the largest decrease occurred 
in the 35 to 44 age group (-11.1 percentage points), 

Table 4: Age Group Trends, 2010-2021

# % # %
Under 5 Years 253 4.1% 202 3.2% -0.9%
5 to 9 Years 428 7.0% 322 5.2% -1.8%
10 to 14 Years 494 8.0% 455 7.3% -0.7%
15 to 19 Years 658 10.7% 476 7.6% -3.1%
20 to 24 Years 231 3.8% 454 7.3% 3.5%
25 to 34 Years 408 6.6% 504 8.1% 1.5%
35 to 44 Years 1,142 18.6% 465 7.5% -11.1%
45 to 54 Years 1,210 19.7% 1,276 20.5% 0.8%
55 to 59 Years 414 6.7% 496 8.0% 1.3%
60 to 64 Years 385 6.3% 466 7.5% 1.2%
65 to 74 Years 365 5.9% 825 13.2% 7.3%
75 to 84 Years 141 2.3% 244 3.9% 1.6%
85 Years and Over 19 0.3% 49 0.8% 0.5%

Totals 6,148 100.0% 6,234 100.0%

Median Age (Years)

2010, 2021 American Community Survey 5-Year Estimate - S0101

1 Atlas Township figures do not include the Village of Goodrich

39.3

Change in 
Age Group 
Percentage

46.1

2010 2021Atlas Township Age 
Groups 1

followed by the 15 to 19 age group (-3.1 percentage 
points) and 5 to 9 age group (-1.8 percentage points). 
Conversely, the 65 to 74 age group increased the most 
(+7.3 percentage points) followed by the 20 to 24 age 
group (+3.5 percentage points) and 75 to 84 age group 
(+1.6 percentage points). To summarize, the figures 
indicate an increasing share of mature families and a 
decreasing number of young students and young fami-
lies. The data also shows a slow but steady growth of 
the elderly population as life spans increase.

Household Size
The number of persons per household constitutes av-
erage household size. Since the 1970’s, the nationwide 
trend has been a decline in household size. This trend 
has occurred because of a number of reasons which 
include young adults postponing marriage, a declining 
number of children per family, higher divorce rates, 
and a growing number of elderly living alone. This 
trend is expected to continue.

Declining numbers of persons per household often 
are accompanied by an increase in the total number of 
households and demand for new housing units. This is 
often true even in circumstances of negative popula-
tion growth. For example, a population of 1,000 with 
an average of 4 persons per household requires 250 
dwelling units. Following national trends, let’s assume 
that the average persons per household in the com-
munity declines to 3. Even if the community declines 
in population to 900, the smaller household size of 
3 results in the need for 300 dwelling units, 50 more 
units than were required previously.

According to the American Community Survey in 2010, 
a total of 6,148 citizens lived in 2,119  households for 
an average household size of 2.93. In 2020, a total of 
5,906 citizens lived in 2,183 households for an average 
household size of 2.71. This equated to a 7.5 percent 
decrease in average household size. Unfortunately, no 
future household size projections have been published 
for Atlas Township. However, assuming the 7.51 per-
cent decrease continues through 2030 and 2040, the 
average household size in Atlas Township would drop 
to 2.51 in 2030 and reach 2.32 by 2040 (see Table 5). 

Atlas Township’s median age increased by 17.3 
percent between 2010 and 2021. In comparison, 
the State of Michigan’s median age only increased 
by 3.1 percent during this period.
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Household Characteristics
This section examines households in terms of the rela-
tionships among the persons who share a household. 
Household types are broken into family households 
and non-family households. Family households are 
further broken into Married-Couple Households, Male 
Householder with Chilren, and Female Householder 
with Chilren. This information is shown in Table 6 
for Atlas Township, the Village of Goodrich, Genesee 
County and Michigan for 2020. 

Of the 2,174 total households in Atlas Township, 1,906 
or 87.7 percent are family households while only 268 
or 12.3 percent are non-family households. Largely, 
these non-family households are persons living alone.
These figures are in sharp contrast to Goodrich, Gen-
esee County and the State of Michigan who all have 
smaller percentages of family households and higher 
percentages of non-family households. 

Over 95 percent (1,845 out of 1,906) of the family 
households within Atlas Township are married-couple 
families. 

There are 590 households in Atlas Township contain-
ing individuals under 18 years. At 27.1 percent, this 
is the lowest percentage in comparison to Goodrich, 
Genesee County and Michigan. There are 707 house-
holds in Atlas Township containing individuals under 

65 years and over. At 32.5 percent, this is the highest 
percentage in comparison to Goodrich, Genesee County 
and Michigan. 

Economic Profile
Economic characteristics comprise a major part of 
census data. Economic characteristics are important 
because they help determine a community’s viability 
and ability to fuel regional commercial, residential 
and industrial growth. The economic strength of Atlas 
Township is related to the number and type of employ-
ment opportunities in the labor market area as well 
as the level of educational attainment by its residents. 
Within a labor market area, some communities func-
tion as major employment centers while others serve 
primarily as residential communities. According to the 
American Community Survey 5-year Estimates, 3,151 
Atlas Township residents 16 years of age and older 
were in the labor force in 2020. The following text 
identifies educational attainment levels, income levels, 
the industries that employ Atlas Township residents, 
what positions are held, and the wages earned.

Table 5: Persons Per Household Trends and Projections, 1990-2040

Category 1990 2000 2010 2020 % Change 
2010-2020

2030 
Projection 2

2040 
Projection 2

Persons Per Household 1 3.20 3.01 2.93 2.71 -7.51% 2.51 2.32

1990, 2000 US Census - SF1; 2010, 2020 American Community Survey 5-Year Estimate - DP02

1 Atlas Township figures do not include the Village of Goodrich
2 Based on rate of change between 1990 and 2020

Table 6: Household Characteristics, 2020 

# % # % # % # %
Total Households 2,174 100.0% 684 100.0% 170,581 100.0% 3,980,408 100.0%

Family Households 1,906 87.7% 499 73.0% 108,430 63.6% 2,526,437 63.5%
Married-Couple Households 1,845 84.9% 410 59.9% 71,247 41.8% 1,865,163 46.9%
Male householder, With Children 42 1.9% 2 0.3% 10,594 6.2% 190,513 4.8%
Female Household, With Children 19 0.9% 87 12.7% 26,589 15.6% 470,761 11.8%

Non-Family Households 268 12.3% 185 27.0% 62,151 36.4% 1,453,971 36.5%

Households with Individuals Under 18 Years 590 27.1% 253 37.0% 49,406 29.0% 1,124,891 28.3%
Households with Individuals 65 Years and Over 707 32.5% 161 23.5% 53,370 31.3% 1,224,122 30.8%
1 Atlas Township figures do not include the Village of Goodrich

2020 American Community Survey 5-Year Estimate - S1101

Household Characteristic
Atlas Township1 Village of Goodrich Genesee County Michigan



Atlas Township 2040 Master Plan 10

Educational Attainment
Educational attainment is an important factor in ana-
lyzing the capabilities of the local work force and the 
economic vitality of the community. The educational 
attainment of the citizens plays a role in determining 
the types of employment industries that are suitable or 
necessary.

Data in Table 7 shows the educational attainment of 
the residents of Atlas Township, surrounding com-
munities, Genesee County, and the State of Michigan. 
The data shows the percentage of citizens (age 25 and 
older) that have achieved the educational level of high 
school graduate (or higher) and those that have ob-
tained their bachelor’s degree (or higher).

In terms of the high school graduate percentage, Atlas 
Township is higher than all of the surrounding commu-
nities at 99.4 percent. Genesee County and the State of 
Michigan have lower percentages at 90.9 percent and 
91.3 percent, respectively.

When compared to the surrounding communities, 
Atlas Township, at 42.0 percent, has the highest per-
centage of citizens (age 25 and older) who have earned 
a bachelor’s degree or higher. Genesee County, at 21.5 
percent, and the State, at 30.0 percent are much lower 
than Atlas Township.

Table 7: Educational Attainment: 2020 

Place
Percent High 

School Graduate 
or Higher 2

Percent 
Bachelor's 

Degree or Higher 
2

Atlas Township 1 99.4% 42.0%

Genesee County Communities
Village of Goodrich 95.4% 32.2%
Davison Township 93.1% 21.6%
Grand Blanc Township 95.1% 41.8%

Oakland County Communities
Groveland Township 94.2% 31.8%

Lapeer County Communities
Hadley Township 97.5% 30.6%

Genesee County 90.9% 21.5%
Michigan 91.3% 30.0%
1 Atlas Township figures do not include the Village of Goodrich
2 Percent of the population 25 years and over.
2020 American Community Survey 5-Year Estimate - S1501

Income Characteristics
Studying income and poverty levels is a good way to 
measure the relative economic health of a community. 
Three measures of income (median household, median 
family, and per capita) are recorded by the American 
Community Survey. Household income is a measure 
of the total incomes of the persons living in a single 
household. Family income is a measure of the total in-
comes of a family unit. Family income does not include 
non-family units, such as single persons living alone, 
and for this reason is usually higher than household 
income. Per capita income is a measure of the incomes 
of every citizen of an area. Because per capita income 
is based on all individuals, they are much lower than 
family or household incomes.

Table 8: Income and Poverty, 2010-2020

2010 2020 % Change 2010 2020 % Change 2010 2020 % Change 2010 2020

Atlas Township 95,063$     100,889$   6.1% 96,195$     106,740$   11.0% 34,564$   41,316$  19.5% 4.2% 5.0%

Genesee County Communities
Village of Goodrich 74,955$      85,667$      14.3% 85,833$      100,521$    17.1% 30,674$    38,683$   26.1% 7.8% 3.6%
Davison Township 48,286$      54,451$      12.8% 60,186$      75,881$      26.1% 25,163$    33,502$   33.1% 10.4% 9.4%
Grand Blanc Township N/A 69,743$      N/A 83,316$      N/A 39,070$   N/A 8.3%

Oakland County Communities
Groveland Township 78,560$      97,895$      24.6% 85,857$      112,045$    30.5% 28,570$    43,854$   53.5% 10.7% 6.3%

Lapeer County Communities
Hadley Township 75,421$      81,454$      8.0% 77,798$      93,365$      20.0% 32,095$    43,745$   36.3% 10.7% 4.7%

Genesee County 43,483$      50,269$      15.6% 54,072$      62,084$      14.8% 22,458$    28,696$   27.8% 18.1% 18.0%
Michigan 48,432$      59,234$      22.3% 60,341$      75,470$      25.1% 25,132$    32,854$   30.7% 14.8% 13.7%

2010, 2020 American Community Survey 5-Year Estimate - S1701, S1902, S1903; 2010 American Community Survey 5-Year Estimate - B17001

1 All individuals for whom poverty status is determined.

Place
Median Household Income Median Family Income Per Capita Income

Percent Below 
Poverty Level 1

Atlas Township has the highest high school gradu-
ate percentage (99.4 percent) and bachelor’s 
degree holder percentage (42.0) of all adjacent 
municipalities, Genesee County and the State.
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ployed. For instance, two sales persons may be present 
in the “Sales and Office Occupations” category of the 
employment by occupation table, but may be employed 
in two different fields. That is, a sales person in the 
manufacturing industry and a sales person in the real 
estate trade would be categorized within those differ-
ent classifications in the employment by industry table. 

Employment data by occupation for Atlas Township 
and surrounding areas are detailed in Table 9. Based 
on income data, we can expect to find most persons in 
Atlas Township employed in professional or manage-
ment positions. This is the case. Management, busi-
ness, science, and arts occupations are the number one 
employer of residents (civilian population 16 years and 
over) in Atlas Township at 54.1 percent. Production, 
transportation and material moving occupations em-
ploy 14.8 percent of the population, followed by Sales 
and office occupations (13.1 percent), service occupa-
tions (9.0 percent) and natural resources, construction, 
and maintenance occupations (8.9 percent).

Employment data by industry for the Township and 
surrounding areas are detailed in Table 10. Again, 
Atlas is similar in the industry of employment of its 
residents to those of surrounding communities. The 
three largest industry classifications for Atlas Town-
ship include educational, health and social services 
(24.7 percent), manufacturing (20.7 percent), and 
construction (9.0 percent).

Data in Table 8 reveal incomes and poverty levels 
for Atlas Township and surrounding communities 
between 2010 and 2020. As of 2020, Atlas Township 
has the highest median household income ($100,889) 
in comparison to the village, surrounding townships, 
Genesee County and Michigan. Similarly, Atlas Town-
ship’s median family income ($106,740) is lower only 
than Groveland Township while its per capita income 
($41,316) is lower only than Groveland Township and 
Hadley Township. These are positive indicators of eco-
nomic health in Atlas Township. 

Table 8 also shows that Atlas Township increased in 
all three income categories between 2010 and 2020. 
However, the percentage increase for Atlas Township 
in all three categories was the lowest of all entities 
compared in the table.  

For Atlas Township, the poverty level rose slightly 
from 4.2 percent in 2010 to 5.0 percent in 2020. All 
other surrounding communities saw the poverty level 
decrease. However, at 5.0 percent, Atlas Township’s 
poverty level is comparable to the surrounding munici-
palities and much lower than Genesee County and the 
State of Michigan.

Employment by Occupation and Industry
Employment by occupation and employment by 
industry are two related, yet individually significant 
indicators of community welfare. Employment by oc-
cupation describes the trades and professions in which 
Township residents are employed, such as a manager 
or salesperson. Employment by industry specifies the 
field in which that manager or sales person is em-

Table 9: Employment by Occupation, 2020 

# % # % # % # % # %

Atlas Township 1 3,151 1,706 54.1% 285 9.0% 414 13.1% 281 8.9% 465 14.8%

Genesee County Communities
Village of Goodrich 849 331 39.0% 130 15.3% 210 24.7% 74 8.7% 104 12.2%
Davison Township 9,683 3,974 41.0% 1,695 17.5% 1,441 14.9% 657 6.8% 1,916 19.8%
Grand Blanc Township 17,100 7,809 45.7% 2,513 14.7% 3,779 22.1% 769 4.5% 2,230 13.0%

Oakland County Communities
Groveland Township 2,864 1,324 46.2% 327 11.4% 564 19.7% 298 10.4% 351 12.3%

Lapeer County Communities
Hadley Township 1,974 966 48.9% 218 11.0% 289 14.6% 197 10.0% 304 15.4%

Genesee County 171,063 56,384 33.0% 33,051 19.3% 35,783 20.9% 14,077 8.2% 31,768 18.6%
Michigan 4,658,357 1,752,147 37.6% 805,030 17.3% 962,900 20.7% 366,692 7.9% 771,588 16.6%

2020 American Community Survey 5-Year Estimate - S2401

1 Atlas Township figures do not include the Village of Goodrich

Sales and Office 
Occupations

Natural Resources, 
Construction, and 

Maintenance 
Occupations

Production, 
Transportation, 

and Material 
Moving 

Occupations
Place

Employed 
Civilian 

Population 
16 Years and 

Over

Management, 
Business, Science, 

and Arts 
Occupations

Service 
Occupations
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Lifestyle Preferences
Various commercial data services including ESRI 
Business Information Systems© provide demographic 
analyses that identify certain lifestyle characteristics 
from traditional demographic data. These analyses go 
beyond income, age and employment and assess the 
lifestyle characteristics of populations and address 
subjects like housing type preferences, ownership 
preferences, family associations and lifestyle charac-
teristics. The ESRI version, “Community Tapestry,” uses 
a segmentation system to divide and group consumer 
markets within the United States.

ESRI Community Tapestry System
Segmentation systems operate on the theory that peo-
ple with similar tastes, lifestyles, and behaviors seek 
others with the same tastes. These behaviors can be 

measured, perdicted and targeted. The ESRI Commu-
nity Tapestry system combines the “who” of lifestyle 
demography with the “where” of local neighborhood 
geography to create a model of various lifestyle classifi-
cations or segments at the neighborhood level.1

Based on the foundation of proven segmentation meth-
odology introduced more than 40 years ago, ESRI’s 
Community Tapestry system classifies the United 
States into 67 Lifestyle Segments. Each neighborhood 
is analyzed and sorted by more than 60 attributes 
including income, employment, home value, housing 
type, education, household composition, age, and other 
key determinants of consumer behavior. To provide a 
broader view of the lifestyle segments, ESRI combined 
them into 14 LifeMode Groups based on lifestyle and 
life-stage composition. Further, ESRI combined the life-

# % # % # % # % # % # % # %
Atlas Township 1 3,151 22 0.7% 283 9.0% 653 20.7% 69 2.2% 282 8.9% 148 4.7% 17 0.5%

Genesee County Communities
Village of Goodrich 849 8 0.9% 69 8.1% 172 20.3% 9 1.1% 81 9.5% 9 1.1% 10 1.2%
Davison Township 9,683 285 2.9% 480 5.0% 1,795 18.5% 183 1.9% 1,169 12.1% 349 3.6% 113 1.2%
Grand Blanc Township 17,100 44 0.3% 645 3.8% 3,042 17.8% 239 1.4% 1,909 11.2% 642 3.8% 180 1.1%

Oakland County Communities
Groveland Township 2,864 20 0.7% 209 7.3% 844 29.5% 56 2.0% 285 10.0% 36 1.3% 0 0.0%

Lapeer County Communities
Hadley Township 1,974 47 2.4% 119 6.0% 579 29.3% 50 2.5% 186 9.4% 55 2.8% 45 2.3%

Genesee County 171,063 1,014 0.6% 10,053 5.9% 29,800 17.4% 3,573 2.1% 22,962 13.4% 7,687 4.5% 1,979 1.2%
Michigan 4,658,357 52,798 1.1% 257,038 5.5% 845,163 18.1% 110,651 2.4% 499,752 10.7% 207,259 4.4% 62,541 1.3%

# % # % # % # % # % # %
Atlas Township 1 3,151 116 3.7% 240 7.6% 777 24.7% 218 6.9% 115 3.6% 211 6.7%

Genesee County Communities
Village of Goodrich 849 99 11.7% 73 8.6% 160 18.8% 68 8.0% 34 4.0% 57 6.7%
Davison Township 9,683 438 4.5% 658 6.8% 2,703 27.9% 824 8.5% 477 4.9% 209 2.2%
Grand Blanc Township 17,100 863 5.0% 2,118 12.4% 4,716 27.6% 1,270 7.4% 900 5.3% 532 3.1%

Oakland County Communities
Groveland Township 2,864 188 6.6% 353 12.3% 450 15.7% 246 8.6% 105 3.7% 72 2.5%

Lapeer County Communities
Hadley Township 1,974 111 5.6% 136 6.9% 355 18.0% 127 6.4% 75 3.8% 89 4.5%

Genesee County 171,063 8,131 4.8% 14,277 8.3% 42,822 25.0% 15,705 9.2% 8,228 4.8% 4,832 2.8%
Michigan 4,658,357 260,053 5.6% 451,320 9.7% 1,089,747 23.4% 427,660 9.2% 213,577 4.6% 160,798 3.5%
1 Atlas Township figures do not include the Village of Goodrich
2020 American Community Survey 5-Year Estimate - S2403

Place
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Civilian 

Pop-ulation 
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and Over

Information

Finance, 
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Management 
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(Except Public 

Administration)

Public 
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Table 10: Employment by Industry, 2020

Place

Employed 
Civilian 

Pop-ulation 
16 Years 
and Over

Agriculture, 
Forestry, 

Fishing and 
Hunting, and 

Mining

Construction Manufacturing Wholesale 
Trade Retail Trade

Transportation 
and 

Warehousing, 
and Utilities
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style segments into 6 Urbanization Summary Groups 
based on geographic characteristics.2 

Lifestyle Segments
Data in Table 11 provides a breakdown of the lifestyle 
segments and corresponding lifemode groups and 
urbanization groups by percentage of households for 
Atlas Township, the Village of Goodrich and Genesee 
County. Of the 67 lifestyle segments in the United 
States, 29 are found in Genesee County while only 
three are found within Atlas Township: Savvy Subur-
banites, Green Acres, and Workday Drive. The Savvy 
Suburbanites segment, comprising 41.3 percent of all 
households, is the larger of the three segments within 
the Township. There is only one segment found within 
the Village of Goodrich: Workday Drive; this segment 
comprises 100 percent of Village households. Within 
the County as a whole, a total of  29 segments are 
found, showcasing the diversity of people and varying 
environments within the County.

A detailed description of the three lifestyle segments 
within Atlas Township follows.

Savvy Suburbanites
Savvy Suburbanites residents are well educated, well 
read, and well capitalized. Families include empty nest-
ers and empty nester wannabes, who still have adult 
children at home. Located in older neighborhoods out-
side the urban core, their suburban lifestyle includes 
home remodeling and gardening plus the active pursuit 
of sports and exercise. They enjoy good food and wine, 
plus the amenities of the city’s cultural events.

This group lives in established neighborhoods (most 
built between 1970 and 1990) found in the suburban 
periphery of large metropolitan markets. They’re typi-
cally married couples with no children or older  chil-
dren; average household size is 2.85. 91% are owner 
occupied; 66% are mortgaged . Primarily single-family 
homes, with a median value of $362,900. Low vacancy 
rate at 3.8%

Residents prefer late model, family-oriented vehicles: 
SUVs, minivans, and station wagons. Gardening and 
home remodeling are priorities, usually DIY. Riding 
mowers and  power tools are popular, although they 
also hire contractors for the heavy lifting. There is 
extensive use of housekeeping and personal care ser-
vices. Foodies: They like to cook and prefer natural or 
organic products. These investors are financially active, 
using a number of resources for informed investing. 
They are not afraid of debt; many households carry 
first and second mortgages, plus  home equity credit 
lines. Physically fit, residents actively pursue a num-

ber of sports, from skiing to golf, and  invest heavily in 
sports gear and exercise equipment.

Green Acres
The Green Acres lifestyle features country living and 
self-reliance. Avid do-it-yourselfers, they maintain and 
remodel their homes with all the necessary power 
tools to accomplish the jobs. Gardening, especially 
growing vegetables, is a priority, again with the right 
tools, tillers, tractors, and riding mowers. Outdoor 
living features a variety of sports: hunting and fishing, 
motorcycling, hiking and camping, and even golf. 

This large segment is concentrated in rural enclaves in 
metropolitan areas. Primarily (not exclusively) older 
homes with acreage; new housing growth in the past 
15 years. They most commonly live in single-family, 
owner-occupied housing, with a median value of 
$235,500. An older market, primarily married  couples, 
most with no children.

Purchasing choices reflect Green Acres residents’ coun-
try life, including a variety of vehicles, from trucks and 
SUVs to ATVs and motorcycles, preferably late model. 
Homeowners favor DIY home improvement projects 
and gardening. Media of choice are provided by satel-
lite service, radio, and television, also with an emphasis 
on country and home and garden. Green Acres resi-
dents pursue physical fitness vigorously, from working 
out on home exercise equipment to playing a variety of 
sports. Residents are active in their communities and 
a variety of social organizations, from  charitable to 
veterans’ clubs.

Workday Drive
Workday Drive is an affluent, family-oriented market 
with a country flavor. Residents are partial to new 
housing away from the bustle of the city but close 
enough to commute to professional job centers. Life 
in this suburban wilderness offsets the hectic pace of 
two working parents with growing children. They favor 
time-saving devices, like banking online or housekeep-
ing services, and family-oriented pursuits.

Workday Drive residents prefer the suburban periph-
ery of metropolitan areas. Predominantly single family, 
homes are in newer neighborhoods, 34% built in the 
1990s, 31% built since 2000. Owner-occupied homes 
have high rate of  mortgages at 68% and low rate  
vacancy at 4%. Median home value is $257,400. Most 
households are married couples with children; aver-
age household size is 2.97. Most households have two 
or three vehicles; long travel time to work including a 
disproportionate number commuting from a different 
county.



Atlas Township 2040 Master Plan 14

Table 11: Lifestyle Segments by Percent of Households

Lifestyle Segment Urbanization Group
41.3% 0.0% 2.2%

Savvy Suburbanites Suburban Periphery 41.3% - 2.2%
34.6% 0.0% 21.4%

Green Acres Rural 34.6% - 5.3%
Salt of the Earth Rural 11.6%
Heartland Communities Semirural - - 4.5%

24.2% 100.0% 6.7%
Workday Drive Suburban Periphery 24.2% 100.0% 3.4%
Home Improvement Suburban Periphery - - 0.4%
Middleburg Semirural - - 2.9%

0.0% 0.0% 20.4%
Comfortable Empty Nesters Suburban Periphery - - 11.4%
In Style Metro Cities 0.3%
Rustbelt Traditions Urban Periphery 5.1%
Midlife Constants Suburban Periphery - - 3.6%

0.0% 0.0% 25.9%
Family Foundations Urban Periphery - - 2.6%
Traditional Living Metro Cities 12.8%
Small Town Sincerity Semirural 3.1%
Modest Income Homes Urban Periphery - - 7.4%

0.0% 0.0% 7.2%
Bright Young Professionals Urban Periphery - - 1.8%
Old and Newcomers Metro Cities - - 0.5%
Hometown Heritage Metro Cities - - 4.9%

0.0% 0.0% 6.4%
Young and Restless Metro Cities - - 2.3%
Set to Impress Metro Cities - - 1.7%
City Commons Metro Cities - - 2.4%

0.0% 0.0% 4.1%
Southern Satellites Rural - - 0.9%
Rooted Rural Rural - - 0.3%
Down the Road Semirural 2.1%
Rural Bypasses Rural - - 0.8%

0.0% 0.0% 5.2%
Senior Escapes Semirural - - 1.1%
Retirement Communities Metro Cities - - 2.6%
Social Security Set Metro Cities - - 1.5%

0.0% 0.0% 0.5%
Up and Coming Families Suburban Periphery - - 0.5%

Midtown Singles

Rustic Outposts

Sprouting Explorers

ESRI Community Tapestry Data.

Family Landscapes

GenXurban

Hometown

Middle Ground

Senior Styles

LifeMode Group Atlas 
Township

Village of 
Goodrich

Genesee 
County

Affluent Estates

Cozy Country Living

Most households own at least two vehicles; the most 
popular types are minivans and SUVs. Family-oriented 
purchases and activities dominate, like four plus televi-
sions, movie purchases or rentals, children’s apparel 
and toys, and visits to theme parks or zoos. Outdoor 
activities and sports are characteristic of life in the sub-
urban periphery. They attend sporting events, as well 
as participate in them like bicycling, jogging, golfing, 
and boating. Home maintenance services are frequent-
ly contracted, but these families also like their  gardens 
and own the tools for minor upkeep, like lawn mowers, 
trimmers, and blowers.

Footnotes:

1. Community Tapestry Handbook. ESRI. 2023.

2. Ibid.
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2040 Master Plan

Genesee County, Michigan

Introduction
The rational application of the planning process 
in the preparation of the Future Land Use Plan is 
possible only when there is a clear understanding 
of existing conditions and relationships between 
land uses. Knowledge of existing land development 
furnishes the basic information by which decisions 
can be made concerning proposals for future 
residential, commercial, industrial, and public land 
use activities.

The existing land use analysis will also serve 
as a ready reference for the Township in its 
consideration of everyday problems in land use 
management and public improvement proposals.

Chapter 3:
Existing

Land Use
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Methodology
The starting point for the update of existing land use 
was the map prepared for the 2008 Atlas Township 
Master Plan. With 2022 aerial photography and build-
ing permit records as guides, staff worked during the 
early months of 2023 to mark-up the original land use 
map for revisions. The 2008 existing land use data and 
the 2023 revisions were created using ArcMap GIS 
software and integrated into a new existing land use 
map utilizing up-to-date parcel information (see Map 
1, Existing Land Use).

Each parcel of property in the Township has been 
categorized in accordance with a predetermined land 
use classification system that is compatible with the 
Michigan Land Cover/Use Classification System devel-
oped by the State of Michigan, Department of Natural 
Resources (MDNR). A total of six existing land use 
categories were utilized in 2008 and have been main-
tained for this 2023 analysis. 

In preparing the 2023 existing land use map, a “10 acre 
rule” was employed. For all properties 10 acres in size 
or less, the entire extent of the property was coded a 
particular designation to reflect the primary land use, 
such as single-family residential, regardless if the home 
site only occupied a smaller area within the parcel. 
However, for properties greater than 10 acres in size, 
the extent of the various uses were noted to reflect the 
actual limits of that particular use within the larger 
parcel. For example, on a 20 acre agricultural parcel 
with a small homestead, the homestead site is shown 
as single-family residential while the remainder of 
the parcel is coded vacant/agricultural/rights-of-way. 
Color aerial photography from 2022 was utilized as a 

reference to determine the extent of the various uses 
within parcels greater than 10 acres in size.

Land Use Change, 2008-2023
Data in Table 12 provides a summary of the existing 
land use categories and corresponding acreages within 
Atlas Township for 2023, as well as the same informa-
tion from 2008 for comparison. The table is effective in 
showing the general land use trends in Atlas Township.

As evidenced by Table 12 data, the overall land use 
distribution within Atlas Township has changed 
somewhat over the last fifteen years, but is still domi-
nated by single family residential, agricultural and 
open space land uses. In absolute acreage, the big-
gest change occurred in the vacant/agricultural/road 
rights-of-way category, which declined by over 400 
acres from 12,856.11 in 2008 to 12,445.77 in 2023. 
This loss was largely replaced by an increase in single 
family acreage from 7,681.42 acres in 2008 to 8,083.41 
acres in 2023.

In terms of the rate of change, the commercial cat-
egory grew the most at a rate of 13.8 percent, which 
increased by roughly 8 acres, from 57.73 in 2008 to 
65.67 in 2023. In contrast, the vacant/agricultural/
rights-of-way category decreased by about 3 percent.

The clear trend in the Township over the past twenty 
years has been a reduction of open and agricultural 
lands and an increase of urban lands, particularly 
single family residential.

Table 12: Atlas Township Existing Land Use, 2008-2023

Acres Percent of 
Total Acres Percent of 

Total Acres Percent

Single Family Residential 7,681.42 35.7% 8,083.41 37.5% 401.99 5.2%
Multiple Family Residential 0.00 0.0% 0.00 0.0% 0.00 n/a
Commercial 57.73 0.3% 65.67 0.3% 7.94 13.8%
Industrial 49.40 0.2% 49.42 0.2% 0.02 0.0%
Public/Semi-Public 356.72 1.7% 356.88 1.7% 0.16 0.0%
Utility/Utility Corridor 527.22 2.4% 527.45 2.4% 0.23 0.0%
Vacant/Agricultural/Road Rights-of-Way 12,856.11 59.7% 12,445.77 57.8% -410.34 -3.2%

TOTALS 21,528.60 100.0% 21,528.60 100.0%
Source: 2008, 2023 Land Use Updates, Atlas Township.

Land Use
2008 2023 Change 2008-2023
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Land Use Classifications
Map 1, Existing Land Use, shows the distribution of 
land use within Atlas Township. A description of the six 
land use classifications and their general distribution 
within the Township is provided below.

Single Family Residential
This category includes one family detached dwelling 
units, two family duplex dwelling units, trailers and 
mobile homes outside of designated mobile home 
parks, and accessory buildings such as garages that are 
related to these units. It also includes farmsteads and 
related agricultural buildings located near the princi-
pal dwelling.

Single family residential land use presently occupies 
8,083.41 acres of land which accounts for about 37.5 
percent of the total Township area. Residential use is 
generally located along major roads, on section line 
plats, or on large lots. Many of the large lot home sites 
are the result of the division of larger agricultural 
parcels utilizing the “exempt-split” option of the Land 
Division Act. However, numerous large lot subdivisions 
and site condominium projects have been developed 
within the Township, which, in combination with other 
large residential lots, create a rural estate-like atmo-
sphere. 

Multiple Family Residential
This category includes any parcel that is occupied by 
three or more dwelling units such as attached town-
homes, stacked ranches, apartment complexes, and 
senior housing along with any related accessory struc-
tures such as shared recreation facilities.

No multiple family residential use is found in Atlas 
Township as of 2023.

Commercial
This classification may include convenience, compari-
son or general commercial uses as well as office uses.

Land areas consisting of relatively compact groups of 
stores and/or services which satisfy the day-to-day 
shopping needs of residents are considered conve-
nience commercial uses. Uses included in this cat-
egory are food, hardware, personal services, and other 
convenience-type establishments.

Comparison commercial uses are those containing a 
single structure or group of structures having a large 
amount of floor space and a variety of commercial and 
service establishments which offer major products or 
services less frequently needed, but which a customer 
usually comparison shops before buying. Often, these 
uses are found in a community or regional shopping 
center. Commercial uses included in this category are 
general merchandise, apparel and accessories, furni-
ture and appliances, and other comparison-type com-
mercial establishments.

Uses included in the general commercial category are 
lumber, building materials, eating and drinking estab-
lishments, automotive dealers, and gasoline service 
stations. These uses do not require location in a shop-
ping center; rather, they benefit by a location on a 
major thoroughfare permitting good access.

A total of 65.67 acres of commercial land use currently 
exists, accounting for 0.3 percent of the Township. 
Convenience commercial uses include the Last Chance 
Party Store located at the northeast corner of Hill 
Road and M-15. Comparison commercial uses include 
a hardware store and other uses at Gale and Perry 
Roads, adjacent to Atlas Millpond.

General commercial uses include Porter’s Orchard on 
Hegel Road.

Industrial
Included in this category are warehouses, processing 
facilities, and manufacturing and non-manufacturing 
uses which are primarily industrial in nature. It may 
include land areas with or without buildings where 
raw or semi-finished materials are fabricated or those 
using or storing raw materials for primary production. 
Typical uses include warehouses, lumberyards, junk 
yards, fabrication establishments, collision shops, or 
industrial printing concerns.

There are 49.42 acres of land used for industrial pur-
poses, accounting for 0.2 percent of the Township. This 
figure includes Burkland Incorporated and PolyFlex 
Products Incorporated on the west side of M-15 at the 
western terminus of Coolidge Road and intersection of 
Perry Road, respectively.

In absolute acreage, the biggest change occurred 
in the vacant/agricultural/road rights-of-way 
category, which declined by over 400 acres from 
12,856.11 in 2008 to 12,445.77 in 2023. This loss 
was largely replaced by an increase in single 
family acreage from 7,681.42 acres in 2008 to 
8,083.41 acres in 2023.
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Public/Semi-Public
Public land includes those properties owned by public 
entities and reserved for use by the public for cultural, 
assembly, educational, civic and recreational purposes. 
Such uses include parks, schools, government facilities 
and emergency facilities. Semi-public land includes pri-
vately owned properties which are generally available 
to the public for educational, religious, fraternal, and 
cultural activities. Such uses include private schools, 
churches, golf courses, and clubs.

There are 356.88 acres of land in public and semi-
public use, accounting for 1.7 percent of the Township. 
Public and semi-public uses include the Atlas Township 
Hall, Goodrich High School, Goodrich Middle School, 
Oaktree Elementary School, Grand Blanc Huntsman’s 
Club, Goodrich Lion’s Club, Atlas Valley Golf Course, 
and several churches.

Utility/Utility Corridor
Properties owned by utility providers, such as gas, 
electric, telephone and cable companies is included in 
this category. Examples are power line corridors and 
electric substations. In total, lands in this category 
comprise 527.45 acres or 2.4 percent of the Township.

Vacant/Agricultural/Rights-of-Way
Open spaces and vacant lands, including water bodies, 
are included within this category. Additionally, all agri-
cultural lands in the Township, such as cropland, fallow 
land, pasture, orchards and vineyards are included. 
Finally, all dedicated road rights-of-way are included in 
this category.

This category still represents the largest amount of 
land area in the Township, comprising 12,445.77 acres 
or 57.8 percent. Much of this acreage is utilized for 
farming purposes. Typical crops cultivated in Atlas 
Township include corn, beans, wheat, and alfalfa. Pas-
ture areas and horse farms, including paddock areas, 
are also found within the Township. Open spaces and 
vacant lands, including environmentally significant 
woodlands and wetlands, also comprise a significant 
amount of land within this category.

Public Act 116 Farmland
Information provided by the Michigan Department of 
Agriculture indicates that 14 tracts of agricultural land 
in Atlas Township, totaling approximately 759 acres, 
are registered under the provisions of Part 361, Farm-
land and Open Space Preservation, of the Natural Re-
sources and Environmental Protection Act, Public Act 
451 of 1994. However, this program is more commonly 
known as Public Act 116 or simply “PA 116.” The pro-

gram is designed to preserve farmland and open space 
through agreements that restrict development, and 
provide tax incentives for program participation. The 
act enables a farm owner to enter into a Development 
Rights Agreement with the State, which ensures that 
the land remains in agricultural use for a minimum of 
10 years, and is not developed for any non-agricultural 
use. In return for maintaining the land in agricultural 
use, the landowner may be entitled to certain income 
tax benefits, and the land is not subject to special as-
sessments for sanitary sewer, water, lights or non-farm 
drain projects.1

The locations of properties in Atlas Township cur-
rently enrolled in the PA 116 are shown on Map 1. A 
particular concentration of these properties are found 
southwest of the Village of Goodrich, while others are 
scattered throughout the Township.

Footnotes:

1. Farmland Agreements, Enrollment, Eligibility & Benefits. The 
Farmland & Open Space Preservation Program (PA 116). Michigan 
Department of Agriculture.
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Introduction
The development of land, including the excavation, 
fill, cleaning, grading, and construction that can 
occur on a site can significantly impact the natural 
environment. Special attention must be given to 
environmentally sensitive areas.

Environmentally sensitive areas can be defined as 
land areas whose destruction or disturbance will 
immediately affect the life of the community by 
either: 1) creating hazards such as flooding; or 2) 
destroying important resources such as wetlands 
and wood lots; or 3) wasting important productive 
lands and renewable resources. 

The purpose of this chapter, therefore, is twofold. 
First, this study determines land most suitable 
for development, which would require the least 
development costs and provide the maximum 
amenities without having adverse effects on 
existing natural systems. Secondly, this report will 
help identify lands most suitable for recreation/
conservation.

Chapter 4:
Natural 

Features 
Assessment
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The significant natural features of Atlas Township are 
presented below. Significant natural features are those 
surface characteristics that serve to “shape the com-
munity,” in some instances discouraging development, 
and in others attracting particular land use activities. 
The first of these to be examined is topography.

Topography
The topography of Atlas Township is gently rolling to 
hilly with a few steep or rugged areas. Land elevations 
range from a height of 972 feet above sea level, near 
the intersection of Horton and Jossman Roads, to a low 
of 810 feet above sea level along Kearsley Creek at the 
northern Township limit (see Map 2, Topography).

As evidenced by those areas where the 10 foot contour 
lines are close together, steeper grade changes are 
scattered around the Township; for example, south of 
Shinanguag Lake and along Atlas Road. Rugged topog-
raphy presents many challenges to developers wanting 
to take advantage of this terrain, as development costs 
are considerably higher. Such areas should only be de-
veloped with caution in regard to erosion and drainage 
problems that might affect adjacent properties.

Major Bodies of Water
There are several lakes within the governmental limits 
of Atlas Township. Larger lakes include Shinanguag 
Lake (238 acres), Atlas Mill Pond (51 acres), Gale Lake 
(15 acres), Seeley Lake (13 acres), Cummings Lake (6 
acres) and Kuhn Lake (2 acres). 

Besides their obvious aesthetic and recreational bene-
fits, lakes serve as natural retention areas for stormwa-
ter runoff, act as a groundwater recharge resource, and 
also tend to moderate the microclimate in proximity to 
its shores. Protection of these natural assets should be 
given high priority in future land use planning deci-
sions.

Hydrology and Soils
Surface drainage in Atlas Township is accomplished by 
a system of natural drainage ways and creeks. Included 
is Cummings Drain, Thread Creek, Zimmerman Creek, 
Branch Creek, Kearsley Creek, Hoyle Drain, Hasler 
Creek, and Raddison Drain. Their locations are illus-
trated on Map 3, Soil Drainage Characteristics.

Several areas of the Township, particularly along these 
watercourses, are prone to flooding during major wet 
weather events, posing significant risks to develop-
ment. Therefore, the economic gain from floodplain 
development must be carefully balanced against the re-

sulting increase in flood hazards. To minimize the dev-
astating consequences of flooding and to address the 
need for flood insurance, the United States Congress 
established the National Flood Insurance Program 
(NFIP) in 1968. The goals of the program are twofold: 
to protect communities from potential flood damage 
through floodplain management and to provide people 
with flood insurance.1 

The Federal Emergency Management Agency (FEMA) 
has developed flood insurance rate maps for most com-
munities including Atlas Township to determine flood 
risk as part of the NFIP. In communities that participate 
in the NFIP, all homeowners in high-risk areas (those 
areas within the 100-year flood zone) are required to 
get flood insurance in order to obtain a loan from a 
federally regulated lender. These high-risk areas have a 
26 percent chance of flooding over the life of a 30-year 
mortgage, or roughly a 1 percent chance of occurance 
in any given year.2 The limits of the 100-year flood zone 
within Atlas Township are included on Map 3. Almost 
all of these areas are found along the drainage courses 
listed above. These areas should be considered as can-
didates for recreation-conservation uses due to their 
flood zone limitations.

Soil drainage characteristics are presented on Map 
3. Soil drainage refers to the conditions of frequency 
and duration of periods of saturation or partial satura-
tion that existed during the development of the soil, 
as opposed to altered drainage, which is commonly 
the result of artificial drainage or irrigation but may 
be caused by the sudden deepening or channels or the 
blocking of drainage outlets.3 Five different classes of 
natural drainage are recognized: well drained, moder-
ately well drained, somewhat poorly drained, poorly 
drained and very poorly drained, with the following 
definitions.

• Well-drained soils are permeable and nearly 
free from mottling (a coloring indication of 
poor aeration and lack of drainage).

• Moderately well drained soils commonly have 
a slowly permeable layer in or immediately 
beneath the solum (upper part of a soil profile).

The majority of soils (nearly 60%) in Atlas Town-
ship are well drained, indicating that no major 
limitations to development or agricultural produc-
tion are likely to be present.
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• Somewhat poorly drained soils are wet for 
significant periods but not all the time. 

• Poorly drained soils are wet for long periods.

• Very poorly drained soils are wet nearly all the 
time. 

As is illustrated by the map, the majority of soils (near-
ly 60%) in Atlas Township are well drained, indicating 
that no major limitations to development or agricul-
tural production are likely to be present. Relatively few 
limitations are found on soils that are moderately well 
drained, although less than one percent of soils in the 
Township are classified as such (see sidebar).

Several large areas of the Township feature soils clas-
sified as very poorly drained. In particular, these areas 
are found in the northwestern portion of the Township, 
surrounding Kearsley Creek, Cummings Lake and See-
ley Lake. In total, very poorly drained soils comprise 
approximately 15 percent of the Township. Comprising 
less than 3 percent of the Township, a limited amount 
of soils are classified as poorly drained. Finally, approx-
imately 20 percent of lands in the Township feature 
soils that are somewhat poorly drained. Among other 
drawbacks, poor drainage reduces the land’s suitability 
for waste disposal, may cause damp basements and 
contributes to cracking of pavement. The high percent-
age of poorly drained soil in Atlas Township indicates 
an overall unsuitability for urban or higher density 
development.

It should be noted, however, that these soil drainage in-
terpretations are general in nature and will not elimi-
nate the need for on-site study and testing of specific 
sites for the design and construction of specific uses. 

Drainage   Approx. % of
  Class                   Township

Well Drained      60%
Moderately Well Drained   <1%
Somewhat Poorly Drained   20%
Poorly Drained      3%
Very Poorly Drained     15%
Water Bodies          2% 

Atlas Township Soil Drainage 
Statistics

Prime Farmlands
According to the “Soil Survey - Genesee County, Michi-
gan” as published by the United States Department of 
Agriculture Natural Resource Conservation Service 
(NRCS), soils in Atlas Township are generally well 
suited for the production of crops commonly grown in 
the County including corn, field beans, soy beans, small 
grains, and alfalfa. 

In order to more specifically identify the lands best 
suited for agricultural production, prime farmland 
data has been collected and mapped (see Map 4, 
Prime Farmlands). Information for this analysis was 
obtained from the Soil Survey Geographic (SSURGO) 
database for Genesee County as prepared by the NRCS. 
Five prime farmland categories have been developed 
as defined below:

• Prime Farmlands - land that has the best 
combination of physical and chemical charac-
teristics for producing food, feed, forage, fiber, 
and oilseed crops and that is available for these 
uses. It has the combination of soil properties, 
growing season, and moisture supply needed 
to produce sustained high yields of crops in 
an economic manner if it is treated and man-
aged according to acceptable farming methods, 
including water management.4

• Farmland of Local Importance - land of impor-
tance to the local economy for the production 
of food, feed, fiber, forage, or oilseed crops, as 
determined by the appropriate State or local 
agency or agencies, but does not meet the crite-
ria of Prime Farmland.5

• Prime Farmland if Drained - lands that could be 
classified as Prime Farmland if provided with 
the proper draining techniques.

• Prime Farmland if Drained and Protected from 
Flooding - lands that could be classified as 
prime farmland if provided with proper drain-
ing and flood prevention techniques.

• Not Prime Farmland - lands not suitable for ag-
ricultural production for reasons of inadequate 
water supply, unfavorable favorable tempera-
ture and growing season, and/or unacceptable 
nutrients for farming.

As shown the map and summarized in the sidebar, 
more than 75 percent of the land in the Township is 
classified as either Prime Farmland or Farmland of 
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Local Importance. An additional approximately 20 
percent of land in the Township could be considered 
Prime Farmland if proper drainage and/or flooding 
protection techniques are employed. Only a small 
amount of land in the Township is classified as Not 
Prime Farmland, of which some of this land is oc-
cupied by bodies of water. In total, lands classified as 
Not Prime Farmland account for only 5 percent of the 
Township. The prevalence of prime farmland in Atlas 
Township suggests that agricultural preservation be 
pursued as a community policy.

Wetlands
In 1979, the Goemaere-Anderson Wetland Protec-
tion Act was enacted by the State of Michigan, which 
is now Part 303, Wetlands Protection, of the Natural 
Resources and Environmental Protection Act, Public 
Act 451 of 1994. This legislation was passed to protect 
wetlands by restricting their use to certain activities 
(fishing, boating, farming, among others) while permit-
ting other activities only after permit approval. Today, 
wetlands are regulated by the Department of Environ-
mental Quality if they are any of the following:

• Connected 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.

• Connected 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 are more than 5 acres in size.

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

Farmland   Approx. % of
  Class                   Township

Prime Farmland    27%
Farmland of Local Importance  40%
Prime Farmland if Drained    22%
Prime Farmland if Drained
and Protected from Flooding  6%
Not Prime Farmland       5%

Atlas Township Prime Farmland 
Statistics

or river, and less than 5 acres in size, but the 
Department of Environmental Quality (DEQ) 
has determined that these wetlands are essen-
tial to the preservation of the State’s natural 
resources and has notified the property owner.

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 de-
velopment in a wetland.

• Drain surface water from a wetland.

The DEQ must determine the following before a permit 
can be issued:

• The permit would be in the public interest.
• The permit would be otherwise lawful.
• The permit is necessary to realize the benefits 

from the activity.
• No unacceptable disruption to aquatic resourc-

es would occur.
• The proposed activity is wetland dependent or 

no feasible and prudent alternatives exist.

The Act also permits a municipality, by ordinance, to 
provide for additional regulation of wetlands, including 
the regulation of wetlands less than 5 acres in size, if 
certain criteria are met. These criteria include consis-
tency with the Wetland Protection Act and notification 
of the DEQ after adoption of such an ordinance. 

The U.S. Fish and Wildlife Service has conducted a wet-
lands inventory of Atlas Township using stereoscopic 
analysis of high altitude aerial photographs, classifying 
the various wetlands into five wetland types: aquatic 
bed, emergent, forested, open water/unknown bottom, 
and scrub-shrub. Aquatic bed wetlands are deepwater 
habitats dominated by plants that grow principally on 
or below the surface of the water for most of the grow-
ing season in most years. Emergent wetlands contain 

More than 75 percent of the land in the Township 
is classified as either Prime Farmland or Farmland 
of Local Importance. An additional approximately 
20 percent of land in the Township could be con-
sidered Prime Farmland if proper drainage and/or 
flooding protection techniques are employed. 
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Wetland   Approx. % of
  Class                     Township

Aquatic Bed              <0.1%
Emergent    4.5%
Forested    9.2%
Open Water/Unknown Bottom 2.0%
Scrub-Shrub    4.2%
Non-Wetland Areas              80.1%

Atlas Township Wetland
Statistics

herbaceous plants that will only grow within water or 
damp environments, excluding mosses and lichens, and 
are often called marshes, meadows, or fens. Forested 
wetlands are characterized by woody vegetation that 
is 20 feet or taller, often including a canopy of mature 
trees, and under-story of young trees or shrubs, and a 
ground level herbaceous layer. Scrub-shrub wetlands 
are dominated by woody vegetation less than 20 feet 
tall, including shrubs, young trees, and trees or shrubs 
that are small or stunted because of environmental 
conditions. Open water/unknown bottom wetlands 
are the permanent lakes, ponds and rivers within the 
Township.6

The wetlands inventory is shown on Map 5, Wetlands 
and Woodlands. The map shows that several large and 
small wetland areas are scattered around the Town-
ship, although they are particularly concentrated in the 
northwestern portion along the Kearsley Creek, Cum-
mings Lake and Seeley Lake. In total, these wetlands 
comprise nearly 20 percent (includes water bodies) of 
the Township. A summary of the wetlands within Atlas 
Township, by wetland class, is provided above. 

Woodlands
United States Geological Survey (USGS) data for Atlas 
Township show the existence of numerous woodlands 
throughout the community (see Map 5, Wetlands and 
Woodlands). These likely second- and third-growth 
woodlands are valuable as wildlife habitat and for 
aesthetic enjoyment. Woodlands also moderate certain 
climate conditions, such as flooding and high winds, by 
protecting watersheds from siltation and soil erosion 
caused by stormwater runoff or wind. Woodlands can 
also improve air quality by absorbing certain air pol-
lutants, as well as buffer excessive noise generators. 
In total, woodlands cover approximately 4,670 acres 
or 22 percent of the Township. To the extent feasible, 
these woodlands should be exempt from future land 
development.

Green Infrastructure
Green infrastructure has been defined as: an intercon-
nected network of waterways, wetlands, woodlands, 
wildlife habitats, and other natural areas; greenways, 
parks, and other conservation lands; working farms, 
ranches and forests; and wilderness and other open 
spaces that support native species, maintain natural 
ecological processes, sustain air and water resources, 
and contribute to the health and quality of life of the 
general public.7

Green infrastructure networks consist of the following 
components: 

• Hubs: Hubs anchor the network and provide an 
origin or destination for wildlife. Hubs range in 
size from large to small. Hubs provide habitat 
for native wildlife and help maintain natural 
ecological processes. Examples may include 
regional recreation facilities, lakes, nature pre-
serves, state forests and major wetlands.

• Sites: Smaller ecological landscape features 
that can serve as a point of origin or destina-
tion or incorporate less extensive ecological 
important areas. Examples may include parks, 
ponds, and smaller wetlands.

• Links: The connections that hold the network 
together and enable it to function. Links facili-
tate movement from one hub to another. Ex-
amples include linear parks, greenways, trails, 
rivers and tree rows.

The inventory of natural features detailed in this 
Chapter provides a solid starting point for identifying 
key green infrastructure components and progress-
ing toward an interconnected system within Atlas 
Township and beyond. Subsequent components of this 
Master Plan, including the Goals and Future Land Use 
Plan, will be heavily influenced by the natural features 
inventory as it relates to the overall carrying capacity 
of the land, thus protecting the important green infra-
structure components. 

However, more focused local efforts are necessary to 
identify and rank sensitive wetlands, wildlife habitats, 
cultural amenities and other components of the green 
infrastructure network. This could be completed as 
part of a community-wide recreation planning effort 
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or a specific green infrastructure visioning effort. In ei-
ther case, once priority green infrastructure elements 
have been identified, implementation tasks to facilitate 
protection and interconnections, such as property ac-
quisition or trail development, can be outlined. 
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Green Infrastructure Com-
ponents

Footnotes:

1. About the National Flood Insurance Program: Overview. 
FloodSmart.gov. Accessed September 2008.

2. About the National Flood Insurance Program: Flood Zones Ex-
plained. FloodSmart.gov. Accessed September 2008.

3. Soil Survey of Genesee County, Michigan. United States Depart-
ment of Agriculture, Soil Conservation Service. April 1972.

4. USDA Handbook No. 18, October 1993.

5. Farmland Protection Policy Act, Public Law 97-98, 7 U.S.C. 4201.

6. Classification of Wetlands and Deepwater Habitats of the United 
States. U.S. Department of the Interior, Fish and Wildlife Service, 
Office of Biological Services. December, 1979. http://www.fws.gov/
nwi/Pubs_Reports/Class_Manual/class_titlepg.htm

7. Benedict, M. and E. McMahon. Green Infrastructure: Smart 
Conservation for the 21st Century. Sprawl Watch Clearinghouse 
Monograph Series. Washington D.C. Autumn, 2002.
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Introduction
This chapter details the characteristics of Atlas 
Township’s housing stock by type, age, value, 
occupancy characteristics and other indices. 
Additionally, future housing needs are also 
projected based on estimates of future population 
growth, household size, vacancy rates and 
structural decline. Such an analysis is essential in 
determining the amount and type of new housing 
that can and should be marketed and built in the 
Township in the future.

Chapter 5:
Housing

Needs 
Assessment
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Type of Structure
Type of structure is the most basic measure of hous-
ing that refers to the type of housing units found in a 
community. Data in Table 13 shows the distribution of 
housing units for the Township and surrounding com-
munities.

The Township’s housing stock is composed almost 
entirely of single-family detached dwelling units. In 
2020, 99.2 percent of the housing stock was catego-
rized as one-unit detached structures. This is above the 
percentage for all surrounding communities. This is 
also above both the State and Genesee County averages 
by a large margin. The next largest category of housing 
units in Atlas Township is one-unit attached housing, 
which makes up 0.8 percent of the total housing stock. 
These two categories make up the entire housing stock 
of Atlas Township.

Age of Structure
The age of a dwelling unit is a factor used to evaluate 
its structural quality. The average industry standard 
for the life span of a dwelling unit is generally 50 years. 
However, this typical life span often depends on the 
quality of the original construction and continued 
maintenance of the unit. Using this standard, some 
homes within the Township constructed prior to 1970 
may be approaching the end of their utility.

Data in Table 14 reveals the age of residential struc-
tures for Atlas Township as compared to the Village of 
Goodrich and Genesee County according to the 2020 
American Community Survey 5-year estimate. As can 
be seen, the largest percentage of housing units in the 
Township were built between 1970 and 1979 (30.6 
percent).

Less than a quarter of the Township’s housing struc-
tures are greater than 50 years old (built prior to 
1970), the typical life-span of a dwelling unit. In 
comparison to the Village and County, this percentage 
is quite low. However, the Township may want to be 
proactive and begin evaluating the existing housing 
stock to determine whether housing rehabilitation as-
sistance should be provided to eligible homeowners.

Housing Ownership and Occupancy
The home ownership rate is an important aspect of a 
community. A high home ownership rate could be an 
indication that the community has stable and well-kept 
neighborhoods. A higher percentage of rental housing 

Table 13: Type of Housing Units, 2020 

# % # % # % # % # % # % # % # % # %
Atlas Township 1 2,183 2,165 99.2% 18 0.8% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0%

Genesee County Communities
Village of Goodrich 739 621 84.0% 97 13.1% 8 1.1% 0 0.0% 4 0.5% 9 1.2% 0 0.0% 0 0.0% 0 0.0%
Davison Township 9,258 4,816 52.0% 850 9.2% 100 1.1% 111 1.2% 575 6.2% 965 10.4% 1,126 12.2% 715 7.7% 0 0.0%
Grand Blanc Township 16,624 10,147 61.0% 1,100 6.6% 0 0.0% 174 1.0% 976 5.9% 1,670 10.0% 1,394 8.4% 1,126 6.8% 37 0.2%

Oakland County Communities
Groveland Township 2,209 1,875 84.9% 72 3.3% 13 0.6% 17 0.8% 39 1.8% 5 0.2% 0 0.0% 188 8.5% 0 0.0%

Lapeer County Communities
Hadley Township 1,834 1,753 95.6% 8 0.4% 17 0.9% 23 1.3% 0 0.0% 0 0.0% 0 0.0% 33 1.8% 0 0.0%

Genesee County 192,583 142,430 74.0% 9,960 5.2% 2,440 1.3% 3,266 1.7% 6,741 3.5% 7,466 3.9% 9,364 4.9% 10,839 5.6% 77 0.0%
Michigan 4,611,913 3,326,057 72.1% 212,338 4.6% 106,323 2.3% 121,546 2.6% 191,014 4.1% 159,695 3.5% 245,415 5.3% 248,336 5.4% 1,189 0.0%

2020 American Community Survey 5-Year Estimate - DP04

1-unit, detached 1-unit, attached

1 Atlas Township figures do not include the Village of Goodrich

20 or more 
unitsPlace

Total 
housing 

units

Mobile home Boat, RV, van, 
etc.2 units 3 or 4 units 5 to 9 units 10 to 19 units

Table 14: Age of Structures, 2020 

# % # % # %
1939 or earlier 105 4.8% 150 20.3% 22,589 11.7%
1940 to 1949 25 1.1% 13 1.8% 13,593 7.1%
1950 to 1959 74 3.4% 39 5.3% 35,958 18.7%
1960 to 1969 307 14.1% 17 2.3% 31,292 16.2%
1970 to 1979 669 30.6% 57 7.7% 30,972 16.1%
1980 to 1989 222 10.2% 14 1.9% 13,821 7.2%
1990 to 1999 549 25.1% 226 30.6% 23,290 12.1%
2000 to 2009 209 9.6% 204 27.6% 17,897 9.3%
2010 or later 23 1.1% 19 2.6% 3,171 1.6%
Total Housing Units 2,183 100.0% 739 100.0% 192,583 100.0%
1 Atlas Township figures do not include the Village of Goodrich
2020 American Community Survey 5-Year Estimate - DP04

Atlas Township 1 Village of 
Goodrich Genesee CountyYear Structure Built

In 2020, 99.2 percent of the housing stock was 
categorized as one-unit detached structures. This 
is by far above the percentage for all surrounding 
communities. This is also above both the State and 
Genesee County averages.
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might indicate a more transient population. Owner and 
renter occupancy rates can also reveal whether the 
housing stock in the community is affordable. Lower 
income citizens, who may include single persons, 
young families, and the elderly, require more afford-
able housing options including rental housing. A low 
percentage of rental units could indicate that the com-
munity is not providing adequate housing to accommo-
date and/or attract these groups.

Data in Table 15 shows housing unit and home own-
ership trends for Atlas Township between 1990 and 
2020. During the three decades, the Township added 
701 total housing units (a growth of 32.1 percent), 
while 726 more housing units were occupied in 2020 
as compared to 1990 (a growth of 33.4 percent). In 
1990, the Township had a home ownership rate of 93.9 
percent, but that rate has increased to 96.5 percent as 
of 2020. Correspondingly, the renter occupancy rate 
decreased from 6.1 percent in 1990 to 3.5 percent in 
2020.

Data in Table 16 highlights housing occupancy statis-
tics for Atlas Township and the surrounding communi-
ties from the 2020 American Community Survey 5-year 
estimates. An understanding of occupancy within a 
community is helpful in predicting future growth and 
housing needs. A high vacancy rate might be an indica-
tor of residential decline, but also shows that in the 
event of growth, housing units are available. Generally, 
a five-percent vacancy rate is considered necessary 
to provide an adequate housing selection and to keep 
home prices from rising faster than inflation. Vacancy 
rates below five percent indicate a restricted housing 
market. As shown in the table, Atlas Township has the 
highest percentage of occupied housing units (99.6 
percent) and lowest percentage of vacant housing units 
(0.4 percent) as compared to the surrounding commu-
nities, County and State.

Table 15: Housing Unit and Ownership Trends, Atlas Township, 1990-2020

Atlas Township 1

Category # % # % # % # %
Total Housing Units 1,482      2,027      2,119      2,183      

Total Occupied Housing Units 1,448      100.0% 1,948      100.0% 2,088      100.0% 2,174      100.0%

Owner-Occupied Housing Units 1,360       93.9% 1,872       96.1% 2,000       95.8% 2,098       96.5%
Renter-Occupied Housing Units 88              6.1% 76              3.9% 88              4.2% 76              3.5%

1990, 2000 US Census - SF1; 2010, 2020 American Community Survey 5-Year Estimate - DP04

1990 2000

1 Atlas Township figures do not include the Village of Goodrich

2010 2020

Table 16: Housing Occupancy and Ownership, 2020 

Number
% of Total 
Occupied 

Units
Number

% of Total 
Occupied 

Units
Atlas Township 1 2,183 2,174 99.6% 2,098 96.5% 76 3.5% 9 0.4%

Genesee County Communities
Village of Goodrich 739 684 92.6% 639 93.4% 45 6.6% 55 7.4%
Davison Township 9,258 8,667 93.6% 5,377 62.0% 3,290 38.0% 591 6.4%
Grand Blanc Township 16,624 15,733 94.6% 11,085 70.5% 4,648 29.5% 891 5.4%

Oakland County Communities
Groveland Township 2,209 2,164 98.0% 1,946 89.9% 218 10.1% 45 2.0%

Lapeer County Communities
Hadley Township 1,834 1,745 95.1% 1,696 97.2% 49 2.8% 89 4.9%

Genesee County 192,583 170,581 88.6% 119,384 70.0% 51,197 30.0% 22,002 11.4%
Michigan 4,611,913 3,980,408 86.3% 2,855,485 71.7% 1,124,923 28.3% 631,505 13.7%
1 Atlas Township figures do not include the Village of Goodrich
2020 American Community Survey 5-Year Estimate - DP04

Owner-Occupied 
Housing Units

Renter-Occupied 
Housing Units

Number
% of Total 
Housing 

Units

Place
Total 

Housing 
Units

Occupied Housing Units Vacant Housing Units

Number
% of Total 
Housing 

Units

In 2020, only 3.5 percent of the Township’s occu-
pied housing units were renter-occupied. 
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Data in Table 16 also contrasts Atlas Township’s home 
ownership and rental statistics to the surrounding 
communities, County and State. As the data shows, 
only Hadley Township has a higher home ownership 
rate and lower rental rate than Atlas Township among 
occupied units.

Housing Values
Analyzing housing values and rent is an effective 
method to determine both the quality and affordability 
of housing. It is of crucial importance that both quality 
and affordable housing be maintained to help retain 
current residents and attract new homeowners to a 
community.

In 2010, the median value of owner-occupied housing 
units within Atlas Township was $195,600. By 2020, 
this value rose to $228,800, an increase of 17.0 per-
cent.  

As presented by data in Table 17, in 2020, the largest 
percentage (40.8 percent) of specified owner-occupied 
housing units were valued between $200,000 and 
$299,999. However, a significant number of homes 
were also valued between $300,000 to $499,999 (22.0 
percent) and $150,000 to $199,999 (20.8 percent). 
Only 8.8 percent of homes were valued less than 
$150,000, a low percentage in comparison to the sur-
rounding communities, County and State. 

In terms of median values of owner-occupied housing 
units, Atlas Township is the third highest ($228,800) 
of all the units of government compared in the table, 
behind Hadley Township ($300,000) and Groveland 
Township ($261,100). 

In Atlas Township, all rental units with any amount 
paid between $1,000 and $1,499 a month. The median 
rent for the Township is $1,159, which is the highest in 
comparison to the surrounding communities, County, 
and State.

Table 17: Housing Unit Values, 2020 
Owner-Occupied

# % # % # % # % # % # % # %

Atlas Township 1 2,098 4 0.2% 19 0.9% 161 7.7% 436 20.8% 856 40.8% 461 22.0% 161 6.7% 228,800

Genesee County Communities
Village of Goodrich 639 18 2.8% 70 11.0% 91 14.2% 168 26.3% 210 32.9% 79 12.4% 3 0.5% 193,800
Davison Township 5,377 352 6.5% 481 8.9% 1,517 28.2% 1,369 25.5% 1,139 21.2% 432 8.0% 87 1.6% 159,800
Grand Blanc Township 11,085 1,126 10.2% 828 7.5% 2,419 21.8% 2,158 19.5% 2,421 21.8% 961 8.7% 1,172 10.6% 172,900

Oakland County Communities
Groveland Township 1,946 78 4.0% 28 1.4% 48 2.5% 246 12.6% 552 28.4% 607 31.2% 72 3.7% 261,100

Lapeer County Communities
Hadley Township 1,696 33 1.9% 21 1.2% 141 8.3% 101 6.0% 867 51.1% 591 34.8% 257 15.2% 300,000

Genesee County 119,384 26,567 22.3% 22,280 18.7% 25,073 21.0% 19,363 16.2% 16,033 13.4% 6,340 5.3% 3,728 3.1% 119,500
Michigan 2,855,485 311,344 10.9% 469,443 16.4% 499,308 17.5% 488,633 17.1% 560,506 19.6% 384,080 13.5% 142,171 5.0% 162,600

Renter-Occupied

# % # % # % # % # % # %
Atlas Township 1 58 0 0.0% 0 0.0% 58 100.0% 0 0.0% 0 0.0% 0 0.0% 1,159

Genesee County Communities
Village of Goodrich 42 0 0.0% 24 57.1% 4 9.5% 3 7.1% 11 26.2% 0 0.0% 940
Davison Township 3,209 172 5.4% 2,351 73.3% 654 20.4% 32 1.0% 0 0.0% 0 0.0% 737
Grand Blanc Township 4,514 36 0.8% 2,919 64.7% 1,233 27.3% 162 3.6% 77 1.7% 87 1.9% 865

Oakland County Communities
Groveland Township 202 14 6.9% 98 48.5% 62 30.7% 16 7.9% 12 5.9% 0 0.0% 963

Lapeer County Communities
Hadley Township 49 0 0.0% 32 65.3% 17 34.7% 0 0.0% 0 0.0% 0 0.0% Unavailable

Genesee County 48,460 5,729 11.8% 31,621 65.3% 9,168 18.9% 1,147 2.4% 627 1.3% 168 0.3% 781
Michigan 1,067,678 121,577 11.4% 542,176 50.8% 299,884 28.1% 70,405 6.6% 18,995 1.8% 14,641 1.4% 892

2020 American Community Survey 5-Year Estimate - DP04

18
#

16

134
81

3

57,245
2,737

0

2 One-family houses, excluding mobile homes, on less than 10 acres without a business or medical office on the property.
3 Excludes renters who do not pay rent.

1 Atlas Township figures do not include the Village of Goodrich
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Only 9 of the 2,183 housing units in Atlas Township 
in 2020 were vacant. This indicates a positive de-
mand for housing within the Township, but is also 
an indicator of a restricted housing market, where 
the supply of housing may be insufficient to meet 
the sale or rental needs of the local population.
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Housing Affordability
The housing stock in a community should be afford-
able to its residents. If housing costs are prohibitive, 
housing needs remain unmet in spite of housing unit 
availability. Housing affordability has declined nation-
wide since the turn of the century, primarily as a result 
of surging housing costs, but also because of flat or 
declining incomes among some groups. 

Recent Housing Value Trends
At the time of the last Master Plan, which was adopted 
in 2008, the nation was in the midst of a housing crisis 
that resulted in significant housing value decline for 
an extended period. From a peak in 2006, where the 
U.S. median home price was approximately $215,000, 
housing value declines continued through early 2012, 
where the U.S. median home price bottomed out 
around $170,000. However, over the past 10 years, 
home values have steadily risen. In the last 2 years, 
they have risen sharply. As of June 2020, the U.S. me-
dian home price was nearly $390,000. 

Although many positives are associated with a strong 
housing market featuring steadinly rising home values, 
housing affordability has become an increasing con-
cern.  

Income Cost Correlation
Total household income determines the price range 
of affordable housing for most households. An owner-
occupied housing unit is generally considered to be 
affordable when it is no greater than three times the 
household’s yearly gross income. According to the 
American Community Survey, the median household 
income in Atlas Township was $100,889 as of 2020. 
Thus, it is assumed that the average household in Atlas 
Township, earning about $100,000 annually, can afford 
a $300,000 home. According to the 2020 American 
Community Survey, the median owner-occupied hous-
ing value in Atlas Township was $228,800, well below 
the $300,000 affordable home “rule of thumb.” Howev-
er, this general calculation only compares the average 
household income with the average housing value in 
the Township. As of 2020, there were 375 households 
in Atlas Township with a median income less than 
$50,000. According to the housing affordability rule of 
thumb, homes valued higher than $150,000 would not 
be considered affordable to these households. In 2020, 
there were only 184 owner-occupied housing units in 
Atlas Township valued less than $150,000.

It is also worth noting that the margin between in-
comes and home values in Atlas Township is expand-
ing. Between 2010 and 2020, the median housing value 

in Atlas Township increased by 17.0 percent, while 
the median household income only increased by 6.7 
percent during the same period. 

Cost Burden
Households spending more than 30 percent on housing 
costs, including rent or mortgage payments, utilities, 
and other fees, are considered housing cost “burdened” 
according to the U.S. Department of Housing and Urban 
Development (HUD). According to American Commu-
nity Survey data for 2020, a total of 340 housing units 
with a mortgage in Atlas Township were occupied by 
households whose owner costs represented more than 
30 percent of their household income. This owner cost 
calculation was computed for 1,903 total housing units 
with a mortgage in the Township. 

Household and Housing Projections
As outlined in the Socioeconomic Profile, Atlas Town-
ship is projected to increase in population to 6,415 
residents by 2030 and reach 6,768 residents by 2040 
(see Table 2). This population growth will equate to 
both an increase in the number of households and 
housing units through 2040. Unfortunately, no future 
household size projections have been published for 
Atlas Township. However, assuming past trends con-
tinue, the average household size in Atlas Township 
will drop to 2.51 in 2030 and reach 2.32 by 2040 (see 
Table 5), meaning that the growth in both the number 
of households and housing units are likely to increase 
at a higher rate than the growth in population through 
2040. Housing unit projections for Atlas Township 
through 2040 are presented in Table 18, based on the 
population and persons per household projections, as 
well as other assumptions. 

In 2040, Atlas Township is projected to have a popula-
tion of 6,768 residents, a growth of 46.0 percent from 
its population in 1990. If past trends continue, the 
average number of persons per household will decline 
to 2.32 by 2040. Based on dividing the 2040 popula-
tion by the 2040 persons per household, Atlas Town-
ship will have approximately 2,917 total households 
by the year 2040. It is assumed that the total housing 
units will at least equal the total households; how-

340 housing units with a mortgage (out of 1,903) 
in Atlas Township were occupied by households 
whose owner costs represented more than 30 
percent of their household income.
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ever, all local housing markets also feature a certain 
percentage of unoccupied/vacant units. Vacancy rates 
below five percent indicate a restricted housing mar-
ket. Therefore, to estimate the total number of housing 
units in the Township in 2040, a preferred vacancy rate 
of 5 percent has been applied. After all calculations 
and assumptions, the final housing unit projection for 
Atlas Township is 3,063 units by the year 2040. This is 
a growth of 106.7 percent from 1990. With 2,183 total 
housing units currently (as of 2020), it is anticipated 
that 880 new housing units will need to be added in 
Atlas Township by 2040.

As with all projections, these housing unit numbers 
are based heavily on past trends and can not anticipate 
significant developments, economic occurrences, or 
changing personal habitation preferences that may oc-
cur in the future. In the long-term, however, the projec-
tions point toward continued growth in Atlas Township 
and should be taken into consideration when planning 
for the future land usage within the Township.

Recent Building Permit Activity
Data in Table 19 details the building permits issued 
for new housing starts within Atlas Township from 
2000 through 2020. In total, 334 building permits were 
issued. As shown, the highest volume of housing unit 
growth occurred between 2000 and 2004. Between 
2005 and 2012, very few new housing units were 
constructed, coinciding with the nation wide housing 
market decline. Since 2012, an uptick in new permits 
for housing has occurred.

Table 19: Building Permits Issued for
New Housing Starts, 2000-2020

2020 6
2019 8
2018 12
2017 20
2016 13
2015 14
2014 11
2013 11
2012 4
2011 1
2010 1
2009 6
2008 8
2007 6
2006 8
2005 0
2004 40
2003 42
2002 26
2001 37
2000 60

Total 334
1 Atlas Township figures do not include the

Source: Genessee County Planning Commission, 2022

Atlas Township 1Year

Village of Goodrich

Note: New Housing Starts include single family, multi-
family and mobile homes, minus demolitions of the 
same.

Table 18: Household and Housing Trends and Projections 1990-2025

Atlas Township 1

Category
Total Population 4,635 5,904 6,148       6,330       6,412       6,768       46.0%
Persons Per Household 3.20 3.01 2.93 2.71 2.51 2.32 -27.5%
Total Households 1,448 1,948 2,088 2,174 2,555 2,917 101.5%

Total Occupied Housing Units 1,448 1,948 2,088 2,174 2,555 2,917 101.5%
Vacancy Rate 2.3% 3.9% 1.5% 0.4% 5.0% 5.0% 1.5%
Total Housing Units 1,482 2,027 2,119 2,183 2,683 3,063 106.7%

1 Atlas Township figures do not include the Village of Goodrich
2 Total Population Projection: GCMPC, see Table 2; Persons Per Household Projection: see Table 5; Total

Housing Units Projection: Estimated to be the same as total households; Vacancy Rate: Assumes a preferred
vacancy rate of 5 percent; Total Housing Units Projection: Estimated based on the total occupied housing units
and the preferred vacancy rate of 5 percent.
1990, 2000 US Census - SF1; 2010, 2020 American Community Survey 5-Year Estimate - S0101, DP02

Households Projection: Estimated based on total population divided by persons per household; Total Occupied

1990 2000 2010 2020 Change 1990-
20402030 2 2040 2
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National and Emerging Housing Type Trends
Since the middle of the twentieth century, the single-
family detached home has played a dominant role in 
the housing market. Owning such a home was widely 
considered the primary element of the “American 
Dream.” A strong economy, the development of the 
interstate highway system, favorable tax laws, and 
easy financing led to rapid development of the sub-
urbs with predominantly low-density housing. The 
homeownership rate soared, reaching nearly 70% by 
the mid-2000s. However, the “Great Recession” that 
hit in late 2007 brought a housing market crash whose 
impacts are still felt today. Recovery from the recession 
has occurred, but the characteristics of the housing 
market appear to have moved in a different direction, 
steered by various demographic changes occurring 
within the United States. These changes include racial 
and ethnic diversification, a growing immigrant popu-
lation, and an increasing percentage of non-traditional 
households. However, the growth and evolving housing 
preferences and needs of the various age generations 
within the United States has also had a major impact 
on housing supply and demand.

Baby Bommers
Once preferring large-lot detached homes, the aging 
Baby Boomer Generation (born 1946 to 1964) is ex-
panding the nation’s senior population and increasing 
demand for “downsized” units and housing that caters 
to the needs of seniors. Despite a preference for many 
to age in place, a large number of Baby Boomers will be 
in search of new housing. According to housing market 
researcher Arthur C. Nelson, when those age 65 and 
older move, 80% will vacate single-family houses, but 
only 41% will move back into single-family units; the 
other 59% will located in multiple-family units. Often, 
these units are found in active senior living communi-
ties and/or care facilities. These housing choice prefer-
ences are significant for Atlas Township, with a steadily 
rising median age and increasing share of residents 
who are 65 and older (see Table 4).

Millennials
A major player in today’s housing market, the Millenni-
al Generation (those who are generally between 26 and 
41 years old as of 2022) will account for 75% to 80% 
of the owner-occupied housing absorbed by people un-
der 65 before 2020. Unique from their parent’s living 
preferences, many within this generation prefer hous-
ing in mixed-use urban environments and increasingly 
view renting as an advantageous option. As shown in 
Table 4, the number of citizens in Atlas Township in 
the 25 to 44 years age group declined from 1,550 in 
2010 to 969 in 2021, a decline of more than 37 percent 
(in spite of the Township’s overall growing population). 
Although there are many factors influencing this trend, 
one factor may be that Atlas Township does not offer 
the type of housing that is preferred by the Millenial 
Generation.

Gen Z
Generation Z (those who are generally 11 to 25 years 
old in 2022) is the next generation who are just enter-
ing the housing market. Recent research has shown 
that Gen Z’s have a similar housing preference to 
Millennials in that they prefer to live in walkable com-
munities with easy access to shopping, schools, recre-
ational areas and entertainment destinations. However, 
with the increasing ability to work remotely, they have 
more flexibility in their housing locations and tend to 
live in more affordable and less-populated areas such 
as smaller towns and suburbs. Single-family homes (in-
cluding rentals), townhouses and garden-style apart-
ment communities tend to be in-demand housing types 
for this generation. As shown in Table 4, the number 
of citizens in Atlas Township in the 10 to 24 years age 
group has remained steady, increasing slightly from 
1,383 in 2010 to 1,385 in 2011. 

Opportunity to Capitalize on Emerging Housing Trends
Table 13 highlights the lack of diversity in housing 
types within Atlas Township, where 99.2 percent 
of housing units in the Township are single-family 
detached units. Even when the Village of Goodrich’s 
housing stock is considered, the Atlas and Goodrich 
community features more than 95 percent single-
family detached housing units. Only 115 single-family 
attached housing units are found in Atlas and Goodrich 
combined, while only 21 multiple-family units are 
located in Goodrich. 

The Atlas Township and Goodrich community should 
work together to encourage housing choice for indi-
viduals of all lifestyles and ages through the provision 
of a well-balanced and somewhat more diversified 

Atlas Township has 2,183 total housing units cur-
rently (as of 2020). To accommodate a growing 
population and declining numer of persons living 
in each housing unit, it is anticipated that 880 new 
housing units will need to be added in Atlas Town-
ship by 2040.
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Table 20: Local Senior Housing Resources

Grand Reserve by Del Webb Grand Blanc 4 mi
Taecken's Terrace Davison 7 mi
Braidwood Manor Davison 8 mi
Lockwood of Burton Burton 11 mi

Flatrock Manor of Goodrich Goodrich 2 mi
The Pines of Goodrich Goodrich 3 mi
Prestige Pointe Grand Blanc 7 mi
Wynwood of Grand Blanc Holly 7 mi
Brookdale Grand Blanc Holly 8 mi
Alterra Sterling House of Davison Davison 8 mi
Lockwood of Davison Davison 8 mi
Abbey Park Grand Blanc 9 mi
Whispering Pines Lapeer 14 mi
Bolton Brook Manor Metamora 16 mi
Devonshire Retirement Village Lapeer 17 mi
Pines of Lapeer Lapeer 19 mi

Medilodge of Grand Blanc Grand Blanc 4 mi
Genesys Convalescent Center Grand Blanc 9 mi

McLaren Homecare and Hospice Davison 6 mi
Genesys Hospice Care Center Grand Blanc 11 mi
1 Driving distance from the community of Atlas (Gale & Perry Roads).
Source: Atlas Township and Wade Trim Research

Distance 
(Miles) 1Location

Independent Living or Age Restricted (55+ Years)

Assisted Living

Nursing Home

End Stage Care

Type/Name

housing stock. This strategy could result in the commu-
nity’s ability to retain and attract a greater percentage 
of younger residents (Millennials and Gen Z), and offer 
more options for older populations to age in place. 
However, because Atlas Township is a rural commu-
nity with limited infrastructure to support more dense 
senior living and multiple family residential develop-
ments, it is more likely for these developent types to be 
accommodated within the Village of Goodrich. 

Senior Housing Inventory
With an aging population, special attention must be 
given to senior housing resources. To assess the cur-
rent senior housing market, an inventory of existing 
senior housing facilities and/or communities gener-
ally within the Atlas Township trade area is presented 
in Table 20. As is shown, no senior living community 
(independent living or age restricted) or residential 
care facility (assisted living, nursing home or end stage 
care) is located within Atlas Township. Presently, two 

assisted living facilities are located within the Village of 
Goodrich. 

All other senior housing and residential care options 
are located outside of the Atlas Township and Goodrich 
community. These include a large number of facili-
ties within an approximately 15 minute to 30 minute 
drive. Most of these options are found north of Atlas 
in the Davison area or west of Atlas in the Grand Blanc 
area. In total, four independent living or age restricted 
communities, 12 assisted living facilities, two nursing 
homes and two end stage care facility exist within a 20 
mile vicinity of Atlas Township. 
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2040 Master Plan

Genesee County, Michigan

Introduction
Atlas Township, with support from a variety of out-
side public and private agencies, strives to ensure 
a high quality of life for residents and businesses 
within the community through the efficient provi-
sion of services. These services fulfill essential com-
munity needs such as public safety, public health, 
sanitation, social welfare, recreation, education, 
and mobility. 

By ensuring that future land development occurs at 
an appropriate scale and location given the existing 
or planned capacity of public services, sound land 
use planning is an important tool for maintaining 
a high quality of life. In order to determine suitable 
locations and allowable types of new development, 
the existing or planned capacity of all types of pub-
lic services must first be considered, particularly the 
capacity of the transportation network and avail-
ability of public utilities.

Chapter 6:
Infrastructure 

Assessment
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Transportation
Atlas Township is served by a 
hierarchical network of roadways 
with various functions. This hier-
archical network is defined by the 
National Functional Classification 
(NFC) system, which is a federal 
classification system for all public 
highways, roads and streets. The 
two primary considerations in 
classifying the functionality of 
highway and street networks 
are access to property and travel 
mobility, as defined by trip travel 
time or operating speed. For 
example, local roads provide 
efficient access to property, but 
would be rated low in mobility. 
The basic classifications for the 
NFC are: 

• Arterial roads, which gen-
erally handle longer trips 
and operate at higher and 
more uniform speeds;

• Collector roads, which 
collect and disperse traf-
fic between arterials and 
the local roads; and,

• Local roads, streets, and 
other public ways, which 
serve the land access 
function to the residential 
areas, businesses, farms 
and other local areas.

State Road (M-15) is a primary transportation route 
and the only principal arterial in Atlas Township. With 
its direct access to  the larger region and high visibility 
from passer-by traffic, the presence of M-15 is a major 
planning consideration in Atlas Township. Minor arte-
rials in Atlas Township include segments of Irish, Perry 
and Hegel Roads. 

Several collector routes are found in Atlas Township 
including segments of Vassar, Baldwin, Gale, Perry, Hill 
and Hegel Roads.

The remaining roads in Atlas Township are classified 
as local roads, many of which have a gravel surface. 
Historically, the function of these rural gravel roads 
was to provide access to scattered home sites and al-
low for travel by agricultural vehicles to farmlands. In-
creasingly, these limited capacity roads are being asked 

to carry higher traffic volumes and support escalated 
development. 

Gravel Road Capacity Analysis
A gravel road capacity analysis was completed for Atlas 
Township as part of the 2008 Master Plan. This analy-
sis remains relevant to Atlas Township and is included 
in this 2040 Master Plan. 

As urban development and traffic volumes increase, 
the quality of gravel roads diminishes. When new de-
velopment exceeds road capacity, then there are likely 
to be:

• Safety issues;
• Pressure on the limited public moneys for 

gravel road improvements;
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• Pressure on the relationship between local 
governments and road authorities; and

• Negative impacts on rural character.1 

Therefore, a focus of this Master Plan was the manage-
ment of growth concurrent with road capacity - i.e., 
directing development toward areas of the Township 
served by roads with higher traffic capacity.

To determine the capacity of existing gravel roads, 
Atlas Township sanctioned a gravel road study that em-
ployed the methodology outlined in How Much Devel-
opment is Too Much, A Guidebook on Using Impervious 
Surface and Gravel Road Capacity Analysis to Manage 
Growth in Rural and Suburban Communities. This study 
was undertaken by Township officials and staff be-
tween the spring of 2005 and summer of 2008.

Based on the guidebook, the first step in the analysis 
was the classification of existing gravel road segments 
into five types based on such characteristics as surface 
type, width, drainage, roadside clearance and reason-
able travel speed. Then, a maximum traffic volume was 
assigned to each road type. Finally, a comparison of 
existing traffic volumes against the maximum traffic 
volume resulted in the determination of road segments 
that are over or under capacity, based on a percentage 
rating.2  For the study, a capacity rating of 100 percent 
indicates that the current traffic volume has reached 
the maximum traffic volume for that road type. Any 
rating above 100 percent would be considered over 
capacity. 

The results of the gravel road capacity study for Atlas 
Township are displayed on Map 6, Gravel Road Ca-
pacity, and summarized in Table 21. As the data show, 
the majority of Atlas Township’s 44.4 miles of gravel 
roads are well under capacity (less than 70 percent). 
However, more than 10 percent of gravel roads are 
nearing capacity (70 to 90 percent), representing 4.6 
miles, while nearly 20 percent of gravel roads are at 
or above capacity (over 90 percent). Of the 8.5 miles 
of road segment at or above capacity, many segments 
have far exceeded capacity with ratings as high as 350 
percent.

Roads with capacity concern are colored yellow and 
red on Map 6. These include the entire lengths of 
Green and Kipp Roads, and segments of Horton, Irish, 
Burpee, Atlas, Collidge, Henderson and Washburn 
Roads. Most of these “at capacity” segments feed into 
the primary arterials and collectors of the Township.

According to the guidebook, a road segment that is at 
or over capacity indicates the following:

• Any new development gaining access from 
that gravel road segment will contribute to the 
accelerated decline of the road surface, more 
dust, more complaints and the need for more 
frequent maintenance;

• A range of road improvement options should 
be available if new development is feasible or 
desired;

• The road should be considered for paving as 
soon as possible if existing traffic volumes are 
over 1,000 vehicles per day; and,

• A community should consider whether the area 
is overzoned (too much development allowed) 
relative to the capacity of the gravel road.3

In evaluating the approaches to improving and pre-
venting over capacity gravel roads, the role that gravel 
roads play in the Township’s character must be consid-
ered. As heard through the public input activities held 
as part of this Master Plan, it is clear that citizens cher-
ish the Township’s rural character that is defined, in 
part, by the gravel roads. This indicates that, although 
paving a gravel road may increase capacity, it could 
negatively impact rural character. Therefore, alterna-
tive options to alleviate gravel road over-capacity 
should be considered, with road paving seen only as a 
last recourse. Alternative options may include:

• Through planning and zoning controls, focus 
development in areas where road capacities 
are sufficient (i.e., not along “at capacity” gravel 
roads).

• Add incentives to the zoning ordinance to con-
centrate development or transfer development 
rights where road capacities are adequate.

• Initiate enhanced permit coordination with 
the County Road Commission to ensure that as 
new development is reviewed and approved, 
it either does not exceed gravel road capacity, 
or improvements are made to the gravel road 
to stay within the limits of the newly created 
capacity.4

Table 21: Gravel Road Rating Summary

Less than 70 Percent 164,705.1 31.2 70.3%
70 to 90 Percent 24,375.1 4.6 10.4%
Over 90 Percent 45,142.8 8.5 19.3%
TOTAL 234,222.9 44.4 100.0%

Gravel Road Capacity 
Category

Percent of 
Total

Source: Atlas Township 2008 Road Study.

Total Road 
Length (Ft.)

Total Road 
Length (Mi.)
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Nonmotorized Transportation
Since the adoption of the 2008 Master Plan, Atlas 
Township has made an effort to improve nonmotorized  
accessibility. Atlas Township was part of the GCMPC’s 
Nonmotorized Transportation Plan released in 2014. 
Regarding the Township, this plan was predominately 
focused on extending the Goodrich Area Bike Path and 
creating a nonmotorized trail along M-15. As of early 
2023, the bike path along Hegel Road has been ex-
tended in Atlas Township and there are future plans to 
continue its extension along Perry Road. No progress 
has been made thusfar along M-15, but in conjuction 
with the aforementioned bike path, these are planned 
routes to be used for the State-wide Iron Belle Trail.

The Iron Belle Trail is a statewide 
trail that uses existing trails, net-
works, and new connections to 
extend from the far western tip of 
the Upper Peninsula to Belle Isle 
in Detroit. According to the State 
website, the trail is 71 percent 
completed. The trail intends to 
cross through Atlas Township 
along roads including M-15, 
Hegel Road, and Perry Road. 
This presents an opportunity to 
construct a shared use path along 
M-15 and extend the Goodrich 
Area Bike Path into Grand Blanc 
Township.

The Goodrich Area Bike Path is 
currently the only designated 
nonmotorized route in the Town-
ship. This shared use path follows 
Hegel road from the intersection 
of Gale Road, then runs south-
bound to Oaktree Elementary 
before heading eastward into the 
Village of Goodrich. The shared 
use path turns into a sidewalk 
near the Goodrich Country Club 
within the Village. The shared use 
portion of the trail is roughly 2.5 
miles long. Near Goodrich High 
School, the trail passes the newly 
constructed Atlas County Park 
entrance. Although, the entrance 
is on the opposite side of the road 
from the trail.

Public Utilities
Public utilities, particularly water supply and sanitary 
sewer systems, are important not only from a public 
health and environmental quality standpoint, but they 
also enable higher density development. The presence 
of utilities can also be an instigator of development, as 
developers and prospective business owners seek sites 
that have utility services in place.

The public water and sewer services within Atlas 
Township are limited. Currently, no public water 
service is available in the Township. This means that 
water service to property owners must be provided 
through private well systems. The review and approval 
of private well systems falls under the jurisdiction of 
the Genesee County Health Department.
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Utility Services in Atlas Township

Public sanitary sewer service, 
operated by the Genesee County 
Drain Commission, does extend 
into limited areas of Atlas Town-
ship. As shown in the utilities 
map on this page, a sanitary 
sewer line runs along the  Perry/
Gale/Hegel Road corridor from 
Grand Blanc Township to the Vil-
lage of Goodrich. This line enables 
sewer service for the unincorpo-
rated community of Atlas, as well 
as the elementary, middle and 
high school. Additionally, sanitary 
sewer lines extend into two resi-
dential subdivisions within the 
Township. Property owners in the 
remainder of the Township must 
rely on private septic systems. 
Regulation of on-site septic sys-
tems falls under the jurisdiction 
of the County Health Department.

The limited extent of public water 
and sanitary service within Atlas 
Township will have a significant 
impact in the future land use 
plan, as future locations for non-
residential and higher density 
development must be planned 
concurrent with infrastructure 
capacity.

Footnotes:

1. How Much Development is Too Much? A Guidebook on Using 
Impervious Surface and Gravel Road Capacity Analysis to Manage 
Growth in Rural and Suburban Communities.

2. Ibid

3. Ibid.

4. Ibid.
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Woodlands

Wetlands Source: National Wetlands Inventory, U.S. Fish & Wildlife 
Service, 1979-1994; Woodlands Source: National Land Cover Dataset, U.S.
Geological Survey, 1992; Parcel Source: Genesee County Equalization, 2008.
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Base Layers:

January 2023

Gravel Road Capacity:
Over 90 Percent
70 to 90 Percent
Less than 70 Percent

Road Capacity Source: Atlas Township Road Study 2008.
Parcel Source: Genesee County Equalization, 2022.
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