Marengo
Township

Master Plan

December 2019



Prepared through the Efforts of the:

MARENGO TOWNSHIP PLANNING COMMISSION
Greg Shippell, Chairperson
David Fountain, Vice-Chairperson

Debra Huffman, Secretary

Mike Flynn

Jerry Buller

Paul Shippell

Kent Van Sickle

With Assistance From:

Robert Toland Consulting

With the Support of the:

MARENGO TOWNSHIP BOARD
Pete Shrontz, Supervisor
Doreen Van Sickle, Clerk
Angela Freitel, Treasurer
David Fountain, Trustee

Duane Hoffman, Trustee

Marengo Township
14201 23 Mile Road
Albion, MI 49224
269-781-8422
Marengotwp.org

Marengo Township Master Plan ii



Section 1:
Section 2:
Section 3:
Section 4:
Section 5:
Section 6:
Section 7:
Section 8:
Section 9:

Section 10:

Section 11
Section 12
Section 13

MAPS
Figure 1
Figure 2
Figure 3
Figure 4
Figure 5
Figure 6
Figure 7
Figure 8
Figure 9
Figure 10
Figure 11
Figure 12
Figure 13

Table of Contents

INTRODUGCTION L..oiiiiiiiiiitiiiiiit ettt ettt ettt ettt ettt ettt ettt ettt et ettt ettt e et eee et eeeeeeeeaeaeeaeeeeees 1
L@ 101 N o T ] I 3
NATURAL FEATURES ...t 13
LAND USE CHARACTERISTICS AND COMMUNITY SERVICES .................... 19
PUBLIC PARTICIPATION.....cciiiii et 36
PLANNING ANALYSIS AND LAND USE TRENDS..........ccovvvviiiiiiiiiieeeeeeeeeeeee 39
GOALS AND OBJECTIVES. ......uuuutuiuiiiiiiiiuiuueniuenennsnnnnsnnnsnsesnnnssnnsssn.. 45
MANAGEMENT RECOMMENDATIONS AND LAND USE STRATEGIES ......... 63
PLANNING AND DESIGN STANDARDS. ...t 77
FUTURE LAND USE ... 85
4 @ N || = L TR 104
IMPLEMENTATION ..ot 114
METHOD FOR ACCOMPLISHING PLANNING OBJECTIVES. .........cccccvvvveeeee. 122
KEEPING THE PLAN CURRENT ...coiiiiiiieeeeeeeeeee 124

(o Tor= 1[0 g TN\ F= T PP SORPSRRP 4
Adjacent Township Growth RAtES..........ccoiiiiiiiiiiii e 6
Lakes, Creeks, and WeLlanNdS ...... oo 17
EXIStING LANU USE.....oiiiiiiii it e et e e e e e e e ar s 21
Street and Road ClassSifiCationS ..........coooeeiiieieee e 26
The EXisting 425 AQIre@mMENTS........cooiiiiiiiiiiii e 30
Yol gL o] ] (Tt PSRRI 32
DeVelOPMENT LIMITATIONS. ... .uutitiiiiiiiiiitiiiiiiieeeeeeeieeeeeeeeeeebeaseeeeeseeeeeeeeeeeseseebenneeneeenenne 47
R AT L] = o £ PP 68
FULUIE LANA USE ...ttt e e e e e e e e aa e e e e e e e e e eeneea s 87
Agricultural ANAIYSIS ......ooooiiiii 89
e Lo ol (= To =TSRRI 93
Y Eo T aTo To T W01y o A = PSSP 100
Marijuana FacilitieS OVerlay ..........coii i 112

Figure 14

Marengo Township Master Plan iii



TABLES

Table 1 POPUIALION ... 5
JLIE= o] (=202 | s To o] o T 7
Table 3 HOUSENOIA TYPES... .o 8
L= o] (=30 A =l 4 o] 0)Y7 1 0= o | S 9
Table 5 Housing Units and HOUSENOIAS.............coiiiiiiiiicce e 10
Table 6  BUIldING PEIMILS.......ccoiiiiiii e e et e e e e e e e e et e s e e aaeeeanee 11
TaDIE 7 LAKE ACIBAQGES. .. ... i e ettt e e e e e e e et ee e s e e e e e e e ettt e e e e eaaeeeasttaaasaeeaeeesnnnes 13
Table 8  Land USE ACIBAGES ......oouuiuiiii i e ee i eeettiee s e e e e ettt ee e e e e e e e e e ettt e e e e e e e e e eaattaaasaeeaaeeennnes 20
Table 9  State EQUAliZEA VaAIUES........coi it a e e e eanees 28
Table 10 Calhoun County POPUIALION ............cuuiiiiiiii et e e e e eeeees 40
Table 11 Marengo Township Population ProjeCtions ..........cccooeeeeiiiiiiiiiiii e 41
Table 12 Projected Acreage Requirement for HOUSING .........coviieeiiiiiiiiiiiiii e 42
APPENDICES

A - 2019 COMMUNILY SUIVEY ...coeiiiiiiiiiiieieee ettt ettt ettt eeeees 126
B — SUINVEY RESUILS ..ottt 133
C — Planning Commission approval of the Master Plan.............cooooovooo 155
D — Township Board approval of the Master Plan ... 156

Marengo Township Master Plan iv



INTRODUCTION

What is a Master Plan?

This Master Plan has been adopted by Marengo Township to ensure that the decisions made
regarding the use of land are based on a sound vision for the township that will enhance the
quality of life for its residents. This Master Plan is a guide to ensure that the Township’s desires
regarding future development are translated into action. Deliberative actions and day-to-day
decisions by the Township Board, Planning Commission, and other Township officials, guided by
the Master Plan, create the future for Marengo Township. Public input is an essential component
to the Master Plan process, as it is important to understand what township residents think of the
issues and what they want. The Master Plan consists of several elements, including an overview

of existing conditions, goals, and future land use.

e Existing conditions portray the full extent of land uses, physical characteristics, social
characteristics and public improvements.

e Goals define how the Township will deal with identified concerns and protect community
character.

o The Future Land Use plan describes what types of new development the Township believes
would be most appropriate and suitable locations for such development. The Future Land Use

Map is an illustration of the long-range land use pattern of the Township.

This 5-Year Update to the Marengo Township Master Plan is presented as a stand-alone
document for purposes of outlining future areas for development. It was based upon the latest
information available for planning purposes. This information includes floodplain and wetland
data and up-to-date socio-economic and demographic data merged into the Demographic
Profile. A Future Land Use Map and Zoning Plan is added to provide support for and

coordination with the Marengo Township Zoning Ordinance.

The basis for this "development" plan is to more easily explain and present areas that should
be preserved from development (designated Open Space), further support these areas by
allowance for more open space and reduced residential development (designated
Agricultural), identify areas for residential development based upon existing patterns or
where public utilities could possibly be extended (desighated Low, Medium and High Density

Residential), provide sufficient areas for business development (designated Commercial),
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with limited areas for industrial development (designated Industrial) based upon the lack of
public utilities in the area and support for the economic development efforts within the City of
Marshall.

This plan includes all elements of a master plan pursuant to P.A. 33 of 2008, the Michigan
Planning Enabling Act. It is based upon public input received during Planning Commission
and Township Board meetings over the last several years. It allows for residents and
developers to obtain needed information related to planning and zoning and possible support
for future development in these designated areas. It provides enough capacity for all types
of development, apart from industrial development that may require connection to public
utilities. Except for coordination with the City of Marshall and Calhoun County, it does not
impact adjoining communities through more intensive planned development than what exists

in those general locations.

Public Input/Process

The public participation process has included circulation of a community-wide questionnaire.
The questionnaire was sent to every real property taxpayer in the Township. Questionnaires
were mailed out requesting that the responses be received by February 11, 2019. Of the 913
guestionnaires mailed out, 285 were returned. The Planning Commission also held
numerous public meetings and invited a variety of resource persons to attend meetings for
open discussions. The process for review and approval included notice of intent/draft plan
update and distribution to all surrounding units, followed by a public hearing before the Planning
Commission, their adoption and approval by the Township Board.

What Might the Future Hold?

A Master Plan does not “predict” the future. As new residents, new Planning Commissioners and
Township Board members arrive on the scene, attitudes about growth, township character, and
other Plan elements may change. Even one new major development could alter the Township’s
future. The Master Plan is intended to set a direction for the Township to follow in the foreseeable
future. That direction can have many alternatives and possibilities. The Plan, used properly, will
guide the Township through decisions about land use, public services, and a host of other issues.
But the Plan must remain flexible, to consider those changing circumstances that no one can

predict.
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SECTION 1
OUR PEOPLE

Who Are We?

Marengo Township holds the distinction of being the second oldest settled community in
Calhoun County, after the City of Marshall. On the 16th day of June 1831, four entries of land
were made in the township, six years before Michigan obtained statehood. Settlers to the
area were attracted to the possibility of utilizing waterpower along the Kalamazoo River. A
water-powered flour/grist mill was erected in 1839 and a village soon sprang up there which
took the same name as the township. The village of Marengo is just south of Michigan Ave.
along 23 Mile Road (State St.). The Marengo Village Cemetery was organized, and the first

interment was in 1837.

The original mill burned in 1844 but was rebuilt in 1847 by Miller Evans who owned and
operated the Marengo Mills for the next three decades. It was one of the leading flour mills
in Southern Michigan and flour was shipped as far as New York City. The mill was serviced
by a side railroad track. A log building served as the mill warehouse. Evans also operated a
sawmill south of the flour mill on the river dam. There was an abundance of white oak trees
in the area which supplied the wood for the sawmill, from which many buildings in Marengo

were constructed. Further downstream was the Marengo distillery off “B” Drive North.

19th century plat maps show large village boundaries stretching from Alcott St. on the north,
to a proposed Washington St. on the south, which is two lots south of the Marengo "South
Brick" schoolhouse south of B Drive North. Over 80 blocks were proposed containing 10 lots
each with over 29 named streets. It didn't make it. College St. was once the "business section"
of town. A Union Church was erected there in 1854, which today is known as the Marengo
Methodist Church. The village once had its own hotel on the southeast comer of Elizabeth
and College Streets. It was built in 1855 by Winn Gardiner and contained a bar room, a store,
a dining room, and a dance hall where monthly dances and parties were held. The hotel was
extremely popular and attracted scores of people from throughout Calhoun County. The
counter of its basement bar room was 30 feet long, and during the Civil War, the hotel
employed four bartenders to keep up with the demand. This structure unfortunately burned

in March 1889. There was a cooper shop on
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Winter St. where barrels were made. Marengo also had a buggy shop, a shoe and boot store,
a butcher shop, a distillery, two general stores, two blacksmiths, two physicians, and an
insurance agent. The Township experienced slow but steady growth throughout the 20th
Century. Now, this Plan will focus primarily on characteristics and changes between the years
2000 and 2018.

Population Change

Examining population growth within the township and surrounding communities can help paint a
picture both of development trends occurring and those likely to occur in the future. Table 1
presents a chart of population in surrounding townships from 2000 to 2017. Figure 2 Adjacent

Township Growth Rates illustrates growth in surrounding townships between 2010 and 2017.

Table 1

Population

Municipality 2000-2010 2000 2010 2017
Convis Township -3.7% 1,680 1,618 1,605
Lee Township -3.5% 1,257 1,213 1,213
Clarence Township -3.7% 2,071 1,995 1,988
Marshall Township 4.8% 2,909 3,049 3,047
City of Marshall -3.6% 7,373 7,109 7,037
City of Albion -5.8% 9,141 8,615 8,453
Sheridan Township -2.6% 1,419 1,381 1,394
Fredonia Township -4.7% 1,720 1,640 1,615
Eckford Township -1.6% 1,315 1,295 1,258
Albion Township 14.4% 1,061 1,213 1,213
Marengo Township 2.1% 2,228 2,274 2,269

Source: Michigan eLibrary Demographics Now

Overall, population growth between 2000 and 2010 occurred only in Albion, Marshall and
Marengo Townships. Marengo was one of only three immediately adjacent townships to see any
growth. All other adjacent townships and cities declined in population. Between 2010 and 2017

Marengo Township’s population declined only slightly (see Table 1 and Figure 2).
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Figure 2

2017 Population
Adjacent Township Growth Rates (2010-2017)
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During the time frame between 2010 and 2017, Sheridan Township was the only adjacent
community whose population increased. Rather, populations in this part of the county for the most
part are either stable or declining slightly. Marshall Township, located directly to the west of
Marengo Township, declined by 1.0 percent; and Sheridan Township, located directly to the east
of Marengo Township increased by 0.9 percent. (see table 1 and figure 2). However, Marengo

Township had the lowest rate of decline among its neighbors. The surrounding townships that
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declined by the greatest percentage between 2010 and 2017 were Convis, Fredonia and Eckford
Townships.

Economic Characteristics - A comparison of income statistics is found in Table 2. In 2017, the

average household income, median household income and the per capita income were all

significantly higher than Calhoun County and the State of Michigan.

TABLE 2
INCOME 2017
Category Marengo Calhoun State of Michigan United States
Township County
Average $78,112 $62,746 $72,651 $81,217
Household
Income
Median $50,149 $53,199 $56,286
Household $65,301
Income
Per Capital $29,348 $25,027 $28,654 $30,968
Income

Source: Michigan eLibrary Demographics Now

Incomes - According to Michigan eLibrary Demographics Now, the largest percentage (19.2%)
of Marengo Township households had incomes within the $75,000 to $99,999 range. The next
highest grouping was the household income range between $60,000 and $74,999 per year,
representing 12.6% of Marengo Township households. Next were households within the
Township earning between $100,000 and $124,999 (10.2%).

In 2017, the median household income in Marengo Township was $65,301, compared to the
Entire US median which was $56,286. The Census revealed median household incomes of
$51,993 in 2010. It is projected the median household income in this area will be $77,338 in 2022,
which would represent a change of 18.4% from the current year.
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In 2017, the per capita income in the Township was $29,348, compared to the Entire US per
capita, which was $30,968. The 2017 average household income for this area was $78,112,
compared to the Entire US average which was $81,217.

At $65,301, Marengo Township’s median household income was higher than the State ($53,199)
and Calhoun County’s ($50,149). Factors that can affect these numbers include the types of
housing available, land values, parcel sizes and the locations of communities. For instance, a
community with a higher percentage of apartments will often have younger people that generally
have lower incomes than people who are more established in their careers, who tend to have
higher incomes. Alternately, communities with a higher percentage of newer single-family housing
on large lots will generally attract more established families, who generally have higher incomes

than younger, unmarried people. Residents in Marengo Township fall generally into four

categories described as “Mosaic Types”.

Table 3

Household Types

Mosaic Type Number of Households  Percent of
Township

Family Fun-tastic 156 18.4%

Unspoiled Splendor 46 5.4%

Stockcars and State Parks 586 69.2%

Town Elders 59 6.9%

“Family Fun-tastic” are upscale households middle-aged families with older children pursuing
busy kid-centered lives in satellite cities. “Unspoiled Splendor” households are comfortably
established baby-boomer couples in town and country communities. “Stockcars and State Parks”
households are middle-aged, middle-income couples living in suburbia working to enjoy their
active lifestyles. “Town Elders” households are stable minimalist seniors living in older homes and

leading sedentary lifestyles.
Education - Within Marengo Township, 94.3% of residents have graduated from high school and

27.0% have attained a bachelor’s degree or higher. The number of persons graduating from high
school is higher in the township than both the County (88.9%) and State (89.3%). Similarly, the

Marengo Township Master Plan 8 Our People



township’s percentage of individuals who had graduated with a bachelor’s degree or higher was
higher than both the County (19.1%) and the State (26.5%).

Employment — In 2017, there were 1,837 people over the age of 16 in the labor force. Of these,
97.4% were employed, 2.6% were unemployed. There were 748 employees (daytime population)
and there were 50 establishments. Establishment counts include Dunn & Bradstreet (D&B)
business location records that have a valid telephone, known SIC code and D&B rating, excluding
cottage industry businesses that operate from a residence. For 2017, service workers made up

39.17% of the population, and those employed in retail trade occupations made up 27.01%.

Manufacturing workers made up 16.98% of the population.

Table 4
Employment 2017
Number of Percent
Employees
Total Employees 748
Total Establishments 50
Employees by Major SIC Division
Agriculture, Forestry, & Fishing 7 0.94
Construction 15 2.01
Finance, Insurance, & Real Estate 4 0.53
Manufacturing 127 16.98
Mining 3 0.40
Public Administration 31 4.14
Retail Trade 202 27.01
Services 293 39.17
Transportation, Communications, Electric, Gas, & Sanitary 43 5.75
Services
Wholesale Trade 23 3.07
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Employment of people who live within Marengo Township is heavily focused on services and retail
trade, representing 495 jobs in the year 2017 or 66.2% of the working population within the
township.

Agricultural employment has declined in Marengo Township along with the State and Nation. In
2017, just 0.94 percent of township residents were employed in agriculture. “... today, only two
percent of the U.S. population produces food for the world to consume. That's a substantial
change in the amount of people associated with producing food and making sure that everyone
has enough to eat. Farmers use technology to make advances in producing more food for a
growing world. Through the use of technology, each farmer is able to feed 155 people today,
compared to 1940, when one farmer could feed only 19 people.™

*AnimalSmart.org, PO Box 7410, Champaign, IL

Housing

While population statistics reflect the total increase or decrease occurring in a community,
the analysis of housing statistics is often the key to land use planning for new residential
development. Table 5 provides a breakdown between housing units and households (defined

as "occupied" housing units).

Table 5
Housing units and Households
Housing Household Persons per Vacant Units %
Units S household Vacant
2017 926 847 2.57 82 8.9%
2010 926 853 2.55 73 7.9%
2000 838 793 2.76 45 5.4%

The nature of housing, in relation to population change, is often the reflection of cultural
changes in the community, with most of these linked to national trends, such as the aging of
the population. Economic conditions also play a significant role, with increased vacancy-rates
and declining "owner-occupied" status. It is clear from Table 5 that the vacancy rate was
likely impacted from economic conditions at the time the census was taken. It also shows
that while there was an increase in total housing units by 77, the population increase was
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only 82 persons, reflecting this vacancy rate and the decline in the number of persons per
household (from 2.76 in 2000 to 2.57 in 2017).

Since the year 2000, 60.8% of the township’s residents have moved into their current home. Only
17.7% of residents have lived in the same housing since the 1990’s and only 9.9% of township
residents have lived in the same housing since the 1980’s. In 2017, there were 926 total housing
units with an 8.9% vacancy rate. Of the 847 occupied housing units 83.9% were owner occupied
and 16.1% were rental units. Between 2000 and 2017, the number of housing units increased by
88 units or 10.5%. Currently, 88.7% of Township residents live in single-family homes, 6.8% live

in multi-family structures, and 4.5% of residents live in mobile homes.

Housing values ranged from less than $25,000 to over $1,000,000. Approximately 28.3% of the
housing was valued at less than $99,999, and 58.8% was between $100,000 and $249,999. By
comparison, the State of Michigan had 40.7% and 20.1% of its housing within the same categories
and Calhoun County’s percentages were 29.3% and 27.2%. The median home price in the United
States overall rose from $237,387 in 2016 to $238,800 in 2017, according to Harvard’'s Joint
Center for Housing Studies (JCHS). Table 3 shows the general housing characteristics in the
township.

Table 6 Building Permits

Mobile Homes

New Homes
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2010
2011
2012
2013
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2017
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Building Permits
The Township has maintained a relatively level number of single-family building permits each year

for the past several years. Table 6 contains the building permits issued for single-family homes

over the last ten years. Building permit trends can be used to predict future growth.
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SECTION 2
NATURAL FEATURES

The Kalamazoo River along with its many tributaries is the most significant water feature in the
Township. Rice Creek is the primary tributary draining a large part of the Township. The

Kalamazoo River Watershed transports water westerly to Lake Michigan.
Lakes and Streams - Water features, including lakes, streams and interconnecting wetlands are
notable and attractive features of the township. These surface water features are all connected

and function as part of a larger “Water Cycle”.

Table 7

Lake Acreages in Marengo Township

Lake Name Size in Acres
Chapin Lake 26.7
Rothrick Lake 10.7
Buckhorn Lake 6.8
Williams Lake 12.3

At any point through the water cycle, pollutants may be picked up and passed on to township
residents, people in other communities, plants and/or animals by consumption of these waters.
Knowing the characteristics of each type of water feature can allow a community to plan for their
best use and preservation. Soil erosion, impermeable surfaces (such as parking lots and roofs),
soil contamination, and recreational pressures can affect the water quality of the township’s lakes
and streams. Any number of factors can affect water quality from accidental spills, industrial
operations, poor soils unsuitable for septic systems, a high-water table, excessive development,
etc., and could threaten the quality of the area’s water supplies. Specific regulations pertaining to
soil erosion and sedimentation control practices, protection of wetland areas, increased water
body setbacks, the use of greenbelts or buffers and density reductions can assist in protecting
water quality. Currently, sections 6.03A Water-Building Relationship, 6.13 Shoreline Excavation
and Dredging, and Article 17 Open Space Waterbody Conservation District of the Township
Zoning Ordinance are intended to protect water quality.
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Frequently, minimum setbacks of one hundred (100) feet (as measured from the shoreline or
ordinary high-water mark) are used to protect water quality in zoning ordinances. In addition,
some communities require vegetative strips of perhaps twenty-five (25) feet bordering the banks
of lakes and streams, as measured from the shoreline or ordinary high-water mark, must be
maintained in a natural vegetative state, except for the permitted clearing of dead or obnoxious

plants.

Another element to surface water protection is the need to moderate the effects that recreational
activities have on surface waters. Overuse of inland and lakeshore areas can, over time, degrade
water quality through small gasoline and oil spills, stirring of lake bottom sediments, and other
effects. These activities also influence shoreline erosion, which further contributes to a decline in

water quality.

Groundwater - Nearly all the township relies on groundwater for drinking and household
activities. With increased housing densities and commercial and industrial uses within the
township the potential for contaminating groundwater increases. Old abandoned water wells
provide direct access for contaminants to enter the drinking water, faulty septic systems can
provide gradual contamination and generally increased surface activity can provide
miscellaneous contamination (motor oil, antifreeze, pesticides etc.). Maintaining appropriate
densities of development and proper disposal of potential contaminants are critical factors in

ensuring the adequacy and quality of domestic water sources.

The State of Michigan Comprehensive Groundwater Protection Program, published by the
Michigan Department of Environmental Quality reports that “Cleanup of groundwater
contamination sites is expensive and slow, and often creates hardships for the persons affected”.
Land use regulations, land acquisition, and education programs can play a key role in protecting

groundwater. Examples of land use control activities include:

e Land use plans which consider groundwater vulnerability.

e Zoning ordinance and site plan review standards related to aboveground secondary
containment, interior floor drains, and other topics.

¢ Public education through public meetings, school-based classroom programs, library displays,

cable television videos, public information flyers, and municipal newsletters.
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When a community relies on individual wells and not public water, groundwater quality is a major
factor influencing development. The aquifer nearest to the surface (15-40 feet) is typically
unprotected from contamination by surface sources of pollution due to the porosity of surface
soils. It is not known whether there have been cases of well water contamination by septic
tank/drain field contamination (nitrates and detergents). It is probable that only the historically
rural, low-density nature of development has prevented the widespread contamination of this

aquifer.

Floodplain - Those lands which hold a one percent chance of being flooded because of overflow
from an adjacent body of water within any given year during a 100-year period are in a floodplain.
Coordination of local regulations with those of the state are an important first step towards
achieving appropriate and effective floodplain regulations. Part 3108 of Act 451 of 1994 defines
the unlawful floodplain activities, as regulated by MDEQ.

“A person shall not occupy or permit the occupation of land for residential, commercial, or
industrial purposes or fill or grade or permit the filling or grading for a purpose other than
agricultural of land in a floodplain, stream bed, or channel of a stream, as ascertained and
determined for the record by the department, or undertake or engage in an activity on or with
respect to land that is determined by the department to interfere harmfully with the discharge or
stage characteristics of a stream, unless the occupation, filling, grading, or other activity is

permitted under this part.”

Local governments can regulate floodplains using building codes, zoning ordinances, subdivision
regulations, health regulations, and/or use of police powers. Implementation of protective
measures should be used with soil and sedimentation, stormwater, and wetland regulations.
Currently, areas in Marengo Township designated floodplain areas are being mapped by Calhoun
County GIS.

Wetlands - Much of the undeveloped non-agricultural areas in the Township either are heavily

wooded or wet. Part 303 of the Natural Resources and Environmental Protection Act defines a

wetland as:
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‘land characterized by the presence of water at a frequency and duration sufficient to support,
and that under normal circumstances does support, wetland vegetation or aquatic life and is

commonly referred to as a bog, swamp, or marsh.”

Wetlands contribute to the quality of other natural resources, such as inland lakes, ground water,
fisheries, wildlife and Lake Michigan. Wetlands serve as storage areas for excess water and
nutrients; controlling floods and the aging of rivers, lakes and streams. In addition, acre for acre,

wetlands produce more wildlife and plants than any other Michigan land cover type.

Part 303 seeks to protect wetland resources through regulating land which meets the statutory
definition of a wetland, based on vegetation, water table, and soil type. Certain activities on a site

which satisfies the wetland definition will require a permit from the MDEQ including:

e Filling or placing of material in a wetland.

e Draining of water from a wetland.

e Removal of vegetation, including trees, if such removal would adversely affect the wetland.
e Constructing or maintaining a use or development in a wetland.

e Dredging or removing soil from a wetland.

Certain activities are exempt from permit requirements. In general, exempt activities include:
fishing, trapping or hunting, hiking and similar activities; established farm activities; and harvesting
of forest products. Wetland areas subject to regulation by the MDEQ include wetlands, regardless
of size, which are contiguous to, or are within 500 feet of the ordinary high-water mark of any lake,
stream, or pond; wetlands which are larger than five acres and not contiguous to any lake, stream,

or pond, but are essential to the preservation of natural resources.

Generally, wetlands must be identified through individual site determinations. Accordingly, the
low-lying areas or wetlands shown on the Environmental Features map are for planning purposes
and represent only indications of where some of these areas may be located. (See Figure 3 Water

Features, Lakes, Creeks, and Wetlands)
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Figure 3 Lakes Creeks and Wetlands
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Woodlands — Currently, those parts of the Township covered with woodlands and forests are
small isolated woodlots owned by individual property owners, with some woodlands being divided
up among multiple property owners. Woodlands provide a multitude of benefits to the Township

including:

e Creating rural character

¢ Providing wildlife habitat

e Providing a wind barrier

e Providing a noise barrier to uses such as roadways

e Providing a visual barrier to unattractive uses or activities
e Serving as areas for water runoff and filtration

e Providing areas for recreation

¢ Improving aesthetics and creating outdoor “sense of place”

Woodlands can be preserved through different zoning techniques including site plan, planned unit
development and special land use reviews, creation of tree ordinances, creation of buffer

requirements from water features and creation of open space developments.

Topography and Drainage - The topography of the Township is generally rolling and hilly with a
local relief of greater than 150 feet from its highest point — 1,050 feet above sea level near the
center of section 24 north of 1-94, adjacent to Sheridan Township, to a low of 892 feet above sea
level in the northwest corner of section 30, along Rice Creek adjacent to the City of Marshall. The
most pronounced variations in landform and most obvious drainage features are the numerous
creeks that drain to the Kalamazoo River. The township is drained entirely by the Kalamazoo
River and its tributaries. There are portions of the township within the designated 100-year

Floodplain of the Kalamazoo River and its tributaries.

Soils — Much of the Township contains soils that are classified as “prime agricultural soils” by the
USDA. The USDA uses three soils classifications consisting of “Prime Farmland” “Prime
Farmland if Drained” and “Farmland of Unique Importance”. Because these soils are conducive
to farming, these areas often contain most the Township’s active farms. Figure 4 illustrates the

combination of Prime Farmland soils and currently active farmland.
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SECTION 3
LAND USE CHARACTERISTICS AND COMMUNITY SERVICES

The reasons that land has developed in certain ways over time vary widely. Many of the land
uses we see today are the result of development before there was zoning. Some land uses were
approved by previous planning commissions and township boards with or without the benefit of
a Master Plan. Many of these existing areas have stable, active uses that are thriving

economically and socially. Others sometimes conflict with one another.

This Section provides a descriptive overview of current land uses within the community and will
serve as part of the foundation for decisions to be made about the future of Marengo Township.

The generalized land use categories evaluated include:

e Agriculture
e Residential (Primarily Single Family)
e Manufactured Home Park

¢ Commercial

e Industrial
e Public/Quasi-Public
e Lakes

¢ Vacant undeveloped land

Existing Land Use

Mapping existing land uses allows for the evaluation of generalized land use patterns that exist
in the area. Knowing these land uses is essential in making recommendations that best serve
the needs of current and future residents and meet the goals of the Township. Existing Land
Use - Table 4 lists the acreage of various land uses in the township. A current view of existing

land uses in Marengo Township for 2018 is shown in Figure 4.

The categories of existing land use include:
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Agriculture

It is a recognized trend within this state and nationwide that agriculture as an occupation has
been dwindling and that agriculture land is being consumed as new development opportunities
arise. Marengo Township fits right in this trend with various other uses gradually replacing
agricultural lands. Several market forces have played a role in the gradual loss of farmland,

including convenient access to jobs via 1-94, availability of land with willing sellers and existence

of zoning regulations that allow for residential uses.

Table 8

Land Use Acreages

2018

Land Use Number of Acreage Percent Average
Parcels Parcel Size

Vacant / unused 168 1,871 8.63 11

Agricultural 228 15,085 69.59 66

Residential 758 4212 19.43

Commercial 27 106 0.49 4

Industrial 1 2 0.01

Public & Institutional 24 401 1.85 17

TOTAL 1,206 21,676* 100.00 18

Source: Calhoun County

GIS

(*The Township has a total land area of 23,040 acres. The remaining 1,364 acres would be roadways and bodies of
water not accounted for in the tax parcel layer)

It is no longer necessarily expected that agriculture will eventually give way to development.
Agricultural activity and development can coexist if there is proper planning and an
acknowledgement of mutually beneficial community and societal goals. However, there is no
specific formula or method for achieving this. Within Marengo Township, there are several

farming operations. Collectively these farms cover about 15,085 acres of total land. This
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Figure 4 Existing Land Use
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equates to roughly 70% of the Township’s total land area. The major cash crops grown in the
Township are corn, hay, soybeans, wheat, asparagus, potatoes, sunflowers, blueberries, and
seed corn. Apples are the principal fruit. Figure 6 Prime Farmland classifies the soils of the
Township that are considered “prime” based on their favorable characteristics for crop
production. Prime farmland Soils are soils that have the best combination of physical and
chemical characteristics for producing food, feed, forage, fiber, and oilseed crops. Prime
farmland has the quality, growing season, and moisture supply needed to produce economically
sustained high yields of crops when treated and managed according to acceptable farming
methods, including water management. In general, prime farmlands have an adequate and
dependable water supply from precipitation or irrigation, a favorable temperature and growing
season, acceptable acidity or alkalinity, acceptable salt and sodium content, and few or no rocks.
They are permeable to water and air. Prime farmlands are not excessively erodible or saturated
with water for a long period of time, and they either do not flood frequently or are protected from

flooding.

Residential

Older established single-family residential uses are typically located on large lots along the
existing county road network of the township (roads spaced at one-mile intervals). There are
relatively few housing developments served by private streets. These residential developments
typically contain only a few homes. Residences are dispersed throughout the Township such
that consolidation of residential development as a focal point of activity would be difficult. At only
18% of the Township, residential land is not the largest land use category. It does not appear to
be necessary currently to plan for parks or other public amenities to serve residential

neighborhoods.

Areas and structures for single-family, duplex, multi-family, and mobile home residency are
included in this category. Approximately 4,212 acres are devoted to residential use. Residential

land uses are found in a scattered fashion in every section of the Township.

Manufactured Home Park

A Manufactured home park of approximately 80 units exists in one location in the township. It
is an older facility on Centennial Road and 18 % Mile Road surrounded largely by rural land.
For land use planning purposes, manufactured home communities are considered high density

developments and as such consideration should be given to what types of uses would be
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appropriate near them. For example, commercial development and institutional land uses in key
locations near the manufactured home community may promote convenience and walkability

for its residents.

Similarly, other higher density, or more intense uses may also be appropriate to complement
the larger available population. It would be necessary to determine how these uses relate to or
impact one another. Screening between uses, using berms and evergreen trees, and pedestrian
and automobile connections could be provided between sites. Finally, it may be logical to place

other high-density residential uses in the same vicinity.

Commercial

Areas used predominately for the sale of products and services are included in this category.
Such uses consume roughly 106 acres. Most commercial uses are concentrated directly east of
the City of Marshall adjacent to the 1-94 corridor, with other small areas located near a few key
road intersections. In both cases, commercial uses have developed because of transportation
corridors that have evolved over time. The 1-94 corridor is attractive to businesses that have a
highway service and community focus such as fast food restaurants and gas stations. Highway
access has also brought larger regional uses such as larger scale equipment supplies dealers
and truck stops. Effort should be given to evaluating the core commercial area of the township

as it relates to the City of Marshall.

A very small area of commercial exists at the 1-94 and 22 %2 Mile Road Intersection. Commercial
uses within this area in the future are not likely to obtain public water and sewer within the time
frame of this Plan due to the cost to extend these services. Furthermore, this area is not planned

to be served by an expanded City/Township 425 Agreement.

Industrial

There is only a single industrial use located in the Township. It is Marshall Metal Products,
located at 1006 E Michigan Avenue. The parcel size is 1.7 Acres. Consideration should be given
to how new and/or expanded industrial operations might affect the township. Questions to
consider are whether the operations should be allowed to expand and what to do with them if
they were to shut down. In other residential communities, when industrial operations have been
allowed to expand, they can have a negative effect on new residential development.

Consideration should be given to allowing manufacturing/industrial facilities in a very limited area
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presumably close to where the industrial use is already located. New industrial uses should be
carefully controlled to avoid truck traffic conflicts with adjacent uses and through traffic.
Consideration must be given to the fact that industrial uses may not be appropriate in Marengo
Township.

Public/Institutional

Public/Institutional uses include such things as churches, governmental offices, cemeteries and
public parks. There are several parcels owned by the Township and Calhoun County. The
parcels owned by the Township include 5 cemeteries, the Township Office/Fire Barn and the
Fire Station #2 site. The County owns 3 parcels, the largest of which is on the south side of the
Kalamazoo River at the confluence of Wilder Creek that flows north from Eckford Township. The
146-acre parcel (in section 32) and the 47-acre parcel (in section 33) that are contiguous and

are split west to east by Division Drive.

There are a few exempt parcels in the township owned by religious organizations. There is one
parcel in the township, along Partello Road adjacent to Rice Creek, owned by the State of
Michigan, but managed by the Calhoun County Soil Conservation District, some of which is

leased for farmland.

There are no Township park facilities, and the Township owns no vacant land. There is no state
or county park within the Township, but there are several city and county parks surrounding the
Township that are accessible to Township residents. The Kalamazoo River offers some

recreational benefits; however, there is no public access to the river in Marengo Township

Lakes, Streams, Wetlands and Rivers

There are four named lakes within the township. Two of the lakes, Chapin and Rothrick, are
connected by the Rothrick Drain in the north of the Township The lakes in the southern part of
the township include Buckhorn and Williams Lakes. They are all small lakes with the largest
being 26.7 acres. There is no real concentration of residential development. Water quality is not
currently an issue like it would be if there were many housing units with individual septic systems
around the lakes. Septic systems will often leak water and human contaminants, such as

bacteria, into lakes. Human contaminants will also contribute to the growth of weeds within lakes.
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Both Rice Creek and the Kalamazoo River systems are significant water features in the
Township. There are numerous residences with water frontage. In addition to flooding, there is
another potential issue with waterfront development. Funnel or keyhole development occurs
when a waterfront lot is used to provide lake access to a larger development located away from
the water. Funneling allows many individuals to gain access to a water through a small corridor
of property. Unregulated funnel development has the potential to create many problems
including land use conflicts; unsafe and inadequate access; excessive noise; lake and shoreline

congestion; multi-use conflicts; degradation of the environment; and decreased property values.

Vacant Land

Vacant land includes fallow agricultural land, forest, and wetland areas. There is a relatively low
percentage of vacant land in the Township. Vacant land can be looked upon from a preservation
standpoint and/or a development standpoint. From the development standpoint, the vacant land
could signify an area ripe for the development of new housing. From a preservation standpoint,

vacant land could be viewed as something to be protected from development.

Undeveloped woodlands cover approximately 8.63 percent of the Township. Apart from an
extensive wooded area in the west central part of the Township, most wooded areas are in
conjunction with the wet soils and slopes associated with the drainage network. Open space
includes scattered stands of undergrowth, saplings and isolated wetland areas adjacent to
streams and creeks. The largest expanses of open space are found in the south central and
southeast areas of the Township. Taken collectively these features give the Township the rural

flavor that most residents enjoy.

Transportation System — Marengo Township has direct, convenient, access to 1-94, which
traverses the Township and is maintained by the Michigan Department of Transportation
(MDOQOT). The average daily traffic volume in 2017 on this highway within the Township was
estimated at approximately 36,673 vehicles at exit 115, 22 %> Mile Road. In addition to the
attraction for commercial uses, convenient highway access also allows commuters to continue
to move to the Township. As growth continues, increased demands will be placed on the road
system. Residents in these areas are particularly sensitive to traffic increases; even small jumps
in traffic volumes become noticeable. Residents will often voice concerns about the “heavy

traffic” on their road, even though the roadway is easily capable of handling the traffic.
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Figure 5 Street and Road Classifications
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A street hierarchy of State Highway, County Primary, Local Paved, and Local Gravel roads
exists within the township. Each road in the Township can be classified into one of these
categories based upon its use. Highways are designed for high volumes of traffic at high speeds,
generally over long distances. In the case of Marengo Township there is one Interstate Highway,
I-94, that traverses the Township east and west. As highlighted in other parts of this document,
1-94 serves as a driving force for future growth and development within Marengo Township and

surrounding communities by allowing convenient access to employment within the region.

Arterial roads, which are in many cases State Highways, provide direct access between cities,
villages and other urban areas. Their main function is to collect and distribute traffic to and from
collector streets and local streets to carry traffic to destinations and highways. Access

management is important along these roadways in developed and developing areas.

Collector roads, which are often country primary roads are smaller than arterial roads and carry
less traffic. They are intended to help distribute traffic from highways and arterials to local streets
and individual properties along the roadway. In addition, they can perform similarly to arterial
streets in that they can carry traffic to adjacent communities and beyond, but in smaller traffic
volumes and often in disjointed travel patterns (i.e. some country roads may terminate and

require travelers to take another nearby roadway to continue a directional trip).

Local streets are designed primarily for access to individual lots and generally discourage
through-traffic. In rural areas, some local roads may be dirt or gravel roads and others may be

paved cul-de-sac subdivision streets as a community begins to develop. Private Streets must
be distinguished from public streets for purposes of maintenance, but all roads serve a network

function according to their classification.

Tax Base —In 2018, there were 1,164 real property parcels in the township. The 2018 Assessed
Value of real and personal property in Marengo Township was $ 138,200,500. The total market
value of residential property is $115,888,562 and the average value per parcel is $126,103. In
the past year values have increased 5%. This ranks the township fifth among the 19 townships
in Calhoun County. In 2018, there were 37 parcels classified commercial; 919 parcels classified
residential, 204 parcels classified agricultural and 4 parcels classified industrial. There were 24
exempt parcels classified as institutional and public. As represented in Table 9, valuations are

increasing at an average rate of 8.81% per year.
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Table 9

State Equalized Values

Total Real Property Personal Annualized
Year Property % Change
1999  $48,258,010 $44,413,980 $3,844,030 _
2002  $72,627,343 $65,200,063 $7,427,280 16.83
2010  $92,153,965 $82,134,355 $10,134,355 3.36
2018  $138,200,500 $100,094,000 $38,106,500 6.24

Source: Calhoun County Equalization/Marengo Township Treasurer

In 2018, the assessed valuation of agricultural land was $ 36,696,100, representing 36.7% of
the total township value. Commercial property was valued at $ 5,546,600 (5.5%), industrial at $
109,300 (0.1%) and residential was valued at $57,742,000 (57.7%).

425 Agreements and Map — The Township and the City of Marshall have entered into several
contracts for “Conditional Transfer of Property”. Public Act 425 of 1984, as amended (PA 425),
is the conditional land use transfer statute that allows two or more municipalities the option of
conditionally transferring land to one another. PA 425 came into being because annexation is
legally difficult, tends to pit neighbor against neighbor, and because important economic
development projects for regions became victims of a lack of annexation cooperation. A
conditional land use agreement allows municipalities involved in land negotiation great flexibility.
Land transfer is sometimes needed for properties that lack infrastructure necessary to support
economic development projects. The agreement should provide the least expensive

infrastructure possible to the proposed site.

1. Agreement Dated June 3, 1991 was rescinded by the City and did not become effective.

2. Agreement Dated December 28, 2004 (Love’s Truck Stop and Country Stores) — Provision
of municipal services to two parcels on the south side of the intersection of Partello Road
and 1-94. The Township receives the equivalent of 3.00 mills of the City’s real and personal

property tax operating levy. (expires December 30, 2054)
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3. Agreement Dated April 18, 2005 (Love’s Truck Stop and Country Stores) — Provision of
municipal services to parcels on the south side of the intersection of Partello Road and 1-94.
The Township receives the equivalent of 3.00 mills of the City’s property tax operating levy.
(expires December 30, 2054)

4. Agreement Dated June 27, 2017 (The Hi Lite Cruz Inn) — Provision of municipal services to
parcel no. 13-16-308-015-00 at the intersection of Centennial Road and East Michigan
Avenue. The Township receives the equivalent of 3.00 mills of the City’s property tax

operating levy. (expires December 30, 2066)

The existing 425 agreements are shown in Figure 6.

COMMUNITY FACILITIES AND PUBLIC UTILITIES

Public Schools — Marengo Township lies within both the Marshall and MarLee school districts
The Marshall school district encompasses 11.88 square miles which is 32.97% of the township
and the MarLee school district encompasses 24.15 square miles (67.03% of the township). The
Marshall school district has an enrollment of approximately 1,800 students located at several
locations throughout this extensive district. The MarLee school district through 8" grade only
has a current enroliment of approximately 300 students. Marshall High School has received
North Central Accreditation. There is one private school, Marshall Academy. See Figure 7 —
School Districts for a map of school district boundaries. Regional educational facilities are
provided by the Calhoun Intermediate School District. Nearly 34.3%% of all adults in the

community have graduated from high school and 23.7% have had at least some college.

Water — Except for properties enrolled in Public Act 425 of 1984 Intergovernmental Conditional
Transfer of Property by Contract (PA 425) agreements with the City of Marshall, there is no

public water supply system in the Township.

Sanitary Sewer - Except for properties enrolled in PA 425 agreements with the City of Marshall,

there are no public sanitary sewer systems located in the Township.

Electricity — The majority of Township residents receive electrical service from Consumers

Energy. Some residents on the west side of the township have Marshall City Electric.
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Figure 6 - The Existing 425 Agreements
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Natural Gas - The Township has some natural gas service supplied by Consumers Energy on
Partello Road to MarLee School and Michigan Avenue to the Marengo village area. Residents
living elsewhere in the Township are supplied with liquid propane service through private

delivery services.

Telephone - AT&T provides landline telephone service. Wireless service is available primarily

from Verizon and has become relatively reliable.

Internet — High-speed internet is a challenge. Many parts of the township cannot obtain either

DSL or Cable internet service.

EMERGENCY SERVICES

Police - The Calhoun County Sheriff's Department provides Police protection.

Fire — The Marengo Fire Department provides fire protection to the Township. The Marengo
Fire Department services the township and parts of two adjacent townships from two locations

in the Township. There is a mutual aid agreement with all the Fire Departments in the County.

Ambulance - Private ambulance services, for other than emergency care, are provided by the

Marshall Area Ambulance Authority.
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Figure 7 - School Districts
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