LAND USE ANALYSIS

This report will be a slight departure from a
“typical” planning analysis that seeks to
measure the amount of acreage involved in
each of the land use categories. While that
approach is highly desirable in a community
with very little vacant land or one with a large
amount of redevelopment needed, it does not
appear 1o be a useful tool in planning for
Mussey Township's future at this time. The
land use analysis will concentrate instead on
the generalized “pattern” of existing uses.

Agriculture

As can be seen from the Existing Land Use
Map (Map 9), agriculture is the primary
surface use of land in Mussey Township.
There is also a substantial amount of land
designated as vacant or fallow which is
primarily former agricultural land which could,
in many instances, be utilized again for
agricultural operations. These open spaces
contribute to the rural character of the
Township.

Mussey Township has experienced an influx
of residential land uses on parcel splits in

- recent years. The proximity of I-69 has
provided increased access for people seeking
arural area to call "home" while still being
able to commute to work. This has impacted
agriculture through the splitting of agricultural
land for residential uses and the
accompanying issues associated with the
incompatibility of uses.
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Residential Development

The Township's residential development is
primarily characterized by scattered, rural
homesites on large acreage parcels along the
existing county road network. There are also
an increasing number of homes along private
roads that were recently constructed and
reflect a larger, more contemporary buiiding
style and size.

Commercial

There is a scattering of commercial
establishments throughout Mussey Township.
The majority are located along Imlay City
Road and close to the 1-69 freeway. Uses
include a grocery store, upholstery shop, day
care facility, professional office, gas station,
and implement sales. In addition, there are a
few limited home occupations and
commercial operations in conjunction with
single-family homes that are illustrated on the
map as a combination of both the residential
and commercial.

Industrial

Industrial uses in Mussey Township are
relatively few. There are three junkyards and
a vehicle repair facility. Because public water
and sewer service will be unavailable in the
foreseeable future, concentrated industrial
development is not likely to occur within the
planning period.
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LAND USE PLAN

The Land Use Plan for Mussey Township
illustrates the relationship between the Capac
Road corridor and the lower intensity
residential and agricultural areas of the
Township (See Map 12). The more intensive
use areas in Mussey Township are planned
to occur within the Capac Road corridor and
in the areas nearest to the Village of Capac.
The remainder of the Township is planned to
be primarily agricultural and low density
residential in character. The Capac Road
Corridor Plan (See following chapter) will
provide detailed analysis and planning
concepts for those lands within the Corridor,
as well as address Land Use Plan
modifications resulting from the Village's
annexation of the easterly frontage along
Capac Road south of the Village (See Maps
12 and 13).

Future Density Of Development

Within the 20 year period of this Master Plan
(approximately 2017) the only municipal
sanitary sewer service anticipated is the
Village system. This lagoon system currently
has capacity to serve limited additional
development within Village limits. While
extension of these services to Township
areas is, at this time, not assured, the recent
annexation of Township land by the Village is
intended, in part to facilitate utility extensions
to the 1-69 freeway. While the annexation
does eliminate Township land use planning
opportunities in the corridor, However, a An
overriding goal of this Master Plan is
continues to be the concentration of to
concentrate higher intensity uses, both
residential and non-residential, in close
proximity to the existing Village and water /
sewer facilities. This will facilitate and limit
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future utility extensions only in areas adjacent
to the Village.

Residential development, other than in limited
areas immediately adjacent to the Village, is
expected to occur with individual septic tank
and tile field systems where soil conditions
will accommodate them.

The lack of municipal sewers outside the
Village, in combination with the Township's
desire to promote a variety of low density
development types that respect the land's
natural carrying capacity, has resulted in a
range of appropriate development densities.
Each of these densities was selected so as to
be consistent with the particular character of
an area, the lack of municipal sewers, and
the carrying capacity of the land in the
absence of sanitary sewers. The result is a
unique plan for the future development of
Mussey Township that addresses the
community's preferred future for its
agricultural, residential, commercial and other
use areas.

Agricultural Use Areas
The Land Use Plan identifies two main
agricultural use categories within the

Township - Prime Agriculture and Agriculture,

Prime Agriculture

The Prime Agriculture areas are
characterized as having:

Solis conducive to agriculture

Large parcel sizes

Limited non-agricultural uses
Predominance of existing agricultural
land uses

cooo
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Public and Quasi-Public, Utilities

The largest area in this category is the Capac
Village sewage treatment area located in
Section 27. ANR Pipeline also operates a
compressor station in Section 16, in addition
to small substations and pipelines throughout
the Township.  Along the freeway, the rest
area and commuter parking lot are illustrated
as public land uses. The remaining uses in
this category are churches and cemeteries.

aba

Woodlands

The largest stands of trees in Mussey
Township are located in Sections 4, 5, 11, 12,
15, and 30. In addition, there are sporadic
tree-covered areas throughout the Township.
On the Woodlands and Wetlands Map (Map
7) many of the wooded areas are designated
as wetlands due to MIRIS definitions which
differentiate between wooded wetlands and
wetlands. Therefore, there may be slight
variations between the Existing Land Use
Map and the Woodlands and Wetlands Map.

Mussey Township Master Plan

Recreation

There are two private recreation sites in
Mussey Township. One is the Bluewater
Beagle Club located on Donald Road in the
western part of the Township. The other
recreation site is the Holly Meadows Golf
Course located on Capac Road.

The Township does not currently own or
operate any public recreation facilities.

CONCLUSION

The established rural character of Mussey
Township is a direct result of the natural
environment and the existing uses of the
land. Agriculture has been and remains the
major land use component. Combined with
the scattered nature of most of the developed
land uses, Mussey Township maintains a
strong rural character. This basic pattern is
not expected to change in the near future.
However, as more people are finding such
pastoral environments desirable for
residential use, the agricultural lands in
Mussey Township are slowly being converted
to residential use. The lack of public sewer
and water service, however, is a natural
limitation to a large amount of residential,
commercial and industrial development.

The development patterns identified in this
report provide a base from which to begin the
process of developing a Township Master
Plan. By correlating existing development
and natural features with the expected future
population, the Planning Commission can
begin to develop a plan for the Township's
long range development which is sensitive to
the natural capabilities of the Township's
physicat resources as well as the social
needs of the existing and future population.
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(Sections 1 and 2) all four drains flow in a
general westerly direction. In the remaining
areas of the Township, the majority of drains
flow south and/or east. The Cox-Doty drain,
which originates in Section 12 is the longest
drain, stretching the length of four sections of
the Township. Sections 11, 14, and 23 do
not contain County drains, but instead rely on
natural watercourses to drain the land. Due
to the poor drainage characteristics of most of
the natural soils in the area, drainage is of
paramount importance in most areas of the
Township.

Sewer

Mussey Township does not have a sanitary
sewer system. Township residences and
businesses must rely on individual septic
systems on a site by site basis. As noted in
the Soils analysis above, aimost the entire
Township has severe or moderate limitations
for septic fields. This results in the need for
engineered systems in the majority of on-site
septic field locations.

The entire Village of Capac is served by a
sanitary sewer system. Treatment is
provided by a lagoon system with a total

~ capacity of seventy six (76) million gallons.
According to the Capac Master Plan, the
design is capable of handling projected
Village demand for sanitary sewer services
through 2010 at a projected population of
1,800 in 750 dwelling units.

Water

There is no public water system in Mussey
Township. Individual wells must be installed
on a site-by-site basis to service parcels. The
Village of Capac has a municipal water
system which provides water to all Village

Mussey Township Master Plan

residents and businesses. The system
contains five wells, two of which are located
in the Township on Imlay City Road (See
Map 10), and a 250,000 gallon water tower in
the southwest corner of the Village.
According to the Village's Master Plan the
existing system has adequate capacity to
handle existing and future demands up to an
ultimate future population of 3,000.

Gas

Consumers Power Company provides gas to
the Village of Capac, and to limited areas in
Mussey Township. Gas lines extend from the
western border of the Township, east on
Imlay City Road to approximately 2000" past
Valencia Road. The lines also extend down
Cade Road from Imlay City Road to Roehl
Road; down Downey Road, from Imlay City
Road to the Village boundary; on Bryce Road
from the Village boundary to the M-21
intersection; and on Capac Road north from
Imlay City road to Lois Lane, and south about
1000’ from the Village boundary (See Map
10).

In addition, a gas compressor station, storage
field, and an extensive network of
transmission pipelines is operated by ANR
Pipeline throughout the Township and
surrounding communities.

Electric

Detroit Edison provides electricity to Mussey
Township. The utility owns a substantial
number of parcels and easements within
existing and potential future utility corridors.
These areas are planned to accommodate
future high voltage transmission lines.
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GOALS AND OBJECTIVES

Introduction

Long-range land use planning requires a
policy basis from which decisions can be
made. Such policy is often found in the
thoughts, ideas, and sentiments of members
of the community. The Mussey Township
Planning Commission solicited these
thoughts and ideas from their fellow citizens
through a community survey which was sent
to all Township residents. The results of the
survey have been included in the Appendix.
Through the information gathered in the
survey, comments made at the Planning
Commission’'s meetings, the Township's
historical development, and existing
conditions, the Planning Commission
developed the following goals, objectives and
strategies to guide future development in the
Township.

Goals are typically very general statements
about the quality and character of the
community that are not easily quantified or

- measured. Goals must be translated into
specific and measurable objectives that can
be prioritized and pursued by instituting

- specific strategies as Township policy. The
goals, objectives, and strategies proposed
are intended to result in a special quality and
character for the area. This will be achieved
by following a set of public policies designed
to permit measurable progress toward
achieving the community’s objectives.

GOAL

| l
| OBJECTVE | | OBJECTVE |

STRATEGIES

STRATEGIES

L) L]

MUSSEY TOWNSHIP MASTER PLAN

Goals, Objectives and Strategies
Goal

Protect and enhance the unique
community character of Mussey
Township.

Objective:

Maintain an open space network which
preserves and enhances the rural character
of the Township.

Strategies:

e Review and consider zoning ordinance

provisions which would permit and
encourage open space development
designs such as cluster housing.

e Develop a Recreation / Conservation
zoning classification which is designed to
accommodate limited outdoor recreation
uses and preserve identified natural
features.

e Encourage efforts by private / non-profit

conservancies to purchase land or
easements which protect unique natural
features.

¢ Promote PA 116 Open Space Easement
applications.

e Encourage dedication or preservation of
open space areas within new
developments.
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e Review zoning ordinance development
standards to reduce requirements which
result in unnecessary loss of open space.

Objective:

Discourage non-agricultural development in
planned agricultural areas.

Strategies:

e Maintain and enhance zoning provisions
which accommodate agriculture as a
permitted principal use.

e Revise zoning ordinance to reduce or

eliminate non-agricultural land uses within
planned agricultural areas.

¢ Encourage and support PA 116 Farmiand

Preservation applications when located in
areas planned for agricuftural uses.

e Limit future extension or provision of
utilities to only those areas adjacent to the
Village of Capac.

e Consider adoption of a Prime Agriculture
zoning district which restricts land uses to
only those associated with activities
associated with farming.

Objective:
Concentrate higher density residential and
commercial activities around the Village of

Capac and in close proximity to the 1-69 /
Capac Road interchange.
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Strategies:

e Consider zoning map amendments which
accommodate higher density residential
(apartments, mobile home parks, etc.)
commercial, and industrial uses in close
proximity to the Village, utilities and
services,

e Establish zoning standards which reflect

the design and locational criteria outlined
in the Capac Road Corridor Plan section
of this Master Plan.

Goal

Stable and economically viable
agricultural operations within
appropriate areas of the Township.

Objective:

Encourage the continuation of agricultural
activities and discourage non-agricultural
development in planned agricultural areas.

Strategies:

¢ Maintain and enhance zoning provisions

which accommodate agriculture as a
permitted principal use.

» Revise zoning ordinance to reduce or
eliminate non-agricultural land uses within
planned agricultural areas.

e Encourage and support PA 116 Farmland

Preservation applications when located in
areas planned for agricultural uses.
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e Limit future extension or provision of
utilities to only those areas adjacent to the
Village of Capac.

« Consider adoption of a Prime Agriculture
zoning district which restricts land uses to
only those associated with activities
associated with farming.

Objective:

Accommodate the development and
continuation of agricultural support uses and
activities necessary to the continued vitality of
agricultural operations.

Strategies:

e Develop specific zoning standards which

accommodate bulk feed, fertilizer and
other agricultural support services.

e Develop zoning standards which

accommodate farm implement sales and
service in commercial districts and, in
appropriate instances, in agricultural
areas.

Objective:

Minimize the conflicts between agricultural
and non-agricultural activities.

Strategies:

e Limit the provision or extension of utilities
to only those areas adjacent to the Village
of Capac.

e Develop zoning standards which
encourage cluster development patterns

MUSSEY TOWNSHIP MASTER PLAN

to allow open space buffers between
residential and agricultural uses.

Goal

A range of safe, sanitary housing for
all existing and future residents.

Objective:

Concentrate higher density residential
development adjacent to the Village of Capac
in close proximity to utilities and services.

Strategies:

e Consider adoption of specific zoning
standards which require water and sewer
service for higher density development.

e Accommodate higher density residential
development (apartments, mobile home
parks, etc.) in those areas designated for
such uses on the Master Plan in close
proximity to the Village of Capac.

Objective:

Prohibit residential development which would
require or encourage extension of utilities
beyond areas immediately adjacent to the
Village of Capac.

Strategies:

¢ Maintain zoning ordinance provisions
which only accommodate low density
residential development (one acre or
more per dwelling unit) in areas not
adjacent to the Village of Capac.

36



e Consider adoption of specific zoning
standards which require water and sewer
service for higher density development,

e Accommodate higher density residential
development (apartments, mobile home
parks, etc.) in those areas designated for
such uses on the Master Plan in close
proximity to the Village of Capac.

Objective:

Encourage residential development designs
which increase open space and decrease
negative impacts on agriculture and the visual
and natural environment.

Strategies:

e Develop zoning standards which
encourage cluster, single-family attached,
zero lot line and other development
patterns which result in open space
buffers between residential and
agricultural uses.

e Amend the zoning map to accommodate

higher density residential development
(apartments, mobile home parks, etc.) in
those areas designated for such uses on
the Master Plan in close proximity to the
Village of Capac.

e Include incentives in the zoning ordinance

to encourage preservation of agricultural
lands and open space.

e Increase the use of Pre-application
conferences with developers to insure
that Township ordinances and policies
are considered at the beginning of site
design.

MUSSEY TOWNSHIP MASTER PLAN

Goal

Provision of commercial retail and
service facilities to meet the present
and future needs of the Township’s
residents.

Objective:

Provide a local commercial retail and service
area north of the Village of Capac at the M-21
/ Downey Road / Capac Road intersection
which compliments rather than competes with
the downtown shopping area.

Strategies:

e Accommodate commercial, office and
service facilities through commercial
zoning in close proximity to the Village of
Capac along the Capac Road corridor
and Imlay City Road North of Capac.

e Discourage commercial development in
other areas of the Township which are not
within close proximity to the Village of
Capac or the 1-69 / Capac Road
interchange.

e Increase the use of Pre-application
conferences with developers to insure
that Township ordinances and policies
are considered at the beginning of site
design.

e Address the relationship between
adjacent uses by developing site plan
review standards which encourages
service drives, combined parking and
drives, and signage which is cohesive
and compatible with the existing Village
development patterns.
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Objective:

Develop a highway commercial area adjacent
to the Capac Road / 1-69 interchange which
provides convenience commercial services to
the motoring public without generating
excessive traffic through other areas of the
Township or the Village of Capac.

Strategies:

e Review zoning ordinance standards to
ensure specific design and use standards
applicable to highway oriented
commercial uses are addressed.

e In accordance with the location and
design concepts of the Capac Road
Corridor Plan, consider zoning map
modifications which will accommodate
highway oriented commercial uses at the
I-69 / Capac Road interchange.

e Establish specific design standards
relative to the architectural design of
commercial operations within the highway
commercial area to insure compatibility
between uses and with the overall
character of the Township and Village.

e Develop specific graphic standards which
would act as a guide for developers to
review the intent of the Township
regarding the aesthetic design of
development within the highway service
area,

Objective:
Discourage commercial development in areas
other than adjacent to the Village and at the

intersection [-69 / Capac Road corridor
interchange.

MUSSEY TOWNSHIP MASTER PLAN

Strategies:

e Provide adequate commercially zoned
land within planned commercial areas to
satisfy demand.

e Review zoning ordinance standards for
commercial uses to ensure that
development criteria encourage
commercial development within planned
commercial areas and discourage it
elsewhere.

Objective:

Minimize the negative impact of commercial
development on roads, adjacent land uses,
and the environment.

Strategies:

e Increase the use of Pre-application
conferences with developers to insure
that Township ordinances and policies
are considered at the beginning of site
design.

e Address the relationship between
adjacent uses by developing site plan
review standards which encourages
service drives, combined parking and
drives, landscaping, screening and
signage which is cohesive and compatible
with the existing Township and Village
development patterns.

e \Work with the Road Commission and

MDOT to reduce the number of driveways
permitted for individual commercial sites.
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e Review and enhance the zoning
ordinance performance standards for all
uses relating to hazardous materials and
other negative environmental impacts.

e Review and enhance the current site plan
review procedures and standards to
address environmental considerations
more thoroughly.

e (reate a "Developer's Guide" to explain
review procedures and specify required
traffic, environmental and design
requirements.

e Review and enhance the zoning

ordinance screening and landscaping
requirements for commercial sites.

e Review the current range of uses
permitted and consider appropriate
application of the special land use
process for those found to warrant such
approval based upon the nature of the
use and its impact on the site, adjacent
uses, or the Township.

e Review existing code enforcement efforts
to insure adequacy of violation response,

Goal
A limited range of light industrial
activities, concentrated in close

proximity to the Village of Capac,
utilities, and the Capac Road corridor.

Objective:

Concentrate industrial development in those
areas of the Township which are in close

MUSSEY TOWNSHIP MASTER PLAN

proximity to the Village and utilities, with
direct access to Capac Road and the 1-69
freeway.

Strategies:

e Provide adequate industrial zoned land
within planned industrial areas to satisfy
demand.

e Review zoning ordinance standards for

industrial uses to ensure that
development criteria encourage industrial
development within planned industrial
areas and discourage it elsewhere.

Objective:

Limit industrial development to those areas of
the Township where utilities are in close
proximity and extensions are feasible.

Strategies:

e Provide adequate industrial zoned land
within planned industrial areas to satisfy
demand.

e Review zoning ordinance standards for
industrial uses to ensure that
development criteria encourage industrial
development within planned industrial
areas and discourage it elsewhere.

Objective:
Concentrate industrial uses on roads with

adequate existing design and construction to
accommodate such uses.
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Strategies:

Provide adequate industrial zoned land
within planned industrial areas which has
appropriate access to paved Class A
county roads or the Grand Trunk railroad.

Review zoning ordinance standards for
industrial uses to ensure that
development criteria encourage industrial
development within planned industrial
areas and discourage it elsewhere,

Objective:

Minimize the negative impact of industrial
development on roads, adjacent land uses,
and the environment.

Strategies:

Increase the use of Pre-application
conferences with developers to insure
that Township ordinances and policies
are considered at the beginning of site
design.

Address the relationship between
adjacent uses by developing site plan
review standards which encourages
service drives, combined parking and
drives, landscaping, screening and
signage which is cohesive and compatible
with the existing Township and Village
development patterns.

Work with the Road Commission and

MDQOT to reduce the number of driveways
permitted for individual industrial sites.

MUSSEY TOWNSHIP MASTER PLAN

Review and enhance the zoning
ordinance performance standards for all
uses relating to hazardous materials and
other negative environmental impacts.

Review and enhance the current site plan
review procedures and standards to
address environmental considerations
more thoroughly.

Create a “Developer's Guide” to explain
review procedures and specify required
traffic, environmental and design
requirements.

Review and enhance the zoning

ordinance screening and landscaping
requirements for industrial sites.

Review the current range of uses
permitted and consider appropriate
application of the special land use
process for those found to warrant such
approval based upon the nature of the
use and its impact on the site, adjacent
uses, or the Township.

Review existing code enforcement efforts
to insure adequacy of violation response.

Goal
Preservation of the Township’s natural

features and resources to insure their
safe, appropriate and timely utilization.

Objective:

Preserve wetlands areas.
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Strategies:

e Review current ordinance provisions and
review procedures to insure adequate
wetland identification and preservation
measures are in place.

e Consider zoning ordinance performance
criteria for land uses which would impact
wetlands either due to design or the
characteristics of the use.

e Consider permanent protection of wetland

areas through use of donation, purchase
or conservation easement and
incorporation of wetlands into future
Township parks.

e Develop a Recreation / Conservation

zoning classification which could be
utilized to protect and provide limited
accessory use of wetland areas in
conjunction with recreation or other land
uses.

e Support efforts of private conservancies
to secure easements or other permanent
restrictions to the use of wetlands.

e Consider zoning ordinance provisions
which permit and encourage development
designs which minimize lot coverage,
maximize open space, and allow flexibility
in accommodating environmentally
sensitive areas.

Objective:

Protect and preserve groundwater resources.
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Strategies:

Review current ordinance provisions and
review procedures to insure adequate
groundwater protection and preservation
measures are in place.

Consider zoning ordinance groundwater
protection standards for land uses which
could impact groundwater either due to
design or the characteristics of the use.

Consider permanent protection of
wetlands and other groundwater recharge
areas through use of donation, purchase
or conservation easement and
incorporation of wetlands into future
Township parks.

Develop a Recreation / Conservation
zoning classification which could be
utilized to protect and provide limited uses
of wetland and other groundwater
recharge areas in conjunction with
recreation or other land uses.

Support efforts of private conservancies
to secure easements or other permanent
restrictions to the use of wetlands or other
groundwater recharge areas.

Consider zoning ordinance provisions
which permit and encourage development
designs which minimize lot coverage,
maximize open space, and allow flexibility
in accommodating environmentally
sensitive areas.
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Objective:
Encourage preservation of forested areas.
Strategies:

e Review current ordinance provisions and
review procedures to insure adequate
woodland protection and preservation
measures are in place.

e Consider zoning ordinance woodland
protection standards for land uses which
impact woodlands due to design.

e Consider permanent protection of
woodlands through use of donation,
purchase or conservation easement and
incorporation of woodlands into future
Township parks.

e Develop a Recreation / Conservation
zoning classification which could be
utilized to protect and provide limited uses
of woodlands in conjunction with
recreation or other land uses.

e Support efforts of private conservancies

to secure easements or other permanent
restrictions to the use of woodlands.

e Consider zoning ordinance provisions
which permit and encourage development
designs which minimize lot coverage,
maximize open space, and allow flexibility
in accommodating environmentally
sensitive areas.

MUSSEY TOWNSHIP MASTER PLAN

Goal

A transportation network which
facilitates the safe and efficient
movement of people and goods.

Objective:

Minimize the impact of development on
roads.

Strategies:

e Increase the use of Pre-application
conferences with developers to insure
that Township ordinances and policies
are considered at the beginning of site
design.

e Address the relationship between
adjacent uses by developing site plan
review standards which encourage
service drives, combined parking and
drives, landscaping, screening and
signage which is cohesive and compatible
with the existing Township and Village
development patterns.

e Work with the Road Commission and

MDOT to reduce the number of driveways
permitted for individual sites.

Objective:
Concentrate development of non-residential

and higher density residential uses on paved,
Class A roads.
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Strategies:

e Provide adequate higher density
residential and non-residential zoned
areas in the Capac Road corridor.

o Develop zoning standards which
encourage higher density residential and
non-residential uses only in those areas
where direct access to appropriate paved
roads is feasible.

Objective:

Increase the maintenance of the Township's
road network.

Strategies:

e Provide adequate higher density
residential and non-residential zoned
areas in the Capac Road corridor
resulting in less traffic impact on the
Township's dirt roads.

e Develop zoning standards which
encourage higher density residential and
non-residential uses only in those areas
where direct access to appropriate paved
roads is feasible resulting in less traffic
impact on the Township's dirt roads.

e [Encourage increased road and ditch
maintenance by the County Road
Commission through joint funding of
specific projects.

MUSSEY TOWNSHIP MASTER PLAN

Objective:

Reduce the number of driveways on the
County road network.

Strategies:

e Increase the use of Pre-application

conferences with developers to insure
that Township ordinances and policies
are considered at the beginning of site
design.

e Address the relationship between

adjacent uses by developing site plan
review standards which encourage
service drives, combined parking and
drives.

e Work with the Road Commission and

MDOT to reduce the number of driveways
permitted for individual sites.

Objective:

Accommodate and encourage alternative
means of transportation.

Strategies:

e |mplement the Recreation Plan non-

motorized pathway system concept
connecting specific areas of the Township
with the Village of Capac.

e Develop a sidewalk / bikepath in the

Capac Road corridor connecting the
Village with future developments within
the corridor.
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