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Chapter 1: The Master Plan
GUIDE TO THE FUTURE

A Master Plan is a tool used by municipalities to analyze the current state of their communities
and plan for their future growth, development, and needs. This document addresses this issue by
detailing Chippewa Township’s current conditions and looks to the future to take specific actions to
address the needs of the community.
A Master Plan can generally be described by the following key characteristics:
 Future Oriented: The Plan concerns itself with long-range planning in guiding growth and
land use needs. The plan is not only a picture of the community today, but a guide for
how the community should evolve over the next five to ten years in response to growth.
 General: The plan does not focus on details and specifics but establishes broad principles
and policies to address future growth and land use needs.
 Comprehensive: The plan is comprehensive in that it addresses all types of land uses and
the practical geographic boundaries of each.
 A Plan: The land use plan is a tangible document which consists of both text and maps,
with one or more of the maps typically illustrating the policies set forth within the text.
Land Use plans serve to:
 Seek citizen input on needs and services
 Make a general statement of goals and objectives
 Provide an overall perspective for the future
 Develop a future land use map
 Guide the use of limited resources in the most efficient manner
 Promote the public health, safety and general welfare
 Preserve the quality of the environment in the Township.
How this plan was prepared
Chippewa Township updated their Master Plan in 2019, completing a thorough review of the
existing Master Plan, incorporating new data and community input, and drafting a Plan using the
available Geographic Information System data now in use in Isabella County. The Township
contracted with Crescent Consulting, Inc., a planning consulting firm, to assist the Planning
Commission in the preparation of the Plan.
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As required by the Michigan Planning Enabling Act (MPEA), PA 33 of 2008, as amended, the
Township followed the statutory requirement to send out a Notice of Intent to Plan to neighboring
communities so that those communities were aware of and had the opportunity to comment on the
plan. The process began with a review and analysis of existing conditions and land use in
Chippewa Township and included updating demographics to reflect the 2010 US Census Data.
The Chippewa Township Planning Commission conducted their public input through a focus group
meeting in August, 2013 and multiple Planning Commission meetings during 2013 through 2018.
The Planning Commission then examined its community goals and future land use to determine if
updates were needed.
The final step in the planning process was a public hearing, required by the MPEA. This provided
a final opportunity for public information and input. After the hearing on _______, 2019, the
Plan was recommended to the Township Board for their review and approval on _______, 2019.
The Township Board adopted the Plan on ________, 2019. The text is published on the Township
website and available for purchase upon request to the Township Clerk.

The Relationship between Zoning and the Master Plan
While there are many actions that play a role in the overall implementation of this plan, zoning is
the single most significant mechanism for achieving the desired land use pattern and quality of
development advocated in the plan. This section provides a useful guide relative to the
inconsistencies between current zoning patterns and proposed future land use designations.

Existing Land
use
• How land is
currently
used

Zoning Map
• Legal uses
permitted
today, by
right

Future Land Use
Map
• Generalized
use, density
and area in 20
years

Per the requirements of the Michigan Planning Enabling Act (PA 33 of 2008), this section
describes how the land use categories on the Future Land Use Map relate to the zoning districts in
the Township. The table below shows future land use categories and the corresponding zoning
districts for which they are intended.

4
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TABLE 1 FUTURE LAND USE CATEGORIES

Future Land Use Category

Zoning District(s)

Notes

Agricultural

AG

Low Density Residential

R-1

Single family homes on lots of varying
sizes not on a lakefront.

Low Density Residential

Lake

Single family homes on lots of varying
sizes on the lakefront.

Medium Density Residential

R-2

Includes duplexes up to six plexes.

High Density Residential

R-3

This district is specifically for
Manufactured Housing parks.

Commercial – Low Intensity

C-1

Primarily for office uses

Commercial – Medium Intensity

C-2

Primarily for local retail services

Commercial – High Intensity

C-3

Primarily for highway oriented services.
This may include low intensity industrial.

I

Land intended for all forms of industrial
uses.

None

This district is included to show zoning in
areas that are not tribal land.

Industrial
Tribal Land

While the Master Plan is intended to be a somewhat fluid document, it must also continue to
reflect a statement of the community’s needs and desires. In order to achieve this, and to comply
with the Michigan Planning Enabling Act, P.A. 33 of 2008, the Plan the must be reviewed at least
every five years for both accuracy in data and in a consensus of community opinion.
The Zoning Ordinance includes development requirements such as dimensional standards for each
district and what types of uses may be located in each district, among many others.
Specific standards should be used when evaluating a proposed rezoning using the Master Plan
and Future Land Use Map. A Planning Commission needs to assess the following items, at a
minimum, before coming to a zoning decision:
 Will the intent and purpose of the proposed zone be consistent with the Master Plan
goals?
 Is the proposed rezoning consistent with the Master Plan map?
 Will the change be consistent with surrounding land uses?
 Are there other areas within the township that are suitably zoned for this use?
 Does the change afford one person a benefit not available to others?
Chippewa Township Master Plan, Final Draft November 12, 2018

5

 Is there infrastructure necessary to service the new district? Will the change cause a
logical extension of existing infrastructure?
On occasion there may be justification to rezone a parcel or area that is not consistent with the
Future Land Use Plan or possibly the Master Plan’s goals and objectives. If this happens, it should
only be done with significant thought and study as well as written justification for the diversion
from the Plan. The purpose of this is to avoid setting a precedent of ignoring or downplaying the
importance of the Master Plan’s intent and the community’s desires. If the change requires an
amendment to the Master Plan, the process should start immediately or concurrently with the
zoning action.
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Chapter 2: Who are We?
CHIPPEWA TOWNSHIP

HISTORY
Chippewa Township was founded in October 1858 and was one of three townships
that were organized at the time of the formation of Isabella County in 1859. The
township was named after the Chippewa River which flowed, and continues to flow,
through the Township from west to east through the northern third of the Township and
on to the Saginaw Bay.
At the election held in April 1859, Norman Payne was elected its first township
supervisor.
(Source: Past and Present of Isabella County by Isaac Fancher (1911))

REGIONAL SETTING
Chippewa is a civil township located in the southeast quadrant of Isabella County,
which is in the center of the lower peninsula of Michigan. The township is a standard
36-section township and has a total area of 36.3 square miles.
The Township is bounded on the north by Denver Township (E Baseline Rd.), on the
northwest by Isabella Township, on the west by the Charter Township of Union (S
Summerton Rd.), on the southwest by Lincoln, on the south by Coe Township (E
Millbrook Rd.), and on the east by Midland County (S East Isabella County Line Rd.).
The Township does not have any incorporated municipalities; however, the city of
Mount Pleasant is nearby to the west within the Charter Township of Union and the
village of Shepherd is nearby to the south in Coe Township.
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MAP 1 BASE ROAD MAP
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MAP 2 AERIAL VIEW WITH ROAD DETAIL
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DEMOGRAPHICS
(All demographic data are from the 2010 US Census on Population unless otherwise noted.)

Definitions:
Household: A household includes all the people who occupy a housing unit as their usual place of
residence.
Family: A group of two or more people who reside together and who are related by birth,
marriage, or adoption
Median income: The median income divides the income distribution into two equal groups, one
having incomes above the median, and other having incomes below the median.
TABLE 2 AT-A-GLANCE DEMOGRAPHICS

Population

Households

Families

4654

1713

1234

Median age: 34.9

Average size: 2.71

Average size: 3.09

Density: 128 people/sq. mile

32.2% have children < 18
yrs old

49.3% married couple
families

Race: 18% American Indian;
74.8% White (one race)

Median income: $39,362

Median income: $43,317

85% of those 25 yrs or older have
at least a high school degree

Housing units: 1883

66.9% employed, labor force 16
yrs and over

Owner occupied: 1342
Renter occupied: 371
Vacant: 170

Source: US Census: DP02 2006-2010 est, DP – 1 2010, QTH-1 2010, DP-03 2006-2010 est
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FIGURE 1 POPULATION OF ISABELLA COUNTY TOWNSHIPS; 2000, 2010
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FIGURE 2 AGE DISTRIBUTION 2010

>65 yrs
10%

< 20 yrs
30%

45-64 yrs
27%

25-44 yrs
26%

20-24 yrs
7%
Source : US Census, DP – 1 2010
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FIGURE 3 EMPLOYMENT BY INDUSTRY AND OCCUPATION
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FIGURE 4 INCOME PER HOUSEHOLD, 2010
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FIGURE 5 AGE OF HOUSING
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TOPOGRAPHY
MAP 3 TOPOGRAPHY

Source: http://www.dnr.state.mi.us/spatialdatalibrary/pdf_maps/topomaps/SHEPHERD.pdf
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WETLANDS
In general, wetlands are characterized by the presence of water that saturates the soil or covers
the land for most or all of the year. This leads to the development of plant and animal
communities that are adapted to these conditions and which differ from those in purely aquatic
(lakes, rivers) or dry land environments.
MAP 4 WETLANDS
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Important farmlands consist of prime farmland, unique farmland, and farmland of statewide or
local importance. Chippewa Township has both prime farmland and farmland of local importance
but in very limited quantities. Farming is primarily located in the southwest and western portion of
the township and on plots throughout the northwest corner.
Prime farmland is of major importance in meeting the Nation's short- and long-range needs for
food and fiber. Because the supply of high-quality farmland is limited, the U.S. Department of
Agriculture recognizes that responsible levels of government, as well as individuals, should
encourage and facilitate the wise use of our Nation's prime farmland.
Prime farmland, as defined by the U.S. Department of Agriculture, is land that has the best
combination of physical and chemical characteristics for producing food, feed, forage, fiber, and
oilseed crops and is available for these uses. It could be cultivated land, pastureland, forestland,
or other land, but it is not urban or built-up land or water areas. The soil quality, growing season,
and moisture supply are those needed for the soil to economically produce sustained high yields
of crops when proper management, including water management, and acceptable farming
methods are applied. In general, prime farmland has an adequate and dependable supply of
moisture from precipitation or irrigation, a favorable temperature and growing season,
acceptable acidity or alkalinity, an acceptable salt and sodium content, and few or no rocks. The
water supply is dependable and of adequate quality. Prime farmland is permeable to water and
air. It is not excessively erodible or saturated with water for long periods, and it either is not
frequently flooded during the growing season or is protected from flooding. Slope ranges mainly
from 0 to 6 percent.
Land that is considered to be farmland of local importance is used for the production of food,
feed, fiber, forage, and oilseed crops. Additionally, farmland of local importance may include
tracts of land that have been designated for agriculture by local ordinance.
Source: NRCS Web Soil Survey
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FLOODPLAINS
Floodplains are areas that have been mapped by the Federal Emergency Management
Administration, FEMA, as land that is subject to flooding from naturally occurring events such as
rain storms. Flood boundaries are generally shown in terms of areas in the 100- and 500-year
flood zone. This map shows both areas combined.
MAP 5 FLOOD ZONE, ISABELLA COUNTY GIS
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Chapter 3: Community Input
In August of 2013, Chippewa Township held a public input session. This session was advertised to
the public, but also included people who were identified as representing key aspects of the
community and were invited to attend. Fifteen people attended the informal setting where there
was a free and enlightening exchange of thoughts and ideas. The invitation to everyone included
an explanation with sample questions participants would be asked. Written responses were also
welcome but none were received. Below is a copy of the display ad that was put in the Mt.
Pleasant Morning Sun.
CHIPPEWA TOWNSHIP IS WRITING A NEW MASTER PLAN
Please join the Planning Commission on
Wednesday, August 14, 2013, at 6:30pm at the Chippewa Township Hall, 11084
E. Pickard Mt. Pleasant
This is your opportunity to provide suggestions for the land use needs and goals for the
Chippewa Township Master Plan
Questions? Please call Cindy Winland, Consulting Planner,
989-798-6213

The focus group meeting will discuss questions such as –
 What is the best thing about Chippewa Township? Why do you live here? Why do you stay?
 What is the worst thing about Chippewa Township? What would you change?
 Where should there be commercial growth?
 What limits growth?
 What can we do to promote growth?
 Where should industrial development go?
 Where should residential development go? What kind do we need? What are the issues?
 What could we do to improve recreation in the township?
 Are there any issues related to agricultural land?
 What is the biggest issue facing the Township?
 How can the relationship with the Saginaw Chippewa Indian Tribe be improved?
 How has the Township improved in the last 10 years?
 How has the Township gotten worse in the last 10 years?
 What else?”

22
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The discussion was structured with a series of questions which are summarized below:

What is the best thing about Chippewa Township? Why do you live
here? Why do you stay?
 Rural
 Always have lived here
 The location is convenient
 Near my job and graduate school
 I own a house here
 The cost of living is low
 My family is here
 I’m retired
 Like the organic nature – a little woodsy
What is the worst thing about Chippewa Township? What would you
change?







Not enough jobs
No growth
Roads are bad, but comparatively, not too bad
Drainage and ditches are not managed well
Lack of sewer and water
The SCIT (Saginaw Chippewa Indian Tribe) owns much of the township
which limits opportunities for development

Where should there be commercial growth?
 At the intersections of M-20 and N/S roads
 At the border of Union Township and Summerton
 Broadway corridor, bordering Union Township and the City of Mt. Pleasant
What limits growth?
 Huge NIMBY mentality (not in my backyard)
 Misunderstanding of how taxes are used and limitations on ability to assess
taxes in a township
 Poor access management on M-20

Chippewa Township Master Plan, Final Draft November 12, 2018
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What can we do to promote growth?


Install sewer and water on M-20.
o
Can the township tap into Union Township’s line? If so, how can we
protect the community from having water rates go up beyond our
ability to pay?
o SCIT will not share water because it would encourage people to
develop outside of their control and limit their revenue stream.
o Have to avoid any contracts with the county since the relationship
with municipalities and the county is bad.

Adopt design guidelines in zoning to make commercial structures look
consistent, better

Require buffering between residential and commercial/industrial uses so
it is not threatening to residences

Educate people about how taxes are assessed and used, special
assessments, etc.
 Need to see SCIT Master Plan and have accurate map of tribal lands
 Need a blight and littering ordinance. Enforcement is on a complaint
basis only because it is so expensive for the township to clean up
property.
 Need paid grant writer to help raise funds
Where should industrial development go?
 In the existing industrial parks in Mt. Pleasant
 In existing industrial areas in the Township
 Near the airport and Leaton Road
 Wherever we can get sewer and water
Where should residential development go? What kind do we need?
What are the issues?


There is very little rental housing in Chippewa but probably not needed,
given the supply in Union and Mt. Pleasant
 Existing blight discourages new home owners from buying in Chippewa
Township
 The mobile home parks are in very bad shape. All have same owner.
 The minimum DU size is 720 square feet. Maybe it should be bigger.
What could improve recreation in the township?
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Not much. Recreation is primarily hunting, trail riding, mushrooming
No need to make any changes
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Are there any issues related to agricultural land?



No. It adds beauty.
Nature of farming here is unobtrusive. Cash crops. No CAFOs (confined
animal feeding operations), few animals.
 Ok if a farmer wants to develop a subdivision. Should not try to prevent
that.
What is the biggest issue facing the Township?


Education of the public about taxation, who pays for an improvement with
a special assessment.
 Lack of public participation in the township
 No recreation. Nothing to do.
 No sewer and water. No one will develop here.
How can the relationship with the SCIT be improved?




Develop trust
Dispel fear of Township
Share information

How has the township improved in the last 10 years?
 New township hall
 Township website and internet use
 Increased transparency
 Good mosquito control
How has the Township gotten worse in the last 10 years?



Less road funding
Road quality – poorly built

Following the input, the Planning Commission evaluated the current goals and the new information
provided to revise the goals, incorporating new action items. This update to the Master Plan
created a good opportunity to re-evaluate both the land use and economic development actions
of the Township which, as in many communities, are closely dependent on each other. The
community must provide a climate which includes availability of developable land and expansion
of infrastructure or re-use options, along with the tools to assist people wanting to develop in the
community. These include easy-to-use permitting processes, zoning ordinances that make sense
and are business friendly and reasonable processing and decision times.

Chippewa Township Master Plan, Final Draft November 12, 2018

25

4
Land Use Analysis
Analysis
Existing Categories

26

Chippewa Township Master Plan, Final Draft November 12, 2018

Chippewa Township Master Plan, Final Draft November 12, 2018

27

Chapter 4: Land Use Analysis
LAND USE ANALYSIS
In order to analyze land use activity in the community and provide a reasonable base from
which to make current and long range planning recommendations, the existing use of land must
be surveyed and evaluated. In many cases, the existing land uses have set a pattern that is
unlikely to change. In other areas, there may be vacant or under-used land that can be
evaluated for its development or conservation value.
The information shown is based on a parcel by parcel survey of land use performed by the
Township’s planning consultants during the spring of 2013. The information was recorded on a
base map of Chippewa and then developed into an Existing Land Use map.

EXISTING LAND USE CATEGORIES
TABLE 3 EXISTING LAND USE CATEGORIES

Land Use

28

Classification

%

Agricultural/Vacant
All land area used for crops, pasture or orchards.

46.2

Water/Wooded

41.2

Residential – low density
Single family dwellings and accessory structures

7.1
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Land Use

Classification

%

Residential – medium density
Two family to six family dwellings and accessory structures

0.04

Residential – high density
This district is specifically for Manufactured Housing parks
and greater than six family structures.

0.1

Commercial – low, medium, and high intensity
Land used for indoor commercial enterprises, including all
retail. Land used for processing, manufacturing, fabricating,
assembling materials, or for the outside storage of
equipment and materials. This category also includes private
airports and recreation.

4.7

Industrial
Land used for processing, extractive, manufacturing,
fabrication, assembling materials, utilities or for the outside
storage of equipment and materials.

0.4

Institutional/Public
Public and government buildings, public parks and
cemeteries. Schools, both public and private, as well as
religious institutions, are included in this classification.

0.3

This chart shows that agricultural and vacant land comprise just under half of all land in the
Township at 46.2 %. The other primary land use is water and wooded land at 41.2%. A total
of 87.4% of all land is undeveloped, but not unused. In the interest of maintaining the rural
character and promoting recreational opportunities, there does not appear to be a strong push
from the public to increase development at the expense of these lands. The areas developed as
commercial and/or residential are not saturated, offering many development and increased
density opportunities on existing commercial and residential land. The Future Land Use map
reflects this idea, with very little change in the undeveloped areas, with the exception of state
highway frontage.
Chippewa Township Master Plan, Final Draft November 12, 2018
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TABLE 4 ASSESSOR’S PARCEL CLASSIFICATION (AS OF OCTOBER 2019)

Parcel Classification 2018

Acreage Percent

Agricultural

29.09%

Commercial

3.26%

Industrial

1.05%

Residential

53.84%

Exempt

12.75%

There is no Existing Land Use district for tribal lands. These lands are mapped as any others,
according to their current land use.

30
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MAP 6 EXISTING LAND USE

Chippewa Township Master Plan, Final Draft November 12, 2018

31

MAP 7 TRIBAL LANDS MAP

This map shows the tribal lands, allotted lands and boundaries of the Isabella Reservation that
intersect with the Chippewa Township boundaries. Tribal lands are “lands owned in fee by the
tribe or held in trust by the United States in trust for the benefit of the tribe or a tribal member,”
as stated in the Zoning and Land Use Agreement between the County of Isabella and the
Saginaw Chippewa Indian Tribe (SCIT). Allotted lands are those lands that are part of an
agreement in 1864 in which land was allotted to individual tribal members instead of the tribe
as a whole. Seven hundred acres of the Isabella Reservation are comprised of allotted lands
and are shown in red on this map.
The Zoning and Land Use Agreement was established to minimize disputes regarding land use
regulation between the SCIT and the various municipalities within Isabella County. A provision in
the terms of the agreement (5.C.) states “The parties acknowledge that the Tribe is entitled to set
32
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its own priorities and make decisions regarding planning, zoning, and land use on Tribal Lands
anywhere within the reservation. The Parties also acknowledge that under applicable state law,
the County (along with townships and other local units of government) has certain rights to set its
own priorities and make decisions regarding planning, zoning and use of its lands.”
This means that land owned by tribal members within the Isabella Reservation, shown in yellow
on Map 7 Tribal Lands Map, are under the jurisdiction of the SCIT. All other land is under the
jurisdiction of Chippewa Township.
It is important to discuss the planning efforts of the Saginaw Chippewa Indian Tribe (SCIT) as an
integral part, both physically and for planning purposes, in Chippewa Township’s Master
Planning efforts. This is the case particularly because there are areas of land that will fall under
the Township’s Master Plan and zoning ordinance and others that may not. The Township has
chosen to establish Future Land Use plans for the entire Township in the interest of considering the
land, versus the ownership, in its’ decision making for the best future use of land, recognizing that
the SCIT may have different plans and hold land use making authority for the specific parcels
that fall under Tribal authority.
The SCIT has a Zoning and Land Use ordinance that regulates the zoning and land use of Tribal
Member owned fee land and Tribal owned fee land located within the boundaries of the
Isabella Reservation. A Tribal Master Plan is not available for reference or citation in this
document; however, the mission of the SCIT Planning Department is stated on the website and has
many similarities to the township’s mission and the state planning enabling legislation:
“Properly managed growth and development which protects the health and welfare of residents
and the environment in which they live is essential to the sustainability of a strong and viable
community. The mission of the Planning Department is to assist the Tribal Council in the
reacquisition of lands within and around the Isabella Reservation, to diversify the tribal
economy, to provide decent and affordable housing to members within the community, to help
design and manage needed construction projects as part of a team effort (including code
compliance and inspection services as outlined in the tribal building code), to maintain and
implement an effective transportation program within the Reservation, to oversee environmental
protection efforts on lands within the Tribe's jurisdiction, and to implement the community's
vision regarding its future growth and development as defined in the most recently adopted
Strategic and Community Master Plans (including the implementation and enforcement of
related codes and ordinance). In addition, the Planning Department serves as a community
development information clearinghouse and represents tribal interests as directed by Council on
various boards and agencies related to community and economic development activities.”
Source: http://www.sagchip.org/
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Chapter 5: Looking Forward
GOALS, OBJECTIVES & PLANS

LAND USE GOAL SETTING
The Chippewa Township Planning Commission drafted the goals and objectives for this plan using
demographic information and the community survey. These goals and objectives were further
refined based on public input sessions and background research described in previous chapters.
These goals and objectives are guides for development, recognizing the inevitability of changing
circumstances. The future land use plan at the conclusion of this chapter is based on the goals
and objectives. The Township Board and the Planning Commission should reference these when
making land use decisions such as special land uses and rezoning, as well as when defining tasks
and budgets for land use planning.
The future land use plan is based on concentrating building in already developed areas and
protecting existing farmland. Residential, commercial and industrial development should be
focused in built areas.

GOALS
Preserve rural character
 Protect air quality with restrictions in the zoning ordinance on garbage disposal, commercial
fertilizer production and concentrated animal feeding operations.
 Limit blight regulations to maintenance, health and safety issues. Define the meaning of
nuisance.
Locate and limit commercial growth in visible areas where water and sewer is
most likely to be extended
 On the M-20 corridor
 At the border of Union Township (Summerton Rd.)
 On Broadway between Summerton and Leaton.
 On Broomfield
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Locate and limit industrial growth in visible areas where water and sewer is
most likely to be extended
 Adjacent to existing industrial areas.
Establish access management plan with MDOT for M-20
 Meet with MDOT to discuss access management needs
 Establish plan for granting driveway permits that is consistent with township desires
 Create access management map and plan for use at site plan review and zoning decisions
 Add access management language to the zoning ordinance
Establish a Road Improvement Work Group
 Look for cooperation opportunities at a regional level.
 Attend Road Commission meetings to learn about budget allocations
 Learn about and apply for grant funding via the road commission and MDOT
at the state level.
Revise the zoning ordinance
 Adopt design guidelines in zoning to make commercial structures look consistent, better
 Require buffering between residential and commercial/industrial uses so it is not threatening
to residences.
Research and apply for grants for infrastructure
 Approach CMU to use Township infrastructure needs as a capstone or thesis project to help
support grant writing needs
 Appropriate funds for project based grant writing assistance
 Coordinate and cooperate at every opportunity with other municipalities and agencies to
take advantage of the economies of scale, and meet “regionalism” requirements for state
and federal funding.
Improve the quality of existing housing in the Township
 Adopt a blight ordinance and/or the International Property Maintenance Code
 Notify the Mobile Home Commission of poor maintenance and violations of local and state
rules
 Increase the minimum dwelling unit size and/or the minimum width across any one side in the
zoning ordinance.
Research water and sewer expansion in the Township
 Conduct a feasibility study with a professional engineer
 Educate the public about how a special assessment works and who pays using a map of
impacted areas and estimated costs
 Meet with Union Township, Mt. Pleasant and SCIT to discuss water usage options
 Use a professional meeting facilitator to conduct community discussions regarding sewer and
water.
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Develop a relationship with the SCIT
 Meet with SCIT leadership regularly, even without an agenda
 Attend public tribal functions
 Offer assistance where possible
 Coordinate activities and services where possible
 Recognize SCIT contributions to the Township and the community
Promote good things about the township to encourage participation options
 Use the website to recognize community businesses and volunteers for their efforts
 Add resource links and information for residents
 Establish working groups to address subjects that people complain about. Ask them to
report back what they have learned and what can be done better.

FUTURE LAND USE
The future land use in this Plan has a ten-year horizon. Future land uses as outlined in the goals
and objectives and shown on the Future Land Use map (Map 8 Future Land Use) are intended to
convey the community’s desire to promote a rural environment while maintaining the woodlots,
streams and wildlife. Every goal stated will not be achieved, nor will every parcel of land be
developed as it is shown. The Future Land Use shows land change as we expect it to look over
time, but not the rate at which the process takes place. As a reminder, these proposed changes
will not be effective until the zoning is changed to allow development of the varying types to
occur. That is, while the future land use map may indicate an area for commercial, the area may
not be zoned commercial until the land users request the change and the Township Board
approves it. It is worth noting that future land use categories are slightly different from existing
land use. This is because future land use is developed with an eye toward the zoning that will be
needed to actually bring this plan to fruition.
The Future Land Use Chart (Table 5 Future Land Use 2019) shows the acres of land devoted to
each land use on the Future Land Use Map developed in 2019 and on the Future Land Use Map
included with this Plan. All future land use acreages are estimates, and in keeping with the intent
of long term planning, delineations on the map are intended to be fluid boundaries.
The 2019 update of Chippewa Township’s Land Use Plan reflects updated census data and
compliance with Michigan laws regarding involving neighboring communities and other interested
parties in the planning process. Based on this new background data and input as well as the
existing input, the group has compiled a thorough, well-thought-out document that has assembled
the community’s collective thoughts and facts about the Township.
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TABLE 5 FUTURE LAND USE 2019

Land Type

Acreage

Percent

(estimates)

Agriculture

3,840

16.60

Rural Agricultural Residential

8,640

37.33

Low Density Residential

8,320

36.00

Medium Density Residential

100

0.42

Commercial

199

0.85

Commercial Low Intensity

NA

NA

Commercial High Intensity

NA

NA

Industrial

80

0.34

Public/Quasi Public

40

0.17

1,920

8.29

23,139

100.00%

Tribal Land
Total

The Plan update reflects goals that have been met and implementation steps that have been
taken since adoption of the previous Master Plan. This Land Use Plan can continue to serve as a
decision-making guide for years to come. The Plan is intended to be used by all Township
officials, Planning Commission members, Zoning Board of Appeals members, those making
private sector investments and by all the citizens interested in the future development of the
Township.
The completion of this Land Use Plan is the foundation of the community planning process. The
implementation of the Plans’ goals, objectives and recommendations is the next step. This is an
ongoing effort and can only be achieved through cooperation of the Township officials, the
Township citizens and the private sector.
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MAP 8 FUTURE LAND USE
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IMPLEMENTATION PLAN
At the outset of discussing an implementation plan it is important to reiterate and discuss the
limitations of local control with respect to land use and development - and the importance of
those limitations.
These are the limitations of the Plan - The Plan is a guiding document that represents the consensus
of the community. Each parcel of land is owned by an individual, who decides how the parcel will
be used into the future, within some broad guidelines of this Plan, zoning and state laws. The Plan
does not dictate nor force any change in land use, which is why it is a guide and not a law. The
Zoning Ordinance is an ordinance or law, as are public acts in the state of Michigan. The list of
implementation items are intended to foster the consensus of the community, to move toward the
goals of the Plan in broad terms as well as specific terms listed in the tasks. As the community
consensus changes over time, so will the goals and tasks intended to achieve them. This is why we
describe a master plan as fluid, needing updating at least every five years, and a vision, not a
proscription.
This is the importance of the limitations of the Plan - The importance of the limitations is that not
only is there local legislative control in land use, via Zoning, there is individual control with respect
to land use in the form of fee simple ownership. Zoning is intended to be used to foster the
common good with respect to health, safety and welfare where needed and chosen. Some
communities will choose to have very limited rules for land use that speak only to use, but not
operations. Others go quite far and limit aesthetics of structures and orientation of buildings, for
example.

These are decided by local standards, hence the variation in standards.

Each

community or legislative group – township, county, authority or region, decides the limitations on
local control, which is representative of the desires of the community. Chippewa Township has
done this also. No one person or group controls the way land is used. The community chooses the
level of control through zoning.
Throughout this Plan, the Township has identified specific objectives that it intends to accomplish
during the next five years. The implementation matrix which follows (
Table 6 Implementation Plan) breaks down the tasks that support the objectives from the plan by

subject area. The tasks are prioritized and assigned to a responsible party or parties.
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This implementation plan should be utilized not only by the Planning Commission, but also by the
Township Board and staff. The matrix should be reviewed on an annual basis to assess the work
that is being accomplished and to reprioritize if necessary. This matrix should also become an
integral part of the Township’s budgeting process.
Immediate Priority – within the next fiscal year
Moderate Priority – within the next 2-3 years
Ongoing Priority – consistently
The implementation is the most important section of the Master Plan as well as the most difficult
part of a Master Plan to accomplish. Turning goals into reality takes work and dedication by the
Planning Commission, Township Board, Township employees and citizens.

In the case of

Chippewa, several goals require the cooperation of neighboring townships.
Chippewa Township can succeed in implementing the Master Plan by using all the tools available.
The tools for implementation available include:
 Planning
 Zoning
 Code Enforcement
 Policy Development
 Education
 Regional Cooperation and Communication
 Committee involvement
 Grant solicitation
Key Steps for the Plan implementation include:
 Community Knowledge and support of the Plan
 Zoning and Building Code updating and enforcement. Zoning must follow the concepts
expressed in the Future Land Use Map or else both the Land Use Plan and Zoning
Ordinances lose their effectiveness and enforceability.
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COMMUNITY SUPPORT
It is important the general public be aware of and understand this planning document. The
Township has taken steps to ensure orderly future development for Chippewa and it should be
promoted to the citizens to foster support. Lack of citizen understanding can hinder the
implementation process. Typically, there is a lack of participation and understanding of the roles
and responsibilities of local government in a community, making implementing a Master Plan a
challenge.
There are several ways to increase citizen awareness:
 Keep the plan visible and available for citizen use at all Township meetings.
 Seek media attention regarding the Plan and the public hearing for the Plan.
 Display the Land Use Plan at the Township Hall or local gathering place.
 Cite the Land Use Plan in Planning Commission and Zoning Board of Appeals decisions to
establish the Plan as the justification as well as the accepted development path for the
Township.

CODE UPDATING AND ENFORCEMENT
The zoning ordinances and zoning maps must correctly reflect the goals and land use areas
identified in the Land Use Plan. These documents must work together. Without this, the desired
community results will be difficult to achieve.
The zoning ordinance accomplishes many things. It separates incompatible uses of the land,
protects property values, dictates development spacing, protects natural resources and prevents
overcrowding of the land. Chippewa Township is in the process of updating its zoning ordinance
to address any inconsistencies and outdated aspects and to examine how possible zoning changes
may help to achieve goals.
Next, consistent enforcement of the zoning ordinances and building codes are important tools
used to implement the Plan. Therefore, the Zoning Board of Appeals, the Ordinance Enforcement
Officer, and the Building Inspector should be knowledgeable of the Plan and its intentions. Many
of the community’s goals can be realized and implemented from strict adherence to and
enforcement of codes.
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The mechanisms for implementation are summarized in the following scheme:
TABLE 6 IMPLEMENTATION PLAN

Category
Revise the zoning
ordinance

Implementation
Strategy
 Adopt design guidelines in zoning to
make commercial structures look

Group
Responsible
 Township Board

Priority
Immediate in

 Planning Commission

Master Plan
and Zoning

consistent, better

Ordinance

 Require buffering between residential
and commercial/industrial uses so it is not
threatening to residences
Educate Township
Residents

Immediate

 Provide general education to the public
about township roads, funding, special
assessments, etc. using the website,
mailings and meetings.

Research water and
sewer expansion in
the Township

 Conduct a feasibility study with a
professional engineer
 Educate the public about how a special
assessment works and who pays using a

 Township Board
 Planning Commission
 Municipal sewer
and water providers

map of impacted areas and estimated

 USDA

costs

 Professional

 Meet with Union Township, Mt. Pleasant

Immediate

Engineers

and SCIT to discuss water usage options
 Use a professional meeting facilitator to
conduct community discussions regarding
sewer and water.
Locate and limit

 The M-20 corridor

 Township Board

Immediate in

commercial growth

 At the border of Union Township and

 Planning Commission

Master Plan

 Municipal sewer

and Zoning

to those areas where
water and sewer is
most likely to be
extended
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Summerton
 Broadway corridor between Summerton
and Leaton.

and water providers

Ordinance

 USDA
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Category
Locate and limit

Implementation
Strategy
 Adjacent to existing industrial areas.

industrial growth to

Group
Responsible
 Township Board

Priority
Immediate in

 Planning Commission

Master Plan

those areas where

and Zoning

water and sewer is

Ordinance

most likely to be
extended
Establish a Road

 Look for cooperation opportunities at a

Improvement Work
Group

regional level.
 Attend Road Commission meetings to
learn about budget allocations
 Learn about and apply for grant funding

 Township Board

Immediate

 Road work Group
 MDOT

 Isabella County
Road Commission

via the road commission and MDOT at
the state level
Establish access

 Meet with MDOT to discuss access

management plan
with MDOT for M-20

management needs
 Establish plan for granting driveway
permits that is consistent with township
desires

 Township Board

Moderate

 Road work Group
 MDOT

 Isabella County
Road Commission

 Create access management map and
plan for use at site plan review and
zoning decisions
 Add access management language to the
zoning ordinance
Research and apply



Approach CMU to use Township

 Township Board

for grants for

infrastructure needs as a capstone or

 Central Michigan

infrastructure

thesis project to help support grant
writing needs
 Appropriate funds for project based
grant writing assistance
 Coordinate and cooperate at every
opportunity with other municipalities and

Moderate

University
 Road work Group
 MDOT
 Isabella County
Road Commission

 Grant writers

agencies to take advantage of the
economies of scale, and meet
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Category

Implementation
Strategy
“regionalism” requirements for state and

Group
Responsible

Priority

federal funding.
Improve the quality

 Adopt a blight ordinance and/or the

of existing housing

International Property Maintenance

 Planning Commission

in the Township

Code

 Code Authority

 Township Board

Moderate

 Notify the Mobile Home Commission of
poor maintenance and violations of
local and state rules
 Increase the minimum DU size and/or
the minimum width across any one side
in the zoning ordinance.
Preserve rural
character

 Protect air quality with restrictions in the

 Township Board

Ongoing

 Township Board

Ongoing

zoning ordinance on garbage disposal,
commercial fertilizer production and
concentrated animal feeding operations.
 Limit blight regulations to maintenance,
health and safety issues. Define the
meaning of nuisance.

Develop a
relationship with the
SCIT

 Meet with SCIT leadership regularly,
even without an agenda

 Planning Commission

 Attend public tribal functions

 Saginaw Chippewa

 Offer assistance where possible

Indian Tribe

 Coordinate activities and services where
possible
 Recognize SCIT contributions to the
Township and the community
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Category
Promote good things
about the township
to encourage
participation options

Implementation
Strategy
 Use the website to recognize community
businesses and volunteers for their efforts
 Add resource links and information for
residents

Group
Responsible
 Township Board

Priority
Ongoing

 Planning Commission

 Website Committee
working groups

 Establish working groups to address
subjects that people complain about. Ask
them to report back what they have
learned and what can be done better.
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6
Appendix
Purchase of Development Rights
Strategies to Preserve Farmland and Agricultural Land
Importance of Agricultural and Farmland Preservation
The Farmland and Open Spaces Act
Resource Data
Adoption Resolution
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Chapter 6: Appendix
PURCHASE OF DEVELOPMENT RIGHTS
PRESERVATION
Certainly, one of the most dominant issues which this Plan must address and provide for is the
preservation of agricultural lands. Most successful farming operations require vast amounts of
contiguous land masses and the loss of farmland parcels, even on a limited basis, can potentially
threaten the viability of continued successful farming efforts by local families and operators.
These agricultural lands are of great value not only to the farm owners but to the geographic
region within which they operate for the food stuffs which these enterprises provide.
It should be understood, however, that preservation of all agricultural lands within a community
can be difficult depending upon local development and growth trends. It becomes critical then
that preservation of agricultural lands within Chippewa Township be viewed as one of many
concerns of the Township and addressing all concerns may require a degree of flexibility. The
most important issue here is that if agricultural lands must be lost to accommodate other land uses,
those agricultural lands considered prime or most productive be regarded with the highest of
preservation concerns.

STRATEGIES TO PRESERVE FARMLAND AND AGRICULT URAL
LAND
Encourage property owner participation in the Farmland and Open Space Preservation program,
Public Act 116. The Township already has a substantial number of property owners participating
in the PA 116 program.
Encourage property owner participation in the Purchase of Development Rights (PDR) program.
The Township has already approved a significant block of properties for this program which
provides an important foundation for future expansion of the program. Properties in the
designated agricultural and farmland preservation program will be given priority consideration
for Township approval for participation in the PDR program.
Limit the development of non-agricultural uses on designated agricultural soils. Such development
impairs efficient agricultural practices, removes forever the best agricultural fields from
production and increases the likelihood of future conflicts between rural homeowners and farmers.

IMPORTANCE OF AGRICULTURAL AND FARMLAND
PRESERVATION
Economic importance of farmland and agriculture. Chippewa Township’s agricultural land is a
unique and economically important resource. Chippewa Township’s climate, topography, and
accessibility make it uniquely suited to the production, processing, and distribution of agricultural
products on a regional, national, and international level. Isabella County’s economic base is also
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supported by a variety of agriculturally related businesses including: farm equipment, fuel,
veterinarians, grain dealers, packaging plants, and professional services.
Importance of other non-agricultural attributes of farmland. In addition to its economic benefits,
the Township’s farmland contributes significantly to the open space and natural resource benefits,
including rural character, scenic beauty, cultural heritage, and recreational opportunities, and the
environmental benefits, including watershed protection and wildlife habitat. By enhancing the
scenic beauty and rural character of the township and providing other open space benefits, the
Township’s farmland increases the overall quality of life and makes the township an attractive
place to live and work for all the Township’s residents.
The extent of development and farmland loss. Because of the Township’s waterfront natural
resources, productive farmland and rural character, it has become a desirable place to live and
work. As the population increases and people move out into the countryside, agricultural land is
converted to residential and other developed uses. There has also been a corresponding increase
in residential parcels and loss of farmland over the same time period.
The impact of farmland loss. Land suitable for farming is an irreplaceable natural resource with
soil and topographic characteristics that have been enhanced by generations of agricultural use.
When such land is converted to residential or other more developed uses that do not require
those special characteristics, a critical community resource is permanently lost to the citizens of
Chippewa Township. Residential development in agricultural areas also makes farming more
difficult by increasing conflict over farming practices and increased trespass, liability exposure
and property damage. Because agricultural land is an invaluable economic, natural and
aesthetic resource, the township should make an effort to maintain agricultural land in a
substantially undeveloped state to insure the long term viability of agriculture and to create a
long-term business environment for agriculture in the Township.
State and local policies. It is the policy of the State of Michigan, and potentially Isabella County
and Chippewa Township, to protect, preserve and enhance farmland as evidenced by the
Chippewa Township Master Plan, the Farmland and Open Space Preservation Act, the State
Agricultural Preservation Fund, the Conservation and Historical Preservation Easement Act,
portions of the County Zoning Act, and other state and local statues and policies.
Value of development rights. Generally, farmland has a greater market value for future
residential development than for farming. The features of good farmland, such as soils that perk
and open space views, are also the features desired for residential home sites. This fact
encourages the speculative purchase of farmland at high prices for future residential
development, regardless of the current zoning of such lands. Farmland which has a greater
development potential and market value than its agricultural value does not attract sustained
agricultural investment and eventually is sold to non-farmers and removed from agricultural use.
Purpose of the program. One of the purposes of the Chippewa Township plan to protect
farmland is to maintain a long-term business environment for agriculture in the Township, to
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preserve the rural character and scenic attributes of the Township, to enhance important
environmental benefits and to maintain the quality of life of the Township residents.

BASIS FOR SELECTING AGRICULTURAL AND FARMLAND IN
THE PRESERVATION AREA
Significant portions of the agriculture and farmland preservation area are enrolled in the
Farmland and Open Preservation program.
Portions of the agriculture and farmland preservation area reflect permanently protected
farmland because they are already subject to purchase of development right (PDR) agreements,
and additional portions of the preservation area are in reasonably close proximity to these
permanently protected areas, thus increasing the likelihood that the preservation area will have a
sufficient block of property sufficiently large in size to sustain a long-term agricultural-friendly
environment.
The property chosen has productive capacity suitable for the production of feed, food and filler,
and has a greater potential for long-term agriculture production based on, among other factors,
soil classification (soils generally more well-suited for agriculture uses than other areas of the
Township), amount of prime farmland, parcel size, agricultural income, participation in PA 116,
participation in PDR program and/or the implementation of a soil conservation plan.
There is a likelihood of future non-agricultural development. Many of the parcels in the
designated area have substantial road frontage which make them prime targets for developers
working to maximize the number of property splits they can achieve for residential development.
The road frontage also insures that farmers will have appropriate transportation thoroughfares to
deliver agricultural products to market.
Parcels included in the designated agricultural and farmland preservation area have at least
51% of their land area devoted to an active agricultural use and no more than 49% of the
parcel is devoted to non-agricultural open space consisting of wetlands, woodland, or otherwise
unusable land.
None of the parcels designated in the agricultural and farmland preservation area are slated for
commercial, industrial or residential uses with densities in excess of .5 dwelling units per acre.
Large-scale agricultural and farmland property areas result in a significantly lower tax burden
on Township residents than would land uses primarily dedicated for residential development due
to the need for infrastructure improvements required by higher intensity residential development
such as public sewers, etc. This lower tax burden helps relieve the pressure on property owners to
sell to developers and thereby to diminish the financial motivation giving rise to the loss of
agricultural and farmland.
Agricultural activities are a permitted use for all parcels in the designated area.
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THE FARMLAND AND OPEN SPACES ACT
The Farmland and Open Spaces Act enables a farm owner to enter into a Development Rights
Agreement with the State. The agreement ensures that the land remains in agricultural use for a
minimum of 10 years and is not developed for any nonagricultural 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 assessments for sanitary sewer, water, lights or non-farm drain
projects.
How Does the Landowner Benefit from Enrollment in the Program?
There are two primary benefits for participation in a Farmland Agreement:
Tax Credits: Benefits under a farmland agreement will depend on the property tax assessed
against the property and the landowner’s income. The landowner is entitled to claim a Michigan
income tax credit equal to the amount the property taxes (on the land and improvements covered
by the agreement) exceed 3.5 percent of the household income. For example, if the owner has an
income of $20,000 and property taxes on the farm total $2,000, he/she would subtract $700
(3.5 percent of $20,000) from the $2,000 property tax for an income tax credit of $1,300. This
tax credit is in addition to the Homestead Property Tax Credit, for which the landowner may
already be qualified.
Special Assessments: Land that qualifies, and is enrolled in the program, is exempt from special
assessments for sanitary sewers, water, lights, or non-farm drainage, unless the assessments were
imposed prior to the recording of the farmland agreement. Land exempted from special
assessment will be denied use of the improvement until the portion of the special assessment
directly attributable to the actual use of the improvement is paid. When the farmland agreement
is terminated, the local government may require payment of the special assessment; however, the
amount of the assessment cannot exceed the amount the assessment would have been at the time
of the exemption and cannot include any interest or penalty.

For More Information on the Farmland and Open Space Preservation Program:
Michigan Department of Agriculture
Environmental Stewardship Division
P.O. Box 30449, Lansing, MI 48909
PH: (517) 373-3328 • FX: (517) 335-3131
www.michigan.gov/farmland
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RESOURCE DATA
2007 U.S. Agricultural Survey
FEMA
MDNRE
Michigan Planning Enabling Act (Act 33 of 2008)
Farmland and Open Space Preservation Program PA 116
Prime Farmland Definitions
US Census Bureau.
USDA Sustainable Development
Michigan Department of Environmental Quality
Saginaw Chippewa Indian Tribe
Chippewa Township
Michigan Manufactured Housing Rules
Right to Farm Act
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ADOPTION RESOLUTION
RESOLUTION ADOPTING THE CHIPPEWA TOWNSHIP MASTER PLAN UPDATE
WHEREAS, the Chippewa Township Planning Commission, under the provisions of PA 33 of 2008,
as amended, of the State of Michigan may adopt a Master Plan;
And PA 33 of 2008 requires the Planning Commission to review and, if necessary, revise or
amend the Plan at least once every five years and the current Chippewa Township Master Plan
was adopted in _____;
And the Chippewa Township Planning Commission recognized the need to revise and adopt a
Master Plan, including establishing and supporting visions, goals, actions, implementation and the
Future Land Use Plan as described within the document;
And in connection with the preparation of the Master Plan, the Planning Commission surveyed and
studied present conditions, projections of future growth of Chippewa Township, and the relation of
Chippewa Township to neighboring areas and jurisdictions; and the Master Plan has been
prepared for the purpose of guiding and accomplishing coordinated, adjusted and harmonious
development of Chippewa Township and its environs;
And the Planning Commission forwarded copies of the Draft Master Plan to all adjoining
jurisdictions, Isabella County Planning and all utilities and railroads operating within the Township;
And preparation of the Master Plan included multiple public meetings, a phone survey and a
public hearing held by the Planning Commission; and was assisted by Crescent Consulting and
others. The Planning Commission considered both written testimony, received prior to the closing of
the public hearing, and verbal testimony presented at the public hearing;
And the Planning Commission gave notice of the time and place of the Public Hearing by giving
notice in a newspaper of general circulation in the Township and regular mail to surrounding
communities and concerned entities; and held the required public hearing on the Master Plan on
___________ at the Township Hall, 11084 E Pickard Rd., Mt. Pleasant, Michigan.
NOW, THEREFORE, BE IT RESOLVED by Chippewa Township, Isabella County, Michigan, that
The Township Board of Trustees adopts the Master Plan, pursuant to PA 33 of 2008, as amended,
and directs the Township Clerk to record this Resolution with the Isabella County Register of Deeds
and forward it to the Isabella County Planning office.
This Resolution being put to vote on roll call, the Commission voted as follows:
AYES:
NAYS:
ABSENT:
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