Chapter 6: Land Use

The predominant land use in Almena Township isdargplatted lot residential development
much of which is dispersed along County roadwaythénform of “strip” development (see Land
Use map pg. 33). Several subdivisions are looggée@rally southeast of County Road 652 with
a more located off of State Highway M-43, near M-Ai@o more subdivisions are found in the
southwest quadrant of the Township, one off Colragd 653 and the other off 30th Street in
the Heritage Glen Golf Course. The 30th Streetstdion is not a traditional large lot
subdivision design in that the lots are smaller sumlounded by a golf course. The concept with
this form of development is that homeowners arghapth smaller lots because they are
surrounded with open space they know won'’t be agesl with additional homes.

New housing on smaller lots wittbommon open New housing, using the current subdivisio
space and landscaping that soften the appeararjce requirements with no common open space
of the development. and minimal landscaping.

North Lake and Fish Lake have single-family restdémevelopment along the shoreline. Wolf
and West Lakes have large lot development abutiieg, but the homes are set off the
waterfront because of adjacent wetlands. North lbeisethe highest density development, while
Lime Lake has very low-density development surraogda. Another trend that merits
monitoring is the removal of relatively small honwessmaller lakefront properties to build
much larger homes. Pollution from failing or inadatg septic systems in these areas can be
particularly damaging to surface waters.

Mobile homes are concentrated in two parks andsabdivision, although they occur
throughout the Township on individual lots. Onehif®home community is off 3bStreet near
County Road 653 and the other is located off Stagdway M-43 near County Road 652. A
mixed mobile home/modular home subdivision is ledatff County Road 375 at 23rd Street.

Residential development is and will likely continioebe the biggest land consumer in the
Township. Between the years 1993 and 2002 aabd&3 conventional new homes and 72
manufactured homes were developed in the Townsk Table 7). In 2001 and 2002 alone,
182 single-family units were built, 37% of the pigs ten year total. This may indicate an
increasing trend that could result in a much mataugban pattern of land development within
the Township.



Table 7

Year Single Family Duplex Manufactured
Residence Home
1993 29 0 2
1994 44 0 9
1995 30 0 16
1996 36 0 12
1997 27 2 8
1998 32 2 11
1999 56 0 3
2000 57 0 2
2001 93 0 3
2002 89 0 6
Total 493 4 72

The primary industry in the Township is agricullusperations. The highest concentration of
agricultural uses is located in the northwest qaadof the Township although other agricultural
land uses are scattered throughout the commuAigyicultural operations include several
specialty operations (e.g. blueberries and greesgg)land some dairy farms (see prime

farmlands map, pg. 24).

Kovack’s Blueberry Farr

LeDuc's Blueberries




The current commercial land use within the Townssip
comprised of a small number of businesses scattered
along State Highway M-40 and M-43. Another small
concentration of businesses is located within theeha
settlement area west of the Township Hall on County
Road 653. With future population growth, additibna
demand for the location of commercial land uses vl
directed toward these locations as environmentally
appropriate. The Township is in a good position to
adequately control development along State Highway
Area greenhou: I M-43 since it is still relatively undeveloped. Qfsing a
couple of small commercial nodes within the Towpshi
will be a more efficient (and safer) land use pattean permitting strip commercial
development along M-40 or M-43. Other than thédnis Township Hall and associated
recreational area, institutional land uses aretdéichto churches and cemeteries.

Store on M43 near M40 Downtown Take Out in Almena

The Wolf Lake State Fish Hatchery is a sizable tgpraent located on State Highway M-43 at

County Road 652, with rearing ponds that cover @2Zacres. It is also a recreational attraction.

The Mary Mott Nature Preserve is located off Adenue and 24 Street. Wolf and Fish Lakes
both have small boat launches that provide puldkess. The Almena reserve is not formally
developed, but it is a large natural area occupyeayly one-quarter of Section 11 of the
Township.

In terms of land cover, forest areas dominate
Township landscape, covering over half of its
land area (see Table 8). Agriculture and ope
fields account for approximately 40% of

Township land use/land cover. Many of the
forested and open areas have housing built o o
them in estate-type development. Subdivisio m
or higher density single-family home :
developments have consumed about 6% of t
Township’s area (about 1,256 acres). Almena United Methodist




Commercial development has consumed about 80 amréess than one-half percent of the land
base, but it is important to acknowledge that @henigh that is a relatively small amount of
land, it can have a substantial impact on the appea of the Township. It will be the
responsibility of the Township Board and Plannirgn@nission to assure that all future
commercial development is properly located, desigamed developed to minimize adverse
impacts and assure the safety and function of niegeel routes (i.e. State Highways M-40 and
M-43).

Table 8 - 2003 Land Use and Cover

| Forest
Cover type | Acreage | Percentage
@ Agriculture Forest 11,186 50.6%
0 Open Agriculture 6,748 30.5%
Open 2,009 9.1%
CHion Densly Residential 1,256 5.7%
esidential _
mPublic and Public and 209 0.9%
Quasi-public Quasi-public
@ Commercial Commercial 80 0.4%
m Other Other 610 2.8%

Summary

The single largest demand for land will likely conie to be for single-family residential
development. Commercial growth along State Highsmdy40 and M-43 should be
consolidated to prevent strip commercial develogm@&ecause of larger commercial
development near Kalamazoo to the east, it is alylithat the Township will need to allocate
large portions of land to commercial developmdnkewise, industrial development will be
accommodated (and should be directed to) urbamizeab near Kalamazoo that can provide
water, sewer and full-time police and fire protenti

Field farm abutting

Field farm abutting




Land Use Alternatives

Michigan townships faced with future developmerggsure (as is Almena) have essentially
three alternatives from which they can choose. Mtilows are descriptions and hypothetical
maps of how these three alternatives might imgeetandscape of Almena Township. The
development scenarios are as follows:

Scenario #1: Let the pattern of scattered developereep over the landscap€&his
development pattern is of concern because it lackgsiveness, thoughtful design,
undermines agricultural preservation and rural ati@r, and carries high costs when public
services ultimately must be provided.

The Future Land Use Maps - Scenario #1 represegriapdic depiction of how this might
look in Almena Township. Note how medium-densdgidential (orange) areas have spread
across the southern third of the township. Thppsses that subdivisions continue to push
across the Township from the east at a densitpofitone unit per acre. Other assumptions
under this development scenario are that highesitieresidential will also want to locate in
close proximity to existing lakes and State Highw&y3. Note that in this scenario,
commercial development is not contained to speaiféas, but can migrate along the travel
corridors of M-40 and M-43.

Scenario #2: Set goals for rural preservation amat@ltural protection, but permit small
(one acre minimum) land divisions over much oftthenship Despite goals to the contrary,
lot splits across the landscape without designdstals or maximuniot sizes, by default,
result in the same type of undesirable developmpatterns found in scenario #1.

For example, an average township with one-acrermim lot sizes in most districts might
result in an eventual build-out population of water 50,000 people. This scenario reflects
land consumption of approximately 3,000 acresdsrdential development by the year 2015.
This is based on the County population projectib@19500 people, or a 20% increase in
population from the 2000 Census. Almena currempresents 6% of the County

population, which would amount to 5,500 people sd&thupon the current average household
size of 2.72 persons per household, this ratea#tr would amount to an additional 2,022
households in the Township by the year 2015. ¢hdeusehold consumed an average of 1.5
acres per homesite (some will be more, some wilebs), this would mean 3,033 acres of
land would be consumed for homesites. The LandNlEg Scenario #2 is based on current
population trends and consumes the approximaté§03acres of land estimated in this
scenario. In this scenario, commercial developngobntained near the intersection of
State Highways M-40 and M-43.

Scenario #3: Set goals for rural preservation caditiral protection and well-designed
communities that utilize design standards, efficland use patterns and require
interconnected developmen#gricultural and residential districts have e density

limits (e.g. not one-acre minimum lot sizes actbgsentire community). It is important to
have variable densities because the objectiveaalf district are different; agricultural zones
strive to protect agricultural lands, rural resiti@rzones strive to protect rural character.




Note that Land Use Scenario #3 keeps both subuwhdrrommercial development contained
in the Township. Based on the extensive analysissggnificant public input process
undertaken by this update of the Township Mastan At is this scenario that most closely
meshes with the desires of Almena Township citizaMile development is inevitable, it is
the design and placement of that development tlakemthe difference between just another
suburbanizing area and a community that can relaiments of rural character. This
scenario will likely not occur in the Township watlit additional zoning techniques. The
challenge of implementing Scenario #3 is to balaheecompeting interests of development
and rural preservation. Promoting a well-desigo@thimunity also takes more initial time
and effort by Township officials, but eventuallylwield a more desirable result.

Given that Scenario #3 is the most desirable fuamd use pattern, the township sets forth
specific land use policies to achieve this scenafie policy descriptions follow the mapped
scenarios.

(See Scenario Maps)

Township Land Use Policy

Based on the previous analysis, assessment ousglingg community plans, and the
community-wide survey, the following general larskyolicies were crafted to help guide
future development in the Township:

Industrial developmens not accommodated in the Future Land Use mapeoT ownship at the
present time due to inadequate provision of mualciater and wastewater systems proximate
to the logical area for such development. Indakttevelopment within Almena Township shall
be reexamined in future updates of this Plan.

Commercial usewill be a clustered node of activity near the isgetion of State Highways
M-40 and M-43. Access management and design ganaselill promote an integrated area
with minimum driveway access points to the Statghiiays. Parallel access drives, shared
parking and pedestrian interconnections will méss ¢ommercial area together in a coherent
design.

Productive and prime agricultural landswer than 9 units per 40 acres) will be protédtem
encroachment of residential uses by promoting etus#velopment which is consolidated and
isolated from productive agricultural areas. Rdeakures will also be protected through design
standards and zoning criteria that prevent inedfitiand splits and a land use pattern that
unnecessarily consumes land. Splits will be peedtito offer some income flexibility for
farmers, but splits will be directed to isolatedas and less productive solls.

Low density residential developme(i0-20 units per 40 acres or 2.5-5 acre minimuinsikee)

will be permitted in cluster developments in thenaining areas of the Township under a sliding
scale concept. Design standards and incentivé®evprovided to promote cluster designs that
accommodate natural features and protect rurabctenr Smaller building sites will be required




to prevent the unnecessary consumption of landndsirds will be provided that protect
productive and prime agricultural lands.

Medium density residential developmémtunit per acre) will be permitted south of State
Highway M-43 and east of #7%Street and County Road 652. Small-scale multitfa(@-4 unit)
buildings with up to 10 units per acre will be péted in the AlImena settlement area provided it
is well integrated with the character of the arkiggher density development of over 10 units per
acre will be permitted in the Township only if pithlvater and sewer can be immediately
extended to the development.

Almena settlement aredn the future the Almena settlement area wilihpié appropriately-
scaled mixed uses of a unified village characterapearance. Design will be compact,
pedestrian-oriented and aesthetically pleasingicQiecreational, neighborhood-based
commercial and other small-scale multiple family amixed-use developments will be
encouraged to integrate into a village atmosphere.

(See Future Land Use Map)



