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A Master Plan is a long-range policy document that is designed to guide future decision-
making related to land use and community development.  It is intended to portray a clear
statement of community goals and objectives – a vision of the future – and plans to achieve
the vision.

A community’s Master Plan is like a blueprint for the future.  If it is followed carefully, it will
have a lasting impact on the built and natural environment.

The Master Plan is a comprehensive document, long-range in its view, and is intended to
guide development in the Township over a period of 10 to 20 years.  The Master Plan sets

forth public policies that will be followed regarding development and
redevelopment.  The information and concepts presented in the Master Plan
are intended to guide local decisions on both public and private uses of land,

as well as the provision of public facilities.  A sound Master Plan promotes a land use
pattern that is consistent with a community’s goals.

WHY DO WE PREPARE A MASTER PLAN?

The Township Planning Act of 1959 states that “the planning commission shall make
and adopt a basic plan as a guide for the development of unincorporated portions of
the Township.”  The Act also states that the plan should be used to:

� promote public health, safety and general welfare;
� encourage the use of resources in accordance with their character and adaptability;
� avoid the overcrowding of land by buildings or people;
� lessen congestion on public roads and streets;
� facilitate provision for a system of transportation, sewage disposal, safe and adequate

water supply, recreation and other public improvements; and
� consider the character of each township and its suitability for particular uses judged in

terms of such factors as the trend in land and population development.

Master Plan
= Guide

11 INTRODUCTION
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RELATIONSHIP BETWEEN THE MASTER PLAN AND ZONING
ORDINANCE

Zoning is a regulatory mechanism for controlling the classification and regulation of land
use.  It has the force of law.  The Zoning Ordinance controls land uses based on today’s
conditions.

Unlike the Zoning Ordinance, the Master Plan is a set of policies, not laws.
While the Zoning Ordinance and Zoning Map regulate current and
proposed land use, the Master Plan and its maps and policy statements
are intended to guide land use decision-making over the long term.  The
Master Plan is a community’s “vision”, while the zoning ordinance contains the rules that
govern the path to that vision.   State law requires that the zoning ordinance be based
on a plan.  Therefore, the Master Plan forms the basis upon which zoning decisions are
made.  With a Master Plan in place, zoning decisions consistent with the plan are
presumed by the courts to be valid; it is up to the challenger to prove the municipality’s
action is not valid.  Without a Master Plan, the courts may find the Township’s argument to
be weaker, leaving the community more vulnerable to a ruling inconsistent with the
community’s vision.

THE PLANNING PROCESS

Casco Township initiated the Master Plan process by working with its planning consultant
to prepare an inventory and analysis of existing conditions, an environmental scan.  The
Planning Commission reviewed its regional setting, existing land use, natural features, and
population characteristics.  Problems, opportunities, and community assets were identified.
The complete existing conditions analysis findings are provided in the Appendix of this
document.

Upon completion of the existing conditions analysis, the Township Planning Commission
reached out to the public for input through a Vision Session.  Representatives from a
variety of interests within the community came together on October 14, 2003 to discuss
planning issues in the Township.

The next step in the process was for the Planning Commission to develop its goals and
objectives statements.  Using the valuable input from the Vision Session, a series of goals
and objectives were formulated to guide the “Plan” elements of the Master Plan.

The Planning Commission then developed the Land Use Plan and Utility Service Area
Analysis elements.  The final chapter of the document includes specific recommendations
for plan implementation to chart a path to make the plan a reality.  It is important to note
that the Future Land Use Plan Map is intended to show generalized land use and is not
intended to indicate precise size, shape or dimension.  In addition, the recommendations of

Zoning
Ordinance

= Law



Casco Township Master Plan 1-3

the Land Use Plan have a long-range planning horizon and do not necessarily imply that
short-range rezoning is appropriate.

The final step in the planning process was to garner additional public input through a public
hearing, which is required by the Township Planning Act.  This final segment of the process
provided an opportunity to receive public input prior to the adoption of the plan.

By working closely with the residents, business owners, planning experts, and surrounding
communities, the Township has developed a plan that attempts to balance the competing
interests that impact many land use decisions.  These include jobs and tax base on one
side and protection of quality of life and natural resources on the other.  Through careful
planning and implementation of the plan, the Township can build on its tax base and
provide for high-quality new growth, while preserving important environmental assets,
maintaining community character, and protecting the overall public health, safety and
welfare.
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INTRODUCTION

A community’s future is determined by many factors.  Some are the result of local
decisions, while others result from action taken outside the community.  No community is
self-sufficient, and the interaction between communities within a region gives each one the
opportunity to grow and develop.

This chapter begins with a description of Casco Township’s current regional position.
County and regional planning activities affecting the Township are then outlined.  Finally,
planning activities of adjacent communities are described and illustrated by a map of the
uses that are proposed along Casco’s borders.

REGIONAL LOCATION

Casco Township is located on the western border of St. Clair County, along a broad corridor
that roughly follows Interstate 94 northeast out of the City of Detroit towards Port Huron.
Historically, much of St. Clair County’s development followed this corridor and the Lake St.
Clair shoreline.  This development pressure has been moving closer to St. Clair County and
Casco Township, as evidenced by the increased development in Columbus Township in St.
Clair County and Chesterfield and Lenox Townships in Macomb County.

Casco Township is bordered by Lenox Township on the west side, Columbus Township to
the north, China Township to the east, and Ira Township to the south.  St. Clair Township,
Cottrellville Township, and Chesterfield Township abut the Township’s northeast, southeast,
and southwest corners, respectively.  The City of Richmond borders the northwest corner of
Casco Township.  Casco is approximately 35 miles northeast of downtown Detroit, 20 miles
southwest of Port Huron, and 30 miles east of Pontiac.  Mt. Clemens lies 12 miles to the
southwest.  There are a number of smaller towns and villages or settlements within a 10
mile radius of Casco.  Closest to the Township is the City of Richmond.  Memphis is located

22 REGIONAL SETTING
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6 miles to the north of Richmond.  The Village of New Haven lies about 3 miles to the west
of the Township, while Armada and Ray Center are approximately 8 miles to the west.  New
Baltimore, Anchorville, and Fairhaven are all located within 3 miles of the Township to the
south.  Marine City lies about 5 miles to the southeast, while St. Clair lies about 5 miles to
the northeast.

Map 2-1
Regional Location of Casco Township

Interstate 94, which runs through the middle of the Township, provides a southwest route to
Detroit and Windsor, Ontario, and a northeast route to Port Huron and Sarnia, Ontario.
Fred Moore Highway provides the only access point to I-94 in Casco Township.  Division /
Fred Moore Highway allows east-west travel on the Township’s northern border.  It
connects the Township to the City of St. Clair to the east and to the City of Richmond and
Romeo in Macomb County.  Division Road continues through Macomb County as 32 Mile
Road, and is called Romeo Road in Oakland County.  St. Clair Highway also traverses the
entire Township in an east-west direction and provides a route to the City of St. Clair.  In
neighboring Lenox Township, St. Clair Highway is called 31 Mile Road and continues
across Macomb County, changing to Predmore Road in Oakland County.  Located on the

Casco
Township
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Township’s southern border, Marine City Highway is the third paved road in Casco
Township that provides east-west travel routes through the Township.  Marine City Highway
connects Casco to Marine City to the east and to the Village of New Haven to the west.
The road continues through Macomb County, where it is referred to as 26 Mile Road.

Map 2-2
Major Roads

Casco Township and Surrounding Communities

Palms Road provides paved north-south access through the eastern portion of the
Township, to M-29 to the south, and to Gratiot to the North.  North of Rattle Run Road in
Columbus Township, Palms becomes gravel and eventually dead ends in Wales Township.
County Line Road provides north-south access along the Township’s western edge,
connecting to Gratiot at the northern border of Casco and M-29 south of the Township.



2-4 Casco Township Master Plan

REGIONAL INFLUENCES

St. Clair County is part of the Southeast Michigan Council of Governments (SEMCOG)
region.  SEMCOG provides regional planning services, such as planning for land use,
transportation, recreation, and public utility extensions.  SEMCOG is also active in
transportation modeling, organization of data resources, and review of local applications for
federal funding.

At the County level, the St. Clair County Metropolitan Planning Commission carries out
planning functions.  The St. Clair County Comprehensive Master Plan, which was adopted
in 2000, addresses land use, transportation, the economy, the environment, and public
facilities, services, and infrastructure.  In addition to overseeing those areas of countywide
planning, the Metropolitan Planning Commission coordinates transportation improvement
project funding and administers environmental and housing rehabilitation grant programs.
Further, the Commission provides planning and zoning assistance to local communities
within the County.  Another St. Clair County department that assists local communities,
Land and Graphics, provides property line maps and aerial photography of County lands.

LOCAL INFLUENCES

In addition to regional plans which may affect the future development of Casco Township,
local plans of neighboring communities may also influence land use along Casco
Township’s boundaries.  As noted above, Casco Township has common borders with four
townships and one city.  It is important to know what plans these adjacent communities
have and if they will have any impact on Casco Township.

The City of Richmond adopted its master plan recently, in 2002.  Lenox Township adopted
its master plan in 1997 and is currently in the process of updating the plan.  China
Township adopted its master plan in 1998.  Ira Township adopted its plan in 1996 and
amended the document in 1998.  Columbus Township is currently in the process of drafting
a new master plan.  The Adjacent Communities Generalized Master Plan Map illustrates
the uses that are proposed along Casco Township’s borders in the adjacent communities’
master plans.

FUTURE INFLUENCES

Casco Township will most likely be influenced by the steady suburban growth of its
immediate neighbors.  Development from the Detroit suburbs in Oakland, St. Clair, and
Macomb Counties keeps extending northward.  With the convenient access of I-94, the
Casco area is only a short 30 or 40-minute drive to the many employment and shopping
centers that a large urban area has to offer.  The extensive growth of Chesterfield Township
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in the last decade illustrates this expanding development.  Casco is located along that same
I-94 corridor that has experienced so much growth.

Since Casco Township does have relatively large amounts of vacant land within its borders,
the Township itself could see major changes in its land use.  Effects on Casco could include
an increase in traffic, especially on the major roads; a straining of such resources as water
and sewer capabilities; and a demand for more services, such as schools, police, and fire
protection.  However, without public water and sewer service, the level of growth will likely
be much lower than in fully serviced communities to the south.
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INTRODUCTION

Long-range planning must take place in a public forum, with opportunities for public
participation, if it is to be representative.  The support of the community can also foster
improved implementation opportunities.  An approach that has been used successfully
when planning for the future of a community involves preceding the planning process with
an exercise designed to develop "a vision of the future" for the Township.  The basic
components include the following:

� Identify the "stakeholders", that is, those groups that have a stake in improving the
quality of life in the Township.

� Involve the stakeholders in a process designed to identify what the future should be like
in the Township.

� Build consensus among the stakeholders in setting forth the important characteristics of
any new planning program.

� Prepare a vision statement from the stakeholders' consensus that will serve as the
underlying direction for the Planning Commission's work of preparing a new Master
Plan.

On October 14, 2003, the Casco Township Planning
Commission hosted a meeting, at which approximately
35 individuals representing various interests,
organizations, and businesses in the community
discussed the future of Casco Township.  The
participants divided into five groups and were asked to
organize their discussion and come to a consensus

  33 VISION STATEMENT
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about four topics: Community Character and Features, Residential Development, Non-
Residential Development, and Traffic and Circulation.

The Community Vision Statement has been formulated based on the consensus
presentations by the five vision groups.  While the statements of the participants were often
specific, the vision statement is intended to present a set of general goals in order to offer a
blueprint for the future physical arrangement of the community’s land use.  Programs,
policies, and ordinances are then used as the implementation tools to help achieve the
Future Vision.

COMMUNITY VISION STATEMENT

The following statements are intended as a guide to provide direction to the Planning
Commission as they formulate a new Master Plan for Casco Township.  This chapter does
not constitute the official goals and objectives of the Planning Commission.  Rather it was
intended to be used as a resource to develop the goals and objectives contained in the next
chapter.

Community Character
Casco Township is a rural, bedroom community with a friendly small town atmosphere.
Preserving this rural setting for existing and future populations is a high priority for Casco
residents.  Instituting measures to assure slow-paced growth is important to maintaining the
Township’s rural character.  Such measures include preserving small family farms,
encouraging hobby farms, protecting natural features, maintaining large residential lots,
limiting Township services, and maintaining unpaved roads.  Planning for additional
recreational opportunities is also important to the community.

Residential Development
Future growth should focus on maintaining the existing large-lot single-family residential
development that is prevalent throughout the Township.  While low density development is
preferable to Township residents in order to maintain Casco’s rural character, future higher
density development should be directed to suitable areas near the I-94 freeway and along
major roads such as County Line and Marine City Highway where they will have the least
impact on rural character.  The Adair area may also be suitable for limited higher density
residential forms of development.  Overall, residential growth in the Township should occur
at a controlled pace.

Non-Residential Development
There appears to be an adequate supply of non-residential land uses and commercial and
industrial-zoned land within the Township.  Casco’s proximity to I-94 and nearby
commercial centers, including New Baltimore, Richmond, and Mount Clemens, make it
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convenient for residents to shop outside of the Township.  However, there may be a need
for limited additional local commercial and office development.  Such uses should be
located within established commercial areas, along paved roads, and near I-94
interchanges and the City of Richmond.  Future industrial development should take place
within the existing Marine City Highway industrial corridor; there does not appear to be a
need for additional planned industrial areas.

Traffic and Circulation
Casco Township’s road infrastructure is rural in character with few paved roads.  Residents
value the existing gravel roads because they help to maintain the rural atmosphere.
Improvements are necessary, however, to enhance traffic circulation including regular and
more consistent maintenance of unpaved roadways, improved drainage and ditch
maintenance, and paving of several key roads such as Meisner, Church, and Meldrum.
Construction of additional I-94 interchanges within the Township may be necessary in the
future and should occur at Meisner and/or Meldrum Roads.  Due to significant safety
concerns, techniques should be implemented to manage access and control speeds along
Marine City Highway and other higher volume roads.  Planning for bike and horse paths
within and through the Township is also important to the community.
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VISION STATEMENT

GOALGOAL

OBJECTIVE

•  Strategy
•  Strategy
•  Strategy

OBJECTIVE

•  Strategy
•  Strategy
•  Strategy

OBJECTIVE

•  Strategy
•  Strategy
•  Strategy

OBJECTIVE

•  Strategy
•  Strategy
•  Strategy

INTRODUCTION

The Vision Statement outlined in the previous chapter provides direction to the Planning
Commission in the formulation of the goals and objectives of the Master Plan.  Goals are
typically very general statements about the quality and character of the community.  Goals
are not very easily quantified or measured, and must therefore be translated into
measurable objectives that can be prioritized and pursued by instituting specific strategies
that will be followed.  The goals and objectives are intended to result in a specific quality
and character for the community, as envisioned by the Vision Statement.  This can be
achieved by following strategies designed to result in measurable progress toward
achieving the Township’s objectives.  These strategies must balance the rights of private
property owners to develop an appropriate use of their land with the public purposes
inherent in planning for the long-range future of a community.

The following illustration depicts the relationship between the vision statement, goals,
objectives, and strategies:

  44 GOALS, OBJECTIVES,
& STRATEGIES
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COMMUNITY CHARACTER

Goal: Maintain and enhance the existing rural nature of Casco Township.

Objective: Protect and enhance the Township’s natural features and environmental
assets, including clean air, water, and soils, as well as woodlands,
wetlands, lakes, wildlife, and viewsheds.

Strategies:
•  Establish appropriate buffer zones around wetlands, lakes, and river edges.
•  Protect surface and groundwater through standards for fertilizers, pesticides,

septic-system location, and filtration of storm water runoff.
•  Ensure that adequate wetland identification and preservation measures are in

place.
•  Promote management of wooded areas and selective cutting to enhance

woodland quality.
•  Support the use of land trusts or conservancies to accept donations of land,

purchase sensitive properties, and manage and protect designated open
spaces.

•  Encourage maintenance of wildlife corridors by providing natural feature
connections through all adjoining developments.

Objective: Review all development proposals to ensure that future projects will be
compatible with the Township’s rural character, and will not detract from its
environmental assets.

Strategies:
•  Promote a pattern of development that is based upon the natural capacity of the

land to support homes and other uses.
•  Encourage rural, agricultural and/or open space to be incorporated as a feature

of all new development.
•  Incorporate wooded areas into new developments and provide incentives for

new tree plantings.
•  Review Zoning Ordinance development standards to reduce requirements that

result in unnecessary loss of open space.

Objective:    Provide for additional recreational opportunities in Casco Township.

Strategies:
•  Update the Casco Township Recreation Plan.
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•  Coordinate efforts to provide parks and recreation services and facilities with
adjoining communities through joint development and/or operation.

•  Provide enhanced access (visual and/or pedestrian) to parks, open space areas,
and the Belle River.

•  Develop a path system that provides a pedestrian / bicycle network linking key
recreational facilities throughout the Township, the Adair settlement, and path
systems in adjacent communities; develop an equestrian trail system.

•  Obtain available recreation funding from grants, contributions, or dedications.
•  Review the standards of the Recreation Open Space District to determine if

lands suited to recreation / open space uses are adequately protected.

AGRICULTURE

Goal:  Promote stable and economically viable agricultural operations within
appropriate areas of the Township.

Objective: Encourage the continuation of existing agricultural activities wherever
possible.

Strategies:
•  Maintain and enhance zoning provisions that accommodate agriculture as a permitted

principal use.
•  Encourage and support PA 116 Farmland Preservation applications when

located in areas planned for agricultural uses.
•  Encourage future development on land that is inappropriate for agriculture or will

not influence the status of agriculture and natural resources in Casco Township.
•  Evaluate lot size restrictions for residential properties so that agricultural

activities can be continued on the interior acreage, while accommodating limited
residential uses in planned agricultural areas.

•  Encourage and support participation in the St. Clair County Farmland
Preservation and Purchase of Development Rights (PDR) program.

Objective: Encourage managed growth in order to avoid premature conversion of
agricultural land.

Strategies:
•  Maintain large lot sizes in areas planned for agricultural use / character.
•  Permit more intensive development only in areas where infrastructure is

presently available.
•  Prevent the extension of public water and sewer facilities into planned

agricultural areas.
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RESIDENTIAL DEVELOPMENT

Goal:  Maintain the existing large-lot single-family residential development that is
prevalent throughout Casco, while directing high density development to
areas where it will have the smallest impact on rural character.

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

Strategies:
•  Require large minimum lot sizes or low average densities in the “country” areas

of the Township where utility services are not planned.
•  Design residential development standards to be directly related to the natural

capacity of the land.
•  Include Zoning Ordinance incentives to encourage preservation of agricultural

lands and open space.
•  Enforce land division regulations that provide design standards, local review,

and approval requirements for all property splits.
•  Require residential developments to preserve the natural features of each site,

such as woodlands, wetlands, and natural drainage facilities.
•  Increase the use of pre-application conferences with developers to ensure that

Township regulations and policies are considered at the beginning of site
design.

•  Monitor engineering and drainage issues for new residential developments to
ensure that they do not negatively impact existing development.

Objective: Concentrate higher density residential development in suitable areas, such
as near the I-94 freeway, along major roads such as County Line and
Marine City Highway, and in the Adair area.

Strategies:
•  Concentrate development where soils are adequate for septic tank systems.
•  Evaluate the Township’s Zoning Ordinance and Map to determine whether

residential zoning categories and locations are consistent with the availability of
services and infrastructure.

•  Accommodate higher density residential development in those areas designated
for such uses in the Master Plan.
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NON-RESIDENTIAL DEVELOPMENT

Goal:  Maintain the Township’s current supply of commercial and industrial-
zoned land and provide for limited additional commercial and office
development in appropriate areas.

Objective: Allow for moderate expansion of commercial and office uses within
established commercial areas, along paved roads, near the City of
Richmond, and close to I-94 interchanges.

Strategies:
•  Recognizing that nearby commercial centers, including New Baltimore,

Richmond, and Mount Clemens, will continue to provide for the majority of the
Township’s commercial needs, base approval of commercial and office
development in Casco Township primarily on residents’ convenience needs.

•  Accommodate commercial, office and service facilities through commercial
zoning in proximity to existing commercial areas, along paved roads, and near
the City of Richmond and I-94 interchanges.

•  Review Zoning Ordinance standards for commercial uses to ensure that
development criteria encourage commercial development within planned
commercial areas and discourage it elsewhere.

•  Prevent extensive commercial development in the Township’s agricultural areas.

Objective: Provide for industrial uses within the existing Marine City Highway
industrial corridor.

Strategies:
•  Review Zoning Ordinance standards for industrial uses to ensure that

development criteria encourage industrial development within planned industrial
areas and discourage it elsewhere.

•  Allow future industrial development only in areas where sufficient services and
infrastructure are available.

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

Strategies:
•  Increase the use of pre-application conferences with developers to ensure that

Township ordinances and policies are considered at the beginning of site
design.
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•  Address the relationship between adjacent uses by developing site plan review
standards that encourage service drives, interconnected parking and shared
drives, landscaping, screening and signage which is cohesive and compatible
with the existing development patterns.

•  Work with the Road Commission and the Michigan Department of
Transportation to reduce the number of driveways for individual commercial and
industrial sites.

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

•  Review and enhance the Zoning Ordinance performance standards for all uses
relating to hazardous materials and other negative environmental impacts.

•  Review and enhance the Zoning Ordinance screening and landscaping
requirements for commercial and industrial sites.

•  Review existing code enforcement efforts to ensure adequacy of violation
response.

•  Support the efforts of the St. Clair County Brownfield Redevelopment Authority.

TRAFFIC AND CIRCULATION

Goal:  Maintain and improve Casco Township’s system of roads.

Objective: Preserve the rural character of Casco Township’s road infrastructure.

Strategies:
•  Work with the Road Commission to identify roads that should remain gravel.
•  Maintain unpaved roadways with increased regularity and consistency.
•  Identify and prioritize road areas in need of drainage improvements and ditch

maintenance.
•  Seek out sources of funding for drainage improvements.
•  Maintain agricultural vistas along country roads by encouraging maintenance of

hedgerows and periodic clearing of brush.
•  Investigate Natural Beauty Road designation for appropriate roads.

Objective:    Enhance traffic circulation and ensure that roads are capable of
accommodating traffic safely and at an acceptable level of service.

Strategies:
•  Identify those roads that have projected volumes or functional classification that

justify paving, such as Meisner, Church, and Meldrum.
•  Advocate for road improvements to Marine City Highway rather than

construction of additional I-94 interchange(s).
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•  Limit the number of driveways and curbcuts to the minimum necessary to
provide for safe ingress and egress, particularly on Marine City Highway.

•  Identify and initiate appropriate traffic calming measures on Fred Moore
Highway, Marine City Highway, Gratiot Avenue, County Line Road, Division
Road, and Palms Road.
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INTRODUCTION

Planning the Township’s future requires creative thinking and the ability to visualize the
character Casco should exhibit many years from now.  Increased development within Casco
Township is certain to occur in the next ten to twenty years as evidenced by the population
growth trend within nearby townships in St. Clair and Macomb Counties.  The time is right
to envision a unique future for Casco, different from the development patterns rapidly
consuming land in many other communities.  The Township’s Land Use Plan specifies the
future direction of anticipated growth within the Township and is based upon the analysis of
existing conditions, vision statement, and goals and objectives components of the Master
Plan.  The Land Use Plan represents the Planning Commission’s long-range vision for
growth, development, and redevelopment within the Township.

The Land Use Plan is a representation of the preferred land use arrangement for the
community.  It identifies and defines the major future land use categories as well as the
approximate locations for various uses envisioned by the Planning Commission.  The
boundaries reflected on the map are not intended to indicate precise size, shape or
dimension; rather they portray a general land use arrangement, which may be refined as
the community develops.  In addition, the recommendations of the Land Use Plan have a
long-range planning horizon and do not necessarily imply that short-range rezoning is
appropriate.

IDENTIFYING NEEDS

In addition to the existing conditions analysis of development patterns, natural features, and
population trends, future land use recommendations recognize demand or market potential.
This is especially important for land uses such as commercial, office, and industrial.  A
balanced supply of these land uses is critical to a community for a number of reasons.  If
there are fewer acres available than the market can support, a community could lose

  55 LAND USE PLAN
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potential tax base and employment opportunities, and decrease the quality of life for
residents who need the goods and services that such uses provide.  If there is an
overabundance of commercial, office, and industrial land, marginal businesses may develop
and/or building vacancy rates may increase creating the potential for blight.

Commercial Development
In order to determine how much commercial land Casco Township can support, an analysis
of income levels in the Township is necessary.  The U.S. Census reports that the year 2000
per capita income for Casco Township was $22,299.  The per capita income in St. Clair
County was $21,582. In Casco, the 2000 Census figure represents an increase of
approximately 65% over the past 10 years. Based on this income level, the tables below
and on the next page estimates Casco’s 2000 (“current”) retail expenditures and projected
retail expenditures.

Retail Spending
Once the amount of retail spending within a community is estimated, the amount of needed
retail space (in square feet) can be estimated.  This can be determined by looking at two
factors: retail spending and supporting population. There are three shopping center
classifications used for analysis: neighborhood convenience, community comparison, and
regional comparison.

Table 5-1
Current Neighborhood, Community, and Regional Expenditures, Casco 2000

Total Year 2000
Income

Current (‘00)
Retail

Expenditures

Current (’00)
Neighborhood
Expenditures

Current ('00)
Community

Expenditures

Current ('00)
Regional

Expenditures
$105,875,6521 $58,231,6092 $14,412,323,3 $16,450,429 4,5 $11,646,321 6

1. 22,299 x 4,748 people (2000 Census population)
2. Assumes 55% of total income is spent on retail purchases (PAS Report #358, Analyzing Neighborhood Retail

Opportunities, Published by American Planning Association)
3. Assumes 75% of Convenience goods spending will be made within Neighborhood Shopping Center categories.
4. Assumes 40% spent in comparison goods stores (PAS Report #358, Published by American Planning

Association)
5. Birchler Arroyo Associates, Inc. estimates that 25% of Convenience goods and 50% of Comparison goods

spending will be made within Community Shopping Center categories.
6. Birchler Arroyo Associates, Inc. estimates that 50% of comparison item purchases made by Township residents

could take place within the Township and 50% of Comparison goods spending will be made within Regional
Shopping Center categories.
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Table 5-2
Forecast Retail & Neighborhood Expenditures, Casco 2010 & 2020

Forecast 2010
Income

Forecast 2010
Retail

Expenditures

Forecast 2010
Neighborhood
Expenditures

Forecast
2020 Income

Forecast 2020
Retail

Expenditures

Forecast 2020
Neighborhood
Expenditures

$150,386,0771 $82,712,3422 $20,471,3053,5 $223,049,9204 $122,677,4562 $30,362,6703,5

1. $31,455 x  4,481 people (2010 SEMCOG population estimate with income adjusted for 3.5% inflation)
2. Assumes 55% of total income is spent on retail purchases (PAS Report #358, Analyzing Neighborhood Retail

Opportunities, Published by American Planning Association)
3. Assumes 33% of total retail expenditures is spent in convenience goods stores, 40% spent in comparison goods

stores (PAS Report #358, Published by American Planning Association)
4. $37,408 X 5,027 people (2020 SEMCOG population estimate with income adjusted for 3.5% inflation)
5. Assumes 75% of Convenience goods spending will be made within Neighborhood Shopping Center categories.

Table 5-3
Forecast Community and Regional Expenditures, Casco, 2010 & 2020

Forecast 2010
Retail

Expenditures

Forecast 2010
Community

Expenditures

Forecast 2010
Regional

Expenditures

Forecast 2020
Retail

Expenditures

Forecast 2020
Community

Expenditures

Forecast 2020
Regional

Expenditures
$145,855,9111 $41,204,2952,3 $29,171,1825 $308,613,2654 $87,183,2472,3 $61,722,653

1. $26,519 x  10,000 people (2010 population estimate with income adjusted for 3.5% inflation)
2. Assumes 40% spent in comparison goods stores (PAS Report #358, Published by American Planning

Association)
3. Birchler Arroyo Associates, Inc. estimates that 25% of Convenience goods and 50% of Comparison goods

spending will be made within Community Shopping Center categories.
4. $37,407 x 15,000 people( 2020 population estimate with income adjusted for 3.5% inflation)
5. Birchler Arroyo Associates, Inc. estimates that 50% of comparison item purchases made by Township residents

could take place within the Township and 50% of Comparison goods spending will be made within Regional
Shopping Center categories.

According to the latest retail data published in the Dollars & Cents of Shopping Centers:
2002 (Urban Land Institute) the average annual sales per square foot of gross leasable
area for neighborhood shopping centers is $271.53 per square foot.  Community centers
had an average annual sales per square foot of $229.84 and regional centers had an
average of $218.77.  Based on the previous retail spending analysis, Casco Township could
support the following square footages in commercial centers.
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Table 5-4
Shopping Center Classifications

Commercial GLA based on 2020 Population

Type
Forecasted
2020 Sales
per Square

Foot

Forecasted 2020
Township
Resident

Expenditures

Expenditures
made within
Township2

GLA Based on
Casco Township

2020 Retail
Spending

Neighborhood
(Convenience) $505 1 $30,362,670 $15,181,335 30,062

Community
(Minor Comparison) $4271 $34,656,381 $8,664,095 20,291

Regional
(Major Comparison) $405 1 $24,535,491 $6,133,873 15,145

1. ULI- 2002 data with 3.5% annual inflation for 2020 forecast.
2. Birchler Arroyo Associates, Inc. estimates that 50% of neighborhood community item purchases and 25% of

regional item purchases made by Township residents could take place within the Township.

As reflected in Table 5-4 above, with $15,181,335 estimated (50% of forecasted 2020
convenience expenditures assumed to be spent within the community) available for
convenience spending within the Township in 2020, Casco Township could support 30,062
square feet of neighborhood retail.  Based on the population projections and forecast
expenditures available, 20,291 square feet of community comparison and 15,145 square
feet of regional comparison shopping could be supported by the Township.

Supporting Population
A general comparison with the results of the retail spending analysis can be made using an
analysis of the supporting population in the Township.  As the table below illustrates,
neighborhood retail centers are the smallest and serve the daily needs of nearby residents
by providing basic goods and services, such as groceries, hardware, dry cleaning, banking,
etc.  A population of 5,000 - 10,000 people living within a five to ten minute drive is
generally required to support such a development.

Table 5-5
Shopping Center Classifications

Gross Leasable Area (GLA) Based on Supporting Population

Type Leading
Tenant

General Range
(Typical GLA)

Minimum
Site

Supporting
Population

GLA Based on
Casco  2020
Population

Neighborhood
(Convenience) Supermarket 30,000 - 100,000 sq.

ft. (50,000 sq. ft.) 3 - 10 ac. 5,000 -
10,000

30,000-100,000
sq. ft.

Community
(Minor Comparison)

Junior Dept. or
Discount Store

100,000 - 300,000 sq.
ft (150,000 sq. ft.) 10 - 30 ac. 20,000 -

60,000 0

Regional
(Major Comparison)

1 or more Full
Line Dept. Store

300,000 - 900,000 sq.
ft. (400,000 sq. ft.) 30 - 60 ac. 60,000 -

100,000 0

Source: Shopping Center Development Handbook, 2nd edition, Urban Land Institute
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Based on the previous analysis, Casco Township’s projected 2020 population of 5,027
could potentially support a small neighborhood commercial development of around 30,000
square feet.  Population projections do not reflect an adequate supporting population for
Community Commercial or Regional Commercial development within the Township.

According to Urban Planning and Design Criteria, neighborhood commercial developments
typically need approximately one acre per 12,500 square feet of space, community
commercial developments typically need approximately one acre per 15,000 square feet,
and regional centers need approximately one acre per 13,300 square feet.  In order to
provide for the projected neighborhood convenience shopping within Casco, 2 to 5 acres of
land would be needed.  The total amount of land area planned for retail may need to be
larger than these numbers because of two key factors: 1) business generated by growing
townships in Macomb County and St. Clair County, and 2) limitations on total buildable area
due to wetlands, steep slopes, woodland preservation, and the like.

Industrial Development
The demand for industrial development is related to many factors including materials, labor,
transportation, energy, and public policy.  Industrial developers examine the availability of
utilities, affordable housing for the work force, suitable characteristics of the land, and good
transportation access.

There are two common methods of forecasting future industrial needs for an area: 1) based
on total population, and 2) based on total land area.  According to Urban Planning and
Design Criteria, a typical planning standard for industry is 12 acres per 1,000 population.
Based on an estimated 2010 population of 4,781 for Casco Township, approximately 58
acres of industrial land can be supported within the community.  The total land area method
forecasts that within a rural community industrial land typically consumes 2-5 percent of
total land area.  Two percent of the estimated 23,040 acres of land area within the
community equals roughly 460 acres.

Given the rural character of Casco, a range between the total population and the total land
area methodologies may be a more appropriate estimate for forecasting the Township’s
need for industrial land.

Office Development
There are two types of office buildings: single-tenant and multi-tenant.  Single tenant
buildings can be located in almost any location satisfactory to the tenant, who may often be
the building owner.   Multi-tenant office buildings, which are often built on the speculation
that tenants will be found, are much more tied to market factors.  Multi-tenant office
developers look at access, proximity to professional and clerical labor, parking, transit
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opportunities, proximity to professional and personal services and the overall “image” of the
community.

Close to half (45%) of the employed residents of Casco work in professions that typically
occur within an office setting (i.e. managerial, technical, sales, etc.).   In addition, the
census reported that the median travel time for employed residents was 30 minutes to their
workplace.  Assuming that this commuting pattern occurs evenly among all office
professions, 532 office professionals work within relative proximity to Casco Township.

The Urban Land Institute estimates that approximately 202 square feet of office space is
needed per employee.  Based on this projection and the estimate of office employees within
close proximity of Casco Township, approximately 107,464 square feet of office space
could be supported within the Township.  However, it is not reasonable to expect that multi-
tenant office buildings would be marketable at present, nor that a significant portion of
Casco residents would suddenly find their office jobs relocated to the Township.  Small
professional office, medical office, and combination office/industrial buildings are likely to be
more viable within the community over the next 15 to 20 years.

LAND USE RECOMMENDATIONS

Following are descriptions of the land use categories included
on the Land Use Plan as well as specific recommendations for
each land use category.

Agricultural Residential
Areas designated for Agricultural Residential should
accommodate primarily agricultural land uses, farm dwellings,
and non-farm dwellings on large lots.  Agricultural land uses
are characterized by traditional cash crops, animal raising,
horse boarding, nurseries, and similar uses.  Outdoor
recreation, extraction of mineral and gas resources, and limited
business uses may also be appropriate when specific
development standards are provided.  Density in Agricultural
Residential areas is planned for a maximum of 0.2 dwelling
units per acre.

Residential Acreage
Areas planned for Residential Acreage should be rural in
character, but may not necessarily have a strong presence of
agricultural land uses.  Recommended uses in these areas
include primarily large lot, non-farm dwellings.  Some limited

GOALS
Maintain and enhance
the existing rural nature
of Casco Township.

�

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

�

Maintain the existing
large-lot single-family
residential development
that is prevalent
throughout Casco, while
directing higher density
development to areas
where it will have the
smallest impact on rural
character.
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farming, raising and keeping of animals, and outdoor recreation may be appropriate when
specific development standards are provided for such land uses.  Density in areas planned
for Residential Acreage should range from 0.2 to 0.5 dwelling units per acre.

Low Density Residential
Low Density Residential areas may accommodate smaller residential parcel sizes where
sanitary sewer and municipal water services are available.  Two-family dwelling units,
residential care facilities, and outdoor recreation uses may also be appropriate in such
areas provided specific development standards are provided for such land uses.  The
planned density range for Low Density Residential areas is 0.5 to 1.0 dwelling units per
acre.  As illustrated on the Future Land Use Plan, Low Density Residential uses are located
within and around the historic Adair settlement.  It is important to note the Township’s
intention that the high end of the planned density range (1.0 dwelling units per acre) would
only be accommodated if public sewer and water services were available to the area.
Without these services, Low Density Residential areas are intended for 0.5 dwelling units
per acre.

Moderate Density Residential
Areas designated for Moderate Density Residential are intended to accommodate primarily
residential development with densities up to four dwelling units per acre (not including
internal roads).  These areas would ideally be provided with public water and sewer service.

Table 5-6
Summary of Planned Residential Densities

Residential Use Category Planned Density
(Dwelling Units per Gross Acre) Minimum Lot Size

Agricultural Residential 0.2 or less 5 or more acres

Residential Acreage 0.2 – 0.5 2 – 5 acres

Low Density Residential 0.5 – 1.0 with water & sewer
0.5 without water & sewer

1 – 2 acres with water & sewer
2 acres without water & sewer

Moderate Density Residential 4.0 10,890 sq. ft.

Office Service
The Office Service land use category is intended to accommodate single-tenant or small
scale multi-tenant office developments.  Areas designated for such uses would provide
general and medical office and service employment opportunities for Casco Township
residents.  Office Service uses also can provide transition areas between higher intensity
commercial uses and residential uses.  Low-intensity commercial and personal service land
uses may also be appropriate in Office Service areas.
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Local Business
The Local Business category is intended to accommodate the convenience shopping needs
of the surrounding neighborhood and within the historic settlement areas of the community.
Development within Local Business areas should be in keeping with the Township’s rural
character.

General Commercial
Land uses within this category include higher intensity
commercial uses that serve the needs of the entire community.
Such land uses rely on higher traffic volumes and easy access
via a major arterial or highway.  General Commercial areas are
planned for locations at the perimeter of the Township in order
to minimize their negative impact on residential areas and
Casco’s rural character.

Light Industrial
This category is intended to accommodate light industrial and
research and development uses.  Such land uses should be
carried out primarily within enclosed buildings; however, limited
outdoor storage may be accommodated when appropriate
screening and buffering is provided.

Floodplain
This category is limited to the flood hazard boundaries identified by the Flood Insurance
Maps of the Federal Emergency Management Agency.  Development should be limited to
low-intensity uses such as golf courses, parks, conservation areas, and similar uses that do
not required the construction of buildings or structures that alter the function of the flood
plain.

Recreation
Areas designated for Recreation uses are intended for public and private outdoor recreation
uses, such as community parks, preservation areas, golf courses, shooting ranges, and the
like.

Public
Land uses included in this category are facilities such as cemeteries, government buildings,
schools, and limited utility uses.

GOALS
Maintain and enhance
the existing rural nature
of Casco Township.

�

Maintain the
Township’s current
supply of commercial
and industrial zoned
land and provide for
limited additional
commercial and office
development in
appropriate areas.
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Notes: 

1. This Land Use Plan is intended to show generalized land
use and is not intended to indicate precise size, shape, or
dimension.  These recommendations have a long-range 
planning horizon and do not necessarily imply that short-
range rezoning is appropriate.

2. The Casco Township Master Plan includes the Land Use
Plan Map and all text, maps, charts, tables, and other graphics
included in the full Master Plan report.
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INTRODUCTION

Public facilities and services should be provided in a manner that supports the long-range
land use plan of a community.  The adoption of a utility services area plan can be an
effective tool for managing the location, timing, and intensity of development in key areas of
a community.  A utility services area plan can help to support lower density development in
areas where utility services are not anticipated or planned.  At the same time, more
intensive development should be permitted only in areas where sewer, water, or other
infrastructure is presently available or planned.  The coordination of infrastructure
improvements in accordance with the Township’s Land Use Plan will allow Casco Township
to manage and direct its future growth and development.  The Utility Services Area Plan
supports the Planning Commission’s policies related to community character and
preservation of the rural setting, as well as policies related to accommodating planned
growth.

EXISTING CONDITIONS

Casco Township is not currently served by sanitary sewer or municipal water supply
systems.  All homes and businesses in Casco must provide their own water supply well and
septic tank/tile field disposal systems, with the exception of Americana Estates mobile
home park and MacDonald Elementary School, both of which are located on County Line
Road between I-94 and Meisner Road.  Water service is provided to Americana Estates and
the Elementary School through an agreement with Lenox Township, and the manufactured
housing community and school both have lagoon wastewater treatment systems.

66 UTILITY SERVICE
AREAS PLAN
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WATER AND SEWER SERVICE POTENTIAL

Water Service Areas and Alternatives
The location and timing of infrastructure improvements such as water lines should be
planned in advance to minimize unnecessary costs and promote efficiency of service.
Planned Water Service Areas Map 6-1 identifies the locations of future water service areas
in Casco Township, and shows the course of potential water distribution mains.  The
boundaries of future water service areas were designated based upon the Land Use Plan
recommendations, while accounting for prospective sources of water service, which are
described below.    

Casco Township has entered into a Public Act 425 agreement with Columbus Township,
also in St. Clair County, and with Lenox and Richmond Townships in Macomb County.
Enacted by the Michigan Legislature in 1984, Public Act 425 allows municipalities to
establish agreements for purposes of economic development.  Casco’s agreement with
adjacent townships provides for service sharing within the PA 425 area.  Through southeast
Michigan’s public water and sewer utility, the Detroit Water and Sewerage Department
(DWSD), water service is currently provided to the east of Gratiot Avenue in Lenox
Township.  A water main line extension east from Lenox Township into the northwest corner
of Casco Township is planned as part of the PA 425 agreement.  Map 6-1 illustrates the
water line’s proposed route.

Ira Township, to Casco’s south, has had a public water system in operation since 1996.
The Township’s system has the engineering capacity to process five million gallons of water
daily, although Michigan Department of Health restrictions limit the capacity of the system
to just over four million gallons per day.  Of this amount, the Township may sell up to one
million gallons per day to other municipalities.  At the present time, Ira has allocated about
500,000 gallons of water per day for industrial uses along Marine City Highway.  The
potential exists for Ira to sell water service to Casco Township; if such an arrangement were
brokered, Casco Township’s Marine City Highway industrial corridor should be targeted for
service, as shown on Map 6-1.

In 2001, the Detroit Water and Sewerage Department prepared a 50-year Comprehensive
Water Master Plan, which forecasts water demand and corresponding infrastructure needs
of the Department’s southeast Michigan service region.  The DWSD describes the
Comprehensive Water Master Plan (CWMP) as providing “guidance and direction for the
continuing, orderly expansion of the water system to meet [future] needs.”  Long-term
development plans for the Detroit water distribution system that are pertinent to Casco
Township include the extension of a water line south on I-94 from Port Huron to St. Clair
Highway.  As depicted on Map 6-1, the water line would then be extended west across St.
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Clair Highway to the City of Richmond.  If this component of the CWMP is implemented,
water service could feasibly be provided in the Adair area.

Sewer Service Areas and Alternatives
Sanitary sewers provide a community with its strongest tool for controlling and directing
future growth.  Without the provision of sewer systems, development in Casco Township
will be limited.  As can be seen on Map 6-2, Soil Limitations for Septic Systems, the vast
majority of the Township has soils that present severe limitations for development utilizing
septic tanks; poorly drained soils are prevalent throughout the community.  Poor surface
drainage poses problems for the location of septic tank disposal fields, thereby limiting
construction of residential and commercial buildings.  In order to promote significant
development within almost any area of the Township, a sanitary sewer system would have
to be installed.  The potential for sewer service provision is explored below.

Ira Township, Clay Township, and the City of Algonac have a shared wastewater collection
and treatment system.  Ira’s share of the treatment plant, which is located in Algonac, is
currently restricted to serving 6,000 persons or their equivalents, while the existing
collection system is adequate to serve 12,000 people.  As of the year 2000, Ira’s population
was close to 7,000; thus, expansion of treatment plant capacity would be necessary to
serve additional population growth within Ira Township.  According to Ira’s Department of
Public Works Chief Martin Barnes, there are no plans to expand sanitary sewer facilities at
this time.  In Barnes’ assessment, although the system’s capacity could be enlarged from
an engineering standpoint, an expansion is economically infeasible, which curtails the
possibility that Casco could become a “customer” of Ira’s sanitary sewer system.

The PA 425 agreement described in the previous section also provides for the extension of
sewer service into Casco from Lenox.  However, this provision of the agreement is nullified
because Macomb County will not allow sewer service to be expanded beyond County
borders.  Macomb County is a “first tier customer” of the Detroit Water and Sewerage
Department, while local jurisdictions within Macomb such as Lenox Township are
considered “second tier customers” of DWSD.  Because Lenox Township’s contract with
DWSD is through Macomb County, the Township cannot sell water and sewer capacity
without the County’s authorization.  Under Macomb County’s current agreement with
DWSD, the formal service district for the County does not extend east beyond Lenox
Township.  To allow such an extension, Macomb County’s agreement with DWSD would
need to be modified, which is unlikely to occur.  Much of Macomb County’s existing sewer
infrastructure is outdated and requires millions of dollars of repairs, and the County’s
sanitary sewers have been subject to repeated wastewater overflows.  With regard to
Lenox, the Township’s engineer, Spalding DeDecker and Associates, estimates that the
Township has no further sewer capacity at this time, based upon the limits of the existing
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infrastructure.  From a practical standpoint, Lenox would be unable to extend sewer service
into Casco even if Macomb County altered its agreement with DWSD.

In addition to formulating a Comprehensive Water Master Plan, the Detroit Water and
Sewerage Department recently prepared a 50-year Wastewater Master Plan, in cooperation
with the Southeast Michigan Council of Governments (SEMCOG).  As shown on the
Current and Future Sanitary Sewer Service Areas and Municipal Wastewater Treatment
Facilities Map, DWSD projects that the western half of Casco’s Marine City Highway
corridor will be sewered by 2030.  The majority of Casco Township has not been designated
for future sanitary sewer service, however.

Map 6-4 Planned Sewer Service Areas depicts three future sewer service areas in Casco.
The primary sewer service area extends north along Gratiot Avenue from County Line Road
to the Richmond City Limits, and extends approximately 1/3 of a mile east along St. Clair
Highway.  This service district is intended to serve commercial and office service
development planned within the Township.  The secondary sewer service area covers the
planned low density residential and commercial uses around the Adair area.  The tertiary
sewer service area anticipates the potential need for utilities to service the commercial and
industrial land uses planned along Marine City Highway and on County Line Road between
Marine City Highway and I-94.
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Source: Current and future sanitary sewer service areas obtained from local community surveys and local plans. 
              Wastewater treatment facilities obtained from the Michigan Department of Environmental Quality.

Note:     Major wastewater treatment facilities discharge more than one million gallons per day. Minor wastewater 
              treatment facilities discharge less than one millon gallons per day.

1.  Port Huron Wastewater Treatment Plant
2.  Marysville Wastewater Treatment Plant
3.  St. Clair Wastewater Treatment Plant
4.  Marine City Wastewater Treatment Plant
5.  St. Clair County -- Algonac Wastewater
     Treatment Plant
6.  Mt. Clemens Wastewater Treatment Plant
7.  Warren Wastewater Treatment Plant
8.  Pontiac Wastewater Treatment Plant
9.  Wixom Wastewater Treatment Plant
10. Oakland County/Walled Lake/Novi Wastewater 
      Treatment Plant
11. Detroit Wastewater Treatment Plant
12. Wayne County -- Wyandotte Wastewater 
      Treatment Plant
13. Trenton Wastewater Treatment Plant
14. Grosse Ille Wastewater Treatment Plant
15. South Huron Valley Utility Authority Wastewater 
      Treatment Plant
16. Monroe Metro Wastewater Treatment Plant
17. Bedford Twp. Wastewater Treatment Plant
18. Milan Wastewater Treatment Plant
19. Saline Wastewater Treatment Plant
20. YCUA Regional Wastewater Treatment Plant
21. Ann Arbor Wastewater Treatment Plant
22. Brighton Wastewater Treatment Plant
23. Howell Wastewater Treatment Plant
24. South Lyon Wastewater Treatment Plant

Major Wastewater FacilitiesWV
1.  Yale Wastewater Sludge Lagoon
2.  Capac Wastewater Sludge Lagoon
3.  Memphis Wastewater Sludge Lagoon
4.  Armada Wastewater Treatment Plant
5.  Romeo Wastewater Treatment Plant
6.  Richmond Wastewater Treatment Plant
7.  St. Clair River Sanitary Authority Wastewater 
     Treatment Plant
8.  New Baltimore Wastewater Treatment Plant  
9.  Chesterfield Twp. Wastewater Sludge Lagoon
10. Holly Wastewater Treatment Plant
11. Fowlerville Wastewater Sludge Lagoon
12. Howell Twp. Wastewater Treatment Plant
13. Hartland Twp. Wastewater Treatment Plant
14. Milford Wastewater Treatment Plant
15. Commerce Twp. Wastewater Treatment Plant
16. Brighton Twp. Wastewater Treatment Plant
17. Genoa-Oceola Wastewater Treatment Plant
18. Northfield Twp. Wastewater Treatment Plant
19. Salem Twp. Wastewater Treatment Plant
20. Loch Alpine Sanitary Authority 
      --Webster, Scio Wastewater Treatment Plant
21. Dexter Wastewater Treatment Plant
22. Chelsea Wastewater Treatment Plant
23. Manchester Wastewater Treatment Plant
24. Carleton Wastewater Treatment Plant
25. Rockwood Wastewater Treatment Plant
26. Maybee Wastewater Sludge Lagoon
27. Berlin Twp. Wastewater Treatment Plant
28. Dundee Wastewater Treatment Plant
29. Ida-Raisinville Wastewater Sludge Lagoon
30. Petersburg Wastewater Treatment Plant
31. Deerfield Wastewater Treatment Plant
32. Luna Pier Wastewater Treatment Plant

Minor Wastewater FacilitiesWV
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  PRIMARY SEWER SERVICE AREA
  SECONDARY SEWER SERVICE AREA
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Note: Casco Township is not actively pursuing the expansion of sewer service into secondary and tertiary
sewer service areas.  There are currently no plans to spend any Township revenues for this purpose.
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INTRODUCTION

The Planning Commission’s thoughtful preparation and adoption of the Master Plan would
have less value without a program of implementation strategies.  Aggressive
implementation techniques permit the Township to turn potential problems into real
opportunities.  The implementation program that follows will attempt to correlate specific
plan proposals with appropriate implementation techniques.  These techniques should be
referred to frequently and used systematically so that the outcome is a consistent program
of implementation over whatever period of time is required to achieve the Master Plan
recommendations.

IMPLEMENTATION TOOLS

Following is a brief discussion of several key implementation tools available to the
Township.

Zoning Ordinance Standards
The Township’s most effective tool to implement the land use arrangement of the Master
Plan is zoning standards and districts.  A zoning ordinance is not meant to be a static
document.  The experiences communities undergo in the application of their zoning rules
and the review of unusual new land uses constantly change the body of professional
knowledge related to planning and zoning standards.  Periodic review of the zoning
ordinance will result in the application of the most up-to-date standards for the design of
new uses and the maintenance of existing developments.

Code Enforcement
Simple code enforcement can often turn the tide with regard to the image of an area and
the livability of a neighborhood.  More aggressive but fair enforcement of current codes and
ordinances could be effective in the following instances:

     IMPLEMENTATION
STRATEGIES &

OPPORTUNITIES  77
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� Improve housing conditions

� Terminate improperly established, non-conforming uses

� Repair or replace ineffective screen walls and/or greenbelts

� Eliminate open storage in business districts

� Eliminate blight in residential areas

Subdivision and Condominium Regulations
While Casco has not experienced residential subdivision and condominium development as
many surrounding communities have, Subdivision Regulations and Condominium Regulations
Ordinances will likely be valuable tools in the future in achieving the type of residential
development desired by the Township.  These ordinances should be periodically reviewed and
updated to incorporate effective standards that will result in high quality, attractive residential
developments.

Special Design Plans and Functional Plans
Sometimes a Master Plan must be followed by more detailed design studies in order to
illustrate specific concepts that can only be covered briefly in the plan.  For example, the
Township may consider developing a more detailed design plan to serve as the basis for
more specific design standards and zoning standards in order to achieve the type of
development and land use pattern desired for the Adair area.  Functional plans can also
help to implement certain ideals outlined in the Plan.

Site Plan, Special Land Use, and Rezoning Approval
Many essential components of the Plan will be the subject of a site plan or special land use
application, perhaps preceded by an application for rezoning.  The Township should consider
making the appropriate zoning district changes following adoption of the Plan only for those
areas that are identified by the Commission as critical elements.  Now is the appropriate time
to review the community's site plan and special land use approval processes and standards.
The standards should clearly set forth any discretionary powers the Township feels it should
reserve.  Once such standards are in place, the Planning Commission must adhere to them
consistently when reviewing development proposals.  The implementation of the Plan could
take 20 years or longer.  In order to maintain the vision, consistent application of design
criteria and development standards will be essential.
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Federal and State Grant Programs
Federal and State grants are much smaller and more competitive than in their heyday
during the 1950’s through the mid-1980’s.  There are still programs in place, however,
particularly for pollution abatement (sanitary sewers), pedestrian enhancements (related to
roadway projects), and parks and recreation.  Proper planning in advance is generally the
key to success in securing these grants.  Often times the granting agency is particularly
interested in innovative projects that stretch the grant dollars or present a concept that is
transferable to other communities.  Projects that involve two or more neighboring
municipalities often receive priority for funding.

Transfer of Development Rights and Purchase of Development Rights
“Transferable Development Rights" (TDR) is a market-based technique that encourages the
voluntary transfer of growth from places where a community would like to see less
development (called sending areas) to places where a community would like to see more
development (called receiving areas).  Purchase of Development Rights (PDR) involves an
entity, usually governmental, purchasing a property owners development rights thereby
preserving agricultural or open space use of property in perpetuity.  At the current time
Townships have not been granted the authority to participate in a TDR program, but this
technique has been recommended by the Michigan Land Use Leadership Council.  A
limited form of TDR is available through the Planned Unit Development (PUD) process.

Re-evaluation and Adjustment of the Plan
The final – and sometimes most difficult – step in the planning process is re-evaluation and
adjustment.  The process is never really finished.  A community’s population, economic status,
goals, land uses, land use problems, and political climate are constantly changing.  It is
important to assess how well the Plan is addressing the present land use issues in the
community, and whether amendments should be made to keep the Plan relevant and make it
the most appropriate guide for the community’s future land use.  If the Plan no longer reflects
the vision of the community, the Planning Commission can then begin the planning process
again.

IMPLEMENTATION PROGRAM

The specific implementation strategies summarized in the following table have been
developed to assist with the continual use of this policy document.

Table 7-1
Implementation Program

Goal / Objective Action
Maintain and enhance the
existing rural nature of Casco
Township.

Work with the Road Commission to identify roads that should
remain gravel.
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Goal / Objective Action
Investigate Natural Beauty Road designation for appropriate roads.Maintain and enhance the

existing rural nature of Casco
Township.  (continued)

Increase the use of pre-application conferences with developers to
ensure that Township regulations and policies are considered at the
beginning of site design.
Evaluate lot size restrictions for residential properties so that
agricultural activities can continue, while accommodating limited
residential uses in planned agricultural areas.

Encourage the continuation of
existing agricultural activities
wherever possible.

Review and, if necessary, amend Zoning Ordinance standards
related to the Agricultural District.
Prevent the extension of public water and sewer facilities into
planned agricultural areas.

Encourage managed growth in
order to avoid premature
conversion of agricultural land. Develop Zoning Ordinance incentives to encourage preservation of

agricultural lands and open space.
Require large minimum lot sizes or low average densities in the
“country” areas of the Township where utility services are not
planned.
Evaluate the Township’s Zoning Ordinance and Map to determine
whether residential zoning categories and locations are consistent
with Master Plan recommendations and the availability of services
and infrastructure.

Maintain the existing large-lot
single-family residential
development that is prevalent
throughout Casco, while
directing high density
development to areas where it
will have the smallest impact on
rural character. Consider developing a detailed design plan for the Adair area.

Increase the use of pre-application conferences with developers to
ensure that Township ordinances and policies are considered at the
beginning of site design.
Develop site plan review standards that reduce the number of
driveways for individual sites and encourage service drives and
interconnected parking and shared drives where appropriate.
Review and enhance the Zoning Ordinance screening and
landscaping requirements for commercial and industrial sites.
Review signage and exterior lighting standards for commercial and
industrial uses.

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

Consider adopting a Planned Unit Development ordinance to
encourage creative development.
Work with the Road Commission to identify roads that should
remain gravel.
Advocate for road improvements to Marine City Highway rather than
construction of additional I-94 interchange(s).
Identify and initiate appropriate traffic calming measures on Fred
Moore Highway, Marine City Highway, Gratiot Avenue, County Line
Road, Division Road, and Palms Road.

Maintain and improve Casco
Township’s system of roads.

Develop site plan review standards that reduce the number of
driveways for individual sites and encourage service drives and
interconnected parking and shared drives where appropriate.
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ZONING PLAN

The Township’s Zoning Plan is intended to encourage short-term implementation of the long range
land use recommendations included in the Land Use Plan.  These short-term actions could be
implemented through a Township-initiated rezoning of select areas as recommended on the
Zoning Plan.  Alternatively, private applications for rezoning consistent with the Master Plan should
be given high priority by the Planning Commission.

The intent of the Zoning Plan is not to identify all areas that would require rezoning to be
consistent with the Plan.  Instead the Zoning Plan highlights specific key areas where existing
zoning would inhibit development in accordance with the Plan.  For example, the northeast corner
of the intersection of County Line and 26 Mile Roads is currently zoned for industrial use; however,
the Land Use Plan recommends general business use.  The Township could have even greater
input into the Plan by adopting a Planned Unit Development (PUD) ordinance and linking the
change of zoning with PUD approval.  By rezoning these properties to a more appropriate zoning
district, the Township can prevent development of this area in a manner that is inconsistent with
the Plan.
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INTRODUCTION

An updated existing land use inventory provides a base from which current and long-range
planning recommendations and decisions can be made.  By updating the parcel-by-parcel
inventory of land use, the Township is able to analyze current conditions and make
comparisons with past studies to identify changes and trends in the Township’s land use.

A field survey of existing land use in Casco Township was conducted in May of 1997.
Working with Township officials, the consultants identified necessary changes and updates
to the 1997 map to more accurately portray the Township’s 2003 land uses.  Geographic
Information Systems (GIS) software was used to create a land use database that could be
linked to the Township’s parcel map.  As a result, Map A1-1 illustrates the land use of each
individual parcel, as well as the overall land use pattern throughout the Township.  It is
important to note that an Existing Land Use map reflects the actual current use of the land,
not the zoning classification or the Master Plan designation.

LAND USE CLASSIFICATIONS

The following is a description of the various land use classifications used in the survey.

Vacant or Fallow
Land that is presently unused, idle, or agricultural land lying fallow for roughly four or more
years.

Agriculture
All land area used for crops and permanent pasture land.

Single and Two Family Residential
Areas containing single-family and two-family dwelling units and accessory structures.

AA11 EXISTING LAND USE
INVENTORY
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Multiple Family Residential
Included in this category are all apartments and multi-plex type of units where more than
two separate residential units occupy a single building on a lot.

Mobile Home Park
Planned mobile home parks and their related accessory buildings.

Commercial and Office
Areas where retail sales, service, and office establishments are located.

Industrial
Uses with or without buildings where materials are processed, fabricated, assembled, or
manufactured, or where equipment, materials, or wastes are stored out-of-doors.

Utility
Included in this classification are electric stations, substations, and other utility uses.

Public and Semi-Public
Land area and facilities such as churches, cemeteries, and government buildings.

Recreation
Land areas that are used as public and private parks and recreation facilities.

Major Woodland
Land areas that are predominantly covered with trees and thick brush.

LAND USE ANALYSIS

Total acreage was calculated for the different land use categories using GIS.  The following
table provides a breakdown of land use in the Township.

Table A1-1
Existing Land Use

Casco Township, 2003
Land Use Category Total Area

(Acres)
Percent of Total

Land Area
Vacant or Fallow 9,344 41.1%
Agriculture 7,347 32.3%
Single & Two Family Residential 3,511 15.4%
Multiple Family Residential 3 0.0%*
Mobile Home Park 92 0.4%
Commercial & Office 60 0.3%
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Land Use Category Total Area
(Acres)

Percent of Total
Land Area

Industrial 144 0.6%
Utility 51 0.2%
Public & Semi-Public 66 0.3%
Recreation 284 1.2%
Major Woodland 1,858 8.2%

* Less than 0.1% of total land area

As shown in the table above and the figure below, the 2003 existing land use analysis
documents the predominance of Agricultural, Vacant, and Single and Two Family
Residential land uses in the Township.  All other land use categories combined make up
just over 10% of the Township.

Figure A1-1
Percent of Total Land Area

Casco Township, 2003

All Other Uses
11%

Single & Two 
Family 

Residential
15%

Agriculture
32%

Vacant or 
Fallow
42%
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INTRODUCTION

When planning for a community’s future, the population is an important component for
study.  Trends – both historical and current – can be used to identify present deficiencies
and to plan for the needs of the future population.  A community’s population statistics are
important when considering future land use, roads, recreation needs, and other community
facilities.

A community's population and Master Plan are interrelated.  The Master Plan must be
formulated to accommodate the expected population, while the future population will be
governed by the present-day long-range goals and objectives that are stated in the Master
Plan.  Numerous forces work to determine the total population at any given time.  The
location of jobs, regional road networks, housing supply, and available land are just a few of
the forces that can affect a community's population growth, both positively and negatively.
The consequences of changes in population make its study an important ingredient in
planning for Casco Township's future.

This chapter addresses three primary aspects of Casco Township’s population: past
historical trends, present population composition, and future population levels.  By
understanding the population trends of the past and the population levels of the present,
inferences regarding future population levels can be made.  An accurate estimate of future
population is important so that the Planning Commission can anticipate the community’s
future needs.

Within the discussion of population statistics, characteristics of Casco Township households
and residents’ educational attainment levels are outlined.  The chapter concludes with data
on economic conditions in Casco Township.

POPULATION,
HOUSING,

& ECONOMIC
ANALYSISAA22
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POPULATION

Table A2-1 shows a comparison of population figures from 1960 to 2000 for Casco
Township and surrounding communities, as well as St. Clair County.  Figure A2-1
graphically demonstrates that the populations of Casco Township and St. Clair County have
been increasing since 1960.  While population has been increasing at a steady rate in St.
Clair County, the slope of the line graph for Casco Township illustrates that the population
experienced a major jump between 1970 and 1980, increasing by about 110 percent during
this decade.  The large population increase during the 1970s reflected a national trend.  The
1980 Census marked the first time in census records that a trend of Americans moving from
urban to rural areas was identified.  Through the 1980s and 1990s, Casco Township’s
population remained relatively constant , with the growth rate declining from 5.1 percent
between 1980 and 1990 to 4.3 percent between 1990 and 2000.

Table A2-1
Population Comparison

Casco Township and Surrounding Communities, 1960 – 2000

1960 1970 1980 1990 2000 % Change,
1980-1990

% Change,
1990-2000

% Change,
1960-2000

Casco Twp 1,863 2,065 4,331 4,552 4,748 5.1% 4.3% 154.9%
Chesterfield Twp 5,888 9,378 18,276 25,905 37,405 41.7% 44.4% 535.3%
China Twp 1,836 2,106 2,466 2,644 3,340 7.2% 26.3% 81.9%
Columbus Twp 1,516 1,937 3,097 3,241 4,615 4.6% 42.4% 204.4%
Cottrellville Twp 1,834 2,194 3,075 3,301 3,814 7.3% 15.5% 108.0%
Ira Twp 2,746 3,612 4,316 5,581 6,966 29.3% 24.8% 153.7%
Lenox Twp 2,356 2,869 3,028 3,069 5,362 1.4% 74.7% 127.6%
Richmond 2,667 3,234 3,536 4,141 4,896 17.1% 18.2% 83.6%
Richmond Twp 1,385 1,719 2,453 2,528 3,416 3.1% 35.1% 146.6%
St. Clair Twp 2,416 3,091 3,965 4,614 6,423 16.4% 39.2% 165.9%
St. Clair County 107,201 120,175 138,802 145,607 164,235 4.9% 12.8% 53.2%
Source: U.S. Census, 1960-2000

Figure A2-1
Population Growth

Casco Township and St. Clair County, 1960 – 2000
St. Clair County
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Relative to neighboring communities, Casco Township had the smallest percent change in
population from 1990 to 2000.  Accordingly, between 1990 and 2000, Casco Township
increased in population at a slower rate than St. Clair County as a whole.  Table A2-2
illustrates the Township’s share of the County’s population and growth.  Since 1960, Casco
Township’s share of the County’s population has remained small, in the range of 1.7 to 3.1
percent.  The Township’s share of the County’s growth has fluctuated more, reaching a high
point as a result of the growth spurt in the 1970s.  Since 1980, the Township’s share of the
County’s population growth has declined from 12.2 percent to 3.2 percent in 1990 and 1.1
percent in 2000.

Table A2-2
Casco Township’s Growth

as a Percent of St. Clair County’s, 1960 – 2000

Year Casco Township
Population

St. Clair County
Population

Casco Share of
County Population

Casco Share of
County Growth

1960 1,863 107,201 1.7% -
1970 2,065 120,175 1.7% 1.6%
1980 4,331 138,802 3.1% 12.2%
1990 4,552 145,607 3.1% 3.2%
2000 4,748 164,235 2.9% 1.1%

Age Groups
Age groupings generally define several social categories.  The pre-school group includes
those under five years of age.  Children from age 5 to 14 make up the elementary/middle
school age group, while the high school sector includes individuals between 15 and 19
years.  The bulk of the work force is found between ages 20 and 64, with the 20 to 44 year-
old group representing family formation years.  Individuals who are 45 to 64 years of age fit
in the mature families category, and persons 65 and up are part of the retiring population.
Figure A2-2 illustrates the percentage of Casco Township residents who fit in these
categories.
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Figure A2-2
Age / Sex Distribution
Casco Township, 2000

Source: U.S. Census 2000

Education
Table A2-3 shows the educational attainment levels for residents of Casco Township and
St. Clair County.  Compared to the County, a greater percentage of Township residents
graduated from high school in both 1990 and 2000; however, the County had a higher
percentage of persons who obtained a bachelor's degree or greater in both 1990 and 2000.
Within Casco Township, the number of residents who did not graduate from high school
declined from 23 percent in 1990 to 11 percent in 2000, while the number of residents with
a bachelor’s degree or greater rose from 8 percent to 12 percent.

Table A2-3
Highest Level of Educational Attainment, Adult Population

Casco Township and St. Clair County, 1990 – 2000
Casco Township  St. Clair County

1990 2000 1990 2000
Did Not Graduate High School 600 (23%) 331 (11%) 22,992 (25%) 18,461 (17%)
Graduated High School 1,086 (41%) 1,294 (44%) 33,813 (37%) 40,018 (37%)
Some College - No Degree 621 (24%) 672 (23%) 18,340 (20%) 27,241 (25%)
Associate Degree 122 (5%) 276 (9%) 6,375 (7%) 8,339 (8%)
Bachelor's Degree or Greater 205 (8%) 346 (12%) 9,721 (11%) 13,524 (13%)
Source: SEMCOG Community Profiles
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Population Estimates and Projections
In order to properly plan for Casco Township’s future, it is important to establish an accurate
estimate of its population for the next twenty years.  A good estimate of the future
population will help Casco Township in determining future infrastructure and municipal
service needs.

There are a variety of mathematical methods that can be used to forecast population levels
for a community.  SEMCOG uses a complex computer modeling program to forecast
population.  In October 2001, SEMCOG released 2030 Regional Development Forecast, its
population forecasts for the seven county region.  Table A2-4 reports their population
estimates for Casco Township and nearby communities, as well as St. Clair County.

Table A2-4
SEMCOG Population Projections, 2010 – 2030

Casco Township and Surrounding Communities

2000 2010 2020 2030 2000 - 2030
Percent Change

Casco Twp 4,748 4,781 5,027 5,177 9.0%
Chesterfield Twp 37,405 46,273 53,085 62,149 66.2%
China Twp 3,340 3,683 4,082 4,200 25.7%
Columbus Twp 4,615 5,323 6,339 7,024 52.2%
Cottrellville Twp 3,814 3,820 4,172 4,540 19.0%
Ira Twp 6,966 7,598 8,604 9,430 35.4%
Lenox Twp 5,362 6,463 7,552 8,554 59.5%
Richmond 4,896 5,743 6,780 7,682 56.9%
Richmond Twp 3,416 4,081 4,966 6,227 82.3%
St. Clair Twp 6,423 7,207 8,298 8,941 39.2%
St. Clair County 164,235 176,137 191,436 203,255 23.8%

Because all projections have a certain margin of error, it is useful to consider other
population projection methodology.  In addition to SEMCOG’s computer modeling program,
less complex techniques of predicting Casco Township’s future population include the
constant proportion, growth rate, and increasing proportion methods.  The constant
proportion method assumes that the Township will maintain the same percentage of the
County’s projected 2010, 2020, and 2030 population as it experienced in 2000.  Casco
Township accounted for 2.9 percent of St. Clair County’s 2000 population.  Table A2-5
shows projections for the Township using the constant proportion method and SEMCOG
projections for the County population.
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Table A2-5
Constant Proportion Population Projection

Casco Township, 2010 – 2030
Casco

Township
St. Clair
County

Casco's Population as a
Percent of County Total

2000 Population 4,748 164,235 2.9%
2010 Projection 5,092 176,137 2.9%
2020 Projection 5,534 191,436 2.9%
2030 Projection 5,876 203,255 2.9%

In the past thirty years, the Township’s percentage of the County’s population has
fluctuated by only 1.4 percent, indicating that the constant proportion method may generate
a fairly accurate projection of future population in Casco Township.  However, the decline in
the Township’s share of County growth in the past 20 years, shown in Table A2-2, may
indicate that the constant proportion method’s projections are too high.  Indeed, the
constant proportion method predicts a larger population for Casco Township than does
SEMCOG.

The growth rate method assumes that the 2000 – 2010 growth rate will be the same as
between 1990 and 2000, and the 2000 – 2020 growth rate will be the same as between
1980 and 2000.  This method of projection results in the predictions found in Table A2-6.

Table A2-6
Growth Rate Population Projection

Casco Township, 2010 – 2020

2000 Population 4,748
1990 - 2000 Percent Change 4.3%
2010 Projection 4,952
1980 - 2000 Percent Change 9.6%
2020 Projection 5,205

Barring a surge in population, such as that which Casco Township experienced from 1970 –
1980, the growth rate method is a good predictor of the Township’s future growth.  The
method predicts modest growth between 2000 and 2020, which corresponds to population
growth patterns during the previous 20 years.

The increasing proportion method assumes that rural areas on the fringe of growth centers
– such as Casco Township, which is located southeast of the City of Richmond – will
expand over the next two decades as the growth centers approach their build-out.  This



Casco Township Master Plan A2-7

method requires that the forecaster apply a growth rate to the community.  The data found
in Table A2-7 uses SEMCOG’s population forecasts for St. Clair County and assumes that
Casco Township will comprise 3.3 percent of St. Clair County’s population in 2010, 3.7
percent in 2020, and 4.1 percent in 2030.

Table A2-7
Increasing Proportion Population Projection

Casco Township, 2010 – 2030
2010 2020 2030

St. Clair County 176,137 191,436 203,255
Increasing Percent 3.3% 3.7% 4.1%
Casco Township 5,813 7,083 8,333

The increasing proportion method’s prediction that Casco Township will begin to capture a
larger share of the County’s population is questionable because the Township’s share of the
County’s population has declined in recent decades and also because a large portion of St.
Clair County consists of rural areas that may experience the same type of growth as Casco
Township.  This method’s forecasts may be exaggerated.

In conclusion, the population levels predicted by SEMCOG and by the growth rate method
may be the most accurate projections.  In 2010, Casco Township can expect a population
ranging between 4,781 and 4,952 people, while the 2020 population will likely range
between 5,027 and 5,205 people.  For planning purposes, these population levels will be
assumed to ensure that adequate levels of service are provided.

HOUSING

The average household size in Casco Township decreased from 3.1 persons per unit in
1990 to 2.9 persons per unit in 2000 (see Table A2-8).  The number of households,
however, increased in this same period.  Similarly, while the number of housing units
increased by 12.6 percent between 1990 and 2000, the population of Casco Township grew
by only 4.3 percent, indicating that people are “spreading out.”  The same pattern is true for
St. Clair County and the country, as a whole.  In general, Americans are delaying marriage,
resulting in more single-person dwellings, and are having fewer children when married.  The
high incidence of divorce also contributes to a higher number of single-person households.
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Table A2-8
Household Characteristics

Casco Township, 1990 – 2000

1990 2000 1990 - 2000
Difference

1990 - 2000
Percent Change

Number of Housing Units 1,502 1,718 216 12.6%
Number of Households 1,455 1,635 180 11.0%
Persons per Household 3.1 2.9 -0.23 -7.9%
Source: SEMCOG Community Profiles

SEMCOG building permit information reports that an additional 48 housing units were built
between January 2000 and May 2003, bringing the total number of housing units in Casco
Township to 1,766.  Since 2000, the pace of building activity in Casco Township has
slowed, with fewer homes built in 2001 and 2002 than in any year of the 1990s.  On
average, 28 new homes were built each year between 1990 and 1999, while an average of
15 homes were built each year from 2000 to 2002.

Figure A2-3
Single Family Residential Building Permits
Casco Township, January 1990 – May 2003

     Source: SEMCOG Building Permits
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ECONOMIC ANALYSIS

Employment
According to the U.S. Census, a total of 2,384 Casco Township residents were employed in
2000, while 2,125 residents were employed in 1990.  Figure A2-4 illustrates changes in
Casco residents’ employment by occupation from 1990 to 2000.  It is important to note that
the Census Bureau changed three of the occupational categories between 1990 and 2000,
although three categories remained the same.

In 2000, the largest percentage of Casco Township residents worked in management and
professional occupations.  The percentage of Casco Township residents employed in this
sector rose from 19.6 percent in 1990 to 26.1 percent in 2000.  A contemporaneous
increase in residents’ educational attainment levels, shown in Table A2-3, may have
contributed to the rise in the proportion of residents employed in a managerial or
professional capacity.

Although agriculture employs the smallest percentage of working citizens, Casco Township
nevertheless has a strong rural character.  Farming is an occupation that can have a
profound effect on a community in terms of landscape and character, while engaging only a
small number of people.

Figure A2-4
Casco Township Employment by Occupation

         1990      2000

Source: U.S. Census 1990 - 2000

Farming, Fishing, and
Forestry
Management and
Professional
Service
Technical, Sales, and
Administrative Support
Operation, Fabrication,
Assembly, and Inspection
Precision Production,
Craft, and Repair
Sales and Office
Construction, Extraction, and
Maintenance
Production, Transportation,
and Material Moving

1.1%

26.1%

14.8%

18.5%

16.7%

22.7%
2.3%

19.6%

9.7%

24.9%

24.2%

19.3%



A2-10 Casco Township Master Plan

In 2000, more than half (55.4%) of employed Casco Township residents traveled over 30
minutes to their jobs, while 371 people (15.8%) traveled more than one hour to work.  This
suggests that the Township’s quality of life is sufficiently high to justify fairly lengthy
commutes for the majority of the working population.

Income
Casco Township’s median household income is about 15 percent higher than St. Clair
County’s, while the Township’s per capita income is approximately 3 percent higher than
the County’s average (see Table A2-9).

Table A2-9
Income Comparison

Casco Township and Surrounding Communities, 2000
Median Household

Income
Per Capita

Income

Casco Twp $52,961 $22,299
Chesterfield Twp $61,630 $24,410
China Twp $62,194 $22,674
Columbus Twp $61,062 $21,767
Cottrellville Twp $47,396 $24,510
Ira Twp $45,525 $22,115
Lenox Twp $50,659 $18,800
Richmond $43,378 $21,384
Richmond Twp $69,449 $24,937
St. Clair Twp $58,711 $24,705
St. Clair County $46,313 $21,582

 Source: U.S. Census 2000
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INTRODUCTION

This chapter will discuss the topography, geology, soils, and other natural features found in
Casco Township.  The identification of the natural features that presently exist in a
community is an important step in the Master Plan process.  With such knowledge,
decision-makers can make more informed choices about the preservation and protection of
their community’s natural resources.

TOPOGRAPHY

Casco Township is a generally level area.  The land surface of Casco varies by only 88 feet
from its lowest point to its highest point.  (See Map A3-1.)  The southern border of the
Township is the lowest in Casco, with an elevation of 617 feet, while the topography
increases to a point of 700 feet in Section 6.  The land area around waterways is sloped
most steeply, as illustrated by the concentration of elevation lines around these areas.

SOILS

Map A3-2, the General Soils Map, shows the locations of various soil types in Casco
Township, with soil characteristics shown in more detail on Map A3-3.  These soil
associations are areas with distinctive patterns of soils.  Of the twelve different types of soils
in St. Clair County, six of them are found in Casco Township.

The majority of the Township’s land is made up of the “Latty” soil association.  This soil
association is nearly level, very poorly drained, and consists of a clayey subsoil.

The western portion of the Township is made up of the “Blount-Parkhill” association.  This
soil association is nearly level to gently sloping, somewhat poorly drained, and is a
predominantly loamy subsoil found on till plains.  The northeastern corner of Casco

NATURAL
RESOURCES &

NATURAL FEATURESAA33
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Township consists of the “Allendale-Latty”  association.  The soil is nearly level to gently
sloping, somewhat poorly drained to very poorly drained, and consists of a sandy to clayey
subsoil found on lake plains.  Alluvial and rough broken land is found along the Belle River.
This type of soil is generally found along waterways and floodplains.  In addition, there are
pockets of “Hoytville-Allendale-Nappanee” association and  “Wainola-Defored” association
in the western half of the Township.  Both of these soil types are nearly level and poorly
drained.  The Hoytville association is a clayey to sandy subsoil and is found on till plains
and moraines.  The Wainola-Defored association has a sandy subsoil and is found along
glacial lake beaches, outwash plains, and deltas.

The patterns of soils found in an area can generally be explained by the type of surface
geology found below the soil.  The surface geology found in southeastern Michigan can be
divided into two broad zones: a lowland zone and a hill zone.  These two zones parallel
each other in a northeast / southwest direction, following the shoreline of Lake St. Clair.
Oakland, Livingston, and Washtenaw Counties are classified within the hill zone.  Land in
the hill zone is composed mostly of sand and gravel deposits that were dropped by moving,
melting ice.  The counties lying to the east of the hill zone (St. Clair, Macomb, Wayne, and
Monroe Counties) are located within the lowland zone, which was most likely covered by an
ancient glacial lake as the last ice age came to a close.  Today, these areas consist mostly
of clay and sand.  The soil types found in Casco Township follow this general description of
clay and sand.  The boundary between soil type 1 (Blount-Parkhill) and soil type 7 (Latty)
most likely marks the shore of a glacial lake.

Limitations for Residential Development
Map A3-4 shows locations where development requiring septic tanks would cause either
slight or severe problems.  Since the majority of Casco Township does not have sanitary
sewer service, new development is typically restricted to those areas where soils can
support septic service.

Map A3-4 is general in nature, and is meant for overall land use planning.  On-site
investigation is still necessary and may result in finding adequate soils for individual
systems, even on property in the “severe” areas.  In general, however, the map accurately
portrays those areas of Casco that are best able to absorb new development that must rely
on septic tank disposal systems.

As the map illustrates, the majority of the soils in Casco would present severe limitations to
septic tank development.  There are only a few scattered sites that merely present slight
limitations.  With such soil types, engineered solutions are also an option, though they can
be expensive.  Casco Township’s limited septic potential results in a natural carrying
capacity that can serve to limit development, provided that a sewer system is not installed.
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Prime Agricultural Land
The U.S. Department of Agriculture has classified the majority of Casco Township’s western
half as Prime Farmland, as shown on Map A3-5.  Prime Farmland has the following
characteristics:

� Availability for agricultural uses

� A moisture supply, soil quality, growing season, and favorable temperatures necessary
to produce economically sustained high yields of crops

� Soils with the best combination of chemical and physical characteristics for the
production of food, feed, fiber, forage, and oilseed crops

� Soils with a dependable and adequate water supply from precipitation or irrigation

� Soils that are permeable to air and water, but are not excessively erodible, frequently
flooded, or excessively saturated with water for long periods of time

� Soils with an acceptable alkalinity, acidity, and sodium and salt content

� Soils with few or no rocks

OIL AND NATURAL GAS

Millions of years ago, as part of the earth’s evolution, chemical compounds of hydrogen and
carbon (i.e., oil and natural gas) were formed deep beneath the ground.  Typically buried
thousands of feet deep and enclosed by limestone, sandstone, or shale, oil and gas travel
up through the earth until they are trapped by impermeable rock formations.  By means of
technology and science, these rock formations can be identified and valuable natural
resources can be extracted from the earth.

According to the Michigan Oil and Gas Association, St. Clair County is among the 63 Lower
Peninsula counties with production capabilities for oil and/or natural gas.    Map A3-6 shows
the distribution of oil and gas wells in Casco Township, while Map A3-7 illustrates the
locations of oil and gas fields, pipelines, and surface facilities in Casco.

FLOODPLAINS

As a result of Casco Township’s level landscape, some areas of the Township are
vulnerable to periodic submersion by floodwaters. The Federal Emergency Management
Agency (FEMA) Floodplain Map (Map A3-8) indicates that several areas of the Township
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fall within the 100-year floodplain.  These areas are located adjacent to the Belle River,
Jerome Creek, and Swan Creek, as well as the following County Drains: Boehmer, Casco,
Marsac Creek, Meldrum, Peters, Telton, and Volmer.  County Drains and natural
watercourses are illustrated on Map A3-9.

WOODLANDS

During the past 200 years, woodlands have mostly disappeared from Michigan’s lower
peninsula.   Urbanization and the spread of farming have eliminated much of St. Clair
County’s woodlands; however, some of these natural features still remain in Casco
Township, as illustrated by Map A3-10.  Although the woodlands are not as expansive as
they once were, almost every section of the Township has at least a small stand of trees.

The trees in Casco Township serve as windbreaks, aid in the absorption of rainwater,
replenish oxygen, and provide shade and natural beauty.  However, they do not function
well as wildlife habitat, since they are too small and located too far apart.  Small woodland
animals and birds need larger, interconnected areas in order to find adequate food and
shelter.

WETLANDS

Map A3-11 shows the locations of wetlands – swamps, marshes, bogs, and similar areas
with saturated soils – in Casco Township.  Because they are a valuable environmental
resource, wetlands of five acres or more, or smaller wetlands hydrologically connected to
large wetlands, are under the jurisdiction of the Michigan Department of Natural Resources.

WATERSHEDS

As Map A3-12 illustrates, Casco Township has seven subwatersheds.  Each subwatershed
is part of a larger watershed, that of the Belle River or Anchor Bay, with all lands in the
Township ultimately draining into one of these two water features.

CONCLUSIONS AND IMPLICATIONS FOR DEVELOPMENT

The most obvious conclusion that can be reached from an evaluation of the Township's
natural resources is that future growth and development can occur only at a pace that is
consistent with the natural carrying capacity of the land.  Several other specific
observations, conclusions, and implications of this carrying capacity concept can be made
regarding the soils, natural features, and mineral and water resources of Casco Township.
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As noted above, aside from the land adjacent to the Township's main waterways, Casco’s
land is relatively level and quite conducive to growing crops.  However, agricultural use
continues to diminish within the Township.  As development inches ever closer to the
remaining agricultural areas, protection of prime farmland becomes even more important.
In the case of Casco Township, development will most likely occur as large tracts of land
are divided into smaller residential acreage.  More residents will eventually demand more
services, which will also require more land.  This type of development is not necessarily
undesirable; however, Township residents and officials need to be aware of the
repercussions of such development prior to granting approval of it.  Good soil is a valuable,
irreplaceable resource that can easily be lost in the absence of long-range planning.

Another important soil feature in Casco Township is the lack of land that is suitable for
septic use.  Since the majority of Casco Township is considered to have severe limitations,
a natural constraint is placed on development as long as there is no public sewer system.

Casco Township does not have many woodlands and wetlands occurring naturally within its
landscape.  Increased development could further deplete the Township's woodland
resources.

As a relatively close neighbor to Port Huron and Detroit, Casco Township is subject to
increased residential development pressure.  To protect the Township's natural resources
and to ensure environmentally sound development, an understanding of the Township's
soils and natural features is imperative.



TOPOGRAPHY
CASCO TOWNSHIP

¹SOURCE: USGS
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GENERAL SOILS
CASCO TOWNSHIP

¹
SOURCE: USDA

MAP A3-2

BLOUNT-PARKHILL ASSOCIATION:
Nearly level to gently sloping; somewhat
poorly drained and poorly drained soils
that have a dominantly loamy subsoil; 
on till plains

LATTY ASSOCIATION:
Nearly level; very poorly drained with
a clayey subsoil; on the lake plain

HOYTVILLE-ALLENDALE-
NAPPANEE ASSOCIATION:
Nearly level to gently sloping; very
poorly drained and somewhat poorly
drained with a clayey to sandy subsoil;
on till plains and moraines

ALLENDALE-LATTY ASSOCIATION:
Nearly level to gently sloping; somewhat
poorly drained and very poorly drained soils
with a sandy to clayey subsoil; on the lake
plain

WAINOLA-DEFORED ASSOCIATION:
Nearly level; somewhat poorly drained
and very poorly drained with a sandy
subsoil; on glacial lake beaches, outwash
plains, and deltas 

ALLUVIAL LAND-ROUGH BROKEN
LAND ASSOCIATION:
Nearly level to gently sloping; well drained
to poorly drained soils; on flood plains and
the adjacent steep to very steep soils on 
bluffs



DETAILED SOILS
CASCO TOWNSHIP

¹SOURCE: ST. CLAIR COUNTY
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SOIL LIMITATIONS
FOR SEPTIC SYSTEMS

CASCO TOWNSHIP

¹SOURCE: ST. CLAIR COUNTY
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PRIME FARMLAND
CASCO TOWNSHIP

¹SOURCE: ST. CLAIR COUNTY
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SEE NEXT PAGE FOR LEGEND
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OIL & GAS FIELDS
& FACILITIES

CASCO TOWNSHIP

¹SOURCE: ST. CLAIR COUNTY
AND GAS COMPANIES FROM ABOVE

MAP A3-7

MICHIGAN CONSOLIDATED GAS COMPANY TRANSMISSION
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FLOODPLAINS
CASCO TOWNSHIP

¹SOURCE: ST. CLAIR COUNTY

MAP A3-8
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WOODLANDS
CASCO TOWNSHIP

¹SOURCE: ST. CLAIR COUNTY

MAP A3-10
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WETLANDS
CASCO TOWNSHIP

¹SOURCE: ST. CLAIR COUNTY
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SUBWATERSHEDS
CASCO TOWNSHIP

¹SOURCE: ST. CLAIR COUNTY

MAP A3-12
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The following Thoroughfare Plan was originally adopted by the Casco Township Planning
Commission on October 20, 1998, and is hereby attached to and made a part of the Casco
Township Master Plan.

THOROUGHFARE
PLANAA44



A4-2 Casco Township Master Plan

This page left intentionally blank.



















Casco Township Master Plan A5-1

Public Hearing Notice & Minutes
Resolutions of Adoption
Notices and Transmittals

ATTACHMENTSAA55



A5-2 Casco Township Master Plan

This page left intentionally blank.







































































































PPPPLANNING LANNING LANNING LANNING CCCCOMMUNITIES OMMUNITIES OMMUNITIES OMMUNITIES & T& T& T& TRANSPORTATION RANSPORTATION RANSPORTATION RANSPORTATION SSSSYSTEMSYSTEMSYSTEMSYSTEMS
28021 S28021 S28021 S28021 SOUTHFIELD OUTHFIELD OUTHFIELD OUTHFIELD RRRROADOADOADOAD

LLLLATHRUP ATHRUP ATHRUP ATHRUP VVVVILLAGEILLAGEILLAGEILLAGE, MI  48076, MI  48076, MI  48076, MI  48076
(248) 423-1776(248) 423-1776(248) 423-1776(248) 423-1776

birchlerarroyobirchlerarroyobirchlerarroyobirchlerarroyo@birchlerarroyo.combirchlerarroyo.combirchlerarroyo.combirchlerarroyo.com




