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Chapter One. Introduction

Planning for the
long-term should
be carried at a
general level that
recognizes the
potential for
change and
provides
flexibility.

Producing a Master Plan, or Comprehensive Plan, requires a solid
foundation of data from a variety of resources. Analysis of this data can
reveal trends and conditions that may be obvious, or not so obvious, to
the residents of Milton Township. The data that is gathered in the initial
phase of preparing a Master Plan is vital to support future community
goals.
The Milton Township Community Profile is one of several phases in
completing an update of the Township Master Plan. The entire process
will involve the following elements:


A Community Profile



A Preferred Future



Goal Setting



The Comprehensive Plan

In August 1999, Milton Township completed an update of the
Township’s Master Plan. Public Act 33 of 2008, the Michigan Planning
Enabling Act, requires a Master Plan be reviewed at five-year intervals;
and the 1999 plan was reviewed in 2004 and no revisions were made.
The 2004 plan still reflects many current conditions and trends, so the
effort to update the Master Plan in 2011 enabled the community to focus
on particular challenges rather than restrict the effort to a general
overview. The update in 2017/18 allowed for the Community to review
and refresh its planning policies, future land use map, and
implementation strategies, particularly in light of the new Zoning
Ordinance that was completed in 2016.
Planning for the long-term should recognize the potential for change and
provide flexibility. This results in a Master Plan that can be useful well
into the future even if demographic and economic trends stray from those
identified in the Community Profile, presented in chapters 2 through 8.
The Community Profile provides a “snapshot” of current conditions in
the Township with respect to six key aspects of land use planning. The
purpose is to generally define current trends and conditions, and more
importantly, to draw some broad conclusions about the implications they
will have on the future of the Township. The primary sources for this
document are set forth in the bibliography, but the content of the initial
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eight chapters of this plan has been heavily drawn from the Township’s
2004 plan and existing information.
The key areas of focus for this Community Profile are:


Natural Resources and Regional Context (Chapter 2)



Population (Chapter 3)



Housing and Economic Development (Chapter 4)



Land Use and Development Patterns (Chapter 5)



Community Facilities and Services (Chapter 6)



Utilities and Transportation (Chapter 7)

Each article includes an overview of its subject matter along with a brief
discussion of the planning trends that are relevant along with
implications for the future. Chapter 8 places the conclusions of this
document in the context of the larger Master Plan development effort by
outlining some of the key implications identified.

Community Input
For the 2011 update, the Township held a community visioning
workshop to garner opinions of Township residents and business owners
and to help inform the planning process. The event was conducted prior
to preparation of the plan in one three-hour long session at the
Community Center Building on Saturday, May 15, 2010 from 9:00 am to
noon. About 40 people participated in the workshop. The results of the
activity are presented under separate cover in the Community Visioning
Report, dated May 2010. The highest-ranking opportunities identified at
the meeting pertained to the preservation of farmland and natural open
space in the Township. The highest-ranking threats, according to
participants, dealt with uncontrolled growth; density; costs of land
acquisition; and the planning processes. Issues of mining, protecting
natural features and resources, and preserving a “small town” feel were
also recognized. Citizen visions expressed at the meeting were used by the
Planning Commission in forming the policies in this plan.
After a draft of the plan was prepared, the Township facilitated an Open
House on May 14, 2011 at the Community Center Building to provide
the public with an opportunity to review the plan. About 20 people
participated in the informal event, which was designed and intended to
enable people to observe informational display boards and ask questions.
Display boards included mapping; future land use summaries; goals and
objectives; and 2010 Census data that had been released since publication
of the Community Profile Report, including a comparison of 2010 data
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to data from earlier Census figure. Generally, citizens gave positive
feedback on the draft plan, though there were some questions centering
on the future land use map designation boundaries; the extent of likely
residential growth along the southern area of the Township influenced by
Indiana; and, possible plans for improvements to US-12. Participants in
the Open House generally expressed approval in connection with the
Plan’s support for viable agriculture.
The 2017/2018 update was supported by a community open house held
on Saturday, September 9, 2017. The open house was informal in nature
and allowed for residents to participate for as long as they wanted and
discuss the plan one-on-one with members of the Planning Commission.
Participants were presented with a series of feedback stations where they
were asked to provide their opinions related to parks and trails, open
space and farmland preservation, medical marihuana uses, and other
topics. Participants were also asked to write any general comments related
to the Master Plan for consideration.
Generally, feelings were mixed related to additional non-motorized trails
and parkland, although there were a few participants who desired trails in
more populated areas of the community, or connected to regional trails.
Participants seemed to be somewhat divided on the topic of land use and
preservation. Several participants noted on maps that they felt a
significant amount of the farmland and open spaces in the Township
should be protected from development, while others felt that there
should be few restrictions relative to a landowners ability to develop
his/her property. According to the maps, a majority of participants
sought to minimize growth and development throughout the community
and seemed particularly concerned about the loss of farmland and open
spaces to residential development.
In early 2018, the draft Master Plan was approved for distribution by the
Township Board in accord with Section 41 of the Michigan Planning
Enabling Act. A tabular summary of comments received and reviewed is
included in the Appendix.
On September 4, 2018, Planning Commission held the required public
hearing on the draft Plan following proper public notice. On July 2,
2019, the Planning Commission adopted their Resolution of Adoption
and Recommendation to the Township Board, which subsequently
adopted this Master Plan on July 9, 2019.
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Summary
The following paragraphs outline some of the initial impressions that
have emerged as the community profile was developed:
♦

The relationship with South Bend Indiana and the surrounding
region plays an important role in defining the community’s
character, offering a rural lifestyle for residents in close proximity
to the natural environment of the Township.

♦

From 2000 to 2010, the Township experienced extremely rapid
population growth. Although recent regional trends suggest that
the Township’s rate of population growth has slowed since the
first half of the decade, Milton Township is poised to experience
significant additional growth in coming years. The Township’s
rural character, natural beauty, and proximity to regional
employment centers make it an ideal location for new families.

♦

Milton Township is zoned to limit growth and preserve
agricultural land. However, overflow growth from Indiana is
occurring along the southern border, primarily within the western
half of the Township. Additionally, some areas formerly used for
agricultural or rangeland have been converted into large lot
subdivisions within the central sections of the Township. These
patterns tend to consume large areas at very low densities which
may not be sustainable over the very long term.

♦

The Township contains an efficient transportation network that
connects residents to employment opportunities throughout the
region. Additionally, regional connections by major roads such as
US-12 and close proximity to the Indiana Toll Road and US-31
make connections to other modes of transportation such as air
service in South Bend convenient.

♦

Some of the objectives outlined in the 2004 Master Plan Update
have been achieved and others have not. Regardless, all should be
reevaluated in light of more current demographic and land use
information and in accord with changing local policies. One
objective may be strengthening regulations to preserve farmland
by enhancing growth control mechanisms and adopting standards
that allow for productive agricultural and agricultural-related
activities, especially in the eastern portion of the Township along
the Michigan – Indiana border.

♦

Most of the Township’s population lives in the western and
southern portions of the Township. However, increasing
development across the Township can be seen with the addition
of new subdivisions. As growth and development continues to
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alter the community’s character, the Township may look to work
cooperatively with other surrounding townships to address
challenges that may arise.
♦

Mining operations are primarily within the northeastern quadrant
of the Township. These will continue to impact the character of
the community for the foreseeable future and local leaders will
continue to be challenged with balancing the needs of local
residents with the rights and expectations of operators.

♦

Public water and sewer services are currently not available within
the Township, except for a small area here Southwestern
Michigan College that has public water service. Areas of higher
density residential such as the southwest section may be logical;
however, regulations to require developer installation may prevent
smaller lot, high-density development.
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Chapter Two. Natural and Regional Resources
Milton Township is situated in the southwestern
lower peninsula of Michigan in the southwest
corner of Cass County, on the State’s border
approximately 12 miles north of South Bend,
Indiana. The Township has an area of slightly
more than 21 square miles and is characterized by
abundant agricultural land, wooded habitats,
streams, and creeks mixed with new and old
human development. This Chapter presents the
natural and environmental conditions that
characterize the community.
The Township is bounded by Howard Township
to the north, Clay and Harris Townships in
Indiana to the south, Niles Township to the west
and Ontwa Township to the east.

Regional Influences
Southwestern Michigan Commission
The Southwestern Michigan Commission (SWMC) is one of 14 Planning
and Development Regions in the State of Michigan and one of 500 in the
United States. In Michigan, regions were created under a 1968
Governor's Executive Order. The SWMC was officially organized in late
1973 by resolutions of Berrien, Cass, and Van Buren County Boards of
commissioners. The agency has been staffed since the spring of 1974. The
agency's primary function is to assist public and private entities within
Berrien, Cass, and Van Buren Counties by providing technical assistance
for a variety of federal, state, and local programs and projects. The
SWMC also acts as an intergovernmental forum to address regional
issues.
Niles/Buchanan/Cass Area Transportation Study
The purpose of the Niles/Buchanan/Cass Area Transportation Study
(NATS) is to implement the federal transportation legislation (TEA-21) at
a level which benefits the local community and business community by
constantly seeking to improve the area's transportation decision-making
process. NATS strives to improve the area's transportation system via data

7

NATURAL RESOURCES

MASTER PLAN

MILTON TOWNSHIP
collection, short and long range planning, transit planning, and other
specialized projects and issues. Geographically, the NATS area covers
communities in both Berrien and Cass counties: Howard and Milton
Townships in Cass County, Bertrand and Niles Townships, and the
Cities of Buchanan and Niles in Berrien County. The study is staffed by
the Southwestern Michigan Commission.
Cass County Planning Commission
The Cass County Planning Commission (CCPC) reviews all rezoning
applications, master plan amendments, PA 116 Agreements, and
petitions for road abandonment within the unincorporated portions of
the County. The Milton Township Master Plan will be reviewed by the
CCPC for consistency with County goals and plans.

Local Government Influences
Niles Township
Niles Township in Berrien County is located west of Milton Township.
The Township has a high level of urban development due to its proximity
to the City of Niles, South Bend, and US-31. Niles Township is in the
midst of a significant Master Plan update as of this writing. The
community also revised its Zoning Ordinance in 2005 and completed a
rewrite of its Zoning Ordinance in 2016. Niles Township has planned
and zoned medium density residential development (between 7,500 to
12,000 sq. ft. lots) along most of its border with Milton Township.
The west and
south borders
are zoned to
reflect suburban
type of
development,
while the north
and east borders
reflect a rural life
style.

Howard Township
Howard Township is located directly north of Milton Township. In June
2003, the Township established its Planning Commission, shifting
planning responsibilities from the Zoning Board. The current Township
Master Plan was adopted in March of 2001. The Howard Township
Zoning Map indicates agricultural residential (43,560 sq. ft. lots) along the
majority of its border with Milton Township.
Ontwa Township
Ontwa Township is located directly east of Milton Township. The
Township's development has been greatly influenced by its location (e.g.,
near beautiful lakes and the Village of Edwardsburg). Ontwa Township
has zoned land along the 3.5-mile shared border between Milton
Township and Ontwa Township in an Agricultural/ Residential category
with a minimum lot size of 60,000 square feet. Ontwa Township updated
its master plan in 2011 and 2017 and regularly reviews and amends its
zoning ordinance as needed.
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Clay and Harris Townships
Both Clay and Harris Townships are located south of Milton Township
in Indiana. Land use and zoning for both communities are governed by
the Area Plan Commission of St. Joseph County. The areas along Milton
Township's southern border in both Clay and Harris Townships are
zoned for residential (15,000 sq. ft. lots) development.
The Area Plan Commission is currently updating St. Joseph County's
master plan, which will affect these two Townships. The most recent
master plan was completed in April 2003 to unite the efforts of most of
the communities within St. Joseph County in a coordinated, broad-based
approach to planning.

Soils and Water
Soil Capabilities and Limitations

Prime farmland soils,
as defined by the
U.S.D.A., comprise
8.26 square miles or
38.7% percent of
Milton Township.

The Soil Survey of Cass County, Michigan, created by the U.S.D.A. Soil
Conservation Service in 1991, provides a good picture of the capabilities
and limitations of Milton Township's soils. General soil characteristics
can be used to compare the suitability of large areas for general land uses.
The soil types within the Township range from well-drained loamy soils to
very poorly drained mucky soils. Map 3 illustrates areas unsuitable for
development are often Prime farmland soils delineated by the U.S.D.A.
based on their major importance in meeting the Nation's short and longrange needs for food and fiber.
The U.S.D.A recommends that municipalities, as well as individuals,
encourage and facilitate the wise use of these lands because of the limited
supply of high quality farmland. Map 2 shows that prime farmland soils,
as defined by the U.S.D.A., comprise 8.26 square miles or 38.7% percent
of Milton Township. Seven percent of the prime farmland has a seasonal
high water table, which has the potential to be overcome by drainage
measures or flood control.
The Cass County Soil Survey indicates four types of limitations, severe
surface slope, septic tank absorption, dwelling limitations, and high water
table. Descriptions of their limitations are as follows:
1. Severe Surface Slopes
The slope of the ground surface is 12% or greater requires special site
planning and should be avoided whenever possible. Map 5 illustrates
where severe surface slopes are located within the Township.
2. Septic Tank Absorption
Septic tank absorption field limitations are considered "severe” or
"unsuitable” if soil properties or site features prevent the reasonable
installation of a septic tank. These conditions are often so difficult or so
9
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unfavorable that special design, significant increases in construction costs
and possibly increased maintenance are required.
3. Dwelling Limitations
Ratings are created by the U.S.D.A for the soil's ability to support the
load of a three-story single-family home. Ratings are based on soil
properties, site features, and observed performance of the soil. A high
water table, flooding, hilly or steep slopes, shrink-swell potential, and
organic layers can cause movement of footings and affect the ease of
excavation and construction. This information is of particular importance
because it identifies areas of "severe" building limitations because soil
properties and site features that are so unfavorable or so difficult to
overcome and possibly increases in construction costs are required. These
areas are illustrated on Map 3.
4. High Water Table
Soil where the water table is "apparent" or "high” usually has water within
one to three feet of the surface during a portion of the year is shown on
Map 4 under the classification of areas of potentially high groundwater.
These soils do not "perc” well and should generally be avoided for
construction if other more suitable places are available on the property for
development.

Creeks
The state only recognizes one named stream in the Township,
Brandywine Creek; however, several other smaller, unnamed streams
meander across much of the northeast corner of the Township. This area
also has the highest water table.
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Ponds and Lake
Goose Lake, located east of Leet, is a shallow lake and wetland area
comprising of 0.15 square miles. Several areas in section 5 also have low
land wet areas which stretch north into Howard Township.

Climate
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Chapter Three. Population
Population Trends
The first U.S. Census for Milton Township was completed in 1840, with
a reported population of 439. Between 1840 and 1940, the Township's
population fluctuated, but did not substantially increase in number. After
World War II, both Milton Township and Cass County began to grow.
Between 1940 and 1970, the Township's population expanded by 179%,
while the County grew by 97.7%. This post-war trend was greatly
influenced by renewed national prosperity, which stimulated automobile
and home ownership. Federal and state highway construction programs,
along with federal housing programs, also contributed to this growth.
Graph 3.1
Township Population, 1940 – 2010
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Milton Township, 1940 to 2000
Records show that between 1980 and 1990, the Township experienced its
smallest population growth rate since World War I. This trend has been
attributed to the poor economic conditions experienced in Michigan
during that time period. The 2000 U.S. Census indicated that Milton
Township had 2,646 people, an increase of about 16% over the 1990
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population. But the rate of growth increased significantly between 2000
and 2010, primarily during the first half of the decade before the
economic recession. From 2000 to 2010, the Township grew by about
47% and was among the top 15 fastest growing communities in Michigan
based on percentage increase, mostly because of the Township’s small
base population.
Comparison to Surrounding Communities
Milton Township is a fractional township, which means it only has 21.4
square miles, instead of the typical 36 square miles in total land area.
This is important when analyzing the Township's development in
comparison with its neighbors.
Table 3.1
Median Age, 2010
Male
Female
37.6
40.0
41.8
43.4
Unavailable*
43.8
46.0
42.9
46.3
43.5
44.3
41.2
42.0

Michigan
Cass County
Niles Township
Howard Township
Jefferson Township
Milton Township
Ontwa Township

*

Both
Sexes
38.9
42.6
41.9
44.9
44.6
43.9
41.6

Note, as of this writing, not all 2010 census information is available

Age Distribution of Population
Compared to the State of Michigan and Cass County, Milton Township
had a slightly older population in 2010. The median age of Milton
Township's population was 43.9 years old, which was 5 years older than
the median for the State and over 7 years older than the median for the
United States, based on the 2008 estimate for the latter. In 1990 and
2000, the median age in the Township was only 35.1 years old and 40.1
years old, respectively, revealing a general aging trend.
The Township's higher median age can be traced to the larger percentage
of persons within the 50 to 74 age cohort. Over 40% of Milton
Township's population was within the traditional employment age and
family-forming range of 35 to 59 years old, similar to the State overall.
Graph 3.2 illustrates that the age of the population has shifted slightly
compared to 2000, with a greater percentage of people over the age of 55.
Additionally, it appears that the bulk of people who were under the age of
19 in 2000 have left the community. Table 3.2 further compares the
Township with the County and State overall.
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Graph 3.2
Population by Age and Gender, 2000 and 2010
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Since 1980, the share of pre-school and school age population has
decreased, while the percentage of family forming adults has remained
slightly more stable. Thus, it can be inferred that there are slightly more
parents and fewer children in the community, in proportion to the total
population, than in 2000. This corresponds with the Township's decrease
in household size from 3.14 persons per household in 1980, to 2.81 in
2000, and down to 2.79 persons in 2010.
The Township's share of family forming and mature family adults (ages
22-64) has decreased by less than 1% while retirement-age adults (65 and
over) increased 3.5 % between 1990 and 2000. The increase of retirement
age persons could be traced multiple factors ranging from improved
medical technology and health care facilities in the region, to a lack of inmigration or loss of family forming adults.
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Table 3.2
2010 Population Age Percentages
Michigan
0-19
20-24
25-64
65+

26.8%
6.8%
52.6%
13.7%

Cass
County
26.2%
4.8%
53.1%
16%

Milton
Township
27.7%
4.3%
54.2%
14%

Population Projections
To estimate future population growth, statistical averaging techniques
were employed to project the Township’s likely population growth to the
year 2030. These techniques may be helpful, especially since the most
recent Census information is ten years old and updated estimates are two
years old. These approaches are intended to provide a very general sense
of future growth. Future growth trends may not parallel historical
statistical trends in communities such as Milton that have experienced
rapid rates of development, in part because developable acreage has been
consumed over time. The following generalizations are limited in scope
and are based on past trends documented by the United States Census
Bureau and the Milton Township Building Department, and future
projections from the Michigan Department of Transportation.
These projections for the Township have implications pertaining to future
land use, the demand for various public services and capital
improvements, and help to understand the future position of the
Township in terms of growth and total population. The following
describes the projection techniques.
Growth Rate Method
This model assumes that the amount of population will increase over a
period of time at the same percentage as previous growth rates. Milton
Township grew at an annualized rate of 2.65% each year between 1940
and 2010; therefore, under this method, the population would continue
to grow at this rate in the future. These figures are likely to be high, as the
economic conditions within the State of Michigan have slowed due
primarily to the lack of new jobs in the area and an out-migration of
recent college graduates.
Average Annual
Growth
Rate 1940 - 2010

2010
Population

Projection
2020 2030

2.65%

3,878

5,037 6,543

Milton
Township
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Ratio Method
This model assumes that Milton Township will maintain the same
percentage of Cass County's population in future years, which was 7.41%
in 2010. According to estimates prepared by Woods & Pool Economics,
the County's population is forecasted to be 53,076 in 2020 and 56,706 in
2030. Using this method, if the Township continued to account for
7.41% of the County, it would have the following population.
2010
Population
Cass County
Milton Township

52,293
3,878

Projection
2020
2030
53,076
3,932

56,706
4,201

Arithmetic Method
This method assumes that the growth experienced in previous decades
will continue into the future. It is recommended that a longer historic
timeframe be used for a more accurate forecast. From 1940 to 2010, the
Township gained 3,259 persons or about 47 per year. Using this annual
increase, it is possible to extrapolate the following.

Milton
Township

Average Annual
Increase
(Number of Persons)

2010
Population

47

3,878

Projection
2020
2030

4,348

4,818

Building Permit. The Building Permit Method may be the most reliable
projection method because it projects population trends based on current
building permit data. It was determined that the Township has issued an
average of about residential 24 building permits annually since 1999. This
average is substantially higher than more recent trends from 2008 where
only seven new home permits were issued and in 2009, where only six
permits were issued.
Assuming that the building activity will rebound and continue at this
average rate, and utilizing the Township’s average household size of 2.79
persons (2010 U.S. Census), future population figures can be estimated.
This method predicts that the Township will increase approximately 66.9
persons per year. Using this figure, the Township’s population using the
building permit method will be 4,547 by 2020 and 5,216 by 2030.
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However, as noted above, the actual number of building permits expected
to be issued in the next few years may be less than the 24-permit average.
Average No. of
Permits/ Year(1)
Milton
Township
(1)
(2)

24

(2)

Pph

2.79

2010
Population
3,878

Projection
2020
2030
4547

5,216

Based on building permit data provided by the Township.
Pph - Persons per household as per 2010 U.S. Census data.

To overcome some of the limitations of each of the projection techniques,
the results from the four tables may be averaged. The following table
presents the average of each of the four techniques with a resulting set of
projections for Milton Township.
2010
Population
Growth Rate Method
Ratio Method
Arithmetic Method
Building Permit Method
Average
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Projection
2020
2030

3,878
3,878
3,878
3,878

5,037
3,979
4,348
4,547

6,543
4,201
4,818
5,216

3,878

4,477

5,195
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Chapter Four. Housing & Economic Development
Educational Attainment
The educational attainment for persons 25 years and older was
comparable to County and State averages, as shown in Table 4.1. The
percent of Milton Township residents 25 years and older with a high
school degree or higher was 87.5%.
Table 4.1
Educational Attainment
Less than HS
Diploma
HS Diploma
Some College No
Degree
Associate Degree
Bachelor's
Degree
Graduate or
Professional
Degree

United
States

Michigan

Cass
County

St Joseph
County, IN

Howard
Township

Milton
Township

Ontwa
Township

15.5%
29.3%

12.6%
31.8%

14.9%
38.0%

13.9%
32.8%

11.3%
38.4%

12.5%
33.9%

12.1%
33.0%

20.3%
7.4%

23.1%
8.0%

23.1%
8.1%

20.8%
6.7%

25.3%
9.5%

21.9%
7.2%

29.5%
5.9%

17.4%

15.2%

10.7%

15.8%

10.1%

17.0%

12.4%

10.1%

9.3%

5.4%

9.9%

5.4%

7.6%

7.0%

Income
Graph 4.1 shows the median household 1 and family 2 income in Milton
Township, surrounding communities, Cass County, St. Joseph County,
and the State of Michigan and is based on 2005-2009 American
Community Survey (ACS) estimates. 3

1

The US Census Bureau defines household as “A person or group of people who occupy a housing unit as their usual
place of residence. The number of households equals the number of occupied housing units in a census.”

2

The US Census Bureau defines family as “a householder and one or more people living in the same household who are
related to the householder by birth, marriage, or adoption. All people in a household who are related to the householder
are regarded as members of his or her family. A family household may contain people not related to the householder,
but those people are not included as part of the householder’s family in census tabulations. Thus, the number of family
households is equal to the number of families, but family households may include more members than do families. A
household can contain only one family for purposes of census tabulations. Not all households contain families since a
household may comprise a group of unrelated people or one person living alone.”

3

Information on educational attainment and income was not gathered in the 2010 complete Census, but is provided
through the latest American Community Survey reports.
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The Township's median family income
was $81,725 and the median
household income was $78,984. As
shown in Graph 4.1, both are higher in
the Township than the State, County,
and surrounding townships.

Graph 4.1
Median Household and Family Incomes

$90,000

Median Household Income

$80,000

Median Family Income

$70,000

The labor force consists of those Cass
County residents age 16 and over who
are currently working and those who
are not working but actively seeking
work. The labor force was 65.88% of
the population in 2000. In 2009, the
County reported an unemployment of
11% which is almost twice the 2008
average rate.
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Table 4.2 shows that over 40% of
Milton Township's labor force worked
in the service industry in 2000.
Manufacturing and construction, was
the second largest employer at 35.6%,
followed by retail / wholesale trade at
11.86%. This is a shift from the 1990 census where manufacturing
employed more people than the service industry. This manufacturing to
service industry shift is consistent across much of the Midwest.
Table 4.2
Employment Classes

Agriculture, forestry, fishing and hunting, and mining
Construction
Manufacturing
Wholesale trade
Retail trade
Transportation and warehousing, and utilities
Information*
Finance, insurance, real estate and rental and leasing*
Professional, scientific, mgmt, admin, & waste management services*
Educational, health and social services*
Arts, entertainment, recreation, accommodation and food services*
Other services (except public administration)*
Public administration*
* denotes service industry employment
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1.59%
7.48%
28.12%
2.19%
9.67%
6.73%
0.98%
3.10%
7.03%
19.20%
5.82%
6.80%
1.28%
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Housing Stock
According to the 2000 Census, a total of 964 units comprised the
Township's housing stock, and represents an increase of 171 housing
units between 1990 and 2000. This total constituted 4% of the County's
overall housing stock, up from 3.5% in 1990. Records show that 96.6%
of the Township's 2000 housing stock consisted of single-family homes.
By the 2010 Census, the Township had a reported total 1,471 housing
units, reflecting the remarkable growth experienced in the early years of
the decade.
Graph 4.2
Year Structure Built

1940 to 1949,
5.5%

1939 or earlier,
9.2%

2000 to 2010,
34.5%

1950 to 1959,
9.7%
1960 to 1969,
6.9%
1970 to 1979,
14.3%

1980 to 1989,
6.5%

1990 to 2000,
13.4%

Graph 4.2 shows that over 85% of the Township's housing stock was built
after 1950 and slightly more than one-half of Milton Township's housing
was built between 1980 and 2010, according to the 2010 U.S. Census.
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Household and Family Size
As shown in Table 4.3, the 2010 US Census determined that the average
household size in Milton Township is 2.79 persons per household.
Average household size has decreased from 3.14 in 1980 and from 2.81 in
2000. In comparison, average persons per household for Cass County
also decreased from 2.86 to 2.51 during the same time period.
This decrease corresponds with the national trend toward smaller
households due to various social reasons (e.g., couples are having fewer
children, higher divorce rates, and an increased number of single-parent
families). This decline is important when analyzing future housing needs
and population projections as housing units will be occupied by fewer
people.

Table 4.3
Median Household and Median Family Size

Average
Household Size
Average Family
Size

United
States

Michigan

Cass
County

Clay
Township

Harris
Township

Howard
Township

Milton
Township

Ontwa
Township

2.58

2.49

2.51

2.29

2.84

2.45

2.79

2.5

3.14

3.05

2.96

2.88

3.27

2.87

3.09

2.94
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Land Use & Development Patterns
Existing Land Use
This article reviews Milton Township as it exists, providing a snapshot of
current land use patterns and a thorough description of its community
character. Existing land uses within Milton Township were specifically
broken down into 11 general categories based upon the standard land
cover/use categories established under the Michigan Resources
Information System (MIRIS). These are described below and illustrated
generally on Map 6.
1. Agricultural
Agricultural land is broadly defined as land used primarily
for the production of farm commodities. This includes
raising of crops or livestock for commercial purposes. At
about 6,729 acres or 49% of the land area, agriculture
accounts for the largest share of land cover within the
Township and includes both crops and livestock.

2. Commercial
Commercial areas are those used predominantly for the
sale of products and services. These include central
business districts, shopping centers, commercial strip
developments, and resorts. Milton Township has limited
commercial operations; however, the residents are served
by several of the commercial areas within neighboring
municipalities.

3. Extractive
Extractive land encompasses both surface and subsurface
mining operations, such as sand and gravel pits, stone
quarries, oil and gas wells, and metallic and nonmetallic
mines. Several gravel mining businesses are in operation,
primarily in the northeast area of the Township, covering
about 283 acres.
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4. Forested
Forested lands are lands that are at least ten percent
covered by or stocked with trees producing an influence
on the climate or water regime.

5. Industrial
Industrial areas may include a wide array of uses from light
manufacturing and industrial parks to heavy
manufacturing plants.

6. Open Field
Open field land is defined as areas supporting early stages
of plant succession consisting of plant communities
characterized by grasses or shrubs. Most of the Township’s
open fields are associated with other uses. These include
fallow fields, or pasture lands, subdivisions, riding stables,
or similar private uses.

7. Recreational
Recreational land includes areas used for outdoor, public
assembly, and recreational purposes. They may, however,
include incidental buildings such as shelters, toilets, beach
changing areas, etc. The Township has only one
recreational property which contains a baseball field,
playground, and a walking trail, located behind the
Township Offices, although a private golf course exists on
the border. Several recreational facilities, including soccer
fields, tennis courts, and school playgrounds are located
within the surrounding communities.
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8. Residential
Residential land uses range from high density, represented
by multiple unit structures, to low density, where houses
are on lots of more than an acre. The Township has
several different residential styles including modern
subdivisions, older farm houses, rural country houses, and
several large lot homes on a golf course. Residential lands
comprise about 1,586 acres or about 12% of the
Township’s land area.
9. Water
Water includes all areas that are predominantly or
persistently covered with water. Water bodies that are
vegetated are placed in the wetlands category. Milton
Township has one water body, Goose Lake located in the
center of the Township.

10. Wetlands
Wetlands are those areas where the water table is at, near,
or above the land surface for a significant part of most
years. Examples include marshes, mudflats, wooded
swamps, and floating vegetation situated on the shallow
margins of lakes, rivers, ponds, streams, and man-made
impounds such as reservoirs. Several areas of wetlands dot
the central sections of the Township.
11. Other
These classifications include land used for transportation,
communication, and utilities infrastructure such as highway right-of-ways
and cemeteries.
Map 6 shows Milton Township's land use cover in 2009. It is important
to understand that data sources for this study were taken from a photo
interpretation analysis done on aerial photographs from 2008 and on site
review in the spring of 2010. The map is generalized in character and not
a representation of precise land use on an individual parcel basis.
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State Equalized Values
Graph 5.1
Agricultural SEV

Agricultural

One measure of land use is the value of the
real property as determined by the State
Equalized Value (SEV). As indicated in graph
5.1, the value of agricultural land has
decreased from 2008 to 2009. This however is
because a new “Developmental” land use
category was established and lands poised for
development were shifted to that category,
although as of 2016 there are no
“developmental” lands in Milton Township.
In comparison to Ontwa and Howard
Townships, Milton had a lower SEV for
agricultural land in 2009, but traditionally,
has had a higher value than Ontwa. In 2016
agricultural properties in Howard and Ontwa
Township still had a larger SEV compared to Milton Township, though it
should also be noted that the SEV or agricultural properties in Milton
Township grew at a greater rate (4.13%, to $8.2 million) compared to
Ontwa Township (1.7%) or Howard Township (-3.5%)

Graph 5.2
Commercial SEV

Commercial
Milton Township’s rural nature is a defining
characteristic. This is reflected in the
commercial SEV values when compared to
other municipalities. Ontwa Township has a
stronger commercial base than both Howard
and Milton Townships. In 2009, the
Commercial SEV decreased from $3,603,700
in 2008 to $2,062,600. This, too, is partly
due to shifts to the new developmental
category, but could also be a reflection of the
economy and declining property values. In
2016, the SEV increased from the 2015 total
by about 4%.
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Graph 5.3
Residential SEV

Residential
Residential land use is often the largest
component of local real property in terms
of SEV. However the cost of services
demanded by residential lands is often
greater than the property tax income it
generates. This land use accounts for 84%
of the total 2009 Milton Township SEV.
Like many other municipalities, Milton
and Howard Township’s residential SEV
decreased between 2008 and 2009. From
2015 to 2016, the residential SEV in
Milton Township increased by 2.8% to
$116.4 million, which is less than the 2008
high point of $139 million.

Graph 5.4
Industrial SEV

Industrial
Much like commercial land uses, Milton
Township has a substantially lower
Industrial SEV compared to Ontwa
Township. The $3,255,500 value accounts
for only 2% of the total 2009 Milton
Township SEV and 7.35% of Cass County
total. This is a slight decrease from the
2008 Industrial SEV of $3,603,700. From
2015 to 2016, Milton Township’s
industrial SEV decreased by 1.5% to $2.4
million.

Overall Township SEV Breakdown
In 2009, 84% of the total Township SEV was residential, followed by 7%
for agricultural, 6% for developmental, 2% for industrial and only 1% for
commercial. Only 2% of the Township SEV is drawn from the Industrial
classification as compared to more than 7% for the county overall.
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Another interesting comparison is the fact that land values within Milton
Township account for more than 18% of County’s 2009 total SEV, but
the Township only occupies 21.4 square miles which is only 4.2% of the
County and its population represents only 5.67 % of the County.
Graph 5.5
2009 Milton Township SEV
Residential
84%

Developmental
6%

Industrial
2%

Commercial
1%
Agricultural
7%

Land Fragmentation

Fragmented lands
create challenges for
commercial
agriculture and
establish a lowdensity residential
pattern that can
obstruct more
efficient patterns
later.

Over the years, land owners in Milton Township have used the ability to
complete land divisions that are not subject to the Land Division Act to
establish smaller lots for individual home sites. As a result, many of the
historically larger unfragmented parcels in the Township have been
divided and re-divided over time. These land divisions and the homes
that are built can create challenges for commercial-scale agriculture and
they establish a very low-density residential pattern that can obstruct more
efficient patterns later.
However, in the portion of the Township with the highest quality farm
land (see Map 2) this pattern is less prevalent. Many areas of unbroken
agricultural land do remain viable and farming continues on many of
these parcels. Map 7 illustrates the current land fragmentation in the
Township. There are a total of about 1,586 parcels in the Township
ranging in area from less than one acre to 80-acres, or more. The majority
of the Township’s parcels are under five acres in area, but parcels greater
than 20 acres comprise the greatest percentage of the land area in the
community.
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