








































































































































































































MEMORANDUM

To: Cascade Charter Township Planning Commission
From: Brian Hilbrands, Planning Director

Subject: Public Hearing for Master Plan Amendment
Meeting Date: June 5, 2023

At the April 12 meeting, the Township Board approved the proposed Master Plan amendment
for distribution which started the required 42-day public review period. The 42-day public
review period has ended and now the Planning Commission is required to hold a public hearing
before making a recommendation to the Township Board. Two comments were received during
the review period, and they are included in the meeting packet.

A map of the proposed amendment to the Future Land Use map is attached. The amendment
would chance the Future Land Use designation of the highlighted area from Industrial to Rural
Residential. The Rural Residential designation is described as follows:

The rural residential land use designation is intended to address the need for single-
family development in rural and low-density patterns and provide opportunity for
agricultural activity.

If the Planning Commission approves of the proposed amendment, then you may forward a
positive recommendation to the Township Board. The Board would then review the proposed
amendment and have an opportunity to adopt the attached resolution.

Attachments: Proposed Amendment to Future Land Use Map
Current Future Land Use Map
Public Comments Received
Township Board Resolution
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STATE OF MICHIGAN
GRETCHEN WHITMER DEPARTMENT OF TRANSPORTATION BRADLEY C. WIEFERICH

GOVERNOR ACTING DIRECTOR
LANSING

May 23, 2023

Mr. Brian Hilbrands

Township Planning Director
Cascade Charter Township
5920 Tahoe Drive, SE

Grand Rapids, Michigan 49546

Re:  Master Plan and Future Land Use Map
Dear Mr. Hilbrands:

Thank you so much for the opportunity to review the potential changes to zoning around the
vicinity of the Gerald R Ford International Airport. After our review of the proposed Cascade

Charter Township future land use plans, we have some concerns.

The Michigan Zoning Enabling Act, Act 110 of 2006 requires that local zoning officials
incorporate the Airport Approach Plan (AAP) at the time of the next master plan/ordinance update.
The Zoning Enabling Act does not require that non-conforming sections of the ordinance be
modified to be consistent with the AAP; however, it does require the ordinance shall not become
any more inconsistent.

“125.3203 (1) The zoning ordinance shall be based upon a plan designed to promote the
public health, safety, and general welfare, to encourage the use of lands in accordance with
their character and adaptability, to limit the improper use of land, to conserve natural
resources and energy, to meet the needs of the state's residents for food, fiber, and other
natural resources, places of residence, recreation, industry, trade, service, and other uses of
land, to insure that uses of the land shall be situated in appropriate locations and
relationships, to avoid the overcrowding of population, to provide adequate light and air, to
lessen congestion on the public roads and streets, to reduce hazards to life and property, to
facilitate adequate provision for a system of transportation, sewage disposal, safe and
adequate water supply, education, recreation, and other public requirements, and to
conserve the expenditure of funds for public improvements and services to conform with the
most advantageous uses of land, resources, and properties. The zoning ordinance shall be
made with reasonable consideration to the character of each district, its peculiar suitability

AERONAUTICS BUILDING + 2700 PORT LANSING ROAD + LANSING, MICHIGAN 48906
www.michigan.gov/aero + (517) 335-9283
LH-LAN-0 (01/19)
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for particular uses, the conservation of property values and natural resources, and the
general and appropriate trend and character of land, building, and population development.

(2) If a local unit of government adopts or revises a plan required under subsection (1) after
an airport layout plan or airport approach plan has been filed with the local unit of
government, the local unit of government shall incorporate the airport layout plan or
airport approach plan into the plan adopted under subsection (1).

(3) In addition to the requirements of subsection (1), a zoning ordinance adopted after March
28, 2001 shall be adopted after reasonable consideration of both of the following:

(a) The environs of any airport within a district.

(b) Comments received at or before a public hearing under section 306 or transmitted under
section 308 from the airport manager of any airport.

(4) If a zoning ordinance was adopted before March 28, 2001, the zoning ordinance is not
required to be consistent with any airport zoning regulations, airport layout plan, or airport
approach plan. A zoning ordinance amendment adopted or variance granted after March
28, 2001 shall not increase any inconsistency that may exist between the zoning ordinance
or structures or uses

and any airport zoning regulations, airport layout plan, or airport approach plan. This
section does not limit the right to petition for submission of a zoning ordinance amendment
to the electors under section 402 or the right to file a protest petition under section 403. «

The overall concept of the amendment to the State Zoning Acts, was to “grandfather” in the current
zoning ordinance of the zoned political subdivision. The amendment did not call for existing
zoning ordinances to be repealed and readopted to become compliant with the AAP. The intent is
to assure that any future Master Plans will incorporate the AAP. Also, subsection four of the
amendment requires that any variance request or Zoning Ordinance update or change cannot
make the ordinance any more inconsistent with the AAP. MCL 125.3203 (4)

The airport also has additional protection. They adopted Airport Zoning under authority of the
Airport Zoning Act, Act 23 of 1950, back in 1961, revised in 1995 and again in 2015 (please see
attached). Airports that are licensed for public use and are also publicly owned are empowered by
the Airport Zoning Act to establish, adopt, administer and enforce airport zoning regulations
limiting the height of structures and objects of natural growth and use of property in the vicinity
of the airport. Airport Zoning ordinances adopted under the authority of this Act have the same
power and effectiveness as more common ordinances adopted by Counties, Townships, Cities and
Villages. Airport Zoning ordinances commonly control the area surrounding the airport for up to
10 miles. It is common for Airport Zoning Ordinances to “overlap” the jurisdiction of other zoned

political subdivisions.
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With the ordinance in place, any zoning within 10 miles of the airport cannot be changed unless
adopted by the Michigan Airport Zoning Board. Have the potential amendments been brought to
the attention of the Airport Zoning Board for their approval or comments? In Section 259.449 of
this ordinance, Sec. 19: No airport zoning regulations shall be adopted, amended, or changed
under this act except by action of the governing body of the political subdivision in question after
a public hearing in relation thereto, at which parties in interest and citizens shall have an
opportunity to be heard. At least 15 days' notice of the hearing shall be published in a newspaper
of general circulation, in the political subdivision or subdivisions in which is located wholly or
partly, the airport hazard area to be zoned, or, if no newspaper is generally circulated in any such
political subdivision, then in a newspaper of general circulation in the county in which such

political subdivision is located.

Thank you for time. If you have any additional questions please feel free to reach out to me at
517-281-7790 or moorej55@michigan.gov .

Sincerely,

R YATS
Jennifer Moore
Planning and Zoning Specialist

Michigan Department of Transportation

Office of Aeronautics

Enclosures
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May 25, 2023

Mr. Brian Hilbrands

Cascade Township Planning Director
Cascade Charter Township

5920 Tahoe Drive SE

Grand Rapids, Michigan 49546-7123

RE: Proposed Future Land Use Map Changes

Brian,

| am writing today on behalf of the Gerald R. Ford International Airport Authority to respectfully express
the Authority’s concerns regarding certain proposed changes to the Township’s Future Land Use Map.

By way of background, | understand that the Township is considering a modification to the future land
use designation of the real property located generally easterly of the Airport and westerly of 1-96/M-6,
which would change the subject property’s present “Industrial” designation to “Rural Residential”
designation. The Authority believes that it is crucial to highlight the incompatible and potentially
negative implications of these proposed changes.

The proposed modifications would facilitate new or ongoing residential uses in areas immediately
adjacent to the Airport. This shift in land use planning does not align with common practice and
regulatory guidance regarding compatible land uses in the vicinity of airports. Specifically, Table 2-3 of
the Federal Aviation Administration’s (FAA) Advisory Circular 150/5190-4B ‘Airport Land Use
Compatibility Planning’ makes it clear that residential land use is not compatible with airport
operations. Fostering residential development in close proximity to the Airport presents significant
challenges and risks which can be effectively mitigated with prudent and compatible land use planning.

In contrast, the current Future Land Use Map, which designates the areas in question for industrial
development, presents a prudent approach. Industrial land use minimizes the potential for land use
conflicts with the Airport and ensures compatibility between airport operations and the surrounding
community. By maintaining this designation, the Township can promote economic growth, attract
businesses, and capitalize on the strategic advantages of having an Airport in the Township. Further,
the I-96 / M-6 corridor provides a natural breakpoint and a buffer between airport/industrial and rural
residential uses, which is presumably why that corridor was initially chosen as a breakpoint many years
ago.

In light of the aforementioned concerns, the Authority kindly requests that the Township reconsider the
proposed changes to the Future Land Use Map. Instead, it recommends maintaining the current
designation for industrial development immediately adjacent to the Airport, which will promote
compatible land use. The current FAA approved future airport land use drawing is included in the

Gerald R. Ford International Airport Authority
5500 44th Street SE  Grand Rapids, Ml 49512-4055 ph 616.233.6000 fx 616.233.6025 flyford.org
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attached FAA approved Airport Layout Plan (sheet 22 of 30) for reference and represents how property
owned by Kent County and committed to airport use has been protected from non-compatible uses.
Also attached for reference are the current Airport Zoning Ordinance and Airport Zoning Plans enacted
pursuant to the Michigan Airport Zoning Act (PA 23 of 1950, as amended). In accordance with MCL
125.3203, the attached Airport Layout Plan and Airport Approach Plan must be incorporated into the
township Master Plan as a part of any amendment.

In closing, it is important to clarify that the Authority’s comments are focused solely on sound land use
planning in the vicinity of the Airport and should not be interpreted to suggest that local zoning
regulation applies to the Airport.

Thank you for your attention to this matter. The Authority appreciates the Township’s dedication to
responsible land use planning and its commitment to considering the concerns of all stakeholders.
Should you require any additional information or wish to discuss this matter further, please do not
hesitate to contact me.

Sincerely,

oy D

Casey Ries, P.E.
Engineering and Planning Director

Enclosures: Airport Layout Plan (October 2019), Airport Zoning Ordinance (May 2015), Airport Zoning
Plans (March 2015)

Gerald R. Ford International Airport Authority
5500 44th Street SE  Grand Rapids, Ml 49512-4055 ph 616.233.6000 fx 616.233.6025 flyford.org
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