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INTRODUCTION
CHAPTER 1
The Role of the Master Plan
Every community has a responsibility to look beyond day-to-day zoning
issues and plan for future growth and preservation. Communities must have
long-range plans that provide guidance for land use and development by
considering a wide range of possible futures. Bertrand Township’s long-range
view is presented through this Master Plan.
Bertrand Township has experienced patterns of development that highlight a
growing concern over land use. Township leaders and residents have
become concerned about losing the township’s rural character. This concern
is valid because with development comes change. However, residents, both
new and old, face a seeming paradox: people move to rural areas “to get
away from" growth in other places, then demand that the community "not
become" the same kind of place from which they escaped.
Almost every rural community in Michigan is facing this challenge, and there
is no simple solution for all the contrasting concerns about land
development. Advocates for both development and preservation have
common goals: each want “better planning.” Decision makers must balance
the interests of landowners wishing to develop their properties with
preserving the features that attracted people to the area in the first place.
Quality of life features, such as farms, rural
views, natural features, and the St. Joseph
River– are what make Bertrand Township
special. A successful Master Plan must
consider these elements, along with
impending development pressure from
metropolitan South Bend, and take steps
that will ensure that future development
"fits" in the area. Accordingly, use of the
right planning tools is needed to ensure that
the township continues to be a special place.
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How Was the Plan Created?
Bertrand Township’s original Master Plan was the product of several
meetings of the Bertrand Township Planning Commission, interviews with
key citizens, and workshops that were well attended by the public. In
addition, a General Development Plan Community Survey was conducted in
2003 to determine citizen attitudes toward growth and development in the
Township. With these tools, general goals were drafted that reflect
community attitudes on land development and growth issues.
After these goals were presented to the Planning
Commission for refinement, objectives and a
Township Vision Statement were drafted. The
Vision Statement and the Goals and Objectives
were then presented to the public at a
community workshop that was attended by over
100 citizens. The Vision Statement and the
Goals and Objectives were further refined after
receiving input at the community workshop.
The Vision Statement and the goals and objectives were then used to create
a Future Land Use Plan. Land use designations and development policies
were created that implement the Vision Statement.
In 2012 and 2018-19, in compliance with the Michigan Planning Enabling
Act, the Township updated the plan to reflect changes in demographics and
priorities. Additionally, a new Township Community Survey was implemented
in 2018 to gather present-day perspectives and comments on preservation
and growth. The resulting Master Plan update is a comprehensive statement
of how Bertrand Township wishes to plan for the future.
How Will the Plan Be Used?
The Plan serves many functions, but its usefulness will be determined by the
willingness of the Township to actively support and implement its Vision
Statement and Goals. A plan that is not actively followed and left “on the
shelf” may lead to disappointing future development patterns. Consistent
failure to implement the plan’s policies will discredit any attempt to use the
plan as a defense for a decision that may be challenged by property owners
or developers.
Conversely, consistent and dedicated use of the plan will lend credibility to
decisions regarding zoning and development of land. Actions supported by
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careful planning are given more credibility by the courts than those taken in
the absence of such a foundation.
The Master Plan:

 Is a general statement of the Township’s vision, goals and policies. It

provides a comprehensive view of the community’s vision for the future
as gathered through public opinion surveys, visioning sessions and public
meetings.

 Assists in daily land use decision-making. The vision and goals outlined

in the Plan are intended to guide the Planning Commission and the
Township Board in their deliberations on zoning, subdivision, capital
improvements, and other matters relating to land use and development.
Accordingly, the Plan provides a stable, long-term basis for decision
making which will provide a balance of land uses and an orderly
development process.

 Provides the statutory basis upon which zoning decisions are based. The
Michigan Zoning Enabling Act (Act 110 of 2006) requires that the zoning
ordinance be based upon a plan designed to promote the public health,
safety, and general welfare. It is important to note that the Master Plan
and accompanying maps do not replace other Township Ordinances,
specifically the Zoning Ordinance and map. Zoning is only one of the
many legal devices used to implement the Master Plan.

 Attempts to coordinate public improvements and private developments

for the mutual benefit of all parties. For example, public investments
such as road or utility improvements should be located in areas identified
in the Plan that would bring the greatest benefit to the township and its
residents. To be fiscally responsible and give the township a measure of
control over future growth, new infrastructure should correspond with the
Master Plan.

 Gives citizens, property owners, developers, and adjacent communities a
clear indication of the township’s direction for the future as decided
through multiple public input sessions.
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Keeping the Plan Current
Fulfilling the community’s vision will not occur overnight. Therefore, the
Master Plan should be a living, active document that is updated as the
community grows. Changing conditions that occur on township boundaries
should be acknowledged and evaluated for their potential effect on the
Master Plan’s original intentions.
Over time, goals may be achieved, and new ones needed, or individual
zoning decisions may change the direction of development in a certain part
of the township. When events lead to land use approvals that are contrary to
the plan, the plan should be amended to reflect these changes.
In order to keep the plan current, the Planning Commission should conduct
an annual review meeting to ensure that changes in the community are
taken into consideration and that
amendments are made to keep it current and
consistent with Township policy. The Planning
Commission should also solicit public opinion,
on a periodic basis, through the use of public
surveys or other means. By routinely
following these procedures, the Master Plan
will continue to be an up-to-date and reliable
planning tool.
The Michigan Planning Enabling Act requires that Master Plans are reviewed
at least every five years to determine whether amendments are needed, or
if the process for a new Plan should be begun. An annual Planning
Commission review, documented through meeting minutes, will not only
fulfill this requirement, but will also ensure that the Plan remains a relevant
and useful document.
How Does the Master Plan Affect You?
How the Master Plan affects you depends on your particular situation. For
instance:


If you are a property owner you may have several interests, including not
only your property but properties that are in a similar land use category.



As a homeowner, you will be interested in the properties in your
immediate neighborhood. You may wish to know what uses are proposed
for vacant land in your area.
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As an owner of vacant property, you will want to know what land uses are
proposed for your property.



As a township resident, you will be interested in the overall concepts of
the Plan, as expressed in its goal statements. These statements will give
you an indication of the Planning Commission's view of the township now,
and in the future.

How Should You Use This Plan?
While the plan is comprehensive in scope and can be used for a number of
purposes, most property owners will get the greatest benefit from the plan
by the following simple process:
Step #1

What land use is proposed for your property or the area
surrounding your property?

This information is on the future land Use map. This map is divided into
separate land use categories. Find the category of land use in which your
property is located.
Step #2

Determine how the Planning Commission views
development in your area.

The text of the future land use chapter will indicate the planned development
within your area; it may be fairly specific, or somewhat general. This part of
the Master Plan is intended to provide some reasonable direction to the
Planning Commission, as well as provide property owners information about
development within the township.
Step #3

Determine the meaning of the land use designation for
your property.

Find the category your property is located in and read the land use
designation. Depending on the nature of your interest, this may be as far as
you need to go. If you have a specific proposal that does not match the
expectations of the plan, you may want to look at it in more detail.
Step #4

Determine how your property is affected.

The Future Land Use designation will indicate the planned use for your
property. This does not mean that you cannot continue the use that you
currently have. Land use within Bertrand Township is also affected by the
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zoning for your property. See the Zoning Ordinance or call the Township
offices for more information.
Whether you are a landowner or a homeowner, the Master Plan may have a
profound impact on the future of your property. As a resident of Bertrand
Township, it is important that you become familiar with the Plan and what it
may mean to you and your community.
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Community
Profile
CHAPTER 2
It is important to understand the physical, social, and economic
characteristics of the township in order to determine a future direction. Past
trends and current conditions provide a valuable perspective on growth and
needs. The data and analysis on the following pages offer insights regarding
the community’s composition and provide both a historical perspective and
useful comparisons with neighboring communities.
Bertrand Township History
In the early 1800’s, Joseph Bertrand realized the potential of the land
controlled by the Potawatomi Indians, and around 1804, he married
Madeline Bourassa, who was part Potawatomi. On an ideal piece of land
south of where the Great Sauk Trail crossed the St. Joseph River, and lying
south of what is now Niles, Bertrand opened a trading post. In 1808, John
Bertrand officially settled in this location, marking the birth of “Village of
Bertrand”. The village grew rapidly and is said to have numbered almost
1,000 people at one time. The village even boasted three hotels, a
warehouse, seven dry-goods stores, and a post office.
By 1833 Native American trade was
dwindling and land speculation promised
a golden future. The Bertrand
Association was formed to take
advantage of this opportunity.
Gradually, the village began to decline.
A colorful tale in history attributes its
decline to a Native American curse. The
story is told that in the early 1830’s, a
Native American was refused liquor at a
local Inn, and in his rage, swore that
“South Bend will grow, Niles will grow,
but Bertrand will die.” Although a
colorful tale, the village’s downfall was
because of economic, not mystic
conditions. In fact, Bertrand’s decline
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came about because the village’s proprietors raised the prices of the lots too
high, and the Michigan Central Railroad was routed through Niles and
bypassed Bertrand.
While the village declined, the Bertrand Township flourished as settlers
moved in to claim land after the Chicago Treaty of 1833. In April of 1836,
Bertrand Township held its first election at the new Union Hotel, where
Fredric Howe, originally from New York, was elected Supervisor. Until 1910,
the township experienced a steady increase in population and was primarily
an agricultural community.
Community Survey
The vision and direction of a community should be based on the priorities,
perspectives, and desires of its citizens. As such, in the summer of 2018, the
township initiated a community survey to gauge the public sentiment on
important issues and priorities. Survey results helped to confirm past goals
and objectives within the Master Plan, and the survey helped to refine the
planned direction of development and preservation in the township.
Township residents were invited to participate in the online community
survey, and hardcopies were made available at the Bertrand Township hall.
Representation
The community survey gathered comments from 144 respondents. Of the
144 respondents, 96% lived in Bertrand Township (138). Of that amount,
the central portion of the Township was best represented (44%), followed by
the sections east of US-31 (35%), and the western sections (17%). Most
respondents have lived in Bertrand Township for over 10 years (69%), which
means that most responses were based on many years of residency in the
township.
Age and Households
Of the respondents, the younger generations were not well represented, with
only 4% of respondents from the age of 18 to 34. Respondents with ages
from 35 to 54 years accounted for 40%, and over 50% of survey respondent
were ages 55 and older. Acknowledging the age ranges, it was no surprise
that households were generally small- 55% of the households consisted of
two people, while 80% were three people or less. Respondents with larger
families were much less represented and only 25% had children living at
home.
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Life in Bertrand Township
Concerning housing, 94% of survey respondents own their homes in
Bertrand Township, and most homes are on lots larger than one acre (83%).
Over one-third of respondents live on large rural lots over three acres
(39.58%). Concerning desired housing types, almost half of respondents
desired housing on lots of two acres or more (46%). There was not a
significant amount of interest in other housing types, however, 10% noted
the need to consider retirement communities.
Concerning general reasons for living in Bertrand Township, the highestranking reasons included rural lifestyle, natural beauty, and safety. Along
with the rural character, almost two-thirds (60%) of respondents felt the
growth rate in the township was appropriate.
Economics and Employment
Of those in the workforce, only 11% of respondents work in Bertrand
Township. One-third (33%) of respondents are retired, and most of the
working population are employed in surrounding cities and townships, or in
Indiana. While Bertrand Township is primarily rural, most survey
respondents do not conduct farm related businesses (70%). Approximately
15% own or operate farms, while 11% raise livestock and small animals.
Priorities
The survey results demonstrate a strong desire to protect water quality and
to preserve natural areas and farmland. Also important was broadband
internet access. Following the agricultural, environmental, and broadband
priorities, was the desire for general improvement of properties in the
township, with code enforcement, appearance of commercial areas, and
improving residential property as generally important.
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Population
Figure 2-1: Population 1980-2010
Unit of
Government
Bertrand
Buchanan
Twp.
Galien Twp.
Niles Twp.
Weesaw Twp.
Berrien
County
Michigan

1980

1990

2000

2010

2,369

2,228

2,380

2,657

%
Change
19902000
6.8

3,571

3,402

3,510

3,523

3.2

0.4

3, 498

1,786
13,165
2,164

1,591
12,828
2,114

1,611
13,325
2,065

1,452
14,164
1,936

1.3
3.9
(2.3)

(9.9)
6.3
(6.2)

1,449
13,950
1,824

171,276

161,378

162,453

156,813

0.7

(3.5)

155,134

9,262,078

9,295,297

9,938,444

9,883,640

6.9

(0.6)

9,909,600

Source: U. S. Census Bureau 1980-2010, *2016 ACS 5-Year Estimates

%
Change
20002010
11.6

2016*
(est.)
2,631

Bertrand Township has experienced a moderate increase in population
growth over the last 20 years, with an increase of almost 7% between 1990
and 2000 and almost 12% from 2000 to 2010. This steady growth cycle
began after 1990 and continued through 2010, the most recent data
available. However, the 2016 American Community Survey (ACS) estimates
show that Township population growth may be slowing or reversing. The
2020 United States Census, which takes a count of the population rather
than a sample, will reveal whether the estimate is accurate.
Figure 2-2 Comparative Population Change, 1970-2010

15%
10%
5%
0%
-5%
-10%
-15%
1970-1980
Bertrand
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Commuting
With an average of 77 people and 32.5 housing units per square mile as of
the 2010 Census and 75 people and 33.9 housing units per square mile as of
the 2016 estimate, Bertrand Township is classified as a low-density
community. However, the demand for housing has increased as surrounding
growth pressure from urban centers, such as South Bend, Kalamazoo, and
Chicago makes its way into more affordable, rural areas. Nonetheless,
recent demand for more urban, walkable housing options closer to work may
ease some of this demand and reduce commute times.
With most of the South Bend metropolitan area’s major employment centers
within a 30-minute commute, Bertrand Township will likely continue to
attract residents seeking a rural setting in which to live, while working
elsewhere. Figure 2-3 highlights the average commuting time for township
residents.
With limited means of public transportation available in the Township, the
personal automobile is the primary mode of transportation. According to the
2016 American Community Survey, 56.5% of the working population in
Bertrand Township spend at least 20 minutes commuting to work, compared
to the roughly 48.3% of the working population in 1990. The average
commute was 25.1 minutes in 2016.
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Figure 2-3: Commuter Patterns in Bertrand Township
Time
Less than
5 Minutes
5 to 9
Minutes
10 to 14
Minutes
15 to 19
Minutes
20 to 29
Minutes
30 to 44
Minutes
45 to 59
Minutes
60 or
More
Minutes
Total

1990
#
%

2000
#
%

2010*
#
%

2016*
#
%

32

3.1

15

1.4

21

1.6

54

4.2

108

10.6

113

10.3

105

8.2

119

9.2

183

18.0

227

20.7

177

13.8

220

17.1

205

20.0

187

17.1

224

17.4

167

13.0

221

21.6

331

30.2

517

40.2

325

25.2

189

18.5

154

14.1

201

15.6

280

21.7

33

3.2

35

3.2

17

1.3

37

2.9

51

5.0

34

3.1

23

1.8

87

6.7

1,022

100.0

1,096

100.0

1,285

100.0

1,289

100.00

Source: U. S. Census Bureau 1990/2000, *2010/2016 ACS 5-Year Estimates
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Age
The age of Township residents provides an indication of economic,
transportation, recreational, and other current community needs and how
these needs will change as the composition of the population changes.
Sensitive community planning can help Bertrand Township maintain its high
quality of life and provide the opportunity for housing and services which
benefit every segment of the population.
Figure 2-4: Age Distribution
Age
Under 5 years
5 to 9 years
10 to 14
years
15 to 19
years
20 to 24
years
25 to 34
years
35 to 44
years
45 to 54
years
55 to 59
years
60 to 64
years
65 to 74
years
75 to 84
years
85 years and
over

Total

1990
#
%

2000
#
%

2010
#
%

127
153

5.7
6.9

117
156

4.9
6.6

124
178

4.9
7.0

185

8.3

172

7.2

168

148

6.6

177

7.4

83

3.7

113

307

13.8

345

2016* (est)
#
%
3.8
2.7

6.6

100
71
176

177

7.0

163

6.2

4.7

91

3.6

223

9.4

209

8.2

226

8.6

15.5

412

17.3

342

13.5

284

10.8

331

14.9

418

17.6

470

18.5

107

4.8

149

6.3

134

5.3

197

7.5

124

5.6

114

4.8

194

7.6

268

10.2

212

9.5

180

7.6

259

10.2

87

3.9

121

5.1

144

5.7

158

6.0

19

0.9

28

1.2

47

1.9

51

1.9

2,228

100%

2,380

100%

2,537

100%

2,631

100%

153

468

316

6.7

5.8

17.8

12.0

Source: U.S. Census Bureau 1990-2010, *2016 ACS 5-Year Estimates
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Figure 2-5 Median Age, 2010
60
50

48.80

46.40

42.90

42.20

41.70

40.30

40
30
20
10
0
Bertrand

Buchanan

Galien

Niles

Weesaw

Berrien County

Source: U.S. Census Bureau, 2010

In 2010, the median age in Bertrand Township was 46.4, which was higher
than all surrounding townships, except Weesaw, and much higher than
Berrien County. In general, the population of the township is aging, with all
groups 55 years old and over growing. The school age population of children
age 5 to 19 has declined slightly from 21% in 1990 and 2000 to 17% in
2010, while the young worker category of 20 to 34-years has declined by
10% from the 2000 population counts. 2016 American Community Survey
data suggests that this aging trend is continuing, with a median age
estimate of 49 years.
The most significant growth has been in the 45-54 age group which grew by
12% from 2000 to 2010. This age group tends to have established incomes
and is most likely to own their homes. This group is also less likely to
generate young children and impact the school system. The population of
residents 60 - 64 and older is also on the rise, increasing by 70% from 114
in 2000 to 194 in 2010. This group often requires certain types of housing
and transportation assistance. 2016 American Community Survey estimates
generally reflect the same trends and patterns. The 45-54 age group
declined slightly by less than a percent; however, the 60-64 population grew
by 38% between 2010 and 2016.
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Housing
Due to its rural and suburban nature, most of the Bertrand Township’s
housing stock, according to the 2016 American Community Survey, (96.0%)
is conventional, single-family residential. Only 37 housing units (3.1%) are
estimated as ‘mobile homes’ and 5 (0.4%) are listed as 1-unit attached.
Some scattered older homes have been converted to multiple family rentals.
Census figures show that only 0.4% of the housing stock has 2 or more
units.
Figure 2-6 Age of Housing Stock, 2016
Year Structure Built
272

300
209

250

164

160

200

178

123

150

74

100
50
0

0

9

2014 or later 2010-2013 2000 to 2009 1990 to 1999 1980 to 1989 1970 to 1979 1960 to 1969 1940 to 1959

1939 or
earlier

Source: 2016 ACS 5-Year Estimates

Approximately 38%of the township’s total housing units were constructed
prior to 1960. Another 31% were built after 1980, 14.3% of those were
built between 2000 and 2016. Earlier homes were tied to the agricultural
uses of their property, but the housing boom of the late 1990’s and early
2000’s was the result of non-farm residential development of a more
suburban nature.
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The table of building permits below shows a more detailed depiction of
housing stock constructed within Bertrand Township in recent years.
Figure 2-7 Building Permit Trends- 1999 – 2012
30

27

25
20

20

19

23

21
16

18
14

15
10

10

8
5

5
0

3

5

3

1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012

Source: Library Development and Data Services, Library of MI, Bertrand Township

The peak activity for building permits occurred in 2005, with a total of 27
new homes. Between 1999 and 2005, Bertrand Township saw an average of
18.7 new homes being built each year. However, with the financial crisis of
the later half of the 2000’s this number of new homes dropped significantly.
From 2006 to 2012 an average of 8.7 new homes were constructed
annually.
The housing stock in Bertrand Township includes mostly owner-occupied
units, with a small amount of renter occupied housing. The proportion of
owner-occupied units decreased from 1990 to 2000 by approximately 4% ,
which may indicate a trend toward conversion of previously owner-occupied
homes to either rental or multi-family use. Between 2000 and 2010 both
the number and percentage of renter occupied units in the township fell
slightly. However, between the 2010 Census and 2016 estimates, the
number of renter-occupied units almost doubled while the number of owneroccupied units stayed relatively the same.
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Figure 2-8: Trends in Owner/Renter Occupancy – 1990 to 2016
Year

Owner
Occupied

Percent

Renter
Occupied

Percent

1990
2000
2010
2016*

828
832
949
948

95.8
92.1
93.6
89.3

36
71
65
113

4.2
7.9
6.4
10.7

Total
Housing
Occupancy
864
903
1,014
1,061

Source: U.S. Census Bureau, *2016 ACS 5 Year Estimates

The median housing value in Bertrand Township increased by almost half
between 1990 and 2000 and almost doubled once more between 2000 and
2010. 2016 American Community Survey figures estimate that the median
housing value in the Township has slightly decreased since 2010. This may
be the result of an aging housing stock or decrease in housing demand
associated with a slight estimated decline in population.
Figure 2-9: Median Housing Value – 1990 to 2016
YEAR
2016*
2010*
2000
1990

Median Housing
Value**
$171,500
$181,600
$100,000
$57,200

Source: U.S. Census Bureau, *2010/2016 ACS 5 Year Estimates
**Not adjusted for inflation

Bertrand Township is steadily matching the faster growing communities to
its south in rising median housing values. This may reflect a demand for
residential options that are rural, yet in close proximity to urban centers;
and may also be a result of the newer residential growth.
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Source: 2-10:
2016 ACSRegional
5-Year Estimates
Figure
Comparison of Median Housing Values,
2016

120,700

142,900

149,800

98,800

142,000

100,000

97,100

150,000

134,100

171,500

200,000

50,000
0
Median Housing Value

Bertrand Township

Buchanan Township

Galien Township

German Township

Niles Township

Olive Township

Warren Township

Weesaw Township

Figure 2-11: Housing Value for Bertrand Township, 2016
Value

Less than $50,000
$50,000 to $99,999
$100,000 to $149,999
$150,000 to $199,999
$200,000 to $299,999
$300,000 to $499,999
$500,000 to $999,999
$1,000,000 or more
Total

Number
22
159
207
149
224
148
39
0
948

Source: 2016 ACS 5-Year Estimates

Percent
2.3
16.8
21.8
15.7
23.6
15.6
4.1
0.0
100

Median housing values for Bertrand Township in relation to nearby Niles and
South Bend area communities is indicative of a commuter lifestyle. Housing
values have historically risen, except for the 2016 estimate, despite minimal
growth in both local employment centers and commercial areas (although
this has been offset somewhat by the development of the Bertrand Crossing
Industrial Park). This pattern in commuter growth will add pressure for land
splits in rural areas. However, the growing attractiveness of housing
opportunities in urban, walkable areas may reduce the pressure on rural
development, though not offset it completely.
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Figure 2-12: Median Gross Rent
1990 to 2016
Bertrand
Township
2016*
2010*
2000
1990

Median Gross Rent
(In Dollars)**
$757
$485
$442
$382

Source: U.S. Census Bureau, *2010/2016 ACS 5 Year
Estimates
**Not adjusted for inflation

The cost of living in Bertrand Township has increased to be similar to that of
neighboring townships. Median gross rent has risen by nearly $300 to $757
between 2010 and 2016, and is now comparable to Niles Township at $688
per month, Galien Township at $723 per month, German Township (IN) at
$733, or Warren Township (IN) at $791 per month.
Income
The Census and American Community Survey measure income in three
ways; 1) median household, which is the average of all households (nonfamily and family); 2) median family, which is the average of all family
households, including single parents, and; 3) per capita income, which
averages all incomes among the entire population, including non-workers
like children.
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Figure 2-13:
Income 1990 to
2016
Per Capita
Income

Median
Household
Income

Median Family
Income

Bertrand
Township

Berrien
County

State of
Michigan

St. Joseph
County, IN

2016*

$32,724

$26,309

$27,549

$24,748

2010*

$31.446

$24,025

$25,135

$23,082

2000

$22,130

$19,952

$22,168

$19,756

1990

$13,907

$12,636

$14,154

$13,277

2016*

$66,776

$45,980

$50,803

$46,174

2010*

$65,147

$42,625

$48,432

$44,644

2000

$55,183

$38,567

$44,667

$40,420

1990

$33,365

$27,245

$31,020

$28,235

2016*

$78,750

$58,771

$63,958

$59,439

2010*

$71,974

$54,751

$60,341

$57,510

2000

$59,118

$46,548

$53,457

$49,653

1990

$36,076

$32,219

$36,652

$34,206

Source: U.S. Census Bureau, *2010/2016 ACS 5-Year Estimates

As Figure 2-13 above shows, the income levels in Bertrand Township are
above those for Berrien County, St. Joseph County and the State of Michigan
for all 3 categories shown. This represents an increase since 1990 when the
income levels were equal to or below those for the State.
Figure 2-14:
Bertrand Township Household Income – 2016
Household Income
Less than $10,000
$10,000 to $14,999
$15,000 to $24,999
$25,000 to $34,999
$35,000 to $49,999
$50,000 to $74,999
$75,000 to $99,999
$100,000 to $149,999
$150,000 to $199,999
$200,000 or more
Total

Source: 2016 ACS 5-Year Estimates
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27
41
117
50
141
205
132
261
61
26
1,061

Percent
2.5
3.9
11.0
4.7
13.3
19.3
12.4
24.6
5.7
2.5
100%
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Educational Attainment
Overall, Bertrand Township’s residents enjoy a comparable level of education
when compared to statewide and countywide averages.
Figure 2-15: Educational Attainment, 2016
Bertrand
Berrien
State of
St. Joseph
Township

County

Michigan

County, IN

5.6%

7.5%

7.0%

8.6%

33.3%

29.6%

29.6%

30.9%

Bachelor’s degree

7.9%

14.6%

10.0%
15.8%

9.1%

16.7%

7.7%

17.3%

Graduate/Prof. Degree

13.9%

10.9%

10.7%

11.0%

High School or higher

93.3%

89.1%

89.9%

87.7%

28.5%

26.7%

27.4%

28.3%

Less than 9th Grade
9th-12th Grade, no
diploma

High School Graduate

Some College, no degree
Associate Degree

Bachelor’s Degree or
higher

1.0%

23.7%

3.4%

22.7%

3.1%

23.8%

3.7%

20.9%

Source: 2016 ACS 5-Year Estimates

The Township’s population with at
least a high school degree (93.3%)
is higher than that of Berrien
County, the State of Michigan and
St. Joseph County, Indiana.
Additionally, 28.5% of Bertrand
Township’s residents age 25 and
older have a Bachelor’s Degree or
higher. This is also a greater
percentage than that of Berrien
County, St. Joseph County, and the
State of Michigan as a whole.
It is important to note that the recent establishment of the Buchanan
Promise will have a significant area impact. The Buchanan Promise is a postsecondary education scholarship program that provides financial assistance
to graduates of Buchanan Community Schools residing within the Buchanan
School District geographic boundaries. Graduates of Buchanan Community
Schools in spring of 2017 and after, who reside within the Buchanan
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Community School District and are admitted to a qualified post-secondary
program are eligible.
The Buchanan Promise is managed by the Michigan Gateway Community
Foundation, a 501(c)3 non-profit charitable foundation organized in the
State of Michigan, and located in Buchanan, Michigan, and funded by a
permanent endowment fund established for the purpose of providing a
Promise scholarship to Buchanan students.
Eligible students will receive a place-based scholarship to assist families with
the cost of attending a college or university, trade, or certificate program.
Students may receive up to $2,500 a year for four years, for a maximum of
$10,000. With this program, post-secondary education attainment is
anticipated to rise over future years.
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Existing
Land Use
CHAPTER 3
Bertrand Township is a rural township, characterized by rolling farm fields
and stands of mature woodlands. However, Bertrand Township is seeing
more and more development of a suburban character. As residents in the
Niles and South Bend areas move further out in search of country lifestyles,
Bertrand Township is experiencing new forms of residential, commercial and
industrial development.
Topography
Bertrand Township has a wide variation in topography from east to west.
Map 2 shows that the township is nearly bisected by a ridge that forms
steeply up its west side and then slopes gently down toward the St. Joseph
River. Near the river, the land once again drops steeply down to the river
valley.
The ridge line contains the highest points in Berrien County, rising to 918
feet above sea level. East of the ridge is a mostly level highland that is very
suitable for agriculture. This is the historic “Portage Prairie” which was a
gathering place for Native Americans and which was traversed by several
historic Indian and pioneer roads converging on Niles. Nearer to the east
border of the township, farms give way to woodlands and wetlands within
the small valleys formed by streams tributary to the St. Joseph River.
West of the ridge line, the lowlands contain both farm land and some of the
larger woodland and wetland areas in the township. This land is mostly flat,
although it rises slightly near the western boundary.
Natural Features
Map 3 shows the great variety of natural features that characterize Bertrand
Township. The St. Joseph River dominates the east edge of the township.
Seasonal wetlands are formed along the riverfront during flooding periods.
Woodlands line the streams that feed into the river.
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The St. Joseph River is particularly picturesque and relatively wide as it flows
past Bertrand and Niles townships. The scenic character of the river has
made it popular for residential sites as well as an exclusive country club and
golf course.
The west side of the ridge line also contains
numerous woodlands. As the land flattens
toward the west, several Berrien County
Drainage Commission drains are seasonally
flooded. The most significant natural
feature in this area is Dayton Lake, a
spring-fed lake that is the source of the
Galien River. Woodlands and semipermanent wetlands characterize the land
around the lake. These highly permeable
lands have prevented dense development
around Dayton Lake. As a result, much of the shoreline is still in a natural
state. In addition to Dayton Lake, the township is dotted with several other
small lakes and ponds.
The ridge area allows for spectacular views, particularly toward the west.
The topography in this area provides particularly attractive home sites that
are not suitable for agriculture due to the lack of prime soils, steep slopes
and emergent wetlands.
Land Use
Land use in Bertrand Township is dominated by agriculture. However,
because of the topography as well as the township’s proximity to a large
river and an urban area, there is a wide variety of land uses within the
township. The South Bend and Niles urban areas, the St. Joseph River, the
US 31 freeway, railroads, and Dayton Lake have all influenced settlement
patterns. Map 4 illustrates existing land use in Bertrand Township.
Agriculture
Agricultural land uses consist of 72% of all
land in the township. Agriculture includes
crop farming, plant nurseries and raising of
livestock. The prime farmland soils on the
Portage Prairie uplands east of the ridge
contain most of the larger farms. Large
farms also dominate the lowlands west of
the ridge, mostly south of Curran Road.
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Map 5 shows the location of Prime and Unique soils in the township. Most
prime farmland soils are in the uplands on the Portage Prairie and the lower
areas west of the ridge. The ridge contains many areas of unique soils,
which can be suitable for growing fruit bearing plants and trees. Several
apple, cherry, and other fruit orchards are in this area.
There is also an area of prime soils east of US 31, mostly south of Briar
Road. These soils are within the area located nearest to the residential
growth expanding from South Bend. Much of these prime farm areas have
already been divided into smaller lots and converted to residential use.
Residential
Residential uses are usually found along paved
roads as well as in subdivisions near the St.
Joseph River. Concentrations of one- to five-acre
lots are common along section-line roads. There
are several suburban-style subdivisions west of
US 31, but most of the residential development
consists of linear pockets of residences that
radiate away from major intersections. Such
concentrations can be found at Bakertown Road
and US 12, Orange and Bertrand roads, and at Buffalo Road and Red Bud
Trail near the Township Hall. Residential uses constitute 10.1% of township
land.
The only “townsite” concentration of homes is found in the unincorporated
village of Dayton, on the west side of Dayton Lake. Dayton owes its history
to the adjacent lake and the railroad that still serves Chicago, Niles and
Detroit with freight and Amtrak service. This area is characterized by older
homes within a traditional grid neighborhood, oriented toward the railroad
and the lake.
Subdivisions have been built near the St.
Joseph River. One example of these, The
Sanctuary, is just on the Michigan side of the
state line and is an extension of developed
areas in German Township, Indiana,
spreading north from South Bend.
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Two other significant subdivisions exist alongside the river, with minimum lot
areas under one acre. Several forty-plus acre farm parcels also abut the
riverfront. An exclusive golf club subdivision (Signal Point Country Club) is
located near the northeast corner of the township.
Commercial
Commercial uses occupy only four tenths of one percent (0.4%) of land in
the township. The most visible commercial use is the truck stop near the
intersection of US 12 and US 31. Other small businesses are sprinkled along
US 12, mostly between US 31 and Red Bud Road. Neighborhood scale
businesses can also be found at the Bakertown intersection and near
Dayton.
Industrial
Industrial land uses are concentrated at
Bertrand Crossing on the south side of
US 12, west of and adjacent to the US
31 freeway. Sanitary sewer and water
from the City of Niles serve this
development. An additional water tower
has increased the township’s water
capacity and will allow expansion of the
park. This water supply has also allowed
the Township to construct a second fire
department facility within the park.
Through the use of restrictive covenants, the light industrial uses within
Bertrand Crossing must provide decorative architectural features and
landscaping. This has resulted in an attractive industrial park that creates a
positive first impression of the Township
for first-time visitors entering from US
31. The park also benefits from the
presence of the Bertrand branch of Lake
Michigan College, which provides
community college classes, training
programs and assistance to the school
districts and businesses in the area.
Industrial uses comprise nine tenths of
one percent (0.9%) of land within the
township.
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In addition to Bertrand Crossing, a large industrial development is located on
the north side of US 12, east of US 31. This development is also served by
Niles public utilities and has access to rail.
Extractive Industries
There is a large gravel mining operation on the
north side of the township, straddling US 12.
This use is characterized by intensive noise, dust
and aesthetic impacts related to gravel pits, land
cuts and large mineral piles. This use comprises
one half of one percent (0.5%) of township land.
Public/Semi-Public
This designation includes public buildings such as the Township Hall,
Community Center, and Fire Department; churches; private recreation uses
open to the public such as the Golf Club; and facilities such as the landfill.
The landfill is located on both sides of the railroad
track on the northern edge of the township. This
landfill is owned and operated by Bertrand Township,
Niles Township, Buchanan Township and the cities of
Niles and Buchanan. This designation also includes
several cemeteries, some with burials dating to the
1830’s. Public/Semi-Public land uses account for
2.5% of the land within the township.
Woodlands
Mature tree cover dominates the parcels designated as woodlands on the
Existing Land Use Map. These properties often contain one or more
residential dwellings or some limited agricultural production, but for the
most part, they are woodlands. These lands are found in areas that are not
easily farmed, such as the western slope of the ridge and the small valleys
near the St. Joseph River.
The Natural Features map (Map 3) also shows that there are many stands of
tree cover that are significant in area but are located on parcels that are
dominated by an active land use such as agriculture. However, the presence
of these woodlands in an area dominated by farms shows a sensitivity for
wood lots and the unique contribution that they make to the rural character
of the township. Woodland properties make up 8.3% of the land in the
township.
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Wetlands
Map 3 shows the locations of wetlands in the township. Wetland areas
along the St. Joseph River are within the river flood plain and may not
appear as wetlands during dry periods or when flooding does not occur.
West of the ridge line, large seasonally or temporarily flooded wetlands are
located in low areas and are mostly centered on County drains.
Intermittently exposed, saturated and semi-permanently flooded wetlands
are found around Dayton Lake and other low-lying areas. A large wetland of
this type, Topinabee Lake, is located just east of US 31 and north of US 12.
This area is owned by the Southwest Michigan Land Conservancy and is a
refuge for migratory waterfowl. A viewing deck is available for visitors to
observe wildlife in this wetland ecosystem.
Vacant
Vacant lands are those lands that are not used for active agriculture or other
use. While several of the vacant parcels are obviously undeveloped
residential lots, the largest area of vacant land is in the west-central part of
the township, where several drains converge in a natural occurring wetland
area. Vacant land is only 1.4% of all land in the township.
Transportation
Bertrand Township is served by a road network
that includes a limited access freeway, a marked
US highway that has portions with access
management, Berrien County paved and unpaved
roads, and private roads. Map 6 shows the road
classifications from the Berrien County Road
Department.
Road configuration, conditions and maintenance
accommodate current volumes. The Township
meets with the County Road Department annually
to review the conditions of public rights-of-way.
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Other Land Features
The township is traversed by several miles of underground pipeline. These
lines are located within easements that restrict development nearby. The
pipeline is shown on the Transportation Map (Map 6).
Bertrand Township Today
The existing land use in Bertrand evokes a rural and agricultural landscape
that is typical of southern Michigan. The dominant use in the township is
agriculture, followed by residential. Most residential development has been
larger parcels split from lands that were once farmed.
While the current pace of growth is slower than past decades, the rapidly
developing northwest side of the South Bend metropolitan area threatens to
bring a dramatic change to the rural landscape. As such, the plan has been
revised to manage growth and direct it to desired locations, as this
document is a means by which the township can decide on an appropriate
response to growth pressure.
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Goals &
Actions
CHAPTER 4
The Master Plan does not “predict”
the future. Any expectation that this
plan will accurately anticipate what
might occur in even the next 5 years
should be quickly dismissed. As new
residents arrive in the community or
new citizens take charge of the
Township Planning Commission or
Board of Trustees, attitudes about
growth, township character, and
other plan elements may change. Even
drastically alter the township’s future.

The great French Marshall, Lyautey, once
asked his gardener to plant a tree. The
gardener objected that the tree was slow
growing and would not reach maturity for
100 years.
The Marshall replied, 'In that case, there
is no time to lose; plant it this
afternoon!'

one new major development could

Instead, the Plan, once adopted, is intended to set a direction for Bertrand
Township to follow in the next twenty years. That direction can follow many
branches and possibilities. The Plan, used properly, will guide the Township
through decisions about land use, public services, and a host of other issues.
But, the plan must remain flexible, to consider those changing circumstances
that no one can predict.
The following Vision, Goals and Actions are intended to provide a policy
roadmap against which decision makers can weigh their decisions. Land use
decisions that conflict with, or reverse the Vision, Goals and Objectives
cannot be taken lightly. Even in the period following the adoption of the
plan, changes may occur which were not necessarily expected. However, the
directions set by the Township should remain valid.
Establishing realistic and meaningful community Vision that is supported by
Goals and Actions is essential to effective Master Plan implementation.
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A VISION is the desired image of a community as seen through
the collective eyes of its citizens.
A GOAL is a destination, a final purpose which a community
seeks to attain its vision. A goal should be a broad general
statement.
An Action is a specific task to accomplish the Goal. It may be
very specific or detail a future action that should be undertaken.
Public meetings, community research, personal interviews, the 2003 and
2018 Community Surveys, and previous plans provided a general frame of
reference from which the following Vision, Goals and Actions were
developed. More basic than the Goals and Actions of this plan is the
following Township Vision Statement. This statement provides a common
frame of reference from which decisions are made, from validating Goals and
Actions to evaluating individual projects and land use requests.
Bertrand Township Vision Statement
Bertrand Township will maintain its rural character by encouraging farmland
preservation and promoting the use of land use tools to incorporate new
low-density development into the natural surroundings.
However, the
Township recognizes that it is located near a growth corridor and will
channel higher density development into appropriate locations near existing
growth areas, paved roads and urban services. New development will
respect the natural surroundings and protect the rural character of the
township.
To implement the Vision Statement, the Planning Commission and Township
Board adopted the following five general vision elements.
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Community Character
Goal Statements:
1. Retain Bertrand Township’s rural character
and maintain low density residential
development and agriculture as the primary
land uses in the township.
2. Promote community design that protects
natural resources and country lifestyle, and that is respectful of both
rural amenities and the history of the Township.
3. Support local and state agencies that provide incentive programs for
the preservation of natural features.
Action:
1) Discourage the accumulation of junk and related blight through a
combination of public education and ordinance enforcement. Review
the possibility of implementing the International Property Maintenance
Code.
Agricultural Preservation
Goal Statements:
1. Preserve prime and important agricultural
lands in the Township for continued
farming.
2. Support local enterprises for economic
viability and community networking, such
as farm markets, roadside stands, and
other agribusinesses. Encourage and
support roadside stands for the local
farming community to sell seasonal fresh
produce.
3. Minimize adverse impacts on agricultural lands adjacent to developing
areas by using appropriate buffer zones and site planning.
Actions:
1) Provide a clearinghouse of information at the township offices and on
the website concerning the following agencies and resources and
encourage farmers to participate in farmland preservation programs:
a. Berrien County Purchase of Development Rights program
b. USDA- United States Department of Agriculture
c. FSA- Farm Service Agency
d. CRP- Conservation Reserve Program
e. SAFE- Sate Acres for Wildlife Enhancement
f. CREP- Conservation Reserve Enhancement Program
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g. ECP- Emergency Conservation Program
h. EFRP- Emergency Forest Restoration Program
i. FWP- Farmable Wetland Program
j. GRP- Grassland Reserve Program
k. SWPP- Source Water Protection Program
l. PA116- Farmland and Open Space Preservation Program
m. PDR- Berrien County Purchase of Development Rights Program
2) Review the Zoning Ordinance to ensure that the number of non-farm
dwellings permitted within agricultural areas that are actively farmed
are minimized.
3) Identify partnering opportunities and strategies for farmland
preservation. Support historic farmsteads, such as centennial and
sesquicentennial farms, through partnerships through conservation
programs and general education efforts within the township.
4) Determine strategies to support and encourage roadside stands, farm
markets, and agribusinesses for the local farming community to sell
seasonal fresh produce and/or products.
Managed Growth
Goal Statements:
1. Provide for managed growth within the
township by encouraging new
development to maintain the rural and
scenic character of the community.
2. Follow the guidance of the Future Land
Use Map and land use categories when
deciding upon rezoning applications and major land use proposals.
3. Concentrate intensive development near the US-12/US-31 interchange
to prevent sprawling commercial developments along US-12.
4. Locate subdivisions and high-density residential developments in areas
where infrastructure can support them and direct residential
development to have access to major roads and create or preserve
natural buffers to shield new development from the roadway.
5. Maintain the quiet rural atmosphere by directing new business activity
to specific locations within the Township.
6. Protect areas that have significant environmental features while
providing for controlled growth in areas that are more appropriate for
development.
7. Support “aging in place” strategies for senior housing when water and
sewer upgrades make it feasible.
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Actions:
1) Adopt a subdivision ordinance with appropriate design guidelines to
reflect rural design objectives.
2) Adopt zoning tools for the Mixed Use Development and Village
Commercial future land use areas to complement the historic
settlements of Bertrand Crossing and Dayton.
3) Establish a protocol for consistent zoning enforcement.
4) Delete the MD Overlay District from the Official Zoning Map.
5) Work with area broadband providers to extend services.
6) Assess the possibilities of future regulation of alternative energy
sources, such as wind and solar. Determine appropriate locations that
are sensitive to rural character, scenic areas, prime farmland, and
existing residential areas.
Natural Environment
Goal Statements:
1. Protect the natural resource base and
quality of the natural environment.
2. Create contiguous areas of open land
to protect and promote wildlife,
woodlands and watersheds for the
long-term health of the community
and public enjoyment of the natural
resources.
Actions:
1) Adopt stormwater management guidelines for new subdivision
development. Require that within new developments, all above
ground, on-site storm water management systems be designed to
appear natural.
2) Review strategies for wetland preservation and incorporate regulations
into the site plan review process.
3) Update site plan submittal requirements to show the locations of trees,
invasive species, and other significant vegetation; topography, with
steep slopes highlighted; patterns of surface water drainage; location
of groundwater recharge areas and prime farmland soils.
4) Schedule regular communication with the Michigan Department of
Transportation and the Berrien County Road Department concerning
roadside tree preservation efforts during road improvement projects.
5) Study zoning tools to incentivize and encourage open space
preservation on unique and historic prairie lands, orchard lands and
steep ravines. For instance, non-contiguous Planned Unit
Development, Cluster Development, and Conservation Design
techniques.
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6) Review options for Environmental Buffer Overlay Zoning District to
protect surface water resources and watershed headwaters areas.
Transportation
Goal Statements:
1. Retain Bertrand Township’s rural
character by directing traffic to major
roads designed for and capable of
handling such traffic.
2. Provide and actively plan for access
management techniques along commuter
roadways, such as US-12.
Actions:
1) Require an adherence to principles and standards of an Overlay
District on commuter corridors, such as US-12. An Overlay District
could combine regulation for building character, landscaping, and
access management.
2) Identify ways to regulate truck traffic on local weight-restricted roads.
3) Coordinate regulatory efforts with the Berrien County Road
Department to ensure consistent enforcement and interpretation of the
requirements.
4) Maintain local gravel roads to retain rural character and traffic calming.
5) Cooperatively plan for a bicycle route across Bertrand Township along
US-12 with neighboring jurisdictions as a regional non-motorized
facility with connections to other area trail systems.
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Future land
use
CHAPTER 5
The Future Land Use classifications are intended to reflect the Vision and
Goals of the Township. The land use classifications focus on land use
patterns as supported by public input sessions that were scheduled
throughout the master plan update. Further, they are intended to support
the retention of a township character that is significantly rural and
agricultural in nature. The Future Land Use Map (Map 7) illustrates these
land use classifications.
While the Township acknowledges that new development will occur, it
strongly desires this growth to adhere to the following guidelines:
• Minimize conflicts between agricultural and residential uses;
• Protect the natural resource base and watersheds for the long-term
health of the community; and
• Protect the natural areas and rural character that have drawn, and
continue to draw, residents and visitors to the township.
Intent
This chapter presents a plan for the future use and development of land in
the Township and is intended to serve three purposes:
• Depict how and where new development should occur over the course of
the next twenty years.
• Establish the descriptions of the land use categories illustrated on the
Future Land Use Map.
• Provide general guidelines for land use and development in each
classification.
The future land use plan for the Township serves as a guide to assist
township officials with decisions regarding day-to-day planning, zoning,
land subdivision, and public improvement issues. The future land use plan is
general in scope. It is not, in most cases, intended to establish precise
boundaries of land use or exact locations of future uses in the same way as
the Official Township Zoning Map.
A future land use designation shown on a map does not mean that a
rezoning of land to a compatible district is appropriate at the time of an
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application. The Master Plan is a long-term vision and certain land use
decisions will depend on site-specific conditions at the time.
The timing and appropriateness of zoning map changes is dependent
upon several factors, such as availability of public utilities,
provisions for adequate roadways, environmental sensitivity, natural and
physical site constraints, traffic conditions and congestion, impacts on
public services, and the demand for a particular land use as determined
by market forces. Many additional case- and site-specific factors must
be considered when reviewing a request for rezoning a parcel of land,
aside from Future Land Use Map consistency.
The key to this section is that there is an important relationship
between land use planning and zoning. Planning is guiding land uses
from a policy standpoint, while zoning is the act of regulating the use
of these lands by law or ordinance. The laws of the State of Michigan
require that a community engage in land use planning activities,
including the preparation of a Master Plan, prior to the administration
of a zoning ordinance in a community.
Agricultural Preservation – AP (base density = 1 residential unit per
3 acres)
Description. Consistent with the overall vision articulated previously in this
document, a major emphasis is placed on supporting the continuation of
farming as an essential land use in the Township. During the process used
to formulate the Master Plan, the goal of preserving prime and important
agricultural lands was given almost universal support. The presence of
agricultural activities in Bertrand Township reflects its rural character and
quality of life. The intent of the Agricultural Preservation land use
designation is to provide for the continuation of agricultural activities and
low-density residential living.
As can be seen on the Existing Land Use Map (Map 4), every section of
Bertrand Township currently has lands devoted to agricultural related uses
and the existing land use base is comprised of 75% agricultural lands. The
Township cannot permanently protect the entire agricultural land base;
however, innovative development techniques can preserve large agricultural
areas while providing landowners the ability to develop their property.
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Recognizing that the township cannot protect every parcel of current
agricultural land, the Future Land Use map identifies those areas that have
the greatest long-term potential for active production, as well as long-term
preservation. This classification, Agricultural Preservation, was created
based on several factors, including sufficiently large existing parcels over 40
acres in size, prime farmland soils and lands that are adequately buffered
from scattered residential development pressures. Future land use
boundaries were drawn through the combination of these factors.
Implementation. Residential densities in this area should be limited to no
more than one unit per three acres overall for Planned Unit Developments.
In addition, it is recommended that the Township maintain zoning
regulations that reinforce the Master Plan’s goals and policies through
mandatory planned unit development provisions for developments of 10 lots
or more, cluster zoning, and other incentives to preserve the rural assets of
the community. Through the use of such techniques, permitted densities
can actually be increased slightly, but with less impact on the land base.
Rural Preservation – RP (base density = 1 residential unit per 3
acres)
Description. An area of land following the Portage Prairie Ridge and a large
area straddling US 31 are each designated as Rural Preservation. This
encompasses the developed and undeveloped lands that remain rural and, in
most cases, still exhibit those features considered most important to the
rural character of the community - lakes, wetlands, open spaces, woods,
fields, hills, and wildlife. Farms are still located within this category, but
they are not as dominant as within the AP designation. In addition, a small
area of active mining has been included within the RP designation. As Map 5
shows, much of this area (particularly on the ridge) contains “unique” soils
that are advantageous for production of fruit crops, so farms are still an
important feature in this area.
Much of the land in Rural Preservation
has begun to experience parcel splits
and scattered single family home
development along the main roads.
Certain areas also contain active
extraction sites which are anticipated
to be reclaimed as residential
developments in keeping with the
recommended densities within the
area. The purpose of this land use
category is to define those areas of the township where controlled low-
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density residential development can be permitted which will respect the
existing rural character of the land and surrounding area. To accomplish
this, residential densities should be limited to one unit per three acres
overall. Lower densities are encouraged where lands are adjacent to or have
an impact upon agricultural areas.
Implementation. Planned Unit Development is recommended for land that
will be reclaimed or undergo residential redevelopment to assure
compatibility with surrounding land uses. It is recommended that the
Township adopt zoning regulations that reinforce the Master Plan goals
through planned unit development provisions, cluster zoning, tree
preservation standards, natural feature setbacks and other incentives to
preserve the rural assets of the community. Through the use of such
techniques, permitted densities can actually be increased slightly, but with
less impact on the rural character and natural resource base.
Low Density Residential - LDR (base density = 1 residential unit per
2 acres)
Description. Areas designated as Low Density Residential are found
adjacent to or near the St. Joseph River and along US-12 near the northern
border of the township and adjacent to the landfill. These areas are
intended to allow residential development, but at a density that protects the
natural resources base and quality of the natural environment.
The Low Density Residential designation includes areas currently being
mined for sand and gravel. The township recognizes that these reclaimed
areas around gravel pits may be utilized for residential development to
maximize areas for lakefront residential homes. An end use plan for
extraction industries assists in the rehabilitation of land after a mining
operation is completed.
The St. Joseph River watershed provides wildlife habitat and outdoor
recreation opportunities for residents of both Bertrand Township and
surrounding communities. Threats to water quality in these areas that may
impact the surrounding water quality include land fragmentation and nonpoint source pollution from individual homes, in the form of fertilizers, septic
systems and storm water runoff.
Because of the important role the St. Joseph River plays in the community,
densities should range between 2 to 4 acres per residential home, but never
less than 2 acres, depending on the capability of individual properties to
provide on-site sanitary sewage disposal and the ability to incorporate
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natural feature setbacks and maximum impervious surface cover standards
to protect water resources.
Implementation. Use of an overlay zone can be especially effective to
ensure the consistent regulation of land uses within multiple zone districts.
Provisions within the overlay zone can establish a greenbelt along the river
and provide for natural vegetative strips to absorb excess stormwater runoff
from adjacent residential uses and protecting areas inappropriate for
development such as flood plains, wetlands, and steep slopes. Planned unit
development is recommended for land that will be reclaimed or undergo
residential redevelopment to assure compatibility with surrounding land
uses.
Medium Density Residential - MDR (base density = 1 residential unit per
1 acre)
Description. Although the majority of lands within Bertrand Township are
rural in character, small pockets of residential development have been
created at a higher density, evoking a suburban atmosphere. While
acknowledging the potential desirability of such housing choices in Bertrand
Township, there is a need to consider appropriate locations and
relationships. Residential densities of approximately one to two dwelling
units per acre have the potential to create land use conflicts in primarily
rural areas in the form of increased traffic, service expectations, land
fragmentation, loss of natural features and complaints of agricultural odors
and related nuisances.
As shown on the Future Land Use Map, this designation recognizes existing
areas that have already developed at the 1-2 dwelling units per acre density.
An existing MDR area also exists along the St. Joseph River, where
residential densities should be carefully observed to protect the long-term
watershed health of the adjacent river.
Implementation. Land management practices involving stormwater
management, fertilizer and pesticide controls and native landscaping will
ensure that existing densities do not create long-term impacts for those
areas within the St. Joseph River watershed.
Expansion of the existing MDR areas is not encouraged, particularly where
areas are isolated and in close proximity to agricultural lands. However,
there may be circumstances under which creation of new MDR areas
becomes desirable. For instance, should demand ever occur, this
designation is suitable for the placement of manufactured housing
communities. The characteristics of sites which would be appropriate for
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expansion or creation of new MDR sites include the following. The most
appropriate sites should meet at least three of these criteria:
•
•
•

•

Proximity (within one and one-half miles) to existing or planned
business/service centers, as identified on the Future Land Use Map, or
in adjacent townships/cities;
Access to US-12;
A preference for sites which do not contain land designated for
“Agricultural Preservation” on the Future Land Use Map or contain
sensitive environmental features (wetlands, hydric soils, steep slopes,
lakes and streams);
Availability of public water and sewer, or suitability of soils and hydrogeological conditions for approved community water and sewer
systems.

Mixed Use Development – MD
Description. The interchange area of US-31 and US-12 is Bertrand
Township’s most intense commercial and industrial area, and this portion of
the township is also served by water and sewer. Rather than accommodating
suburban sprawl from St. Joseph County, the generalized Mixed Use
Development designation along the state line was removed from the future
land use map, a significant change from the 2012 plan. Instead, the area
south of Topinabee Lake was determined to be the most appropriate area for
a range of complementary uses, as well a potential location for mixed use
developments. Because of the availability of water and sewer service and an
existing denser development pattern, this area is more feasible for a
concentration of restaurants, services, accommodations, retail sales, and
possibly even residential uses.
The Mixed Use Development area is a smaller and more distinct node on the
Future Land Use Map, rather than a greater swath of suburban growth. The
smaller geography of this area will lend itself to the potential for walkability
between uses, accommodations, and possibly residences.
The higher density and intensity of the Mixed Use Development area is
intended to provide a much smaller area of targeted growth and
development, rather than a larger unmanaged area of potential suburban
growth. The area near US-31 and US-12 can grow incrementally and
logically over time, and land use decisions can consider the timing and
appropriateness of growth in this area based on conditions at the time of
future applications.
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Implementation. New development in this area may be best
accommodated through the use of Planned Unit Development zoning to
provide maximum flexibility to accommodate a mix of complementary uses
in this area. Further, modifications to zoning requirements could provide
incentives to develop or redevelop parcels in this area. Over time, a specific
zoning district could be developed, or a specific Mixed Use Planned Unit
Development tool could be adopted, to acknowledge and implement the
future land use concept for this area.
Village Commercial – VC
Description. This designation recognizes the
historic settlement of Dayton. While demand for
future development is not anticipated because of
the lack of water and sewer service, the Dayton
area is still envisioned as a rural crossroadscharacter village, with limited commercial and
residential development. Given the proximity to
Dayton Lake, the area could be developed as a
small fishing village, or a vacation or recreation
attraction.
Pedestrian-Scale
While the immediate development of the Dayton
Commercial
area may not be feasible at this time, the Master
Plan continues to designate this area as a future Village Commercial area
with a mix of uses. Although the limits of this designation have been reduced
significantly, future commercial development should remain at a smallerscale than other commercial areas within the township. Future development
should be compatible with the existing residential neighborhood and blend in
with complementary rural architecture and compact traditional form.

Implementation. Similar to the Mixed Use Development area, the Village
Commercial designation could be implemented through Planned Unit
Development Zoning or a new zoning district.
Commercial - C
Description. There is only modest commercial development in the
Township, which generally follows US-12 and the interchange of US 12 and
US 31. According to public input sessions and Planning Commission
discussions, there is not a strong desire or need for widespread commercial
uses in the future. Furthermore, given the rural character of the Township
and the lack of utilities and infrastructure, significant additional commercial
uses beyond the US 12/US 31 area (except for those limited uses in the
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mixed use development area) would place an undue burden on the
community. Most commercial needs can be met in the nearby cities of
Buchanan, Niles, South Bend and surrounding areas. However, there is a
desire for some limited convenience service at specific locations, but these
should be compatible with the character of the community, complement the
development that already exists, and not create the appearance of
commercial strips.
The Future Land Use Map shows the existing commercial development along
the north side of US 12, west of US 31, but proposes a new area on the
south side of US 12 east of US 31. Because of the relative positions of roads
and highways, there is limited marketability for new agricultural or
residential uses in this triangular area. Since the sewer and water lines that
serve the Bertrand Crossing Industrial Park traverse this area, it is
appropriate for highway-oriented commercial uses, such as hotels,
restaurants and gas/convenience stores.
Implementation. It is very important that business/service areas be
carefully planned and concentrated, rather than be allowed to “sprawl” out
along US-12. Therefore, commercially-designated areas are limited to the
US 31-US 12 interchange area. Access management techniques should be
applied along major transportation corridors to encourage limited driveways,
shared parking and consistent use of sign design and character.
Industrial - IND
Description. The Township is served by Bertrand Crossing, which has both
sanitary sewer and water services supplied by the City of Niles. In addition
to Bertrand Crossing, the township also has lands designated as light
industrial on the north side of US 12, east of US 31. A primary goal for
Bertrand Township is to concentrate intensive development near the US
12/US 31 interchange. It is within these areas that the necessary
infrastructure, including both sewer and water, rail and highway access have
been provided and where existing land uses create minimal conflict for
continuation of services.
Implementation. An area for future expansion has been provided adjacent
to Topinabee Lake as a result of surrounding land uses, access to rail lines,
and proximity to extended water and sewer lines. Because this area has
significant natural features and an adjacent land preserve, building and
development impacts should be minimized. Development should only occur
with connections to sanitary sewer to prevent impacts to the Topinabee
wetland. It is recommended that this area be developed within an industrial
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park with strong development controls to ensure that the pristine nature of
Topinabee Lake and the adjacent preserve is not negatively impacted.
Utilization of sewer and design requirements minimizing impervious
surfaces, such as shared parking, maximum parking standards and best
management practices for stormwater runoff should be required for any new
development. It is recommended that the Township zoning ordinance be
amended to establish specific standards regarding the type and quality of
development to be permitted in this location.
Landfill - LF
Description. North of and adjacent to the existing extraction area is the
landfill that is operated by the adjoining townships and cities. There is no
expectation that the use of these lands will change during the lifetime of this
plan. The township recognizes, therefore, that these uses should not be
expanded significantly beyond the areas designated.
Re-Evaluation
The Michigan Planning Enabling Act requires that the Master Plan be
reviewed at least every five years to determine if the plan remains
relevant or if an update is necessary. Over time, conditions inevitably
change, and a reevaluation of goals and accomplishments is needed. While
the Planning Enabling Act does not provide specific guidance for the fiveyear plan review, the following criteria shall be used when considering
amendments to the boundaries of future land use areas and applicable land
use policies within each growth area, or the combinations of these factors.
Considerations during re-evaluation include, but are not limited to, the
following factors:
•
•
•
•
•
•

Amount and capacity of undeveloped land remaining within the future
land use areas which could be used to satisfy the demand for
development prior to expanding boundaries.
Projected population growth within the township and demand for
additional land areas for commercial, mixed use, or industrial
development.
Present and planned sewer capacity for commercial and industrial
areas.
The capacity and condition of the road system.
The ability of the township, county and other public agencies to
provide necessary services to the new growth areas and the additional
resulting population.
Community surveys and input.
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•
•
•
•
•

Impact on public health, safety and welfare.
Changes to conditions considered at the time of the 2019 plan update.
Environmental constraints and sensitivity.
Adverse impact to adjacent or nearby property.
Any other relevant criteria.

The Bertrand Township Master Plan considers land use and infrastructure
issues and projects 20 years into the future. If a five-year review of the
Master Plan and the existing conditions within and around commercial,
mixed use, and industrials areas indicates that the boundaries do not have
sufficient capacity to accommodate forecasted growth, the township should
first assess strategies to enhance the efficiency of land use within the
boundaries, followed by amending the plan if determined to be necessary.
ZONING PLAN
The Michigan Planning Enabling Act (Public Act 33 of 2008) requires that a
Master Plan include a “zoning plan” with an “explanation of how the land use
categories on the further land use map relate to the districts on the zoning
map” (MCL 125.3833).
The Township is divided into 9 zoning districts. The 9 districts include one
agricultural district; three single family residential districts; one
manufactured housing district; one commercial district; one industrial
district; two mixed use/PUD districts; and a landfill district.
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Zoning Plan Matrix
FUTURE LAND USE PLAN
DESIGNATION

AP – Agriculture Preservation

RP – Rural Preservation

CHAPTER 5

CORRESPONDING ZONING DISTRICTS
AG – Agricultural District
The presence of agricultural activities in
Bertrand Township reflects its rural character
and quality of life. The intent of the Agricultural
District is to provide for the continuation of
farming. The regulations of the District are
intended to ensure that land areas within the
township which are well suited for production
of food and fiber are retained for that purpose,
unimpeded by the intrusion of incompatible
uses which would hinder farm operations and
irretrievably deplete agricultural lands. As an
Agricultural District, certain effects such as
odors, noise, application of chemicals, and
other external effects typically associated with
farming operations shall be recognized and
reasonably tolerated provided they do not pose
a threat to the general health, safety, and
welfare of Bertrand Township residents.
Open space developments are encouraged. The
District accommodates very low-density
residential development and other uses
generally associated with an agricultural and
rural character.
RR – Rural Residential District
The intent of this district is to encourage low
density (minimum lot size of 3 acres) single
family residential development and typical
compatible uses along with less intensive
agricultural operations and some extraction
activities. This combination of farming and
extremely low-density residential land use is
intended to preserve the rural character of the
district. This zoning district makes up a large
portion of the Township and is compatible with
adjacent agricultural activities.
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FUTURE LAND USE PLAN
DESIGNATION

CORRESPONDING ZONING DISTRICTS

LDR – Low Density Residential

R-1 – Low Density Residential District
The regulations of this district are intended to
encourage a suitable environment for lowdensity residential (minimum lot size 2 acres),
and compatible supportive recreational,
institutional, and educational uses.

MDR – Medium Density
Residential

MD – Mixed Use Development

CHAPTER 5

R-2 – Medium Density Residential District
The regulations of this District are intended to
encourage a suitable environment for medium
density residential (minimum lot size 1 acre),
and compatible supportive recreational,
institutional, and educational uses. Public
water and sewer systems are desired in this
zoning district and land use designation.
PUD- Planned Unit Development
Planned Unit Developments modify the
traditional forms of zoning to permit a
developer to secure advantages which can be
passed on to the general public by virtue of
more desirable and more economical
development. Planned Unit Developments
provide a controlled degree of flexibility in the
placement of structures, and lot sizes, and
uses, while maintaining superior planning and
development standards. As a future action, the
Township may draft a specific Mixed Use
Development Zoning District or MD PUD option
to implement this future land use category.
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FUTURE LAND USE PLAN
DESIGNATION

VC – Village Commercial

C - Commercial

CHAPTER 5

CORRESPONDING ZONING DISTRICTS
PUD- Planned Unit Development
Planned Unit Developments modify the
traditional forms of zoning to permit a
developer to secure advantages which can be
passed on to the general public by virtue of
more desirable and more economical
development. Planned Unit Developments
provide a controlled degree of flexibility in the
placement of structures, and lot sizes, and
uses, while maintaining superior planning and
development standards. As a future action, the
Township may draft a specific Village
Commercial Zoning District or VC PUD option
to implement this future land use category.
C – Commercial District
There is not a strong desire or need for
widespread commercial uses in the township.
Furthermore, given the rural character of the
township and the lack of utilities and
infrastructure, significant additional
commercial uses would place an undue burden
on the community. Most commercial needs can
be met in the nearby cities of Buchanan, Niles,
South Bend and surrounding areas. However,
there is a desire for some limited convenience
service at specific locations, but these should
be compatible with the character of the
community, complement the development that
already exists, and not create the appearance
of commercial strips. Commercial zoning
should be located along US Highways 12 and
31 with emphasis and concentration at the
intersection of these highways.
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FUTURE LAND USE PLAN
DESIGNATION

IND – Industrial

LF - Landfill
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CORRESPONDING ZONING DISTRICTS
IND – Industrial District
The regulations of this District are intended
primarily for more intensive commercial and
general industrial uses. The District is
established to encourage operations which
manufacture, compound, process, package,
treat and assemble products from previously
prepared materials. This zoning district should
be utilized in areas services by both water and
sewer and in close proximity to US Highway 12
and 31.
L – Landfill District
The regulations of this District are intended to
provide for lands where a municipal landfill can
be operated, along with any uses accessory to
a landfill. In addition, this district provides
locations where landfill gases or other landfill
byproducts can be utilized for energy
generation. The district also provides for some
end uses after the municipal landfill is closed
and capped.
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CONCLUSION
The Future Land Use Map and plan for Bertrand Township reflects the
township’s desire to remain an attractive, rural community that preserves its
agricultural heritage while recognizing existing growth pressures. This plan
implements the Vision Statement and serves as a guide for future
development within Bertrand Township. By implementing the
recommendations in this plan, Bertrand Township will continue to be a
desirable place to live, work and visit.
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Appendix
Resolutions
The following pages include the Planning Commission Resolution of Approval
and Recommendation of the Master Plan as well as the Township Board
Resolution of Master Plan Approval.
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