
Notice of an Electronically Conducted 
Regular Meeting of the Charter Township of Union 

Planning Commission 

Notice is hereby given that the Charter Township of Union Planning Commission will conduct a 
regular meeting electronically on Tuesday, December 15, 2020 at 7:00 p.m., consistent with the 
emergency declarations and direction from state and county health officials to slow the spread of 
the COVID-19 virus and the Open Meetings Act (Public Act 267 of 1976, as amended).” 

There will be no in-person attendance in the Township Hall Board Room (2010 S. Lincoln Rd., Mt. 
Pleasant, MI 48858), although some Planning Commission members and Township staff may choose 
to participate from this location. 

All interested persons may attend and participate. The public may participate in the meeting by 
computer and smart phone using the following link to the electronic meeting location: 
https://us02web.zoom.us/j/89751444718 (Meeting ID: “897 5144 4718” Passcode “038923”).  The 
moderator will open public access to the electronic meeting space at 6:55 p.m. 

To participate via telephone conference call, please call (312) 626-6799. Enter “897 5144 4718” and 
the “#” sign at the “Meeting ID” prompt. Lastly, re-enter the “#” sign again at the “Participant ID” 
prompt to join the meeting. 

The meeting agenda, packet of materials relating to the meeting, and instructions for connecting to 
the meeting electronically are available on the Township’s website under “Minutes and Board 
Packets” at http://www.uniontownshipmi.com/. 

Questions and comments will be received during the public comment sections of the meeting.  For 
participants accessing via computer or smartphone to indicate a desire to address the Planning 
Commission, please use the “Raise Your Hand” button at the bottom center of the screen.  To raise 
your hand for telephone dial-in participants, press “star” and then the number “nine” (*9).  The Chair 
will call on you by the last three digits of your phone number to invite any comment, at which time 
you will be unmuted by the meeting moderator. 

If there are a large number of participants, the Chair may choose to call on individuals by name or 
telephone number. Please speak clearly and provide your name and address before making your 
comments. Please note that the meeting moderator will control the muting and unmuting of 
participants during public comment. 

Written comments to the Planning Commission may also be delivered to the drop box at the Township 
Hall. Comments received prior to 3:00 p.m. on the day of the meeting will be read aloud to the 
Planning Commission. 

Persons with disabilities needing assistance to participate should call the Township office at (989) 772-
4600. Persons requiring speech or hearing assistance may contact the Township through the Michigan 
Relay Center at 711. A minimum of one (1) business day of advance notice will be necessary for 
accommodation. 

https://us02web.zoom.us/j/89751444718
http://www.uniontownshipmi.com/


Instructions to Participate in an Electronically Conducted 
Regular Meeting of the Charter Township of Union 

Planning Commission 
 
The Charter Township of Union Planning Commission will conduct a regular meeting electronically on 
Thursday, December 15, 2020 at 7:00 p.m., consistent with the emergency declarations and direction 
from state and county health officials to slow the spread of the COVID-19 virus and the Open 
Meetings Act (Public Act 267 of 1976, as amended). 
 
All interested persons may attend and participate.  The public may participate in the meeting by 
computer and smart phone using the following link to the electronic meeting location: 
https://us02web.zoom.us/j/89751444718 (Meeting ID: “897 5144 4718” Passcode “038923”).   
 
To participate via telephone conference call, please call (312) 626-6799. Enter “897 5144 4718” and 
the “#” sign at the “Meeting ID” prompt. Lastly, re-enter the “#” sign again at the “Participant ID” 
prompt to join the meeting. 
 
The moderator will open public access to the electronic meeting space at 6:55 p.m.   
 
 Raise Your Hand for Citizen Participation During the Public Comment Periods 
 
Questions and comments will be received during the public comment sections of the meeting. For 
participants accessing via computer or smartphone to indicate a desire to address the Planning 
Commission, please click on the “Raise Your Hand” icon near the bottom of your screen. 
 

 
 
Click “Lower Hand” to lower it if needed.  The host will be notified that you have raised your hand.  
The Mute/Unmute function will be controlled by the meeting moderator. 
 
To raise your hand for telephone dial-in participants, press “star” and then the number “nine” (*9). 
The Chair will call on you by the last three digits of your phone number to invite any comment, at 
which time you will be unmuted by the meeting moderator. 
 
Do I need to download the Zoom app to access the meeting?  No.  Use of the Zoom app is 
recommended, but you will have options to “download & run Zoom” or “join from your browser” 
when you click on the link to join the meeting.   
 
Can I Use Bluetooth Headset?  Yes, if the Bluetooth device is compatible with the computer or 
mobile device that you are using. 
 
Do I have to have a webcam to join on Zoom?  While you are not required to have a webcam to join 
a Zoom Meeting, you will not be able to transmit video of yourself. You will continue to be able to 
listen and speak during public comment and view the webcam video of other participants. 
 
Leaving the Meeting:  Click the “Leave Meeting” link at the bottom right corner of the screen at any 
time to leave the meeting. 

https://us02web.zoom.us/j/89751444718


 
 
 

Planning Commission 
Regular Electronic Meeting. Instructions for access will be posted and available on website 

(uniontownshipmi.com) home page  
December 15, 2020 

7:00 p.m. 
 

1. CALL MEETING TO ORDER  

2. PLEDGE OF ALLEGIANCE  

3. ROLL CALL  

4. APPROVAL OF MINUTES 
 -November 17, 2020 
 
5. CORRESPONDENCE / BOARD REPORTS / PRESENTATIONS  

A. Cody updates from Board of Trustees 
B. Buckley updates from ZBA 

 

6. APPROVAL OF AGENDA  

7.  PUBLIC COMMENT: Restricted to (3) minutes regarding items not on this agenda 

8.  NEW BUSINESS 
    A.  PSUP 20-02 (Malley Construction) Special Use Permit Application for a contractor’s 
yard on the southeast corner of Packard St. and Airport Rd. 

a. Introduction 
b. Public Hearing 
c. Updates from the Applicant and Staff 
d. Deliberation 
e. Action (recommendation to the Board of Trustees) 

 
B.  PSPR 20-15 (Malley Construction, 1565 Park Place) Preliminary Site Plan Application 
for a contractor’s yard on the southeast corner of Packard St. and Airport Rd. 

a. Introduction 
b. Updates from the Applicant and Staff  
c. Deliberation 
d. Action (approve, deny, approve with conditions) 

 
C.  PSPR20-16 (Consumers Energy) Preliminary Site Plan Application for modernization of 
the “city gate” natural gas facility on the south side of E. Pickard Rd. west of S. Summerton 
Rd. 
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a. Introduction 
b. Updates from the Applicant and Staff  
c. Deliberation 
d. Action (approve, deny, approve with conditions) 

 
D.  PSPR20-17 (Reals-Palmer LLC) Preliminary Site Plan Application for Biggby Coffee 
location on the north side of E. Pickard Rd. west of S. Summerton Rd. 

a. Introduction 
b. Updates from the Applicant and Staff  
c. Deliberation 
d. Action (approve, deny, approve with conditions) 

 
E.  Request for restoration of temporary relief from sidewalk construction for two (2) 
properties on Remus Rd. (Merchandise Outlet and Woodland Investments). 

a. Introduction 
b. Updates from Staff  
c. Deliberation 
d. Action (approve, deny, approve with conditions) 

 
9.  OTHER BUSINESS  

A.  Master Plan implementation 

        a.  Continue discussion of action items. 

10.  EXTENDED PUBLIC COMMENT: Restricted to 5 minutes regarding any issue 

11.  FINAL BOARD COMMENT 

12.  ADJOURNMENT 
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Board Expiration Dates

# F Name L Name Expiration Date 
1-BOT Representative Lisa Cody 11/20/2020

2-Chair Phil Squattrito 2/15/2023
3-Vice Chair Ryan Buckley 2/15/2022
4-Secretary Alex Fuller 2/15/2023

5-Vice Secretary Mike Darin 2/15/2022
6 Stan Shingles 2/15/2021
7 Jessica Lapp 2/15/2023
8 2/15/2021
9 Doug LaBelle II 2/15/2022

# F Name L Name Expiration Date 
1- PC Rep Ryan Buckley 2/18/2021
2 - Chair Andy Theisen 12/31/2022

3 - Vice Chair Liz Presnell 12/31/2022
4 - Secretary Taylor Sheahan-Stahl 12/31/2021

5 - Vice Secretary Judy Lannen 12/31/2022
Alt. #1 Brandon LaBelle 12/31/2022
Alt. #2 Jim Engler 2/15/2021

# F Name L Name Expiration Date 
1 Doug LaBelle II 12/31/2022
2 12/31/2020
3 Bryan Neyer 12/31/2022

Alt #1 Randy Golden 12/31/2022

# F Name L Name Expiration Date 
1 Don Long 12/31/2020
2 Mike Lyon 12/31/2020
3 12/31/2018

4-BOT Representative 11/20/2020

# F Name L Name Expiration Date 
1 Colin Herron 12/31/2021
2 Richard Jakubiec 12/31/2021
3 Andy Theisen 12/31/2021

1 Mark Stuhldreher 12/31/2022
2 John Dinse 12/31/2021

1 Ruth Helwig 12/31/2023
2 Lynn Laskowsky 12/31/2021

Planning Commission Board Members (9 Members) 3 year term

Citizens Task Force on Sustainability (4 Members) 2 year term

Construction Board of Appeals (3 Members) 2 year term

Hannah's Bark Park Advisory Board (2 Members from Township) 2 year term

Zoning Board of Appeals  Members (5 Members, 2 Alternates) 3 year term

Board of Review (3 Members) 2 year term

vacant seat
vacant seat

vacant seat

vacant seat

Chippewa River District Library Board 4 year term
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Board Expiration Dates

# F Name L Name Expiration Date 
1-BOT Representative 11/202024

2 Thomas Kequom 4/14/2023
3 James Zalud 4/14/2023
4 Richard Barz 2/13/2021
5 Robert Bacon 1/13/2023
6 Marty Figg 6/22/2022
7 Sarvijit Chowdhary 1/20/2022
8 Cheryl Hunter 6/22/2023
9 Vance Johnson 2/13/2021

10 Michael Smith 2/13/2021
11 David Coyne 3/26/2022

# F Name L Name Expiration Date 
1 Kim Smith 12/31/2022
2

# F Name L Name Expiration Date 
1 Robert Sommerville 12/31/2022

# F Name L Name Expiration Date 
1 - BOT Representative Kimberly Rice 11/20/2020
2 - PC Representative Mike Darin 8/15/2022
3 - Township Resident Matt Mertz 8/15/2021
4 - Township Resident Jeremy MacDonald 10/17/2022
5 - Member at large 8/15/2021vacant seat

Sidewalks and Pathways Prioritization Committee (2 year term -PC Appointments)

Cultural and  Recreational Commission (1 seat from Township) 3 year term
Vacant

Mid Michigan Area Cable Consortium (2 Members)

EDA Board Members (11 Members) 4 year term
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CHARTER TOWNSHIP OF UNION 
Planning Commission 

Regular - Electronic Meeting Minutes 
 

A regular-electric meeting of the Charter Township of Union Planning Commission was held on 
November 17, 2020 as a virtual meeting through the Zoom meeting platform. 
 
Meeting was called to order at 7:04 p.m. 
 
Roll Call 
Present: Darin, Fuller, LaBelle, Shingles, Squattrito, and Thering 
Excused: Buckley and Clerk Cody 
 
Others Present 
Rodney Nanney, Community and Economic Development Director; Zoning Administrator, Peter 
Gallinat, and Administrative Assistant, Jennifer Loveberry 
 
Approval of Minutes 
LaBelle moved Thering supported the approval of the October 20, 2020 regular meeting as 
presented.  Vote: Ayes: 6 Nays: 0. Motion carried. 
 
Correspondence / Reports/ Presentations 

A. Board of Trustees – Newly elected board’s term starts 11/20/20 at noon 
B. Annual Report from the ZBA 

Thering moved Shingles supported to approve the annual written report from the ZBA as 
presented and have Township staff forward report to the Planning Commission.  Vote: Ayes: 6 
Nays: 0. Motion Carried. 
 
Approval of Agenda 
Fuller moved Darin supported to approve the Agenda as presented.  Vote: Ayes: 6 Nays: 0. 
Motion Carried. 
 
Public Comment  
Open 7:10 p.m.  
No comments were offered.  
Closed 7:11 p.m. 
 
New Business  
 A.  PREZ 20-03 (Grayling Investors) Application to rezone the northern 465 feet of PID 

14-026-20-001-06 on the SW corner of E. Broomfield Rd. and S. Isabella Rd. from 
the B-4 (General Business) to the B-5 (Highway Business) District 
a.  Introduction 
b.  Public Hearing 
c.  Updates from the Applicant and Staff 
d.  Deliberation 
e.  Action (recommendation to the Board of Trustees) 
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Community and Economic Development Director introduced PREZ 20-03 Request to rezone a 
parcel that is currently split zoned B-4/B-5 to the B-5 (Highway Business) District, which would 
accommodate the development of a restaurant with drive through service.  The Director 
emphasized the Commission’s responsibility to evaluate the application based on the criteria 
outlined in Section 14.5.G of the Zoning Ordinance and to include relevant findings of fact and 
conclusions in any recommendations to the Board of Trustees. 
 
Public Hearing  
Open:  7:16 p.m. 
No correspondence received by Township Staff. 
No comments were offered. 
Closed:  7:18 p.m. 
 
Applicants Richard Jaskowski and Sara Ross updated the commissioners and were available for 
questions. 
 
Motion by LaBelle, supported by Fuller, to recommend to the Township Board of Trustees that 
the PREZ 20-03 Zoning Map Amendment to rezone the northern 465 feet of PID 14-026-20-001-
06 from the B-4 (General Business) to the B-5 (Highway Business) District be adopted based on 
the following findings and conclusions:  
1. The setbacks for both districts are equal. The subject parcel meets the required lot dimension 
standards for both a B-4 and B-5 parcel.  

2. A parcel that is split-zoned in two different business districts can create obstacles for 
development as to where a use can go or if a use is allowed at all.  

3. The subject site is located on the northern edge of the Bluegrass Center Area as defined on the 
Future Land Use Map. The Bluegrass Center Area Plan also encourages mixed use 
developments, with first floor retail/office/entertainment/restaurant venues and residential units 
on upper floors, as the intended predominate uses, especially in the core of this area along E. 
Bluegrass Rd.  

4. Nearly all of the core of the Bluegrass Center Area is currently zoned B-5 (Highway 
Business).  

5. The full range of allowable uses in the proposed B-5 District include auto-oriented activities 
that are not fully consistent with the Bluegrass Center Area Plan, but the proposed rezoning 
should be adopted based on the following information that supports a change without a need to 
amend the Master Plan:  

a. The timing of adoption of the new Zoning Ordinance No. 20-06, which disallowed drive-
through restaurants in the B-4 (General Business) District, is a relevant fact to consider with 
regards to this requested zoning change.  

b. Although the applicant failed to submit their final site plan application while Zoning 
Ordinance No. 1991-5 was in effect, the SUP 2019-06 special use permit for a filling station was 
approved and the previous SPR 2019-12 preliminary site plan for a filling station and restaurant 
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with drive-through facilities did receive an initial informal review under the former Zoning 
Ordinance, which allowed these land uses in both zoning districts.  
 
6. Based on trends in the area, availability of public infrastructure, the timing of this rezoning 
proposal is appropriate for consideration.  
 
7. This amendment will not create any special privilege, result in unlawful exclusionary zoning 
or set an inappropriate precedent. No adverse impacts are anticipated by the proposed rezoning 
or development of the lot consistent with Zoning Ordinance requirements.  
Roll Call Vote: Ayes: Darin, LaBelle, Fuller, Shingles, Squattrito, and Thering Nays: 0. 
Motion Carried. 
 
    B.  Approve the 2021 Meeting Schedule 
          a.  The Sidewalks and Pathways Prioritization Committee – schedule joint meeting 

during the regular January Planning Commission meeting? 
 
Shingles moved Thering supported to approve the schedule of regular meetings of the Planning 
Commission for the 2021 calendar year to take place at 7:00 p.m. on the third Tuesday of each 
month in accordance with the requirements of the Open Meetings Act and approved scheduling a 
joint meeting with the Sidewalks and Pathways Prioritization Committee by inviting them to the 
January 19, 2021 Planning Commission meeting.  Roll Call Vote: Ayes: Darin, LaBelle, 
Fuller, Shingles, Squattrito, and Thering Nays: 0. Motion Carried. 
 

C. Approve the 2020 Annual Report to the Board of Trustees 
Shingles moved Thering supported to approve the Planning Commission Annual Report for 
2020 and authorize staff to forward the report to the Board of Trustees.  Roll Call Vote: Ayes: 
Darin, LaBelle, Fuller, Shingles, Squattrito, and Thering Nays: 0. Motion Carried. 
 
Other Business 
 

A.  Master Plan implementation 

        a.  Continue discussion of action items:  Water Quality, Industrial Districts, 

Code Enforcement, and Capital Improvements Program 

       b.  Understanding the Problem – Housing Handout 

The commission continued their discussion and evaluation of Mater Plan implementation 
priorities. Tonight’s continued discussion focused on the Union Township Master Plan Housing 
section and the Understanding the Problem – Housing Handout.   
 
Extended Public Comment  
Open –8:36 p.m. 
No comments were offered. 
Closed – 8:36 p.m. 
 
Final Board Comment 
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Squattrito – Thank you to James Thering for his service to the Planning Commission and 
congratulations on his newly elected position to the Board of Trustees. 
Thering – Shared to the commission that the planning commission has been a positive and eye-
opening opportunity.  Thanked the commissioners for the time he spent being part of the 
Planning Commission. 
 
Adjournment – Chairman Squattrito adjourned the meeting at 8:39 p.m. 
 
 
 
APPROVED BY:                               _______________________________________ 

                                                                        Alex Fuller - Secretary 
            Mike Darin – Vice Secretary  
 
(Recorded by Jennifer Loveberry)  
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Community and Economic Development Department 
2010 S. Lincoln Rd. 

Mt. Pleasant, MI 48858 
989-772-4600 ext. 232 
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SPECIAL USE PERMIT REPORT 

TO: Planning Commission DATE: December 8, 2020 

FROM: Peter Gallinat, Zoning Administrator ZONING: I-1 Industrial District  

PROJECT: PSUP20-02 Preliminary Special Use Permit Application for Contractors Yard. 
Expansion of Malley Construction. 

PARCEL(S):  PID 14-011-30-001-07, 14-011-40-002-00 

OWNER(S): Malley Bradley J & Denise R 

LOCATION: Approximately 8.59 acres on the south side of East Airport Road and east of Packard 
Rd. in the SW 1/4 of Section 11. 

EXISTING USE: Existing storage building. ADJACENT ZONING: I-1,  

FUTURE LAND USE DESIGNATION:  Industrial/Employment. This category promotes traditional 
industrial employment. Located near regional nodes with convenient access to interchanges, this 
district provides an opportunity to diversify the industrial employment base of the township by 
reserving areas for research, development, technology, and corporate offices or campuses.  Types 
of industries may include automotive, electronics, alternative energy technologies, computers, 
communications, information technology, chemical or biomedical engineering. 

ACTION REQUESTED:  To hold a public hearing, review, and make recommendations to the Board 
of Trustees on the special use permit application for a Contractor’s Yard per Section 14.3.J. 
(Standards for Special Use Approval).     

Background Information 
Malley Construction is proposing a Contractor’s Yard located east of Packard St. This is an 
expansion of the business currently conducted at 1565 S. Park Place.  A Contractor’s yard is 
defined as a site on which a building or construction contractor stores equipment, tools, vehicles, 
building materials, and other appurtenances used in or associated with building or construction. 
A contractor's yard may include outdoor or indoor storage, or a combination of both.  A 
Contractors Yard is a special use in the I-1 Light Industrial District. The project includes: 

• Construction of a gravel parking lot for outdoor storage of construction materials. 
• Use of existing building on site for indoor storage of construction materials.  
• Installation of screening along Airport Rd.  

Review Comments 
Section 14.03J. of the Zoning Ordinance establishes the standards for special use approval.  
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Special use permit approval is subject to a Planning Commission public hearing and 
recommendation to the Board of Trustees.  The Board of Trustees retains final authority to 
approve or deny any special use permit.  The Planning Commission’s recommendation should 
include “affirmative findings of fact and records adequate data, information, and evidence” to 
support a conclusion that the proposed special use conforms to the standards of Section 14.03.J. 

Each of the seven (7) standards from this Section are listed below in bold printed text.  Staff 
review comments follow under each standard: 

1. The proposed land use is identified in Section 3 as a special use in the zoning district.  

The proposed use conforms to this standard.  A Contractor’s Yard is listed as a Special 
Use for the I-1 Light Industrial district (Section 3.16). 

2. The location, design, activities, processes, materials, equipment, and operational 
conditions of the special use will not be hazardous, detrimental or injurious to the 
environment or the public health, safety or general welfare by reason of traffic, noise, 
vibration, smoke, fumes, odors, dust, glare, light, drainage, pollution or other adverse 
impacts.  

The proposed use conforms to this standard.  The proposed Contractor’s Yard on the 
east side of Packard Street is an expansion of an existing business on the west side of 
this street.  The expansion of contractor’s equipment and materials storage and activity 
at the proposed location is not anticipated to significantly increase environmental 
impacts beyond that of the existing facility.  The scope of activity associated with the 
proposed use is not anticipated to adversely impact or be injurious to the environment 
or the public health, safety or general welfare. 

3. The special use will be designed, constructed, operated, and maintained in a manner 
compatible with adjacent uses, the surrounding area, and the intent of the zoning 
district. Where determined necessary by the Planning Commission or Township Board, 
the applicant has provided adequately for any restrictions on hours or days of operation, 
minimization of noise, and screening improvements or other land use buffers to ensure 
land use compatibility and minimize adverse impacts.  

The proposed use can conform to this standard, subject to confirmation of compliance 
with all applicable Township ordinances as part of the required preliminary and final site 
plan approvals for this development.  The screening required by Section 10 of Zoning 
Ordinance No. 20-06 will enhance the beautification of the area.  This will make the area 
more attractive to future development of Industrial uses. 

4. The special use location and character is consistent with the general principles, goals, 
objectives, and policies of the adopted Master Plan.  

The proposed use conforms to this standard.  A Contractor’s Yard would be traditional 
industrial employment and thus meets the objectives of the Master Plan. 

5. The proposed special use conforms to all applicable requirements or standards of this 
Ordinance or other Township ordinances. 
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The proposed use can conform to this standard, subject to confirmation of compliance 
with all applicable Township ordinances as part of the required preliminary and final site 
plan approvals for this development.  The development of the Contractor’s Yard in the I-
1 district will be subject to applicable site development and other Zoning Ordinance 
requirements, including Section 6.31 (Outdoor Storage, General). 

The proposed use is also subject to the applicable standards of other Township 
ordinances, including the Private Road Ordinance No. 2000-09.  Packard Street south of 
Corporate Dr. is a public road under the City of Mt. Pleasant’s jurisdiction, but the 
section of Packard St. north of Corporate Dr. to E. Airport Rd. is a private road under the 
Township’s jurisdiction. 

The proposed closure of the northern portion of Packard Street is not in conformance 
with the Township’s Private Road Ordinance, which does not include any option for 
closure or gating of an approved private road.  The proposed closure is also not in 
conformance with the Ord. No. 2000-09 requirement that, “All properties served by the 
private road shall provide adequate access for emergency vehicles.”  Closure of this 
section of Packard St. would cause emergency vehicles to be required to undertake a 
circuitous alternative route to access properties on E. Airport Rd., significantly 
lengthening the response time and potentially endangering the public health, safety, 
and welfare of residents, workers, and others in the area. 

To be consistent with this standard, any special use permit approval recommendation 
for the proposed use should include a recommended condition that the closure of 
Packard St. be removed from the site plan. 

6. Approval of the special use location will not result in a small residential or non-residential 
area being substantially surrounded by incompatible uses. 

The proposed use conforms to this standard.  The surrounding land is planned for 
Industrial/Employment land uses and zoned I-1, Light Industrial District.  This includes 
land on the north side of E. Airport Rd., where there are several legal nonconforming 
single-family residential dwellings.  

7. The impact of the special use will not exceed the existing or planned capacity of public or 
municipal services or infrastructure; including but not limited to roads, police and fire 
protection services, refuse disposal, municipal water or sewerage systems, other utilities, 
drainage facilities, and public or private wells. The proposed use will not create 
additional requirements at public cost for services or infrastructure that will be 
detrimental to the economic welfare of the community. 

The proposed use can conform to this standard.  The proposed use is not anticipated to 
adversely impact the capacity of available public services, provided that the closure of 
Packard St. be removed from the site plan.  

011



4 | P a g e  

Objective 
Following the hearing, the Planning Commission shall review the application materials, together 
with any reports and recommendations, and any public comments. The Planning Commission 
shall identify and evaluate all relevant factors and shall then take action by motion to 
recommend to the Township Board approval, approval with conditions, or denial of the special 
use permit application, or to postpone further consideration of the application to a date certain 
in accordance with the provisions of Section 14.3.F.4. 

Key Findings 
1. A Contractor’s Yard is listed as a Special Use for the I-1 Light Industrial district. 

2. The expansion of contractor’s equipment and materials storage and activity at the 
proposed location is not anticipated to significantly increase environmental impacts 
beyond that of the existing facility. 

3. The proposed use is consistent with the Master Plan’s future land use designation for this 
site 

4. The proposed closure of the northern portion of Packard Street, as depicted on the 
preliminary site plan, is not in conformance with the Township’s Private Road Ordinance. 

Recommendations 
Based on the above findings, I would ask that the Planning Commission consider taking action to 
recommend approval of Special Use Application PSUP 20-02, subject to the following conditions: 

1. The proposed closure of Packard St. shall be removed from the site plan for the Contractor 
Yard development. 

2. A final site plan is approved for the proposed special use PSUP 20-02 development.  
 

Please contact me at (989) 772-4600 ext. 241, or via email at pgallinat@uniontownshipmi.com, 
with any questions about this information. 

Respectfully submitted, 

Peter Gallinat, Zoning Administrator 
Community and Economic Development Department 
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Draft Motions:  PSUP 20-02 Malley Construction 
Contractor’s Yard Special Use Permit Application 

 
MOTION TO RECOMMEND APPROVAL:   

Motion by _________________________, supported by _________________________, to 
recommend to the Township Board of Trustees to approve the PSUP 20-02 special use permit 
application from Malley Construction for a Contractor’s Yard on approximately 8.59 acres of land 
(parcel numbers 14-011-30-001-07 and 14-011-40-002-00) on the south side of East Airport Road 
and east of Packard St. in the southwest quarter of Section 11 and in the I-1 (Light Industrial) zoning 
district, finding that it fully complies with Section 14.3.J. (Standards for Special Use Approval). 

MOTION TO RECOMMEND APPROVAL WITH CONDITIONS:   

Motion by _________________________, supported by _________________________, to 
recommend to the Township Board of Trustees to approve the PSUP 20-02 special use permit 
application from Malley Construction for a Contractor’s Yard on approximately 8.59 acres of land 
(parcel numbers 14-011-30-001-07 and 14-011-40-002-00) on the south side of East Airport Road 
and east of Packard St. in the southwest quarter of Section 11 and in the I-1 (Light Industrial) zoning 
district, finding that it can comply with Section 14.3.J. (Standards for Special Use Approval), subject 
to the following conditions: 

1. The proposed closure of Packard St. shall be removed from the site plan for the Contractor 
Yard development. 

2. A final site plan is approved for the proposed special use PSUP 20-02 development.  

________________________________________________________________________________ 

________________________________________________________________________________ 

MOTION TO RECOMMEND DENIAL:   

Motion by _________________________, supported by _________________________, to 
recommend to the Township Board of Trustees to deny the PSUP 20-02 special use permit 
application from Malley Construction for a Contractor’s Yard on approximately 8.59 acres of land 
(parcel numbers 14-011-30-001-07 and 14-011-40-002-00) on the south side of East Airport Road 
and east of Packard St. in the southwest quarter of Section 11 and in the I-1 (Light Industrial) zoning 
district, finding that it does not comply with Section 14.3.J. (Standards for Special Use Approval), for 
the following reasons: 

________________________________________________________________________________ 

________________________________________________________________________________ 

MOTION TO POSTPONE ACTION:   

Motion by _________________________, supported by _________________________, to 
postpone action on the PSUP 20-02 special use permit application from Malley Construction for a 
Contractor’s Yard on approximately 8.59 acres of land (parcel numbers 14-011-30-001-07 and 14-
011-40-002-00) until __________________ _______, 2021 for the following reasons:  

________________________________________________________________________________ 

________________________________________________________________________________ 
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SITE PLAN REPORT 

TO: Planning Commission DATE: December 8, 2020 

FROM: Peter Gallinat, Zoning Administrator ZONING: I-1 Industrial District  

PROJECT: PSPR 20-15 Preliminary Site Plan Approval Application for Contractors Yard. 
Expansion of Malley Construction 

PARCEL(S):  PID 14-011-30-001-07, 14-011-40-002-00  

OWNER(S): Malley Bradley J & Denise R 

LOCATION: Approximately 8.59 acres on the south side of East Airport Road and east of Packard 
Rd. in the SW 1/4 of Section 11. 

EXISTING USE: Existing storage building. ADJACENT ZONING: I-1 

FUTURE LAND USE DESIGNATION:  Industrial/Employment. This category promotes traditional 
industrial employment. Located near regional nodes with convenient access to interchanges, this 
district provides an opportunity to diversify the industrial employment base of the township by 
reserving areas for research, development, technology, and corporate offices or campuses.  Types 
of industries may include automotive, electronics, alternative energy technologies, computers, 
communications, information technology, chemical or biomedical engineering. 

ACTION REQUESTED:  To review and take action to approve, deny, or approve with conditions 
the PSPR 20-15 preliminary site plan dated November 19, 2020 for the Malley Construction 
Contractors Yard. 

Review Comments 
Malley Construction is proposing a Contractor’s Yard located east of Packard St. This is an 
expansion of the business currently conducted at 1565 S. Park Place.  The following review 
comments are based on the applicable Ordinance requirements, including Section 6.32 (Outdoor 
Storage, General), Section 14.2.P. (Required Site Plan information), and the standards for 
preliminary site plan approval found in Section 14.2.S. of the new Zoning Ordinance:  

1. 14.2.P. – Site plan Information Requirements.  The following items of required 
preliminary site plan information are missing: 

o Show the 66-foot-wide Packard Street private road right-of-way required per Section 
II.2.a. of the Private Road Ordinance on the site plan. 

o Add the delineation of the minimum 75-foot-wide front yard setback from the 
Packard St. right-of-way line to the site plan as required for the I-1 zoning district. 

o Add the ground floor area, height, and a description of the anticipated use of the 
existing building to remain on-site to the site plan. 
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2. Section 3.16. – Setbacks.  

The site plan displays required setback information for the I-1 district.  

3. Section 8.1. – Environmental Performance Standards.   

The application documentation indicates that no hazardous materials will be stored on 
the lot storage of hazardous waste.  Per Section 6.31. (Outdoor Storage, General), the 
following requirements will apply to the use of this lot as a Contractor’s Yard: 

a. Materials that might generate fumes, odors, or dust, cause a fire hazard, or attract 
rodents or insects shall be stored in closed containers.   

b. Outdoor storage of materials that might cause a fire hazard shall be subject to 
approval by the Fire Chief.   

c. Materials, particularly waste materials, shall not be allowed to accumulate on the 
site in such a manner as to be unsightly, constitute a fire hazard, or contribute to 
unsanitary conditions.   

d. Materials and waste must be secured to prevent wind-blown debris off the premises.  

4. Section 9.1. – Parking.    

Per Section 9.2.G., a minimum of one (1) parking space per employee is required for a 
contractor’s yard.  Parking spaces shall satisfy the requirements of Section 9.3 (Parking 
Layout and Construction).  However, a note on the site plan states that, “No employees 
will be required on site.”  Sufficient existing employee parking is available on the current 
Malley Construction parcel west of Packard St.   

Staff would have no objection from a planning perspective to Commission approval of 
the preliminary site plan with the parking arrangement as presented, provided that the 
use of the property remains exclusively for equipment storage.   

5. Section 9.5 – Loading Space.  

The size of any required loading space shall be based on the types of delivery vehicles 
typically utilized by the establishment, provided that in industrial districts sufficient land 
area must be available to provide a 10 foot by 50-foot space if the use of the property 
changes.  Currently the gravel lot is large enough to satisfy loading space for the site.    

6. Section 9.6 – Access Management. 

The project as proposed calls for the closure of a portion of the Packard St. private road 
to allow for the connection of the new site with the existing site on the west side of 
Packard St. at 1565 S. Park Place.  Township Staff does not support this connection due 
to health and safety concerns regarding first responders’ direct access from E. Pickard 
Road to E. Airport Rd., and because of the proposed closure’s noncompliance with the 
requirements and standards of the Township’s Private Road Ordinance No. 2000-09.  
The following access-related details will need to be addressed on the final site plan: 

o Remove the proposed closure of Packard St. from the site plan. 
o Show an access point on the site plan from either E. Airport Road or Packard St.  
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7. Section 7.10 Sidewalks and Pathways. 

Public sidewalks along the frontage of the development within the adjacent road rights-
of-way are required per the Township’s Sidewalk and Pathway Ordinance, unless 
temporary relief has been specifically requested on the site plan from this requirement 
per the Township’s established policy for timing of sidewalk installations.  The plan 
shows a portion of sidewalk 5 feet in width located on E. Airport Road, but not along the 
entire width of the property.  No sidewalks are shown on Packard St.  The following 
sidewalk-related details need to be addressed by the applicant on a revised site plan: 

a. Add a proposed five-foot sidewalk along Packard St. and the entirety of the parcel 
along E. Airport Rd. one foot inside of the road rights-of-way, along with the necessary 
design and construction details consistent with the Township’s Sidewalk and Pathway 
Ordinance. 

b. If temporary relief from sidewalk construction is requested in a note added to the 
updated site plan, note all of the following criteria for relief that apply to the request 
per the Township’s established policy for the timing of sidewalk construction:  

i. The development is located on a property zoned industrial.  
ii. The development is located on property with road frontage where no car-

pedestrian injury or fatality, due to the need of the pedestrian to walk in the 
roadway, has occurred for a distance of 1 mile in either direction of the 
development. A car-pedestrian accident within 1 mile of area provided relief 
from building the sidewalk will require sidewalk construction within 1 year.  

iii. Less than 50% of the surveyed sections of the township along the road fronting 
the proposed development has sidewalks. If on a corner lot, the mile will 
extend in both directions along the frontage roads. Once the threshold has 
been met all parcels will be required to construct sidewalks within 1 year. 

iv.  If the cost of the sidewalk construction exceeds more than 50% of the total 
cost of the project. 

c. If requested by the applicant on the final site plan, staff would have no objection from 
a planning perspective to a Commission determination that temporary relief from 
sidewalk construction is warranted for this project at this time, based on the 
Township’s policies. 

8. Section 8.2. – Exterior Lighting. 

No exterior lighting is proposed.  Any new or altered exterior lighting must conform to 
Section 8.2 (Exterior Lighting) standards and be detailed on the final site plan. 

9. Section 7.6 – Fencing.  

A six-foot chain-link fence is proposed around the property.  Site plan notes the chain 
link fence will be vinyl coated to comply with Section 6.31.A. (Enclosure) requirements.  
The following fence detail will need to be addressed on the final site plan: 

o The fence location near the intersection of Packard St. and E. Airport Rd. must comply 
with Section 4.6 (Clear Vision Triangle) standards.  
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10. Section 10.2.B –Landscaping and Screening. 

A detailed landscape plan is not required until the final site plan stage, but the applicant 
has added conceptual landscaping showing a proposed tree-row along E. Airport Rd.   

Per the requirements of Section 10 (Landscaping and Screening), all unpaved portions of 
the site shall be planted with grass, ground cover, shrubbery, or other suitable live plant 
material, except where specific landscape elements, such as a greenbelt, berms, or 
screening are required.  Such plant material shall extend to the edge of any abutting 
paved area, roadway, or gravel shoulder, except that trees and shrubs shall be set back 
a minimum of ten (10) feet from the edge of any uncurbed paved area, roadway, or 
gravel shoulder.  Grass areas in the front yard of all non-residential uses shall be planted 
with sod or hydroseeded.   

The following is a summary of the minimum landscaping and screening requirements 
that apply to the 786 feet of frontage along E. Airport Road and 274 feet of frontage on 
Packard St.  Any adjustments to meet minimum requirements for both road frontages 
will need to be addressed by the applicant on the final site plan: 

a. 1 deciduous street tree is required per 40 feet of road frontage.  20 required and 40 
are proposed. 

b. 1 ornamental tree is required per 100 feet of road frontage. 8 are required and 6 are 
proposed.  

c. 8 shrubs are required per 40 lineal feet of road frontage. 20 are required and 21 are 
proposed.  

d. 7 deciduous street trees, 2 ornamental trees, and 7 shrubs will be required along 
Packard Rd.  Currently none are proposed.  

11. Outside agency approvals 

The applicant shall be responsible for obtaining all necessary permits or approvals from 
applicable outside agencies, prior to final site plan approval.  This plan requires outside 
agency approval from the Mt. Pleasant Fire Department, Isabella County Transportation 
Commission, Isabella County Drain Office, Isabella County Road Commission, and the 
Township’s Public Services Department. 

Objective 
The Planning Commission shall review the application materials and site plan, together with any 
reports and recommendations.  The Planning Commission shall identify and evaluate all relevant 
factors and shall then take action by motion to approve the site plan, to approve the site plan 
with conditions, to deny the site plan application, or to postpone further consideration of the site 
plan to a date certain in accordance with Section 14.2.H. of the Zoning Ordinance. 

Key Findings 
1. The proposed project expands an existing business and utilizes otherwise vacant 
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industrial property. 

2. A closure of Packard St. is not supported due to health and safety of first responders’ 
direct access from E. Pickard Road to E. Airport Rd., and because of the proposed closure’s 
noncompliance with the Private Road Ordinance No. 2000-09.  

3. The site plan is missing several items of required preliminary site plan information but is 
sufficiently complete for Planning Commission review. 

4. The site plan as presented does not conform to the following standards for preliminary 
site plan approval found in Section 14.2.S. (Standards for Site Plan Approval): 

o The proposed development conforms to the applicable standards and conditions 
imposed by this Ordinance and other applicable Township ordinances. 

5. If updated consistent with the details noted in this report, a revised preliminary site plan 
can fully conform to Section 14.2.S. (Standards for Site Plan Approval).  

Recommendations 
Based on the above findings, I would ask that the Planning Commission consider taking action to 
approve preliminary site plan PSPR 20-15, subject to the following conditions: 

1. Remove the proposed closure of Packard St. from the final site plan for the project. 

2. Provide all items of required information on the final site plan per Section 14.2.P. 

3. Preliminary site plan approval is contingent upon Board of Trustees final approval of the 
PSUP2 20-02 Contractor’s Yard special use permit for this project. 

Please contact me at (989) 772-4600 ext. 241, or via email at pgallinat@uniontownshipmi.com, 
with any questions about this information. 

Respectfully submitted, 

Peter Gallinat, Zoning Administrator 
Community and Economic Development Department 
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Draft Motions:  PSPR 20-15 Malley Construction Contractor’s Yard 
Preliminary Site Plan Review Application 

 
 
MOTION TO APPROVE:   

Motion by _________________________, supported by _________________________, to 
approve the PSPR 20-15 preliminary site plan from Malley Construction for a Contractor’s Yard 
on approximately 8.59 acres of land (parcel numbers 14-011-30-001-07 and 14-011-40-002-00) 
on the south side of East Airport Road and east of Packard St. in the southwest quarter of Section 
11 and in the I-1 (Light Industrial) zoning district, finding that the site plan with a revision date of 
November 19, 2020 fully complies with the applicable Zoning Ordinance requirements for 
preliminary site plan approval, including Sections 14.2.P. (Required Site Plan information) and 
14.2.S. (Standards for Site Plan Approval). 

MOTION TO APPROVE WITH CONDITIONS:   

Motion by _________________________, supported by _________________________, to 
approve the PSPR 20-15 preliminary site plan from Malley Construction for a Contractor’s Yard 
on approximately 8.59 acres of land (parcel numbers 14-011-30-001-07 and 14-011-40-002-00) 
on the south side of East Airport Road and east of Packard St. in the southwest quarter of Section 
11 and in the I-1 (Light Industrial) zoning district, finding that the site plan with a revision date of 
November 19, 2020 can comply with applicable Zoning Ordinance requirements for preliminary 
site plan approval, including Sections 14.2.P. (Required Site Plan information) and 14.2.S. 
(Standards for Site Plan Approval), subject to the following condition(s): 

1. Remove the proposed closure of Packard St. from the final site plan for the project. 

2. Provide all items of required information on the final site plan per Section 14.2.P. 

3. Preliminary site plan approval is contingent upon Board of Trustees final approval of the 
PSUP2 20-02 Contractor’s Yard special use permit for this project. 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

MOTION TO DENY:   

Motion by _________________________, supported by _________________________, to deny 
the PSPR 20-15 preliminary site plan from Malley Construction for a Contractor’s Yard on 
approximately 8.59 acres of land (parcel numbers 14-011-30-001-07 and 14-011-40-002-00) on 
the south side of East Airport Road and east of Packard St. in the southwest quarter of Section 
11 and in the I-1 (Light Industrial) zoning district, finding that the site plan with a revision date of 
November 19, 2020 does not comply with applicable Zoning Ordinance requirements, including 
Sections 14.2.P. (Required Site Plan information) and 14.2.S. (Standards for Site Plan Approval), 
for the following reasons: 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 
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Draft Motions:  PSPR 20-15 Malley Construction Contractor’s Yard 
Preliminary Site Plan Review Application 

 
 
MOTION TO POSTPONE ACTION:   

Motion by _________________________, supported by _________________________, to 
postpone action on the PSPR 20-15 preliminary site plan from Malley Construction for a 
Contractor’s Yard on approximately 8.59 acres of land (parcel numbers 14-011-30-001-07 and 
14-011-40-002-00) until __________________ _____, 2021 for the following reasons:  

1. Until the Board of Trustees has taken final action to approve the PSUP2 20-02 Contractor’s 
Yard special use permit for this project. 

2. To allow for time for the applicant to revise the preliminary site plan to provide all items 
of required information on the final site plan per Section 14.2.P., and to remove the 
proposed closure of Packard St. from the plan. 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 
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SITE PLAN REPORT 

TO: Planning Commission DATE: November 25, 2020 

FROM: Rodney C. Nanney, AICP 
Community and Economic Development Director 

ZONING: B-7 Retail and Service 
Highway Business  

PROJECT: PSPR 20-16 - Preliminary Site Plan Approval Application for the Pickard Road City 
Gate Reconstruction Project. 

PARCEL(S): PID 14-013-20-001-00  

OWNER(S): Consumers Energy 

LOCATION: Approximately 2.9 total acres on the south side of E. Pickard Rd. between S. 
Summerton Rd. and the Baymont Inn in the NE1/4 of Section 13. 

EXISTING USE: Essential service natural gas distribution ADJACENT ZONING: B-7 and I-2 

FUTURE LAND USE DESIGNATION:  Community Commercial.  This land use category is intended 
the widest variety of retail and service businesses, but is not intended for heavy commercial/light 
industrial uses like landscaping or contractor yards, heavy auto repair, or similar uses that may 
require some form of outside storage.  Locations for this district are based on arterial road 
frontage and the need for high traffic volumes with convenient, well-managed access. 

ACTION REQUESTED:  To review and take action to approve, deny or approve with conditions the 
PSPR 20-16 preliminary site plan dated “Nov 2020” for the Consumers Energy Pickard Road City 
Gate Reconstruction Project.  

Background Information 
Project Summary 

Consumers Energy is proposing to reconstruct its existing “city gate” facility, which is an essential 
component of the utility company’s regional natural gas distribution system and is regulated as 
an “essential service” land use allowed in all zoning districts subject to site plan approval.  The 
planned reconstruction would include: 

• Replacement of the existing equipment shelter structures with a new 34-foot by 44-foot 
(1,496 square-foot) building with an enhanced steel and brick facade. 

• Replacement and upgrading of utility infrastructure and equipment on the site. 
• Replacement of the existing chain-link fencing on the north and east sides of the secured 

enclosure with a seven (7) foot tall black ornamental steel fence. 
• Removal of the gravel turnaround and parking area adjacent to E. Pickard Rd. and 

establishment of a new access drive and entrance from S. Summerton Rd. 
• Extensive landscaping improvements in areas of the site not encumbered by underground 

infrastructure, along with protection of existing trees and vegetation. 
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New Zoning Ordinance Site Plan Review Process  

This is the first project to come before the Planning Commission for review under the new Zoning 
Ordinance No. 20-06, which includes an updated site plan review process that requires both 
preliminary and final site plan approval as follows: 

 

Per Section 14.2.J., approval of a preliminary site plan by the Planning Commission “shall indicate 
its general acceptance of the proposed layout of buildings, streets, drives, parking areas, and 
other facilities and areas.”   

Per Section 14.2.L., Planning Commission approval of a final site plan “constitutes the final zoning 
approval for the project and allows for issuance of a building permit to begin site work or 
construction, provided all other construction and engineering requirements have been met.”  
Documentation of all applicable outside agency permits and approvals is required as part of the 
final site plan application. 

The most significant change from the prior Ordinance is that outside agency approvals are not 
required at this preliminary site plan stage.  This change was made to provide an opportunity for 
the applicant to receive direction from the Planning Commission related to the site plan earlier 
in the development process. 

Essential Services and Limited Modifications to Regulations 

The Consumers Energy City Gate natural gas facility meets the definition of an “essential service” 
under our Zoning Ordinance.  Essential service land uses are allowed in all zoning districts, subject 
to site plan approval.  Section 7.15 (Essential Services) also provides for the Planning Commission 
to be able to approve a site plan that includes “modification to regulations governing lot area, 
building or structure height, building or structure placement, and use of land in the Township 
when strict compliance with such regulations would not be practical or feasible.”   

This provision to allow modifications is limited by the following additional statement in this 
section:  “Essential services shall comply with all applicable regulations that do not affect the 
basic design or essential operation of said services.”    

Review Comments 
The following review comments are based on the applicable Ordinance requirements, the 
required information for a preliminary site plan (see Section 14.2.P.), and the standards for 
preliminary site plan approval found in Section 14.2.S. of the new Zoning Ordinance. 

043



 

3 | P a g e  

1. Section 14.2.P. - Site Plan Information Requirements.  The site plan conforms to the 
minimum information requirements for a preliminary site plan with one exception that 
will need to be addressed on the final site plan: 

o Add a specific revision date (month/day/year) on the final site plan cover sheet. 

2. Section 3.15. - Setbacks.  The location and dimensions of the existing facility’s fenced 
enclosure will not be altered by the planned reconstruction.  The proposed building 
location conforms to the minimum required setbacks of the B-7 District. 

3. Section 8.1.B.6. - Environmental Performance Standards.  Applicant has confirmed that 
hazardous materials on-site are limited to an underground storage tank containing 
Mercaptan, the odorant added to natural gas before distribution to customers.  

4. Section 9.1 - Parking.  A note on sheet C-0251-PMT - 4 confirms that the site will not be 
regularly occupied.  Employees will visit for periodic maintenance and inspections.  There 
is sufficient space within the fenced enclosure to accommodate temporary parking of 
vehicles for these purposes.  No other off-street parking is required for this facility. 

5. Section 9.5 – Loading Space.  Sufficient space has been provided within the fenced 
enclosure to satisfy the minimum loading space requirement for this land use. 

6. Section 9.6 - Access Management.  This Section establishes driveway standards designed 
to preserve the function and capacity of E. Pickard Rd. (M-20).  The site is currently served 
by one (1) existing driveway approach from M-20, which is planned to remain in place as 
a secondary access point.  The applicant has proposed to provide a new primary access 
point from S. Summerton Rd. into the site.  Section 9.6 limits each lot to one access point, 
but also provides the option for the Planning Commission to approve a second access 
from a side street where the new driveway will not prevent adjacent lots from complying 
with the access spacing standards in this Section. 

The new driveway approach eliminates the need for the turnaround area adjacent to E. 
Pickard Rd.  The removal of this turnaround will improve the appearance of this site and 
will be a benefit to the community.  Staff would have no objection from a planning 
perspective to approval of the preliminary site plan with this new driveway access.   

7. Section 7.10 - Sidewalks and Pathways.  The plan shows the existing public sidewalk 
along E. Pickard Rd., but the minimum 5-foot-wide sidewalk required along the S. 
Summerton Rd. frontage is missing.  The following sidewalk-related details will need to 
be addressed on the final site plan: 

o Add the required public sidewalk along the length of the S. Summerton Rd. frontage 
at a location within the road right-of-way consistent with Isabella County Road 
Commission standards, or within a separate easement adjacent to the right-of-way.   

o Add easement details if the new sidewalk will be located outside of the existing right-
of-way.  A copy of the as-recorded easement document will need to be submitted to 
the Zoning Administrator prior to issuance of a building permit for this project. 

o Add a cross-section sidewalk construction detail showing the base and pavement 
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depth, pavement width, and description of base and paving materials.  

8. Section 8.2. - Exterior Lighting.  Exterior lighting details are not required until the final 
site plan stage, but the applicant has provided some information for review.  The exterior 
lighting details are sufficient for preliminary site plan approval, but the following details 
will need to be addressed by the applicant on the final site plan:  

o Provide a photometric plan to confirm compliance with the maximum light level of 10 
foot-candles within the site and 0.5 foot-candles at the property line and road rights-
of-way.   

o Revise pole fixture height measurements to confirm compliance with Section 8.2.E. 

o The hinged fixtures must be modified to be permanently set at a 90-degree downward 
directed position (with modification details noted on the final site plan) or replaced 
with a different type of fixture that conforms to Section 8.2.C.2. standards.   

9. Section 7.6. – Fencing.  The proposed ornamental-style black steel security fencing for 
the north and east sides of the enclosure is a significant visual upgrade for this site and 
will also have the benefit of providing some additional screening of the equipment within 
the fenced enclosure.  However, the overall height of the existing chain-link fence with 
barbed wire and the proposed ornamental-style security fencing both exceed the 
maximum of six (6) feet allowed per Section 7.6 (Fences and Walls).   

Recognizing that this height is necessary to secure the unmanned facility, staff would have 
no objection from a planning perspective to approval of the preliminary site plan with the 
seven (7) foot high ornamental fence as a necessary modification for essential services 
per Section 7.15 of the Zoning Ordinance. 

10. Section 10. – Landscaping and Screening.  A detailed landscape plan is not required until 
the final site plan stage, but the applicant has chosen to provide a plan for review.  The 
plan on sheet C-251-SPL-2 includes preservation of existing trees and vegetation on the 
site to the east of the fenced enclosure, and preservation of the existing evergreen 
hedgerow on the west side of the enclosure adjacent to the hotel.  The plan also includes 
a total of 20 new deciduous, ornamental, and evergreen trees and 46 new shrubs.   

The landscape installation and maintenance plans conform to Section 10 standards and 
the proposed planting locations near the northeast corner of the site conform to the 
requirements of Section 4.6 (Clear Vision Triangle). 

The number of new plantings is consistent with Section 10.2 (General Landscaping 
Requirements) as applied to the proposed project.  However, the new landscaping cannot 
be located in the required area between the fenced enclosure and the E. Pickard Rd. right-
of-way due to limitations imposed by underground natural gas infrastructure.  The 
applicant has proposed an arrangement of new plantings that maximizes the visual 
character benefits within the available areas of the site. 

Staff would have no objection from a planning perspective to approval of the preliminary 
site plan with the proposed landscaping arrangement as a necessary modification for 
essential services per Section 7.15 of the Zoning Ordinance. 
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Objective 
The Planning Commission shall study the site plan and take action when ready to either approve 
or disapprove the proposed site plan.  If the site plan is disapproved, the reasons for disapproval 
shall be stated. 

Key Findings 
1. Site improvements includes significant upgrades to the visual character of this facility, 

including new ornamental fencing, an upgraded equipment shelter building, removal of 
the gravel turnaround/parking area in front, and installation of new landscaping. 

2. Limited modifications to ordinance requirements related to access, fence height, and 
planting locations are necessary per Section 7.15 (Essential Services) for the design and 
operation of the facility. 

3. The site plan conforms to the standards for preliminary site plan approval found in Section 
14.2.S. (Standards for Site Plan Approval).  

Recommendations 
Based on the above findings, I would ask that the Planning Commission consider taking action to 
approve the PSPR 20-16 site plan, subject to the following conditions: 

1. The access, fence height, and planting location modifications are accepted as presented 
on the site plan per Section 7.15 of the Zoning Ordinance.  

2. Include a specific revision date on the final site plan cover sheet. 

3. Add the required public sidewalk along the length of the S. Summerton Rd. frontage and 
associated details to the final site plan. 

Please contact me at (989) 772-4600 ext. 232, or via email at RNanney@uniontownshipmi.com, 
with any questions about this information. 

Respectfully submitted, 

Rodney C. Nanney, AICP 
Community and Economic Development Director 
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EMERGENCY CONTACTS BEFORE BEGINNING WORK ON THE PROJECT, THE CONTRACTOR SHALL PROVIDE THE OWNER AND ENGINEER WITH THE NAMES AND TELEPHONE NUMBERS OF EMERGENCY CONTACTS. AT LEAST ONE PERSON REPRESENTING THE CONTRACTOR SHALL BE AVAILABLE TO RESPOND TO EMERGENCIES THROUGHOUT THE LIFE OF THE PROJECT, 24 HOURS A DAY, 7 DAYS A WEEK. UNDERGROUND UTILITY IDENTIFICATION AND LOCATION THE CONTRACTOR SHALL CALL MISS DIG (811) A MINIMUM OF THREE WORK DAYS IN ADVANCE OF BEGINNING EXCAVATION.  THE CONTRACTOR IS RESPONSIBLE TO IDENTIFY AND NOTIFY UTILITY AGENCIES WITHIN THE PROJECT AREA WHICH DO NOT PARTICIPATE IN THE MISS DIG NOTIFICATION PROGRAM. PUBLIC UTILITIES EXISTING UTILITIES ARE SHOWN BASED UPON RECORDS AND LOCATIONS PROVIDED BY UTILITY AGENCIES.  THE INFORMATION SHOWN IS CONSIDERED APPROXIMATE AND SHALL BE VERIFIED BY THE CONTRACTOR.  UNLESS THE PLANS SPECIFICALLY SHOW THAT EXISTING UTILITIES ARE TO BE MOVED, THE CONTRACTOR IS RESPONSIBLE TO PROTECT AND MAINTAIN EXISTING UTILITIES. VERIFICATION OF UNDERGROUND UTILITIES THE CONTRACTOR SHALL EXCAVATE AND LOCATE ALL EXISTING UTILITIES IN THE PROJECT AREA IN ADVANCE OF CONSTRUCTION TO VERIFY THEIR ACTUAL LOCATION.  POTENTIAL CONFLICTS SHALL BE REPORTED TO THE ENGINEER.  THE CONTRACTOR SHALL MAKE SUCH CHANGES TO GRADE AND ALIGNMENT OF PROPOSED WORK AS DIRECTED BY THE ENGINEER TO AVOID CONFLICTS, AT NO INCREASE IN COST TO THE OWNER. UTILITY SERVICE UNLESS SPECIFICALLY PROVIDED OTHERWISE IN THE CONTRACT DOCUMENTS, ALL EXISTING UTILITIES ARE TO REMAIN IN SERVICE DURING THE PROJECT.   SOIL BORINGS / PAVEMENT CORES IF PROVIDED ON THE PLANS OR IN THE CONTRACT DOCUMENTS, LOGS OF SOIL BORINGS OR PAVEMENT CORES REPRESENT THE SUBSURFACE CONDITIONS ENCOUNTERED AT SPECIFIC POINTS.  THE INFORMATION IS PROVIDED FOR THE CONTRACTOR’S INFORMATION ONLY. S INFORMATION ONLY. MAINTAINING TRAFFIC LOCAL AND EMERGENCY TRAFFIC SHALL BE MAINTAINED AT ALL TIMES WITHIN THE PROJECT AREA.   WHEN EXCAVATION, FRESH CONCRETE, OR OTHER CONSTRUCTION WORK WILL RESULT IN THE CLOSURE OF A STREET OR DRIVEWAY FOR A PERIOD OF TIME, THE CONTRACTOR IS RESPONSIBLE TO NOTIFY ALL AFFECTED RESIDENTS AND BUSINESSES IN ADVANCE. THE CONTRACTOR SHALL NOTIFY EMERGENCY RESPONSE AGENCIES IN ADVANCE OF ROAD CLOSURES OR THE ESTABLISHMENT OF DETOURS. TRAFFIC SIGNS TRAFFIC SIGNS WHICH INTERFERE WITH CONSTRUCTION SHALL BE REMOVED AND REPLACED BY THE AGENCY HAVING JURISDICTION OVER THE STREETS OR ROADS IN THE PROJECT AREA.  THE CONTRACTOR IS RESPONSIBLE TO CONTACT THE AGENCY TO ARRANGE FOR REMOVAL OF THE SIGN AND IS RESPONSIBLE TO PAY ANY FEES ASSOCIATED WITH THE REMOVAL AND REPLACEMENT OF THE SIGNS. SCHEDULE THE CONTRACTOR SHALL COMPLETE ALL WORK IN AN EXPEDITIOUS MANNER AND SHALL NOT STOP WORK ON THE PROJECT ONCE BEGUN. SURVEY CORNERS, BENCHMARKS, AND CONTROL POINTS THE CONTRACTOR SHALL PRESERVE ALL GOVERNMENT CORNERS, PROPERTY CORNERS, BENCHMARKS, SURVEY CONTROL POINTS AND OTHER SURVEY POINTS WITHIN THE PROJECT AREA.  WHERE CORNERS, BENCHMARKS, OR SURVEY POINTS ARE ENCOUNTERED WHICH WILL BE DISTURBED BY THE CONTRACTOR’S ACTIVITIES; A LICENSED SURVEYOR SHALL WITNESS S ACTIVITIES; A LICENSED SURVEYOR SHALL WITNESS THE POINT BEFORE DISTURBANCE AND SHALL RE-SET THE POINT FOLLOWING THE COMPLETION OF CONSTRUCTION ACTIVITIES.  THE CONTRACTOR SHALL PAY THE SURVEYOR TO WITNESS AND TO RE-SET THE POINTS. PROTECTION OF TREES, SHRUBS, AND LANDSCAPING ALL TREES, SHRUBS, AND LANDSCAPING WITHIN THE CONSTRUCTION AREA WHICH ARE NOT SPECIFICALLY DESIGNATED FOR REMOVAL SHALL BE PROTECTED FROM DAMAGE BY THE CONTRACTOR.  DAMAGED TREES, SHRUBS, AND LANDSCAPING SHALL BE REPLACED AT THE CONTRACTOR’S EXPENSE. S EXPENSE. CONSTRUCTION SIGNING AND BARRICADING THE CONTRACTOR SHALL PROTECT HAZARDOUS AREAS WITH BARRICADES.  BARRICADES LEFT IN PLACE AFTER SUNSET SHALL BE LIGHTED.
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THE CONTRACTOR SHALL PROVIDE SUITABLE SANDBAGS OR OTHER SUITABLE MEASURES FOR ANCHORING OF TEMPORARY SIGNS AND BARRICADES, TO PREVENT THEIR TIPPING OR DISPLACEMENT BY WIND OR AIR FLOW FROM VEHICLES. THE CONTRACTOR SHALL PROVIDE SIGNING, BARRICADES, FLAGGERS, CONES, AND OTHER TRAFFIC CONTROL DEVICES IN ACCORDANCE WITH THE REQUIREMENTS OF THE AGENCY HAVING JURISDICTION OVER STREETS OR ROADS IN THE PROJECT AREA, THE CURRENT MICHIGAN MANUAL OF UNIFORM TRAFFIC CONTROL DEVICES, AND THE PLANS AND SPECIFICATIONS. THE CONTRACTOR SHALL COVER OR REMOVE TEMPORARY SIGNS DURING PERIODS WHEN THEY ARE NOT APPROPRIATE. TURF ESTABLISHMENT ALL DISTURBED AREAS WHICH ARE NOT TO BE SURFACED WITH PAVEMENT, AGGREGATE OR OTHER APPROVED SURFACES SHALL BE ESTABLISHED WITH TURF. TURF AREAS SHALL BE GRADED TO PROVIDE POSITIVE DRAINAGE. DISTURBED AREAS SHALL BE SURFACED WITH THREE INCHES OF SCREENED TOPSOIL. THE CONTRACTOR IS RESPONSIBLE TO ESTABLISH TURF WHICH IS SUBSTANTIALLY FREE OF BARE SPOTS AND FREE OF WEEDS.  THE GROUND SURFACE IN TURF AREAS SHALL BE SMOOTH AND PROVIDE A NATURAL TRANSITION TO ADJACENT, UNDISTURBED AREAS.   THE CONTRACTOR IS RESPONSIBLE TO PROVIDE WATERING, WEEDING, RESEEDING, AND REWORKING AS NECESSARY TO ESTABLISH TURF AREAS TO THE REQUIRED STANDARD. ADA COMPLIANCE ALL PROPOSED CONSTRUCTION SHALL COMPLY WITH THE PROVISIONS OF THE AMERICANS WITH DISABILITIES ACT (ADA), AND APPLICABLE GUIDELINES OR STANDARDS.  WHERE EXISTING CONDITIONS AND/OR THE REQUIREMENTS OF THE PLANS WILL RESULT IN FINISHED CONDITIONS THAT DO NOT MEET THE ADA REQUIREMENTS, GUIDELINES, OR STANDARDS; THE CONTRACTOR SHALL NOTIFY THE ENGINEER BEFORE PROCEEDING WITH CONSTRUCTION.  THE CONTRACTOR IS RESPONSIBLE TO REMOVE AND REPLACE WORK DETERMINED TO BE NOT IN ACCORDANCE WITH APPLICABLE REQUIREMENTS, GUIDELINES, OR STANDARDS.

AutoCAD SHX Text
THE CONTRACTOR SHALL MAINTAIN DRAINAGE OF THE PROJECT AREA AND ADJACENT AREAS.  WHERE EXISTING DRAINAGE FACILITIES ARE DISTURBED OR BLOCKED BY CONSTRUCTION, THE CONTRACTOR SHALL PROVIDE AND MAINTAIN TEMPORARY PROVISIONS FOR DRAINAGE. WHERE CONSTRUCTION HAS DISTURBED EXISTING DITCHES, SWALES, OR OTHER DRAINAGE FACILITIES; THE CONTRACTOR SHALL RESTORE THEM TO THEIR GRADES AND DIMENSIONS WHICH EXISTED PRIOR TO THE BEGINNING OF CONSTRUCTION, UNLESS DIRECTED OTHERWISE. DRAINAGE SHALL NOT BE REROUTED ONTO ADJACENT PROPERTIES NOR ALLOWED TO DRAIN ONTO ADJACENT PROPERTIES AT AN INCREASED RATE, AS A RESULT OF THE CONTRACTOR’S WORK.S WORK.
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BACKFILL AND EMBANKMENT BACKFILL OF AN EXCAVATION UNDER OR WITHIN THE ONE ON ONE INFLUENCE OF AN EXISTING OR PROPOSED ROAD, SIDEWALK, DRIVEWAY, PAVEMENT, OR AGGREGATE SURFACE, SHALL BE SAND, MEETING THE REQUIREMENTS OF GRANULAR MATERIAL CLASS III AS DESCRIBED IN THE CURRENT MICHIGAN DEPARTMENT OF TRANSPORTATION STANDARD SPECIFICATIONS FOR CONSTRUCTION.  THE SAND BACKFILL SHALL BE COMPACTED TO AT LEAST 95% OF ITS MAXIMUM UNIT WEIGHT. BACKFILL OF AN EXCAVATION WHICH IS NOT UNDER OR WITHIN THE ONE ON ONE INFLUENCE OF AN EXISTING OR PROPOSED ROAD, SIDEWALK, DRIVEWAY, PAVEMENT, OR AGGREGATE SURFACE MAY BE SUITABLE EXCAVATED MATERIAL OR OTHER SOIL, WHICH IS FREE OF ORGANIC MATTER, STONES AND ROCKS, ROOTS, BROKEN CONCRETE, FROZEN MATERIAL, OR DEBRIS.  THE BACKFILL SHALL BE COMPACTED TO AT LEAST 90% OF ITS MAXIMUM UNIT WEIGHT. THE CONTRACTOR SHALL INDICATE THE SOURCE OF SAND USED FOR BACKFILL TO THE ENGINEER, AND PROVIDE THE ENGINEER WITH THE RESULTS OF A GRADATION TEST PERFORMED ON A SAMPLE OF THE SAND.  THE CONTRACTOR SHALL NOTIFY THE ENGINEER IN ADVANCE OF USING SAND FROM OTHER SOURCES. EMBANKMENT USED TO BUILD THE SUBGRADE TO REQUIRED ELEVATION SHALL BE SUITABLE SOIL EXCAVATED FROM THE PROJECT SITE, OR FURNISHED BY THE CONTRACTOR FROM OTHER SOURCES.  SUITABLE SOIL IS FREE FROM ORGANIC MATTER, ROCKS AND STONES, FROZEN MATERIAL, BROKEN CONCRETE, AND DEBRIS. EMBANKMENT CONSTRUCTED OF GRANULAR SOILS SHALL BE COMPACTED IN LIFTS NOT EXCEEDING 10 INCHES TO AT LEAST 95% OF ITS MAXIMUM UNIT WEIGHT. EMBANKMENT CONSTRUCTED OF COHESIVE SOILS SHALL BE COMPACTED IN LIFTS NOT EXCEEDING 10 INCHES TO AT LEAST 95% OF ITS MAXIMUM UNIT WEIGHT. DENSITY TESTING THE MAXIMUM UNIT WEIGHT OF SAND AND OTHER GRANULAR SOILS WILL BE DETERMINED BY THE ONE POINT CONE TEST, AS DESCRIBED IN THE MICHIGAN DEPARTMENT OF TRANSPORTATION’S DENSITY TESTING AND INSPECTION MANUAL, EXCEPT WHEN ANOTHER TEST S DENSITY TESTING AND INSPECTION MANUAL, EXCEPT WHEN ANOTHER TEST METHOD IS SPECIFIED. THE MAXIMUM UNIT WEIGHT OF COHESIVE SOILS WILL BE DETERMINED BY THE ONE POINT PROCTOR TEST, AS DESCRIBED IN THE MICHIGAN DEPARTMENT OF TRANSPORTATION’S DENSITY S DENSITY TESTING AND INSPECTION MANUAL, EXCEPT WHEN ANOTHER TEST METHOD IS SPECIFIED. WORK HOURS UNLESS PROVIDED OTHERWISE IN THE CONTRACT DOCUMENTS OR LIMITED BY LOCAL ORDINANCE, THE CONTRACTOR SHALL WORK WITHIN OF THE FOLLOWING TIMES, UNLESS OTHERWISE APPROVED BY THE OWNER: MONDAY THROUGH FRIDAY 7 A.M. TO 8 P.M. 7 A.M. TO 8 P.M. SATURDAY    8 A.M. TO 6 P.M. 8 A.M. TO 6 P.M. THE CONTRACTOR SHALL NOT WORK ON SUNDAYS OR HOLIDAYS, UNLESS OTHERWISE APPROVED BY THE OWNER. 
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Draft Motions:  PSPR 20-16 Consumers Energy 
Preliminary Site Plan Review Application 

 
 
MOTION TO APPROVE:   

Motion by _________________________, supported by _________________________, to 
approve the PSPR 20-16 preliminary site plan from Consumers Energy for the Pickard Road City 
Gate Reconstruction Project on parcel number 14-013-20-001-00 located on the south side of E. 
Pickard Rd. between S. Summerton Rd. and the Baymont Inn in the northeast quarter of Section 
13 and in the B-7 (Retail and Service Highway Business) zoning district, finding that the “Nov 
2020” site plan fully complies with the applicable Zoning Ordinance requirements for preliminary 
site plan approval, including Sections 14.2.P. (Required Site Plan information) and 14.2.S. 
(Standards for Site Plan Approval). 

MOTION TO APPROVE WITH CONDITIONS:   

Motion by _________________________, supported by _________________________, to 
approve the PSPR 20-16 preliminary site plan from Consumers Energy for the Pickard Road City 
Gate Reconstruction Project on parcel number 14-013-20-001-00 located on the south side of E. 
Pickard Rd. between S. Summerton Rd. and the Baymont Inn in the northeast quarter of Section 
13 and in the B-7 (Retail and Service Highway Business) zoning district, finding that the “Nov 
2020” site plan can comply with applicable Zoning Ordinance requirements for preliminary site 
plan approval, including Sections 14.2.P. (Required Site Plan information) and 14.2.S. (Standards 
for Site Plan Approval), subject to the following condition(s): 

1. The access, fence height, and planting location modifications are accepted as presented 
on the site plan per Section 7.15 of the Zoning Ordinance.  

2. Include a specific revision date on the final site plan cover sheet. 

3. Add the required public sidewalk along the length of the S. Summerton Rd. frontage and 
associated details to the final site plan. 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

MOTION TO POSTPONE ACTION:   

Motion by _________________________, supported by _________________________, to 
postpone action on the PSPR 20-16 preliminary site plan from Consumers Energy for the Pickard 
Road City Gate Reconstruction Project on parcel number 14-013-20-001-00 until 
__________________ _____, 2021 for the following reasons:  

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 
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Draft Motions:  PSPR 20-16 Consumers Energy 
Preliminary Site Plan Review Application 

 
 
MOTION TO DENY:   

Motion by _________________________, supported by _________________________, to deny 
the PSPR 20-16 preliminary site plan from Consumers Energy for the Pickard Road City Gate 
Reconstruction Project on parcel number 14-013-20-001-00 located on the south side of E. 
Pickard Rd. between S. Summerton Rd. and the Baymont Inn in the northeast quarter of Section 
13 and in the B-7 (Retail and Service Highway Business) zoning district, finding that the “Nov 
2020” site plan does not comply with applicable Zoning Ordinance requirements, including 
Sections 14.2.P. (Required Site Plan information) and 14.2.S. (Standards for Site Plan Approval), 
for the following reasons: 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 
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Community and Economic Development Department 
2010 S. Lincoln Rd. 

Mt. Pleasant, MI 48858 
989-772-4600 ext. 232 

 
 

1 | P a g e  

SITE PLAN REPORT 

TO: Planning Commission DATE: December 2, 2020 

FROM: Rodney C. Nanney, AICP 
Community and Economic Development Director 

ZONING: B-7 Retail and Service 
Highway Business  

PROJECT: PSPR 20-17 - Preliminary Site Plan Approval Application for a new Biggby Coffee 
modular building, drive-through lane, and outdoor seating area in the east parking 
lot of the former Mid Michigan Community College building at 5805 E. Pickard Rd. 

PARCEL(S): PID 14-012-04-007-07  

OWNER(S): Mid Michigan College 

LOCATION: 4.58 total acres on the north side of E. Pickard Rd. between S. Summerton Rd. and 
the former Mid Michigan Community College building at 5805 E. Pickard Rd.in the 
SE1/4 of Section 12. 

EXISTING USE: Parking lot ADJACENT ZONING: B-7 and R-1 

FUTURE LAND USE DESIGNATION:  Community Commercial.  This land use category is intended 
the widest variety of retail and service businesses, but is not intended for heavy commercial/light 
industrial uses like landscaping or contractor yards, heavy auto repair, or similar uses that may 
require some form of outside storage.  Locations for this district are based on arterial road 
frontage and the need for high traffic volumes with convenient, well-managed access. 

ACTION REQUESTED:  To review and take action to approve, deny or approve with conditions the 
PSPR 20-17 preliminary site plan dated “November 2020” for a new Biggby Coffee modular 
building, drive-through lane, and outdoor seating area in the east parking lot of the former Mid 
Michigan Community College building at 5805 E. Pickard Rd.  

Review Comments 
The following review comments are based on the applicable Ordinance requirements, the 
required information for a preliminary site plan (see Section 14.2.P.), and the standards for 
preliminary site plan approval found in Section 14.2.S. of the new Zoning Ordinance. 

1. Section 14.2.P. - Site Plan Information Requirements.  The following items of required 
preliminary site plan information are missing and will need to be addressed on the final 
site plan, but the plan is sufficiently complete for Planning Commission review: 

Minimum Required Preliminary Site Plan Information 

Add a specific revision date (month/day/year) on the final site plan cover sheet.  
Add the BCubed “Site Plan Narrative” on the final site plan cover sheet as a detailed use 
statement and include the number of anticipated employees.  
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Minimum Required Preliminary Site Plan Information 
Add the gross and net floor area of the proposed building to the final site plan.  
Add the owners’ names, existing uses, location of structures, drives, and improvements, and 
existing zoning classifications for the surrounding parcels to the final site plan.  

Revise the trash enclosure detail on sheet C105 to show the entire concrete apron with 
dimensions (the apron must extend at least 10.0 feet in front of the enclosure).  

2. Section 3.15. - Setbacks.  The proposed building location conforms to the minimum 
required setbacks of the B-7 District. 

3. Section 8.1.B.6. - Environmental Performance Standards.  No hazardous materials will 
be stored on-site.  

4. Section 9.1 – Parking.  The proposed Biggby Coffee facility will remove about 50 spaces 
from the east parking lot.  However, none of this existing parking is required to satisfy the 
minimum parking requirements that apply to the existing (currently vacant) office 
building on the adjacent parcel at 5805 E. Pickard Rd.  Staff would have no objection to 
Planning Commission approval of the preliminary site plan with the proposed parking lot 
changes, provided that the following details are addressed on the final site plan: 

o Add calculations for required parking to the final site plan, along with a notation of 
the number of existing parking spaces that would be eliminated by this project. 

o Add parking space and maneuvering aisle dimensions to the final site plan. 

o Add one (1) barrier-free parking space with striping and signage to the final site plan. 

5. Section 9.6 - Access Management.  This Section establishes driveway standards designed 
to preserve the function and capacity of E. Pickard Rd. (M-20).  The site is currently served 
by one (1) existing driveway approach in front of 5805 E. Pickard Rd., which is planned to 
be used by the applicant’s customers and employees to access the new facility.  A 
“potential future access drive” from S. Summerton Rd. into the east parking lot parcel is 
shown on the site plan, but the timing of this future improvement is missing.  Staff would 
have no objection to approval of the preliminary site plan with vehicular access as 
proposed, provided that the following details are addressed on the final site plan: 

o Add a note to the final site plan confirming that the applicant will construct the access 
from S. Summerton Rd. within 90 calendar days of re-occupancy of the existing office 
building at 5805 E. Pickard Rd.   

o Provide documentation of permission from the owner to utilize the adjacent land and 
driveway at 5805 E. Pickard Rd. for access to the facility (a redacted copy of the lease 
agreement may satisfy this requirement). 

6. Section 7.10 - Sidewalks and Pathways.  The Sidewalk and Pathway Ordinance No. 2009-
03 establishes standards for construction, maintenance, repair, and replacement of 
sidewalks within and outside of public rights-of-way.  The plan shows the existing public 
sidewalk along E. Pickard Rd., but the required connection from the public sidewalk into 
the site and the minimum 5-foot-wide sidewalk along the S. Summerton Rd. frontage are 

068



 

3 | P a g e  

missing.  The following sidewalk details will need to be addressed on the final site plan: 

o  Add a barrier-free sidewalk connection from the existing public sidewalk along E. 
Pickard Rd. into the site at a location that minimizes impacts on existing street trees 
and that is convenient to the barrier-free access for the facility’s walk-up window. 

o Add the required public sidewalk along the length of the S. Summerton Rd. frontage 
at a location within the road right-of-way consistent with Isabella County Road 
Commission standards, or within a separate easement adjacent to the right-of-way.   

o Add easement details if the new public sidewalk will be located outside of the existing 
right-of-way.  A copy of the as-recorded easement will need to be submitted to the 
Zoning Administrator prior to issuance of a building permit for this project. 

o Add the timing of construction for each of these improvements to the final site plan. 

o Add a cross-section sidewalk construction detail showing the base and pavement 
depth, pavement width, and description of base and paving materials.  

7. Section 8.2. - Exterior Lighting.  Exterior lighting details are a final site plan item, but the 
applicant has provided some information on sheet G-001 for review.  The following details 
will need to be addressed by the applicant on the final site plan:  

o Replace the Lumecon LWP-MN-10 wall packs with a fixture that fully conforms to 
Section 8.2 (Exterior Lighting) requirements. 

o Add a note to the final site plan to confirm that the Hubbell ALF-6LU-5K-BZ sign flood 
lights will be permanently aimed downward and towards the sign face per Section 8.2 
requirements.   

o Provide a photometric plan to confirm compliance with the maximum light level of 10 
foot-candles within the site.   

8. Section 10. – Landscaping and Screening.  Detailed landscape plans are also a final site 
plan item, but a “general layout of proposed landscaping and screening improvements” is 
a required item of preliminary site plan information.  No landscaping improvements are 
proposed, but existing trees and vegetation are noted around the perimeter of the lot.  
Per Section 10.2 (General Landscaping Requirements), the existing landscaping will need 
to be augmented with additional plantings required along the road frontages.  staff would 
have no objection to approval of the preliminary site plan as proposed, provided that the 
following landscaping details are addressed on the final site plan: 

o The scope of landscaping adjacent to roads required per Section 10.2.B. (Landscaping 
Adjacent to Roads) will need to be consistent with the length and width of the 
rectangular area of this parcel proposed to be occupied by the new facility, including 
the building, drive-through lane, outdoor seating area, and required parking.  
Consistent with Section 10.6 (Treatment of Existing Plant Material), the existing trees 
along E. Pickard Rd. will count towards the total required for the project. 

o Staff recommends that any new landscaping along E. Pickard Rd. be focused on 
providing some low-level buffering of the parking lot without inhibiting visibility of the 
new facility.  Per Section 10.7 (Modifications…), the Planning Commission could 

069



 

4 | P a g e  

accept the location of any additional trees required to conform to Section 10.2.B. 
requirements along the east side of the parking lot. 

o The installation timing for new plantings should be noted on the final site plan. 

Objective 
The Planning Commission shall study the site plan and take action when ready to either approve 
or disapprove the proposed site plan.  If the site plan is disapproved, the reasons for disapproval 
shall be stated.  Per Section 14.2.J., approval of a preliminary site plan by the Planning 
Commission “shall indicate its general acceptance of the proposed layout of buildings, streets, 
drives, parking areas, and other facilities and areas.”   

Key Findings 
1. The site plan is missing several items of required preliminary site plan information, but is 

sufficiently complete for Planning Commission review. 

2. The new facility will be located within an existing parking lot and will use an existing 
driveway from M-20 for vehicular access. 

3. The site plan substantially conforms to the standards for preliminary site plan approval 
found in Section 14.2.S. (Standards for Site Plan Approval).  

Recommendations 
Based on the above findings, I would ask that the Planning Commission consider taking action to 
approve the PSPR 20-17 preliminary site plan, subject to the following conditions: 

1. Provide documentation of permission from the owner to utilize the adjacent land and 
driveway at 5805 E. Pickard Rd. for access to the facility with the final site plan submittal. 

2. Add the required sidewalk connection into the site from E. Pickard Rd. and a new public 
sidewalk along the length of the S. Summerton Rd. frontage to the final site plan. 

3. Update the parking, exterior lighting, and landscaping on the final site plan to conform 
to Zoning Ordinance requirements and add a specific revision date to the final site plan. 

4. Add a note to the final site plan confirming that the applicant will construct the access 
from S. Summerton Rd. within 90 calendar days of re-occupancy of the existing office 
building at 5805 E. Pickard Rd.   

Please contact me at (989) 772-4600 ext. 232, or via email at RNanney@uniontownshipmi.com, 
with any questions about this information. 

Respectfully submitted, 

Rodney C. Nanney, AICP 
Community and Economic Development Director 
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Union Township Planning Commission,  
 
First, I would like to express my appreciation for Rodney’s assistance with the planning process. This is 
our first time developing this type of project. He has taken time to understand the BCubed building 
and this proposal. It is an amazing new concept that meets so many demands of our society today. 
Precautions for health and safety are inherent in the design and operation of the BCubed for BIGGBY 
COFFEE. We are so grateful to have this opportunity to operate a viable business to contribute to the 
economy of greater Union Township.  
 
The one area of this proposal that is confusing is that our Biggby Coffee business will be a tenant. We 
are entering a lease agreement with Mid Michigan College for use of approximately 0.3 acres (13,500 
square feet) for our drive-thru coffee business. This space, shown on the site plan drawings, is at least 
285 feet from Summerton Road, but does have frontage on E. Pickard. The fact that we are not the 
property owners informs several of the site plan report responses provide in the following. 
 
As the site plan substantially conforms to the standards for preliminary site plan approval found in 
Section 14.2.S. (Standards for Site Plan Approval). It is our humble request that the Planning 
Commission consider taking action to approve the PSPR 20-17 preliminary site plan, subject to the 
modified conditions provided.  
 
PROJECT: PSPR 20-17 - Preliminary Site Plan Approval Application for a new Biggby Coffee modular 
building, drive-through lane, and outdoor seating area in the east parking lot of the former Mid 
Michigan Community College building at 5805 E. Pickard Rd. 
 
SITE PLAN REPORT - RESPONSE 
 
• Add a specific revision date (month/day/year) on the final site plan cover sheet. This missing item 

is acknowledged, and we intend to address on final site plan. 
• Add the BCubed “Site Plan Narrative” on the final site plan cover sheet as a detailed use statement and 

include the number of anticipated employees. This missing item is acknowledged, and we intend to 
address on final site plan. 

• Add the gross and net floor area of the proposed building to the final site plan. This missing item is 
acknowledged, and we intend to address on final site plan. 

• Add the owners’ names, existing uses, location of structures, drives, and improvements, and existing 
zoning classifications for the surrounding parcels to the final site plan. This missing item is 
acknowledged, and we intend to address on final site plan. 

• Revise the trash enclosure detail on sheet C105 to show the entire concrete apron with dimensions 
(the apron must extend at least 10.0 feet in front of the enclosure). This missing item is 
acknowledged, and we intend to address on final site plan. 

• Add calculations for required parking to the final site plan, along with a notation of the 
number of existing parking spaces that would be eliminated by this project. This missing item is 
acknowledged, and we intend to address on final site plan. 

• Add parking space and maneuvering aisle dimensions to the final site plan. This missing item is 
acknowledged, and we intend to address on final site plan. 

071



• Add one (1) barrier-free parking space with striping and signage to the final site plan. This 
missing item is acknowledged, and we intend to address on final site plan. 

• Add a note to the final site plan confirming that the applicant will construct the access from S. 
Summerton Rd. within 90 calendar days of re-occupancy of the existing office building at 5805 E. 
Pickard Rd. We respectfully request this recommendation be waived. We will be leasing .03 
acres of the 4.58-acre parking lot currently owned by Mid Michigan College. This project is 
not feasible with the substantial cost of such an improvement. Based on our experience as 
Biggby Coffee owner/operators and understanding the historic traffic with the previous use, 
the current access will adequately meet the needs of the proposed use (with or without the 
adjacent building being occupied).   

• Provide documentation of permission from the owner to utilize the adjacent land and driveway at 
5805 E. Pickard Rd. for access to the facility (a redacted copy of the lease agreement may satisfy 
this requirement). Not necessary per change of access construction request.  

• Add a barrier-free sidewalk connection from the existing public sidewalk along E. Pickard Rd. 
into the site at a location that minimizes impacts on existing street trees and that is 
convenient to the barrier-free access for the facility’s walk-up window. This missing item is 
acknowledged, and we intend to address on final site plan. 

• Add the required public sidewalk along the length of the S. Summerton Rd. frontage at a 
location within the road right-of-way consistent with Isabella County Road Commission 
standards, or within a separate easement adjacent to the right-of-way. We respectfully 
request this requirement be waived. We will be leasing .03 acres of the 4.58-acre parking lot 
currently owned by Mid Michigan College. Our leased space is at least 258 feet from 
Summerton Road. This project is not feasible with the substantial cost of such an 
improvement.  

• Add easement details if the new public sidewalk will be located outside of the existing right-of-
way.  A copy of the as-recorded easement will need to be submitted to the Zoning 
Administrator prior to issuance of a building permit for this project. Not necessary per change 
of sidewalk construction request. 

• Add the timing of construction for each of these improvements to the final site plan. Not 
necessary per change of sidewalk construction request. 

• Add a cross-section sidewalk construction detail showing the base and pavement depth, 
pavement width, and description of base and paving materials. This missing item is 
acknowledged, and we intend to address on final site plan. 

• Replace the Lumecon LWP-MN-10 wall packs with a fixture that fully conforms to Section 8.2 
(Exterior Lighting) requirements. These are the standard lights provided by manufacturer. We 
have made contact with them to discuss options to provide on final site plan. 

• Add a note to the final site plan to confirm that the Hubbell ALF-6LU-5K-BZ sign flood lights 
will be permanently aimed downward and towards the sign face per Section 8.2 requirements. 
This item is acknowledged, and we intend to address on final site plan. 

• Provide a photometric plan to confirm compliance with the maximum light level of 10 foot-
candles within the site. This item is acknowledged, and we intend to address on final site plan. 

• The scope of landscaping adjacent to roads required per Section 10.2.B. (Landscaping Adjacent 
to Roads) will need to be consistent with the length and width of the rectangular area of this 
parcel proposed to be occupied by the new facility, including the building, drive-through lane, 
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outdoor seating area, and required parking. Consistent with Section 10.6 (Treatment of 
Existing Plant Material), the existing trees along E. Pickard Rd. will count towards the total 
required for the project. This item is acknowledged, and we intend to address on final site plan. 

• Staff recommends that any new landscaping along E. Pickard Rd. be focused on providing 
some low-level buffering of the parking lot without inhibiting visibility of the new facility.  Per 
Section 10.7 (Modifications…), the Planning Commission could accept the location of any 
additional trees required to conform to Section 10.2.B. requirements along the east side of the 
parking lot. The installation timing for new plantings should be noted on the final site plan. This 
item is acknowledged, and we intend to address on final site plan. 

• The installation timing for new plantings should be noted on the final site plan. The installation 
timing for new plantings should be noted on the final site plan. This item is acknowledged, and we 
intend to address on final site plan. 
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Zoning Information

District: B-7

Setbacks

Front: 15'

Side: 5'

Rear: 5'

Max Bldg. Height: 35'

Parking Summary

Provided: 124

* Actual parking usage will typically be 2 employees max.

Drive Thru Stacking Provided: 8 Spaces
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NOTES

1. CONCRETE CURB & GUTTER - SEE DETAIL SHEET C105

2. CONCRETE SIDEWALK - SEE DETAIL SHEET C105
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5. BOLLARD - SEE DETAIL SHEET C105

6. PAINTED DIRECTIONAL ARROWS PER MUTCD

7. DRIVE-THRU MENU BOARD WITH BOLLARDS

8. BYPASS LANE

9. SEAL COAT AREA TO REMOVE EXISTING STRIPING

10. PAINTED CROSSHATCH STRIPING

11. TRASH ENCLOSURE - SEE DETAIL SHEET C105

12. POTENITAL FUTURE ACCESS DRIVE

13. CURB RAMP - SEE DETAIL SHT C105

2
4
'

BM #1A          EL. 755.68'

"SQUARE" CUT ON S SIDE CONC LP BASE, N SIDE PARKING LOT

(NAVD88 GEOID18 VIA VRS, OPUS & GPS OBSV)

BM #1B          EL. 755.08'

MAG SPIKE N FACE PP NW QUAD SUMMERTON & M-20

(NAVD88 GEOID18 VIA VRS, OPUS & GPS OBSV)

13.5'

1
0
.
5
'

7
'

2
4
'

1

1

2

2

3

3

3

4

4

5

6

6

6

7

8

9

9

10

EXISTING LIGHT POLE

11

12

13

080

AutoCAD SHX Text
BM#1A

AutoCAD SHX Text
EX 8" SAN

AutoCAD SHX Text
EX 8" SAN

AutoCAD SHX Text
BM#1B

AutoCAD SHX Text
BIT PARKING

AutoCAD SHX Text
LANDSCAPING, STAMPED CONC & BENCH

AutoCAD SHX Text
STONE LANDSCAPING AND SIGN

AutoCAD SHX Text
APPROX WINDSTREAM FIBER

AutoCAD SHX Text
APPROX GAS DISTRIBUTION

AutoCAD SHX Text
APPROX GAS DISTRIBUTION

AutoCAD SHX Text
APPROX FRONTIER COMMS

AutoCAD SHX Text
APPROX SCALED EDMONDS DRAIN PER MDOT M-20 - EDMONDS DRAIN CROSSING 1994 PLAN

AutoCAD SHX Text
EX 12" WATER

AutoCAD SHX Text
0

AutoCAD SHX Text
SCALE IN FEET

AutoCAD SHX Text
20

AutoCAD SHX Text
40

AutoCAD SHX Text
M:\Proj845001-847000\845850 BCubed Mt Pleasant\Cad\Plns\845850 C101.dwg - plotted on 11/13/2020 4:05 PM - plotted on 11/13/2020 4:05 PM11/13/2020 4:05 PM



E PARCKARD RD - M
20

S
 
S

U
M

M
E

R
T

O
N

 
R

D

NORTH

F&V PROJECT NO.

DESIGN

TEAM:

DRAWING INFORMATION:

N

O

T

 

F

O

R

C

O

N

S

T

R

U

C

T

I

O

N

CHECK BY:

REVISION:

B
I
G

G
B

Y
®

 
C

O
F

F
E

E
 
B

C
u

b
e

d
 
D

r
i
v

e
-
t
h

r
u

E
.
 
P

i
c
k
a
r
d

 
R

o
a
d

 
M

t
.
 
P

l
e

a
s

a
n

t
,
 
M

I

845850

2960 Lucerne Drive SE

P:  616.977.1000

F: 616.977.1005

Grand Rapids, MI 49546

D
E
S
I
G
N
.
 
B
U
I
L
D
.
 
O
P
E
R
A
T
E
.

PROJ MNGR:

DESIGNED BY:

DRAWN BY:

666 McKinley Ave.

Alpena, MI 49707

(877) 422-8233

Know what's below.
before you dig.Call

R

845850 C102

  111220 michaelc

S
I
T

E
 
P

L
A

N
 
-
 
O

V
E

R
A

L
L

C102

SC

MC

RCL

081

AutoCAD SHX Text
BM#1A

AutoCAD SHX Text
EX 12" CPP

AutoCAD SHX Text
EX 8" SAN

AutoCAD SHX Text
EX 12" CPP

AutoCAD SHX Text
EX 8" SAN

AutoCAD SHX Text
EX 8" SAN

AutoCAD SHX Text
EX 3" SAN

AutoCAD SHX Text
BM#1B

AutoCAD SHX Text
APPROX WINDSTREAM FIBER

AutoCAD SHX Text
APPROX GAS DISTRIBUTION

AutoCAD SHX Text
APPROX GAS DISTRIBUTION

AutoCAD SHX Text
APPROX FRONTIER COMMS

AutoCAD SHX Text
0

AutoCAD SHX Text
SCALE IN FEET

AutoCAD SHX Text
40

AutoCAD SHX Text
80

AutoCAD SHX Text
M:\Proj845001-847000\845850 BCubed Mt Pleasant\Cad\Plns\845850 C102.dwg - plotted on 11/13/2020 4:05 PM - plotted on 11/13/2020 4:05 PM11/13/2020 4:05 PM



E PARCKARD RD - M
20

F

M

F

M

F

M

F

M

F

M

F

M

F

M

F
M

W

W

W

W

N10137.25

E9670.25N10136.45

E9644.25

N10088.84

E9683.88

N10095.32

E9891.66

NORTH

GENERAL NOTES

1. UTILITIES SHALL BE EXTENDED UNDER DRIVE USING
TRENCHLESS METHODS

2. CALL 811 AT LEAST 48 HOURS PRIOR TO BEGINNING ANY
EXCAVATION.

3. SEE SHEET G-002 FOR UTILITY CONNECTION POINTS AT
BUILDING

198 LF OF 2" FORCE MAIN

WATER METER TO BE

INSIDE BLDG, SEE SHEET

G-002

CORE DRILL EXISTING MH

AND SEAL WITH NON-SHRINK

 GROUT

845850 C103

  111220 michaelc

U
T

I
L

I
T

Y
 
P

L
A

N

C103

SC

MC

RCL

F&V PROJECT NO.

DESIGN

TEAM:

DRAWING INFORMATION:

N

O

T

 

F

O

R

C

O

N

S

T

R

U

C

T

I

O

N

CHECK BY:

REVISION:

B
I
G

G
B

Y
®

 
C

O
F

F
E

E
 
B

C
u

b
e

d
 
D

r
i
v

e
-
t
h

r
u

E
.
 
P

i
c
k
a
r
d

 
R

o
a
d

 
M

t
.
 
P

l
e

a
s

a
n

t
,
 
M

I

845850

2960 Lucerne Drive SE

P:  616.977.1000

F: 616.977.1005

Grand Rapids, MI 49546

D
E
S
I
G
N
.
 
B
U
I
L
D
.
 
O
P
E
R
A
T
E
.

PROJ MNGR:

DESIGNED BY:

DRAWN BY:

666 McKinley Ave.

Alpena, MI 49707

(877) 422-8233

Know what's below.
before you dig.Call

R

87 LF OF 1" WATER LINE

VIEGA PEX TUBING OR APPROVED EQUAL

TAP EXISTING 12" WATER SERVICE

INSTALL CURB STOP BOX

17 LF OF 1"  TYPE K COPPER WATER LINE

 OR APPROVED EQUAL

082

AutoCAD SHX Text
BM#1A

AutoCAD SHX Text
SANITARY MH RIM=753.43 INV.=742.23(8" W) INV.=742.33(8" N)

AutoCAD SHX Text
STORM CB RIM=752.15 INV.=749.55(12" N)

AutoCAD SHX Text
EX 12" CPP

AutoCAD SHX Text
EX 8" SAN

AutoCAD SHX Text
EX 12" CPP

AutoCAD SHX Text
STORM CB RIM=752.14 INV.=749.39(12" S) INV.=749.39(12" N)

AutoCAD SHX Text
EX. 12" CULVERT END INV.=748.94

AutoCAD SHX Text
EX 8" SAN

AutoCAD SHX Text
EX 8" SAN

AutoCAD SHX Text
EX 3" SAN

AutoCAD SHX Text
SANITARY MH RIM=754.14 INV.=750.24(3" SE) INV.=743.19(8" S) INV.=743.29(8" N)

AutoCAD SHX Text
BIT PARKING

AutoCAD SHX Text
LANDSCAPING, STAMPED CONC & BENCH

AutoCAD SHX Text
STONE LANDSCAPING AND SIGN

AutoCAD SHX Text
APPROX WINDSTREAM FIBER

AutoCAD SHX Text
APPROX GAS DISTRIBUTION

AutoCAD SHX Text
APPROX FRONTIER COMMS

AutoCAD SHX Text
APPROX SCALED EDMONDS DRAIN PER MDOT M-20 - EDMONDS DRAIN CROSSING 1994 PLAN

AutoCAD SHX Text
EX 12" WATER

AutoCAD SHX Text
0

AutoCAD SHX Text
SCALE IN FEET

AutoCAD SHX Text
20

AutoCAD SHX Text
40

AutoCAD SHX Text
M:\Proj845001-847000\845850 BCubed Mt Pleasant\Cad\Plns\845850 C103.dwg - plotted on 11/13/2020 4:06 PM - plotted on 11/13/2020 4:06 PM11/13/2020 4:06 PM



NORTH

GENERAL NOTES

753.20 TC

752.70 FS

SPOT GRADE:TOP OF CURB
/ FINISH SURFACE

1. CONTRACTOR SHALL VERIFY ALL EXISTING ELEVATIONS

2. INSTALL INLET PROTECTION FOR SEDIMENTATION CONTROL
PRIOR TO BEGINNING CONSTRUCTION.

753.20

SPOT GRADE:FINISH GRADE

EXISTING CONTOUR

LEGEND

754.50

753.25

753.75

753.30

754.35 TC

753.85 FS

754.05 TC

753.55 FS

FF=754.75
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753.90 TC

753.40 FS

753.45

754.70

754.60

752.90

752.95

BM #1A          EL. 755.68'

"SQUARE" CUT ON S SIDE CONC LP BASE, N SIDE PARKING LOT

(NAVD88 GEOID18 VIA VRS, OPUS & GPS OBSV)

BM #1B          EL. 755.08'

MAG SPIKE N FACE PP NW QUAD SUMMERTON & M-20

(NAVD88 GEOID18 VIA VRS, OPUS & GPS OBSV)

752.90

752.80

INLET PROTECTION

(SILT SACK)

INLET PROTECTION FABRIC DROP

USE AT STORM WATER INLETS
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BUILDING CURB DETAIL

NOT TO SCALE
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4
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R
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1
'

4"

8"

2
"

4" CONCRETE SIDEWALK

NOTES:

1.

1

2

" EXPANSION JOINTS SHALL BE MAXIMUM OF 50' ON

CENTER

2.

1

2

" EXPANSION JOINT MATERIAL SHALL BE PLACED

BETWEEN SIDEWALK AND RIGID STRUCTURES.

3. INSOFAR AS POSSIBLE, SIDEWALK SHALL BE DIVIDED INTO

SQUARE UNIT AREAS BY MEANS OF CUT CONTROL

JOINTS NOT MORE THAN 36 SFT OR LESS THAN 16 SFT.

1/4" RADIUS

TYP.

MIN OF 4" GRANULAR

MATERIAL

2% SLOPE

WALK WIDTH AS

SPECIFIED ON DRAWINGS
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R

8" THICK 3500 PSI

CONCRETE

WOOD GATE. SEE

DETAIL

6' HIGH WOOD FENCE (SEE DETAIL)

TRASH ENCLOSURE DETAIL

BOLLARD (TYP). SEE DETAIL

WOOD FENCE TRASH ENCLOSURE DETAIL
NOT  TO  SCALE

TOP VIEW

16" X 16" CONC. FTG.

1" X 8" CEDAR PLANKS

2" X 4" FRAMING

6" X 6" CEDAR

POST

6" X 6" CEDAR

POST

2" X 4" FRAMING

1" X 8" ROUGH SAWN

CEDAR PLANKS

16" X 16" CONC.

FTG.

RAILS TO FACE

INTERIOR OF

ENCLOSURE

6
'
-
0

"

6
"

2X6 SUPPORTING

DOOR FRAME

CANE BOLT 24" LONG

PULLS

DOOR

HASP

EXISTING CONCRETE

PAD

STEEL HINGE

(MOUNTED INSIDE)

FOUR PER GATE

LEAF.

1X6 CEDAR

WOOD MEMBERS

BOLTED  TO

SUPPORTING

FRAME

DRILL HOLE IN

PAVING TO

RECEIVE CANE

BOLT

4
'
-
0

"

6
"

6" X 6" CEDAR POST

TRASH ENCLOSURE GATE DETAIL
NOT  TO  SCALE

ALL WOOD GATE COMPONENTS

TO BE PAINTED IN A SOLID

COLOR STAIN COLOR TO

MATCH BUILDING

10" X 6" STEEL TUBE

FOUNDATION
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Exceptional Metals Fascia Cover - Orange

EnduraWal by Fullerton Building Systems - SW 7024 (Functional Gray)

Aluminum/Vinyl Sign with Painted Metal Letters

Exceptional Metals Fascia Cover - Orange

EnduraWal by Fullerton Building Systems - SW 7026 (Griffin)

ADA Accessible Walkup Window

EnduraWal by Fullerton 
Building Systems - SW 
7024 (Functional Gray)

Aluminum/Vinyl Sign with Painted Metal Letters

Exceptional Metals Fascia Cover - Orange

Metal Building Frame - Hidden by 
custom curb when installed

16" Foundation Piers, Hidden by curb when 
installed

Drive-Thru Window

Wall-Pack LED 
Lumecon LWP-MN-10

Sign Flood Light - Hubbell ALF-6LU-5K-BZ

12' - 10 1/4"

10' - 6 19/32"

10' - 7 23/32"

17' - 5 13/32"

0' - 0"

2' - 0 1/8"

5' - 7 5/8"

14' - 6 9/32"

Exceptional Metals Fascia 
Cover - Orange

EnduraWal by Fullerton Building 
Systems - SW 7024 (Functional 
Gray)

EnduraWal by Fullerton Building 
Systems - SW 7026 (Griffin)

Drivethru Window

DuraLast Roofing

EnduraWal by Fullerton 
Building Systems - SW 
7024 (Functional Gray)

Aluminum/Vinyl 
Sign with 
Painted Metal 
Letters

Employee Entrance

Metal Building Frame - Hidden by 
custom curb when installed

16" Foundation Piers, Hidden by curb when 
installed

Appropriate landing 
/ ramp / stair to be 
installed on site 
after installation

Lumark XTOR1B LED Wall Pack

Sign Flood Light -
Hubbell ALF-6LU-5K-BZ

Wall-Pack LED Lumecon LWP-MN-10

17' - 5 13/32"

8' - 9 29/32"

12' - 10 1/4"

10' - 6 19/32"

0' - 0" 0' - 0"

15' - 9 13/32"

Exceptional Metals Fascia 
Cover - Orange

EnduraWal by Fullerton Building 
Systems - SW 7024 (Functional Gray)

Aluminum/Vinyl Sign with Painted Metal 
Letters

EnduraWal by Fullerton 
Building Systems - SW 
7026 (Griffin)

Metal Building Frame - Hidden by 
custom curb when installed

Employee Entrance

16" Foundation Piers, Hidden by curb when 
installed

Appropriate landing / 
ramp / stair to be 
installed on site after 
installation

Drive-thru window (obscured by canopy wall)

Drive-thru canopy assembly

Walk-up Window

17' - 5 13/32"

15' - 9 13/32"

10' - 7 23/32"

7' - 11"

0' - 0"

Sign Flood Light - Hubbell ALF-6LU-5K-BZ

Exceptional Metals Fascia 
Cover - Orange

EnduraWal by Fullerton Building 
Systems - SW 7024 (Functional Gray)

Aluminum/Vinyl Sign with Painted Metal Letters

Exceptional Metals Fascia Cover - Orange

EnduraWal by Fullerton Building 
Systems - SW 7026 (Griffin)

Duralast Roofing

Employee Entrance

Electrical Panel - Square D 
HOM3060M200PRBVP - Rated NEMA 3R 
Outdoor, 30 Spaces

Metal Building Frame - Hidden by 
custom curb when installed

16" Foundation Piers, Hidden by curb when 
installed

17' - 5 13/32"

15' - 9 13/32"

10' - 7 23/32"

8' - 9 29/32"

0' - 0"

7' - 7 1/32"

G-0016

G-001

G-001

G-001

4

5

3

9
' -

 0
"

1
' -

 0
"

9' - 0"

1
9

' -
 0

"

2
8

' -
 0

"

2
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' -
 0

"

9' - 11" 9' - 0"

3' - 5 1/2" 3' - 0" 3' - 5 1/2"

2' - 11 1/2" 4' - 0" 2' - 11 1/2"

1
' -

 4
 1

/2
"

4
' -

 0
"

2
1

' -
 7

 1
/2

"

FREEZER

HAND SINK

3 COMPARTMENT SINK

UNDERCOUNTER 
REFRIGERATOR (3)

ESPRESSO MACHINE

STAINLESS TABLE

GREASE TRAP (UNDER SINK)

REFRIGERATOR

ICE MACHINE / BIN

STAINLESS TABLE (3)

DRIVETHRU PICKUP 
WINDOW

STAINLESS TABLE

POS SYSTEM

DRIVETHRU CANOPY WALL

BREWERS / GRINDERS

AIRPOTS

VITAMIX BLENDERS (2)

Scale

Date

Drawn by

Checked by

666 McKinley Ave.
Alpena, MI 49707
(877) 422-8233

NOTES

This sheet is intended to give a general overview of the 
design and configuration of the building and provide 
commonly requested details.  To review full structural, 
mechanical, plumbing and electrical details please see 
state approved plans and permits.
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G-001

ARCHITECTUAL
OVERVIEW

BIGGBY SMSD

Issue Date

Author

Checker

1/8" = 1'-0"
3

Front

1/8" = 1'-0"
4

Rear

1/8" = 1'-0"
5

Service

1/8" = 1'-0"
6

Tower

BUILDING ELEVATIONS

1/4" = 1'-0"
2

Floor Plan

1
3D View

BIGGBY BCUBED ARCHITECTUAL 
OVERVIEW MODEL SMSD

No. Description Date

1 Initial 10/22/2020
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S−1

IM−1
(CONDENSATE PUMP)

HS−1

L−1

LP−1
LT−1

WC−1

WH−1 OVERFLOW DRAIN
R/O REJECTION DRAIN

ICE MACHINE DRAIN

A/C CONDENSATE DRAIN

GT−1

3"  VENT THRU
WALL

3"

2"

3"

3"

2"

2"

2" P TRAP

1 1_
2

"

2" VENT

2" VENT

2" VENT

2" Forced Main

TO SEWER − CONNECTION BY OTHERS
INSULATE AS REQ.

2" Vent

3"  VENT THRU
WALL

3"

Air Admittance Valve

2" 90°

2" 90°

3x2 COUPLING

3" 90°

3"

3" x 2" WYE
2" 45°
2" C/O

1 1_
2

" 45°

1 1_
2

" P TRAP 3 X 2 WYE

4X2 COUPLING
2" AIR GAP

4X2 COUPLING
2" AIR GAP

3" 45°

3" X 1 1_
2

" WYE

1 1_
2

" TRAP

2" 90°

3X2 COUPLING

3" 90°

2" 45°

2" SAN. TEE

DRAIN INTO LT−1
MIN. 2" AIR GAP

3_
8

" TUBING

2" CPVC

MODULE CONNECTION

MODULE CONNECTION

2"

1"

1"

1"

1" DISCHARGE
2" VENT

AIR GAP − 2"

1"  DISCHARGE

2"  VENT

2" VENT

3_
4

" PVC

Liberty Pump 51LP - Accepts 
sanitary waste from all building 
sources, when holding tank is 
full, waste is pumped out of 
building through 2" forced main

2" Forced Main

2" Forced Main underground to sewer main connection

1" Water - connects to backflow 
preventor and meter in attic 
mechanical space

ALL ON SITE CONNECTIONS TO 
BE PERFORMED BY LICENSED 
CONTRACTORS

ALL EXPOSED EXTERIOR PIPE ABOVE 
FROST LINE
INSULSEAL 8" INSULATED PVC:
2” SCH 40 pipe:
2.375 inches O.D.
280 PSI Pressure Rating
.154 Inches minimum wall thickness
Socket Depth - 3.00 Inches
2” SCH 40 piping conforms to requirements of 
ASTM D1785 in accordance with ASTM D 
1784

2” SCH 40 shell & insulation:
8.40” Outside Diameter
R - Value equals 21
93 hours to freeze @ -13 degrees F
.240” Outer shell wall thickness
2.2-2.6 - Insulation density
90-95% Insulation closed cell content
2.77” Polyurethane foam insulation thickness
0.01-0.04 Water Absorption - lb./sq.ft. - ASTM 
D-2842-69

1" Underground pipe to water main

BUILDING FRAME 
SUPPORTED BY CONCRETE 
FOUNDATIONS
Depending on terrain, frame may 
be several inches above grade in 
some locations

RPZ / WATER METER - SEE 
DETAIL #4

200A ELECTRICAL SERVICE 
FROM UNDERGROUND

CONDUIT FOR TELECOM

GRADE/PAVEMENT

EXISTING MANHOLE

EXISTING SANITARY SEWER 
CATCH BASIN

EXISTING SEWER CONNECTION

2" FORCED MAIN FROM 
BCUBED LIBERTY PUMP

2" FORCED MAIN 
DRILLED/INSERTED 
DIRECTLY THROUGH WALL 
OF CATCH BASIN

3
/4

"ø
3
/4

"ø

3/4"ø-3/4"ø-3/4"ø

3/4"ø-3/4"ø
3/4"ø

3/4"ø-3/4"ø-3/4"ø

3/4"ø5/8"ø

3/4"ø
3/4"ø-3/4"ø

3
/4

"ø3/4"ø
3/4"ø

2
"ø

2"ø-2"ø

2"ø
3/4"ø 3/4"ø

WATER METER 
(BADGER 
RECORDALL 
MODEL 25)

BACKFLOW PREVENTER
ZURN Model 975XL2

BALL VALVE

BALL VALVE

IN
C

O
M

IN
G

 W
A

T
E

R
 S

U
P

P
L
Y

WATER SUPPLY TO BUILDING

AIR GAP DRAIN

AREA EXCAVATED FOR 
UNDERGROUND UTILITY 
CONNECTIONS

200A ELECTRICAL SERVICE 
FROM UNDERGROUND

WATER SUPPLY

SEWER 
CONNECTION

CONDUIT FOR TELECOM

Scale

Date

Drawn by

Checked by

666 McKinley Ave.
Alpena, MI 49707
(877) 422-8233

NOTES

This sheet is intended to give a general overview of the 
design and configuration of the building and provide 
commonly requested details.  To review full structural, 
mechanical, plumbing and electrical details please see 
state approved plans and permits.

As indicated
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 P
M

G-002

Utility Connections

BIGGBY SMSD

Issue Date

Author

Checker

1
Utility Connections- Orthographic

BACKFLOW PREVENTOR
ZURN Model 975XL2
Reduced Pressure Principle Assembly

Standards Compliance
• ASSE® Listed 1013
• IAPMO® Listed
• CSA® Certified B64.4
• AWWA Compliant C511
• Approved by the Foundation for Cross Connection
Control and Hydraulic Research at the University of
Southern California
• Meets the requirements of NSF/ANSI 61*
*(0.25% MAX. WEIGHTED AVERAGE LEAD CONTENT)
• UL® Classified (less shut-off valves or with OS&Y valves)
• C-UL® Classified

1/2" = 1'-0"
3

Preferred Sewer Connection

AVERAGE WASTE DISCHARGE: <8 GAL/HOUR

INTERIOR SANITARY DIAGRAM
See building plans for full details

LowPro Low Profile Sewage System
Pressure Rating: 280 PSI
Maximum pumping distance: 1,250 feet
Expected discharge: < .02 gallons per minute
Discharge rating: > 140 gallons per minute
Solids handling: Up to 2" solid sphere

1 1/2" = 1'-0"
4

Interior Water Supply Connection

No. Description Date

1/8" = 1'-0"
2

Exterior Connection Points
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CONCRETE FOUNDATIONS
TYPICAL

12'-0"

9'-11"

9'-11"

13
'-0

"
5'

-6
"

8'
-0

"

9'-0"

8'
-0

"

12'-0"

11'-6"

26
'-0

"

�1'-4"

8" 6"2"

6'
-8

"

2"

ANCHOR

9'-5"

SECTION PLAN

16" DIA. x 42" MINIMUM
CONCRETE FOUNDATION

HIGHEST POINT OF EXISTING
PARKING LOT GRADE

ALLOW UP TO
1" SHIM

3/4" x 8 1/2"
SIMPSON STRONG-TIE

4 x 4 x 3/8"
x 6" LONG ANGLE

10 x 6 STEEL TUBE
FOUNDATION

10 x 6 STEEL TUBE
FOUNDATION

16" DIA. x 42" MINIMUM
CONCRETE FOUNDATION

4 x 4 x 3/8"
x 6" LONG ANGLE

3/4" x 12 x 4
HOOK ANCHOR

7/8" HOLE

7/8" HOLE

STEEL SHIM AS REQ'D

TITEN HD STAINLESS STEEL SCREW ANCHOR

1"+ ABOVE EXISTING GRADE

1"

2"

2"

3"

8"
8"

1"

RESTROOM &
JANITORIALSERVICE AREACARPORT AREA

12'-0"

10 x 6 x 3/16
STEEL TUBE FRAME

3 x 2 TUBE STEEL

3 x 2 TUBE STEEL 10 x 6 x 3/16
STEEL TUBE FRAME

10 x 6 x 3/16
STEEL TUBE FRAME

4 3/4" SIPS PANEL

4 3/4" SIPS PANEL4 3/4" SIPS PANEL4 3/4" SIPS PANEL TREATED 2x6 CUT-DOWN
TO BEAR 4 3/4" SIPS
WALL PANEL

WATERPROOFING MEMBRANE
ALONG EDGES AND BOTTOMGRADE

PARKING LOT
EXISTING

9'-11" 9'-0"

6"

10
"

1
1_
2

"

SIMPSON STRONG
DRIVE−GALVANIZED
TB1460S SCREW
STARTING 2" FROM
BUTT ENDS, 2 ROWS AT
12" O.C. EACH ROW 1"
INSET FROM LONG
EDGE, FULL LENGTH

3/16

3/16

RESTROOM &
JANITORIAL

10 x 6 x 3/16
STEEL TUBE FRAME

3 x 2 TUBE STEEL

4 3/4" SIPS PANEL

TREATED 2x6 CUT-DOWN
TO BEAR 4 3/4" SIPS
WALL PANEL

1/2" TREATED PLYWOOD
ALONG BOTTOM.  NAIL EVERY 6" AROUND
PERIMETER, AND EVERY 12" EACH WAY IN MIDDLE.

WATERPROOFING BELOW
TREATED PLATE

4 3/4" SIPS PANEL

EXTERIOR FACADE
TREATMENT

10 x 6 x 3/16
STEEL TUBE FRAME

TREATED 2x6 BORED 9/16" DIA.

GRADE
PARKING LOT
EXISTING

TO BE DETERMINED

TYPICAL
TYPICAL

STEEL TO CONCRETE
FOUNDATION
CONNECTION AND
LOCATION DETAILS

SEE TYPICAL

SHEET S-2

CONCRETE
SEE TYPICAL

FOUNDATION DETAILS
SHEET S-2

TYPICAL

WATERPROOFING BELOW
TREATED PLATE

TREATED 2x6 CUT-DOWN
TO BEAR 4 3/4" SIPS
WALL PANEL

TO RECEIVE 1/2" COARSE
TREAD BOLT

2x4 LET-IN STUD BORED
9/16" DIA. TO RECEIVE
1/2" COARSE THREAD BOLT

MINIMUM 8d (2.5"x 0.113") GALVANIZED

10
"

1 1_
4
"

9'-0"

6"

4 3/4" 4 3/4"8'-2 1/2"

10
"

6"8'-0"

3"
6

3 _ 4"
1 _ 4"

3"
6

3 _ 4"
1 _ 4"

Scale

Project number

Date

Drawn by

Checked by

666 McKinley Ave.
Alpena, MI 49707
(877) 422-8233

SITE ADDRESS

CLIENT

ENGINEER

As indicated
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 A
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S101

Structural Details

Project Number

BCUBED

Issue Date

Author

Checker

Enter address here

1/4" = 1'-0"
1

CONCRETE FOUNDATION PLAN

1" = 1'-0"
2

CONCRETE BASE FLOOR FRAME
CONNECTION DETAIL

1/2" = 1'-0"
3

SECTION SHOWING STEEL BASE FLOOR
FRAME

01 1/2" = 1'-0"
4

TYPICAL STEEL BASE FLOOR FRAME DETAIL
1' 1 1/2'1/2'

No. Description Date

CONCRETE FOOTING INSTALLED AT HIGHEST POINT ON GRADE SHALL BE 1" ABOVE GRADE.  ALL OTHER 
FOOTINGS TO BE LEVEL.  
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Draft Motions:  PSPR 20-17 Biggby Coffee 
Preliminary Site Plan Review Application 

 
 
MOTION TO APPROVE:   

Motion by _________________________, supported by _________________________, to 
approve the PSPR 20-17 preliminary site plan from Reals-Palmer LLC for the construction of a 
new Biggby Coffee modular building, drive-through lane, and outdoor seating area on parcel 
number 14-012-04-007-07 located on the north side of E. Pickard Rd. between S. Summerton Rd. 
and the former Mid Michigan Community College building at 5805 E. Pickard Rd.in the southeast 
quarter of Section 12 and in the B-7 (Retail and Service Highway Business) zoning district, finding 
that the “November 2020” site plan fully complies with the applicable Zoning Ordinance 
requirements for preliminary site plan approval, including Sections 14.2.P. (Required Site Plan 
information) and 14.2.S. (Standards for Site Plan Approval). 

MOTION TO APPROVE WITH CONDITIONS:   

Motion by _________________________, supported by _________________________, to 
approve the PSPR 20-17 preliminary site plan from Reals-Palmer LLC for the construction of a 
new Biggby Coffee modular building, drive-through lane, and outdoor seating area on parcel 
number 14-012-04-007-07 located on the north side of E. Pickard Rd. between S. Summerton Rd. 
and the former Mid Michigan Community College building at 5805 E. Pickard Rd.in the southeast 
quarter of Section 12 and in the B-7 (Retail and Service Highway Business) zoning district, finding 
that the “November 2020” site plan can comply with applicable Zoning Ordinance requirements 
for preliminary site plan approval, including Sections 14.2.P. (Required Site Plan information) and 
14.2.S. (Standards for Site Plan Approval), subject to the following condition(s): 

1. Provide documentation of permission from the owner to utilize the adjacent land and 
driveway at 5805 E. Pickard Rd. for access to the facility with the final site plan submittal. 

2. Add the sidewalk connection into the site from E. Pickard Rd. to the final site plan.  

3. Update the parking, exterior lighting, and landscaping on the final site plan to conform to 
Zoning Ordinance requirements and add a specific revision date to the final site plan. 

4a. Add the required new public sidewalk along the length of the S. Summerton Rd. frontage 
to the final site plan.  

[OR] 

4b. Add the new public sidewalk along the length of the S. Summerton Rd. frontage to the 
final site plan, but temporary relief is granted from construction of this new sidewalk 
because the applicant does not have leasehold rights to the entire parcel. 

5a. Add a note to the final site plan confirming that the applicant will construct the access 
from S. Summerton Rd. within 90 calendar days of re-occupancy of the existing office 
building at 5805 E. Pickard Rd.   

[OR] 

5b. The future access from S. Summerton Rd. is not necessary and can be removed from the 
final site plan.   

______________________________________________________________________________ 
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Draft Motions:  PSPR 20-17 Biggby Coffee 
Preliminary Site Plan Review Application 

 
 
MOTION TO POSTPONE ACTION:   

Motion by _________________________, supported by _________________________, to 
postpone action on the PSPR 20-17 preliminary site plan from Reals-Palmer LLC for the 
construction of a new Biggby Coffee modular building, drive-through lane, and outdoor seating 
area on parcel number 14-012-04-007-07 until __________________ _____, 2021 for the 
following reasons:  

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

MOTION TO DENY:   

Motion by _________________________, supported by _________________________, to deny 
the PSPR 20-17 preliminary site plan from Reals-Palmer LLC for the construction of a new Biggby 
Coffee modular building, drive-through lane, and outdoor seating area on parcel number 14-012-
04-007-07 located on the north side of E. Pickard Rd. between S. Summerton Rd. and the former 
Mid Michigan Community College building at 5805 E. Pickard Rd.in the southeast quarter of 
Section 12 and in the B-7 (Retail and Service Highway Business) zoning district, finding that the 
“November 2020” site plan does not comply with applicable Zoning Ordinance requirements, 
including Sections 14.2.P. (Required Site Plan information) and 14.2.S. (Standards for Site Plan 
Approval), for the following reasons: 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 
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Community and Economic Development Department 
2010 S. Lincoln Rd. 

Mt. Pleasant, MI 48858 
989-772-4600 ext. 232 

 
 

1 | P a g e  

SIDEWALK RELIEF REPORT 

TO: Planning Commission DATE: December 7, 2020 

FROM: Peter Gallinat, Zoning Administrator ZONING: B-5 District 

PROJECT: Sidewalk Waivers  

PARCELS: 2260 E. Remus Rd 14-021-10-001-00; and 2467 E. Remus Rd. 14-016-30-005-03 

OWNERS: Woodland Investments LLC; and Feight-Schuette Investments 

LOCATIONS: 0.66 acres on the SE corner of Remus and Rodgers, in the NW ¼ of Section 21; and 
2.2 acres on NW corner of Remus and Bradley, in the NW ¼ of Section 21. 

EXISTING USE: Office/storage and retail sales. ADJACENT ZONING: B-5  

FUTURE LAND USE DESIGNATION:  Commercial / Light Industrial. This district is intended for a 
blend of medium intensity commercial and small-scale light industrial uses. Light industrial uses 
include but are not limited to small-scale manufacturing, laboratories, research and development 
firms, information technology firms, or other businesses that might be found in a technology park. 

ACTION REQUESTED:  To re-establish the previously granted temporary relief from sidewalk 
construction for the parcels at 2467 E. Remus Rd (Merchandise Outlet) and 2260 E. Remus Rd.  
(Woodland Investments). 

Background Information 
The Township has had in effect a Sidewalks and Pathways Ordinance since 2010.  Since that time 
sidewalks have been required to be shown on site plans.  The Planning Commission at times has 
granted temporary relief from this requirement based on a set of policy priorities established for 
this purpose.  This relief, when granted, has had the effect of delaying the timing of sidewalk 
construction for projects associated with these site plans.  

In August of 2018, the Sidewalks and Pathways Prioritization Committee reviewed parcels which 
had been granted temporary relief from sidewalk construction during site plan approval by the 
Planning Commission.  The committee prioritized the ending of this relief for parcels that were 
located on high priority roads as identified in the Township’s sidewalk policies. 

Landowner’s Request 

Doug Janes, owner of Woodland Investments LLC requested by letter that his property be given 
continued temporary relief.  Mr. Janes has provided documents which show that the Michigan 
Department of Transportation (MDOT) is mandating that additional off-site 
sidewalk/intersection improvements be provided that have greatly increased the cost of the 
project.  Township staff has also included 2467 E. Remus Rd. (Merchandise Outlet) in this request 
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due to the fact that the same issues will exist for that project as well.  

Planned Township Project  

Earlier this year, the Sidewalks and Pathways Prioritization Committee identified the Remus Rd. 
(M-20) corridor between Bradley St. and S. Lincoln Rd. as a high priority for completing sidewalk 
construction in 2021.  This area is part of the West Downtown Development Authority District, 
which is overseen by the Township’s Economic Development Authority (EDA).  Staff forwarded 
the committee’s recommendation to the EDA Board, which chose to include funding for a 
sidewalk project in this area in their FY2021 recommended budget.  This budget is currently 
under review by the Board of Trustees.  If the budgeted funds receive final Board approval, the 
intent of this project would be to complete the sidewalks along both sides of Remus Rd. 

The budgeted funds reflected completion of missing sections on the older development sites 
along this corridor (predominately developed years before the Sidewalk and Pathway Ordinance 
was adopted), with the understanding that these two parcels and the county Road Commission 
parcels (all subject to approved final site plans where sidewalk construction is required as part of 
the development) would complete their sections.  

However, staff would concur with Mr. Janes opinion that it is unreasonable to require a private 
landowner to complete off-site improvements on property they do not own.  The MDOT 
requirement for off-site improvements before a sidewalk permit can be issued by their office 
creates a Catch-22 situation for the business owners that is best resolved by allowing their 
projects to be incorporated into a comprehensive EDA-funded project. 

Objective 
The Sidewalk and Pathways Committee is a sub-committee designated by Planning Commission 
to plan and prioritize new construction of sidewalks and pathways. The initial relief from sidewalk 
construction was granted by the Planning Commission and then reviewed by the Committee. The 
Planning Commission is to decide the status of when to continue the relief of recommend 
construction of sidewalks. 

Key Findings 
1. These proposed sidewalk constructions would require the property owner to construct 

sidewalk on property not owned by the current property owner listed.  

2. MDOT requirements for ADA-compliant ramps adversely effects these projects located 
on the M-20 state highway.  

3. The Township’s EDA Board has plans to make it a priority to construct sidewalks along 
Remus Rd. with EDA funds in the near future. 
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Recommendations 
Based on the above findings, I would ask that the Planning Commission take action to re-establish 
the temporary relief from sidewalk construction for 2260 E. Remus Rd. and 2467 E. Remus Rd. 
subject to the following conditions. 

1. No new construction or modifications to either existing site requiring site plan approval 
is proposed, approved, and constructed.  If so, sidewalk construction will be required at 
that time.  

Please contact me at (989) 772-4600 ext. 241, or via email at pgallinat@uniontownshipmi.com, 
with any questions about this information. 

Respectfully submitted, 

Peter Gallinat, Zoning Administrator 
Community and Economic Development Department 
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March 12, 2018 
 

Sidewalk and Pathways Prioritization Committee recommends all site plans, within the boundaries of Union Township, 

will require sidewalks to be shown on the site plan. The Sidewalk and Pathways Prioritization Committee recommends 

to the Township Board and Planning Commission the following as it relates to the construction of sidewalks on parcels 

requiring a site plan. 

 

I. Identification of Designated Streets for Sidewalk Construction  

The Planning Commission will NOT grant a developer/owner of a parcel, with frontage along the designated streets, 

relief from the construction of a sidewalk as shown on the site plan. The goal is to develop sidewalks on both sides 

of the designated street. 

o The designated streets were identified to complete sidewalks, to fill gaps with existing sidewalks to connect 
with city, and CMU property; to connect schools, parks, bus stops, activity centers, employment centers, 
retail, business, health care facilities, senior living centers, religious institutions, civic buildings, community 
services within the township. 

 
Designated Streets (Identified on the Sidewalk map as developed by the Sidewalk and Pathways Prioritization 
Committee, March 2018.) 

 North   
o Pickard Road from Lincoln to Township Boundary 

 Township parcels: Along Crawford Road North from Pickard to Mission Creek Park 

 East  
o Isabella Road South from Pickard Road to Blue Grass 

 Remus Road (from Isabella Road east to 127) 
 Remus Road (from Isabella Road west to city limits) 

 South  
o Township parcels:  

 Broomfield Road (east) -  Gover Parkway to city line 
 Broomfield Road (west) - city line to Lincoln 

 Townships parcels: Crawford Road Broomfield to Deerfield 
 Blue Grass Isabella to Mission 

 West  
o Lincoln Road north from Broomfield to Pickard 

 Remus Road (from Lincoln Road east to city limits) 
 

II. Criteria for Granting Relief of Sidewalk Construction 

Parcels not identified on a designated street may be granted provisional relief of sidewalk construction if any of the 

following conditions apply: 

1. The development is located on a property zoned industrial. 

2. The development is located on an unimproved road.  

3. The development is located on property with road frontage where no car-pedestrian injury or fatality, due 

to the need of the pedestrian to walk in the roadway, has occurred for a distance of 1 mile in either 

direction of the development. A car-pedestrian accident within 1 mile of area provided relief from building 

the sidewalk will required sidewalk construction within 1 year. 

4. Less than 50% of the surveyed sections of the township along the road fronting the proposed development 

has sidewalks. If on a corner lot, the mile will extend in both directions along the frontage roads. Once the 

threshold has been meet all parcels will be required to construct sidewalks within 1 year. 

5. If the cost of the sidewalk construction exceeds more than 50% of the total cost of the project.  
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III. The Sidewalk and Pathways Prioritization Committee recommends to the Township Board 

1. Property owners previously granted relief (waivers) to construct sidewalks that have road frontage along the 

designated streets, as identified by the committee on March 12, 2018, need to be contacted and a plan be 

developed for the sidewalk to be constructed with 2 years. 

2. The designated streets, accompanying map, and the Criteria for Granting Relief should be reviewed yearly by the 

Sidewalk and Pathways Prioritization Committee and adjusted as conditions and growth occur with the 

township. 

 

IV. Definitions 

a. Designated Street: A public way or road within The Charter Township of Union, Isabella County Michigan.  

b. Provisional: Provided for the time being; grant of relief is subject to later alteration.  

c. Relief: To eliminate the required construction of a sidewalk as shown on the site plan. 

d. Sidewalk: A paved path, usually concrete, located in a road right-a-way but away from the actual road surface 

and designed, constructed and designated for pedestrian travel. While Michigan law (MCL 257.660c and 

257.660d) allows for travel on sidewalks or pathways by bicycle, provided they yield to pedestrians and do not 

impede traffic by pedestrians, adult cyclists are encouraged to use roadways or pathways as safer options. 
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bjubeck@isabellacorporation.com

Oct 27, 2020 Oct 27, 2021

Apr 01, 2021 

37021 13.700

0.00

14.300

East

Issued To:

Mount Pleasant MI 48858

Doug Janes
989-289-7733(O)    989-289-7733(Cell)

doug@benefitconsulting.com

For Operations within State Highway Right-of-Way

INDIVIDUAL CONSTRUCTION PERMIT

Permit Number:

Effective Date:

Bond Numbers:

Liability Insurance Expiration Date:

to

Contractor: Contact:

The Isabella Corporation

2201 Commerce St
Mount Pleasant MI 48858

Byron Jubeck

989-289-7733(O)    989-224-5038(Cell)

THIS PERMIT IS VALID ONLY FOR THE FOLLOWING PROPOSED OPERATIONS:

Install concrete sidewalk per Union Township requirements

STATE ROUTE: TOWNSHIP OF: COUNTY:Union Isabella County

NEAREST 
INTERSECTION:

REQUISITION NUMBER:

CONTROL SECTION:

SIDE OF 
ROAD:

WORK ORDER NUMBER:

MILE POINT FROM:

DISTANCE TO

MILE POINT TO:

MDOT JOB NUMBER:

(in feet)

LEFT MEDIAN

ORG JOB NUMBER:

  

M-20

Rogers Road S 

Doug Janes

2260 East Remus Road

Contact:

Permit Type:

37021-073067-20-102720

PURPOSE:

NEAREST INTERSECTION:
DIRECTION TO NEAREST 
INTERECTION:

LOCATION:

Permit Fee:

Individual Application

RIGHT TRANSVERSE

X  

$30.00
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Work shall NOT begin until the Advance Notice has been approved.

CAUTION

Mt. Pleasant TSC

October 27, 2020

37021-073067-20-102720 Issued To:Doug Janes

This permit is incomplete without "General Conditions and Supplemental Specifications"

I am the legal owner of this property or facility, the owner's authorized representative, or have statutory authority to  
work within state highway Right-of-Way. 
Commencement of work set forth in the permit application constitutes acceptance of the permit as issued. 
Failure to object, within ten (10) days  to the permit as issued constitutes acceptance of the permit as issued.
If this permit is accepted by either of the above methods, I will comply with the provisions of the permit. 

1.

2.
3.
4.

I agree that Advance Notice for Permitted Utility Tree Trimming and Tree Removal Activities shall be submitted 15 
days prior to the commencement of the proposed work for an annual permit.

I agree that Advance Notice for Permitted Activities for shall be submitted 5 days prior to the commencement of 
the proposed work.

5.

Failure to submit the advance notice may result in a Stop Work Order.

Michael Loynes

Approved DateMDOT

Doug Janes

TSC Contact Info (989) 773-7756

THE STANDARD ATTACHMENTS, ATTACHMENTS AND SPECIAL CONDITIONS MARKED BELOW 
ARE A PART OF THIS PERMIT.

I certify that I accept the following:

General Conditions for Permit (General Conditions)1

STANDARD ATTACHMENTS:

2260 E. Remus Road Site Plan for Doug Janes.pdf1
1610-152 DOUG JANES_compressed.pdf2
Maintenance Work Zone Traffic Control Guidelines 2007.pdf3

ADDITIONAL ATTACHMENTS:

AMENDMENT ATTACHMENTS:
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37021-073067-20-102720 Issued To:Doug Janes

1

2

SPECIAL CONDITIONS:

All disturbed areas within the right of way shall be top-soiled, seeded 
and mulched to match existing areas per current MDOT standards and 
specifications.
per our phone conversation today the intersections needs to be ADA 
compliant with a landing on both sides of road.

List of Devices 

Active
 Indicator(Y/N)

0

Number of
 SCWF

Applicant Device
 ID Number Latitude Longitude
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2260 E. Remus Road
Union Township

SITE CONCRETE BASE BID
LINE UNIT QUANTITY UNIT PRICE

Install Approximately 90' of 5' Sidewalk Lsum 1.00              $2,500.00

TOTAL:

 > Quote does Not Include Prevailing Wages
 > Concrete Quality Control Testing is NOT included
 > Concrete subbase, +/- 0.1' furnished and installed by others.
 > Quote does not include permits or bond costs
 > Quote does not include staking
 > Quote does not include traffic or flag control
 > Quote does not include night work
 > Quote does not include winter protection

ACCEPTED: DATE:

AMOUNT

Project Name:    

CONDITIONS:

$2,500.00

$2,500.00

DESCRIPTION

Quotation
Date: April 20, 2020
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2260 E. Remus Road
Union Township

SITE CONCRETE BASE BID
LINE UNIT QUANTITY UNIT PRICE

Install Approximately 90' of 5' Sidewalk Lsum 1.00              $2,500.00
Curb Cut Across Rogers Road Lsum 2.00              $500.00
Detectable Warning Plate Lsum 2.00              $350.00
Additional Sidewalk Ramp E. Side of Rogers Lsum 1.00              $800.00

TOTAL:

 > Quote does Not Include Prevailing Wages
 > Concrete Quality Control Testing is NOT included
 > Concrete subbase, +/- 0.1' furnished and installed by others.
 > Quote does not include permits or bond costs
 > Quote does not include staking
 > Quote does not include traffic or flag control
 > Quote does not include night work
 > Quote does not include winter protection

ACCEPTED: DATE:

DESCRIPTION

Quotation
Date: October 20, 2020

$1,000.00

AMOUNT

Project Name:    

CONDITIONS:

$5,000.00

$2,500.00

$700.00
$800.00

099



Douglas Janes

Woodland lnvestments, LLC

PO Box 526

Mt Pleasant, Ml 48804-0526

989-289-7733

Rodney Nanney

Union Township

RE: 2260 E Remus Rd

I hereby request the restoration of the temporary relief previously granted for the
development project on the woodland lnvestments LLC property at 2260 E.
Remus Rd. (parcel lD 1,4-o2t-10-001-00). I have included with this letter the
original quote for the sidewalk construction provided by lsabella corporation.
subsequent to the also attached MDor permit demanding ADA compriant
landings on both side of Rogers Road the cost of the project increased
substantially. I have incruded a copy of the amended quote for the project
provided by lsabella Corporation.

obviously a simple sidewalk as requested by Union Township became a project
which is not in my control. I cannot make modifications to the east side of
Roger's Rd as I do not own the property. lt also is not my responsibility to make
the modification to another person's property. The substantial additional cost
and the inability to meet the modifications mandated in the permit makes this
project unreasonable at this time. Therefore please grant relief for the
development of the project.
lf you have anyadditioinal questions please let me know. otherwise llook
forward to your confirmation of my request.

Douglas

ly yor4s

neE
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Draft Motions:  Request for Re-Establishment of Temporary Relief from 
Sidewalk Construction at 2260 and 2467 E. Remus Rd. 

 
 
MOTION TO APPROVE:   

Motion by _________________________, supported by _________________________, to 
approve the request to re-establish the previously granted temporary relief from sidewalk 
construction for the parcels at 2467 E. Remus Rd. (Merchandise Outlet) and 2260 E. Remus Rd.  
(Woodland Investments) in the B-5 (Highway Business) zoning district because the MDOT 
requirements would unreasonably require the property owner to construct improvements on 
property not owned by the current property owner, and because the EDA Board has included 
funds for some additional sidewalks along Remus Rd. in their FY2021 recommended budget. 

MOTION TO APPROVE WITH CONDITIONS:   

Motion by _________________________, supported by _________________________, to 
approve the request to re-establish the previously granted temporary relief from sidewalk 
construction for the parcels at 2467 E. Remus Rd. (Merchandise Outlet) and 2260 E. Remus Rd.  
(Woodland Investments) in the B-5 (Highway Business) zoning district because the MDOT 
requirements would unreasonably require the property owner to construct improvements on 
property not owned by the current property owner, and because the EDA Board has included 
funds for some additional sidewalks along Remus Rd. in their FY2021 recommended budget, 
subject to the following condition(s): 

1. No new construction or modifications to either existing site requiring site plan approval 
is proposed, approved, and constructed.  If so, sidewalk construction will be required at 
that time.  

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

MOTION TO POSTPONE ACTION:   

Motion by _________________________, supported by _________________________, to 
postpone action on the request to re-establish the previously granted temporary relief from 
sidewalk construction for the parcels at 2467 E. Remus Rd. and 2260 E. Remus Rd. until 
__________________ _____, 2021 for the following reasons:  

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 
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Draft Motions:  Request for Re-Establishment of Temporary Relief from 
Sidewalk Construction at 2260 and 2467 E. Remus Rd. 

 
 
MOTION TO DENY:   

Motion by _________________________, supported by _________________________, to deny 
the request to re-establish the previously granted temporary relief from sidewalk construction 
for the parcels at 2467 E. Remus Rd. (Merchandise Outlet) and 2260 E. Remus Rd.  (Woodland 
Investments) in the B-5 (Highway Business) zoning district for the following reasons: 

1. Construction of the new sidewalk on the subject parcels is a requirement of the Sidewalk 
and Pathway Ordinance and the approved site plans for the developments associated 
with these parcels. 

2. Remus Rd. (M-20) is designated as a high priority street for sidewalk construction in the 
Township’s adopted Sidewalks Waiver Policy.  

3. The subject parcels do not meet the criteria listed in part II of the policy for the granting 
of temporary relief from construction. 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 
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