
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, June 15, 2021 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/89299549537 (Meeting ID: “892 9954 9537” Passcode “673358”).  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 “892 995 9537” and the 
“#” sign at the “Meeting ID” prompt and then enter "673358" at the "Passcode" 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. 

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 Tuesday, June 15, 2021 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/89299549537 (Meeting ID: “892 9954 9537” Passcode “ 673358”).   

To participate via telephone conference call, please call (312) 626-6799. Enter “892 9954 9537” and 
the “#” sign at the “Meeting ID” prompt and then enter "673358" at the "Passcode" 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  
June 15, 2021 

7:00 p.m. 

1. CALL MEETING TO ORDER

2. PLEDGE OF ALLEGIANCE

3. ROLL CALL

4. APPROVAL OF AGENDA

5. APPROVAL OF MINUTES

-May 18, 2021

6. CORRESPONDENCE / BOARD REPORTS / PRESENTATIONS
A. Cody updates from Board of Trustees
B. Buckley updates from ZBA
C. Darin updates from Sidewalk and Pathways
D. Accept Lisa Cody’s resignation from the Planning Commission with a vote of thanks

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

8. NEW BUSINESS
A. PSUP21-01 New Isabella County Jail and Sheriff’s Office - Special Use Permit

Application
a. Introduction
b. Public hearing
c. Updates from staff and the applicant
d. Commission deliberation and action (recommend approval, denial, or approval
with conditions to the Board of Trustees; or postpone action)

B. PSPR21-12 County Jail – Sheriff’s Office – Preliminary Site Plan Application
a. Introduction
b. Updates from staff and the applicant
c. Commission deliberation and action (approval, denial, approval with conditions,
or postpone action)
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C.        PSUP21-02 Krist Filling Station (Gas Station) - Special Use Permit Application     

a. Introduction  
b. Public hearing  
c. Updates from staff and the applicant  
d. Commission deliberation and action (recommend approval, denial, or approval 
with conditions to the Board of Trustees; or postpone action) 
 

D.        PSPR21-15 Krist Filling Station (Gas Station) – Preliminary Site Plan Application     
a. Introduction  
b. Updates from staff and the applicant  
c. Commission deliberation and action (approval, denial, approval with conditions, 
or postpone action) 
 

E.        PSPR21-13 5048-5082 E. Pickard Rd. Dollar General Retail Store – Combined    
Preliminary and Final Site Plan Application 
a. Introduction  
b. Updates from staff and the applicant  
c. Commission deliberation and action (approval, denial, approval with conditions, 
or postpone action) 
 

F.        PSPR21-14 Summerhill Village Mobile Home Park - New Clubhouse and Parking 
Lot Improvements – Preliminary Site Plan Application 
a. Introduction  
b. Updates from staff and the applicant  
c. Commission deliberation and action (approval, denial, approval with conditions, 
or postpone action) 

 
9.  OTHER BUSINESS  

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

11.  FINAL BOARD COMMENT 

12.  ADJOURNMENT 
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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 
May 18, 2021 as a virtual meeting through the Zoom meeting platform. 
 
Meeting was called to order at 7:01 p.m. 
 
Roll Call 
Present:  
Albrecht (location: Union Township, Isabella County, Mt. Pleasant, MI) 
Buckley (location: Union Township, Isabella County, Mt. Pleasant, MI) 
Clerk Cody (location: Union Township, Isabella County, Mt. Pleasant, MI)  
Darin (location: Union Township, Isabella County, Mt. Pleasant, MI) 
LaBelle (location: Union Township, Isabella County, Mt. Pleasant, MI) 
Lapp (location:  Union Township, Isabella County, Mt. Pleasant, MI) 
Shingles (location: Union Township, Isabella County, Mt. Pleasant, MI) 
Squattrito (location: Isabella County, Mt. Pleasant, MI)  
Excused: 
Fuller 
 
Others Present 
Rodney Nanney, Community and Economic Development Director; Zoning Administrator, Peter 
Gallinat, Public Service Assistant, Jennifer Loveberry and Administrative Assistant, Tera Green 
 
Approval of Minutes 
Darin moved Cody supported the approval of the April 20, 2021 regular meeting as presented.  
Vote: Ayes: 8 Nays: 0. Motion carried. 
 
Correspondence / Reports/ Presentations 

A. Board of Trustee updates by Clerk Cody 
B. ZBA updates by Buckley – No meeting in May; there will be no meeting in June 
C. Sidewalks and Pathway Prioritization updates by Darin 

 
Approval of Agenda 
Lapp moved Cody supported to approve the Agenda as presented.  Vote: Ayes: 8 Nays: 0. 
Motion Carried. 
 
Public Comment  
Open 7:10 p.m.  
No comments were offered.  
Closed 7:10 p.m. 
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New Business  
 

A. PSPR21-08 McGuirk Mini-Storage Expansion – Final Site Plan 
a. Introduction 
b. Updates from staff and applicant 
c. Commission deliberation and action (approval, denial, approval with conditions) 

 
* Possible conflict of Interest by Commissioner LaBelle acknowledged by the 
Commissioners.  
Buckley moved Cody supported that there is no perceived conflict of interest with the 
Planning Commission and to allow Commissioner LaBelle to participate in the review of the 
site plan.  Roll Call Vote:  Ayes: Albrecht, Buckley, Cody, Darin, LaBelle, Lapp, Shingles, 
and Squattrito Nays: 0 Abstained: LaBelle.  Motion carried. 
 
Introduction by Nanney of PSPR21-08 Final Site Plan Approval application for phase 2 of self-
storage buildings approximately 8.87 acres located at the western dead end of Lexi lane in the 
NE 1/4 of Section 20.  Project engineer Tim Bebee updated the Commission about the plan 
details and answered commissioner questions. 
 
Cody moved Lapp supported to approve the PSPR 21-08 final site plan for phase 2 of the 
McGuirk Mini Storage buildings on parcel number 14-020-20-001-05, located on approximately 
8.87 acres located at the western dead end of Lexi lane in the northeast quarter of Section 20 
and in the B-5 (Highway Business) zoning district, finding that the April 23, 2021 site plan can 
comply with applicable Zoning Ordinance requirements for final 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 conditions: 

1. Township Public Services Department approval, prior to issuance of a building permit for 
this project. 

2. Details and manufacturer’s specification sheets for the proposed exterior wall-pack fixtures 
and an updated photometric plan sheet referencing the specific fixtures shall be submitted 
to the Zoning Administrator for administrative review and acceptance, prior to issuance of 
a building permit for this project. 

Roll Call Vote:  Ayes: Albrecht, Buckley, Cody, Darin, LaBelle, Lapp, Shingles, and 
Squattrito Nays: 0.  Motion carried.  
 

B. PSPR21-09 The Den on Broomfield – Final Site Plan 
a. Introduction 
b. Updates from staff and applicant 
c. Commission deliberation and action (approval, denial, approval with conditions) 

 
Introduction by Nanney of PSPR21-09 Final Site Plan Approval application for two (2) mixed-
use commercial-residential buildings approximately 2.14 acres located at the southwest corner 
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of E. Broomfield Rd. and Sweeney Rd. in the NE ¼ of Section 26.  The project’s civil engineer and 
architect updated the Commission about the site plan and building details and answered 
commissioner questions. 
 
LaBelle moved Darin supported to accept the proposed building elevations as presented, 
finding that the building form, composition, and mix of exterior façade materials depicted on the 
final site plan sheets A4.0 and A4.1 for The Den on Broomfield development are consistent with 
adopted Master Plan policies for the Bluegrass Center Area and commercial development.  Roll 
Call Vote:  Ayes: Albrecht, Cody, Darin, Fuller, LaBelle, Shingles, and Squattrito Nays: 
Buckley.  Motion carried.  
 
LaBelle moved Darin to approve the PSPR 21-09 final site plan for The Den on Broomfield 
development, which consists of two (2) mixed-use commercial-residential buildings on parcel 
numbers 14-103-00-001-00 and 14-103-00-02-00, located on approximately 2.14 acres located 
at the southwest corner of E. Broomfield Road and Sweeney Road in the northeast quarter of 
Section 26 and in the B-5 (Highway Business) zoning district, finding that the April 22, 2021 site 
plan can comply with applicable Zoning Ordinance requirements for final 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 conditions: 

1. Township Public Services Department approval, prior to issuance of a building permit for 
this project. 

2. Revise the final site plan to correct typos on plan for parking calculations, landscaping, and 
other notes; add the required landscape plantings installation and maintenance plan 
details; and correct the photometric plan and provide the fixture details and specifications 
needed to confirm compliance with Section 8.2 (Exterior Lighting). 

3. Submittal of a revised final site plan for administrative review and acceptance by the Zoning 
Administrator, prior to issuance of a building permit for this project. 

Roll Call Vote:  Ayes: Albrecht, Buckley, Cody, Darin, Fuller, LaBelle, Shingles, and 
Squattrito Nays: 0.  Motion carried.  
 

C. PSPR21-10 Broomfield Commons Condominium, 2420 E. Broomfield Rd. Nest Phase – 
Combined Preliminary and Final Site Plan 
a. Introduction 
b. Updates from staff and applicant 
c. Commission deliberation and action (approval, denial, approval with conditions) 

 
Introduction by Nanney of PSPR21-10 Combined Preliminary and Final Site Plan approval 
application for the next phase of the Broomfield Commons Condominium commercial 
development approximately 10.1 acres on the south side of E. Broomfield Rd. 2,000 feet east of 
S. Lincoln Rd. in the NW ¼ of Section 28.  Project engineer Tim Bebee updated the Commission 
about the plan details and answered commissioner questions. 
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Cody moved Buckley supported to approve the PSPR 21-10 combined preliminary and final site 
plan for the next phase of the Broomfield Commons Condominium commercial development on 
parcel number 14-048-00-006-00, located on approximately 10.1 acres on the south side of E. 
Broomfield Rd. 2,000 feet east of S. Lincoln Rd. in the northwest quarter of Section 28 and in the 
and in the B-4 (General Business) zoning district, finding that the April 26, 2021 site plan can 
comply with applicable Zoning Ordinance requirements for preliminary and final 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 conditions: 

1. Township Public Services Department approval, prior to issuance of building permits for 
this project. 

2. Provide a copy of the as-recorded easement for the new public sidewalk outside of the road 
right-of-way to the Zoning Administrator prior to issuance of building permits for this 
project.  

3. Add the missing items of required information per Section 14.2.P. to a revised site plan. 

4. Correct and update the trash dumpster details, parking and loading space details, and 
landscaping details on a revised site plan to conform to Zoning Ordinance requirements. 

5. Provide the required photometric plan and exterior lighting details and specifications to 
verify compliance with Section 8.2 as part of a revised final site plan set.   

6. Submittal of a revised final site plan for administrative review and acceptance by the Zoning 
Administrator, prior to issuance of a building permit. 

7. Conditions set for stormwater management by the county Drain Commissioner’s Office are 
met. 

Roll Call Vote:  Ayes: Albrecht, Buckley, Cody, Darin, Fuller, LaBelle, Shingles, and 
Squattrito Nays: 0.  Motion carried.  
 

D. PSPR 21-11 2266 Northway Drive Combined Preliminary and Final Site Plan 
a. Introduction 
b. Updates from staff and applicant 
c. Commission deliberation and action (approval, denial, approval with conditions, 

or postpone action) 
 
Introduction by Nanney of PSPR21-11 – Combined Preliminary and Final Sited Plan Approval 
Application for improvements to an existing industrial building and site to accommodate a new 
package distribution facility at 226 Northway Drive, 1.92 acres on the west side of Northway 
Drive in the NE ¼ of Section 13.  The project’s design team updated the Commission about the 
plan details, answered commissioner questions, and confirmed a request for temporary relief 
from public sidewalk construction based on the site’s location in an industrial district. 
 
Cody moved Lapp supported to approve the PSPR 21-11 combined preliminary and final site plan 
for improvements to an existing industrial building and site to accommodate a new package 
distribution facility at 2266 Northway Drive on parcel number 14-152-00-005-02, located on 
approximately 1.92 acres on the west side of Northway Drive in the northeast quarter of Section 
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13 and in the I-2 (General Industrial) zoning district, finding that the April 26, 2021 site plan can 
comply with applicable Zoning Ordinance requirements for preliminary and final 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 conditions: 

1. Add the missing items of required information per Section 14.2.P. to a revised site plan. 

2. Correct and update the sidewalk, exterior lighting, parking, and landscaping details on a 
revised site plan to conform to Zoning Ordinance requirements. 

3. Confirmation by the Zoning Administrator that all required documentation of permits or 
approvals have been received from the Mt. Pleasant Fire Department, the Isabella County 
Transportation Commission, the Isabella County Road Commission for the expanded 
driveway approach, the Isabella County Drain Commissioner’s Office for stormwater 
management approval, and the Township’s Public Services Department for water and 
sanitary sewer documentation, prior to issuance of a building permit. 

4. Submittal of a revised final site plan for administrative review and acceptance by the Zoning 
Administrator, prior to issuance of a building permit. 

5. Temporary relief from public sidewalk construction is granted based on the parcel location 
in an industrial zoning district. 

Roll Call Vote:  Ayes: Albrecht, Buckley, Cody, Darin, Fuller, LaBelle, Shingles, and 
Squattrito Nays: 0.  Motion carried.  
 
 
Extended Public Comments 
Open – 9:30 p.m. 
No comments were offered. 
Closed – 9:38 p.m. 
 
Final Board Comment 
Buckley – Congratulations to Commissioner LaBelle for his return to the Michigan Open 
Squattrito – Welcome Tera Green, Administrative Assistant to the Planning Commission and 
thank you to Jennifer Loveberry, Public Services Assistant for her past service to the Planning 
Commission 
Darin – Welcome Tera Green to the Planning Commission  
 
Adjournment – Chairman Squattrito adjourned the meeting at 9:41 p.m. 
 
 
 
APPROVED BY:                               _______________________________________ 

                                                                         Doug LaBelle - Secretary 
(Recorded by Tera Green)  
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Board Expiration Dates

# F Name L Name Expiration Date 
1-BOT Representative Lisa Cody 11/20/2024

2-Chair Phil Squattrito 2/15/2023
3-Vice Chair Ryan Buckley 2/15/2022
4-Secretary Doug LaBelle II 2/15/2022

5 - Vice Secretary Stan Shingles 2/15/2024
6 Tera Albrecht 2/15/2024
7 Mike Darin 2/15/2022
8 Alex Fuller 2/15/2023
9 Jessica Lapp 2/15/2023

# F Name L Name Expiration Date 
1- PC Rep Ryan Buckley 2/15/2022
2 - Chair Andy Theisen 12/31/2022

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

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

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

Alt #1 Randy Golden 12/31/2022

# 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

Chippewa River District Library Board 4 year term

Planning Commission Board Members (9 Members) 3 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
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Board Expiration Dates

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

2 Thomas Kequom 4/14/2023
3 James Zalud 4/14/2023
4 Richard Barz 2/13/2025
5 Robert Bacon 1/13/2023
6 Marty Figg 6/22/2022
7 Sarvjit Chowdhary 1/20/2022
8 Cheryl Hunter 6/22/2023
9 Jeff Sweet 2/13/2025

10 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 11/20/2024
2 - PC Representative Mike Darin 8/15/2022
3 - Township Resident Jeff Siler 8/15/2021
4 - Township Resident Jeremy MacDonald 10/17/2022
5 - Member at large Phil Hertzler 8/15/2021

# F Name L Name Expiration Date 
1 - City of Mt. Pleasant John Zang 12/31/2023
2 - City of Mt. Pleasant Judith Wagley 12/31/2022

1 -Union Township Stan Shingles 12/31/2023
2 - Union Township Allison Chiodini 12/31/2022
1- Mt. Pleasant Schools Lisa Diaz 12/31/2021

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

Mid Michigan Area Cable Consortium (2 Members)

EDA Board Members (11 Members) 4 year term

Mid Michigan Aquatic Recreational Authority (2 seat from Township) 3 year term

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

vacant seat
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From: Lisa Cody
To: Connie Bills; Kimberly Rice; Bill Hauck; Jeff Brown; James Thering; Bryan Mielke
Cc: Peter Gallinat; Mark Stuhldreher; Rodney Nanney; squat1pj@cmich.edu
Subject: Representative to the Planning Commission
Date: Wednesday, May 26, 2021 3:45:14 PM

Board of Trustee members,
After careful consideration, I’ve decided to step down as the Board of Trustees representative to the
Planning Commission. This is due to the increased odd year elections this year and at least 2
elections next year.  It has been an honor and a privilege being on the Planning Commission for the
last 3 years. This resignation is effective immediately 5/26/2021.
 
Sincerely,
 
Lisa Cody, Clerk
Charter Township of Union
Lcody@uniontownshipmi.com

010

mailto:lcody@uniontownshipmi.com
mailto:cbills@uniontownshipmi.com
mailto:krice@uniontownshipmi.com
mailto:bhauck@uniontownshipmi.com
mailto:jbrown@uniontownshipmi.com
mailto:jthering@uniontownshipmi.com
mailto:bmielke@uniontownshipmi.com
mailto:pgallinat@uniontownshipmi.com
mailto:mstuhldreher@uniontownshipmi.com
mailto:RNanney@uniontownshipmi.com
mailto:squat1pj@cmich.edu


011



012



013



014



015



016



017



018



019



020



021



022



023



024



025



026



027



028



029



030



031



032



033



034



035



036



037



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: June 2, 2021 

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

ZONING: R2-A, One- and Two-
Family District  

PROJECT: PSUP 21-01 Special Use Permit Application for the new Isabella County Jail and 
Sheriff’s Office. 

PARCELS: PID 14-024-10-001-02 & -003-00 

OWNER(S): Isabella County (purchase agreement); Bader & McDonald LLC 

LOCATION: Approximately 44.58 acres on the south side of E. Remus Rd. in the NW 1/4 of 
Section 24. 

EXISTING 
USE: 

Vacant; primarily open 
farmland with some 
woodlands to the south 

ADJACENT 
ZONING: 

R-4 (Mobile or Modular Home 
District), B-4 (General Business), R-
2A, and the US-127 right-of-way.  

FUTURE LAND USE DESIGNATION:  Residential areas are intended to “promote single-family 
homes on a variety of lot sizes.” 

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

Background Information 
Isabella County has determined that it has become necessary to replace the existing jail and 
Sheriff’s Office adjacent to the county Courthouse in the City of Mt. Pleasant.  Concerns about 
the existing facilities include utility and HVAC system deficiencies, excessively high maintenance 
costs, and the need for upgrades to better provide for the health and safety of inmates and 
county personnel.  The county has also determined that rebuilding on the same or an 
immediately adjacent downtown site is impractical.  

The county evaluated a number of potential sites for the new 59,406 square-foot facility.  A 
previously proposed site in the Township was ultimately determined by the county to not meet 
their needs in part because of concerns about availability of municipal water and sanitary sewer 
services.  The current site has been owned by a limited liability corporation (Bader & McDonald 
LLC), but the signed purchase agreement included with the application provides the permission 
necessary for the county to seek this special use permit and the associated site plan approvals. 

In accordance with Section 14.6 (Public Hearing Notice) of the Zoning Ordinance, all required 
hearing notices have been published in The Morning Sun and mailed to the addresses on record 
for all parcels located within 300 feet of the boundaries of the two (2) subject parcels. 
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Review Comments 
Section 14.03J. of the Zoning Ordinance establishes the standards for special use approval.  
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.  Please note that, for clarity and readability 
purposes, staff has divided standards #2 and #7 into several subsections: 

Section 14.3.J. (Standards for Special Use Approval) Status 

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

Conforms The proposed facility is a type of public and institutional building and use, which is 
allowed as a special use in the R2-A (One- and Two-Family) zoning district (Section 3.8). 

2(a) 

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.... 

Can 
Conform 

The proposed use can conform to this standard.  Anticipated vehicular traffic would be 
limited to automobiles, vans, and delivery vehicles.  The proposed west access drive to 
the facility is aligned with an existing Morey Courts driveway and there is no conflict with 
the proposed east access drive.  E. Remus Rd. is a local public road paved for part of its 
length.  Just over 1,000 linear feet of new roadway paving is proposed to the east to 
accommodate vehicular access to the new facility.  Beyond the new end of pavement 
would remain about 500 feet of unimproved road with a poorly defined turnaround area 
adjacent to US-127.   

With an extension of road width, surface, and turnaround improvements along the 
remaining road length consistent with current county Road Commission standards, the 
road can provide sufficient capacity to support the proposed use.   

2(b) 

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…noise…. 

Conforms 

The proposed use conforms to this standard.  The predominant sources of potential noise 
from this facility are associated with HVAC equipment, vehicles, inmates, and use of 
sirens by deputies responding to an emergency call.  The HVAC equipment is required to 
be screened and will be located well away from adjacent residences.  Sheriff Main’s 
5/10/2021 letter addresses other potential operational noise, and provides additional 
background information about the use of lights and sirens.   

No noise issues associated with inmates are anticipated, because the proposed jail 
facility does not have windows (only skylights) and the cells are not located on any 
exterior walls. 
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Section 14.3.J. (Standards for Special Use Approval) Status 

2(c) 

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…vibration, 
smoke, fumes, odors, dust, glare, light, drainage, pollution or other adverse impacts. 

Conforms The proposed use conforms to this standard.  There is more than sufficient land area to 
provide for adequate stormwater management on the site in a manner that does not 
impact neighboring properties or roads.  All exterior lighting for the facility will be 
required to be fully shielded per Section 8.2 (Exterior Lighting) standards.  No vibration, 
smoke, fumes, odors, dust, glare, or pollution impacts are anticipated from the facility. 

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. Can 

Conform 
The proposed use can conform to this standard, subject to the details of proposed 
screening and land use buffers being finalized as part of the site plan approval process.  
As a county jail and sheriff’s office facilities are, by necessity, a 24-hour, seven-days-per-
week operation, there will be no option for the Planning Commission to place any 
restrictions on the hours or days of operation.  

4 

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

Conforms 

Staff would have no objection to a Planning Commission determination that the 
proposed use conforms to this standard.  The subject parcels are designated in the 
Master Plan for future Residential uses.  The Residential designation is intended for land 
areas served by municipal water and municipal sewer services, which are available just 
west of the site.   

The Master Plan does not include any policy direction related to the preferred locations 
of public or institutional buildings, but the site is located across the road from a cluster 
of three (3) existing public or institutional buildings serving the Township: 

1. Morey Courts Recreation Center (5175 E. Remus Rd.); 
2. Isabella County Events (ICE) Arena (5165 E. Remus Rd.); and 
3. Mt. Pleasant Discovery Museum (5093 E. Remus Rd.). 

5 

The proposed special use conforms to all applicable requirements or standards of this 
Ordinance or other Township ordinances. 

Can 
Conform 

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 proposed development will be subject to 
applicable site development and other requirements of the Zoning Ordinance, and to the 
applicable standards of other Township ordinances, including the Sidewalk and Pathway 
Ordinance No. 2009-02 and the Stormwater Management Ordinance No. 1992-09 
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Section 14.3.J. (Standards for Special Use Approval) Status 

6 

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

Conforms 
The proposed use conforms to this standard.  The closest residences to the south are 
located more than 1,100 feet away from the proposed building.  Any potential land use 
incompatibilities are anticipated to be minimized by the substantial woodland buffer 
area along the south side of the site, and compliance with the landscaping and screening 
requirements of the Zoning Ordinance. 

7(a) 

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…fire protection 
services (and) municipal water…systems…. 

Conforms 

The proposed use conforms to this standard.  In addition to providing a safe potable 
water supply to the proposed facility, the proposed connection into the Township’s 
municipal water system is essential to satisfying the Michigan Building Code and state 
fire code requirements for the internal fire suppression system and external fire hydrants 
needed to support the work of the Mt. Pleasant Fire Department during an emergency 
response.  The details of the proposed water system extension will be subject to Public 
Services Department approval as part of the site plan approval process.  Proposed fire 
hydrant locations will be reviewed by the Mt. Pleasant Fire Department. 

7(b) 

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… 
municipal…sewerage systems…. 

Can 
Conform The proposed use can conform to this standard, subject to confirmation from the Public 

Services Department of adequate capacity in the municipal sanitary sewer line and pump 
station to serve this more intensive institutional use without adversely impacting existing 
Township residents and the planned capacity for future sewer connections. 

7(c) 

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…protection services, (and) refuse disposal…. 

Conforms 
The proposed use conforms to this standard.  Adequate correctional facilities and a 
functional office space for law enforcement personnel and support staff are essential 
for the county Sheriff to fulfil his responsibilities under the Michigan Constitution and 
state and local laws.  For road impacts, please see our comments under standard 2(a) 
above.  The applicant has provided for a secured trash dumpster enclosure area on the 
site, which would be serviced by a private contractor. 

7(d) 

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…other utilities, 
drainage facilities, and public or private wells…. 

Conforms The proposed use conforms to this standard.  There are no municipal wells in the 
immediate area, and the proposed development is not anticipated to adversely impact 
the capacity of any private wells in the area.  Adequate electrical and natural gas services 
are available.  Provided that roadside drainage infrastructure meets county Road 
Commission standards, no impacts to off-site drainage facilities are anticipated. 
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Section 14.3.J. (Standards for Special Use Approval) Status 

7(e) 

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. 

Can 
Conform 

The proposed use can conform to this standard, provided that necessary roadway 
improvements and municipal utility extensions are completed as part of the 
development consistent with applicable standards.  Sheriff Main has indicated in 
previous public comments that the new facility will allow his department to operate 
more efficiently.  No other impacts on public services or infrastructure are anticipated. 

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 
The proposed County Jail and Sheriff’s Office facility is a type of “public and institutional building 
and use” allowed as a special use in the R2-A (One- and Two-Family) District.  The proposed use 
can fully conform to Section 14.3.J. (Standards for Special Use Approval), subject to some details 
being addressed on the final site plan. 

Recommendations 
Based on the above findings, I would ask that the Planning Commission consider taking action to 
recommend approval of Special Use Application PSUP 21-01 to the Board of Trustees, subject to 
the following conditions: 

1. A final site plan is approved for the new Isabella County Jail and Sheriff’s Office.  

2. Township Public Services Department approval of municipal water and municipal sanitary 
sewer service extensions to the site. 

3. Completion of the roadway paving and additional width, surface, and turnaround area 
improvements along the remaining length of E. Remus Rd. to US-127. 

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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Draft Motions:  PSUP 20-01 Isabella County Jail and Sheriff’s Office Special Use Permit Application 
 

MOTION TO RECOMMEND APPROVAL:   

Motion by _________________________, supported by _________________________, to recommend to 
the Township Board of Trustees to approve the PSUP 21-01 special use permit application from Isabella 
County for the new Isabella County Jail and Sheriff’s Office on approximately 44.58 acres of land (parcel 
numbers 14-024-10-001-02 & -003-00) on the south side of E. Remus Rd. in the northwest quarter of Section 
24 and in the R2-A (One- and Two-Family) 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 21-01 special use permit application from Isabella 
County for the new Isabella County Jail and Sheriff’s Office on approximately 44.58 acres of land (parcel 
numbers 14-024-10-001-02 & -003-00) on the south side of E. Remus Rd. in the northwest quarter of Section 
24 and in the R2-A (One- and Two-Family) zoning district, finding that it can comply with Section 14.3.J. 
(Standards for Special Use Approval), subject to the following conditions: 

1. A final site plan is approved for the new Isabella County Jail and Sheriff’s Office.  

2. Township Public Services Department approval of municipal water and municipal sanitary sewer 
service extensions to the site. 

3. Completion of the roadway paving and additional width, surface, and turnaround area improvements 
along the remaining length of E. Remus Rd. to US-127. 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

MOTION TO RECOMMEND DENIAL:   

Motion by _________________________, supported by _________________________, to recommend to 
the Township Board of Trustees to deny the PSUP 21-01 special use permit application from Isabella County 
for the new Isabella County Jail and Sheriff’s Office on approximately 44.58 acres of land (parcel numbers 14-
024-10-001-02 & -003-00) on the south side of E. Remus Rd. in the northwest quarter of Section 24 and in 
the R2-A (One- and Two-Family) 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 21-01 special use permit application from Isabella County for the new Isabella County Jail and 
Sheriff’s Office on approximately 44.58 acres of land (parcel numbers 14-024-10-001-02 & -003-00) until 
__________________ _______, 2021 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 
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PRELIMINARY SITE PLAN REPORT 

TO: Planning Commission DATE: June 3, 2021 

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

ZONING: R2-A, One- and Two-
Family District  

PROJECT: PSPR 21-12 Preliminary Site Plan Application for the new Isabella County Jail and 
Sheriff’s Office. 

PARCELS: PID 14-024-10-001-02 & -003-00 

OWNER(S): Isabella County (purchase agreement); Bader & McDonald LLC 

LOCATION: Approximately 44.58 acres on the south side of E. Remus Rd. in the NW 1/4 of 
Section 24. 

EXISTING 
USE: 

Vacant; primarily open 
farmland with some 
woodlands to the south 

ADJACENT 
ZONING: 

R-4 (Mobile or Modular Home 
District), B-4 (General Business), R-
2A, and the US-127 right-of-way.  

FUTURE LAND USE DESIGNATION:  Residential areas are intended to “promote single-family 
homes on a variety of lot sizes.” 

ACTION REQUESTED:  To review the PSPR 21-12 preliminary site plan dated May 11, 2021 for 
the new Isabella County Jail and Sheriff’s Office located on the south side of E. Remus Rd. east 
of S. Isabella Rd. in the NW quarter of Section 24 and in the R2-A (One- and Two-Family) District.   

Site Plan Approval Process 
Per Section 14.2.C. of the Zoning Ordinance, both preliminary and final site plan approvals are 
required for this project.  Per Section 14.2.J., preliminary site plan approval by the Planning 
Commission “shall indicate its general acceptance of the proposed layout of buildings, streets, 
drives, parking areas, and other facilities and areas.”  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” (Section 14.2.L.).  Documentation of applicable outside agency 
permits and approvals will be required as part of a final site plan application. 

Preliminary Site Plan Review Comments 
The following comments are based on the standards for preliminary site plan approval and 
specific elements of the proposed site plan: 

1. Section 14.2.P. (Required Site Plan Information).  The site plan substantially conforms to 
the minimum Section 14.2.P. information requirements for a preliminary site plan.  The 
following details and corrections will need to be addressed on the final site plan: 
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Missing Preliminary Site Plan Information 
Correct sheet C200 to show the 5.40-acre parcel ID number as “14-024-10-003-00.”  

Correct the height reference in the Perimeter Fencing at Employee Parking Area Detail on 
sheet AS1-0 to specify six (6) feet.  

Correct the general layout of the internally looped water main on sheets C200 and C201 to 
add the missing service lead into the building.  

Add a Table of Contents to the cover sheet listing all of the sheets in the site plan set.  

2. Section 8 (Environmental Performance Standards).  The applicant has confirmed on the 
completed Hazardous Substances Reporting Form that no hazardous substances are 
expected to be used, stored or generated on-site. 

3. Section 7.10 (Sidewalks and Pathways).  The applicant has proposed to provide a new 
public sidewalk along the western portion of the site’s frontage along E. Remus Rd. up to 
and across their west driveway entrance, along with a new internal sidewalk into the site 
to the public building entrance.  The following sidewalk details will need to be addressed 
by the applicant on the final site plan submittal: 

 Widen the internal sidewalks abutting parking spaces to a minimum of seven (7) feet 
to accommodate vehicle overlap, and add the dimension to the final site plan.   

 Widen all other proposed sidewalks to a minimum of five (5) feet to better 
accommodate barrier free accessibility and seasonal maintenance. 

 Show the public sidewalk on the final site extending across the entire E. Remus Rd. 
frontage per the Sidewalk and Pathway Ordinance No. 2009-03, and identify any 
portion of this additional public sidewalk for which temporary relief from construction 
is desired. 

 Add a written request for temporary relief from sidewalk construction on the final site 
plan for the identified portion of additional public sidewalk, with the specific reasons 
for relief noted consistent with the Township’s adopted policy, which can be found on 
the Township’s website under Departments:  Zoning and Planning Services. 

4. Section 3.6. – Dimensional Standards.  The proposed building conforms to the 35-foot 
maximum height requirement, and the perimeter yard setback dimensions on the site 
plan conform to the minimum requirements of the R2-A District. 

5. Section 9 (Parking, Loading, and Access Management).  The parking calculations and 
arrangement of proposed parking and loading facilities on the site plan generally conform 
to the requirements of Section 9.  The following details will need to be addressed by the 
applicant on the final site plan: 

 Add the required bicycle parking facilities for visitors and employees per the 
requirements of Section 9.1.C.5. (Bicycle Parking).  

 Correct the “professional office space” calculation as needed to clarify or remove the 
reference to a 7,874 square-foot space in the building that is not otherwise called out 
on the conceptual floor plans or the Building Height and Area table on the cover sheet. 
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Additional Comments for Preparation of the Final Site Plan 

6. Paving of E. Remus Rd.  Just over 1,000 linear feet of new road paving is proposed to be 
completed within the E. Remus Rd. right-of-way to accommodate vehicular access to the 
new facility.  Beyond the new end of pavement would remain about 500 feet of 
unimproved road with a poorly defined turnaround area adjacent to US-127.  The 
following paving-related details will need to be addressed on the final site plan:  

 Clarify the multiple references to “HMA” by spelling it out in the title of the legend at 
the top of sheet C201 as “Hot Mix Asphalt (HMA) Pavement Legend.” 

 For public safety purposes, staff recommends that the paving of E. Remus Rd. be 
completed to the east across the entire frontage of this project.  This would include 
provisions for a modern paved turnaround area designed to accommodate safe 
maneuvering of fire trucks.  At a minimum, if additional HMA paving is not feasible, 
the 500 feet of unimproved roadway will need to be shown on the final site plan to 
be updated per current county Road Commission gravel road requirements to provide 
a durable two-way driving surface and shoulders, effective roadway and roadside 
drainage, and a modern gravel turnaround area suitable for fire trucks. 

7. 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 information is sufficient for preliminary site plan approval, but the following 
details will need to be addressed by the applicant on the final site plan:  

 Add an elevation drawing of the proposed pole lighting to the photometric plan 
showing the full height above grade, which will need to conform to Section 8.2.E. 
(Height). 

 Add the manufacturer’s specifications and a picture or drawing of each fixture type to 
the photometric plan, along with a fixture schedule. 

 Coordinate the photometric plan sheet numbering with the remainder of the plan set 
for ease of referencing (such as  L100, L101, etc.). 

8. 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 some information for 
review.  The plan on sheet LP1-0 shows the general layout of various plantings.  The 
following comments are intended to guide preparation of the final landscape plans: 

 A complete schedule of plantings detailing amounts, species, and size at planting will 
be required as part of the final site plan submittal, along with groundcover seed mixes 
and plant material installation details. 

 Where existing woodlands around the south side of the site are intended to provide 
part of the required screening, add a delineation of the locations and a more detailed 
description of the height and character of these natural features on the updated 
landscape plan, along with indications of features to be preserved, removed, or 
altered as required per Section 14.02.P.  
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 Adjust the number and arrangement of evergreen tree plantings around portions of 
the retention basin to be more fully consistent with the requirements of Section 
10.2.E.  Staff recommends that these headlight glare mitigation plantings be moved 
entirely to the area along the west, north, and south sides of the basin to facilitate 
snow storage into the east side of the basin.  This will require a modest adjustment to 
the basin location or configuration to provide additional space along the east side lot 
boundary for the two overlapping staggered rows. 

 Additional separation distance is needed between the evergreen tree plantings and 
the adjacent farmfield to avoid conflicts with potential future applications of 
agricultural herbicides.  Staff recommends that a landscape architect with experience 
in this area be consulted for the preparation of the final landscape plans to minimize 
conflicts and the need to repeatedly replace damaged trees in the future, as would 
otherwise be required per Section 10.5.F. of the Zoning Ordinance. 

 Adjust the proposed plantings as needed to minimize conflicts between anticipated 
patterns of snow plowing and the landscaping and screening improvements. 

9. 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.  
These approvals include the State of Michigan, Mt. Pleasant Fire Department, Township 
Public Services Department, Isabella County Road Commission, Isabella County 
Transportation Commission, and Storm Water approval from the Isabella County Drain 
office.  Copies of all outside agency permits and approval letters will need to be submitted 
to Peter Gallinat, Zoning Administrator prior to or as part of the final site plan submittal. 

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 
The site plan as presented conforms to the minimum Section 14.2.P. information requirements 
for a preliminary site plan.  With the exception of details that can be addressed on the final site 
plan, the site plan as presented conforms to the standards for preliminary site plan approval 
found in Section 14.2.S. (Standards for Site Plan Approval). 

Recommendations 
No formal action should be taken on this application until after a public hearing has been held 
and the Planning Commission has taken action to make recommendations to the Board of 
Trustees for the associated PSUP 21-01 special use permit application. 
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Based on the above findings and following the required public hearing, I would have no objection 
to a Planning Commission action to approve the PSPR 21-12 preliminary site plan dated May 11, 
2021 for the new Isabella County Jail and Sheriff’s Office located on the south side of E. Remus 
Rd. east of S. Isabella Rd. in the northwest quarter of Section 24 and in the R2-A (One- and Two-
Family) District, subject to the following conditions: 

1. Preliminary site plan approval is contingent upon Board of Trustees final approval of the 
PSUP2 21-01 special use permit for this project. 

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

3. Revise the off-street parking, screening, exterior lighting, and sidewalk details on the final 
site plan as necessary for compliance with Township ordinance requirements.  

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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Draft Motions:  PSPR 21-12 Isabella County Jail and Sheriff’s Office 
Preliminary Site Plan Review Application 

 

MOTION TO APPROVE WITH CONDITIONS:   

Motion by _________________________, supported by _________________________, to 
approve the PSPR 21-12 preliminary site plan from Isabella County for the new Isabella County 
Jail and Sheriff’s Office on approximately 44.58 acres of land (parcel numbers 14-024-10-001-02 
& -003-00) on the south side of E. Remus Rd. in the northwest quarter of Section 24 and in the 
R2-A (One- and Two-Family) zoning district, finding that the May 11, 2021 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. Preliminary site plan approval is contingent upon Board of Trustees final approval of the 
PSUP2 21-01 special use permit for this project. 

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

3. Revise the off-street parking, screening, exterior lighting, and sidewalk details on the final 
site plan as necessary for compliance with Township ordinance requirements.  

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

MOTION TO POSTPONE ACTION:   

Motion by ________________________, supported by ________________________, to 
postpone action on the PSPR 21-12 preliminary site plan from Isabella County for the new Isabella 
County Jail and Sheriff’s Office on approximately 44.58 acres of land (parcel numbers 14-024-10-
001-02 & -003-00) until __________________ _____, 2021 for the following reasons:  

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

MOTION TO DENY:   

Motion by _________________________, supported by _________________________, to deny 
the PSPR 21-12 preliminary site plan from Isabella County for the new Isabella County Jail and 
Sheriff’s Office on approximately 44.58 acres of land (parcel numbers 14-024-10-001-02 & -003-
00) on the south side of E. Remus Rd. in the northwest quarter of Section 24 and in the R2-A 
(One- and Two-Family) zoning district, finding that the May 11, 2021 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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Planning Commission– Standards for Special Use Approval (Section 14.3 - J) 
Krist Oil Company, Inc. 

Proposed Krist Food Mart 
4972 E. Pickard Road, Union Township, Michigan 

 

1. The proposed Food Mart is an Automobile Filling Station – Gas Station which in the area zoned 
B-7 (Retail and Service Highway Business District) requires a Special Use Permit. 

2. The location, design, activities, processes, materials, equipment, and operational conditions of 
the proposed Food Mart WILL NOT be hazardous, detrimental, or injurious to the environment 
or the public health, safety, or general welfare of the area. Krist Oil Company will follow the 
local/state design and construction requirements. Ensuring that no harm will be done to the 
public or the environment. 

3. The proposed Food Mart WILL be designed, constructed, operated, and maintained in a manner 
compatible with adjacent uses, the surrounding area, and the intent of the zoning district. Krist 
Oil Company Inc. 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. Krist Oil intends on providing landscape screening 
on all four sides of the property. Hence assisting with the minimization of noise being heard 
from the property as well as providing an aesthetically pleasing site. 

4. The proposed Food Mart’s location and character IS consistent with the general principles, 
goals, objectives, and policies of the adopted Master Plan. The proposed landscaping, 
architecture, and equipment screening for the site is line with what is required in the 
“Retail/Service Design Guidelines” of the Master Plan. 

5. The proposed Food Mart CONFORMS to all applicable requirements or standards of this 
Ordinance or other Township ordinances. 

6. Approval of the proposed Food Mart WILL NOT result in a small residential or non-residential 
area being substantially surrounded by incompatible uses. The design of the site promotes 
inclusion of the surrounding areas through establishing new sidewalks and accesses to the site. 

7. The proposed Food Mart WILL NOT exceed the existing or planned capacity of public or 
municipal services or infrastructure. Additionally, the proposed Food Mart WILL NOT create 
additional requirements at public cost for services or infrastructure that will be detrimental to 
the economic welfare of the community. 
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Planning Commission– Application Attachment Information 
Krist Oil Company, Inc. 

Proposed Krist Food Mart 
4972 E. Pickard Road, Union Township, Michigan 

 
Firm or Individual Who Prepared Site Plan Email: crichardson@geiconsultants.com 
 
Tax Parcel ID Numbers: 14-014-20-002-00, 14-014-20-003-00, 14-014-20-004-00, 14-014-20-007-00, 14-
014-20-008-00, 14-014-20-009-00 
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May 21, 2021 
Project 1509480 

Mr. Rodney Nanney, Community and Economic Development Director 
Charter Township of Union 
2010 South Lincoln Road 
Mount Pleasant, MI  48858 

RE: Krist Oil Company – Proposed Development at 4972 E. Pickard Road 

Dear Mr. Nanney: 

On behalf of Krist Oil Company, Inc. (Krist Oil), GEI Consultants of Michigan, P.C. (GEI) is 
hereby submitting the following documents for consideration by the Charter Township of Union 
for the proposed development at 4972 E. Pickard Road. 

 Preliminary Site Plan Review and Special Use Permit Application with Attachments

o Detailed Use Statement
o Standards for Special Use Approval
o Application Attachment Information

 Preliminary Site Plan Review Drawings

o Full Size – 1 copy
o 11 x 17 – 11 copies
o Digital – 1 copy

We look forward to discussing the proposed development with Charter Township of Union.  
Please do not hesitate to contact me at (906) 214-4151or crichardson@geiconsultants.com if 
you have any questions or require additional information. 

Sincerely, 

GEI CONSULTANTS OF MICHIGAN, P.C. 

Craig A. Richardson, P.E. John Reck 
Senior Project Manager Project Engineer 

cc:   Krist Atanasoff, Krist Oil Company 
 File 1509480 

CAR/JRR:plw 
K:\Krist_Oil\1509480-Master_Services_Agreement\1015_Mt_Pleasant_East\Eng\Pre-Application Package\1509480-Krist_Union_Prelim_Cover_052121_FINAL.doc 

 GEI Consultants of Michigan, P.C. 
990 Lalley Road, Iron River, MI 49935 

906.214.4140  

www.geiconsultants.com 

Consulting 

Engineers and 

Scientists 
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SPLIT FACED BLOCK
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10'-0"10'-0"

WALL SIGN "A"
2' x 12'

BEIGE BRICK

4" RED ARCHITECTURAL
SPLIT FACED BLOCK

6" RED ARCHITECTURAL
SPLIT FACED BLOCK

STANDARD BLOCK (FILLED
AND CORES INSULATED)
ON BACK WALL

8'-0"
BEIGE BRICK WALL SIGN "B" 2' x 24' ARCHITECTURAL STEEL MANSARD - RED

ADDRESS PLAQUE
PER LOCAL CODE5'-0"

4" RED ARCHITECTURAL
SPLIT FACED BLOCK

6" RED ARCHITECTURAL
SPLIT FACED BLOCK

KRIST
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NORTH ELEVATION OF DIESEL
CANOPY

NORTH AND SOUTH ELEVATION OF
DIESEL CANOPY

EAST AND WEST ELEVATION OF
GAS  CANOPY

NORTH ELEVATION OF GAS CANOPY

PAINTED STEEL "KRIST" GRAPHICS
10.3 SFT x (2) = 20.6 SFT

'FUEL FOR YOUR LIFE"
GRAPHICS 11.07 SFT x (2) = 22.14 SFT

"LOW PRICES"
GRAPHICS 7.4 SFT x (2) = 14.8 SFT

"KRIST"
GRAPHICS 10.3
SFT x (2) = 20.6 SFT

'FUEL FOR YOUR LIFE"
GRAPHICS 11.07 SFT x (2) = 22.14 SFT

"KRIST"
GRAPHICS 10.3 SFT x (2) = 20.6 SFT

"DIESEL"
GRAPHICS 30 SFT

4.0'

24.0'

4.0'

ELEVATION POLE SIGN

128.0'

24.0' 50.0'

4.0'

15.0'

15.0'

4' x 6' LED MESSAGE
BOARD SIGN (24 SFT)

4' x 6' 2 PRODUCT
LED SIGN (24 SFT)

7' x 7' BRAND SIGN (49 SFT)

18.0' MAX HEIGHT

7.0'

12.0'
26.0'

12.0'26.0'

TOTAL SIGN AREA = 97 SFT

3.0'
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TREE PLANTING DETAIL
NOT TO SCALE

L2
01

TREES & SHRUBS
Qty. Key Scientific Name Common Name Size & Condition Spacing

12 AB Abies balsamea Balsam Fir 6' Ht., B&B 10' O.C.

4 AR Acer rubrum Red Maple 2.5" Cal., B&B 20' O.C.

9 AS Acer saccharum Sugar Maple 2.5" Cal., B&B 20' O.C.

6 AL Amelanchier grandiflora 'Autumn Brilliance' Autumn Brilliance Serviceberry 2.5" Cal., B&B 10' O.C.

6 NS Nyssa sylvatica Black Gum 2.5" Cal., B&B 16' O.C.

13 PG Picea glauca White Spruce 6' Ht., B&B 12' O.C.

15 PS Pinus strobus Eastern White Pine 6' Ht., B&B 10' O.C.

8 QB Quercus bicolor Swamp White Oak 2.5" Cal., B&B 20' O.C.

2:
1 

SL
O

PE

TAMP SOIL OVER MAT/BLANKET

BERM

STAPLES

TYPICAL SLOPE

BLANKETS/MATS INSTALLED
HORIZONTALLY ACROSS
SIDE SLOPES

12"

4" MIN.
OVERLAP

36"

12"

1.5"

48"

12"

M
AX

TREE ON SLOPE PLANTING DETAIL
NOT TO SCALE

L2
02

EROSION CONTROL BLANKET
NOT TO SCALE

L2
03

SEED MIX NOTES
- % OF AREA indicates the visual percentage of the proposed planting area

that a given species shall represent.  The native seed mix supplier will
determine the correct seed quantities per mix on a basis of 'pure live seed'
ounces per acre based on this percentage.

- To facilitate proper installation and weed management, only grasses are
proposed for the seed mix installation and establishment phase.  This is to
allow the treatment of broadleaf weeds in the project area while the grasses
are establishing.  After year one, native flowering plugs can be planted
throughout the seed mix area, assuming no additional chemical weed
treatments are required.

- Contractor is to follow the provided seed mix establishment guide, and
information provided by the seed mix supplier, to ensure proper native seed
mix establishment.  The establishment guide can also be found at this web
address:
https://www.prairienursery.com/media/pdf/seed-mix-establishment-guide.pdf
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NO SCALE

02-185 TYPICAL BOLLARD POST

48"

84"

36"

42"

18"

9"

6"

CONCRETE FOOTING

EXISTING GROUND

FINISHED GRADE

6" DIA. STEEL POST
GROUTED SOLID

w/ ROUNDED TOP

PAINT PIPE AND CONCRETE
CONSTRUCTION YELLOW

NOTE:
1. POST LOCATIONS TO BE DETERMINED BY THE ENGINEER.

03-010 CONCRETE DRIVEWAY
NO SCALE

NOTES:

1.  CONCRETE DRIVEWAYS SHALL BE SAWCUT FULL DEPTH TO A NEAT AND TRIM LINE PRIOR TO
REPLACEMENT.

2.  CONCRETE DRIVEWAYS SHALL BE CONSTRUCTED IN ACCORDANCE WITH WisDOT STANDARD
PLANS.

3.  ANY EXISTING DRIVEWAY WHICH BECOMES UNDERCUT DURING CONSTRUCTION SHALL BE
REMOVED AND REPLACED.

4.  PROVIDE CONTROL JOINTS IN ACCORDANCE WITH WisDOT STANDARD PLANS.

WIDTH VARIES
6"6"

6"

8" THICK REINFORCED
CONCRETE DRIVE

GRANULAR MATERIAL
COMPACTED TO 95%

03-020 CONCRETE SIDEWALK

6" UNDER DRIVEWAYS

NOTED

4"

REINFORCED CONCRETE
SIDEWALK

VARIES AS

6"

NO SCALE

6X6X10 MESH

MDOT CLASS II
GRANULAR MATERIAL
PER SPECIFICATIONS

6"

1 1/2"

NOTES:

1.  CONCRETE SIDEWALK SHALL BE SAWCUT FULL DEPTH TO A NEAT AND TRIM LINE PRIOR TO
REPLACEMENT.

2.  CONCRETE SIDEWALK SHALL BE CONSTRUCTED IN ACCORDANCE WITH MDOT STANDARD
PLAN R-29-I.

3.  ANY EXISTING SIDEWALK WHICH BECOMES UNDERCUT DURING CONSTRUCTION SHALL BE
REMOVED AND REPLACED.

4.  CONCRETE SIDEWALK SHALL BE 4" FOR PEDESTRIAN TRAFFIC AND 6" FOR VEHICULAR
TRAFFIC.  PROVIDE CONTROL JOINTS IN ACCORDANCE WITH MDOT STANDARD PLAN R-29-I.

WIDTH VARIES

4" WIDE PAINTED STRIPE
(BLUE, UNLESS OTHERWISE

SPECIFIED OR
DIRECTED BY FEDERAL

AND LOCAL CODE)

BLUE PAINTED INTERNATIONAL SYMBOL OF
ACCESSIBILITY, REFER TO ADA DETAIL 02-971

45°

2' O.C.

9'
-0

"

9'
-0

" M
IN

9'
-0

"

20'-0"

2'-0" TYP

NOTES:

1. ACCESS AISLES SHALL EXTEND THE FULL LENGTH OF THE PARKING SPACES THEY SERVE.
2. DIMENSIONS INDICATED BELOW ARE TO THE CENTER OF THE STRIPED LINE.

NEW HANDICAP SIGNAGE
PER DETAIL 02-972

02-970 HANDICAP STALL LAYOUT
NO SCALE

20'-0"

NO SCALE

02-001 TYPICAL SILT FENCE DETAIL

NOTES:

1.  TRENCH SHALL BE MINIMUM OF 4" WIDE AND 6" DEEP TO BURY AND ANCHOR GEOTEXTILE FABRIC.
FOLD MATERIAL TO FIT TRENCH AND BACKFILL & COMPACT TRENCH WITH EXCAVATED SOIL.

2.  WOOD POSTS SHALL BE A MINIMUM SIZE OF 1 1/8" x 1 1/8" OAK OR HICKORY.

3.  THE SOIL EROSION AND SEDIMENTATION CONTROL PERMIT OBTAINED BY THE  CONTRACTOR
FROM THE LOCAL GOVERNING AGENCY SUPERCEDES THIS DETAIL.

FLOW DIRECTION

WOOD POSTS 4'-0"
MIN. LENGTH 2'-0" MIN.

DEPTH IN GROUND

GEOTEXTILE FABRIC

ATTACH FABRIC TO THE
POSTS WITH WIRE

STAPLES OR WOODEN
LATH AND NAILS

BACKFILL AND
COMPACT TRENCH

WITH EXCAVATED SOIL

3'-0" MAX.

EXISTING GROUND
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CURB AND GUTTER  DETAIL

1

1

SIDEWALK PER SPECIFICATIONS

6"

NO SCALE

NOTES:

1.  CONCRETE CURB AND/OR GUTTER SHALL BE CONSTRUCTED IN ACCORDANCE WITH  MDOT
STANDARD PLAN R-30-F.

2"
 R 3/4

" R

2'-0"

3/4"/FT.

6"

03-046  TYPE F CONCRETE 

6"

1/2"/FT BATTER
CURB FACE

PAVING (SEE
SITE  AND
GRADING

PLANS)

SLOPE TO DRAIN

C3
2

NOTE:
ALL STEEL FOR
DUMPSTER
GATE/DOORS, PAINT
TRICORN BLACK

MTL. GATE
W/ HASP

AND LOCK
PRIMED AND

PAINTED
WITH FINISH

PIPE
BOLLARD

2" x 2" x 1/4"
STEEL.  FRAME

ALL AROUND
DOOR, PAINT

TRICORN
BLACK

22 GA. TYPE B GALV. STEEL
DECK WELDED TO FRAME,
PAINT TRICORN BLACK

CANE BOLT 24"
LONG AT INSIDE

FACE OF FLANGE.

1/4" x 2" FLAT BAR DIAG. BRACE
SLIDING BOLT

FACE BRICK ON
8" CMU, MATCH
BLDG. (2 SIDES)

6"EXTRA & PIPE
COLLARS FOR
HINGE W/ GREASE
FITTING ON
PIVOT COLLARS

FOOD
MART

EXTERIOR
WALL

PIPE
BOLLARD

1.00'1.00'

3"

10.00'

10.00'

8.50'

6"

02-002 DUMPSTER ENCLOSURE
NO SCALE

02-022 TYPICAL ROADWAY X-SECTION WITH CURB
NO SCALE

SLOPE VARIES
MATCH EXISTING

SLOPE VARIES
MATCH EXISTING

WIDTH VARIES
MATCH EXISTING

WIDTH VARIES
MATCH EXISTING

3" TOPSOIL, SEED,
FERTILIZER AND

MULCH LT. & RT. (TYP)
WHERE APPLICABLE

CONCRETE CURB
TYPE VARIES
(MATCH EXISTING)

SAND SUBBASE,
MDOT CLASS II,
12" (CIP)

SIDEWALK & DRIVEWAY APPROACH
LT. & RT. (TYP) WHERE APPLICABLE

3" BITUMINOUS MIXTURE, MDOT LVSP

AGG BASE UNDER BIT,
MDOT 22A, 8" (CIP)

ROAD RECONSTRUCTION REQUIREMENTS:

1.  TYPICAL CROSS SECTIONS ARE SHOWN FOR REFERENCE PURPOSES, AND REPRESENT
REQUIREMENTS FOR STREET REPAIR OR RECONSTRUCTION.
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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: June 7, 2021 

FROM: Peter Gallinat, Zoning Administrator ZONING: 
B-7 Retail and Service Highway 
Business District  

PROJECT: PSUP 21-02 Special Use Permit application - Krist Oil Filling Station (Gas Station) 

PARCEL(S): 
PID 14-014-20-002-00, 14-014-20-003-00, 14-014-20-001-00, 14-014-20-004-00, 
14-014-20-007-00, 14-014-20-008-00, 14-014-20-009-00.  

OWNER(S): Michigan Reserves Inc. 

LOCATION: Approximately 2.6 acres located at the SW corner of E. Pickard Road and S. Isabella 
Road in the NE 1/4 of Section 14. 

EXISTING USE: One family residential dwellings 
and commercial building 

ADJACENT ZONING: B-7, B-5 

FUTURE LAND USE DESIGNATION:  Retail Service: This district is intended for the widest variety 
of retail and service businesses. They could range from apparel shops, auto service, and 
restaurants through small commercial strip centers and office buildings.  This district 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 hold a public hearing, review, and make recommendations to the Board 
of Trustees on the PSUP21-02 Special Use Permit application for the new Krist Oil Filling station 
(Gas Station) located on the SW corner of E. Pickard Road and S. Isabella Road in the NE 1/4 of 
Section 14 and in the B-7 (Retail and Service Highway Business) zoning district. 

Background Information 
An automobile filling station, gas station is a special use in the B-7 district. The Township Board 
shall have the authority to grant special use permits, subject to such conditions of design and 
operation, safeguards, and time limitations as it may determine for all special uses specified in 
the various provisions of this Ordinance.  The Planning Commission shall have authority to review 
special use applications, hold a public hearing, and make recommendations to the Township 
Board.  The applicant has applied for a special use permit simultaneously with the preliminary 
site plan for review and approval.  

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.  Please note that, for clarity and readability 
purposes, staff has divided standards #2 and #7 into several subsections: 

Section 14.3.J. (Standards for Special Use Approval) Status 

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

Conforms The proposed Automobile Filling Station, Gas Station facility is allowed as a special use 
in the B-7 (Retail and Service Highway Business R2-A) zoning district (Section 3.15). 

2(a) 

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 .... 

Conforms 

The proposed use conforms to this standard.  Anticipated vehicular traffic would be 
limited to automobiles, trucks, and delivery vehicles.  There is an existing gas station 
kitty-corner from this proposed site on the NE corner of E. Pickard Road and S. Isabella 
Road.  E. Pickard Road (M-20) and S. Isabella Road are both heavily traveled regional 
arterial roads in the Township.   

Based on these conditions, a new filling station would not be detrimental or hazardous 
to the general welfare by means of traffic generation.   

2(b) 

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…noise, 
vibration, …dust, glare (or) light…. 

Can 
Conform 

The proposed use can conform to this standard.  The predominant sources of potential 
noise from this facility are associated with HVAC equipment, pump island noise, and 
vehicles entering and leaving the site.  A significant potential source of noise would be 
amplified sound from pump station video displays or speakers.  Unless the applicant 
provides documentation on their site plan for this type of equipment and shows how it 
will conform to this standard, amplified exterior sound will be prohibited on this site.   

The HVAC equipment is required to be screened and will be located well away from 
adjacent residences.  Ingress/egress points for the site are also set back from residences. 

No vibration, dust, glare or light impacts are anticipated from the facility.  All exterior 
lighting for the facility will be required to be fully shielded per Section 8.2 (Exterior 
Lighting) standards.  Potential headlight glare impacts on neighboring residences will be 
addressed through screening. 
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Section 14.3.J. (Standards for Special Use Approval) Status 

2(c) 

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…odors, dust, 
drainage, pollution or other adverse impacts. 

Can 
Conform 

The proposed use can conform to this standard, subject to submittal of a final site plan 
that fully conforms to Zoning Ordinance requirements.  There is more than sufficient 
land area to provide for adequate stormwater management on the site in a manner that 
does not impact neighboring properties or roads.  The applicant will also be required to 
demonstrate compliance with State of Michigan pollution control standards through 
approved state permits for the project.   

There could be some odor or fumes impacts from diesel truck exhaust and gasoline, but 
these are not anticipated to be significantly different from the background conditions 
along the M-20 state highway. 

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. 

Can 
Conform 

The proposed use can conform to this standard, subject to the details of proposed 
screening and land use buffers being finalized on a final site plan that fully conforms to 
Zoning Ordinance requirements.   

No information has been provided about proposed hours of operation.  For this type of 
facility, unless the Planning Commission recommends otherwise, it would be expected 
that this facility would be open on a 24-hour per day, seven-day per week schedule.  
Based on the location along the M-20 corridor close to the US-127 interchange, it is the 
opinion of staff that no restrictions on hours or days of operation are warranted for this 
facility. 

Section 3.15 describes the purpose of the B-7 district as “to promote the high quality 
commercial and office development in the vicinity of M-20 and Pickard Road. 
Requirements and incentives are provided to promote vehicular and pedestrian safety, 
control traffic congestion, and improve the visual appearance of the district through 
proper landscaping, buffering and screening.”  Provisions for robust year-round 
screening along the south and portions of the west lot boundaries will be necessary to 
ensure land use compatibility. 

The preliminary site plan as submitted does not fully meet the standards for site plan 
approval.  If constructed as designed on the 5/17/2021 site plan, the filling station would 
not be operated or maintained in a manner that is fully compatible with adjacent uses, 
the surrounding area, and the intent of the zoning district. 

However, we would note that there is sufficient land area within the proposed 
development boundaries to adjust the proposed design and site layout in a manner that 
would be consistent with this standard.  
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Section 14.3.J. (Standards for Special Use Approval) Status 

4 

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

Conforms 
Staff would have no objection to a Planning Commission determination that the 
proposed use conforms to this standard.  Based on a review of the elevation drawings 
provided in the preliminary site plan, the exterior materials used and appearance of the 
building façade are consistent with the policy statements on page 31 of the Master Plan 
for Retail Service area commercial development.  The proposed parking facilities are also 
consistent with Master Plan guidance related to setbacks and landscaped greenbelts.  

5 

The proposed special use conforms to all applicable requirements or standards of this 
Ordinance or other Township ordinances. 

Can 
Conform 

The proposed use can conform to this standard, subject to submittal of a final site plan 
that fully conforms to Zoning Ordinance requirements.   

The proposed use, as depicted on the 5/17/2021 preliminary site plan, does not 
currently conform to all applicable requirements of the Zoning Ordinance and other 
Township Ordinances.  However, it is the opinion of staff that the current design 
deficiencies can be resolved and corrected without the need to alter or enlarge the land 
area subject to special use approval.   

The proposed development will be subject to compliance with applicable site 
development and other requirements of the Zoning Ordinance, and to the applicable 
standards of other Township ordinances, including the Sidewalk and Pathway Ordinance 
No. 2009-02 and the Stormwater Management Ordinance No. 1992-09.  These details 
will be resolved through the site plan approval process. 

6 

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

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

7(a) 

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…fire protection 
services (and) municipal water and sewerage systems…. 

Conforms 

The proposed use conforms to this standard.  In addition to providing a safe potable 
water supply to the proposed facility, the proposed connection into the Township’s 
municipal water system is essential to satisfying the Michigan Building Code and state 
fire code requirements to support the work of the Mt. Pleasant Fire Department during 
an emergency response.   

Several existing commercial and residential connections into the municipal water and 
sanitary sewerage systems will need to be abandoned and removed as part of this 
project.  The details of the proposed water  and sewer system connections and 
abandonment of existing connections will be subject to Public Services Department 
approval as part of the site plan, demolition permit, and building permit approval 
processes. 
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Section 14.3.J. (Standards for Special Use Approval) Status 

7(b) 

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…protection services, (and) refuse disposal, other utilities, drainage facilities, 
and public or private wells…. 

Conforms 

The proposed use conforms to this standard.  For road impacts, please see our 
comments under standard 2(a) above.  The applicant has provided for a secured trash 
dumpster enclosure area on the site, which would be serviced by a private contractor.  
No adverse impacts on the capacity of the Sheriff’s Office to provide police protection 
are anticipated by the proposed development.  

There are no municipal wells in the immediate area, and the proposed development is 
not anticipated to adversely impact the capacity of any private wells in the area.  
Adequate electrical and natural gas services are available.  Provided that the 
stormwater management design conforms to Township ordinance standards, no 
impacts to off-site drainage facilities are anticipated. 

7(c) 
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. Conforms 
The proposed use conforms to this standard. 

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 
The proposed Automobile Filling Station, Gas Station facility is allowed as a special use in the B-
7 (Retail and Service Highway Business R2-A) zoning district.  The location for the proposed filling 
station special use is consistent with the Zoning Ordinance and Master Plan.  However, the 
PSPR21-15 preliminary site plan for the project is not consistent with the Township Zoning 
Ordinance standards for approval as presented.  

Recommendations 
Based on the above findings, I would ask that the Planning Commission consider taking action to 
recommend approval of the PSUP 21-02 Special Use Permit application for the Krist Oil Filling 
Station (Gas Station) to the Board of Trustees, subject to the following conditions: 

1. A revised preliminary site plan is approved by the Planning Commission.  

2. A final site plan is approved by the Planning Commission.  
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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 Krist Oil Filling Station Special Use Permit Application 
 

MOTION TO RECOMMEND APPROVAL:   

Motion by _________________________, supported by _________________________, to 
recommend to the Township Board of Trustees to approve the PSUP 21-02 special use permit 
application for the new Krist Oil Filling Station on approximately 2.6 acres of land on the southwest 
corner of E. Pickard Road and S. Isabella Road in the northeast quarter of Section 14 and in the B-7 
(Retail and Service Highway Business) 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 21-02 special use permit 
application for the new Krist Oil Filling Station on approximately 2.6 acres of land on the southwest 
corner of E. Pickard Road and S. Isabella Road in the northeast quarter of Section 14 and in the B-7 
(Retail and Service Highway Business) zoning district, finding that it can comply with Section 14.3.J. 
(Standards for Special Use Approval), subject to the following conditions: 

1. A revised preliminary site plan is approved by the Planning Commission.  

2. A final site plan is approved by the Planning Commission.  

________________________________________________________________________________________ 

________________________________________________________________________________________ 

MOTION TO RECOMMEND DENIAL:   

Motion by _________________________, supported by _________________________, to 
recommend to the Township Board of Trustees to deny the PSUP 21-02 special use permit 
application for the new Krist Oil Filling Station on approximately 2.6 acres of land on the southwest 
corner of E. Pickard Road and S. Isabella Road in the northeast quarter of Section 14 and in the B-7 
(Retail and Service Highway Business) 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 21-02 special use permit application for the new Krist Oil Filling Station 
on the southwest corner of E. Pickard Road and S. Isabella Road until __________________ 
_______, 2021 for the following reasons:  

________________________________________________________________________________________ 

________________________________________________________________________________________ 
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Planning Commission– Detailed Use Statement 
Krist Oil Company, Inc. 

Proposed Krist Food Mart 
4972 E. Pickard Road, Union Township, Michigan 

 
Krist Oil Company independently owns and operates 73 Convenience Stores across Michigan, Wisconsin, 

and Minnesota.  Krist Oil Company, Inc. (Krist Oil) is intent on purchasing six (6) parcels of property at 

the corner of E. Pickard Road and S. Isabella Road for development of a Krist Food Mart.  All six parcels 

are owned by Michigan Reserves Inc., totaling approximately 3.28 acres. Three parcels are located along 

E. Pickard Road and three parcels are located along S. Isabella Road. The three parcels along E. Pickard 

Road are residential properties, while the three parcels along S. Isabella Road are commercial. N&B 

Floor Coverings were the tenants of the commercial properties but have since vacated the lots. The 

existing buildings and site features on the Michigan Reserves Inc. properties are to be demolished for 

the proposed Krist Food Mart development per the attached Site Plan. 

The Krist Food Mart will consist of two (2) canopies, one (1) for gasoline and the other for diesel fuel. 

Ten (10) pumps will be under the gasoline canopy and four (4) pumps will be under the diesel canopy. 

The Food Mart will be 60’ x 92’ (5,520 SFT) and located in the middle of the parcel. All utilities will be 

tied in at the street location with exact locations yet to be determined. The storm water system is 

proposed to be an underground retention system that will discharge to the existing storm sewer(s) at 

controlled rates per Isabella County ordinance and Michigan Department of Transportation (MDOT) 

rules and regulations.  There will be a drive entrance on both E. Pickard Road and S. Isabella Road in 

accordance with the Access Management Plan.  A clear vision area will be provided at the corner of 

Pickard and Isabella. 

The filling station will have 37 parking spots available based off the retail square footage (4620 SFT) and 

maximum employee count per shift (3 staff). Loading and unloading will take place on the east side of 

the building in the parking lot. A 10’ x 10’ dumpster enclosure will be located against the southside of 

the building per the site plan. Landscaping will be planted on all sides of the property as indicated on the 

preliminary site plan. The makeup of the landscaping will be per the Union Township zoning ordinance. 

All landscaping will go up to the property line or right of way. Mechanical equipment will be located 

inside the building. An exception to this will be the air conditioning unit, which will be located on the 

roof of the building. A parapet wall will be constructed on the north, east, and west sides of the building, 

hence blocking the view of the air conditioning unit to the public.  

Krist Oil has no intention of selling or leasing any portion of the land or building space. Additionally, 

except for the six parcels mentioned in this Detailed Use Statement, Krist Oil does not have any further 

interest in owning or acquiring any adjacent land parcels.  
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May 21, 2021 
Project 1509480 

Mr. Rodney Nanney, Community and Economic Development Director 
Charter Township of Union 
2010 South Lincoln Road 
Mount Pleasant, MI  48858 

RE: Krist Oil Company – Proposed Development at 4972 E. Pickard Road 

Dear Mr. Nanney: 

On behalf of Krist Oil Company, Inc. (Krist Oil), GEI Consultants of Michigan, P.C. (GEI) is 
hereby submitting the following documents for consideration by the Charter Township of Union 
for the proposed development at 4972 E. Pickard Road. 

 Preliminary Site Plan Review and Special Use Permit Application with Attachments

o Detailed Use Statement
o Standards for Special Use Approval
o Application Attachment Information

 Preliminary Site Plan Review Drawings

o Full Size – 1 copy
o 11 x 17 – 11 copies
o Digital – 1 copy

We look forward to discussing the proposed development with Charter Township of Union.  
Please do not hesitate to contact me at (906) 214-4151or crichardson@geiconsultants.com if 
you have any questions or require additional information. 

Sincerely, 

GEI CONSULTANTS OF MICHIGAN, P.C. 

Craig A. Richardson, P.E. John Reck 
Senior Project Manager Project Engineer 

cc:   Krist Atanasoff, Krist Oil Company 
 File 1509480 

CAR/JRR:plw 
K:\Krist_Oil\1509480-Master_Services_Agreement\1015_Mt_Pleasant_East\Eng\Pre-Application Package\1509480-Krist_Union_Prelim_Cover_052121_FINAL.doc 

 GEI Consultants of Michigan, P.C. 
990 Lalley Road, Iron River, MI 49935 

906.214.4140  

www.geiconsultants.com 

Consulting 

Engineers and 

Scientists 
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Tera Green

From: Rodney Nanney
Sent: Friday, May 28, 2021 10:33 AM
To: Peter Gallinat
Subject: RE: Soil Erosion and Sedimentation Control Permit

Peter, 
 
Please add Ray’s email to the PZE file for this project.  It will be sufficient to satisfy the standard for final site plan 
approval that all outside agency permits or approvals are either in place or “are assured” of approval. 
 
I’ve made a note to include the lot combination and permit submittal as conditions in the report I am working on for this 
project. 
 
Regards, 
 
Rodney C. Nanney, AICP 
Community and Economic Development Director 
Charter Township of Union 
2010 South Lincoln Road 
Mount Pleasant, MI  48858 
(989) 772‐4600 ext. 232 
 

From: Ray Johnson <rjohnson@isabellacounty.org>  
Sent: Friday, May 28, 2021 10:03 AM 
To: Peter Gallinat <pgallinat@uniontownshipmi.com> 
Cc: Rodney Nanney <RNanney@uniontownshipmi.com>; 'Scott Jozwiak' <scott@jozwiakconsulting.com> 
Subject: Soil Erosion and Sedimentation Control Permit 
 
Peter, 
 
Midwest V LLC has submitted a soil erosion and sedimentation control permit (SESC) application for a retail 
building which spans two parcels in Union Township (14-146-00-003-00 and 14-146-00-005-00). 
 
It is my understanding that Midwest V LLC has submitted an application to Union Township for this retail 
building.  It is also my understanding that IF Union Township approves the request, Midwest V LLC will be 
purchasing both parcels and applying for these two parcels be combined into a single tax parcel. 
 
Prior to issuing a soil erosion and sedimentation control permit, I am required to receive a copy of the recorded 
deeds to both newly purchased parcels by Midwest V LLC and a copy of the parcel combination approval from 
Union Township with the newly assigned TaxID and legal description.  Provided I receive these required 
documents, I see no deficiencies at this time which would prohibit me from issuing the SESC permit. 
 
If at such time the site plan changes in any way, an amended soil erosion and sedimentation control permit 
application may be required. 
 
Ray Johnson 
 

103



2

Planner/Zoning Administrator 
Community Development 
Isabella County 
200 N. Main 
Mt. Pleasant MI 48858 
989-317-4067 
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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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PRELIMINARY SITE PLAN REPORT 

TO: Planning Commission DATE: June 8, 2021 

FROM: Peter Gallinat, Zoning Administrator ZONING: 
B-7 Retail and Service Highway 
Business District  

PROJECT: PSPR21-15 Preliminary Site Plan Approval application - Krist Oil Filling Station (Gas 
Station) 

PARCEL(S): 
 PID 14-014-20-002-00, 14-014-20-003-00, 14-014-20-001-00, 14-014-20-004-00, 
14-014-20-007-00, 14-014-20-008-00, 14-014-20-009-00.  

OWNER(S): Michigan Reserves Inc. 

LOCATION: Approximately 2.6 acres located at the SW corner of E. Pickard Road and S. 
Isabella Road in the NE 1/4 of Section 14. 

EXISTING USE: 
One family residential dwellings 
and commercial building ADJACENT ZONING: B-7, B-5 

FUTURE LAND USE DESIGNATION:  Retail Service: This district is intended for the widest variety 
of retail and service businesses. They could range from apparel shops, auto service, and 
restaurants through small commercial strip centers and office buildings. This district 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 PSPR21-14 preliminary site plan dated May 17, 2021 for Krist Filling station (Gas Station) 
located on the SW corner of E. Pickard Road and S. Isabella Road in the NE 1/4 of Section 14 and 
in the B-7 (Retail and Service Highway Business) zoning district. 

Site Plan Approval Process 
Per Section 14.2.C. of the Zoning Ordinance, both preliminary site plan approval and final site 
plan approval are required for this project.  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.”  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” (Section 14.2.L.).  Documentation of applicable 
outside agency permits and approvals will be required as part of a final site plan application. 
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Preliminary Site Plan Review Comments 
The following comments are based on the standards for preliminary site plan approval and 
specific elements of the proposed site plan: 

1. Section 14.2.P. (Required Site Plan Information).  The following items of required 
information are missing or in need of minor correction, but the site plan is sufficiently 
complete for Planning Commission review and action.  The following details will need to 
be addressed by the applicant as part of the final site plan submittal: 

Missing Preliminary Site Plan Information 
Add the front, side, and rear yard setback dimensions to the site plan, as measured to each 
setback line depicted on the site plan line.  The notes on DWG. NO 02-C-02 Sheet 3 are 
insufficient to meet this requirement.  

 

Add the width measurement of the proposed sidewalk, which must be at least five (5) feet.  
Add location(s), area(s), purpose(s) and dimensions of any outdoor sales, display or storage 
areas, or add a note to the site plan to confirm that none are proposed for this project.  

Correct the period-for-comma typo on the “lot coverage” number (indicated on the site 
plan sheet 3 notes as “83.625 SFT”).  

2. Section 8 (Environmental Performance Standards).  The following details will need to be 
addressed by the applicant as part of the final site plan submittal: 

 Application is missing the hazardous substance reporting form and EGLE permit 
checklist form included in the application materials.  These completed forms will be 
required as part of the final site plan submittal.  

3. Section 9 (Off-Street Parking).  Parking calculations have been provided on the site plan 
and are consistent with Section 9 standards for the proposed uses.  The dimensions of the 
90-degree parking spots comply with the size requirements of Section 9, but the 
additional parking space dimensions are missing.  The following details will need to be 
addressed by the applicant as part of the final site plan submittal: 

 Add the dimensions of proposed parallel parking, or remove these spaces if they are 
no longer needed to satisfy the Section 9  minimum parking space requirements.  

 Add the building floor plans with dimensions and use areas depicted to confirm the 
usable floor area calculation. 

 Add dotted line rectangles with dimensions to show the locations of pump island 
parking and waiting spaces.  These spaces count towards satisfying the minimum 
number of required parking spaces for the proposed uses. 

 Add the required bicycle parking facilities per Section 9.1.C.5. (Bicycle Parking), with 
dimensions and a detail. 

 Depict the planned snow storage area(s) on the revised site plan. 

4. Section 7.10 (Sidewalks and Pathways).  The applicant has proposed to provide a new 
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internal sidewalk connection into the site to the public building entrance.  The following 
sidewalk details will need to be addressed by the applicant on the final site plan submittal: 

 Confirm that the proposed internal sidewalk from S. Isabella Rd. is at least five (5) feet 
in width by adding a dimension to the site plan. 

 Confirm that all internal sidewalks abutting parking spaces are at least seven (7) feet 
in unobstructed width to allow for vehicle overlap by adding a dimension to the plan.  
If outside displays or sales areas are proposed adjacent to the building, they must be 
located outside of this unobstructed width. 

 Add barrier-free sidewalk ramps at all required locations and provide a detail. 

 Extend the internal sidewalk 20 feet further to the east from the northeast corner of 
the building and at least eight (8) further west feet from the public sidewalk along S. 
Isabella Rd. to narrow the pedestrian crossing. 

 Add a striped pedestrian crosswalk to the pavement striping plan. 

 Confirm with a note on the site plan that the internal sidewalk access will be 
maintained year-round, including winter snowplowing (the East DDA District provides 
winter maintenance of the public sidewalks along E. Pickard Rd. and S. Isabella Rd. in 
this area). 

5. Section 6.18 (Filing Stations for the Sale of Gasoline, Oil, Propane, and Vehicle 
Accessories) The applicant has demonstrated compliance with the standards of this 
Section for access, minimum lot size, and setbacks for buildings, but not for the driveway 
and parking setbacks.  Driveways and parking setback must be a minimum of 50 feet from 
adjacent property lines and a minimum of 200 feet from any existing residential dwelling 
located on adjacent property.  Verification of compliance is missing with respect to 
dwellings to the south and west.  Off-street parking on the south side of the building 
appears to be roughly 132 feet away from the one-story frame house located at 2094 S. 
Isabella Road.  The following details will need to be addressed by the applicant as part of 
the final site plan submittal: 

 Adjust the driveway and scope of the pavement and off-street parking locations as 
needed to conform to Section 6.18 standards. 

6. Building Form and Composition.  The subject land is located within the East Downtown 
Development Authority (DDA) District.  Through the Economic Development Authority 
Board, which oversees the DDA District, the Township has invested over $9 Million in 
public improvements, infrastructure upgrades, and corridor beautification since 1993.  
The East DDA manages the public sidewalks, park benches, and trash receptacles 
(including regular maintenance, seasonal clean-up, and sidewalk snowplowing); the 
decorative streetlights; and a system of underground irrigation within the E. Pickard Rd. 
right-of-way.  The East DDA also funds annual flower and banner displays, lawncare along 
the road margins, and holiday lighting.  All of this is done for the purpose of fostering a 
more consistent, dynamic, and upmarket visual character for the District, which in turn 
helps to support a vibrant and resilient business community along the M-20 corridor. 
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Business and property owners along the corridor have responded to these improvements 
over the years by undertaking numerous private improvements, large and small, to older 
sites along the corridor.  It is essential for new development in the East DDA District to be 
consistent in supporting the economic health of the District through building form and 
composition that is consistent with the District’s emphasis on a dynamic and upmarket 
visual character.  The proposed building is generally consistent with this character and 
with the policy statements on page 31 of the Master Plan for Retail Service area 
commercial development.  The following building-related details will need to be 
addressed by the applicant on a revised site plan: 

 Revise the building design to show the location and height of all rooftop HVAC 
equipment and provide parapet walls on all four sides of the building with sufficient 
height to fully screen this equipment. 

7. Section 9.5 (Loading Space Requirements).  The applicant has provided one (1) loading 
space on the plan in the front yard east of the building as required, but the dimensions of 
this loading area are missing.  The following changes need to be addressed by the 
applicant as part of the final site plan submittal: 

 Adjust the loading space to a minimum of 50.0 feet in length and 10.0 feet in width. 

 Relocate the loading space to the rear (west side) of the building so that is it screened 
from the view of adjoining roads. 

 The location of the loading area cannot block vehicular access to required parking 
spaces unless a note is added to the site plan to confirm that all deliveries will take 
place when the facility is not open to the public. 

8. Section7.14 (Trash Removal and Collection).  The applicant has provided on the plan an 
8.5-foot-high decorative masonry dumpster enclosure, which is located in the south side 
yard area.  The gate will be a steel frame painted tricorn black (see sheet 10).  The 
following details will need to be addressed by the applicant on the final site plan: 

 Relocate the dumpster enclosure to the rear yard (west side of the building). 
 Adjust the dumpster enclosure to be set back at least 10.0 feet from the building.  

Additional Comments for Preparation of the Final Site Plan 

9. Section 10 (Landscaping and Screening) Although a landscaping plan is not required for 
a preliminary site plan the applicant has provided information for proposed landscaping 
on the preliminary plan.  The applicant has requested a waiver of certain planting 
requirements, but has not established that conditions exist that would satisfy the 
requirements of Section 10.7 (Modifications…).  Staff recommends that the requested 
waiver be rejected by the Planning Commission (see additional comments below).  The 
following landscaping and screening comments are intended to help guide the 
development of a final landscape plan: 
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 More robust screening of a year-round character is needed along the south and 
portions of the west lot boundaries to minimize headlight glare and other impacts 
from the filling station activity on nearby residences.  It is expected that additional 
landscaped buffer width will be needed to accommodate the necessary screening. 

 Add an overlapping evergreen screen to the greenbelt plantings around the south and 
portions of the west sides of the site per Section 10.2.E. standards to provide 
adequate screening for adjacent residences. 

 Provide at least the minimum number of greenbelt buffer tree and shrub plantings 
per Section 10 standards, and delete the waiver request from sheet 02-L-01.  The 
required shrub plantings for the site can be grouped into a denser hedgerow 
arrangement along the E. Pickard Rd. frontage to provide additional screening of 
headlight glare from vehicles at the north pump island. 

 Add the required landscaped parking lot islands at all four corners of the building, at 
each end of the row of parallel parking spaces, and around the extensions of the 
internal sidewalk from S. Isabella Rd. into the parking lot. 

 Planting locations must be coordinated with anticipated snow storage areas. 

10. 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.  
These approvals include the Mt. Pleasant Fire Department, Isabella County Road 
Commission, and Storm Water approval from the Isabella County Drain office Isabella 
County Transportation Commission, and the Township 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 site plan is missing several items of required preliminary site plan information and is 

not sufficiently complete for Planning Commission review.  The plan should be viewed as 
more conceptual for the purpose of the special use application. 

2. If updated consistent with the details noted in this report, the preliminary site plan can 
fully conform to Section 14.2.P. (Required Site Plan Information).  

3. The project is consistent with the Master Plan, and the proposed building design and mix 
of exterior façade materials is generally consistent with the dynamic visual character of 
the East DDA District.  
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Recommendations 
Based on the above findings, I would recommend that the Planning Commission postpone action 
on the PSPR21-15 preliminary site plan, with direction to the applicant to remove the requested 
landscape waiver, add the additional required screening improvements, and prepare an updated 
preliminary site plan consistent with the applicable Zoning Ordinance requirements for further 
review and action by the Planning Commission. 

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 21-15 Krist Oil Filling Station Preliminary Site Plan Review Application 
 

MOTION TO APPROVE WITH CONDITIONS:   

Motion by _________________________, supported by _________________________, to 
approve the PSPR 21-15 preliminary site plan for the new Krist Oil Filling Station on approximately 
2.6 acres of land on the southwest corner of E. Pickard Road and S. Isabella Road in the northeast 
quarter of Section 14 and in the B-7 (Retail and Service Highway Business) zoning district, finding 
that the May 17, 2021 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. Preliminary site plan approval is contingent upon Board of Trustees final approval of the 
PSUP2 21-01 special use permit for this project. 

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

3. Provide the completed hazardous substance reporting form and EGLE permit checklist. 

4. Revise the arrangement and number of off-street parking spaces, reduce the extent of 
pavement, and add the required bicycle parking facilities as necessary for compliance with 
Township ordinance requirements. 

5. Revise the loading area, driveway location, trash enclosure, and sidewalk details on the 
final site plan as necessary for compliance with Township ordinance requirements.  

6. Add parapet walls on all four sides of the building with sufficient height to fully screen all 
rooftop HVAC equipment. 

7. Add an overlapping evergreen screen to the greenbelt plantings around the south and 
portions of the west sides of the site per Section 10.2.E. standards to provide adequate 
screening for adjacent residences. 

8. Provide at least the minimum number of greenbelt buffer tree and shrub plantings per 
Section 10 standards, and delete the waiver request from sheet 02-L-01. 

9. Add the required landscaped parking lot islands at all four corners of the building, at each 
end of the row of parallel parking spaces, and around the extensions of the internal 
sidewalk from S. Isabella Rd. into the parking lot. 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

MOTION TO POSTPONE ACTION:   

Motion by ________________________, supported by ________________________, to 
postpone action on the PSPR 21-15 preliminary site plan for the new Krist Oil Filling Station on 
approximately 2.6 acres of land on the southwest corner of E. Pickard Road and S. Isabella Road 
until August 17, 2021 for the following reasons:  

1. The site plan is missing several items of required preliminary site plan information.  

2. The site plan is not sufficiently complete for Planning Commission action. 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 
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Draft Motions:  PSPR 21-15 Krist Oil Filling Station Preliminary Site Plan Review Application 
 
MOTION TO DENY:   

Motion by _________________________, supported by _________________________, to deny 
the PSPR 21-15 preliminary site plan for the new Krist Oil Filling Station on approximately 2.6 
acres of land on the southwest corner of E. Pickard Road and S. Isabella Road in the northeast 
quarter of Section 14 and in the B-7 (Retail and Service Highway Business) zoning district, finding 
that the May 17, 2021 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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engineering with integrity, vision & innovation 

 

 

po box 5342 

 
traverse city, mi  49696 

 
(231) 218-1201 

 
www.jozwiakconsulting.com 

 

May 19, 2021 
 
Planning Commission 
Charter Township of Union 
2010 S. Lincoln 
Mt. Pleasant, MI  48858 
 
RE: Request for Site Plan Review 
 5048/5082 E Pickard Rd 

Parcel ID’s 14-146-00-003-00 / 14-146-00-005-00 
Current Zoning:  B-7 

Dear Commissioners: 

The current owners of the above parcel are seeking to secure site plan approval for a new retail business to 
be located on the above stated parcels.  The proposal includes construction of a new retail store on parcels 
that currently vacant with the exception of a small vacated house.  The property is located between Burger 
King and the Pickard Party Store.  We are proposing a single new commercial curb cut and the existing two 
residential curb cuts will be removed.  The parking lot capacity is 35 spaces along with one load space.  
Ample maneuvering aisle widths are provided to allow for patrons to easily move around on the property.  
There is a dumpster located at the rear of the building and it will be screened per the detail provided.  
Minimal grading is proposed for construction and is mainly an effort to get stormwater runoff to move 
toward the catch basin inlets.  Stormwater outlets into an infiltration basin with capacity exceeding the 
volume of runoff anticipated from a 100 year storm event.  The landscape plan is intended to follow the 
requirements of the ordinance. 
 
The store is a single story, 10,640 building.  We have provided preliminary plans for your review.  The 
building is 20’ tall along the front fascade which includes a parapet wall to hide the roof mounted 
mechanical equipment from the front.  The building roof slopes from north to south with the south facing 
eave being 14’ tall.  The materials for the store include brick, split face block and metal wall panel.  
Canopies are located along the front and the east elevation. 
 
We are proposing to deed 1/3 acre of the parcel to either the township or DDA to provide a corridor for a 
future interconnection between commercial properties within this block.  Access management and 
interconnectivity can be difficult to achieve.  We propose to deed the land and at the time of 
redevelopment of other commercial, the underlying entity (i.e. Township or DDA) could then construct the 
corridor commencing at Burger King and ending at Florence.  This proposal is stemmed from an 
interconnectivity meeting that included Township, MDOT, this developer and the owner of the Burger 
King.  Burger King is not interested in changing their parking at this time but if/when they do, they 
indicated preference for a connection near the southernmost portion of their property.  In light of this, we 
were able to keep our development needs towards the front of the parcel which leaves this corridor 
available for this purpose. 
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The developer intends to retain ownership and lease to the retailer.  The business will require 4 employees 
per day (2 shifts of 2).  The retail store will sell general merchandise including health, personal care, beauty, 
food, household, pet, baby, apparel, toys, etc. 
 
We are submitting for Preliminary and Final approval.  We are hopeful that we can obtain both approvals 
at that meeting.  It is our intent to fully comply with the Zoning Ordinance.  We have made application for 
permits with both Isabella County for SESC permit and MDOT for the right of way permit.  We anticipate 
having these approvals prior to the meeting on June 15th. We look forward to presenting this project at the 
June 15th planning commission meeting. 
 
Sincerely, 
Jozwiak Consulting, Inc. 

Scott M. Jozwiak, P.E. 
Principal 
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Standard for Site Plan Approval (Owner Provided) 

1. The applicant is legally authorized to apply for site plan approval, and all required information has 
been provided. 

a. A copy of letters of authorization are provided with the application. 

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

a. The proposed project meets the requirements of the township ordinance as well as other agency 
requirements. 

b. Permits applications were submitted to MDOT and Isabella County Community Development for 
Soil Erosion Control permit. 

c. We will work with Township DPW for sewer and water connections 

d. It is our intent to comply with permit requirements. 

3. The final site plan is consistent with the policies of the Master Plan and other adopted Township 
planning documents, and with the approved preliminary site plan. 

a. The Master Plan identifies the parcels that we are developing as being commercial.  The proposed 
retail business is commercial and thereby follows the intent of the Master Plan policy from a use 
perspective. 

b. Natural Resources:  The property has little topography and no significant natural features.  The rear 
of the parcel does have larger trees.  It is our intent to leave these areas alone as we are proposing 
to deed this area to the municipality (either township or DDA) for the use of an interconnection to 
adjacent parcels. 

c. Growth Management Boundary:  The project is located within an established commercial corridor 
and does not seek to expand the growth management boundary. 

d. Low Impact Design:  The proposed project seeks to create an area behind the proposed building for 
use as a stormwater infiltration basin.  Soils exist on this site that provide high infiltration rates 
which in turn provides for groundwater recharge.  The basin will be grass which provides nutrient 
uptake as well as keeps the soils “broken up” to allow for continued operation with minimal 
degradation.  Catch basin structures provide sediment traps and can be easily maintained. 

e. Complete Streets:  The project is located within the DDA.  This area has user friendly sidewalks and 
caters to many different transportation means besides just vehicles.  The proposed project includes 
sidewalk connection to the walk along Pickard and includes bicycle parking in accordance with the 
ordinance.  This sidewalk network provides uninterrupted connectivity with the business. 

f. Access Management:  The project team along with Township and MDOT officials held a meeting 
with Burger King to discuss the possibility of connectivity.  Burger King is not in a position to enact a 
change to their site at this time but prefers to make a connection (if required during a future 
redevelopment of their site) at the southern end of their property.  In light of this and after 
considering our site plan layout and needs, it was determined that a beneficial solution would be to 
offer the southern end of our property to the municipality (either township or DDA) as a means for 
interconnecting all of the parcels.  This provides many benefits to implementing a more complete 
access strategy for businesses within that block.  There would be no cost for the real estate but 
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development of this corridor could be completed by the new underlying entity at the time it is 
warranted.  This effort is completely in line with the Access Management direction as we are 
providing additional means of access to this commercial district.  We are also providing surplus 
land to accommodate stormwater management for the new corridor. 

g. Retail/Service Design:  The building is proposed to have split face CMU along the bottom, Bella 
Brick along the center of the front fascade and dark bronze metal wall panels above.  The balance 
of the building will be prefinished sandstone beige wall panels.  This break in materials will aid in 
reducing the building mass.  A windowed entrance area is provided and the colors are subtle 
providing a sense of place.  A nine foot wide sidewalk along the front of the store provides a 
comfortable walking environment.  The entrance is connected to the walkway along Pickard.  
Landscaping is provided in accordance with the ordinance.  The loading zone is located to the rear 
of the building.  A set of service doors are all that is needed.  Roof top equipment will be hidden 
from Pickard but will not be screened from the side or rear. 

4. The proposed development will be harmonious with and not harmful, injurious, or objectionable to 
the environment or land uses in surrounding area. 

a. The proposed retail store is a use routinely found in a commercial district.  The use, other than 
producing customer traffic, does not cause undue harm.  Retail sales are supported by 
neighborhood districts so providing this amenity in the commercial district and close the 
residentially zoned areas is very affective at fulfilling needs for the immediate area while also 
providing this within walking distance. 

5. The proposed development respects natural topography, floodways, and floodplains; and minimizes 
the amount and extent of cutting and filling. 

a. The site has very little topography and the area of our disturbance requires very little tree clearing.  
It is not in a floodway and does not require extensive cutting and filling. 

6. Organic, wet, or other soils that are not suitable for development will be undisturbed or modified in 
such fashion as to make development feasible. 

a. Not applicable to this site. 

7. The movement of the vehicular and pedestrian traffic within the site and in relation to access streets 
and sidewalks will be safe and convenient. 

a. Pedestrian:  The project includes a wide (9 foot) sidewalk along the front of the store and a 5’ 
sidewalk along the side.  There is a sidewalk interconnection to the walkway along Pickard that 
doesn’t require crossing through the parking lot. 

b. Bicycle:  Two bicycle spaces are provided along the sidewalk network to the store. 

c. Vehicular:  Ample maneuvering lanes provide vehicles with plenty of maneuverability.  These same 
maneuvering lanes are used by delivery vehicles.  To not require significantly more impervious 
surface than what is shown, truck deliveries are restricted to off hours in order to negate any 
truck/car interference and to allow the truck the use of the entire parking lot for its maneuvering 
needs.  We do meet the loading space section of the ordinance since we have ample width in our 
maneuvering lane to allow the truck to park along the sidewalk on the east side of the building and 
still have the required 26’ maneuvering lane for vehicle parking. 

8. The proposed development is adequately coordinated with improvements serving the area, and with 
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other existing or planned development in the vicinity. 

a. This standard is subjective and we feel that we meet it. 

9. Satisfactory and harmonious relationships will exist between the proposed development and the 
existing and planned development of contiguous lands and the surrounding area, including 
provisions for proper extensions of public roads and sidewalks through the development in 
accordance with the Township ordinances. 

a. Our effort to provide the property necessary to construct an access corridor along the south side of 
the business district in this block will be the beginning of a great relationship as other properties 
redevelop.  This access will encourage and allow for better redevelopment options for those 
parcels abutting it and the challenges that they would have faced when they redevelop are 
circumvented by the future development of this interconnection. 

10. Development phases are in logical sequence so that any phase will not depend upon a subsequent 
phase for access, utilities, drainage or erosion control. 

a. The project is intended to develop in a single phase.  One exception is that the township or DDA 
may not construct a service drive until warranted by the redevelopment of other parcels that abut 
it. 

11. The plan, including all engineering drawings, meets Township standards for fire and police 
protection, water supply, sewage disposal or treatment, storm drainage, and other public facilities 
and services. 

a. Emergency Services:  The layout provides ample maneuverability for fire and police since the 
parking lot maneuvering lanes are wide. 

b. Water/Sewer:  The retail store is a very low water user.  Domestic water use is around 300 gallons 
per day which is roughly equivalent to a single family home.  Irrigation needs will increase that 
figure.  To our knowledge, this project will not impose any significant increases to the demands of 
water or sewer. 

c. Stormwater:  The proposed project is capable of managing a storm in excess of a 100 year 
frequency event which surpasses normal design standards for on-site stormwater management. 

d. Other public facilities:  Unknown what these may be but continue to state that this is a low impact 
use relative to public services and utilities in general. 

12. The drainage plan conforms to applicable drainage and stormwater management standards, and any 
proposed improvements are adequate to handle anticipated stormwater runoff and accommodate 
upstream drainage without causing undue runoff on to neighboring property or overloading of area 
watercourses. 

a. The parcel is very flat and we are creating a large basin to insure that larger storm events are 
adequately managed.  However, in the event of a very significant event, contouring proves that 
water will move towards Florence along the route of the deeded property. 

13. Proposed screening, buffering, and landscaping improvements are adequate for the location and 
intended purpose and conform to the standards of this Ordinance. 

a. The intent is to meet the requirements of the landscaping section of the ordinance and will work 
with township staff to comply. 
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14. Exterior lighting conforms to Ordinance requirements and standards, and will not adversely affect 
adjacent or neighboring properties or traffic on adjacent roads. 

a. The intent is to meet the requirements of the lighting ordinance.  A photometric plan is provided 
for review. 

15. The parking layout and vehicular circulation patterns and access points to the site are adequate to 
serve the proposed uses and will not adversely affect the flow of traffic on adjacent roads or create 
pedestrian-vehicle conflicts. 

a. As mentioned prior, we worked with MDOT and township staff to work towards access 
management with input from the owner of the Burger King parcel.  During that discussion, MDOT 
agreed with that an entrance at the location proposed would be the best and we have 
subsequently applied for that permit. 

b. We will continue to work with township staff and MDOT on improving the pedestrian interaction 
across our vehicle entrance. 

16. Grading or filling will not destroy or adversely affect the character of the property, adjacent 
properties or the surrounding area. 

a. Minimal grading is proposed and is primarily necessitated to move stormwater runoff to the catch 
basin locations. 

17. Erosion will be controlled during and after construction and will not adversely affect adjacent or 
neighboring property or public facilities or services. 

a. A complete SESC plan is provided 

18. The plan meets applicable standards of governmental agencies with jurisdiction, and necessary 
outside agency approvals have been obtained or are assured. 

a. The development group has extensive history with similar projects and is well aware of other 
permits and documentation that will be necessary.  These include but are not limited to: 

• Demolition of house:  Follow local, state and federal guidelines for analysis of the 
existing structure and procure all necessary permits prior to demolition.  This would 
also include utility disconnects.  Demolition will follow all conditions identified in those 
documents and permits. 

• Following receipt of MDOT, SESC, and permits issued by the township, the developer 
will secure a building permit. 

• The proposed project does not require any EGLE review. 
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ELEVATION KEYNOTES

1

2

3

4

5

6

7

8

9

12

13

14

15

16

17

SIGN FURNISHED & INSTALLED BY DOLLAR GENERAL CORPORATION  w/ CIRCUIT AS

NOTED ON ELECTRICAL PLAN.  SIGN TO BE CENTERED ON FRONT OF BUILDING.

CONTRACTOR IS TO PROVIDE ADEQUATE BLOCKING AS REQUIRED BY SIGN

MANUFACTURER TO SUPPORT SIGN WEIGHT OF UP TO 1,400 LBS.  COORDINATE THE

PROPER SIGNAGE TO BE USED w/ DOLLAR GENERAL.

EXTERIOR LIGHTING. REFER TO ELECTRICAL DRAWINGS TO VERIFY EXACT QUANTITY,

LOCATION, MOUNTING HEIGHT & OTHER SPECIFICATIONS.

NOT USED.

NOT USED.

NOT USED.

GUTTER & DOWNSPOUT. REFER TO  EXTERIOR FINISH SCHEDULE FOR COLOR.

STANDING SEAM METAL ROOF. REFER TO EXTERIOR FINISH SCHEDULE FOR COLOR.

VENT FOR BATHROOM EXHAUST. REFER TO MECHANICAL DRAWINGS FOR EXACT

LOCATION & ADDITIONAL INFORMATION.

DOOR BUZZER. REFER TO ELECTRICAL DRAWINGS FOR ADDITIONAL INFORMATION.

HVAC UNITS MOUNTED ON ROOF. REFER TO MECHANICAL DRAWINGS FOR

ADDITIONAL INFORMATION & LOCATIONS.

MINIMUM EAVE HEIGHT IS 14'-0" A.F.F.

OUTSIDE AIR TEMP. SENSOR MOUNTED OVER RECEIVING DOORS @ 8'-0" A.F.F.

FINISHED GRADE AT EXTERIOR WALLS SHALL BE A MINIMUM OF 6" BELOW FINISHED

FLOOR AT ALL NON-PAVED AREAS.

10

11

18

19

NOT USED.

NOT USED.

NOT USED.

20

21

1/2" DIAMETER x 6" LONG STAINLESS STEEL EYE BOLTS (CLOSED) w/ 1" DIAMETER

OPENINGS. DRILL & EPOXY INTO BLOCK WALL. 4 BOLTS TO BE LOCATED AS SHOWN

EACH SIDE OF ENTRY, TOTAL OF 8 BOLTS.

METAL CANOPY BY PRE-ENGINEERED METAL BUILDING MANUFACTURER.

SCALE :
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SCALE :

2
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SCALE :

3
SOUTH ELEVATION

1/8"=1'-0" SCALE :

4
NORTH ELEVATION

1/8"=1'-0"

1

1

2

20

2 2

22

22

2

8

8 8 8 8 8 8

11

9

10

10

16 16

16

19

19

19

19

19 21 21

16

8

19

1

2

20

21016

19

8

19

2 2

14 17

13

TYP.TYP.

S
T

O
R

E
 
#

2
3

0
1

0
 
·
 
P

R
O

T
O

T
Y

P
E

 
"

D
 
P

L
U

S
"

B
A

Y
 
C

I
T

Y
,
 
M

I
C

H
I
G

A
N

N
O

R
T

H
E

A
S

T
 
C

O
R

N
E

R
 
O

F
 
H

I
G

H
W

A
Y

 
8

4
 
&

 
D

E
L

T
A

 
R

O
A

D

B
A

Y
 
C

I
T

Y
,
 
B

A
Y

 
C

O
U

N
T

Y
,
 
M

I
C

H
I
G

A
N

 
4

8
7

0
6

KYLE W. RADER

1301062638

20334 · DGTM

JANUARY 08, 2021

A2.1

EXTERIOR

ELEVATIONS

4" SPLIT-FACE CMU. REFER TO  EXTERIOR FINISH SCHEDULE FOR TYPE & COLOR.

4" SMOOTH or VELOUR ECONOMY SIZE BRICK. REFER TO EXTERIOR FINISH SCHEDULE

FOR COLOR.

NICHIHA VINTAGEWOOD ARCHITECTURAL PANELS. REFER TO EXTERIOR FINISH

SCHEDULE FOR COLOR.
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REV001

APRIL 06, 2021
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EXTERIOR FINISH SCHEDULE

LINER PANELS (INTERIOR SALES & RECEIVING FLOOR)

STANDING SEAM METAL ROOF PANELS.

STOREFRONT SYSTEM.

BUILDING FASCIA WALL, PARAPET o/ ENTRANCE, &

CANOPY.

FLAT METAL SOFFIT AT STOREFRONT VESTIBULE AREA.

SIDE & REAR METAL WALL PANELS & TRIM, RECEIVING &

EMERGENCY EXIT DOORS. (EXTERIOR OF DOORS TO BE

PAINTED. REFER TO DOOR SCHEDULE.)

DOWNSPOUTS.

GUTTERS.

EXTERIOR FINISHES ARE TO MATCH or BE EQUAL TO VP

METAL BUILDING SYSTEM'S FINISH SELECTION.

PRE-ENGINEERED METAL BUILDING VENDOR. VP BUILDINGS

ATTN:DAVID ENGLISH

(901) 568-4537

STAR BUILDING SYSTEMS

ATTN:RODNEY BURT

(800) 879-7827

NUCOR BUILDING SYSTEMS

ATTN:BOB BARRY

(315) 622-4440 · (260) 837-7891

BIGBEE STEEL BUILDINGS, INC.

ATTN:KEVIN BUSLER

(800) 633-3378

CHIEF BUILDINGS

ATTN:ERIN SULLIVAN

(800) 845-3378

PREFERRED COLORS IF ALTERNATE EXTERIOR

MATERIALS ARE USED INSTEAD OF METAL

PANELS.
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4" SPLIT-FACE CMU MIDWEST BLOCK or EQUAL.

COLOR: TBD.

4" SMOOTH or VELOUR ECONOMY SIZE BRICK. ACME BRICK or EQUAL.

COLOR: TBD.

NICHIHA FIBER CEMENT PANEL. SERIES: VINTAGEWOOD.

COLOR: REDWOOD.

SERIES: VINTAGEWOOD.

COLOR: REDWOOD.

SERIES: VINTAGEWOOD.

COLOR: REDWOOD.

SERIES: VINTAGEWOOD.

COLOR: REDWOOD.

SERIES: VINTAGEWOOD.

COLOR: REDWOOD.

SERIES: VINTAGEWOOD.

COLOR: REDWOOD.

MIDWEST BLOCK or EQUAL.

COLOR: TBD.

ACME BRICK or EQUAL.

COLOR: TBD.

MIDWEST BLOCK or EQUAL.

COLOR: TBD.

ACME BRICK or EQUAL.

COLOR: TBD.

MIDWEST BLOCK or EQUAL.

COLOR: TBD.

ACME BRICK or EQUAL.

COLOR: TBD.

MIDWEST BLOCK or EQUAL.

COLOR: TBD.

ACME BRICK or EQUAL.

COLOR: TBD.

MIDWEST BLOCK or EQUAL.

COLOR: TBD.

ACME BRICK or EQUAL.

COLOR: TBD.

1

04/06/2021

DIRECTOR'S NOTE:

THIS IS AN EXAMPLE SET OF BUILDING 
ELEVATIONS FOR A DOLLAR GENERAL 
PROJECT IN A DIFFERENT MID-MICHIGAN 
TOWNSHIP, WHICH INCLUDES A CONSISTENT 
FACADE DESIGN AND MIX OF EXTERIOR 
MATERIALS ON ALL FOUR SIDES, AN AIRLOCK 
ENTRY, AND FULL HEIGHT PARAPET WALLS 
TO FULLY SCREEN THE ROOFTOP EQUIPMENT 
ON ALL FOUR SIDES.
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Finish Floor

0' - 0"

PRE-FINISHED NUCOR METAL

WALL PANELS - DARK BRONZE

BELLA BRICK

PRE-FINISHED METAL WALL

CAP - DARK BROZE

SPLIT FACE CMU

Finish Floor

0' - 0"

PRE-FINISHED NUCOR METAL

WALL PANELS - SANDSTONE

BEIGE

Finish Floor

0' - 0"

PRE-FINISHED NUCOR METAL

WALL PANELS - SANDSTONE

BEIGE
3/8" 

1'-0"

PRE-FINISHED NUCOR METAL

WALL PANELS - SANDSTONE

BEIGE

3/8" 

1'-0"

CHECKED BY:

DRAWN BY:

DATE:

PROJECT NUMBER

A2.0

Exterior

Elevations

Concept

JDV

NTH

2021.05.19
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3/16" = 1'-0"
1

FRONT ELEVATION

3/16" = 1'-0"
4

REAR ELEVATION

3/16" = 1'-0"
2

SIDE ELEVATION RECEIVING

3/16" = 1'-0"
3

SIDE ELEVATION

Revision Schedule

No. Description Date
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FLOOR PLAN KEYED NOTES 

(D RECEIVING DOOR BUZZER 

ill 2" DOOR SCOPE. 

<l) NOT USED 

© STRIPE FLOOR FOR DESIGNATED CLEAR EGRESS
{PAINT YELLOW) AND DESIGNATED EMS PANEL 
CLEARANCE {PAINT RED). 

PATH 

STRIPE FLOOR FOR DESIGNATED CLEAR ADA EGRESS 
PATH (PAINT YELLOW.) 

PROVIDE AND INSTALL A TEN GALLON WATER HEATER 
{OR LARGER IF REQUIRED BY CODE) ABOVE THE MOP 
SINK. 

® METAL STUD WITH 1/2" GYP. BD. SEE WALL SECTION 
SHEET A3. 

(J) 

® 

METAL LINER PANELS TO 8' -0" A.F.F. {BY 
PRE-ENGINEERED BUILDING MANUFACTURER). 

DIMENSIONS TO BE FROM COLUMN LINE UNLESS 
OTHERWISE NOTED. 

® METAL BUILDING PANELS (BY PRE-ENGINEERED BUILDING

MANUFACTURER). 

@ 

@ 

@ 

CONCRETE SLAB WITH STRUCTURAL MIN. 6x6xW1 .4 
WELDED WIRE MESH OVER POLYETHYLENE VAPOR 
BARRIER (MIN. 10 MM THICK) OVER CRUSHED STONE 
BASE, TYPICAL, OR EQUIVALENT. PROVIDE CONTROL 
JOINTS AT 14'-0" ON CENTER EACH WAY MAX. SEE 
SHEET S3. 

METAL BUILDING FRAME. REFER TO DETAIL 3/A3 FOR 
ADDITIONAL INFORMATION . 

METAL LINER PANELS (28/29 GAUGE) WITH 1 /2" 
GYPSUM BOARD. SEE INTERIOR ELEVATIONS ON SHEET 
A4. PROVIDE R- 13 METAL BUILDING INSULATION . 

8" SPLIT FACED CMU PAINTED SW #7037 BALANCED 
BEIGE. ALIGN FACE OF BLOCK WITH STEEL GIRT. 
PROVIDE PROPER ANCHORAGE TO STRUCTURE. 

114' SLOPE CONCRETE 1 /8" PER FOOT AWAY FROM 
\'..Y BUILDING. 

@ 

@ 

@ 
@ 

@ 

@ 
@ 

@ 

COORDINATE CONCRETE SIDEWALK WITH CIVIL AND 
BROOM FINISH, TYP. 

BRONZE STOREFRONT SYSTEM. REFER TO SHEETS A4 
AND A5 FOR ADDITIONAL INFORMATION. CONTINUE METAL 
LINER PANELS TO DECK. 

LINE OF SOFFIT OR CANOPY ABOVE. 

A.D.A. COMPLIANT H.C. RAMP WITH PAINTED SIDES TO
ACCESSIBLE PARKING STALLS, REFER TO CIVIL. 

MC CUE CART AND BUMPER GUARDS 3' -5" A.F.F., 
ORDER TRIMKIT FOR THIS PROTOTYPE. 

WALL HYDRANT. REFER TO PLUMBING DRAWINGS FOR 
ADDITIONAL INFORMATION. 

ROUND STEEL PIPE COLUMN WITH RECESSED BASE 
PLATE-PAINT SECOND CONCRETE POUR SW6991 BLACK 
MAGIC. PAINT STEEL COLUMN SW7005 PURE WHITE. 
WRAP COLUMN WITH TIGHT LOOP CARPET {BLACK) 48" 
HIGH AT BASE. 

WALL OUTLETS FOR BANKS OF COOLERS AND FREEZERS. 
SEE ELECTRICAL FOR DETAILS. OUTLETS TO BE 1 1" 
FROM RIGHT SIDE OF UNITS AS YOU FACE THEM FROM 
THE SALES FLOOR. 

@ NOT USED. 

@ NOT USED. 

@ NOT USED 

@ MAINTAIN 2" AIR GAP BETWEEN THE REACH IN COOLER 
/ FREEZER AND THE WALL FOR VENTILATION 

REFRIGERATION BY OWNER. 

FREESTANDING COOLER/FREEZERS {INCLUDING PRODUCE 
COOLER AND DISPLAY LIGHTING) TO BE HARDWIRED 
THROUGH SO CORD. GC TO LEAVE BOTTOM OF CORD 
HANGING AT 80" A.F.F. (SEE ELECTRICAL). SO CORD 
ANCHORED TO PURLINS ABOVE. COORDINATE LOCATION 
WITH FINAL FIXTURE PLAN. 

@ POWER POLE. COORDINATE FINAL LOCATION WITH FINAL 
FIXTURE PLAN (F0 1 ). 

MC CUE RAILING IN FRONT OF ELECTRICAL PANEL. 
8' -0" LONG WITH TWP TOP RAILINGS AND NO MIDDLE 
POST. 

Q1_) NON-REFRIGERATION EQUIPMENT (REGISTERS, HIGI 
KIOSK, ATM, KEYME) BY OWNER. 

REFRIGERATION AND NON-REFRIGERATION EQUIPMENT ON 
WALLS TO BE POWERED THROUGH OUTLETS - SEE 
ELECTRICAL. COORDINATE LOCATION WITH FINAL FIXTURE 
PLAN. 
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Site

S88°08'00"E
219.77'
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204.00'

S88°08'00"E
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N88°05'25"W
300.80'

S88°08'00"E
213.36'

Legend of Symbols & Abbreviations

FRONT: 15'     REAR: 10'     SIDE: 10'

NO PARKING OBSERVED AT TIME OF SURVEY

1 SPACE PER 150 S.F. OF USABLE AREA

TAX ID NO.: 37-14-146-00-003-00

   1.105 ACRES OR 48,141 SQ. FT.

Site Information

MT. PLEASANT, MI 48858
2010 SOUTH LINCOLN, 
(989) 772-4600 PHONE
CHARTER TOWNSHIP OF UNION

SUBJECT SITE AREA:  

SETBACKS:

EXISTING PARKING:
PARKING REQUIREMENTS:

SUBJECT SITE ZONING: B-7, RETAIL AND SERVICE HIGHWAY BUSINESS

ZONING CONTACT: 

Surveyor's Notes

ALL UTILITIES AS SHOWN ARE APPROXIMATE LOCATIONS DERIVED
FROM ACTUAL MEASUREMENTS AND AVAILABLE RECORDS.  THEY
SHOULD NOT BE INTERPRETED TO BE EXACT LOCATION NOR
SHOULD IT BE ASSUMED THAT THEY ARE THE ONLY UTILITIES IN
THE AREA.

FLOOD NOTE:     
By graphic plotting only, this property is in Zone(s) "X" of the Flood Insurance Rate Map, Community
Panel No. 26073C0330D ,which bears an effective date of 02/05/14 and is NOT in a Special Flood
Hazard Area.

9.  EASEMENTS OVER SUBJECT PROPERTY AS SHOWN ON THE RECORDED PLAT. [BLANKET IN
NATURE, AFFECTS PARENT PARCEL, NOT PLOTTED]

A. OVERHEAD UTILITIES CROSS THE SUBJECT PROPERTY WITHOUT THE BENEFITS OF EASEMENT.

B.  ADJOINING PROPERTY'S CONCRETE STOOP ENCROACHES NORTHERLY INTO THE SUBJECT
PROPERTY A MAXIMUM DISTANCE OF 2.2 FEET OVER A DISTANCE OF 4.1 FEET.

ALTA/NSPS Land Title Survey

Statement of Encroachments
A

Notes Corresponding to Schedule B ALTA / NSPS LAND TITLE SURVEY

NOT TO SCALE
VICINITY MAP

0
SCALE:  1"=30'

30' 60'

IRON FOUND

P.K. NAIL FOUND

GPS MONUMENT

STORM MANHOLE

TELCO. MANHOLE

MONUMENT FOUND

SQUARE CATCH BASIN

SANITARY MANHOLE

MONUMENT BOX FOUND

SANITARY CLEAN-OUT

RECORD
MEASURED

MONUMENT SET

CATCH BASIN

IRON SET

P.K. NAIL SET

MONITOR WELL

GAS MARKER

HYDRANT

GAS METER

WATER VALVE

ELECTRIC METER

LIGHT POLE

POWER POLE

ELECTRIC TRANSFORMER

ELECTRIC HANDHOLE

BENCHMARK

SIGN POST

TELEPHONE PEDESTAL

FENCE LINE

GAS VALVE

GUY

SUBJECT PROPERTY HAS DIRECT PEDESTRIAN AND VEHICULAR ACCESS TO EAST PICKARD
ROAD (M-20) (PUBLIC) A DULY DEDICATED AND ACCEPTED PUBLIC STREET OR HIGHWAY AS
SHOWN HEREON.

ALL FIELD MEASUREMENTS MATCHED RECORD DIMENSIONS WITHIN THE PRECISION
REQUIREMENTS OF ALTA/NSPS SPECIFICATIONS UNLESS OTHERWISE SHOWN.

BEARING BASIS: MICHIGAN STATE PLANE COORDINATE SYSTEM, SOUTH ZONE, NAD 83.

ELEVATIONS OF THIS SURVEY ARE BASED ON NAVD 88.

NO CEMETERIES, GRAVESITES, OR BURIAL GROUNDS WERE DISCLOSED IN THE RECORD
DOCUMENTS OR OBSERVED ON THE SURVEYED PROPERTY AT TIME OF SURVEY.

SURVEYOR IS NOT AWARE OF ANY CURRENT OR FUTURE RIGHT OF WAY CHANGES.

NO EVIDENCE OF RECENT STREET OR SIDEWALK CONSTRUCTION OR REPAIRS WERE
OBSERVED AT TIME OF SURVEY.

5048 EAST PICKARD ROAD, ADDRESS OBSERVED AT TIME OF SURVEY.

NO WETLAND FLAGS WERE OBSERVED AT TIME OF SURVEY.

NO EVIDENCE OF RECENT EARTHWORK OR CONSTRUCTION WAS OBSERVED AT TIME OF
SURVEY.

SURVEYOR OBSERVED NO EVIDENCE OF ACTIVE DRILLING OR PRODUCTION OF MINERALS OF
ANY KIND AT TIME OF SURVEY.

Date of Plat or Map

02/15/21

To Midwest V, LLC, its participants, successors and assigns; TRANSNATION TITLE COMPANY; and Old
Republic National Title Insurance Company:

This is to certify that this map or plat and the survey on which it is based were made in accordance with
the "Minimum Standard Detail Requirements for ALTA/NSPS Land Title Surveys,” jointly established and
adopted by ALTA and NSPS in 2016, and includes items 1, 2, 3, 4, 6(a), 6(b), 7(b)(1), 7(b)(2), 7(c), 8, 9,
10(a), 13, 14, and 17 of Table A thereof. The field work was completed on February 12, 2021.

Surveyor's Certification

Based Upon Title Commitment No. 336300LKS
TRANSNATION TITLE COMPANY

bearing an effective date of DECEMBER 16, 2020.

PROPERTY DESCRIBED IN SCHEDULE 'A' OF TRANSNATION TITLE COMPANY TITLE COMMITMENT
NO. 336300LKS:

Legal Description of Record

Matthew T. Mokanyk, P.S., P.E.
Michigan P.S. No. 42063

ALL OF LOT 25, ALSO LOT 4 EXCEPT THE EAST 20 FEET THEREOF; AND THE EAST 59.77 FEET
OF LOT 3 AND THE EAST 59.77 FEET OF LOT 16, ALL IN THE PLAT OF WARDS VIEW SUBDIVISION,
UNION TOWNSHIP, ISABELLA COUNTY, MICHIGAN.

SOURCE OF ZONING INFORMATION:

SITE INFORMATION REPORT PREPARED BY CLIENT
(NO DATE PROVIDED)

MI-OH-IN-IL-VA-TN-NE-PA-WI-MN-MO-SD-KS-OK

SHEET NUMBER

21466001
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ALTA SURVEY
SHEET TITLE

THIS DRAWING HAS BEEN PREPARED BY
LANDTECH PROFESSIONAL SURVEYING &
ENGINEERING, LLC. ALL PATENTED AND
PATENTABLE FEATURES AND/OR
CONFIDENTIAL INFORMATION AND ITS USE IS
CONDITIONED UPON THE USER'S  AGREEMENT
NOT TO REPRODUCE THE  DRAWING, IN
WHOLE OR IN PART, NOR THE MATERIAL
DESCRIBED THERE ON, NOR TO USE THE
DRAWING FOR ANY PURPOSE OTHER THAN AS
SPECIFICALLY PERMITTED IN WRITING BY
LANDTECH PROFESSIONAL SURVEYING &
ENGINEERING, LLC.

CLIENT
MIDWEST V, LLC

PARCEL #: 37-14-146-00-027-00
OWNER: MICHELLE M. BABCOCK

±215' TO SOUTH
ISABELLA ROAD

& R2-B, 1 & 2 FAMILY MEDIUM RESIDENTIAL

PARCEL #: 37-14-146-00-020-00
OWNER: A&G FLOORS INC.
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NORTHWEST CORNER,
SECTION 13, T14N, R4W

NORTH 1/4 CORNER,
SECTION 13, T14N, R4W

NORTH LINE OF SECTION 13

OVERHEAD POWER

SIDEWALK

R.O.W.

PAINTED
STRIPES (TYP)

ASPHALT
CONCRETE

SIDEWALK

R.O.W.

R.O.W.

R.O.W.

N.S. IN P.P.
ELEV=791.63

PROPERTY LINE

3' FENCE
PROPERTY LINE

PROPERTY LINE

7.5'

29.5'

CONC.

SIDEWALK

OVERHEAD
POWER

A

OVERHEAD
POWER

OVERHEAD
POWER

1-STORY HOUSE
930 SQ.FT.

BUILDING
HEIGHT=9.0'

10.0' SETBACK 15.0' SETBACK

15.0' SETBACK

10.0' SETBACK

ASPHALT

GRASS
ASPHALT

GRASS

GRASS

GRASS

SHRUBS
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EAST PICKARD ROAD (M-20)
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TOP OF IRON
ELEV=760.33

36" LID

HOUSE

B

B

NOTE:  FIELD WORK WAS PERFORMED DURING
WINTER. SNOW COVERAGE MAY HAVE
PRECLUDED THE OBSERVATION AND
LOCATION OF CERTAIN SITE FEATURES.

SHED

BUILDING

4.1' 2.2'

BRUSH

PROPERTY DESCRIBED IN SCHEDULE 'A' OF TRANSNATION TITLE COMPANY TITLE COMMITMENT
NO. 343120LKS:

LOT 5 AND THE EAST 20 FEET OF LOT 4 OF WARD'S VIEW SUBDIVISION, UNION TOWNSHIP,
ISABELLA COUNTY, MICHIGAN, ACCORDING TO THE RECORDED PLAT THEREOF.

PARCEL #: 37-14-146-00-003-00
& 37-14-146-00-005-00

68,566 SQ.FT. OR 1.574 ACRES

PARCEL #: 37-14-146-00-003-00
OWNER: MARGUERITE E. ROY

CONC.

PROPERTY DESCRIBED IN SCHEDULE 'A' OF TRANSNATION TITLE COMPANY TITLE COMMITMENT
NO. 336300LKS:

PROPERTY DESCRIBED IN SCHEDULE 'A' OF TRANSNATION TITLE COMPANY TITLE COMMITMENT
NO. 343120LKS:

10.  RIGHT OF WAY FOR HIGHWAY VESTED IN STATE OF MICHIGAN BY INSTRUMENT RECORDED IN
LIBER 160, PAGE 222. [DOES NOT AFFECT PARENT PARCEL, NOT PLOTTED]
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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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COMBINED PRELIMINARY – FINAL SITE PLAN REPORT 

TO: Planning Commission DATE: June 7, 2021 

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

ZONING: B-7, Retail and Service 
Highway Business District 

PROJECT: PSPR 21-13 Preliminary Site Plan Application for a new Dollar General retail store. 

PARCELS: PID 14-146-00-003-00 & -005-00 

OWNERS: Marguerite Roy and United Commercial UII LLC; Midwest V LLC authorized by 
both parties to submit the site plan application 

LOCATION: Approximately 1.574 acres on the south side of E. Pickard Rd. (M-20) east of S. 
Isabella Rd. in the NW 1/4 of Section 13. 

EXISTING 
USE: 

Existing dwelling and 
vacant 

ADJACENT 
ZONING: 

R-2B (One- and Two-Family, Medium
Density Residential District) and B-7 (Retail
and Service Highway Business District).

FUTURE LAND USE DESIGNATION:  Retail/Service.  This district is intended for the widest variety 
of retail and service businesses.  They could range from apparel shops, auto service, and 
restaurants through small commercial strip centers and office buildings.  This district 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 the PSPR 21-13 combined preliminary and final site plan dated 
May 21, 2021 for a new Dollar General retail business located on the south side of E. Pickard 
Rd. (M-20) east of S. Isabella Rd. in the NW 1/4 of Section 13 and in the B-7 (Retail and Service 
Highway Business) District.   

Site Plan Approval Process 
Per Section 14.2.C. of the Zoning Ordinance, both preliminary and final site plan approvals are 
required for this project.  Per Section 14.2.J., preliminary site plan approval by the Planning 
Commission “shall indicate its general acceptance of the proposed layout of buildings, streets, 
drives, parking areas, and other facilities and areas.”  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” (Section 14.2.L.).  Documentation of applicable outside agency 
permits and approvals will be required as part of a final site plan application. 
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Site Plan Review Comments 
The following comments are based on the standards for preliminary and final site plan approval 
and specific elements of the proposed site plan: 

1. Section 14.2.P. (Required Site Plan Information).  The site plan does not meet the
minimum Section 14.2.P. information requirements for a combined preliminary and final
site plan.  The following details will need to be addressed on a revised site plan:

Missing Preliminary Site Plan Information 
Add a detailed use statement describing proposed use(s); including land or building areas 
for each use, number of units, number of anticipated employees, or other applicable 
information to verify Ordinance compliance.  The “retail business” note is insufficient.   

 

Add existing zoning classifications for the parcels on the east side of Florence St.  

Add the owners’ names, existing uses, and location of structures, drives, and improvements 
on the parcels on the north side of E. Pickard Rd. and on the east side of Florence St.  

Add the location(s) of planned building-mounted signage to the building elevations.  

Add dimensions of all property boundaries and interior lot lines to the site plan sheet.  

Add location(s), area(s), purpose(s) and dimensions of any outdoor sales, display or storage 
areas, or add a note to the site plan to confirm that none are proposed for this project.  

2. Section 8 (Environmental Performance Standards).  The applicant failed to provide
documentation to confirm compliance with this Section.  The following detail is needed:

 Complete the Hazardous Substances Reporting Form.  If no hazardous substances are
expected to be used, stored or generated on-site, check “None” on the form.

3. Section 3.6. – Dimensional Standards.  The proposed building conforms to the 35-foot
maximum height requirement, and the yard setback dimensions depicted on the site plan
conform to the minimum requirements of the B-7 District.  However, the following
setback encroachments will need to be addressed by the applicant on a revised site plan:

 Remove the small curbing encroachment into the required front yard setback.

4. Section 7.10 (Sidewalks and Pathways).  The applicant has proposed to provide a new
internal sidewalk connection into the site to the public building entrance.  The following
sidewalk details will need to be addressed by the applicant on the final site plan submittal:

 Confirm that the proposed internal sidewalk is at least five (5) feet in width by adding
a dimension to the site plan.

 Confirm with a note on the site plan that the internal sidewalk access will be
maintained year-round, including winter snowplowing (the East DDA District provides
winter maintenance of the public sidewalks along E. Pickard Rd.).

5. Section 9 (Parking, Loading, and Access Management).  The parking calculations and
arrangement of proposed vehicular parking and loading facilities on the site plan
generally conforms to the requirements of Section 9.  The following detail will need to be
addressed by the applicant on the final site plan submittal:
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 Add a dotted line rectangle with a length dimension to show the bicycle parking area,
and show the required minimum 3.0-foot setback between this area and the five-foot
wide sidewalk per Section 9.1.C.5. (Bicycle Parking).

 Depict the planned snow storage area(s) on the revised site plan.

6. Building Form and Composition.  The subject land is located within the East Downtown
Development Authority (DDA) District.  Through the Economic Development Authority
Board, which oversees the DDA District, the Township has invested over $9 Million in
public improvements, infrastructure upgrades, and corridor beautification since 1993.
The East DDA manages the public sidewalks, park benches, and trash receptacles
(including regular maintenance, seasonal clean-up, and sidewalk snowplowing); the
decorative streetlights; and a system of underground irrigation within the E. Pickard Rd.
right-of-way.  The East DDA also funds annual flower and banner displays, lawncare along
the road margins, and holiday lighting.  All of this is done for the purpose of fostering a
more consistent, dynamic, and upmarket visual character for the District, which in turn
helps to support a vibrant and resilient business community along the M-20 corridor.

Business and property owners along the corridor have responded to these improvements
over the years by undertaking numerous private improvements, large and small, to older
sites along the corridor.  It is essential for new development in the East DDA District to be
consistent in supporting the economic health of the District through building form and
composition that is consistent with the District’s emphasis on a dynamic and upmarket
visual character.  It is also essential that building design reflects the fact that a significant
portion of the commercial corridor in the East DDA District directly abuts existing
residential neighborhoods.  What the sides and rear of this building look like and how the
building relates to surrounding residences is just as important as the visual character of
the front façade.  In addition, there are HVAC equipment screening standards that apply.

For these reasons, the following building-related details will need to be addressed by the
applicant on a revised site plan:

 Revise the building design to:

o Provide parapet walls on all four sides of the building, with sufficient height to
fully screen the rooftop HVAC equipment.

o Remove the awnings that appear to serve no purpose and provide no actual
benefit to customers accessing the site.

o Establish a consistent mix of exterior façade materials on all four sides of the
building to create a dynamic visual character that is better aligned with the
high level of public and private investment in this corridor.

 For the comfort and convenience of staff and customers, revise the north-facing
public entrance to establish a more prominent “airlock” style entranceway.

An example set of building elevations is attached from a Dollar General project in another 
mid-Michigan township for the Planning Commission’s reference and to provide guidance 
to the applicant for preparation of revised site plan materials. 
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7. Section 8.2. - Exterior Lighting.  The exterior lighting information is adequate for
preliminary site plan approval, but does not satisfy the requirements for a final site plan.
In addition, the proposed exterior fixtures depicted on the color rendering are remarkably
utilitarian and inconsistent with the dynamic visual character of the East DDA District.  The
following details will need to be addressed by the applicant on a revised site plan:

 Add the manufacturer’s specifications and a picture or drawing of each fixture type to
the photometric plan, along with a fixture schedule.

 Replace the proposed fixtures with designs that will help to create a dynamic visual
character that is better aligned with the high level of public and private investment in
this corridor, and that do not include adjustable brackets or wall-pack tilt features
which would violate Section 8.2 standards.

 For adequate safety along the recommends that the internal sidewalk and bicycle
parking area need to be properly illuminated.  This would appear to include the
necessity of providing at least one freestanding pole fixture.

8. Section 10. – Landscaping and Screening.  The landscaping and screening details provided 
on sheets C5.1 and L1.0 are sufficient for preliminary site plan approval, but do not satisfy
the requirements for a final site plan.  Adequate screening is needed to minimize
headlight glare and other impacts on nearby residences.  In addition, the proposed fenced
trash enclosure design depicted on sheet C5.1 is maintenance-intensive and too easily
damaged by garbage trucks.  The following landscaping and screening details will need to
be addressed by the applicant on a revised site plan:

 Add the missing schedule of plantings to identify the details for each existing and
proposed tree or shrub as numbered on sheet L1.0.

 Add the missing groundcover and stormwater infiltration basin seed mix details.

 Replace the quoted Township ordinance information on sheet L1.0 with a specific
installation plan and a specific landscape maintenance plan for this site that are both
consistent with Section 10.5 requirements.

 Add details for weed barrier and edging of mulched areas to prevent weed growth
and encroachments that have been maintenance issues on other Dollar General sites.

 Add necessary screening improvements to the east of the parking lot and loading area
to prevent off-site headlight glare impacts on the residences to the east and to
properly screen the loading area.

 Add an evergreen screen or greenbelt plantings around the southeast and south sides
of the parking lot, loading area, and trash enclosure per Section 10.2.E. standards to
provide adequate screening for the adjacent residential area to the south.  Planting
locations should be coordinated with anticipated snow storage areas to prevent
damage and conflicts.

 Replace the proposed privacy fence-style trash enclosure with a decorative masonry
enclosure coordinated with the building façade materials.
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9. Outside agency approvals.  The applicant is responsible for obtaining all necessary
permits or approvals from applicable outside agencies, prior to final site plan approval.
To date, the Zoning Administrator has received documentation only from MDOT and the
Isabella County Transportation Commission.  Approvals are still needed from the Mt.
Pleasant Fire Department, Township Public Services Department, and Storm Water
approval from the Isabella County Drain office.

 Copies of all outside agency permits and approval letters will need to be submitted to
Peter Gallinat, Zoning Administrator as part of the revised site plan submittal.

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 
The site plan as presented does not fully conforms to the minimum Section 14.2.P. information 
requirements for a combined preliminary and final site plan submittal, but is sufficiently complete 
for consideration as a preliminary site plan.  With the exception of details that could be addressed 
on a revised final site plan, the site plan as presented 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 have no objection to a Planning Commission action to grant 
preliminary site plan approval only for the PSPR 21-13 Dollar General site plan dated May 21, 
2021, subject to the following conditions: 

1. Provide all items of application, site plan, and outside agency approval documentation
required per Section 14.2. as part of the revised final site plan submittal.

2. Revise the sidewalk, parking, building, screening, exterior lighting, and landscaping details
on the site plan as necessary for compliance with Township ordinance requirements.

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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Draft Motions:  PSPR 21-13 Dollar General Combined Preliminary - Final Site 
Plan Review Application 

 
 
MOTION TO APPROVE ONLY THE PRELIMINARY SITE PLAN WITH CONDITIONS:   

Motion by _________________________, supported by _________________________, to 
approve only the PSPR 21-13 preliminary site plan for a new Dollar General retail store on parcel 
numbers 14-146-00-003-00 & -005-00, located on approximately 1.574 acres on the south side 
of E. Pickard Rd. (M-20) east of S. Isabella Rd. in the northwest quarter of Section 13 and in the 
and in the B-7 (Retail and Service Highway Business) zoning district, finding that the May 21, 2021 
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 all items of application, site plan, and outside agency approval documentation 
required per Section 14.2. as part of the revised final site plan submittal. 

2. Revise the sidewalk, parking, building, screening, exterior lighting, and landscaping details 
on the site plan as necessary for compliance with Township ordinance requirements.  

3. Township Public Services Department approval of the revised final site plan. 

4. Submittal of an updated final site plan for Planning Commission review and approval. 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

MOTION TO POSTPONE ACTION:   

Motion by ________________________, supported by ________________________, to 
postpone action on the PSPR 21-13 preliminary site plan for a new Dollar General retail store on 
parcel numbers 14-146-00-003-00 & -005-00 until __________________ _____, 2021 for the 
following reasons: _______________________________________________________________ 

MOTION TO DENY:   

Motion by _________________________, supported by _________________________, to deny 
the PSPR 21-13 preliminary site plan for a new Dollar General retail store on parcel numbers 14-
146-00-003-00 & -005-00, located on approximately 1.574 acres on the south side of E. Pickard 
Rd. (M-20) east of S. Isabella Rd. in the northwest quarter of Section 13 and in the and in the B-7 
(Retail and Service Highway Business) zoning district, finding that the May 21, 2021 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 
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PRELIMINARY SITE PLAN REPORT 

TO: Planning Commission DATE: June 4, 2021 

FROM: Peter Gallinat, Zoning Administrator ZONING: R-4 Mobile Home Park District  

PROJECT: PSPR21-14 Preliminary Site Plan Approval application for the Summerhill Village 
Mobile Home Park – New Clubhouse and Parking Lot Improvements 

PARCEL(S): PID 14-034-20-001-00  

OWNER(S): The Four-Leaf Companies 

LOCATION: Approximately 81.066 acres located at 5280 S. Mission Road in the NE1/4 of 
Section 34. 

EXISTING USE: Mobile home park office ADJACENT ZONING: AG, B-4, R-3A, and R-2B 

FUTURE LAND USE DESIGNATION:  Residential Attached:  This land use category covers a variety 
of attached dwelling units and includes areas planned for both medium- and high-density 
residential development including duplexes, attached condominiums, townhomes, and flats. 

ACTION REQUESTED:  To review and take action to approve, deny, or approve with conditions 
the PSPR21-14 preliminary site plan dated May 25, 2021 for new clubhouse and parking lot 
improvements located at 5280 S. Mission Road in the NE1/4 of Section 34 and in the R-4 (Mobile 
Home Park) zoning district. 

Site Plan Approval Process 
Per Section 14.2.C. of the Zoning Ordinance, both preliminary site plan approval and final site 
plan approval are required for this project.  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.”  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” (Section 14.2.L.).  Documentation of applicable 
outside agency permits and approvals will be required as part of a final site plan application. 

Background Information 

In 2019, the Four Leaf Companies purchased the former Pleasant Ridge Mobile Home Park.  In 
addition to renaming it Summerhill Village, the new owners have undertaken an extensive 
program of renovation, modernization, and improvements to this older housing development.  
Although much more work is planned, the results have already been significant in terms of the 
park’s appearance and upgraded quality and character of homes brought into the development.  
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This project involves demolition and replacement of the park’s office and clubhouse, which is 
subject to site plan approval. 

Nonconforming Site 
The project’s location is part of an existing mobile housing park originally developed before the 
current site development standards were established.  As such, it is subject to the provisions of 
Section 12.5 (Nonconforming Sites).  This Section encourages improvements to existing 
nonconforming sites in the Township without a complete upgrade of all site elements by first 
prioritizing improvements to correct public safety deficiencies (Section 12.5.B.), and second by 
establishing a menu of ten (10) other categories of potential improvements and requiring a 
minimum of three (3) of these improvements to be addressed on the site plan (Section 12.5.C.).  
Finally, the Section includes a statement that a nonconforming site shall not be improved or 
modified in a manner that increases its nonconformity.   

The following findings and determinations were identified by staff following a review of the 
5/25/2021 site plan for consistency with the provisions of Section 12.5: 

1. Correction of public safety deficiencies.  Improvements are proposed to off-street 
parking and access through the site that partially satisfy Section 12.5.B. requirements.  
The following details need to be addressed on a revised site plan to verify full compliance 
with this subsection: 

 Provide details on the site plan and building plan to demonstrate barrier-free access 
from the parking lot to the building entrance. 

 Identify the barrier free parking spaces on the revised site plan and add dimensions 
and details for the required signage and striping. 

 Reduce the driveway width at each side of the parking lot to a maximum of 30 feet. 

2. Scope of additional improvements.  To satisfy Section 12.5.C., the site plan needs to show 
improvements in at least three (3) categories from the list in this subsection.  Staff noted 
improvements in the following category:  (5) Off-street parking or loading improvements.  
The following details need to be addressed by the applicant on a revised site plan to show 
improvements in at least two (2) categories to verify full compliance with this subsection: 

 The project could show improvements under the category of (3) vehicle access or 
circulation improvements by adjusting the east circle drive to align with and create a 
90-degree four-way intersection with the west end of Pebble Creek Ct.  Doing so 
would improve safety for residents and visitors. 

 The project could show improvements under the category of (4) building design or 
exterior façade improvements, provided that floor plans and elevation drawings of the 
new building are added to the revised site plan set. 

 The project could show improvements under the category of (6) landscaping 
improvements, provided that details for new landscaping and related site 
beautification measures associated with the new clubhouse construction are added 
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to the revised site plan set.  New tree and shrub plantings will need to conform to the 
minimum size standards listed in Section 10.4 (Standards for Landscape Materials). 

 The project could show improvements under the category of (8) exterior lighting 
improvements, provided that the manufacturer’s specifications and a picture or 
drawing of proposed new freestanding pole and building-mounted fixtures are added 
to the revised site plan, along with photometric plan information to confirm 
compliance with Section 8.2 (Exterior Lighting) of the Zoning Ordinance 

Preliminary Site Plan Review Comments 
The following comments are based on the standards for preliminary site plan approval and 
specific elements of the proposed site plan: 

1. Section 14.2.P. (Required Site Plan Information).  The following items of required 
information are missing, but the site plan is sufficiently complete for Planning Commission 
review and action.  The following details will need to be addressed by the applicant as 
part of the final site plan submittal: 

Missing Preliminary Site Plan Information 
Add an existing conditions sheet or aerial photo showing the existing building and parking 
layout.  

Adjust the scale from 1:80 to no greater than 1:50 as required per Section 14.2.P.    

Add a site plan detail sheet to focus on the clubhouse, parking, and adjacent street (the 
immediate area of the development activity).  

Add a note confirming the R-4, Mobile Home Park District zoning classification on the plan.    
Add a floor plan and building elevation drawings for office/clubhouse, with dimensions.  

Add the width of the east and west access drives to and from the clubhouse, and indicate 
if it is planned for one-way or two-way access.   

2. Section 8 (Environmental Performance Standards).  The following details will need to be 
addressed by the applicant as part of the final site plan submittal: 

 Application includes the hazardous substance reporting form but is missing the EGLE 
permit checklist form included in the application materials.  This completed forms will 
be required as part of the final site plan submittal.  

3. Section 9 (Off-Street Parking).  The revised parking lot layout can conform to the 
applicable parking requirements of Zoning Ordinance, provided that the following details 
are addressed by the applicant as part of the final site plan submittal: 

 Parking appears to have been increased from 7 spots on existing site to 34 with 
proposed new building and parking.  The dimensions of these spots muse be shown 
on plan.  The width must be at least nine (9) feet and the length at least 18.5 feet. 

 Staff recommends that provisions for bicycle parking (existing or proposed) be added 
to the revised site plan consistent with Section 9.1.C.5. of the Zoning Ordinance. 
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4. Section 7.10 (Sidewalks and Pathways).  There is an existing paved pathway along S. 
Mission Road.  No further sidewalk installation is required at this time.  

5. Consistency with the Master Plan.  The new office/clubhouse use is consistent with the 
Master Plan.  

6. Consistency with Mobile Home Park standards.  The new office/clubhouse use is 
consistent with the applicable standards of the R-4 District listed in Section 3.12 (R-4, 
Mobile Home Park District). 

Additional Comments for Preparation of the Final Site Plan 

7. Final site plan information requirements.  The applicant is reminded to follow the 
checklist of required information for preparation of the revised final site plan for this 
project, as specified in Section 14.2.P. of the Zoning Ordinance (and included in the 
application materials). 

8. Outside agency approvals.  Per Section 14.2.S. (Standards for Site Plan Approval), the 
applicant is responsible for obtaining all necessary permits or approvals from applicable 
outside agencies, prior to final site plan approval.  These include the Mt. Pleasant Fire 
Department, Isabella County Transportation Commission, the Township Public Services 
Department, and Storm Water approval from the Isabella County Drain office. 

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. Some additional details are needed to confirm that the scope of proposed improvements 

is fully consistent with the provisions of Section 12.5 (Nonconforming Sites). 

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

3. If updated consistent with the details noted in this report, the preliminary site plan can 
fully conform to Section 14.2.P. (Required Site Plan Information).  

4. The project is consistent with the Master Plan, and with the Zoning Ordinance’s Mobile 
Home Park standards.  
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Recommendations 
Based on the above findings, I would ask that the Planning Commission consider taking action to 
approve preliminary site plan PSPR21-14, subject to the following conditions: 

1. Add details to the revised site plan for planned vehicle access or circulation 
improvements, building design or exterior façade improvements, landscaping 
improvements, and/or exterior lighting improvements as determined best by the 
applicant to confirm compliance with Section 12.5 (Nonconforming Sites). 

2. Provide the missing items of required application and site plan information as part of the 
final site plan submittal per Section 14.2.P. (Required Site Plan Information). 

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 21-14 Summerhill Village Mobile Home Park – New Clubhouse and 
Parking Lot Improvements – Preliminary Site Plan Review Application 

 

MOTION TO APPROVE:   

Motion by _________________________, supported by _________________________, to approve the 
PSPR 21-14 preliminary site plan from The Four-Leaf Companies for the Summerhill Village Mobile Home 
Park – New Clubhouse and Parking Lot Improvements located at 5280 S. Mission Road in the northeast 
quarter of Section 34 and in the R-4 (Mobile Home Park) zoning district, finding that the May 25, 2021 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 21-14 preliminary site plan from The Four-Leaf Companies for the Summerhill Village Mobile Home 
Park – New Clubhouse and Parking Lot Improvements located at 5280 S. Mission Road in the northeast 
quarter of Section 34 and in the R-4 (Mobile Home Park) zoning district, finding that the May 25, 2021 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. Add details to the revised site plan for planned vehicle access or circulation improvements, 
building design or exterior façade improvements, landscaping improvements, and/or exterior 
lighting improvements as determined best by the applicant to confirm compliance with Section 
12.5 (Nonconforming Sites). 

2. Provide the missing items of required application and site plan information as part of the final site 
plan submittal per Section 14.2.P. (Required Site Plan Information). 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

MOTION TO POSTPONE ACTION:   

Motion by ________________________, supported by ________________________, to postpone action 
on the PSPR 21-14 preliminary site plan from The Four-Leaf Companies for the Summerhill Village Mobile 
Home Park – New Clubhouse and Parking Lot Improvements located at 5280 S. Mission Road until 
__________________ _____, 2021 for the following reasons: ___________________________________ 

_____________________________________________________________________________________ 

MOTION TO DENY:   

Motion by _________________________, supported by _________________________, to deny the PSPR 
21-14 preliminary site plan from The Four-Leaf Companies for the Summerhill Village Mobile Home Park 
– New Clubhouse and Parking Lot Improvements located at 5280 S. Mission Road in the northeast quarter 
of Section 34 and in the R-4 (Mobile Home Park) zoning district, finding that the May 25, 2021 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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