
Planning Commission 
Regular Meeting  

June 21, 2022 
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 17, 2022

6. CORRESPONDENCE / BOARD REPORTS / PRESENTATIONS
A. Thering updates from Board of Trustees
B. Buckley updates from ZBA
C. Shingles updates from Sidewalk and Pathways

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

8. NEW BUSINESS
A. PSUP22-01 Special Use Permit Application – Proposed Agri-Tourism/Farm Market, 5297

S. Whiteville Rd. (Michael & Jamie Klumpp)
a. Introduction
b. Public hearing

The meeting will take place in-person.  To better provide for social distancing during 
this public meeting, the location of the Planning Commission meeting has been 
moved to the Lincoln Reception Center, 2300 S. Lincoln Road, Mt. Pleasant, 
MI  48858, which is located behind the Lux Funeral Home.  Enter at the Lux 
Funeral Home driveway and follow the directional signs around to the Lincoln 
Reception Center entrance and parking area on the south side of the building. 

In the interest of creating the safest possible environment, all attendees are 
invited and encouraged to wear masks while in the building.  Extra masks will 
be available for those that may need one.  

001



c. Updates from staff and the applicant 
d. Commission deliberation and action (approval, denial, approval with conditions, 

or postpone action) 
 

B. PSPR22-02 Preliminary Site Plan Application – Proposed Agri-Tourism/Farm Market, 
5297 S. Whiteville Rd. (Michael & Jamie Klumpp)  

a. Introduction by staff  
b. Updates from the applicant 
c. Commission review of the preliminary site plan 
d. Commission deliberation and action (approval, denial, approval with conditions, 

or postpone action) 
 

C. PSPR22-06 Combined Preliminary/Final Site Plan Application – Isabella Citizens for 
Health Expansion, 2790 Healthcare Pkwy. 

a. Introduction by staff  
b. Updates from the applicant 
c. Commission review of the combined preliminary/final site plan 
d. Commission deliberation and action (approval, denial, approval with conditions, 

or postpone action) 
 
9.  OTHER BUSINESS  

A. PREZ22-01 Planned Unit Development (PUD) Rezoning and Concept Plan Application - 
The Den on Broomfield Mixed Use Buildings, E. Broomfield Rd. at Sweeney Rd. 

a. Introduction 
b. Re-open and continue the public hearing 
c. Updates from staff and the applicant 
d. Commission deliberation and action (recommendation to the Board of Trustees 

for approval, denial, approval with conditions, or postpone action) 
 

B. PSPR21-01 Sam’s Club Filling Station, 4850 Encore Blvd. – request for an extension of 
final site plan approval 

a. Introduction 
b. Commission deliberation and action (approval, denial, approval with conditions, 

or postpone action) 
 

C. Parks and Recreation Master Plan update 
 

  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 Meeting Minutes 
 

A regular meeting of the Charter Township of Union Planning Commission was held on May 17, 
2022, at 7:00 p.m. at the Lincoln Reception Center, 2300 S. Lincoln Road. 
 
Meeting was called to order at 7:00 p.m. 
 
Roll Call 
Present:  
Albrecht, Buckley, Gross, Lapp, Squattrito, Thering and Williams 
Excused: 
LaBelle and Shingles 
 
Others Present 
Rodney Nanney, Community and Economic Development Director; Peter Gallinat, Zoning 
Administrator; Tera Green, Administrative Assistant 
 
Approval of Agenda 
Gross moved Thering supported to approve the agenda as presented. Vote: Ayes: 7. Nays: 0. 
Motion Carried 
 
Approval of Minutes 
Williams moved Buckley supported to approve the regular meeting minutes from April 19, 
2022 with two amendments to item B under New Business. Vote: Ayes: 7.  Nays: 0. Motion 
carried. 
 
Correspondence / Reports/ Presentations 

A. Board of Trustees updates by Thering – Reported that the Board of Trustees is 
interested in feedback from the Planning Commissioners regarding a new park on the 
south side between Deerfield Rd. and Old Mission Rd. 

B. ZBA updates by Buckley – There was no meeting in May; There will not be a meeting in 
June. 

C. Sidewalks and Pathway Prioritization Committee – No updates were given. 
 

Public Comment  
Open 7:12 p.m.  
No comments were offered 
Closed 7:12 p.m. 
 
New Business 

A. PSUP22-03 Special Use Permit Application – Wireless Communications Facility (cell 
tower), 5450 S. Mission Rd. 
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a. Introduction  
b. Public hearing 
c. Updates from staff and the applicant 
d. Commission deliberation and action (recommend approval, denial, or approval 

with conditions or postpone action) 
 
Nanney gave an introduction of the PSUP22-03 Special Use Permit Application from Fullerton 
Engineering with Parallel/AT&T for a new wireless communications facility (cell tower) located 
at 5450 S. Mission Road adjacent to the property with an existing tower.  
 
Public Hearing 
Open: 7:18 p.m. 
No comments were offered 
Closed: 7:20 p.m.  
 
Tony Phillips of Fullerton Engineering, representing Parallel Infrastructure and AT&T, gave 
updates on the proposed 195 ft cell tower with equipment cabinet and standby generator. 
Tony was available for questions. Deliberation by the Commissioners. During deliberation, it 
was acknowledged that galvanized steel meets the Design Objectives Requirements supporting 
that the structure will be grey or white. 
 
Buckley moved Thering supported to approve the PSUP 22-03 Special Use Permit Application for 
a new wireless communications facility at 5450 S. Mission Road (PID 14-034-20-005-00) in the 
northeast quarter of Section 34 and in the B-4 (General Business) zoning district, finding that it 
can comply with the standards for special use approval of a wireless communications facility 
found in Section 5.5 of the Zoning Ordinance, subject to the following conditions: 

1. Preliminary and final site plan review and approval by the Planning Commission.  

2. Add the proposed tower’s anticipated fall zone in the event of a catastrophic failure to 
the final site plan.  

3. Replace the proposed wire mesh fabric fence depicted on sheet C-6 with the green or black 
vinyl coated chain-link fence required per Section 5.5.E.10, without barbed-wire, at a 
maximum height of six (6) feet; or with an opaque metal privacy fence design without 
barbed-wire for harmony with surroundings and to provide adequate screening of the 
equipment enclosure at a minimum of six (6) feet. 

4. Update the roofed platform for the equipment cabinet on the final site plan to conform 
to the brick exterior equipment building standards of Section 5.5.C.9.   

Vote: Ayes: 7.  Nays: 0. Motion carried. 
 

B. PSPR22-07 Preliminary Site Plan Application – Wireless Communications Facility (cell 
tower), 5450 Mission Rd. 

a. Introduction by Staff 
b. Updates from the applicant 
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c. Commission deliberation and action (approval, denial, approval with conditions, 
postpone action) 

 
Nanney introduced the Preliminary Site Plan Application from Fullerton Engineering with 
Parallel/AT&T for a new wireless communications facility (cell tower) located at 5450 S. Mission 
Road. Nanney noted details for the applicant to be provide on the final site plan if approved. 
 
Tony Phillips of Fullerton Engineering, representing Parallel Infrastructure and AT&T, was 
available for questions. Deliberation by the Commissioners. 
 
Williams moved Buckley supported to approve the PSPR22-07 Preliminary Site Plan Application 
for a new wireless communications facility at 5450 S. Mission Road (PID 14-034-20-005-00) in 
the northeast quarter of Section 34 and in the B-4 (General Business) zoning district, finding 
that it can comply with the requirements for a wireless communications facility found in 
Section 5.5 of the Zoning Ordinance, subject to the following conditions: 

1. Add the existing zoning classifications for the subject parcel and surrounding parcel and 
surrounding parcels to the updated Survey sheets for the final site plan. 

2. Add the setback dimensions from the proposed tower to the west and south lot 
boundaries and to the nearest residential-zoned district to sheet C-1 for the final site 
plan. 

3. Add the proposed tower color and a note confirming that no tower lighting is required 
or proposed to sheet C-3 for the final site plan. 

4. Add an elevation detail with dimensions for the unroofed generator structure to the 
final site plan. 

5. Provide the documentation required by Sections 5.5.E.3 (Structural Specifications) and 
5.5.E.4 (Security) for review as part of the final site plan application.  

Vote: Ayes: 7.  Nays: 0. Motion carried. 
 

C. PREZ22-01 Planned Unit Development (PUD) Rezoning and Concept Plan Application – 
The Den on Broomfield Mixed Use Buildings, E Broomfield Rd. at Sweeney Rd. 

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) 
 
Nanney introduced the PREZ22-01 Planned Unit Development (PUD) Rezoning and Concept 
Plan (PUD) Application for The Den on East Broomfield Rd and Sweeney Rd for a four (4) story 
tall, mixed-use (commercial and residential) building. The Planned Unit Development (PUD) 
review requires a public hearing subject to minimum requirements of publications of the public 
hearing notice. The required posting of the notice at the Township Hall was inadvertently 
overlooked.  
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Public Hearing 
Open: 9:08 p.m. 
No comments were offered. 
 
Gross moved Williams supported to adjourn the public hearing on the PREZ22-01 request to 
rezone approximately 2.28 acres of land (PID 14-103-00-001-00 & -002-00) on the southwest 
corner of E. Broomfield Road and Sweeney Road from B-5 (Highway Business) District to PUD 
(Planned Unit Development) until the June regular Planning Commission meeting, and to 
request that staff post the required notice at the Township Hall of the June, 21, 2022 date when 
the hearing will be re-opened and continued.  Vote: Ayes: 7.  Nays: 0. Motion carried. 
 
Tim Beebe from CMS&D gave an update of the project and was available for questions from the 
Commissioners. 
 

D. PSPR22-05 Final Site Plan Application – Self-Storage Facilities (Mini-warehouse, Mini-
Storage), 5252 S. Mission Rd. 

a. Introduction by staff 
b. Updates from the applicant 
c. Commission deliberation and action (approval, denial, approval with conditions, 

or postpone action) 
 
Nanney introduced the PSPR22-05 Final Site Plan Application for the Self-Storage Facilities at 
5252 S. Mission Rd., stating that the project meets the requirements and complies with all of the 
standards of the final site plan approval.  
 
Tim Beebe from CMS&D was available for questions. Deliberation by the Commissioners.  
 
Buckley moved Lapp supported to approve the PSPR 22-05 final site plan for a proposed self-
storage facility at 5252 South Mission Road in the northeast quarter of Section 34 and in the B-4 
(General Business) District, finding that the site plan dated April 25, 2022 fully complies 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).  Vote: Ayes: 7.  
Nays: 0. Motion carried. 
 
Other Business 

A. Lincoln Reception Center Discussion 
Commissioners had a follow-up discussion on whether to continue meeting at Lincoln Reception 
Center after June or relocate to the Township Hall Board Room.  In response to a question about 
potentially providing an air purifier for operation in the Board Room during public meetings, Mr. 
Nanney indicated that he would look into possible options. 
 
Albrecht moved Gross supported to relocate the Planning Commission meetings to the Township 
Hall Board Room starting in July, under the condition that the Commissioners can make 
accommodations if cases rise again. Vote: Ayes: 6.  Nays: 1. Motion carried. 
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Extended Public Comments 
Open: 9:57 p.m. 
No comments were offered. 
Closed 9:57 p.m. 
 
Final Board Comment 
Squattrito – Suggested adding a discussion item to next month’s agenda on a proposed park to 
the south part of the Township. 
Buckley – Echoed the support of the proposed park conversation. Commented on the cell tower 
and 5G expansion. 
 
Adjournment – Chairman Squattrito adjourned the meeting at 9:58 p.m. 

 
 
 
APPROVED BY:                               _______________________________________ 

                                                                         Doug LaBelle – Secretary 
(Recorded by Tera Green)    Tera Albrecht – Vice Secretary 
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Board Expiration Dates

# F Name L Name Expiration Date 
1-BOT Representative James Thering 11/20/2024

2-Chair Phil Squattrito 2/15/2023
3-Vice Chair Ryan Buckley 2/15/2025
4-Secretary Doug LaBelle II 2/15/2025

5 - Vice Secretary Tera Albrecht 2/15/2024
6 Stan Shingles 2/15/2024
7 Paul Gross 2/15/2025
8 Jack Williams 2/15/2023
9 Jessica Lapp 2/15/2023

# F Name L Name Expiration Date 
1- PC Rep Ryan Buckley 2/15/2025
2 - Chair Andy Theisen 12/31/2022

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

5 - Brandon LaBelle 12/31/2022
Alt. #1 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 Herren 12/31/2023
2 Joseph Schafer 12/31/2023
3 Andy Theisen 12/31/2023

1 Mark Stuhldreher 12/31/2022
2 John Dinse 12/31/2023

1 Ruth Helwig 12/31/2023
2 Lynn Laskowsky 12/31/2025

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

vacant seat
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Board Expiration Dates

# F Name L Name Expiration Date 
1-BOT Representative Bryan Mielke 11/20/2024

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 6/22/2026
7 Cheryl Hunter 6/22/2023
8 Jeff Sweet 2/13/2025
9 David Coyne 3/26/2026

# 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 Stan Shingles 2/15/2024
3 - Township Resident Jeff Siler 8/15/2023
4 - Township Resident Jeremy MacDonald 10/17/2022
5 - Member at large Phil Hertzler 8/15/2023

# 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 12/31/2022

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

Mid Michigan Area Cable Consortium (2 Members)

EDA Board Members (9 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)
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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 13, 2022 

FROM: Peter Gallinat, Zoning Administrator ZONING: AG Agricultural District  

PROJECT: PSUP 22-01 Special Use Permit Application, Heirloom Grove Agri-Tourism.  

PARCEL(S): PID 14-032-10-006-02  

OWNER(S): Michael Klumpp 

LOCATION: Approximately 80.01 acres located at 5297 S. Whiteville Road in the NW 1/4 of 
Section 32. 

EXISTING USE: Farmland with buildings. ADJACENT ZONING: AG 

FUTURE LAND USE DESIGNATION:  Rural Preservation: Rural Preservation Areas outside of the growth 
boundary should be maintained at a low intensity rural character of development that will not adversely 
impact natural features and agricultural uses. Agriculture should be promoted and future rezoning 
requests for residential should be prohibited to prevent leapfrog development. 

ACTION REQUESTED:   To hold a public hearing and review the PSUP 22-01 Special Use 
Application for the proposed Heirloom Grove Agri-Tourism business located at 5297 S. Whiteville 
Road in the NW ¼ Section 32 and in the AG (Agricultural) zoning district.  

Background Information 
The applicant and landowner Michael Klumpp contacted the Township with the idea of a possible 
agritourism business similar to “Papa’s Pumpkin Patch” in neighboring Chippewa Township.  Mr. 
Klumpp was advised that the idea would require special use permit.  Heirloom Grove as 
presented would permit visitors the opportunity to pick flowers and crops from a field as well as 
purchase goods inside a proposed farmers’ market facility.  Mr. Klumpp has submitted a revised 
application and updated preliminary site plan for Planning Commission review and a hearing. 

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 decision 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 in the following table 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: 
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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 
Agri-Tourism is listed in Section 3.6 as a special use in the AG (Agricultural District).  

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.  The use would generate more traffic but 
not at a rate that would be detrimental to safety.   

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…. 

Conforms 
The operation hours are only during daylight as noted on the site plan sheet 3 of 7.  No 
outdoor lighting is proposed or required for daylight hours of operation.  A note on the 
site plan states any lighting required by the building code will meet the Township Zoning 
Ordinance’s exterior lighting standards.   

Applicant notes on plan that lighting associated with a special event in the evening when 
temporary light is required a zoning permit demonstrating lighting meets zoning 
standards will be provided.  

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 

Site plan notes on sheet 3 of 7 that the owner will keep dust issues under control as 
needed with brine and water.  Plan shows gravel access and gravel parking.  It is up to 
the Planning Commission to decide if gravel parking will be adequate.  Anticipated types 
of vehicles include cars, trucks, SUV’s, vans, farm equipment, buses, and if needed fire 
trucks.   

Based on the scope of activity, and provided that the Fire Department review finds 
gravel to be sufficient and the owner uses water/brine on busy dry days, then Township 
staff would have no objection to Planning Commission approval of the proposed gravel 
parking and access. 

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. 

Conforms 

Notes on sheet 3 of 7 that hours will be from 10am-6pm from 5/1 to 12/31 of each year.  
Since the planned end time period of 6:00pm would be well after dark by late October, 
the note also adds or until dusk, whichever is greater. 
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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 Although Agri-Tourism is perhaps better suited on AG land located within the Rural 
Buffer as designated in the Master Plan, the proposed scope of activities includes 
continued use of land for farming.  Given the small portion of land proposed for Agri-
Tourism, this use is consistent with the Master Plan.  

5 

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

Can 
Conform 

Section 6.51.B. Agri-Tourism:  
A.  Buildings. Existing 3,397 SF building dedicated to AG storage.  Existing 70-foot by 70-

foot wood barn, of which a 30-foot by 70-foot area would be used for an open floor 
farmers market and the remaining for AG storage.  A proposed future 60-foot by 100 
foot greenhouse is proposed as well, which would have a maximum height of no 
more than 25-feet.  More than one (1) building may be permitted per parcel.  Unless 
a building is exempt because it is an agricultural structure, all buildings shall be 
subject to inspection under the Building Code.  
 The change-of-use for the existing agricultural building to a commercial use 

open to the general public will require compliance with the applicable Michigan 
Building Code requirements, including a new certificate of occupancy.  It 
appears that there could be a conflict between the Farm Market and 
agricultural product storage activities proposed to take place in the same 
building.  The applicant is strongly recommended to contact the Township’s 
Building Official to get this issue resolved prior to final site plan submittal. The 
plan makes note that the farmers market portion could expand into the 
remaining AG storage area of the building. If so, this portion will need to be 
updated per building code. 

B.  Trash Containers.  A sufficient number of trash containers shall be placed on the 
premises for public use based on evaluation of the following features: type of event, 
anticipated number of attendees, duration of event, geographic size of the event, 
and use of disposable beverage or food containers.  

Conforms 

C.  Restrooms.  A sufficient number of restrooms shall be available for public use, based 
on evaluation of the following features: type of event, number of attendees, 
duration of event, availability of food and beverages, and special needs of attendees 
(e.g., families with children, people with disability needs, etc.).  In addition to the 
one restroom in the Farm Market space, the updated plan shows two additional 
outdoor portable restrooms:  One just to the NW of the farmers market and the 
other near the orchard and berry fields.  

Conforms 

D.  Building Setbacks.  Buildings shall comply with the setbacks for the district in which 
they are located. Conforms 

E.  Building Height.  Buildings related to agri-tourism shall not exceed thirty-five (35) 
feet in height. Conforms 
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Section 14.3.J. (Standards for Special Use Approval) Status 

F. Parking. All parking shall be provided in off-street parking lots, designed in 
accordance with the regulations in Section 9, except as follows: 
1. Off-street parking shall be set back a minimum of forty (40) feet from any 

property that is zoned or used for residential purposes. Conforms 
2. The number of parking spaces shall be determined on a case-by-case basis, 

upon consideration of the character of the specific agri-tourism use being 
proposed. Conforms 

3. The Planning Commission may waive the requirement for parking lot paving, 
upon making the determination that a grass or gravel surface will be adequate 
to handle the anticipated level of traffic. In making a determination regarding 
paving the Planning Commission shall consider the types of vehicles anticipated 
(e.g., volume of bus traffic, size and weight of vehicles, etc.). If paving is not 
required, then the site plan shall include a commitment to provide dust control. 
Can Conform. Barrier free parking and access to and from building to barrier 
free parking is paved. The type of vehicles that are expected to use the 200 foot 
by 20 foot lawn parking area to the rear should be limited to smaller vehicles. 

4. The Planning Commission may waive parking lot lighting requirements upon 
making the determination that the facility will be used only during daylight 
hours. Conforms 

5. The Planning Commission may waive parking lot landscaping requirements 
upon making the determination that existing vegetation to be retained on the 
site satisfies the objectives of the Ordinance and maintains the rural, non-
commercial character of the site. Can Conform.  Applicant has proposed a 100 
foot by 120 foot annual and perennial garden in the front yard while preserving 
4 existing deciduous trees.  2.75 acres are dedicated to the rear of the property 
for orchard and berry fields.  If the Planning Commission agrees then Township 
Staff has no objection to accepting this in lieu of parking lot landscaping. 

Can 
Conform 

G. Signs. Agri-tourism uses shall comply with the requirements for Wall Signs and 
Freestanding Signs in Section 11.11.  Site plan notes on sheet 3 of 7 confirm that any 
signage for the building or freestanding will comply with Section 11.11 and a permit 
will be obtained for the sign(s).  

Can 
Conform 

H.  Exterior Lighting. Parking lot and pedestrian route lighting shall be required for any 
Agri-tourism use that operates after dusk or before dawn, subject to Section 8.2. 
Adequate lighting shall be provided to assure the safety of pedestrians and drivers.  

Conforms 

I.   Overnight Accommodations. Overnight accommodations related to an agricultural 
tourism operation shall comply with the regulations for bed-and-breakfast 
establishments in Section 6.9. 

Not 
Applicable 

J.   Hours of Operation. The Planning Commission shall establish the hours of operation 
for Agri-tourism uses to assure compatibility with nearby uses as a condition of 
special use approval.  10am – 6pm or dusk, whichever is greater from May 1st – 
December 31st of each year. 

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

K.  Examples. In combination with a conventional farm, the following activities may 
constitute an Agri-tourism event: bakery, bonfires, carnival rides, cider mill, cooking 
demonstrations, corn mazes, fishing pond, food service, haunted barn/trails, petting 
farms, and playscapes. This list is not intended to be all inclusive of activities that 
may be considered Agri-tourism.  

Conforms 

L.  Impact on Surrounding Properties. The location, layout, design and operation of such 
a facility shall not impair the continued enjoyment, use, and future development of 
adjacent and nearby properties.  

Conforms 

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 scope of activity requires the use of restrooms.  One (1) unisex and ADA 
compliant bathroom has been shown on the plan located within the Farm Market 
building. Plan shows additional outdoor portable restrooms on the site. 

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 use will create more traffic than what is typical in the area with farmland and 
residential one family homes on AG parcels.  It should not, however, exceed the 
planned use of the road.  The area is serviced by the County Sheriff and Mt. Pleasant 
Fire Department.   

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 approve, 
approve with conditions, or deny 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. 
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Key Findings 
 As presented, the third version of plans submitted for special use permit application is 

improved from the previous submittals and is ready for a public hearing and Planning 
Commission review and action.   

 Waivers of parking lot paving and landscaping are proposed, which are subject to Planning 
Commission approval, which should be addressed as part of the special use permit action.   

 The applicant has also requested temporary relief from construction of sidewalks as 
otherwise required by the Sidewalk and Pathway Ordinance, which should be addressed as 
part of the preliminary site plan action. 

 There is sufficient land area on the site to allow for the proposed agri-tourism activities, 
subject to compliance with the applicable Zoning Ordinance standards.  

Recommendations 
Based on the above findings, I would ask that the Planning Commission hold a public hearing for 
PSUP 22-01.  Following the public hearing the Planning Commission should review the application 
and consider approval with the following conditions: 

1. The lawn parking to the rear shall be reserved for smaller vehicles, with a prohibition on 
bus or large vehicle parking in this area. 

2. Parking lot paving requirements are waived per Section 6.51.3., subject to Mt. Pleasant 
Fire Department acceptance of the gravel lot configuration as adequate for emergency 
vehicle accessibility, and asphalt or concrete paving of the barrier-free parking spaces and 
access to the public building entrance(s) with paving details added to the final site plan.   

3. Parking lot landscaping requirements are waived per Section 6.51.F.5., provided that the 
applicant shall maintain for seasonal screening purposes an active 100-foot by 120-foot 
annual and perennial garden in the front yard, shall preserve four (4) existing deciduous 
trees, and shall actively maintain at least 2.75 acres to the rear of the property for orchard 
and berry fields; all as depicted on the approved site plan.   

4. The change-of-use for and necessary modifications to the existing agricultural building to 
establish a commercial Farm Market shall be subject to a building permit, compliance with 
Building Code requirements for a non-agricultural building with access by the general 
public, and issuance of a new certificate of occupancy by the Township’s Building Official.  

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 22-01 Heirloom Grove Agri-Tourism, 5297 S. Whiteville Road 
Special Use Permit Application 

 
 

 

MOTION TO APPROVE:   

Motion by _________________________, supported by _________________________, to 
approve the PSUP 22-01 special use permit application for the proposed Heirloom Grove Agri-
Tourism business located at 5297 South Whiteville Road in the northwest quarter of Section 32 
and in the AG (Agricultural) zoning district, finding that it fully complies with Section 14.3.J. 
(Standards for Special Use Approval). 

MOTION TO APPROVE WITH CONDITIONS:   

Motion by _________________________, supported by _________________________, to 
approve the PSUP 22-01 special use permit application for the proposed Heirloom Grove Agri-
Tourism business located at 5297 South Whiteville Road in the northwest quarter of Section 32 
and in the AG (Agricultural) zoning district, finding that it can comply with Section 14.3.J. 
(Standards for Special Use Approval), subject to the following condition(s): 

1. The lawn parking to the rear shall be reserved for smaller vehicles, with a prohibition on 
bus or large vehicle parking in this area. 

2. Parking lot paving requirements are waived per Section 6.51.3., subject to Mt. Pleasant 
Fire Department acceptance of the gravel lot configuration as adequate for emergency 
vehicle accessibility, and asphalt or concrete paving of the barrier-free parking spaces and 
access to the public building entrance(s) with paving details added to the final site plan.   

3. Parking lot landscaping requirements are waived per Section 6.51.F.5., provided that the 
applicant shall maintain for seasonal screening purposes an active 100-foot by 120-foot 
annual and perennial garden in the front yard, shall preserve four (4) existing deciduous 
trees, and shall actively maintain at least 2.75 acres to the rear of the property for orchard 
and berry fields; all as depicted on the approved site plan.   

4. The change-of-use for and necessary modifications to the existing agricultural building to 
establish a commercial Farm Market shall be subject to a building permit, compliance with 
Building Code requirements for a non-agricultural building with access by the general 
public, and issuance of a new certificate of occupancy by the Township’s Building Official.  

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 
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Draft Motions:  PSUP 22-01 Heirloom Grove Agri-Tourism, 5297 S. Whiteville Road 
Special Use Permit Application 

 
 

 

 

MOTION TO DENY:   

Motion by _________________________, supported by _________________________, to deny 
the PSUP 22-01 special use permit application for the proposed Heirloom Grove Agri-Tourism 
business located at 5297 South Whiteville Road in the northwest quarter of Section 32 and in the 
AG (Agricultural) 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 22-01 special use permit application for the proposed Heirloom 
Grove Agri-Tourism business located at 5297 South Whiteville Road until _______________  
_____, 2022 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 13, 2022 

FROM: Peter Gallinat, Zoning Administrator ZONING: AG, Agricultural District  

PROJECT: PSPR 22-02 Preliminary Site Plan Application Heirloom Grove, Agri-Tourism 

PARCELS: PID 14-032-10-006-02 

OWNER(S): Michael Klumpp 

LOCATION: Approximately 80.01 acres located at 5297 S. Whiteville Road in the NW 1/4 of 
Section 32. 

EXISTING USE: Farmland with buildings. ADJACENT ZONING: AG 

FUTURE LAND USE DESIGNATION:  Rural Preservation: Rural Preservation Areas outside of 
the growth boundary should be maintained at a low intensity rural character of development 
that will not adversely impact natural features and agricultural uses. Agriculture should be 
promoted and future rezoning requests for residential should be prohibited to prevent 
leapfrog development. 

ACTION REQUESTED:  To review the PSPR 22-02 preliminary site plan dated June 1, 2022 for 
the proposed Heirloom Grove Agri-Tourism business located at 5297 S. Whiteville Road in the 
NW ¼ of Section 32 and in the AG (Agricultural) 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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Preliminary Site Plan Information – Corrections Needed 
Correct the boundary references on the cover sheet to depict the entire subject parcel.  

Correct the parcel boundary sketch below the aerial photo to eliminate potential 
misunderstanding, as it incorrectly appears that the site has frontage on Deerfield Road.  

2. Section 8 (Environmental Performance Standards).  The applicant has submitted a 
completed Hazardous Substances Reporting form EGLE Permit checklist form.  

3. Section 7.14 (Trash Removal and Collection) A dumpster with enclosure has been 
provided in the southern side yard as shown on sheet 3 of 7 on the site plan.  Enclosure 
is detailed on sheet 7 of 7.  Sheet 3 of 7 shows a general location of trash cans throughout 
the site patrons will use that will then be emptied into the one enclosed dumpster.  A 
note on sheet 3 of 7 also confirms that the trash cans will be weighted covered containers 
that will not blow over on a windy day.  

4. Section 7.10 (Sidewalks and Pathways).  On sheet 7 of 7, the applicant has depicted a 
proposed five (5) foot wide sidewalk along the “project limits” portion of the S. Whiteville 
Rd. frontage and has added a connector sidewalk that stops at the gravel driveway and 
does not continue to the building.  The applicant has also requested a temporary sidewalk 
construction relief due to the fact that less than 50% of the surveyed sections of the 
Township along the road fronting the proposed development have sidewalks.   

Township staff has no objection to a Planning Commission action to approve the 
preliminary site plan with the requested temporary relief of sidewalk construction for the 
reason stated in the “Sidewalk Note” on sheet 3 of 7, which is fully consistent with the 
Township’s adopted sidewalk construction policy.  The following detail will need to be 
addressed by the applicant on the final site plan: 

 Show the proposed sidewalk connector on the final site plan as extending from 
the proposed public sidewalk all the way to the building entrance. 

5. Section 9 (Parking, Loading, and Access Management). Barrier free parking is shown as 
paved, as well as the access to and from the building to these spaces. Gravel parking is 
shown on the plan with dimensions that meet size requirements, and the spaces will be 
delineated with rope as shown on sheet 7 of 7.  The plan anticipates the need of 36 spaces 
plus two (2) barrier free spaces.  This was based on 3 for employees, 25 for max 
occupancy, and 8 for strictly outdoor patrons.  A total of 51 spaces are proposed:  37 
spaces are gravel, 12 are lawn for Orchard parking, and 2 are barrier free.   

A 15-foot by 70-foot gravel loading space has been provided to the north of the building 
in a side yard. Staff has no objection to this arrangement, as it can meet the requirement 
“that it is screened from view from adjoining roads.” (Section 9.5.B.1.)  However, the 
loading area is also required to “be located to the rear of the building being served.”  To 
satisfy this requirement, at a minimum this loading area will need to be relocated further 
to the east a sufficient distance to be considered “to the rear of the building.”  The 
proposed loading area is sufficient in size, but is required to be hard-surfaced per the 
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standards of Section 9.5.B.3.  The following parking and loading details will need to be 
addressed by the applicant on the final site plan: 

 Parking for employees is given but will need to be labeled on the plan as reserved 
employee parking.  If 8 spaces are thought to be needed for outdoor-only patrons, 
these should be reserved as outdoor as well.  

 Unless the Planning Commission waived the requirement for parking lot paving and 
landscaping as part of any special use permit approval action, the parking lot will need 
to be shown as paved and required landscaping details provided on the final site plan.  

 Relocate the loading area to the east so that it is located to the rear of the building, 
and revise the design to be hard-surfaced per the standards of Section 9.5.B.3 with 
details provided on the final site plan.   

6. Section 6.51 (Agri-Tourism).  See the special use permit report for staff comments. 

7. 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, 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 applicant’s reason for requesting temporary relief from sidewalk construction is fully 
consistent with the Township’s adopted policy for granting this relief.  The preliminary site plan 
is missing some items of required information but is sufficiently complete for Planning 
Commission review and action.   

Recommendations 
Based on the above findings, I recommend that Planning Commission take action to approve the 
PSPR 22-02 preliminary site plan dated June 1, 2022 for the proposed Heirloom Grove Agri-
Tourism business located at 5297 S. Whiteville Road in the NW ¼ of Section 32 and in the AG 
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(Agricultural) District, subject to resolution of the parking and loading area details on the final 
site plan.  Please contact me at (989) 772-4600 ext. 241, or via email at 
pgallinat@uniontownshipmi.com, with any questions about this information. 

Please contact me at (989) 772-4600 ext. 241, or via email 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 22-02 Heirloom Grove Agri-Tourism Business, 5297 S. Whiteville Road  
Preliminary Site Plan Review Application 

 

MOTION TO APPROVE:   

Motion by _________________________, supported by _________________________, to 
approve the PSPR 22-02 preliminary site plan dated June 1, 2022 for the proposed Heirloom 
Grove Agri-Tourism business located at 5297 S. Whiteville Road in the northwest quarter of 
Section 32 and in the AG (Agricultural) District, finding that the site plan dated June 1, 2022 fully 
complies 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). 

MOTION TO APPROVE WITH CONDITIONS:   

Motion by _________________________, supported by _________________________, to 
approve the PSPR 22-02 preliminary site plan dated June 1, 2022 for the proposed Heirloom 
Grove Agri-Tourism business located at 5297 S. Whiteville Road in the northwest quarter of 
Section 32 and in the AG (Agricultural) District, finding that the site plan dated June 1, 2022 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. Correct the vicinity map details on the cover sheet to eliminate potential 
misunderstanding. 

2. Correct the parking and loading area details on the final site plan to satisfy Section 9 
standards. 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

MOTION TO POSTPONE ACTION:   

Motion by ________________________, supported by ________________________, to 
postpone action on the PSPR 22-02 preliminary site plan dated June 1, 2022 for the proposed 
Heirloom Grove Agri-Tourism business located at 5297 S. Whiteville Road until _______________  
_____, 2022 for the following reasons:  

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

MOTION TO DENY:   

Motion by _________________________, supported by _________________________, to deny 
the PSPR 22-02 preliminary site plan dated June 1, 2022 for the proposed Heirloom Grove Agri-
Tourism business located at 5297 S. Whiteville Road in the northwest quarter of Section 32 and 
in the AG (Agricultural) District, finding that the site plan dated June 1, 2022 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: 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 046
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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 AND FINAL SITE PLAN REPORT 

TO: Planning Commission DATE: June 10, 2022 

FROM: Peter Gallinat, Zoning Administrator ZONING: OS Office Service District  

PROJECT: PSPR22-06 combined preliminary and final site plan approval application – Isabella 
Citizens for Health, Phase Two Medical Office. 

PARCEL(S): PID 14-014-40-007-03  

OWNER(S): Isabella Citizens for Health, Inc.  

LOCATION: Approximately 6.21 acres located at 2790 Health Parkway in the SE 1/4 of Section 14. 

EXISTING USE: One family residential dwellings 
and commercial building 

ADJACENT ZONING: OS, R2A, R3A, CD3 (Mt. 
Pleasant) 

FUTURE LAND USE DESIGNATION:  Neighborhood Service: Located primarily along corridors adjoining 
lower intensity land uses, the intent of this district is to limit future retail and focus on small-scale personal 
service and office uses. This district accommodates shallow lots, providing a good buffer and transition to 
residential uses and limiting heavy commercial and general retail uses so they can be focused on other areas 
of the township. Rear yards adjoining residential areas should be well-screened to limit impacts of higher 
intensity uses. These areas should be accessible and comfortable for the pedestrian and should create a 
sense of place along the roadway. 

ACTION:  To review the PSPR22-06 combined preliminary and final site plan dated 5/27/2022 for 
the Isabella Citizens for Health phase two medical office building and accessory storage building 
located at 2790 Health Parkway in the SE 1/4 of Section 14 and in the OS (Office Service) 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 April of 2018, the Planning Commission approved a site plan for the current Isabella Citizens 
for Health Medical facility.  The project included future phases to be constructed as needed.  
Phase 1 was approved and constructed.  What is proposed now is a modification of what was 
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originally proposed as the phase 2 project.  In addition, later that year the Township approved a 
special use permit for specialized retail activities (a pharmacy with a drive-thru).  This pharmacy 
was completed and is in the existing 24,000 square-foot phase 1 building on the site.   

The proposed phase 2 building is 24,900 square-feet in total floor area.  A new patio courtyard 
and a climate-controlled walkway between the two principal buildings are also proposed on the 
site plan, along with a new 28-foot by 36-foot detached accessory building for equipment 
storage.  Both proposed buildings would be built to the east of the existing building.  

The applicant initially submitted a preliminary site plan approval application for this project, 
which included an initial site plan dated 4/22/2022.  Staff reviewed that preliminary site plan and 
prepared an initial 5/20/2022 report.  The applicant subsequently chose to amend their 
application to request a combined preliminary and final site plan approval, which included an 
updated site plan dated 5/27/2022. 

Combined Preliminary and Final 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 substantially conforms to 
the minimum Section 14.2.P. information requirements for a final site plan.  The plan has 
been updated to add the dimensions and depth of the concrete pad for the outdoor waste 
receptacle enclosure, elevation details, and recycling details based on staff comments.  
CONFORMS 

2. Section 8 (Environmental Performance Standards).  The hazardous substance reporting 
form and EGLE permit checklist form are included in the application materials.  
CONFORMS 

3. Section 9 (Off-Street Parking, Loading Requirements).  The phase 2 parking calculations 
are correct for each use, and the proposed parking exceeds minimum requirements.  Six 
(6) bicycle parking spaces have been added based on staff comments, which conform to 
Section 9.1.C.5 (Bicycle Parking) standards.  The site plan shows a total of three (3) loading 
areas, which exceeds the minimum of two (2) that are required per Section 9.5.B.7.  Two 
(2) of the loading areas are 10-foot by 26-foot in size and are dedicated to UPS deliveries.  
The third is located in front of the proposed new accessory building and is larger in size at 
27 feet by 77-feet.  The proposed arrangement and location of loading spaces is 
consistent with the standards of Section 9.5 (Loading Space Requirements).  CONFORMS 

4. Section 7.10 (Sidewalks and Pathways).  The applicant has proposed to provide new 
internal sidewalks leading to the building from North Drive and Greenfield Drive to the 
west and south.  There also an existing sidewalk along the west side of Health Parkway 
that was installed as part of phase 1 construction, which is proposed to be extended near 
to the phase 2 building primarily using pavement striping.  The proposed internal 
sidewalks directly abutting parking spaces are depicted at a width of six (6) feet, which 
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matches the phase 1 design.  A minimum of seven (7) feet is preferred to allow for vehicle 
overlap, but six (6) feet is acceptable for consistency with the phase 1 development.   

The arrangement of sidewalk and pedestrian pathway connections shown on the site plan 
has been updated to provide safer and more direct sidewalk routes for pedestrians 
coming from the NE, NW, and south of the existing and proposed medical buildings, based 
on initial staff comments.  The proposed sidewalks and pedestrian path improvements 
are consistent with Township ordinance standards.  CONFORMS 

5. Section7.14 (Trash Removal and Collection).  The phase 1 location of the dumpster is in 
a front yard due to the dedicated (but not constructed) road right-of-way to the north of 
the building.  Dumpsters are not to be in a front yard, but staff recognizes the unique 
character of this parcel.  An ideal location would be by the new accessory building.  Staff 
initially recommended that the applicant see if it is possible to be moved to this location.   

The updated site plan shows trash storage will remain to the north of the building with 
appropriate screening, as the area near the accessory building will be a loading area.  Staff 
would have no objection to Planning Commission acceptance of this arrangement, as it is 
screened from the right-of-way and proposed to be enclosed.  CONFORMS 

6. Section 10 (Landscaping and Screening).  Proposed landscaping and screening details are 
included on sheet 9.  Parking lot tree planting of 1 per 5 spaces meets current Ordinance 
standards.  The dimensions and total square-footage of landscaped areas have been 
added to the updated sheet 9 based on initial staff comments.   

The applicant has included a request on sheet 9 for approval of a modification per Section 
10.7 to continue to use six (6) foot tall evergreen trees consistent with the pattern of trees 
on the 2018 site plan as planted for the completed phase 1 development.  Staff has no 
objection to Planning Commission approval of the modification as applied to the required 
screening for land abutting residential in the northeast portion of the property.  
CONFORMS 

7. Section 8.2 (Exterior Lighting).  Exterior lighting details are included on sheets E1.0-E1.2.  
With the exception of an area under the phase 1 medical office building’s canopy that 
was developed under the prior Zoning Ordinance No. 1991-5, the photometric plan 
conforms to Section 8.2.C.1. light intensity standards of less than 10 foot-candles.  The 
proposed phase 2 wall and under-canopy lighting fixtures conform to Section 8.2 
requirements that they be fully shielded and directed straight downward.   

The proposed pole light fixture is also fully shielded and directed downward, but the 
proposed height is well in excess of the maximum  of 22-feet allowed per Section 8.2.E. 
(Height).  Unfortunately, there is no option in Section 8.2 for the Planning Commission to 
consider any modification of exterior light fixture height in the OS District.  The following 
detail must be addressed by the applicant on a revised final site plan: 

 Revise the phase 2 pole-mounted exterior lighting to be no higher than 22-feet as 
measured from grade level to the top of the fixture, and update the photometric plan 
as needed to verify continuing compliance with Section 8.2.C.1. (Illumination Level).  
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8. Outside agency approvals.  The site plan from 2018 showed the various phases of 
development and received approval from all five required outside agencies.  Staff has 
determined that the slight modification to phase 2 does not warrant a new review and 
approval from the Isabella County Transportation Commission, the county Road 
Commission or the county Drain office for Stormwater management, as the site elements 
relevant to these agencies remain consistent with previous approvals.  Documentation of 
updated permits/approvals from the Mt. Pleasant Fire Department and the Township 
Public Services Department has been provided as required.  CONFORMS 

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 
 This is a phase 2 project associated with an overall a site plan previously approved in 2018 

under the former Zoning Ordinance No. 1991-5.   

 With the exception of one exterior lighting detail that can be addressed on revised exterior 
lighting plan, the combined preliminary and final site plan application conforms to the 
minimum requirements of Section 14.2.P. (Required Site Plan Information).   

 The application and site plan are ready for Planning Commission review and action. 

 Planning Commission approval of the site plan would include acceptance of the proposed 
evergreen tree height modification to match the phase 1 pattern of tree plantings. 

Recommendations 
Based on the above findings, I recommend that Planning Commission take action to approve the 
PSPR22-06 combined preliminary and final site plan dated 5/27/2022 for the Isabella Citizens for 
Health phase two medical office building and accessory storage building located at 2790 Health 
Parkway in the SE 1/4 of Section 14 and in the OS (Office Service) District, subject to the following 
conditions: 

1. Update sheets E1.0-E1.2 to revise the phase 2 pole-mounted exterior lighting to be no 
higher than 22-feet, as measured from grade level to the top of the fixture, and update 
the photometric plan as needed to verify continuing compliance with Section 8.2.C.1. 
(Illumination Level).  

2. Zoning Administrator review and approval of the updated sheets E1.0-E1.2 prior to 
issuance of a building permit for this project. 
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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:  PSPR 22-06 Isabella Citizens for Health 
Combined Preliminary and Final Site Plan Review Application 

 
 
MOTION TO APPROVE:   
Motion by _________________________, supported by _________________________, to 
approve the PSPR22-06 combined preliminary and final site plan for the Isabella Citizens for 
Health phase two medical office building and accessory storage building located at 2790 Health 
Parkway in the southeast quarter of Section 14 and in the OS (Office Service) District, finding that 
the site plan dated May 27, 2022 fully complies 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). 

MOTION TO APPROVE WITH CONDITIONS:   
Motion by _________________________, supported by _________________________, to 
approve the PSPR22-06 combined preliminary and final site plan for the Isabella Citizens for 
Health phase two medical office building and accessory storage building located at 2790 Health 
Parkway in the southeast quarter of Section 14 and in the OS (Office Service) District, finding that 
the site plan dated May 27, 2022 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 condition(s): 

1. Update sheets E1.0-E1.2 to revise the phase 2 pole-mounted exterior lighting to be no 
higher than 22-feet, as measured from grade level to the top of the fixture, and update 
the photometric plan as needed to verify continuing compliance with Section 8.2.C.1. 
(Illumination Level).  

2. Zoning Administrator review and approval of the updated sheets E1.0-E1.2 prior to 
issuance of a building permit for this project. 

______________________________________________________________________________ 

MOTION TO POSTPONE ACTION:   
Motion by ________________________, supported by ________________________, to 
postpone action on the PSPR22-06 combined preliminary and final site plan for the Isabella 
Citizens for Health phase two medical office building and accessory storage building located at 
2790 Health Parkway until __________________ _____, 2022 for the following reasons:  

______________________________________________________________________________ 

MOTION TO DENY:   
Motion by _________________________, supported by _________________________, to deny 
the PSPR22-06 combined preliminary and final site plan for the Isabella Citizens for Health phase 
two medical office building and accessory storage building located at 2790 Health Parkway in the 
southeast quarter of Section 14 and in the OS (Office Service) District, finding that the site plan 
dated May 27, 2022 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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PLANNED UNIT DEVELOPMENT (PUD) APPLICATION REPORT 

TO: Planning Commission DATE: June 14, 2022 

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

ZONING: B-5, Highway Business 

PROJECT: PREZ22-01 request to rezone parcels 14-103-00-001-00 & -002-00 at E. 
Broomfield Road from B-5 (Highway Business) District to PUD (Planned Unit 
Development) per Section 3.19 (PUD, Planned Unit Development District), and to 
approve the associated PUD Concept Plan for a four (4) story tall, mixed-use 
(commercial and residential) building. 

PARCELS: 5785 E. Broadway Road, parcels 14-103-00-001-00, 14-103-00-002-00 

OWNER: B.S.P. Enterprises LLC 

LOCATION: Approximately 2.27 acres on the south side of E. Broomfield Road in the NE 1/4 
of Section 26. 

EXISTING USE: Vacant ADJACENT ZONING: B5, B4, City of Mt. Pleasant-General Urban 

FUTURE LAND USE DESIGNATION:  Bluegrass Center - While currently more auto-centric, this 
area has the potential to transition into a more walkable, vibrant center. Future uses should be 
integrated to include multi-story, mixed-use buildings; first floor retail and office uses; public 
use and spaces; entertainment and restaurant venues; and additional attached housing types 
such as townhouses. Both vehicular and pedestrian cross connections should be promoted 
between sites, providing for future connections through easements, and should collectively 
promote a vibrant, livable center to the neighboring university population. 

ACTIONS REQUESTED:  To hold a public hearing on and to review the PREZ22-01 request to 
rezone parcels 14-013-20-043-02 & -043-08 at 5785 E. Broadway Road from B-5 (Highway 
Business) District to PUD (Planned Unit Development) and the associated PUD Concept Plan; 
and to make a recommendation for final action to the Board of Trustees. 

Public Hearing Notice Information 
The Planned Unit Development (PUD) review process requires a public hearing, which is subject 
to minimum requirements for publication, mailing, and posting of the hearing notice.  In this case, 
the hearing notices were published in The Morning Sun and mailed in accordance with state 
Zoning Act requirements, but the required posting of a copy of the notice at the Twp. Hall was 
inadvertently overlooked.   

I recommend that the public hearing be held at this meeting in accordance with the notices that 
were published and mailed.  To resolve the deficiency related to the notice posting, I recommend 
that the Chair take action at the end to “adjourn” (rather than to “close”) the hearing to be re-
opened and continued during your regular June meeting.  Staff will re-post the notice accordingly.  
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Background Information 
The Den on Broomfield was a previously approved project for two (2) three-story mixed-use 
buildings.  The scope of the project has now been revised to one (1) four-story building.  This 
additional building height is the primary reason the project is now proposed as a Planned Unit 
Development (see comments under “Regulatory Flexibility” in this report).  A PUD gives a project 
of this scope the type of flexibility that seeking a variance would not accomplish.  

Existing Zoning 

The following is an excerpt from the Township’s Official Zoning Map showing the subject parcels: 

 

Planned Unit Development Requirements (Section 3.19) 
The PUD Concept Plan is intended to establish the general arrangement of proposed buildings 
and site improvements, the specific land uses included as part of the PUD, and the scope and 
extent of any proposed deviations from Zoning Ordinance requirements.  The Concept Plan 
resembles a site plan, but includes less detail.  Preliminary and final site plan approvals will be 
required following any approval of the PUD rezoning and Concept Plan.   

The following review comments are based upon Section 3.19 requirements.  Where a  is noted, 
the requirement has been met on the Concept Plan.  Where a  or a  is noted, the requirement 
has not been met and plan revisions or additional information are needed: 

1. Eligibility Criteria   

 The overall development is less than the required 5-acres (2.27 acres), but is located 
within the Bluegrass Center Area that permits less than 5-acres for a PUD project. 

 The development will be under single ownership or control as required. 
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2. Regulatory Flexibility 

Section 3.19.B. (Regulatory Flexibility) was included in the current Zoning Ordinance to 
provide a mechanism for a PUD applicant to propose and for the Planning Commission 
and Board of Trustees to consider “limited deviations” from specific Zoning Ordinance 
standards as part of an overall PUD Concept Plan.   

It is the responsibility of the applicant to demonstrate that any proposed deviations are 
consistent with the purpose of the PUD option and compatible with the Master Plan, and 
would result in a higher quality of development than would otherwise be possible.   

The following review comments are based upon the proposed list of deviations in the 
upper left corner of the PUD Concept Plan’s cover sheet: 

 Building height (stories).  The proposed limited building height deviations reference 
outdated height standards from Section 4.3 standards (the current maximum height 
standard in the underlying B-5 District is actually 45.0 feet), rather than the needed 
deviation from the maximum three (3) story height limitation as specified in Section 
6.24.B. (Building Height) for a mixed-use building.  

 Required PUD open space.  The first proposed deviation #3 can be deleted from the 
list on the cover sheet, as it is not necessary.  The minimum open space calculation on 
the plan (6,560 square-feet) actually exceeds what is needed based on the scope of 
the residential component of this project.  It is the Zoning Administrator’s 
determination that a minimum dedicated open space area of 4,151 square-feet is 
required, which must be located outside of any required yard setback areas.   

 Documentation is needed on the PUD Concept Plan to satisfy Section 3.19.B.3. 
through 3.19.B.4. by demonstrating that each deviation: 

o is consistent with the PUD Statement of Purpose; 
o will result in a higher quality of development; and  
o does not include broad waivers of Ordinance requirements or modifications 

determined to be incompatible with the Master Plan or the purpose and intent 
of this Ordinance as specified in Section 1.2. 

 No documentation was provided on the PUD Concept Plan regarding the Section 
3.19.B.5. provision for adequate safeguards, features or planning mechanisms 
designed into the project (if needed) for the purpose of achieving the objectives 
intended to be accomplished with respect to each of the regulations from which a 
deviation is sought.   

3. Permitted Uses and Density  

a. If the underlying zoning is B-5: any use allowed as principal permitted use or special 
use within the B-5 district and shopping centers. 
 Mixed use 

b. Residential Density  
 Complies 
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4. Project Design Standards 

 The setback dimensions for the B-5 District shown on the plan are outdated and not 
consistent with the current Zoning Ordinance standards.  20.0-foot front yard, 10.0-
foot side yard, and 20.0-foot rear yard are the correct minimum setbacks that apply.  

 The parking formula used for residential is correct.   
 The commercial parking formula is incorrect.  The correct calculation should either be 

that for Retail General [(1) space per 275 square-feet of usable floor area (UFA)] or for 
medical office [(1) space per 300 square-feet of UFA]. 

 A conceptual landscaping and screening plan is depicted on sheet 7.  Additional details 
have been included for review, but are not required until the final site plan.  

 A shared-access with the parcel to the south and two (2) potential cross-access 
connections to parcels to the west are shown on sheet 4.  

 The proposed open space areas on sheet 4 (with a dog run and playground totaling 
5,700 square-feet) are consistent with 3.19.D.6. requirements, provided that the 
dimensions are adjusted to be located outside of the 20.0-foot rear yard setback. 

 There are no significant natural features on this previously farmed and mass-graded 
site that would be subject to requirements for protection or preservation.  

 A 5.0-foot wide public sidewalk is proposed along the lot frontages adjacent to both 
Sweeney Road and E. Broomfield Road as required.  Internal connections from those 
sidewalks to the building and from the open areas to the building are shown on the 
plan as required. 

 A conceptual layout for stormwater retention is depicted on the plan, and is sufficient 
for this stage of review.  Stormwater management calculations and details will be 
required as part of the final site plan for the project. 

 The increased service needs associated with the new and expanded facilities depicted 
on the PUD Concept Plan are not anticipated to exceed the capacity of existing and 
available public roads, police and fire protection services, and educational services. 

 The PUD Concept Plan is under review by the Public Services Department to verify 
available municipal water and sanitary sewer system capacity to service the project.   

5. Application Data Requirements.   

 Required names and contact information are provided on the plan’s cover sheet. 
 The legal description of the land on which the Planned Unit Development project will 

be developed together with appropriate tax identification numbers are provided. 
 Except as otherwise noted in this report, the PUD Concept Plan includes all of the 

following required information: 
 A general location map.  
 The location of existing roads and highways adjacent to the proposed development.  
 The general layout of dwelling units, parking, open space, and recreation and park areas. 
 General locations and setbacks of each structure and use in the development. 
 Typical layouts and facade designs for each type of use or building. 
 The vehicular circulation system planned for the proposed development. 
 Conceptual landscaping and screening plan.  

 A topographic survey plan has been submitted (sheet 3). 
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 A soils inventory based on the County Soils Survey has been submitted (sheet 3). 
 There are no wetland areas or significant site features such as tree stands, unusual 

slopes, streams or water drainage areas on this site. 
 A conceptual utility plan has been provided (sheet 6). 
 A conceptual layout of the proposed stormwater drainage system is included.  
 A map showing existing zoning designations for the subject property and all land 

within one quarter mile has been provided on the cover sheet. 
 A map and written explanation of the relationship of the proposed PUD to the 

Township's Master Plan and Future Land Use Map has been submitted (sheet 2). 
 The number of dwelling units to be developed (a total of 48) has been provided. 

6. Additional Comments.   

 A Transportation Study is not required for this project, based on the total floor area 
and number of residential units. 

 A broader analysis of the Fiscal Impact (costs and revenues) of the proposed PUD 
project on the Township and the school district could be required for this project by 
the Planning Commission.  Based on the proposed location and scope of proposed 
uses, staff would recommend that the fiscal analysis is not needed for this project. 

 Documentation that the applicant has sufficient development experience to 
complete the proposed project in its entirety.  The letter dated 4/25/2022 from the 
project engineer includes assurances related to apparent demand and the developer’s 
due diligence in evaluating the market for this type of development.  However, no 
documentation has been provided to indicate the target market sectors for the 
commercial and residential components of this project.  With declining year-over-year 
enrollment at CMU, the potential for an oversupply of residential apartments may 
impact the market capacity to fill this proposed building without adverse impacts on 
existing housing.  Staff would recommend that the applicant be directed to provide 
the following additional information for Commission consideration: 

o Descriptions of the developer’s target markets for the commercial space and 
targeted population cohorts for the residential units (such as undergraduate or 
graduate students, young professionals, young families, empty nesters, etc.). 

o A statement from the developer indicating how this proposed PUD project fills an 
underserved market niche related to housing needs in the community. 

o A summary of the market analysis findings of fact that support the developer’s 
conclusions related to apparent commercial and residential demand. 

Building Form and Composition Requirements (Section 7.20) 
The original 3-story Den on Broomfield project (two buildings) received final site plan approval 
prior to the adoption of the Zoning Ordinance amendment that added Section 7.20 (Building 
Form and Composition).  The following is an excerpt from the purpose statement for this Section: 
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Consistent with the adopted Master Plan’s development policies, it is the purpose of this Section to 
maintain the visual environment, protect the general welfare, and ensure that the Township’s property 
values, appearance, character, and economic well-being are preserved through minimum building 
form and composition standards. This Section is further intended to encourage creativity, imagination, 
innovation, and variety in architectural design and building composition through complementary and 
appropriate use of scale, massing, and architectural details. 

The PUD Concept Plan’s building elevations are considered to be conceptual in character.  
Compliance with the Section 7.20 standards will be subject to further review and final approval 
as part of the final site plan.  The following review comments are based on Section 7.20 standards.  
Where a  is noted, the requirement has been met on the Concept Plan.  Where a  is noted, 
the requirement has not been met and plan revisions or additional information are needed: 

 Façade variation.  The proposed building includes an arrangement of projections, 
recesses, and variations in building height and façade materials. 

 Composition.  Section 7.20.C.2. requires all sides of a building to be complementary in 
design, details, and materials.  Additional information is needed to verify consistency with 
this standard, since the east and south (rear) elevations are missing from the plan.  

 Public entrances.  The proposed building includes three (3) entrances facing the roads.  

 Rooftop equipment screening.  Section 7.20.C.4. requires roof-top mechanical 
equipment, HVAC systems, exhaust stacks, elevator housings, and other equipment to be 
screened around all sides of the building by a parapet wall or similar device.  Additional 
information is needed on the building elevations to verify consistency with this standard. 

 Security and safety equipment.  Section 7.20.C.5. requires that exterior security gates or 
roll-down security doors be prohibited, and includes additional standards for security 
equipment consistent with the purpose of this Section.  None proposed for this project. 

Criteria for PUD Rezoning and Concept Plan Approval 
The application has included information regarding Section 14.5.G which relates in general with 
typical rezoning applications. Staff has no issue with the applicant’s assessments regarding 
Section 14.5.G. In addition, the applications will need to submit a report equally explaining 
Section 3.19.H. Some of 3.19.H was touched upon by the applicant’s 14.3.G report. 

In considering any application for PUD rezoning and Concept Plan approval, the Planning 
Commission and Township Board shall make their determinations based on consistency with the 
following criteria: 

1. The application and Concept Plan are compatible with the goals and policies of the 
Master Plan and any other Township planning documents. 

2. The application and Concept Plan conform to all requirements of this Section 3.19, and 
all other applicable requirements of this Ordinance and other Township ordinances. 

3. The overall Concept Plan site layout and mix of land uses are compatible with the 
natural resources and environment, adjacent uses and development, the surrounding 
neighborhood, and the Township as a whole. 
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Key Findings 
1. The proposed mixed-use (commercial/residential) building is fully consistent with the type of 

use preferred in the Master Plan for the Bluegrass Center Area of the Township. 

2. The project satisfies the eligibility criteria for consideration as a Planned Unit Development.   

3. Limited deviations from Zoning Ordinance requirements may be necessary to allow for some 
elements of the project, but some corrections are needed and the required documentation 
of the applicant’s justifications for each deviation are missing from the PUD Concept Plan. 

4. Based on the scope of development and proposed uses, a Transportation Study and a Fiscal 
Impact analysis are not necessary, but a request for additional information from the applicant 
about target markets to be served and documentation of apparent demand is warranted. 

5. The PUD application contains minor errors that need to be corrected and is missing some 
required items of information, but is sufficiently complete for a public hearing and Planning 
Commission review.  However, the proposed PUD Concept Plan is not ready for a 
recommendation to the Board of Trustees for final action. 

Recommendations 
I would ask that the Planning Commission take action to hold a public hearing on and to review 
the PREZ22-01 request to rezone parcels 14-013-20-043-02 & -043-08 at 5785 E. Broadway Road 
from B-5 (Highway Business) District to PUD (Planned Unit Development) and the associated PUD 
Concept Plan. 

I would recommend that the Planning Commission provide direction to the applicant with regards 
to the proposed building elevations and consistency with Section 7.20 (Building Form and 
Composition) standards, along with the other issues noted in our report and any additional 
questions or concerns raised during the public hearing or Planning Commission deliberation.   

I would further recommend that action on the application be postponed with a request for 
updated plans that address the issues noted in our report and any additional concerns identified 
by the Planning Commission. 

Respectfully submitted, 
Rodney C. Nanney, AICP 
Community and Economic Development Director 
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Draft Motions:  PREZ22-01 request to rezone parcels 14-103-00-001-00 & -002-00 at 5785 E. 
Broomfield Road from B-5 (Highway Business) District to PUD (Planned Unit Development), 
and to approve the associated PUD Concept Plan for a four (4) story tall, mixed-use 
(commercial and residential) building. 
 
 

MOTION TO RECOMMEND APPROVAL OF THE PUD REZONING:   

Motion by _________________________, supported by _________________________, to 
recommend to the Township Board of Trustees that the PREZ22-01 request to rezone parcels 14-
103-00-001-00 & -002-00 at 5785 E. Broomfield Road from B-5 (Highway Business) District to PUD 
(Planned Unit Development) District subject to the revised Den on Broomfield PUD Concept Plan 
dated April 25, 2022 be adopted as presented, based on the following findings and conclusions: 

1. The site and proposed development satisfy the Eligibility Criteria for consideration as a 
PUD project as specified in Section 3.19.A. of the Zoning Ordinance. 

2. The application and revised PUD Concept Plan fully satisfy the requirements of Section 
3.19. 

3. Planning Commission review and approval of preliminary and final site plans and 
Township Assessor approval of a land division/land combination application will be 
required for this project. 

___________________________________________________________________________ 

___________________________________________________________________________ 

___________________________________________________________________________ 

___________________________________________________________________________ 

___________________________________________________________________________ 

[If additional conditions or limitations on the recommendation are determined to be necessary:] 

This recommendation for approval is offered subject to the following conditions: 

1. ________________________________________________________________________ 

________________________________________________________________________ 

2. ________________________________________________________________________ 

________________________________________________________________________ 

3. ________________________________________________________________________ 

________________________________________________________________________ 

4. ________________________________________________________________________ 

________________________________________________________________________ 
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Draft Motions:  PREZ22-01 request to rezone parcels 14-103-00-001-00 & -002-00 at 5785 E. 
Broomfield Road from B-5 (Highway Business) District to PUD (Planned Unit Development), 
and to approve the associated PUD Concept Plan for a four (4) story tall, mixed-use 
(commercial and residential) building. 
 
 
MOTION TO RECOMMEND DENIAL OF THE REQUESTED REZONING:   

Motion by _________________________, supported by _________________________, to 
recommend to the Township Board of Trustees that the PREZ22-01 request to rezone parcels 14-
103-00-001-00 & -002-00 at 5785 E. Broomfield Road from B-5 (Highway Business) District to PUD 
(Planned Unit Development) District subject to the revised Den on Broomfield PUD Concept Plan 
dated April 25, 2022 be denied based on the following findings and conclusions: 

1. The site and proposed development satisfy the Eligibility Criteria for consideration as a 
PUD project as specified in Section 3.19.A. of the Zoning Ordinance. 

2. The application and revised PUD Concept Plan as presented are not in full compliance 
with all applicable requirements of Section 3.19. 

3. No documentation has been provided to demonstrate that each of the proposed limited 
deviations can satisfy the criteria for approval in Section 3.19.B. (Regulatory Flexibility). 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

MOTION TO POSTPONE ACTION:   

Motion by ________________________, supported by ________________________, to 
postpone action on the PREZ22-01 request to rezone parcels 14-103-00-001-00 & -002-00 at 5785 
E. Broomfield Road from B-5 (Highway Business) District to PUD (Planned Unit Development) 
until the August 16, 2022 regular Planning Commission meeting, for the following reasons: 

1. The PUD Concept Plan dated April 25, 2022 is not ready for recommendation to the Board 
of Trustees.   

2. The applicant is directed to prepare and submit an updated PUD Concept Plan addressing 
the deficiencies and additional requested documentation as noted in the staff report 
dated June 14, 2022 for further Planning Commission review. 

3. The Public Services Department has not yet confirmed that there is sufficient capacity in 
the Township’s municipal water and sanitary sewer systems to service the expanded 
development. 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 
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EXTENSION OF FINAL SITE PLAN APPROVAL REPORT 

TO: Planning Commission DATE: June 13, 2022 

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

ZONING: B-5 Highway Business District  

PROJECT: PSPR21-01 Sam’s Club Filling Station – Extension of Final Site Plan Approval, 4850 
Encore Drive. 

PARCEL(S):  PID 14-026-30-001-07  

OWNER(S): Sam’s Club 

LOCATION: Approximately 16.8 acres west and north of Encore Drive in the SW 1/4 of Section 
26. 

EXISTING USE: Sam’s Club Retail/Warehouse ADJACENT ZONING: B-5 

FUTURE LAND USE DESIGNATION:  Bluegrass Center Area. While currently more auto-centric, this 
area has the potential to transition into a more walkable, vibrant center. Future uses should be 
integrated to include multi-story, mixed-use buildings; first floor retail and office uses; public use 
and spaces; entertainment and restaurant venues; and additional attached housing types such as 
townhouses. Both vehicular and pedestrian cross connections should be promoted between sites, 
providing for future connections through easements, and should collectively promote a vibrant, 
livable center to the neighboring university population. 

ACTION REQUESTED:  To review and take action to approve, deny, or approve with conditions a 
365 calendar day extension of approval for the PSPR 21-01 final site plan dated January 26, 2021 
for the Sam’s Club Filling Station at 4850 Encore Drive (PID 14-026-30-001-07). 

Status of the Special Use Permit for this Project 
A special use permit for a filling station on this site was approved in 2005, .  The approved special 
use permit does not expire.  

Status of the Final Site Plan Approval 
On 2/16/2021, the Planning Commission approved the following by unanimous roll call vote: 

Fuller moved Darin supported to approve the PSPR 21-01 final site plan from Carlson 
Consulting Engineers for the construction of a new Sam’s Club filling station on parcel number 
14-026-30-001-07, located on approximately 16.8 acres west and north of Encore Drive in the 
southwest quarter of Section 26 and in the B-5 (Highway Business) zoning district, finding that 
the January 26, 2021 site plan fully complies with the 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).  
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Per Section 14.02.Q.2. (Expiration and Extension of Site Plan Approval), “A final site plan shall 
expire and be of no effect unless construction has begun on the property and is diligently pursued 
in conformance with the approved final site plan within 545 calendar days of the final site plan 
approval.  For the approved PSPR 21-01 Sam’s Club Filling Station final site plan, this 545-day 
approval period will end on August 15, 2022. 

Extension of Final Site Plan Approval Comments 
Per Section 14.02.Q.3. (Expiration and Extension of Site Plan Approval): 

The Planning Commission may, at its discretion and upon written request and showing of good 
cause by the applicant, grant an extension of a...final site plan approval for up to 365 calendar 
days, provided that site conditions have not changed in a way that would affect the character, 
design or use of the site, and that the approved site plan remains in conformance with 
applicable provisions of this Ordinance.   

The following review comments are based on these provisions for granting of an extension of site 
plan approval: 

1. Written request and showing of good cause by the applicant.  The applicant has provided 
a letter dated June 7, 2022 in which they have summarized the reasons for their delay in 
starting construction on this project.  The letter also indicates that the main cause of the 
delay has recently been resolved, and that they do expect to start construction later this 
year.  Staff would have no objection to a Planning Commission determination that the 
applicant has shown good cause for the requested extension. 

2. Site conditions have not changed in a way that would affect the character, design or use 
of the site.  There have been no changes in the conditions of the site or adjacent roads 
that would adversely impact the approved site design or intended filling station use. 

3. Approved (final) site plan remains in conformance with applicable provisions of (the 
Zoning) Ordinance.  The approved PSPR 21-01 final site plan dated January 26, 2021 for 
the Sam’s Club Filling Station remains in full conformance with all applicable Zoning 
Ordinance requirements and standards. 

Recommendations 
Based on the above findings, I would ask that the Planning Commission consider taking action by 
motion to approve a 365 calendar day extension of approval for the PSPR 21-01 final site plan 
dated January 26, 2021 for the Sam’s Club Filling Station at 4850 Encore Drive (PID 14-026-30-
001-07), finding that the provisions of Section 14.02.Q.3. for an extension have been satisfied. 

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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  7068 Ledgestone Commons      Bartlett, Tennessee 38133      (901) 384-0404      Fax (901) 384-0710 

June 7, 2022 
 
 
Union Township Planning Commission 
2010 S. Lincoln Road 
Mt Pleasant, Michigan 48858 
 
Re: Sam’s Club Fueling Station #4982-211; Final Site Plan Approval Extension Request 
 
Dear Commissioners: 
 
The purpose of this letter is to formally request a 365-day extension of the Final Site Plan Approval for the Sam’s 
Club Fueling Station proposed to be located at the existing Sam’s Club at 4850 Encore Drive. The Site Plan was 
approved by this Board during the February 2021 meeting and is set to expire in August of this year if an extension 
is not granted.  

After the approval, the project was subject to supply chain issues related to COVID-19 and other outside factors 
beyond our control delaying our ability to establish a construction start date. Additionally, the Sam’s Club 
development is located within a shopping center subject to an Agreement between the owners of the surrounding 
developments, and that Agreement required approval by these 3rd parties for the proposed Fueling Station addition. 
There were unfortunately delays in securing some of outside approvals that again prevented us from establishing a 
construction start date.  

However, we recently obtained all the required 3rd party signatures and feel that adequate measures have been taken 
to address the supply chain concerns. This has allowed us to establish an anticipated construction start in August of 
this year. Since this coincides with the expiration date for the Final Site Plan Approval as mentioned above, we felt 
it best to pursue the extension request to avoid the potential for the approval lapsing prior to construction. 

We appreciate your consideration to this matter. 

 
Thank You,  
 
 
 
 
Keith Moore, Senior Program Director 
Carlson Consulting Engineers, Inc. 
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PARKS AND RECREATION MASTER PLAN UPDATE 

TO: Planning Commission DATE: June 14, 2022 

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

PROJECT: Review and discuss existing and potential parks and outdoor recreation sites. 

Review of Existing and Potential Parks and Outdoor Recreation Sites 
The following attached maps provide an overview of existing and potential parks and outdoor 
recreation sites in the community.  : 

1. Overview of Existing and Potential Parks and Recreation Sites (City, Township, County, etc.)
2. Detail – Potential Township Park Site “G”
3. Detail – Potential Township Park Site “H”
4. Detail – Potential Township Park Site “I”
5. City of Mt. Pleasant Parks and Recreation Plan Map

The following descriptions of the sites A – I as depicted on the Overview map are intended to 
assist the Planning Commission with your review of existing and potential parks and outdoor 
recreation sites in the Township: 

A. Meridien Park.  An existing county park facility in the southwest corner of the Township.

B. McDonald Park.  An existing Township-owned park facility with ballfields, pavilions, and
playground equipment located adjacent to the Township Hall.

C. Mission Creek Park.  An existing City-owned park facility adjacent to the Township on
three sides, which includes the “Hannah’s Bark Park” off-leash dog park.

D. Chippewa River Floodplain.  Much of the floodplain area of the Chippewa River,
especially to the east of Mission Road, is divided up among multiple parcels under private
ownership.  Some of these parcels include older buildings that have been subject to
multiple previous flood events.  Preservation and improvement of the floodplain area
under public ownership would also benefit the river’s water quality and recreational use
capacity.

E. Indian Pines Site.  This is an undeveloped recreation site owned by the City but located
partially within the Township boundaries.  There are some rustic trails, but no parking or
access amenities.  The site is located to the northeast of the City-owned Mt. Pleasant
Municipal Airport, which is also located predominantly in the Township.  The City’s parks
and recreation staff are currently pursuing grant applications to develop the site for public
accessibility.
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F. Jameson Park.  An existing Township-owned park facility with a ballfield, a pavilion, 
playground equipment, and a recently renovated community meeting space in Jameson 
Hall (the former Township Hall).  Phase 2 of the planned park improvements are nearing 
completion.  If you haven’t seen Jameson Park lately, it is worth a visit! 

G. Jonathan Ln. Site.  This 0.22-acre lot at 5243 Jonathan Lane was purchased from the 
County Treasurer out of a tax foreclosure.  The property had been occupied by a 
dilapidated dwelling and had become an eyesore after the previous owner passed away 
without active heirs.  The lot is encumbered by a 30-foot side Township sanitary sewer 
main easement that runs along the western third of the lot.   

The Township recently completed clean-up of the site, including removal of remaining 
structures and dilapidated fencing.  The site provides a potential connection between the 
Jonathan Lane neighborhood (Country Squire Estates subdivision) and the adjacent E. Kay 
St./Third St. neighborhood to the north.   

A proposal for the civil engineering work needed to develop a public sidewalk connection 
through the site as part of a set of Township sidewalk development projects will be 
considered by the Board of Trustees on 6/22/2022.  This site, which is now located in the 
recently expanded East Downtown Development Authority District, is well-suited for a 
small neighborhood or “tot lot” park facility. 

H. Deerfield/Mission Site.  With the exception of a utility facility along a portion of the S. 
Mission Rd. frontage, this Township-owned 14.03-acre parcel is currently vacant.  A 
portion of the recently developed regional bike path between Mt. Pleasant and Shepherd 
runs along the north and east sides of the site.  The site is well-suited for development of 
additional athletic fields, a parking/staging area for those using the bike path, a potential 
recycling collection station, and other Township facilities. 

I. Deerfield/Isabella Site.  The private landowner of this 43-acre parcel on the southeast 
corner of E. Deerfield Rd. and S. Isabella Rd. has previously expressed interest in seeking 
a way to permanently preserve this parcel, which is currently in agricultural use.  The site 
is directly across S. Isabella Rd. from the Township’s water plant and Public Services Dept. 
offices. 

Next Steps 
I would ask that the Planning Commission consider these sites, and any others that may come up 
in the meeting, with the intent of potentially identifying priorities for inclusion in an updated 
plan. 

Respectfully submitted, 

Rodney C. Nanney, AICP 
Community and Economic Development Director 
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Map 4 .4: City Parks Service Radii

SOURCES
Basemap Source: Michigan Center for
Geographic Information, Version 17a.
Data Source: City of Mt. Pleasant. McKenna 2019.
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