
 

 

Planning Commission 
Regular Meeting  

February 21, 2023 
7:00 p.m. 

 
1. CALL MEETING TO ORDER 

2. PLEDGE OF ALLEGIANCE 

3. ROLL CALL 

4. APPROVAL OF AGENDA 

5. APPROVAL OF MINUTES 

-January 17, 2023 Regular Meeting 

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. PSPR23-03 Final Site Plan approval for expansion of the Clint’s Autobody car 

repair shop at 5598 S. Mission Rd. 
a. Introduction by staff 
b. Updates from the applicant 
c. Commission review of the site plan 
d. Commission deliberation and action (approval, denial, approval with 

conditions, or postpone action) 
 

B. PSPR23-02 Combined Preliminary and Final Site Plan application for the 
Isabella County Cultural and Recreation Commission’s addition to the Isabella 
Sportsplex Morey Courts building for a new indoor gymnastics facility at 5175 
E. Remus Road. 
a. Introduction by staff  
b. Updates from the applicant 
c. Commission review of the site plan 
d. Commission deliberation and action (approval, denial, approval with 
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conditions, or postpone action 
 

 
9. OTHER BUSINESS 

A. Five-Year Review of the adopted Master Plan 
a. Updates by staff 
b. Discussion 

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

11. FINAL BOARD COMMENT 

12. ADJOURNMENT 
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Hybrid Meeting Instructions for the  
Charter Township of Union Planning Commission 

 
 
 

The public can view all Union Township meetings live by clicking on our YouTube Channel.  For 
those who would like to participate, you can do so via Zoom. 
 
Click here to participate in the Zoom Meeting via computer or smart phone. (Meeting ID Enter 
“839 8031 3172” Password enter “240465”).   Access to the electronic meeting will open at 6:50 
p.m. and meeting will begin at 7:00 p.m.   
 
Telephone conference call, dial (312-626-6799).  Enter “839 8031 3172” and the “#” sign at the 
“Meeting ID” prompt, and then enter “240465” at the “Password” prompt.  Lastly, re-enter the 
“#” sign again at the “Participant ID” prompt to join the meeting.  
 
 

• All public comments for items on the agenda will be taken at the Public Comment and any 
issue not on the agenda will be taken at the Extended Public Comment section of the 
Agenda. 
 

• Computer/tablet/smartphone audience: To indicate you wish to make a public comment, 
please use the “Reactions” icon. Next, click on the “Raise Hand” icon near the bottom 
right corner of the screen. 

 
 

• To raise your hand for telephone dial-in participants, press *9. You will be called on by 
the last three digits of your phone number for comments, at which time you will be 
unmuted by the meeting moderator. 
 

• Please state your name and address for the minutes and keep public comments concise. 
 

 
You will be called upon once all in-person comments have been made, at which time you will be 
unmuted by the meeting moderator. 
 
Persons with disabilities needing assistance should call the Township office at (989) 772-4600.  
Persons requiring speech or hearing assistance can contact the Township through the Michigan 
Relay Center at 711.  A minimum of one (1) business day of advance notice will be necessary for 
accommodation. 
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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 January 
17, 2023, at 7:00 p.m. at the Union Township Hall. 
 
Meeting was called to order at 7:00 p.m. 
 
Roll Call 
Present:  
Albrecht, Buckley, Gross, LaBelle, Lapp, Squattrito, Shingles, Thering and Williams 
 
Others Present 
Rodney Nanney, Community and Economic Development Director; Peter Gallinat, Zoning 
Administrator; Tera Green, Administrative Assistant 
 
Approval of Agenda 
Gross moved Shingles supported to approve the agenda as presented. Vote: Ayes: 9. Nays: 0. 
Motion Carried 
 
Approval of Minutes 
Williams moved Gross supported to approve the regular meeting minutes from December 20, 
2022 with amendments to correct the date of the meeting from November 15, 2022 to 
December 20, 2022 and correct the time the meeting was called to order from 7:04 p.m. to 
7:00 p.m. Vote: Ayes: 9.  Nays: 0.  Motion carried. 
 
Correspondence / Reports/ Presentations 

A. Board of Trustees updates by Thering – gave an update on the Board of Trustees 
meeting held on January 11, 2023.  

B. ZBA updates by Buckley – gave an update on the ZBA meeting held on December 7, 
2022. 

C. Sidewalks and Pathway Prioritization Committee by Shingles – no updates were giving 
due to no meeting, but mentioned that the committee is absent a chair. 

 
Public Comment  
Open 7:09 p.m.  
No comments were offered. 
Closed 7:10 p.m. 
 
New Business 

A. Meet with members of the Sidewalks and Pathways Prioritization Committee 
a. Discussion of sidewalk projects and future priorities 

 
The Commissioners met with members of the Sidewalk and Pathways Prioritization Committee 
to discuss current and anticipated Township sidewalk projects. Stan Shingles and Phil Hertzler, 
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Sidewalk and Pathway Committee members, were present for the discussion. Commissioners 
express their desire to see an additional category in the staff report to include sidewalk projects 
that have not been completed with an explanation why and to note of if those projects were 
granted temporary relief. 

B. Adoption of the Annual Report to the Board of Trustees
a. Introduction by Staff
b. Discussion
c. Action (adopt, adopt with revisions, or postpone action)

Gallinat introduced and gave a brief overview of the Planning Commission Annual Report for 
2022. Commissioners requested that the report be updated to reflect the newly elected 
Commissioners to various Boards and changes to the personnel. Commissioner LaBelle inquired 
on and suggested that the staff keep a record of projects that have been brought to the 
township but never made it to the Planning Commission.   

Buckley moved Lapp supported to adopt the annual report with editorial corrections. Votes: 
Ayes: 9.  Nays: 0.  Motion carried. 

C. Five-Year Review of the adopted Master Plan
a. Introduction by Staff
b. Discussion

Nanney introduced the report dated January 10th Master Plan Review. The State Planning 
Enabling Act requires that the Planning Commission review the Master Plan document every 
five years to determine whether it needs updated or if the plan is acceptable in its current 
form. 

Discussion by the Commissioners. 

Extended Public Comments 
Open: 8:23 p.m. 
No comments were offered. 
Closed 8:23 p.m. 

Final Board Comment 
Squattrito – commented on the expiring terms coming up for three Commissioners and 
informed the Board that the Michigan Association of Planning has trainings coming up soon. 
Williams – inquired on the notification process once new commissioners are appointed. 
Squattrito – thanked Commissioner Williams for his year of service. 
Thering – requested for Sidewalk and Pathway updates at the Board of Trustee meetings.  
LaBelle – inquired on the follow up process for projects that are brought to the staff. 
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Adjournment – Chairman Squattrito adjourned the meeting at 8:34 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 2/15/2026
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 Nivia McDonald 2/15/2026
9 Jessica Lapp 2/15/2026

# F Name L Name Expiration Date 
1- PC Rep Ryan Buckley 2/15/2025

2 - Richard Barz 12/31/2025
3 - Liz Presnell 12/31/2025
4 - Brandon LaBelle 12/31/2023
5 - Eric Loose 12/31/2024

Alt. #1 David Coyne 12/31/2024
Alt #2 (BOT Represantive) Jeff Brown 11/20/2024

# F Name L Name Expiration Date 
1 Doug LaBelle II 12/31/2024
2 Sarvjit Chowdhary 12/31/2024
3 Bryan Neyer 12/31/2024

Alt #1 Randy Golden 12/31/2024

# 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 12/31/2024
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
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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 1/13/2027
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 12/31/2025
2

# F Name L Name Expiration Date 
1 Robert Sommerville 12/31/2025

# 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 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 12/31/2025
1-Mt. Pleasant Schools Lisa Diaz 12/31/2022
1-Member at Large Mark Stansberry 2/14/2025
2- Member at Large Michael Huenemann 2/14/2025

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)

vacant seat 
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ES1.1

PRODUCT SPECIFICATIONS
OVERVIEW

• Max. Delivered Lumens: Up to 23,400 Lumens

• CRI: ≥ 80 (4L, 6L, 9L & 14L), ≥ 70 (18L & 23L)

• CCT: 4000K or 5000K

• Input Power: 30W (4L), 45W (6L), 67W (9L),
106W (14L), 136W(18L), 166W (23L)

• Estimated L70 Lifetime @ 25˚C: > 100,000 Hours

• Power Factor: > 0.9 at full load

• Total Harmonic Distortion: <20% at full load

• Limited Warranty: 5-Year*

• Replaces: 100W PSMH (4L), 150W PSMH (6L),
250W MH (9L), 320W PSMH (14L), 400W MH (18L),
400W PSMH (23L)

C-WP-D-TR Series
Traditional-Style LED Wall Pack with Glass Lens
Replaces up to 400W PSMH

PACK UP THIS ONE
Our dimmable cULus Listed Traditional-Style LED Wall Pack
has a glass lens, delivers up to 23,400 lumens,
is available in 4000K and 5000K, and comes
with a 5-year limited warranty. It also features
four ½" NPS tapped conduit knockouts for
flexibility with mounting options.

FEATURES RECOMMENDED USE INPUT VOLTAGE

• Borosilicate prismatic glass lens

• 0-10V Dimming to 10%

• Extremely efficient with over 130LPW on
every fixture

• Easy installation

• FCC Part 15, Subpart B, Class A limits for
conducted and radiated emissions

• Entryways

• General Area Lighting

• Perimeter Lighting

• Storage Facilities

• Universal (120V - 277V)

C-WP-D-TR Series

ORDERING INFORMATION
Example SKU: C-WP-D-TR-4L-40K-UL-BZ

C-WP D TR UL BZ

PRODUCT SERIES STYLE LUMEN PACKAGE COLOR TEMP VOLTAGE HOUSING
COLOR

C-WP D TR
Traditional-Style

4L
4300 (4000K)
4200 (5000K)
30W
6L
6200 (4000K)
6400 (5000K)
45W

9L
9100 (4000K)
9200 (5000K)
67W
14L
14,000 (4000K)
14,300 (5000K)
106W

18L
18,600 (4000K)
18,700 (5000K)
136W
23L
22,600 (4000K)
23,400 (5000K)
166W

40K
Neutral White
(4000K)
50K
Cool White
(5000K)

UL
Universal
(120-277V)

BZ
Dark
Bronze

C-WP-D-TR-4L, 6L, 9L & 14L

C-WP-D-TR-18L & 23L

9-1/4" H

18" W 10" D

9" H

14" W 9-1/4" D

SERIES OVERVIEW

DIMENSIONS PRODUCT WEIGHT MOUNTING HEIGHT SPACING

9-1/4" D  x 14" W x 9" H (4L, 6L, 9L & 14L),
10" D x 18" W x 9-1/4" H (18L & 23L)

8.4 lbs. (4L), 9.08 lbs. (6L), 10.05 lbs. (9L),
10.34 lbs. (14L), 15.92 lbs. (18L),
17.4 lbs. (23L)

10 to 15 feet (4L) &
20 to 25 feet (6L, 9L,

14L, 18L, 23L)

2 to 3 times the
mounting height

C-WP-D-TR Series

* For more information on the IES BUG (Backlight-Uplight-Glare) Rating visit: https://www.ies.org/wp-content/uploads/2017/03/TM-15-11BUGRatingsAddendum.pdf. Valid with no tilt.

SKU REPLACES LUMEN
OUTPUT

BUG
RATINGS*

SYSTEM
WATTS

CURRENT DRAW (AMPS)

120V 208V 240V 277V

C-WP-D-TR-4L-40K-UL-BZ
100W PSMH

4300 L
B1-U3-G3 30W 0.251 0.15 0.132 0.117

C-WP-D-TR-4L-50K-UL-BZ 4200 L

C-WP-D-TR-6L-40K-UL-BZ
150W PSMH

6200 L
B1-U3-G4 45W 0.384 0.227 0.20 0.176

C-WP-D-TR-6L-50K-UL-BZ 6400 L

C-WP-D-TR-9L-40K-UL-B
250W MH

9100 L B2-U4-G3
67W 0.57 0.35 0.31 0.30

C-WP-D-TR-9L-50K-UL-BZ 9200 L B2-U4-G4

C-WP-D-TR-14L-40K-UL-BZ
320W PSMH

14,000 L B3-U4-G4
106W 0.89 0.53 0.46 0.42

C-WP-D-TR-14L-50K-UL-BZ 14,300 L B2-U4-G5

C-WP-D-TR-18L-40K-UL-BZ
400W MH

18,600 L
B3-U4-G4 136W 1.20 0.67 0.59 0.52

C-WP-D-TR-18L-50K-UL-BZ 18,700 L

C-WP-D-TR-23L-40K-UL-BZ
400W PSMH

22,600 L
B3-U5-G5 166W 1.43 0.83 0.73 0.63

C-WP-D-TR-23L-50K-UL-BZ 23,400 L

LUMINAIRE AND ELECTRICAL PERFORMANCE

OPERATING TEMPERATURE RANGE ESTIMATED L70 LIFETIME
@ 25˚C (77˚F) POWER FACTOR TOTAL HARMONIC

DISTORTION

-40°F to 104°F (-40°C to 40°C) > 100,000 Hours > 0.9 at full load <20% at full load

FIXTURE SPECIFICATIONS

HOUSING Heavy-duty dark bronze die-cast aluminum

LENS ASSEMBLY Borosilicate prismatic glass lens

MOUNTING Four 1/2'' NPS tapped conduit knockouts for flexibility with mounting options

C-WP-D-TR Series
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Distance in Feet

Distance in Feet

Distance in Feet

Note: All published photometric testing performed to IES LM-79 standards. Fixture photometry was completed on a single representative fixture. Foot candle levels are noted inside graph.

Mounting Height: 10'

Mounting Height: 20'

Mounting Height: 15'

Mounting Height: 25'

C-WP-D-TR-4L-50K

C-WP-D-TR-9L-50K

C-WP-D-TR-6L-50K

C-WP-D-TR-14L-50K

ISO PLOT CHARTS

Distance in Feet

100 80 60 40 20 0 20 40 60 80 100

0

20

40

60

80

100

120

20

40

0.5
0.2

0.1

1

3

100 80 60 40 20 0 20 40 60 80 100

0

20

40

60

80

100

120

20

40

3

1

0.5

0.2

0.1

Distance in Feet

100 80 60 40 20 0 20 40 60 80 100

0

20

40

60

80

100

120

20

40

3

1

0.5

0.2

0.1

100 80 60 40 20 0 20 40 60 80 100

0

20

40

60

80

100

120

20

40

3

1

0.5

0.2

0.1

025

AutoCAD SHX Text
491 E. WRIGHT AVE.

AutoCAD SHX Text
SHEPHERD, MI 48883

AutoCAD SHX Text
(989)-567-1100

AutoCAD SHX Text
info@KTSEngineeringGroup.com

AutoCAD SHX Text
THESE DRAWINGS ARE THE PROPERTY OF THE ARCHITECT/ENGINEER AND ARE NOT TO BE REUSED OR REPRODUCED WITHOUT THEIR WRITTEN PERMISSION. THIS DRAWING IS COPYWRITTEN.

AutoCAD SHX Text
CLINT'S BODY SHOP

AutoCAD SHX Text
MOUNT PLEASANT, MI

AutoCAD SHX Text
SITE LIGHTING PLAN

AutoCAD SHX Text
8/29/2022   SITE PHOTOMETRIC PLAN

AutoCAD SHX Text
22-XXXX

AutoCAD SHX Text
491 E. WRIGHT AVE.

AutoCAD SHX Text
SHEPHERD, MI 48883

AutoCAD SHX Text
(989)-567-1100

AutoCAD SHX Text
info@KTSEngineeringGroup.com

AutoCAD SHX Text
THESE DRAWINGS ARE THE PROPERTY OF THE ARCHITECT/ENGINEER AND ARE NOT TO BE REUSED OR REPRODUCED WITHOUT THEIR WRITTEN PERMISSION. THIS DRAWING IS COPYWRITTEN.

AutoCAD SHX Text
CLINT'S BODY SHOP

AutoCAD SHX Text
MOUNT PLEASANT, MI

AutoCAD SHX Text
SITE LIGHTING PLAN

AutoCAD SHX Text
8/29/2022   SITE PHOTOMETRIC PLAN

AutoCAD SHX Text
22-XXXX



Community and Economic Development Department 
2010 S. Lincoln Rd. 

Mt. Pleasant, MI 48858 
989-772-4600 ext. 241 

 

1 | P a g e  

FINAL SITE PLAN REPORT 

TO: Planning Commission DATE: February 15, 2023 

FROM: Peter Gallinat Zoning Administrator ZONING: B-4, General Business District  

PROJECT: PSPR23-03 Final Site Plan approval– Clint’s Auto Body Shop Addition 

PARCEL(S): PID 14-034-40-001-08 

OWNER(S): Gwendalyn Oswald  

LOCATION: Approximately 1.73 acres located at 5594 and 5598 S. Mission Road in the SE 1/4 
of Section 34. 

EXISTING 
USE: 

Major auto repair, body and paint shop; plus an existing dwelling 
unit.  The dwelling unit is currently not being used. 

ADJACENT 
ZONING: 

B-4, 
AG 

FUTURE LAND USE DESIGNATION: Retail/Service: This district is intended for the widest variety of 
retail and service businesses. They could range from apparel shops, auto service, and restaurants through 
small commercial strip centers and office buildings. This district is not intended for heavy commercial/light 
industrial uses like landscaping or contractor yards, heavy auto repair, or similar uses that may require 
some form of outside storage. Locations for this district are based on arterial road frontage and the need 
for high traffic volumes with convenient, well managed access. 

ACTION:  To review and take action on the PSPR23-03 final site plan dated 1/31/2023 for a 3,200 
square-foot addition to the existing Clint’s Auto Body Shop located at 5594 and 5598 S. Mission 
Road in the SE 1/4 of Section 34 and in the B-4 (General Business) 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 
The existing structure contains 2,100 square-feet of building floor area dedicated to Clint’s Auto 
Body Shop, and 2,400 square-feet of floor area divided equally between office space and 
commercial storage associated with the autobody shop.  There is also a 1,463 square-foot 
building area dedicated for residential use.  The proposed project is to add a 40-foot by 80-foot 
by 18-foot-high addition for an autobody shop expansion.   
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Nonconforming Site 
Because this is a site that was originally developed many years before adoption of the current 
Zoning Ordinance site development standards, it is subject to the provisions of Section 12.5 
(Nonconforming Sites) of the Zoning Ordinance.  Under this Section, the “scope of any additional 
site improvements requested by the Planning Commission shall be in reasonable proportion to 
the scale and construction cost of proposed building improvements, expansions, or other 
improvements” depicted on the site plan.   

This Section requires that public safety deficiencies be corrected as part of any site plan 
application, but also allows the applicant the option to propose “a reasonable timeline for 
completion of site improvements” on the site plan for Planning Commission consideration and 
approval.  A proposal has been included consistent with Section 12.5 to allow for a delayed 
completion of certain paving improvements (see #3 below and the “Development Schedule” note 
on sheet 3).  The proposed timeline for completion of the commercial parking lot paving work by 
the end of the 2023 construction season is consistent with the approved preliminary site plan.  
To be fully consistent with the Planning Commission’s condition of preliminary site plan approval 
but the following detail related to the timing of residential paving improvements will need to be 
addressed by the applicant on a revised final site plan: 

 Revise the “Development Schedule” note on sheet 3 to confirm that paving of the residential 
parking area as depicted on the site plan shall be completed by the end of the 2024 
construction season, rather than in 2025 as proposed. 

Status of the Existing Dwelling 
In addition to the existing commercial building and proposed commercial addition, the site plan 
shows an existing “three-bedroom residential” (1,463 square-foot) building space attached to the 
north side of the existing commercial building.  A preliminary site plan application was initially 
submitted to the Township for review in June of 2022, but review was temporarily halted by the 
Community and Economic Development Director due to identification of a serious safety concern 
and Township Housing Licensing Ordinance violation related to the uncertified rental unit.  The 
identified violations were subsequently addressed by the applicant, and the rental unit is now 
part of the Township’s rental certification program.  The preliminary plan received approval from 
the Planning Commission in September of 2022.  

According to available historical data from our Twp. Assessor, the existing residence on the 
premises was constructed in 1960 or 1961, which means it predates the adoption of the 
Township’s 1971 Zoning Ordinance and associated Official Zoning Map.  Under the current B-4 
(General Business) zoning district, the residence has been treated as a legal nonconforming use, 
which means it can remain in place as a protected (or “grandfathered”) activity and can continue 
to be occupied as a residence as long as the use remains otherwise in compliance with applicable 
Township ordinances.  However, the owner is restricted from modernizing or making any 
alterations to the unit that would expand or extend the nonconforming residential use.   

The new Zoning Ordinance No. 20-06 was adopted in September of 2020.  This Ordinance 
includes an expanded allowance for “mixed-use buildings” in the Township’s business districts.  
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Section 6.24 (Mixed Use Buildings) of the Zoning Ordinance includes both provisions designed for 
new construction (such as the planned “Den on Broomfield” multi-story mixed-use commercial-
residential building, and for cases like this one involving an existing, legal nonconforming 
residential use in the business districts.   

Documentation of compliance with the applicable requirements of Section 6.24 through an 
approved final site plan and completion of necessary improvements would remove the legal 
nonconforming use restrictions for the residence. 

Final 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).  With the exception of details noted 
elsewhere in this report that could be addressed by the applicant on the final site plan for 
this project, the site plan can conform to the minimum Section 14.2.P. information 
requirements for a preliminary site plan. CAN CONFORM 

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 parking layout has been 
provided for both the industrial and office uses of the proposed buildings.  The 
calculations are correct, and the parking proposed exceeds the minimum requirement.  A 
20.7-foot by 55.9-foot concrete apron is depicted in the rear yard adjacent to the south 
side of the proposed addition that is sufficient in size for a loading area per Section 9.5.B 
and has been labeled as such.   

Parking areas for the commercial use and residential use are both proposed to be paved 
with asphalt.  The plan notes a “Development Schedule” timeline on sheet 3 for when 
both will be completed, with the commercial paving to be completed by the end of the 
2023 construction season and the residential paving by the same in 2025.  Staff has no 
objection to the proposed timing of the commercial area paving, but for purposes of 
tracking and timely resolution would recommend that the Planning Commission require 
that the residential parking be completed by the end of the 2024 construction season. 
CAN CONFORM 

4. Section 7.5 (Accessory Uses, Buildings, and Structures).  A shipping container was shown 
at a location west of the proposed addition on the preliminary plan.  Unfortunately, there 
is not allowance under the current (or prior) Zoning Ordinance for a shipping container to 
be used as a permanent storage building on the site.  A note has been added on sheet 2 
that the shipping container will be removed as part of the demolition plan. CONFORMS 

5. Section 7.10 (Sidewalks and Pathways).  Due to the location of an existing pathway along 
S. Mission Road no sidewalk will be required along the public road.  The applicant has 
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added internal sidewalks five-feet in width that connects the pathway to the business and 
the residential dwelling, which are consistent with Township ordinance standards. 
CONFORMS 

6. Section 7.14 (Trash Removal and Collection). A dumpster is located in the rear of the 
building.  The dumpster meets the requirements for location and concrete pad.  The 
screening proposed is a vinyl fence, which is consistent with the very recently adopted 
amendment to Section 7.14 (which previously allowed only masonry wall or wood fencing 
enclosures).  Details are found on sheet 7.  It is noted on sheet 3 of 8 that recycling bins 
are used inside the shop for metal and cardboard.  This will continue with the expansion. 
CONFORMS 

7. Section 6.24 (Mixed-Use Buildings).  The project shows an attached three-bedroom 1,463 
square foot residential unit to the commercial building.  All the buildings are attached and 
a single story in height.  Typically, mixed-use buildings are two-stories in height with 
business on the first floor and residential on the second floor.  However, Section 6.24.G. 
(Legal Nonconforming Structures) includes an allowance for a residential use on the first 
floor of a single-story mixed-use building.  Sheet 5 demonstrates a floor plan that shows 
adequate sleeping, kitchen, bathroom, living, and household storage space to 
accommodate the maximum allowable unit occupancy.  The floor plan demonstrates 
separate access to the residential unit without the occupant needing to enter through the 
business to access the residential dwelling.  Two parking spots have been reserved on the 
plan for residential occupants.  With the exception of the delay in completion of the 
residential parking area paving (see #3 above), site plan details for the residence are 
generally consistent with Zoning Ordinance standards for a mixed-use building. 
CONFORMS 

8. Section 10 (Landscaping and Screening).  The landscaping plan (sheet 4) proposes to 
utilize existing trees to the west and south as part of the screening, along with adding 
deciduous tree, ornamental trees and shrubs to improve this nonconforming site.  The 
number of new plantings is fully consistent with applicable Zoning Ordinance 
requirements by type of plant material.  The plan also notes trees will be from a pre-
approved list, but some specifications are missing.  The following landscaping details will 
need to be added to a revised final site plan: 

 Add the specific species of trees and shrubs as notes on the landscape plan. 

9. Section 8.2 (Exterior Lighting).  Exterior lighting details and photometric plan sheet will 
need to be included with the final site plan.  Illumination is not permitted to exceed 10 
foot-candles.  New lighting needs to be down-shielded and no light pole erected may 
exceed 22-feet in height from grade level to the top of the light fixture.  Any existing 
lighting that will not be disturbed due to new construction can remain in place.  However, 
all new or altered/relocated lighting must conform to Section 8.2 (Exterior Lighting).  

Lighting details are shown on sheets ES1.0 and ES1.1. The photometric plan demonstrates 
that all lighting is under the maximum allowed 10-foot candles of illumination.  However, 
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the three (3) proposed wall pack lights located on the addition are not fully shielded and 
do not direct light completely downward as required per Section 8.2 standards. The 
following lighting detail will need to be added to a revised final site plan: 

 Replace the three (3) proposed wall pack lights located on the addition with a new 
type of wall pack light that is fully shieled and directs light downward. 

10. Outside agency approvals.  The applicant is responsible for obtaining all necessary permits 
or approvals from applicable outside agencies prior to submittal of the final site plan 
application for approval. Outside agency approval has been obtained from the Mt. Pleasant 
Fire Department, Isabella County Drain Office for Storm Water Management, Isabella County 
Transportation Commission, and Township Public Services. The Isabella County Road 
Commission is not required due to no work being done in the right-of-way. 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 
 There is a minor housekeeping item on the plan regarding plant species that can be 

administratively approved.  
 The proposed wall pack fixtures on the addition do not conform to Section 8.2 standards. 
 A deadline of 2024 instead of 2025 for residential paving would be a more reasonable 

timeline for township staff to enforce, and would be consistent with the preliminary approval. 
 Provided that the applicant can correct these details, the final site plan can conform to 

Section 14.2.P. (Required Site Plan Information) and Section 14.2.S. (Standards for Site Plan 
Approval). 

Recommendations 
Based on the above findings, I recommend approval of the PSPR23-03 final site plan application, 
subject to submittal of an updated final site plan set for Zoning Administrator review and 
acceptance that includes replacement of the three (3) proposed wall-pack light fixtures, addition 
of the required notes for specific plant species, and a revised 2024 deadline for residential paving 
improvements.   

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 
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Draft Motions:  PSPR 23-03 Final Site Plan Application for Clint’s Auto Body 
Shop Addition, 5594 & 5598 S. Mission Road 

 

MOTION TO APPROVE THE FINAL SITE PLAN:   

Motion by _________________________, supported by _________________________, to 
approve the PSPR 23-03 final site plan dated January 31, 2023 for a 3,200 square-foot addition 
to the existing Clint’s Auto Body Shop located at 5594 and 5598 S. Mission Road in the southeast 
quarter of Section 34 and in the B-4 (General Business) zoning district, finding that it 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 THE FINAL SITE PLAN WITH CONDITIONS:   

Motion by _________________________, supported by _________________________, to 
approve the PSPR 23-03 final site plan dated January 31, 2023 for a 3,200 square-foot addition 
to the existing Clint’s Auto Body Shop located at 5594 and 5598 S. Mission Road in the southeast 
quarter of Section 34 and in the B-4 (General Business) zoning district, finding that it can fully 
comply with applicable Zoning Ordinance requirements for final site plan approval, including 
Sections 14.2.P. (Required Site Plan information) and 14.2.S. (Standards for Site Plan Approval), 
subject to the following conditions: 

1. Revise the “Development Schedule” note on sheet 3 to confirm that paving of the 
residential parking area as depicted on the site plan shall be completed by the end of the 
2024 construction season. 

2. Add the specific species of trees and shrubs to the landscape plan. 

3. Correct the three (3) proposed wall-pack light fixtures to be fully shielded and directed 
downward per Section 8.2 standards. 

4. Zoning Administrator review and acceptance of the revised final site plan prior to issuance 
of a building permit for this project. 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

MOTION TO POSTPONE ACTION ON THE FINAL SITE PLAN:   

Motion by _________________________, supported by _________________________, to 
postpone action on the PSPR 23-03 final site plan dated January 31, 2023 for a 3,200 square-foot 
addition to the existing Clint’s Auto Body Shop located at 5594 and 5598 S. Mission Road until 
___________________ ______, 2023 for the following reasons:  

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 
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Draft Motions:  PSPR 23-03 Final Site Plan Application for Clint’s Auto Body 
Shop Addition, 5594 & 5598 S. Mission Road 

 
MOTION TO DENY THE FINAL SITE PLAN:   

Motion by _________________________, supported by _________________________, to deny 
the PSPR 23-03 final site plan dated January 31, 2023 for a 3,200 square-foot addition to the 
existing Clint’s Auto Body Shop located at 5594 and 5598 S. Mission Road in the southeast quarter 
of Section 34 and in the B-4 (General Business) zoning district, finding that it does not 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), 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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COMBINED PRELIMINARY - FINAL SITE PLAN REPORT 

TO: Planning Commission DATE: February 13, 2023 

FROM: Peter Gallinat, Zoning Administrator ZONING: B-4 General Business District 

PROJECT: PSPR23-02 Combined Preliminary - Final Site Plan Application – Isabella County 
Cultural and Recreational Commission Gymnastics addition.  

PARCEL(S): 5785 E. Broadway Road, PID 14-013-30-03-00 

OWNER(S): Isabella County Cultural and Recreational Commission (Morey Courts) 

LOCATION: Approximately 21.06 acres on the north side of E. Remus Road in the SW ¼ of Section 13 

EXISTING USE: Indoor Recreation ADJACENT ZONING: B-4, R-4, R-2A 

FUTURE LAND USE DESIGNATION: Recreation/Institutional. This category is designated primarily 
for indoor/outdoor recreation both private and publicly owned.  

ACTION:  To review and take action on the updated PSPR23-02 combined preliminary and final 
site plan dated January 30, 2023 for the Morey Courts Recreation Center Expansion located at 
5175 E. Remus Road in the SW 1/4 of Section 13 and in the B-4 (General Business) 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 
The Morey Courts Recreation Center is operated by Isabella County Cultural and Recreational 
Commission and is part of the Isabella Sportsplex that also includes the Martin ICE Arena.  The 
Sportsplex hosts regional tournaments and other events, and offers numerous indoor recreation 
opportunities to both resident and visitors of Isabella County.   

Gymnastics has also been one of the available activities, but there currently is not a dedicated 
area in the Morey Courts building so the equipment must be installed and taken down between 
events.  This expansion would establish a dedicated area for gymnastics activities, classes, and 
events.   
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Section 12.5 Non-Conforming Sites  
The existing site was built before the current site development regulations for landscaping in  
Zoning Ordinance 20-06 were adopted, so this is considered to be a “nonconforming site” subject 
to the provisions of Section 12.5 (Nonconforming Sites) of the Zoning Ordinance.  Under this 
Section, “Nonconforming sites may be improved or modified without a complete upgrade of all 
site elements,” provided that certain public safety deficiencies are resolved and the scope of 
improvements includes at least three (3) of the menu of 10 broad categories listed in this Section.   

The only public safety deficiency noted on the site was the unusually close proximity of the trash 
storage area to the existing building, which is proposed to be corrected by the applicant as part 
of this expansion.  The applicant has also included five (5) areas of site improvements on the plan:  

• #2 Pedestrian Access Improvements: The project proposes sidewalk construction along  
the E. Remus Road frontage (plus a short section of S. Isabella Rd.), along with 
interconnecting internal sidewalks to the building from E. Remus Rd. 

• #3 Vehicular Access and Circulation Improvements: The plan provides for new bus 
parking as well as designated entrances separate for buses and traditional car traffic. 

• #5 Off-Street Parking or Loading Improvements: The Plan designates loading and 
unloading areas around the addition along with designated bus parking spaces. 

• #6 Landscaping Improvements: The plan focuses on just the area of the expansion.  
Therefore, there are no parking lot landscaping improvements but there are landscaping 
improvements based on the linear frontage along Remus Road. 

• #9 Drainage and Stormwater Management Improvements: The existing stormwater 
detention areas need maintenance.  The plan calls for this maintenance to be done and 
future maintenance to be continued to ensure the long-term efficacy of the stormwater 
management improvements.  

Combined Preliminary - Final Site Plan Review Comments 
The following comments are based on the standards for the preliminary site plan and final site 
plan approvals, and the specific elements of the proposed site plan: 

1. Section 14.2.P. (Required Site Plan Information).  With the exception of details noted 
elsewhere in this report that could be addressed by the applicant on a revised final site 
plan submitted for administrative review and acceptance, the site plan can conform to 
the minimum Section 14.2.P. information requirements for both preliminary and final site 
plans. CAN CONFORM 

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 required parking is 332 spots.  
There are currently 598 spots available.  The proposed expansion only reduces the total 
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parking by three (3) parking stalls for a new total of 595.  The plan adds designated bus 
parking that currently does not exist.  The plan includes a loading and unloading area that 
meets the size requirements for the addition. CONFORMS 

4. Section 9.1.C.5 (Bicycle Parking)  The project requires the installation of short-term 
bicycle parking, which is missing from the site plan.  The parking can be sheltered, but it 
is not required.  Consistent with Section 12.5.D., the number of bicycle parking spaces will 
need to be able to accommodate at least 5% of the occupancy for the new addition only.  
The following detail will need to be added to a revised final site plan: 

 Add the required short-term bicycle parking facilities to the plan per Section 9.1.C.5. 

5. Section 7.10 (Sidewalks and Pathways).  The applicant has proposed to provide a five (5) 
foot-wide sidewalk along the E. Remus Road frontage (plus a short section of S. Isabella 
Rd.).  The plan also provides for an internal sidewalk five (5) to seven (7) feet in width 
around the parking lot from the building addition to E. Remus Rd.  Sections that are seven 
(7) feet in width are intended to accommodate overlap from adjacent parking.  If 
approved, the plan notes that the owner will grant a sidewalk access easement for the 
construction of a sidewalk along E. Remus Road.  This easement will be recoded at the 
Isabella County Register of Deeds.  CONFORMS 

6. Section7.14 (Trash Removal and Collection).  An existing dumpster is being relocated 
with an enclosure that meets the requirements of section 7.14.  The existing location is  
shown on sheet 3, with the new location and details on sheet 4. CONFORMS 

7. Section 10 (Landscaping and Screening).  The landscaping page is found on page 8 of 14 
of the plans. The plan notes the number of plantings, location and instructions for 
planting.  However, the specific tree and shrub species are missing from the plan.  Staff 
found the scope of proposed landscaping improvements to be consistent with the 
planned expansion (see Section 12.5.D.).  With a reduction in total parking by three (3) 
spaces no new parking lot landscaping is planned.   

The plan does exceed the required project landscaping requirements of Section 10 for 
road landscaping (five deciduous trees, two ornamental trees and 37 shrubs are 
required).  The plan proposes 12 deciduous trees, three (3) ornamental trees, and 38 
shrubs.  Staff would have no objection to Planning Commission approval of the scope of 
proposed landscape improvements as presented, provided that the following details are 
addressed by the applicant on a revised final site plan:  

 Add the specific species of trees and shrubs as notes on the landscape plan. 

8. Section 8.2 (Exterior Lighting).  The plan calls for additional parking lot lighting as well as wall 
pack lights on the new addition.  The information is found on sheet E4 and sheet 12 of the 
plans.  The photometric plan demonstrates that all lighting is under the maximum allowable 
illumination level of 10-foot-candles. The height of the new light poles conforms with the 
standards of Section 8.2.  CONFORMS 
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9. Outside agency approvals.  At this time, the Township has received approvals for the project 
from the, Isabella County Transportation Commission. A report was received from the MPRD 
but there was a typo and new report is on its way.  The applicant has been in contact with 
the other reviewers for stormwater management, the Road Commission, and the Township’s 
Public Services Department for water and sewer utilities.  However, at this time, no approval 
letters have been submitted to the Township from these agencies.   

 Since the Fire Department, stormwater management, and Township Public Services 
Department approvals all have significant potential to impact elements of the final 
site design, it is the recommendation of staff that any site plan action by the Planning 
Commission be limited to a preliminary site plan approval. 

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

Key Findings 
1. With the exception of some details, the site plan substantially conforms to Section 14.2.P. 

(Required Site Plan Information) for both a preliminary and a final site plan. 
2. The site plan is not fully consistent with Section 14.2.S. (Standards for Site Plan Approval) for 

a final site plan approval, due to missing several key outside agency permits or approvals and 
also some details (bicycle parking and landscaping), but the site plan is consistent with Section 
14.2.S. standards for a preliminary site plan approval action by the Planning Commission. 

3. The missing details and outside agency approvals are final site plan requirements and can be 
addressed by the applicant as part of an updated final site plan submittal for Planning 
Commission review and final action. 

Recommendations 
Based on the above findings, I would recommend only preliminary site plan approval as 
presented for the PSPR 23-02 site plan dated 1/30/2023 for the Morey Courts Expansion located 
at 5116 E. Remus Road in the SW 1/4 of Section 13 and in the B-4 (General Business) District. 

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 23-02 Combined Preliminary - Final Site Plan Review Application 
Morey Courts Recreation Center Expansion 

 
 
MOTION TO APPROVE THE COMBINED PRELIMINARY – FINAL SITE PLAN AS PRESENTED:   

Motion by _________________________, supported by _________________________, to 
approve the PSPR23-02 combined preliminary and final site plan dated January 30, 2023 for the 
Morey Courts Recreation Center Expansion located at 5175 E. Remus Road in the SW 1/4 of 
Section 13 and in the B-4 (General Business) zoning district, finding that the site plan fully 
complies with the applicable Zoning Ordinance requirements for preliminary and final site plan 
approval, including Sections 14.2.P. (Required Site Plan Information) and 14.2.S. (Standards for 
Site Plan Approval). 

MOTION TO APPROVE ONLY THE PRELIMINARY SITE PLAN AS PRESENTED:   

Motion by _________________________, supported by _________________________, to 
approve only the PSPR23-02 preliminary site plan dated January 30, 2023 for the Morey Courts 
Recreation Center Expansion located at 5175 E. Remus Road in the SW 1/4 of Section 13 and in 
the B-4 (General Business) zoning district, finding that the site plan fully complies with the 
applicable Zoning Ordinance requirements for preliminary site plan approval, including Sections 
14.2.P. (Required Site Plan Information) and 14.2.S. (Standards for Site Plan Approval). 

MOTION TO APPROVE THE COMBINED PRELIMINARY – FINAL SITE PLAN WITH CONDITIONS:   

Motion by _________________________, supported by _________________________, to 
approve the PSPR23-02 combined preliminary and final site plan dated January 30, 2023 for the 
Morey Courts Recreation Center Expansion located at 5175 E. Remus Road in the SW 1/4 of 
Section 13 and in the B-4 (General Business) zoning district, finding that the site plan can comply 
with the applicable Zoning Ordinance requirements for preliminary and final site plan approval, 
including Sections 14.2.P. (Required Site Plan Information) and 14.2.S. (Standards for Site Plan 
Approval), subject to the following condition(s): 

1. Add the required short-term bicycle parking facilities to the plan per Section 9.1.C.5. 

2. Add the specific species of trees and shrubs as notes on the landscape plan sheet 8. 

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

4. Planning Commission review and approval of the revised final site plan shall be required 
upon determination by the Zoning Administrator that any outside agency requirements or 
recommended changes from the Fire Department, stormwater management, or Township 
Public Services Department necessitate corresponding revisions to the final site design as 
depicted on the combined preliminary and final site plan dated January 30, 2023. 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 
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Draft Motions:  PSPR 23-02 Combined Preliminary - Final Site Plan Review Application 
Morey Courts Recreation Center Expansion 

 
 
MOTION TO APPROVE ONLY THE PRELIMINARY SITE PLAN WITH CONDITIONS:   

Motion by _________________________, supported by _________________________, to 
approve only the PSPR23-02 preliminary site plan dated January 30, 2023 for the Morey Courts 
Recreation Center Expansion located at 5175 E. Remus Road in the SW 1/4 of Section 13 and in 
the B-4 (General Business) zoning district, finding that the site plan can comply with the 
applicable Zoning Ordinance requirements for preliminary site plan approval, including Sections 
14.2.P. (Required Site Plan Information) and 14.2.S. (Standards for Site Plan Approval), subject to 
the following condition(s): 

______________________________________________________________________________ 

______________________________________________________________________________ 

MOTION TO POSTPONE ACTION:   

Motion by ________________________, supported by ________________________, to 
postpone action on the PSPR23-02 combined preliminary and final site plan dated January 30, 
2023 for the Morey Courts Recreation Center Expansion located at 5175 E. Remus Road until 
__________________ _____, 2022 for the following reasons: 

1. Documentation of required outside agency permits and approvals has not yet been 
received by the Township from the Fire Department, stormwater management, and 
Township Public Services Department. 

2. Permit or approval requirements or recommended changes from these outside agencies 
have significant potential to impact elements of the final site design. 

3. The required short-term bicycle parking facilities and specific species of trees and shrubs 
are missing from the site plan and are necessary to verify compliance with applicable Zoning 
Ordinance standards. 

______________________________________________________________________________ 

______________________________________________________________________________ 

MOTION TO DENY:   

Motion by _________________________, supported by _________________________, to deny 
the PSPR23-02 combined preliminary and final site plan dated January 30, 2023 for the Morey 
Courts Recreation Center Expansion located at 5175 E. Remus Road in the SW 1/4 of Section 13 
and in the B-4 (General Business) zoning district, finding that the site plan does not comply with 
applicable Zoning Ordinance requirements, including Sections 14.2.P. (Required Site Plan 
Information) and 14.2.S. (Standards for Site Plan Approval), for the following reasons: 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

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

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

TO: Planning Commission DATE: January 10, 2023 

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

ACTION REQUESTED:  To begin the five-year review of the adopted Master Plan as required by 
the Michigan Planning Enabling Act (Public Act 33 of 2008, as amended).  

Background Information 
The Township’s current Master Plan was adopted in 2018.  As noted in the Introduction section 
of the document: 

The Master Plan is a policy document created by the Union Township Planning Commission to 
guide the future growth and development of the township. A sound master plan helps ensure 
that Union Township remains a highly desirable place to live, work, or visit. 

The relevance and importance of the Master Plan to the work of the Planning Commission and 
Township Staff cannot be understated.  The Master Plan is a foundational planning document for 
the Township’s adopted Zoning Ordinance and Official Zoning Map.  The Master Plan’s Future 
Land Use Map has also strongly influenced the location and extent of the Township’s municipal 
water and municipal sanitary sewer service areas.   

The Master Plan’s future land use designation for sites subject to a site plan, special use, or 
similar zoning approval application is always noted in the Township’s staff report for the 
project.  In some cases, including the Dollar General, The Den on Broomfield mixed-use 
buildings, and the Prestige Center Assisted Living Facility Expansion projects, consideration of 
adopted Master Plan policies by the Planning Commission proved to be a key part of the 
decision-making process for the application.  

State Act Requirements 

Preparation and adoption of and any potential amendments to the Township’s Master Plan are 
governed by the requirements of the Michigan Planning Enabling Act (Public Act 33 of 2008, as 
amended).  Section 45(2) of Act 33 includes the following requirement for periodic Planning 
Commission review of the document: 

At least every 5 years after adoption of a master plan, a planning commission shall review the 
master plan and determine whether to commence the procedure to amend the master plan 
or adopt a new master plan.  The review and its findings shall be recorded in the minutes of 
the relevant meeting or meetings of the planning commission. 

This five-year review requirement was intended by the state legislature to ensure that local 
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master plans remain relevant and a part of local decision-making, and to provide a mechanism 
for local planning commissions to determine if their plan needs to be amended or if it is time to 
institute the process for a new master plan.  At the end of the review process, the expectation 
would be for the Planning Commission to adopt a motion that either confirms that the 2018 
Master Plan needs to be amended or updated, or is acceptable to remain in-place without 
change. 

Although this review can be perfunctory, staff recommends that the Planning Commission take 
advantage of this opportunity to thoroughly review and discuss the document in detail over the 
course of several meetings. 

Master Plan Review Considerations 

There are a number of ways that the Planning Commission can approach this review process.  
Some commissions have simply reviewed the document individually, and then deliberated 
together during a public meeting on a “yes” or “no” question as to whether the plan needs to be 
updated.  Other commissions have taken the step during a public meeting to review and discuss 
the document together, page-by-page, before making a determination about whether it needs 
to be updated. 

Staff recommends that the Planning Commission consider taking a policy-driven approach to this 
review, which would start with an initial review of the overall plan goals and objectives (see page 
7 of the Plan) and move to a thorough evaluation of the Plan’s policy statements 
and recommendations on various subjects based on Commissioner interests. As part of this 
evaluation, the following general questions may be helpful to consider: 

1. Have there been major changes in the community not anticipated in the current Master 
Plan?

2. Are there instances where the Township has departed from the Master Plan in land use 
or development-related decisions?  Do the reasons for these departures demonstrate a 
need for an overall revision of the Master Plan?

3. Are all of the Plan’s goals, objectives, and policies still relevant and important to the 
current Planning Commission?

4. Are the Plan’s goals, objectives, and policies consistent with the current “Ends” (desired 
outcomes) identified by the elected Board of Trustees in Section 1 of their Policy 
Governance document?

5. What is missing?

Economic Development Considerations 

Although the current Master Plan does contain some economic development policies (such as 
the Bluegrass Center Area), the document could be significantly more proactive and beneficial in 
this area.  There is also a need, based on changing market conditions and national trends in 
development of new manufacturing/research/warehouse/distribution facilities, to consider 
potential changes in the Future Land Use Map for economic development purposes. 
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To help support the Planning Commission’s review from an economic development perspective, 
a copy of a more specific review checklist from the Redevelopment Ready Communities (RRC) 
Program has also been included in the packet.  

Staff also recommends that the Planning Commission consider inviting Jim McBryde from the 
Middle Michigan Development Corporation to attend a future meeting to provide more 
background on the topic of local economic development needs and to answer questions from 
the Commission on this topic.

Copies of the 2018 Master Plan for Review 

Each planning commissioner should have a paper copy of the document.  Please bring your 
copy to the upcoming meeting.

If you do not have a paper copy of the Master Plan and would like one, please contact the 
Township office.  A digital (.PDF) copy is also posted on the Township’s 
website [http://www.uniontownshipmi.com/] under Departments > Zoning and Planning 
Services, or by clicking on the following link: 

http://www.uniontownshipmi.com/Portals/0/Planning%20and%20Zoning/UnionTownshipMP_ 
Adopted_2018.pdf?ver=2020-09-22-111307-823 

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 

064

http://www.uniontownshipmi.com/
http://www.uniontownshipmi.com/Portals/0/Planning%20and%20Zoning/UnionTownshipMP_Adopted_2018.pdf?ver=2020-09-22-111307-823
http://www.uniontownshipmi.com/Portals/0/Planning%20and%20Zoning/UnionTownshipMP_Adopted_2018.pdf?ver=2020-09-22-111307-823


Adopted October 27, 2010; Revised 4/24/13, 7/24/13, 10/9/13, 4/9/14, 5/23/18, 6/12/19, 6/26/19, 7/24/19; 10/4/19 editing 
update to monitoring schedule; 10/9/19; 11/26/19, 2/26/20, 10/28/20, 2/10/21; 3/24/21; 7/28/21; 7/18/2022; 11/22/2022 

3  

Section I: ENDS 
 
1.0 POLICY TITLE: GLOBAL END 

 
1.0 Union Township exists to support a sustainable community through the most effective 

use of resources that achieve the highest quality of life. 
 

The highest quality of life encompasses sustained or enhanced: 
1.  Community well-being and the common good 
2.  Prosperity through economic diversity, cultural diversity, and social diversity 
3.  Safety 
4.  Health 
5.  Natural environment 
6.  Commerce 

 
1. 1 Residents engage in a vibrant community life. 

1.1.1  All demographics within the township can feel welcomed, feel belonging, and 
engage with the community. 

1.1.1.1  A welcoming atmosphere, promoting tolerance and inclusion of all cultures, 
orientations, and economic status. 
1.1.1.2  Fair and nondiscriminatory code enforcement 
1.1.1.3  Residents take pride in their community, understand its past and engage in 

its future. 
1.1.2  R e s i d e n t s  look to the township as a key information source for 

community activities, quality public services and resources in the region. 
 1.1.2.1 Create more frequent opportunities for citizen/Board dialogue 

 
1.2 All residents can thrive and achieve more than their basic needs. 

1.2.1 D i v e r s e  and special communities are attracted by the community’s creative and 
innovative spirit and high quality of life. 

 
1.3 All residents may enjoy a safe environment including: 

1.3.1  Safe, accessible routes for pedestrians, bicyclists, and motorized vehicles. 
1.3.2  Code enforcement to original specifications for commercial, industrial, and 
residential properties. 
1.3.3  Safety in parks and township property. 
1.3.4 Safe, well maintained roads 
 1.3.4.1 Create bike lanes and cross walks on roads 
1.3.5 Safe and secure schools through intergovernmental efforts 

 
1.4   Residents of all ages shall have access to facilities that enable an active, healthy lifestyle. 

1.4.1  An accessible, walkable and bikeable community using the Greater Mt. Pleasant 
Area Non-Motorized Plan and Sidewalk and Pathways Committee recommendations as a 
guide 
1.4.2  Drinking Water that meets or exceeds Michigan standards for quality of water. 
1.4.3  Wastewater system meets or exceeds Michigan standards. 
1.4.4 Create facilities at parks that can be used to facilitate an active and healthy lifestyle 
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1.5  Residents can enjoy the natural resources and green space of the township. 
1.5.1  Air, water and soil meet or exceed Michigan’s quality standards. 
1.5.2  People have optimum access to and enjoy a clean Chippewa River through 

intergovernmental efforts. 
1.5.3  Natural corridors optimized for enhanced commercial and residential districts. 
1.5.4 Increase us of alternative forms of energy within Township facilities and 

operations. 
 
1.6. Commercial establishments, including new, innovative, and traditional, are drawn to Union 
 Township through commerce –friendly economic development policies. 

1.6.1  Controlled establishment of potentially undesirable businesses. 
1.6.2 Create a purchasing policy that includes mechanism to encourage local purchase of 

goods and services within reasonable cost limits 
1.6.3 Create mechanism to increase dialogue with business community to ensure quality 

services are provided 
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