
 
 

Planning Commission 
Regular Meeting  

May 16, 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 

-April 18, 2023 Regular Meeting 

6. CORRESPONDENCE / BOARD REPORTS / PRESENTATIONS 
A. Thering updates from Board of Trustees 
B. Buckley updates from ZBA 
C. Global Ends – 2022 Outcomes Report 

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

8. NEW BUSINESS 
A. PRESPR 23-01 Preliminary Site Plan Isabella County Road Commission - Salt 

Storage Facility, 2100 E. Transportation Dr. 
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) 
 

9. OTHER BUSINESS 
A. Master Plan Update – Next Steps and Priorities 

a. Introduction by staff 
b. Planning Commission 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 April 18, 
2023, at 7:00 p.m. at the Union Township Hall. 
 
Meeting was called to order at 7:00 p.m. 
 
Roll Call 
Present:  
Buckley, Gross, LaBelle, Lapp, McDonald, Squattrito, and Thering  
Excused: 
Albrecht and Shingles 
 
Others Present 
Rodney Nanney, Community and Economic Development Director; Peter Gallinat, Zoning 
Administrator; Tera Green, Administrative Assistant 
 
Approval of Agenda 
Gross moved McDonald supported to approve the agenda as presented. Vote: Ayes: 7. Nays: 0. 
Motion Carried 
 
Approval of Minutes 
Lapp moved Gross supported to approve the regular meeting minutes from March 21, 2023 as 
presented. Vote: Ayes: 7.  Nays: 0.  Motion carried. 
 
Correspondence / Reports/ Presentations 

A. Board of Trustees updates by Thering – no updates were given.  
B. ZBA updates by Buckley – There was no meeting in April, the next meeting is scheduled 

for May 3rd. 
 

Public Comment  
Open 7:06 p.m.  
No comments were offered. 
Closed 7:06 p.m. 
 
New Business 

A. PMINORSPR23-03 Request for Temporary Relief from Sidewalk Construction and Minor 
Site Plan approval – Garber Contracting Office Expansion, 2144 Independence Drive 

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) 
 
Nanney introduced the PMINORSPR23-03 Request for Temporary Relief from Sidewalk 
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Construction and Minor Site Plan approval from Garber Contracting located at 2144 Independence 
Drive. Typically, minor site plans are reviewed administratively where the Zoning Administrator has 
authority to take final action. However, this project includes a request for temporary relief from 
sidewalk and pathways construction that can only be granted by the Planning Commission. Staff is 
recommending that the Planning Commission take action on the request for temporary relief from 
construction of the new sidewalk along the Independence Drive frontage. Following, the Zoning 
Administrator will take action on the associated minor site plan application. 
 
Deliberation by the Commissioners. 
 
Lapp moved Gross supported to approve the temporary relief from sidewalk construction as 
requested on the PMINORSPR23-03 minor site plan dated April 4, 2023, finding that the location of 
the proposed office addition to the existing contractor office and warehouse building at 2144 
Independence Drive in the I-1 (Light Industrial) zoning district is consistent with the established 
Township policy for granting such relief.  Roll Call Vote: Ayes: Buckley, Gross, Labelle, Lapp, 
McDonald, Squattrito, and Thering. Nays: 0. Motion Carried. 

 
B. Master Plan Update  

a. Introduction by Staff 
b. Planning Commission discussion of initial steps for the update 
c. Planning Commission discussion of the tentative scope of the update 

 
Nanney gave updates to the progress of the Master Plan and the next steps in the process.  
 
The commissioners discussed the organization for potential priority areas and provided 
feedback to staff.  With the addition of noting the Parks and Recreation Plan update, there was 
general consensus for the following list of priority areas for the updated Master Plan: 
 

1. Introduction 
2. Global Ends (general statements of desired outcomes) 
3. Future Land Use and Growth Management Strategies 
4. Plan for Economic Development  

a. Industrial and Employment Center Plan 
b. Commercial Development Plan 
c. Bluegrass Center Area Plan 
d. East/West DDA District Plans (reference to adopted Development Plans) 

5. Plan for Housing 
6. Plan for Agricultural and Preservation of Rural Character 
7. Plan for Natural Resources and the Environment 
8. Plan for Energy  
9. Community Facilities and Infrastructure Plan 
10. Transportation Plan 

a. Plan for Roads and Streets 
b. Plan for Non-motorized Transportation (including sidewalks and pathways) 

11. Zoning Plan 
12. Preparation of a separate data book of existing conditions 
13. Completion of the separate Parks and Recreation Master Plan update 

 
004



 

Extended Public Comments 
Open: 7:45 p.m. 
Tera Green, Union Township Administrative Assistant, introduced the Care Store donation drive 
that is running through May 5th and invited the Commissioners and public to donate. 
Closed 7:47 p.m. 
 
Final Board Comment 
Squattrito – Inquired on the May agenda 
 
Adjournment – Chairman Squattrito adjourned the meeting at 7:47 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 - 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

Vacant
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Board Expiration Dates

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

2 Thomas Kequom 4/14/2027
3 James Zalud 4/14/2027
4 Richard Barz 2/13/2025
5 Robert Bacon 1/13/2027
6 Marty Figg 6/22/2026
7 Sarvjit Chowdhary 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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Community and Economic Development Department  
 

Global Ends 2022 Accomplishment Report 
 
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.  Community well-being and the common good 

• Community and Economic Development Department staff participated in various 
professional training events covering a variety of procedural and technical topics 
throughout the year to stay up-to-date related to specific areas of expertise. 

• The appointed members of the Planning Commission and Zoning Board of Appeals are 
regularly notified of and encouraged by staff to participate in training opportunities 
related to their responsibilities. 

• The Community and Economic Development Director led a brief weekly departmental 
staff gathering to coordinate activities, ask questions, address issues of concern, and 
plan ahead.  The Director also meets regularly in a one-on-one format with 
departmental staff members. 

• The Community and Economic Development Director worked in conjunction with the 
Township Attorney and representatives from DTE Energy to prepare an updated DTE 
Energy Company Gas Franchise Ordinance, which renewed their franchise agreement 
with the Township to provide these services for another 30 years.  Ordinance No. 22-05 
was adopted by the Board of Trustees on September 28, 2022.   

• The Township Hall administrative staff organized several special events for staff, 
including a holiday gathering, to help make the Township an even more cohesive 
workplace, which benefits all who interact with any staff member.  
 

1. 1 Residents engage in a vibrant community life. 
• The Community and Economic Development Director met periodically with the Mt. 

Pleasant City Planner to discuss community planning-related issues of mutual interest. 
 
1.1.1 All demographics within the township can feel welcomed, feel belonging, and engage 
with the community. 

• The Community and Economic Development Department staff are continually focused 
on the desired outcome of creating   the best possible customer service experience for 
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our residents, building contractors, landlords, tenants, and all others who interact with 
any member of our departmental team. 

• The Economic Development Authority (EDA) Board provided financial support and the 
Community and Economic Development Director prepared a letter of intent for grant 
funding from the Convention and Visitors Bureau to support the establishment of a 
dedicated crew car courtesy vehicle at the Mt. Pleasant Municipal Airport in the 
Township to expand the ability of flight crews on layover to access local businesses. 

 
1.1.1.1 A welcoming atmosphere, promoting tolerance and inclusion of all cultures, 
orientations and economic status. 

• The Community and Economic Development Department does not discriminate based 
on race, wealth, knowledge or ability, and we strive to work through language and 
cultural barriers.  Everyone is treated with respect and professionalism.   

 
1.1.1.2 Fair and nondiscriminatory code enforcement 

• The Community and Economic Development Department staff provides for consistent 
building, property maintenance, and rental housing code enforcement by utilizing 
inspection checklists, with documentation of inspection results recorded in the BS&A 
Building Module application to allow for quick reference. 

• When a resident or property owner is found in violation of a Zoning Ordinance 
requirement, the Zoning Administrator sends a letter to inform them of the violation 
and potential penalties, provide direction for corrective action, and establish a 
reasonable time period for completion.  In the event of a failure to make necessary 
corrections, follow up enforcement actions are taken until the violation is resolved. 

 
1.1.1.3 Residents take pride in their community, understand its past and engage in its future. 

• The Community and Economic Development Director oversees the work of department 
staff and contractors to implement and maintain the East Downtown Development 
Authority Board-funded displays of banners, flowers, and holiday decorations along the 
E. Pickard Rd. corridor, along with grass-cutting, weed control, tree-trimming, and 
irrigation services that together establish a distinct visual character for this business 
district which is attractive for residents, welcoming to visitors, and supportive of local 
business investment and growth. 

 
1.1.2 Residents look to the township as a key information source for community activities, 
services and resources in the region. 

• The Community and Economic Development Department staff promptly responds to all 
questions from residents, business owners, landlords, tenants, and others about the 
building code, Zoning Ordinance, rental inspection program, and ordinance enforcement 
issues in the Township. 

o Department staff responded to 22 Freedom of Information Act (FOIA) 
requests for building and zoning-related parcel and permit information. 
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• The Community and Economic Development Department staff and Tera Green, 
Administrative Assistant, regularly update the Township’s website to keep the planning, 
zoning, building, community information, and economic development content current.   

o The Township’s website is also regularly updated with announcements and 
hearing notices. 

o The schedules and meeting packets for all regular Economic Development 
Authority (EDA) Board, Planning Commission, and Zoning Board of Appeals 
meetings were posted online to allow for public notice and review of 
meeting agendas and application materials well ahead of their meetings. 

• The Finance Director and Community and Economic Development Director prepared 
and posted the Economic Development Authority (EDA) annual report on the updated 
EDA page of the Township’s website, filed the required financial reports with the 
Michigan Department of Treasury, and participated with the EDA Board in two (2) 
special EDA informational meetings required by Public Act 57 of 2018 to inform the 
public of accomplishments, current contracts, and planned improvement projects in the 
DDA Districts. 

• Community and Economic Development Department staff continued to expand the 
scope of digitized files in the BS&A Building Module software to improve accessibility 
and availability of the information for staff and the public.  

 
1.1.2.1 Create more frequent opportunities for citizen/Board dialogue 
 
2.  Prosperity through economic diversity, cultural diversity, and social diversity 

• The Planning Commission considered and took action on three (3) special land use 
applications, five (5) rezoning applications or text amendments, and 15 site plan 
applications during 2022. 

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

• The Community and Economic Development Director worked in conjunction with the 
Finance Director and Township Assessor to provide oversight of the Township’s 
payment in lieu of taxes (PILOT) program to support affordable housing options for low-
income residents. 

 
1.2.1 Diverse and special communities are attracted by the community’s creative and 
innovative spirit and high quality of life. 

• The Community and Economic Development Director served as a member and the 
elected Chair of the Mt. Pleasant Airport’s Joint Operations and Management Board, 
with a focus on working together with the City of Mt. Pleasant, the Saginaw Chippewa 
Indian Tribe, Isabella County, and the Middle Michigan Development Corporation 
representatives to identify and implement innovative ideas to increase corporate 
aircraft traffic and to promote airport growth as a regional resource to attract new 
airport-oriented businesses, business owners, and residents. 
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3.  Safety 
 
1.3 All residents may enjoy a safe environment including: 
 
1.3.1 Safe, accessible routes for pedestrians, bicyclists, and motorized vehicles. 

• Winter maintenance (snowplowing) of the Economic Development Authority Board’s 
network of public sidewalks along E. Pickard Rd. and S. Isabella Rd. in the East DDA 
District and along portions of E. Remus Rd. and S. Lincoln Rd. in the West DDA District 
ensures year-round accessibility for pedestrians and bicyclists seeking to access 
businesses in these areas. 

• Approximately 6,200 feet of new public sidewalks were constructed in the West 
Downtown Development Authority District along E. Remus Rd. and S. Lincoln Rd.  
Approximately 1,150 feet of additional public sidewalks and sidewalk connections were 
constructed as part of development projects subject to site plan approval in 2022.  Since 
2019, a total of 11,900 linear feet (over 2.25 miles) of new sidewalk have been added in 
the Township. 

 

 
 

• The Community and Economic Development Director worked in a collaborative manner 
with the City Planner and Michigan Department of Transportation (MDOT) officials 
during the planning process for the 2023-2024 reconstruction of E. Pickard Rd. (M-20) to 
emphasize key policy preferences of the Township to protect and enhance safe routes 
for pedestrians and bicyclists and to ensure that the public sidewalks are kept open to 
the maximum extent possible during the road reconstruction project. 
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• Ongoing maintenance and repair of the Economic Development Authority Board’s 
streetlighting system, benches, and other streetscape improvements ensure that the 
Township’s investments into these public improvements are protected and functional 
for residents and visitors. 

 
1.3.2 Code enforcement to original specifications for commercial, industrial, and residential 
properties. 

• The Community and Economic Development Department’s enforcement efforts help to 
ensure that all applicable code and ordinance requirements are satisfied and public 
safety is protected.   

• The Building Official issued 277 building permits and 76 certificates of occupancy, 
completed 23 plan reviews, and conducted 455 inspections during 2022, for a total 
construction value of $9,821,437. 
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• The Rental Inspector conducted site visits with inspections and follow up as needed for 

all 3,960 rental unit spaces in Township hotels, apartment buildings, townhouses, 
duplexes, and single-family rentals during 2022.  The Rental Inspector engaged the 
landlord/tenant community in a cooperative effort to successfully complete the annual 
inspection cycle with limited issues.  

• During the course of his work in 2022, the Rental Inspector observed multiple issues of 
concern (high weeds, construction without permits, and other potential ordinance 
violations), which were referred to the appropriate Township departments for further 
review and action as needed. 

• The Zoning Administrator issued a total of 61 zoning approval actions in 2022, including 
sign permits, yard sale permits, zoning approval letters for building permits, and 
administrative site plan approvals. 

• The Zoning Administrator investigated complaints and responded to violations of 
Township ordinances on 38 separate sites in the Township in 2022, and also issued nine 
(9) notices of excessively tall grass in violation of the Noxious Weeds Ordinance. 

• The Zoning Administrator typically is able to work with residents and/or property 
owners to successfully resolve ordinance violations within 30 to 90 calendar days.  
However, some do take longer:  In 2022, we closed the books on a violation involving 
Green Scene Landscaping and unlawful grading/fill and dumping of surfacewater 
drainage on to an adjoining residential lot that required an investment of a substantial 
amount of staff time over more than two years to bring to a successful conclusion. 
 

 
 

• The Community and Economic Development Department staff worked together in 
collaboration with outside agencies with jurisdiction to provide effective code and 
ordinance enforcement.  These other agencies include the Mt. Pleasant Fire 
Department, the Isabella County Drain Commissioner’s Office, and the County’s 
plumbing, mechanical, and electrical inspectors. 
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1.3.3 Safety in parks and township property. 
• Each month the Township Hall exit and emergency lights were tested for function and 

repaired or replaced as needed to maintain full operation. 
• All of the Township Hall’s smoke/carbon monoxide detectors were inspected in 2022. 

 
1.3.4 Safe, well maintained roads 

• The Community and Economic Development Director worked in a collaborative manner 
with the City Planner and Michigan Department of Transportation (MDOT) officials 
during the planning process for the 2023-2024 reconstruction of E. Pickard Rd. (M-20) to 
emphasize key policy preferences of the Township for safe roads, including proper road 
design to provide proper cues to motorists related to speed of traffic. 

 
1.3.4.1 Create bike lanes and cross walks on roads 

• Township administration worked in a collaborative manner with Isabella County Road 
Commission officials and the Township’s Economic Development Authority (EDA) Board  
during the planning process for reconstruction of the E. Broomfield Rd. and S. Lincoln 
Rd. intersection to provide for inclusion of paved shoulders in the project scope (which 
can also serve to better separate motorists from bicyclists or pedestrians), and to 
extend the project to also include reconstruction of E. Broomfield Rd. eastward to near 
Crawford Rd.  Paved shoulders were constructed along approximately 1.3 miles of 
reconstructed roads as part of this project. 

 
1.3.5 Safe and secure schools through intergovernmental efforts 

• Township administration worked in a collaborative manner with officials from the 
Isabella County Road Commission and Renaissance Charter Academy at 2797 S. Isabella 
Rd. to add school zone warning signage to expand awareness among motorists of the 
need to slow down and proceed with greater caution along this portion of S. Isabella Rd. 
during peak drop-off and pick-up periods. 

 
4.  Health 

• The Economic Development Authority (EDA) Board utilized services provided by local 
Mid-Michigan Industries (MMI) to remove trash and clean-up the public sidewalks and 
seating areas along the E. Pickard Rd. corridor in the East DDA District.  
 

1.4 Residents of all ages shall have access to facilities that enable an active, healthy lifestyle. 
• Phase 2 of the Jameson Park site improvements were completed, which included new 

public sidewalks and expanded barrier-free accessibility. 
• The Public Services Department and Community and Economic Development 

Department staff worked together to support the use of McDonald Park ballfields for 
the 2022 season of Little League, Mt. Pleasant Area Softball League, and Pony League 
practices and games between April and July, and to support the state Little League 
Tournament games held in McDonald Park in 2022. 
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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. 

• The Community and Economic Development Department verifies that accessibility rules 
are followed to make sure all people can enjoy and access the community regardless of 
mobility or disability issues.  We also ensure construction of new structures or 
alterations to existing structures are barrier free accessible. 

• The Community and Economic Development Department staff continued to work to 
plan for and implement the Township’s established sidewalk policies. 
 

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 

• The Township purchased a new outdoor fitness court facility to be installed in McDonald 
Park in 2023. 

 
5.  Natural environment 

• The Township’s Zoning Ordinance No. 20-06 includes robust protections for natural 
features, agricultural area, and the environment as new development takes place in 
areas of the Township that are planned for development in the Master Plan.  
 

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. 

• The Community and Economic Development Department monitors new and existing 
building construction and verifies prior to the commencement of construction work that 
soil erosion protection measures (subject to county permit approval) have been 
properly employed to stop dirt and sediment from leaving the job site.  This helps to 
protect our natural waterways from contaminants and sedimentation. 
 

1.5.2 People have optimum access to and enjoy a clean Chippewa River through 
intergovernmental efforts. 

• The Community and Economic Development Director attended meetings of an 
intergovernmental committee working on developing a plan for improving water quality 
in the Chippewa River watershed. 

 
1.5.3 Natural corridors optimized for enhanced commercial and residential districts. 
 
1.5.4 Increase use of alternative forms of energy within Township facilities and operations. 
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6.  Commerce 
 
1.6. Commercial establishments, including new, innovative and traditional, are drawn to 
Union Township through commerce–friendly economic development policies. 

• The Community and Economic Development Department staff performs building plan 
reviews and process permit applications in a timely manner to ensure compliance with 
state building codes and Township ordinances, to review and address any deficiencies or 
issues, and to minimize re-design during the construction process.   

• The Community and Economic Development Department staff is always willing to 
consider alternative and innovative solutions to common and uncommon problems that 
arise during the construction process, without compromising code requirements. 

• Ongoing maintenance and repair of the Economic Development Authority’s streetlight 
decorations, irrigation systems, flowers, banners, mowing of the lawn areas within the 
E. Pickard Rd. (M-20) right-of-way, and other public improvements within the DDA 
districts ensure that the Township’s investments are protected and offer the maximum 
economic benefit for local businesses and potential investors. 

• The Community and Economic Development Director met with and maintained 
communication throughout the year with leadership and staff from the Middle Michigan 
Development Corporation, Convention and Visitors Bureau, and Chamber of Commerce 
to expand the Township’s influence in the area of local economic development. 

• The Community and Economic Development Director met or communicated with the 
owners or management of various businesses in the Township in 2022, with a focus on 
businesses in the DDA Districts. 

• Township staff held numerous in-person and electronic meetings via telephone and 
Zoom with local business representatives, developers, and prospective investors to 
discuss potential development projects in the Township. 

• Community and Economic Development Department staff and the Planning Commission 
developed a second set of “punch list” amendments to the Zoning Ordinance No. 20-06, 
which were adopted by the Board of Trustees on February 8, 2023.  The following 
changes were designed to expand the scope of the Township’s commerce-friendly 
regulatory environment under the Zoning Ordinance adopted in 2020: 
o Expanded options for indoor and outdoor commercial recreation facilities, bakeries 

(retail and wholesale), and printing, copying, and bookbinding operations. 
o Further expanded options for developers to use the Planned Unit Development 

(PUD) option to facilitate innovative development projects that would be of benefit 
to the intended customers and the Township as a whole.   

 
1.6.1 Controlled establishment of potentially undesirable businesses. 

• The Community and Economic Development Department monitors and controls what 
type of construction takes place in full compliance with all applicable state building 
codes and Township ordinance requirements for the site.    
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1.6.2 Create a purchasing policy that includes mechanism to encourage local purchase of 
goods and services within reasonable cost limits 

• Economic Development Authority (EDA) Board members noted the importance of 
encouraging local purchase of services in their review of bids.  This was referenced as 
part of their decision-making criteria as they selected contractors headquartered in the 
Township for demolition and sidewalk construction projects in the DDA Districts in 2022.    

 
1.6.3 Create mechanism to increase dialogue with business community to ensure quality 
services are provided 

• The Community and Economic Development Director and Zoning Administrator 
regularly host and participate in informal “pre-application” meetings with business 
owners, developers, and contractors seeking more information or answers to questions 
about options for potential development projects in the Township.  These meetings are 
held both in-person and remotely via Zoom as needed for the convenience of the 
participants.  The following is a summary of the number of pre-scheduled meetings of 
this type that the Community and Economic Development Director attended each year 
during 2020, 2021, and 2022.  The chart does not include additional meetings attended 
only by the Zoning Administrator or unscheduled walk-in meetings. 
 

 
2020 2021 2022

32

50 48
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PRE-APPLICATION MEETINGS
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DESCRIPTIONS:

PARCEL 1
Part of the Southwest One-quarter of the Southwest One-quarter of Section 16, T14N, R4W, Union
Township, Isabella County, Michigan, described as beginning at a point on the West line of said Section
16 which is N. 00°08'43" W., along said West Section line, 757.60 feet from the Southwest Corner of said
Section 16; thence continuing N. 00°08'43" W., along said West Section line, 83.00 feet; thence
N. 89°51'34" E., 397.82 feet; thence N. 86°54'01" E., 575.95 feet; thence N. 03°05'59" W., 42.87 feet;
thence N. 86°54'01" E., 76.00 feet; thence S. 00°04'06" E., 42.93 feet; thence S. 00°08'43" E., 83.07 feet;
thence S. 86°54'01" W., 648.31 feet; thence S. 89°51'34" W., 399.19 feet to the Point of Beginning.
Containing 2.07 acres more or less and commonly know as Transportation Drive.

PARCEL 2
Part of the Southwest One-quarter of the Southwest One-quarter of Section 16, T14N, R4W, Union
Township, Isabella County, Michigan, described as commencing at the Southwest Corner of said Section
16; thence N. 00°08'43" W, along the West line of said Section 16, 1325.40 feet to the South One-eighth
line of said Section 16; thence N. 89°04'35" E, along said South One-eighth line, 697.94 feet to the true
POINT OF BEGINNING; thence continuing N. 89°04'35" E., along said South One-eighth line, 349.42
feet; thence S. 00°04'06" E, 422.64 feet to the Northerly line of Transportation Drive; thence along said
Northerly line of Transportation Drive on the following three courses: S. 86°54'01" W, 76.00 feet and
S. 03°05'59" E, 42.87 feet and S. 86°54'01" W, 275.50 feet; thence N. 00°08'43" W, parallel with said
West Section line, 478.83 feet to the point of beginning.  Containing 3.71 acres more or less.  Subject to
easements, right of  ways, restrictions and reservations whether used, implied or of record.

PARCEL 3
Part of the Southwest One-quarter of the Southwest One-quarter of Section 16, T14N, R4W, Union
Township, Isabella County, Michigan, described as commencing at the Southwest Corner of said Section
16; thence N. 00°08'43" W, along the West line of said Section 16, 1325.40 feet to the South One-eighth
line of said Section 16; thence N. 89°04'35" E., along said South One-eighth line, 1047.36 feet to the true
POINT OF BEGINNING: thence continuing N. 89°04'35" E., along said South One-eighth line, 275.57
feet to the West One-eighth line of said Section 16; thence S. 00°04'55" E., along said South One-eighth
line, 538.42 feet; thence S. 86°57'13" W., 275.93 feet; thence N. 00°08'43" W., along the Easterly line of
Transportation Drive, 83.07 feet; thence continuing along said Easterly line of Transportation Drive,
N. 00°04'06" W., 42.93 feet; thence N. 00°04'06" W., 422.64 feet to the point of beginning.  Containing
3.44 acres more or less.  Subject to easements, right of  ways, restrictions and reservations whether
used, implied or of record.
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Part of the Southwest One-quarter of the Southwest One-quarter of Section 16, T14N, R4W, Union Township, Isabella
County, Michigan, described as commencing at the Southwest Corner of said Section 16; thence N. 00°08'43" W,
along the West line of said Section 16, 1325.40 feet to the South One-eighth line of said Section 16; thence
N. 89°04'35" E., along said South One-eighth line, 1047.36 feet to the true POINT OF BEGINNING: thence continuing
N. 89°04'35" E., along said South One-eighth line, 275.57 feet to the West One-eighth line of said Section 16; thence
S. 00°04'55" E., along said South One-eighth line, 538.42 feet; thence S. 86°57'13" W., 275.93 feet; thence
N. 00°08'43" W., along the Easterly line of Transportation Drive, 83.07 feet; thence continuing along said Easterly line
of Transportation Drive, N. 00°04'06" W., 42.93 feet; thence N. 00°04'06" W., 422.64 feet to the point of beginning.
Containing 3.44 acres more or less.  Subject to easements, right of  ways, restrictions and reservations whether used,
implied or of record.

TRANSPORTATION DRIVE
MT. PLEASANT, MI 48858

NO KNOWN STREET NUMBER ASSIGNED

Know what's below.Call before you dig.R

1-800-482-7171 or 811

ZONING REQUIREMENTS

PROPERTY DESCRIPTION

FOR THE PROTECTION OF UNDERGROUND UTILITIES AND IN
CONFORMANCE WITH PUBLIC ACT 174 OF 2013, THE CONTRACTOR SHALL
CONTACT MISS DIG SYSTEM, INC. BY PHONE AT 811 OR 800-482-7171 OR
VIA THE WEB AT EITHER ELOCATE.MISSDIG.ORG FOR SINGLE ADDRESS OR
RTE.MISSDIG.ORG, A MINIMUM OF 3 BUSINESS DAYS PRIOR TO
EXCAVATING, EXCLUDING WEEKENDS AND HOLIDAYS.

MISS DIG/UNDERGROUND UTILITY NOTIFICATION

1.  SHOWN UNDERGROUND UTILITY LOCATIONS REFLECT
INFORMATION COLLECTED FROM UTILITY OWNERS AND VISIBLE
MARKERS FOUND AT THE TIME OF SURVEY.  SHOWN LOCATIONS
ARE NOT INTENDED TO BE EXACT AND CONTRACTORS MUST
VERIFY LOCATIONS OF ALL UTILITIES PRIOR TO EXCAVATION.

NOTES

NO SCALE
LOCATION MAP

PROPERTY ADDRESS

NONE

ZONED: R-2A

Lot Standards         One Family    Two Family
Minimum Lot Width (ft.) (e) : 100 120
Minimum Lot Area (sq. ft.) (e) : 14,000 17,000
Minimum Dwelling Unit Width (ft.): 30 30
Minimum Floor Area Per Unit (sq. ft.): 600 750
Maximum Building Height (ft.): 35 35
Maximum Lot Coverage 40% 40%
Municipal Sewer Required: No  No

Minimum Setbacks (ft.)
Front Yard (g) : 35
Side Yard (one) (c) : 10
Side Yard (total of two): 20
Rear Yard: 35

Applicable Footnotes"
c. Side yards facing a street shall comply with front yard setback requirements.
e. The minimum lot width and lot area for lots having municipal sewer may be
    reduced to the following requirements:

1. One-Family Unit
Lot Width: 80 feet
Lot Area: 12,000 square feet

2. Two-Family Unit
Lot Width: 100 feet
Lot Area: 15,000 square feet

g.  The front yard setback along the following roads shall be fifty (50) feet if the right-of-way width is sixty-six
(66) feet or less. Portions of roads shall be automatically removed from the list of either if the following
conditions are met:

1.  The total right-of-way is increased to one hundred (100) feet or more.
2.  The right-of-way on one side of the road is increased to fifty (50) feet or more, in which case that

side of the road shall be removed from the list.
• Lincoln Road, from Pickard Road to Broomfield Road.
• That portion of Bradley Street in the Township, from Remus Road north to the City boundary.
• That portion of Crawford Road in the Township, from Millbrook Road to the City boundary.
• Isabella Road, from the US-27 Overpass to its termination at Business 27.
• Pickard Road, from Lincoln Road to Bamber Road (Bradley Street).
• Broadway Street Extension, from the City boundary to Lincoln Road.
• Broomfield Road, from Lincoln Road to the US-27 overpass.
• Bluegrass Road, from Isabella Road to Mission Road.
• Deerfield Road, from Meridian Road to Mission Road.
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PRELIMINARY SITE PLAN REPORT 

TO: Planning Commission DATE: May 10, 2023 

FROM: Peter Gallinat Zoning Administrator ZONING: R-2A, Low Density Residential  
District  

PROJECT: PRESPR23-01 Preliminary Site Plan approval– Isabella County Road Commission 
construction of buildings related to salt storage.  

PARCEL(S): PID 14-016-30-002-11 

OWNER(S): Isabella County Road Commission.   

LOCATION: Approximately 7.86 acres (Approximately 3.44 acres once split) located at 2100 
E. Transportation Drive. and 5598 S in the SW 1/4 of Section 16. 

EXISTING USE: Vacant property. Stockpile. ADJACENT ZONING: B-5, R-3A, R-2A  

FUTURE LAND USE DESIGNATION: Residential: After agriculture, this category is the township’s 
predominant land use, and is meant to promote single-family homes on a variety of lot sizes. 
With new development, subdivision design should protect open space and natural features and 
limit single driveways onto corridors. 

ACTION:  To review and take action on the PRESPR23-01 preliminary site plan dated 3/21/2023 
for expansion of the essential service facilities of the Isabella County Road Commission to 
include development of two (2) new 10,882 square-foot road-salt storage buildings and a new 
2,400 square-foot pole-barn building for related storage at 2100 E. Transportation Drive in the 
SW 1/4 of Section 16 and in the R-2A (Low Density Residential) 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 Isabella County Road Commission was approved in 2019 to rebuild their current site on E. 
Remus Road for new facilities.  The Road Commission owns property zoned R-2A (Low Density 
Residential) District located at 2100 E. Transportation Dr.  The Commission also owns the 
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adjacent lot to the west (PID 14-016-30-002-11), which is zoned R-3A (Multi-Family Residential) 
District.   

In the recent past the Road Commission has built up a berm on the property zoned R-3A to 
decrease the visibility of any road commission activity from residential of West Union 
Condominiums.  There are no current plans to develop the property zoned R-3A so that it can 
continue to be a buffer between the ICRC operations and residents of West Union 
Condominiums.   

The eastern end of Transportation Dr has been abandoned by the ICRC.  The plan calls for the 
splitting of the R-2A parcel from Transportation Drive, and for constructing a new “T” turnaround 
at the eastern end of the Transportation Dr. right-of-way.   

The parcel zoned R-2A is currently used for stockpiling.  This development would remove the 
need for any outdoor stockpiling of materials used by the Road Commission.  

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).  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).  There are no parking spaces 
provided for the project.  The following parking-related details will need to be addressed 
by the applicant on the final site plan: 

 Add a floor plan layout of the pole building with dimensions and interior use areas 
labeled to demonstrate if there is any space for employees to occupy.   

 Add at least one (1) parking space for the maximum number of employees stationed 
on-site in the pole building.  For example, if there is one office location for a maximum 
of two employees, than a minimum of 2 parking spaces will need to be provided.  

4. Section 7.10 (Sidewalks and Pathways).  The plan calls for the property to be split from 
the connected Transportation Drive portion of the parcel.  The eastern end of the 
Transportation Drive has been abandoned.  The end of Transportation drive will become 
a “T” turn-around. There is no requirement for sidewalks for this project. CONFORMS 

5. Section 7.14 (Trash Removal and Collection). There is no dumpster shown on the site for 
this project.  This project is intended for storage. Staff would suggest that the applicant 
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consider showing a dumpster meeting the standards of the Zoning Ordinance on the final 
site plan, along with a note indicating it is for future use if there is a need.  CONFORMS 

6. Section 6.24 (Building Height).  The building height as defined on page 2-6 of the Zoning 
Ordinance does not clearly identify the correct way to determine the height of a building 
with a roof that is curved or dome-like.  The maximum height for any building in an R-2A 
zoned district is 35.0 feet.   

The height of a flat roofed building is measured from grade level to the top of the roof.  
Height for other rooflines [such as a gable roof or gambrel (“barn”) roof] is measured as 
an average height consisting of the height of the sidewall plus half the vertical distance 
from the top of the wall to the peak of the roof.  The top of the dome is 45 feet in height 
with sidewall heights of either 8.0 feet or 16.0 feet in height depending on the point at 
which the measurement is taken (see sheet C12). 

As proposed, the pole building fully conforms to the R-2A District height requirements.  
However, the salt storage buildings have a short sidewall and a domed roofline that 
reaches a height of 45.0 feet.  As viewed from adjacent lots, this design and height will 
have a significant visual impact. 

As part of your review of the preliminary site plan, the Planning Commission will need to 
make a determination and administrative interpretation to determine whether the 
proposed salt storage buildings conform to the height standards of the zoning district or 
would require some action by the applicant to conform.  Below are some options for the 
Planning Commission to consider regarding building height: 

(a) If measured like a flat roof the height would be 45 feet.  In this case, the Planning 
Commission would need to take action to reject the preliminary site plan due to 
the height violation, which would give the applicant the option to seek a variance 
from the Zoning Board of Appeals or to seek a rezoning of the lot [see (c) below].  

(b) The formula for a gable or gambrel roof is the mean average height between the 
ridge and the eave. The ridge in this case would be 45 feet at the top.  The eave is 
not as simple to define.  Typically, a sidewall ends at the eve and gives a defined 
height of where the eave is.  In this case the only wall is an eight (8) foot-high block 
wall that the dome roof is designed to rest on.  If the numbers of eight (8) feet for 
the eave and 45-feet for the ridge are used, the mean average of the two is 26.5 
feet in height, which would conform to the R-2A zoning district requirement.  

The applicant has suggested under this same interpretation that the eave height 
could begin at 16 feet due to where the structure begins to curve.  This would 
mean that the height is 30.5 feet, which would also conform to the R-2A zoning 
district requirement.   

(c) If the lot were rezoned to B-5 consistent with the zoning of the adjacent Road 
Commission facility (but not consistent with the Master Plan’s Residential future 
land use designation), then the maximum allowable height would increase to 45 
feet. 
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Looking Ahead to the Final Site Plan 

7. Section 10 (Landscaping and Screening).  The applicant has not provided any landscaping 
plan on the parcel zoned R-2A but has shown proposed six (6) foot-tall spruce trees on 
the neighboring property zoned R-3A.  There is limited space on the western side of the 
subject lot for any landscaping.  Placing the landscaping on the neighboring property will 
suffice in providing a further buffer from ICRC operations from the residents of West 
Union Condominiums.  There is also limited land for screening improvements outside of 
an existing sewer main easement area adjacent to the rear of the Mt. Pleasant Middle 
School property in the City of Mt. Pleasant.  However, screening improvements will be 
required along this side of the lot as part of the final site plan.  We recommend that the 
applicant work with the school district to identify the best possible solution for all 
concerned, and to include those improvements on the final site plan for the project (also 
see notes below). 

Some existing trees and brush are planned to be removed from the north end of the 
property, with the remaining vegetation planned to be used to meet part of the screening 
requirements of the Zoning Ordinance.  As part of satisfying the applicable landscaping 
and screening requirements in Section 10 of the Zoning Ordinance, the following priorities 
should be addressed by the applicant on the final site plan: 

 Details of the species, size, height, and density of existing vegetation to remain along 
the north lot boundary will need to be added to the final site plan to demonstrate that 
it satisfies part of the screening requirements for the site. 

 Add details for necessary additional trees to fill in any gaps in screening along the 
north lot boundary. 

 A solid (opaque) six (6) foot high fence and/or tree plantings will need to be added 
along the east side of the lot to screen from the existing school, unless the Planning 
Commission accepts an alternative set of screening improvements endorsed by the 
school district (provide documentation of that endorsement with the final plan).   

8. Section 8.2 (Exterior Lighting).  The plan provides a photometric plan on sheet C-13.  The 
proposed wall pack lights are down-shielded as required.  Specifications for the lights are 
also printed on sheet C-13.  The foot-candle levels are below the maximum allowable level 
of 10-foot-candles.  CONFORMS 

9. 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 approvals are needed from the Mt. Pleasant Fire 
Department, the Township Engineer (Gourdie-Fraser) for stormwater management, Isabella 
County Transportation Commission, and the Township Public Services Department for water 
and sewer utilities approval.  Since this application has been submitted by the Isabella County 
Road Commission, we do not need a separate review from that agency.  Currently, the 
Township has received approval only from the Isabella County Transportation Commission. 
CAN CONFORM 

053



5 | P a g e  

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 domed roofline and 45.0-foot height of the proposed salt storage buildings will have a 

significant visual impact as viewed from adjacent lots. 
 The Planning Commission will need to make a determination and administrative 

interpretation to determine whether the proposed buildings conform to the height standards 
of the zoning district or would require some action by the applicant to conform.   

 With the exception of the question of interpretation related to the proposed height of the 
domed salt storage buildings and some details that can be addressed on the final site plan, 
the application substantially conforms to Section 14.2.P. (Required Site Plan Information) and 
Section 14.2.S. (Standards for Site Plan Approval).  

 Approval of an application for the proposed land division and combination by the Township 
Assessor will be required prior to issuance of a building permit for the project. 

Recommendations 
Based on the above findings, I recommend approval of the PRESPR23-01 preliminary site plan 
application, subject to approval of a land division/combination application and a Planning 
Commission determination and administrative interpretation that the salt storage buildings do 
conform to the R-2A zoning district’s mean average height requirements using the gable/gambrel 
height measurement formula.   

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:  PRESPR 23-01 Preliminary Site Plan Application for Isabella 
County Road Commission – Salt Storage Facilities, 2100 E. Transportation Dr. 

 

MOTION TO APPROVE THE PRELIMINARY SITE PLAN:   

Motion by _________________________, supported by _________________________, to 
approve the PRESPR23-01 preliminary site plan dated March 21, 2023 for expansion of the 
essential service facilities of the Isabella County Road Commission to include development of two 
(2) new 10,882 square-foot road-salt storage buildings and a new 2,400 square-foot pole-barn 
building for related storage at 2100 E. Transportation Drive in the southwest quarter of Section 
16 and in the R-2A (Low Density Residential) zoning district, finding that it 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). 

The Planning Commission further determines that the proposed 45-foot tall salt storage buildings 
do conform to the R-2A zoning district’s mean average height requirements using the 
gable/gambrel height measurement formula. 

MOTION TO APPROVE THE PRELIMINARY SITE PLAN WITH CONDITIONS:   

Motion by _________________________, supported by _________________________, to 
approve the PRESPR23-01 preliminary site plan dated March 21, 2023 for expansion of the 
essential service facilities of the Isabella County Road Commission to include development of two 
(2) new 10,882 square-foot road-salt storage buildings and a new 2,400 square-foot pole-barn 
building for related storage at 2100 E. Transportation Drive in the southwest quarter of Section 
16 and in the R-2A (Low Density Residential) zoning district, finding that it 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 findings and conditions: 

1. The Planning Commission further determines that the proposed 45-foot tall salt storage 
buildings do conform to the R-2A zoning district’s mean average height requirements 
using the gable/gambrel height measurement formula. 

2. Approval of an application for the proposed land division and combination by the 
Township Assessor shall be required prior to issuance of a building permit for the project.  

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

MOTION TO POSTPONE ACTION ON THE PRELIMINARY SITE PLAN:   

Motion by _________________________, supported by _________________________, to 
postpone action on the PRESPR23-01 preliminary site plan dated March 21, 2023 for expansion 
of the essential service facilities of the Isabella County Road Commission at 2100 E. 
Transportation Drive until _____________ ______, 2022 for the following reasons:  

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 
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Draft Motions:  PRESPR 23-01 Preliminary Site Plan Application for Isabella 
County Road Commission – Salt Storage Facilities, 2100 E. Transportation Dr. 

 
MOTION TO DENY THE PRELIMINARY SITE PLAN:   

Motion by _________________________, supported by _________________________, to deny 
the PRESPR23-01 preliminary site plan dated March 21, 2023 for expansion of the essential 
service facilities of the Isabella County Road Commission to include development of two (2) new 
10,882 square-foot road-salt storage buildings and a new 2,400 square-foot pole-barn building 
for related storage at 2100 E. Transportation Drive in the southwest quarter of Section 16 and in 
the R-2A (Low Density Residential) zoning district, finding that it does not 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), for the following 
reasons: 
1. The domed roofline and 45.0-foot height of the proposed salt storage buildings will have a 

significant visual impact as viewed from adjacent lots that is inconsistent with the future land 
use designation and intended residential character of the affected zoning districts. 

2. It is the determination of the Planning Commission that the height of the roofline of the 
proposed salt storage buildings is not similar to a gable or gambrel roof in character, and that 
the impact and side view appearance of the proposed buildings is most similar to a flat 
roofline where the height must be measured from grade level to the top of the roof. 

3. As proposed, the 45.0-foot high salt storage buildings would violate the R-2A zoning district’s 
maximum height requirement of 35.0 feet. 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 
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MASTER PLAN UPDATE 

TO: Planning Commission DATE: May 10, 2023 

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

ACTION REQUESTED:  Planning Commission continues to identify key priorities and focus areas for the 
update to develop a framework to guide the plan update.  

Master Plan Update  
Here are the anticipated steps and order for updating the Master Plan: 

Master Plan Update Project Tentative 
Schedule 

Project Initiation  
Planning Commission review of the 2018 Master Plan and determination of a need 
to update.  March 2023 

Planning Commission begins process of identifying key priorities to focus on and the 
anticipated scope of the update. April 2023 

Staff sends out notice of intent to update the Township’s Master Plan to surrounding 
jurisdictions, the county, and other entities as required per the state Planning Act.  May 2023 

Preparation for Updating the Plan  
Existing Conditions Data Book:  Staff compilation of demographic, housing, and 
economic data and updated base maps for existing land use, utility infrastructure, 
natural features, etc. to prepare an updated data book of existing conditions. 

May – July 2023 

Township Administration meets with CMU representatives to discuss options for 
conducting a survey of Township residents (this would update the data collected in 
2016 when the last survey was conducted). 

May 16, 2023 

Planning Commission continues to identify key priorities and focus areas for the 
update to develop a framework to guide the plan update. May – June 2023 

Planning Commission review of specific policy recommendations in the Master Plan 
and the adopted sidewalk construction policy to develop consensus on an updated 
set of policy preferences to further “flesh out” the framework for the update. 

June - July 2023 

Planning Commission agreement on the framework for the update. July – August 2023 
Public participation #1:  Township Administration works with CMU to finalize the 
survey details and to complete the survey of Township residents.   

TBD (probably 
Sept. or Oct. 2023) 

Planning Commission review of existing conditions data and survey results. TBD 
Planning Commission review of additional options for public participation. TBD 
Determination of whether or not to bring in an outside consultant to assist. TBD 
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Master Plan Update Project Tentative 
Schedule 

Initial Draft Plan Preparation  
Public participation #2:  Public workshop, visioning session, open house or other 
means of eliciting public input about the future of the Township and the Planning 
Commission’s framework to guide the plan update. 

TBD 

Preparation of the initial draft Master Plan document, based on the agreed-upon 
framework, along with any additions or changes identified through the public 
participation processes . 

TBD 

Prepare the initial draft zoning plan, including an explanation of how the land use 
categories on the future land use map relate to the districts on the zoning map, any 
recommended Zoning Ordinance and/or zoning map changes, and policies for 
phasing of any rezoning of land in accordance with the Master Plan. 

TBD 

Planning Commission Review of the Draft Plan  
Planning Commission meetings to review and discuss the initial draft Master Plan 
document and maps. TBD 

Preparation of any additional revisions per the Commission’s direction. TBD 
Planning Commission review of the updated draft Master Plan. TBD 
Preparation of a final draft Master Plan document and maps. TBD 
Master Plan Adoption  
Planning Commission recommendation of the proposed Master Plan to the 
Township Board for distribution to surrounding jurisdictions and the county for 
review and comment. 

TBD 

Township Board authorization to distribute the proposed Master Plan to outside 
agencies (including surrounding jurisdictions, utilities, railroads, and the county) for 
review and comment, as required by the state Planning Act. 

TBD 

Public participation #3:  Display of proposed Master Plan elements on website and at 
the Township Hall and/or other location(s) for public review and comment during 
the waiting period for review by outside agencies. 

TBD 

Planning Commission review of any written comments from surrounding 
jurisdictions, utilities, railroads, and the county; and preparation of any additional 
revisions per the Commission’s direction 

TBD 

Publication of a Notice of Public Hearing on the proposed Master Plan  TBD 
Public participation #4:  Planning Commission public hearing on the proposed 
Master Plan  TBD 

Planning Commission review of public hearing comments; and preparation of any 
additional revisions per the Commission’s direction TBD 

Planning Commission adoption of the Master Plan, and recommendation to the 
Township Board for final action TBD 

Township Board approval of the adopted Master Plan by resolution TBD 
Final Work Products  
Project completion and preparation of the “as adopted” Master Plan documents TBD 
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Developing a Framework for Updating the Master Plan 
The following is intended to serve as the starting point for developing a framework to guide 
development of the updated Master Plan.  The bold headings [(A) – (K)] are taken from the set 
of priority areas discussed during our April meeting.  Under each heading staff has added in red 
text potential priorities and focus areas for Planning Commission consideration as we “flesh out” 
this framework.  Some of these are taken directly from our initial discussion in March.   

Please note that no part of this proposed framework is “cast in stone,” and here is plenty of room 
to add more to it to help guide the plan development process moving forward: 

(A) Introduction 
(B) Global Ends (general statements of desired outcomes for this planning process) 

(1) The updated Master Plan and process undertaken by the Township to adopt the Plan 
fully conform to all applicable requirements of the Michigan Planning Enabling Act 
(Public Act 33 of 2008, as amended). 

(2) The policy recommendations in the as-adopted Master Plan accurately reflect the 
agreed-upon priorities and preferences as identified by the Planning Commission. 

(3) The process undertaken by the Township to develop the updated Master Plan 
included a variety of opportunities and methods for inviting public participation. 

(4) _____________________________________________________________________ 

(C) Future Land Use and Growth Management Strategies 
(1) More clearly define in the Plan the boundaries between urban areas planned for 

growth and development and rural areas planned for agricultural operations, 
protection of natural resources, and open space. 

(2) _____________________________________________________________________ 

(D) Plan for Economic Development  
(1) Industrial and Employment Center Plan 

(a) The Township has insufficient available land currently planned for industrial uses, 
and the available vacant land is not well-suited for development due to 
deficiencies in the local road network or small lot sizes. 

(b) To meet site selection standards, new industrial/business park sites will need to 
be located along the US-127 corridor on large tracts of land with sufficient existing 
utility and road capacity to support industrial development. 

(c) __________________________________________________________________ 

(2) Commercial Development Plan 

(a) Due to evolving market conditions, e-commerce, and other factors, the Township 
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and adjacent City of Mt. Pleasant are significantly over-zoned for commercial uses.   

(b) More flexibility is needed for the future development of vacant or underutilized 
land currently planned or zoned for commercial uses. 

(c) Re-evaluate future land use plans for vacant land currently designated for 
commercial uses along S. Lincoln Rd., E. Remus Rd., Sweeney Rd., E. Broomfield 
Rd., S. Isabella Rd., and E. Bluegrass Rd. 

(d) __________________________________________________________________ 

(3) Bluegrass Center Area Plan 

(a) Consideration should be given to establishment of more flexible Bluegrass Center 
land use and design principles that would: 

(i) incentivize and expand mixed-use residential-commercial development 
opportunities; and also  

(ii) allow for development of warehouse, distribution, and light manufacturing 
facilities under specific conditions without a special use permit. 

(iii) potentially allow for more intensive development (increased building height, 
number of residential units, etc. under certain conditions. 

(iv) potentially establish a set of design principles related to building and site 
design that would maximize pedestrian access and connectivity, promote 
vibrant architectural character, and encourage inclusion of public gathering 
elements and coordination of design and access between adjacent sites. 

(v) _______________________________________________________________ 

(b) Consider establishment of a Bluegrass Center zoning district to implement the 
Bluegrass Center Area Plan priorities. 

(c) __________________________________________________________________ 

(4) East/West DDA District Plans (reference to adopted Development Plans) 

(E) Plan for Housing 
(1) The Plan for Housing should include consideration of the needs of all Township 

residents and households at all ages, abilities, and income levels. 

(2) Consideration should be given to proactive, regionally-coordinated action to provide 
more adequate supportive housing options for the homeless in the community. 

(3) __________________________________________________________________ 

(F) Plan for Agricultural and Preservation of Rural Character 

(1) Areas planned for preservation of agricultural land and rural character can be served 
by municipal water but must not include any areas of the Township served by a 
municipal sewer system or located within any area already planned for expansion of 

060



5 | P a g e   

municipal sewer services. 

(2) Policies for preservation of agricultural land and rural character must also include 
proactive policies designed to promote a vibrant rural economy in these areas, 
including provisions for necessary agricultural support services and businesses. 

(3) __________________________________________________________________ 

(G) Plan for Natural Resources and the Environment 

(1) __________________________________________________________________ 

(H) Plan for Energy  
(1) Explore renewable energy structures in residential areas. 

(2) Consider establishment of policies to discourage or prohibit commercial solar energy 
production facilities (“solar farms”) from locating on prime farmland. 

(3) __________________________________________________________________ 

(I) Community Facilities and Infrastructure Plan 

(1) Improve connections between utility systems and land use planning. 

(a) Allow municipal water but not municipal sewer into rural areas. 

(b) Establish planning principles to guide future municipal sewer extensions. 

(2) __________________________________________________________________ 

(J) Transportation Plan 
(1) Plan for Roads and Streets 

(a) Establish planning principles to guide development and extension of future roads 
and streets, including robust requirements for connectivity between 
neighborhoods and cross connections between developments. 

(b) Add a Future Streets Plan to the Master Plan document. 

(c) _______________________________________________________________ 

(2) Plan for Non-motorized Transportation (including sidewalks and pathways) 

(a) Incorporate an updated version of the current policy for temporary relief from 
sidewalk construction into the Master Plan. 

(b) Establish planning principles to guide development and extension of future 
sidewalks and paved pathways, including: 

(i) robust requirements for seamless connectivity between the public sidewalks 
and building entrances 

(ii) wider, well-lit, accessible, and connected pathways 
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(c) _______________________________________________________________ 

(3) More practicable public transportation options, such as fixed route buses. 

(4) __________________________________________________________________ 

(K) Zoning Plan 

A separate data book of existing conditions.  As is the case for the current Master Plan, 
staff would recommend that a separate data book be created as an appendix to the updated 
Master Plan, which would include updated demographics data, maps of existing conditions, and 
the results of any surveys or other public participation processes. 

Completion of the separate Parks and Recreation Master Plan update 

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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