
 
 

 

 

Planning Commission 
Regular Meeting  

July 18, 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 

-June 20, 2023 Regular Meeting 

6. CORRESPONDENCE / BOARD REPORTS / PRESENTATIONS 
A. Thering updates from Board of Trustees 
B. Buckley updates from ZBA 
C. Other Reports 

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

8. NEW BUSINESS 
A. PMINORSPR23-07 Minor Site Plan Application referred by the Zoning Administrator 

for Approval of Revisions to the Approved Landscape for the Dunkin 
Donuts/Marathon Gas Station located at 4962 E Broomfield 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. PFINALSPR23-01 Final Site Plan Application for the Isabella County Road Commission’s 
Salt Storage Facility at 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 
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9. OTHER BUSINESS 

A. Master Plan Updates – Framework for Updating the Master Plan 
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 June 20, 
2023, at 7:00 p.m. at the Union Township Hall. 
 
Meeting was called to order at 7:01 p.m. 
 
Roll Call 
Present:  
Albrecht, Buckley, Gross, LaBelle, Lapp, Shingles, and Squattrito  
Excused: 
McDonald and Thering 
 
Others Present 
Rodney Nanney, Community and Economic Development Director; Peter Gallinat, Zoning 
Administrator; Tera Green, Administrative Assistant 
 
Approval of Agenda 
Gross moved Buckley supported to approve the agenda as presented. Vote: Ayes: 7. Nays: 0. 
Motion Carried 
 
Approval of Minutes 
Buckley moved Lapp supported to approve the regular meeting minutes from May 16, 2023 
with an amendment to Commissioner LaBelle’s Final Board Comment. 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 June.  There will be an agenda item 

for a July 11th Special Meeting. 
 

Public Comment  
Open 7:08 p.m.  
No comments were offered. 
Closed 7:08 p.m. 
 
Other Business 

A. Master Plan Update 
a. Introduction by staff 
b. Planning Commission Discussion 

 
Nanney presented the previous memo dated May 10th intended as a starting point to guide the 
development of the updated Master Plan.  Staff provided three (3) documents included in the 
Planning Commission packet that was recommended for review prior to the June 20th meeting: 
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1) Framework for updating the Master Plan 2) Policy Statements from the 2018 Master Plan 
and (3) 2016 Survey of Residents for the commissioners to reference. 
 
The Planning Commission continued their May 16th discussion to identify key priorities and 
focus areas to develop a framework to guide the Master Plan Update.  Commissioners 
discussed each subject heading under the Framework for Updating the Master Plan document 
and through subject heading (D) Plan for Economic Development of the Policy Statements from 
the 2018 Master Plan document.  Commissioners expressed a desire to use more actionable 
statements that activate strategies, transitions, and sensible sustainability and to simplify the 
Master Plan policies for Commercial and Industrial plans. 
The commissioners will continue their discussion at the July regular meeting starting with the 
Policy Statements from the 2018 Master Plan document (E) Plan For Housing and continue 
through the 2016 Survey of Residents.  
 
Extended Public Comments 
Open: 9:09 p.m. 
No comments were offered. 
Closed 9:09 p.m. 
 
Final Board Comment 
 
Adjournment – Chairman Squattrito adjourned the meeting at 9:10 p.m. 
 
 
APPROVED BY:                               _______________________________________ 

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

005



006



007



Community and Economic Development Department 
2010 S. Lincoln Rd. 

Mt. Pleasant, MI 48858 
989-772-4600 ext. 241 
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MINOR SITE PLAN APPROVAL 

TO: Planning Commission DATE: July 10, 2023 

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

PROJECT: PMINORSPR23-07 Minor Site Plan approval– Dunkin Donut / Marathon Gas 
Station amended landscaping plan.  

PARCEL(S): PID 14-026-20-001-06 

OWNER(S): MT PLEASANT INVESTORS LLC  

LOCATION: Approximately 6.94 acres located at 4962 E.  Broomfield Rd. in the NE 1/4 of 
Section 26. 

EXISTING USE: Dunkin Donut/Marathon Gas 
Station 

ADJACENT ZONING: B-4, B-5, R-
3A, MP city. 

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 PMINORSPR23-07 minor site plan’s revised “As-Built 
Landscaping Plan” sheet dated 6-19-2023 for the Dunkin Donuts Marathon Gas Station located 
at 4962 E. Broomfield Road in the NE¼ of Section 26 and in the B-5 (Highway Business) District. 

Background Information 
If an existing business is proposing new lighting or new landscaping, this type of development 
can be administratively reviewed and approved under the “Minor Site Plan” provisions of the 
Zoning Ordinance.  This normally would include incidental changes to landscaping improvements 
that are part of an approved final site plan for a development project.   

In this case, the contractor, Perrin Construction, discovered during construction of the project 
that it was not feasible to install all of the landscaping improvements depicted on the approved 
landscaping plan.  This is a concern that was raised with the applicant by Township staff at the 
time the final site plan was submitted for review, but the applicant insisted that they wanted to 
proceed with the plan as they had presented it at the time.   

Perrin Construction has provided an amended landscaping plan that continues to satisfy the 
Zoning Ordinance’s minimum landscaping screening requirements.  However, since the 
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reductions from the original approved landscape plan are more than “incidental” in character, 
the revisions require Planning Commission approval. 

Please note that the requested action is only for Planning Commission approval of the revised 
landscaping plan element of this Minor Site Plan application.  The applicant has also submitted 
minor revisions to their exterior lighting plan.  If the revised landscaping is approved by the 
Planning Commission, the overall Minor Site Plan application will then be subject to final approval 
by the Zoning Administrator. 

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

1. Section 10 (Landscaping and Screening). The revised plan meets the requirements for 
total planting required, plant species, and maintenance of plants.  

Objective 

Planning Commission review and action on the requested landscaping plan revisions.  Following 
action by the Planning Commission on this request, the Zoning Administrator will take an 
administrative action on the associated minor site plan application. 

Key Findings 
 The applicant’s request revisions to the landscaping improvements are a reduction from what 

was originally approved but still meet the requirements of Section 10.2. 
 The minor site plan meets the requirements of 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 that the Planning Commission take action by motion 
to approve the PMINORSPR23-07 minor site plan’s revised “As-Built Landscaping Plan” sheet 
dated 6-19-2023 for the Dunkin Donuts Marathon Gas Station located at 4962 E. Broomfield 
Road in the NE¼ of Section 26 and in the B-5 (Highway Business) District, as presented. 
 

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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LEGEND

DRAINAGE MANHOLE

CATCH BASIN

CULVERT END SECTION

SANITARY SEWER MANHOLE

SANITARY SEWER CLEANOUT

FORCE MAIN CLEANOUT

SIGN - SINGLE POST

SIGN - DOUBLE POST

FIRE HYDRANT

WATER VALVE

CURB STOP

WATER METER

WATER WELL

WATER MANHOLE

YARD HYDRANT

IRRIGATION VALVE

IRRIGATION SPRINKLER HEAD

GOVERNMENT CORNER

FOUND PROPERTY CORNER

FOUND CONCRETE MONUMENT

FOUND PK OR MAG NAIL

SET CAPPED IRON #46677

SET MAG NAIL

CONTROL POINT

BENCHMARK

FLAG POLE

UTILITY POLE

GUY ANCHOR

ELECTRICAL TRANSFORMER

ELECTRIC METER

ELECTRICAL MANHOLE

ELECTRICAL VAULT

PEDESTRIAN SIGNAL

LIGHT POLE

WALL PACK LIGHT

A.C. COMPRESSOR

ELECTRICAL PANEL

MONITORING WELL

GAS VALVE

GAS METER

TELEPHONE VAULT

TELEPHONE MANHOLE

PEDESTAL

CABLE VAULT

HANDHOLE

POST

BOLLARD

MAILBOX

DECIDUOUS TREE

CONIFEROUS TREE

BUSH OR SHRUB

STUMP

SOIL BORING

STORM SEWER

SANITARY SEWER

OVERHEAD WIRE

GAS LINE

ELECTRIC LINE

PHONE LINE

CABLE TV LINE

WATER LINE

FENCE LINE

TREELINE

EXISTING ASPHALT

EXISTING CONCRETE

EXISTING GRAVEL

EXISTING PULVERIZED ASPHALT

EXISTING RIPRAP

     (M) MEASURED

     (R) RECORDED
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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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BM #1
FOUND CHISELED "X" ON NORTHEAST BOLT
OF UPPER FLANGE OF FIRE HYDRANT.

     ELEV. 789.26'

BM #2
     SET REROD CONTROL POINT (PT. #10003)
     ELEV. 779.61'

BENCHMARKS

ISABELLA COUNTY ROAD COMMISSION
2261 E. REMUS ROAD
MT. PLEASANT, MI 48858
PHONE: (989) 773-7131

OWNER / APPLICANT

PARCEL CONTAINS 3.44 ACRES

PARCEL SIZE

SHEET INDEX
Sheet

Number Sheet Title

C1 COVER SHEET

C2 TOPOGRAPHIC SURVEY

C3 SITE PLAN

C4 GRADING-PLAN

C5 STORM SEWER PLAN & PROFILE

C6 WATER MAIN PLAN & PROFILE

C7 STORM WATER MANAGEMENT PLAN

C8 STORM WATER MANAGEMENT CALCULATIONS

C9 SOIL EROSION CONTROL PLAN

C10 LANDSCAPE PLAN

C11 LANDSCAPE PLAN

C12 DETAILS

C13 POLE BUILDING ELEVATIONS

C14 SALT STORAGE BUILDING ELEVATIONS

C15 PHOTOMETRIC PLAN
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ISABELLA COUNTY
ROAD COMMISSION
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MICHIGAN UNIFIED KEYING SYSTEM

SEEDING ZONES

SILT FENCE INSTALLATION

DETAILKEY CHARACTERISTICS

PERMITS RUNOFF TO INFILTRATE SOIL, REDUCING RUNOFF VOLUME5
SEEDING

SHOULD INCLUDE PREPARED TOPSOIL BED

INEXPENSIVE AND VERY EFFECTIVE
STABILIZES SOIL, THUS MINIMIZING EROSION

54
USES GEOTEXTILE FABRIC AND POSTS OR POLES.
EASY TO CONSTRUCT AND LOCATE AS NECESSARY.

SILT FENCE

DISTURBANCE AREA
TOTAL DISTURBANCE AREA = 113,028 SQ. FT. OR 2.6 ACRES

1. CONTRACTOR SHALL BE RESPONSIBLE FOR MAINTAINING TEMPORARY AND PERMANENT
CONTROL MEASURES UNTIL VEGETATION HAS BEEN ESTABLISHED ON ALL DISTURBED AREAS.
MAINTENANCE SHALL INCLUDE:  PERIODIC INSPECTIONS,  REMOVING ACCUMULATED SEDIMENT
AND REPAIRING OR REPLACING DAMAGED CONTROL MEASURES.  INSPECTIONS SHALL BE
PERFORMED DAILY DURING THE CONSTRUCTION PROCESS.  FOLLOWING CONSTRUCTION
INSPECTIONS SHALL BE PERFORMED AT LEAST ON A WEEKLY BASIS AND AFTER EVERY
SIGNIFICANT RAIN EVENT UNTIL VEGETATION HAS BEEN ESTABLISHED.

2. THE CONTRACTOR SHALL BE RESPONSIBLE FOR REMOVAL OF TEMPORARY CONTROL MEASURES
AFTER ALL DISTURBED AREAS HAVE BEEN RESTORED AND VEGETATION HAS BEEN ESTABLISHED.
INSTALL SILT FENCES PRIOR TO ANY SITE WORK.

3. 3.  THE OWNER SHALL BE RESPONSIBLE FOR MAINTENANCE OF PERMANENT CONTROL MEASURES
AFTER THE ESTABLISHMENT OF VEGETATION ON DISTURBED AREAS.  THE OWNER SHALL MAKE
PERIODIC INSPECTIONS, AND REPLACE OR REPAIR DAMAGED PERMANENT CONTROL MEASURES
AS REQUIRED.

4. PERMANENT CONTROL MEASURES SHALL BE COMPLETED WITHIN 15 CALENDAR DAYS AFTER
FINAL EARTH CHANGE IS COMPLETED.

5. PERMANENT SEEDING SHALL BE PLACED BY OCTOBER 1.  IF PERMANENT SEEDING CAN NOT BE
PLACED BY OCTOBER 1, TEMPORARY SEEDING SHALL BE PLACED FOR WINTER STABILIZATION.

GENERAL NOTES

SEEDING DATE RANGES FOR PERMANENT VEGETATION COVER

PLANTING ZONE WITH IRRIGATION
AND/OR MULCH

WITHOUT
IRRIGATION OR

MULCH

DORMANT
SEEDING

1.  UPPER
PENINSULA 5/1 TO 9/10 5/1 TO 6/15 OR

8/1 TO 9/20
10/25 TO

FREEZE-UP
2.  NORTHERN

LOWER  PENINSULA 5/1 TO 9/20 5/1 TO 6/10 OR
8/1 TO 9/20

10/25 TO
FREEZE-UP

3.  SOUTHERN
LOWER PENINSULA 4/1 TO 10/1 4/1 TO 5/20 OR

8/10 TO 10/1
11/1 TO

FREEZE-UP

SEEDING FOR TEMPORARY VEGETATION COVER TYPES

PLAT TYPE

PLANTING ZONE POUNDS
PER 1,000
SQUARE

FEET

POUNDS
PER

ACRE
1.  UPPER

PENINSULA

2.  NORTHERN
LOWER

PENINSULA

3.  SOUTHERN
LOWER

PENINSULA
BUCKWHEAT 6/15 TO 7/15 6/1 TO 7/15 6/1 TO 7/15 2 75
CEREAL RYE 8/1 TO 10/1 8/1 TO 10/10 8/1 TO 10/15 3 120

OATS 5/1 TO 8/1 4/15 TO 8/1 4/1 TO 9/15 2 96
PERENNIAL
RYGRASS 8/1 TO 10/1 6/1 TO 8/1 8/1 TO 10/15 0.5 20

SUNDANGRASS NOT
RECOMMENDED 6/1 TO 7/15 6/1 TO 7/15 1 40

WHEAT 9/10 TO 10/1 9/10 TO 10/1 9/20 TO 10/15 3 120

13 DISSIPATES ENERGY FLOW AT SYSTEM OUTLETS

RIPRAP, RUBBLE, GABIONS USED WHERE VEGETATION IS NOT EASILY ESTABLISHED
EFFECTIVE FOR HIGH VELOCITIES OR HIGH CONCENTRATIONS
PERMITS RUNOFF TO INFILTRATE SOIL
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GENERAL NOTES:

1. EVERGREEN TREES SHALL BE A MINIMUM OF EIGHT (8) FEET IN HEIGHT WHEN PLANTED.
FURTHERMORE, EVERGREEN TREES SHALL HAVE A MINIMUM SPREAD OF TWO AND ONE-HALF (2.5)
FEET, AND THE SIZE OF THE BURLAPPED ROOT BALL SHALL BE AT LEAST TEN (10) TIMES THE
CALIPER MEASURED SIX (6) INCHES ABOVE GRADE.

2. PLANTINGS SHALL BE INSTALLED ACCORDING TO ACCEPTED GOOD PLANTING PROCEDURES AND IN
A SOUND, WORKMANLIKE MANNER. ALL PLANT MATERIAL SHALL MEET CURRENT STANDARDS OF
THE AMERICAN ASSOCIATION OF NURSERYMEN AND APPROVED BY THE AMERICAN NATIONAL
STANDARDS INSTITUTE, INC. (ANSI 260.1, 1996).

3. ALL PLANT MATERIAL SHALL BE TRUE TO NAME IN CONFORMANCE TO THE CURRENT EDITION OF
STANDARDIZED PLANT NAMES ESTABLISHED BY THE AMERICAN JOINT COMMITTEE ON
HORTICULTURAL NOMENCLATURE, OR OTHER SOURCE ACCEPTED BY THE CITY.

4. ALL PLANT MATERIAL SHALL BE NURSERY GROWN IN A NORTHERN CLIMATE; HARDY TO THE
CLIMATE OF MICHIGAN; APPROPRIATE FOR THE SOIL, CLIMATIC AND ENVIRONMENTAL CONDITIONS;
AND RESISTANT TO DISEASE AND INSECT ATTACK.

5. A MINIMUM FOUR INCHES OF TOPSOIL SHALL BE PROVIDED FOR ALL LAWN AREAS, GROUND
COVERS, AND PLANTING BEDS.

6. CONFIRM LOCATION OF ALL UTILITIES AND SUBSURFACE DRAINS.
7. CONTRACTOR SHALL PROVIDE A ONE YEAR WARRANTY UPON ACCEPTANCE OF PLANTING

INSTALLATION BY OWNER.  ANY PLANT MATERIALS THAT ARE DEAD OR IN AN UNACCEPTABLE
CONDITION, SHALL BE REPLACED IN SPECIES, SIZE , AND QUALITY PER THE ORIGINAL
SPECIFICATIONS, BY THE END OF THE FOLLOWING GROWING SEASON.

SEEDING NOTES:
1. MDOT TDS MIX

LAWN SEED MIX (BY WEIGHT)
CREEPING RED FESCUE 45%
PERENNIAL RYEGRASS 25%
HARD FESCUE 25%
KENTUCKY BLUE GRASS 5%

2. ALL DISTURBED AREAS NOT TREATED WITH STONE GROUND COVER SHALL BE SEEDED AND
MULCHED.

3. SEEDING SHALL BE DONE BETWEEN APRIL 15 TO OCTOBER 10.  OTHER DATES ARE ACCEPTABLE AT
CONTRACTOR'S RISK AS APPROVED BY THE OWNER.

4. GRASS AREA SHALL BE PLANTED USING SPECIES NORMALLY GROWN AS PERMANENT LAWNS IN
CENTRAL MICHIGAN. GRASS, SOD, AND SEED SHALL BE CLEAN AND FREE OF WEEDS, PESTS, AND
DISEASES. GRASS MAY BE SODDED, PLUGGED, SPRIGGED OR SEEDED. WHEN GRASS IS TO BE
ESTABLISHED BY A METHOD OTHER THAN COMPLETE SODDING OR SEEDING, NURSE GRASS SEED
SHALL BE SOWN FOR IMMEDIATE EFFECT AND PROTECTION UNTIL COMPLETE COVERAGE IS
OTHERWISE ACHIEVED. STRAW OR OTHER MULCH SHALL BE USED TO PROTECT NEWLY SEEDED
AREAS.

LANDSCAPE LEGEND
COMMON NAMEMINIMUM SIZE

PROPOSED EVERGREEN TREES

SYMBOL

8' HEIGHT (SEE NOTE) BLACK HILLS SPRUCE PICEA GLAUCA 'DENSATA' 33

SCIENTIFIC NAME

BHS

TOTAL QUAN.

EXISTING TREES

EXISTING EVERGREEN TREE

EXISTING DECIDUOUS TREE

MODIFICATION REQUEST TO LANDSCAPE REQUIREMENT:

A MODIFICATION TO THE AMOUNT OF SCREENING REQUIRED IN
SECTION 10.2 IS BEING REQUESTED BASED ON THE AMOUNT OF
EXISTING PLANT MATERIAL BEING PROPOSED TO BE RETAINED.
THE MODIFICATION IS ALLOWED FOR CONSIDERATION BASED ON
SECTION 10.7 OF THE ORDINANCE.  THE PROPOSED PLAN IS IN
KEEPING WITH THE INTENT OF THE ORDINANCE BY UTILIZING
EXISTING PLANT MATERIAL TO PROVIDE A PORTION OF THE
REQUIRED SCREENING.  THE FOLLOWING RESPONSES TO THE
ITEMS OUTLINED IN SECTION 10.7 PROVIDE JUSTIFICATION FOR
THE REQUESTED MODIFICATION:

· TOPOGRAPHIC FEATURES OR OTHER UNIQUE FEATURES OF
THE SITE CREATE CONDITIONS SUCH THAT STRICT
APPLICATION OF THE LANDSCAPE REGULATIONS WOULD
RESULT IN A LESS EFFECTIVE SCREEN THAN AN ALTERNATIVE
LANDSCAPE DESIGN.

THE SITE IS UNIQUE BY HAVING VERY DENSE PLANT
MATERIAL ALONG THE NORTH AND EAST PROPERTY
LINES THAT ALREADY PROVIDE VISUAL BARRIERS.
STRICT COMPLIANCE WITH THE SCREENING
REQUIREMENTS WOULD REQUIRE REMOVAL OF THE
EXISTING PLANT MATERIAL FOR THE INSTALLATION OF
NEW PLANT MATERIAL.  REMOVAL OF THE EXISTING
MATERIAL WOULD RESULT IN A LESS EFFECTIVE SCREEN
FOR A PERIOD OF TIME UNTIL THE NEW PLANT BECAME
DENSE ENOUGH TO PROVIDE A VISUAL BARRIER AS IS
CURRENTLY EXISTING.  THE WEST PROPERTY LINE HAS
PORTIONS OF SCREENING ALREADY IN PLACE VIA
EVERGREEN TREES.  THE REQUEST FOR THIS LINE IS TO
LIMIT THE AMOUNT OF NEW SCREENING PLACED TO THE
AREAS WHERE SCREENING IS NOT ALREADY IN PLACE.

· PARKING, VEHICULAR CIRCULATION, OR LAND USE ARE SUCH
THAT REQUIRED LANDSCAPING WOULD NOT ENHANCE THE
SITE OR RESULT IN THE DESIRED SCREENING EFFECT.

SCREENING IS BEING PROVIDED  BY EXISTING PLANT
MATERIAL AND THEREFOR THIS CONSIDERATION IS NOT
APPLICABLE.

· THE PUBLIC BENEFIT INTENDED BY THE LANDSCAPE
REGULATIONS COULD BE BETTER ACHIEVED WITH A PLAN
THAT VARIES FROM THE STRICT REQUIREMENTS OF THE
ORDINANCE.

AS STATED ABOVE, UTILIZING THE EXISTING PLANT
MATERIAL FOR SCREENING PROVIDES AN IMMEDIATE
BARRIER VERSES THE REQUIRED TIME IT WOULD TAKE
FOR NEW PLANT MATERIAL TO MATURE  TO FORM AS
DENSE OF A BARRIER.
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FINAL SITE PLAN REPORT 

TO: Planning Commission DATE: July 11, 2023 

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

PROJECT: PFINALSPR23-01 Final 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 final site plan dated 07/11/2023 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., 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.  

Final Site Plan Review Comments 

The following comments are based on the standards for final site plan approval and specific 
elements of the proposed site plan: 

1. Section 14.2.P. (Required Site Plan Information).  The site plan conforms to the minimum 
Section 14.2.P. information requirements for a final site plan. CONFORMS 

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

3. Section 9 (Off-Street Parking, Loading Requirements).  No parking spaces are required. 
A floor plan is provided on sheet C-13 showing no space inside the 2,400 SF pole building 
dedicated to employees. All 3 buildings planned for construction are for storage only. 
CONFORMS  

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 
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 Planning Commission determined on May 16, 2023 
that the height of the proposed dome buildings conformed to the R-2A zoning districts 
mean average height requirement for a gable or gambrel roof. CONFORMS. 
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7. Section 10 (Landscaping and Screening).  The applicant has provided a landscaping plan 
on sheet C-10 and C-11.  On sheet C-10, the applicant has included a request under 
Section 10.7 (Modifications to Landscaping Requirements) for Planning Commission 
acceptance of a modification to allow existing vegetation as depicted on the site plan to 
be included as part of meeting the screening and landscaping requirements that apply to 
the project.  The following is a summary of the improvements: 

a. 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.   

b. On the north side of the development site is proposed six (6) new evergreen trees (8-
feet in height) to close gaps created by the removal of existing vegetation.  Due to the 
limited space on the western side of the development site for landscaping, the plan 
places 27 new evergreen trees on the western berm of the adjacent ICRC-owned lot 
zoned R-3A.  Placing the landscaping on the neighboring property will suffice in 
providing a further buffer from ICRC operations for the residents of West Union 
Condominiums.   

c. 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.   

d. The plan illustrates the combination of existing vegetation and proposed landscaping 
elements in part through pictures of existing vegetation around the perimeter shown 
on sheet C-11 along with identification of existing large trees on the plan.   

If the Planning Commission approves the final site plan as presented, this approval would 
include acceptance of the proposed modification per Section 10.7 as depicted on sheets 
C-10 and C-11 as satisfying the intent of the Zoning Ordinance screening standards. 
Otherwise, additional trees and shrub plantings would be required.  CAN CONFORM  

8. Section 8.2 (Exterior Lighting).  The plan provides a photometric plan on sheet C-15.  The 
proposed wall pack lights are down-shielded as required.  Specifications for the lights are 
also printed on sheet C-15.  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. All required outside agency approvals have been obtained. 
These include, the Isabella County Transportation Commission, Mt. Pleasant Fire 
Department, Township Public Services Department for water and sewer utilities, and the 
Township Engineer (Gourdie-Fraser) for Stormwater Management. CONFORMS 
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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 was determined by the Planning Commission to 
conform with R-2A height limits. 

▪ The updated final site plan is complete and ready for Planning Commission review and action. 

▪ The Planning Commission will need to make a determination if the combination of new and 
existing plant materials around the perimeter of the site are sufficient to meet the intent of 
the Zoning Ordinance’s screening standards.  

▪ 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 PFINALSPR23-01 final site plan 
application, subject to Planning Commission determination regarding screening and approval of 
a land division/combination application before a building permit is issued.  

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:  PFINALSPR 23-01 Final 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 updated PFINALSPR23-01 final site plan dated July 11, 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 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 PRELIMINARY SITE PLAN WITH CONDITIONS:   

Motion by _________________________, supported by _________________________, to 
approve the updated PFINALSPR23-01 final site plan dated July 11, 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 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 findings and conditions: 

1. The Planning Commission determines that the proposed use of a mix of existing 
vegetation and new plantings for screening purposes is acceptable and consistent with 
Section 10.7 (Modifications to Landscape Requirements). 

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 updated PFINALSPR23-01 final site plan dated July 11, 2023 for expansion 
of the essential service facilities of the Isabella County Road Commission at 2100 E. 
Transportation Drive until _____________ ______, 2023 for the following reasons:  

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 
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Draft Motions:  PFINALSPR 23-01 Final 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 updated PFINALSPR23-01 final site plan dated July 11, 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 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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TO: Planning Commission DATE: June 12, 2023 

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

ACTION REQUESTED:  Planning Commission continues to identify key priorities and focus areas 
to develop a framework to guide the Master Plan update; and reviews the 2016 survey 
questions in preparation for a new Survey of Township Residents in 2023.  

Framework for Updating the Master Plan 
For the Master Plan update discussion, staff has included the following two (2) documents in the 
agenda packet: 

1. Framework for Updating the Master Plan 

This is the same information and format as provided in our previous memo dated May 10, 
2023.  It is intended to serve as the starting point for developing a framework to guide 
development of the updated Master Plan.  The bold subject 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 there is plenty 
of room to add more to it to help guide the plan development process moving forward.   

2. Policy Statements from the 2018 Master Plan 

To assist the Planning Commission with the process of developing a framework to guide 
the preparation of an updated Master Plan, staff has compiled and edited a list of the 
goal statements policy priorities from the adopted 2018 Master Plan.  These have been 
sorted and organized under the same (A) through (K) subject headings as in the 
Framework document above. 

The intent of providing this list in this format is to help the Planning Commission to 
identify current plan goals and policies that remain important to include in the updated 
Master Plan.  These will then be added to the Framework document. 

I would recommend that you review both documents before our upcoming meeting, with the 
intent to be prepared to discuss these and any other priorities you may have for the Master Plan 
update.  The goal of this process is to develop a Framework for Updating the Master Plan that 
reflects the Planning Commission’s policy priorities. 
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2016 Survey Questions 
Staff has also included in the agenda packet a copy of the 2016 Survey of Residents, which 
included questions about the quality of various governmental services, priorities for potential 
infrastructure and parks improvements, ordinance enforcement, quality of life, communication, 
knowledge of the Zoning Ordinance and Master Plan, and various land use and development-
related topics. 

The results of the 2016 survey can be found posted on the Township’s website under Boards and 
Commissions/Board of Trustees or at the following link: 

http://www.uniontownshipmi.com/Portals/0/survey%20copy.pdf 

The parks and recreation questions will be replaced with the updated Parks and Recreation 
Master Plan Update survey questions the Planning Commission previously reviewed and 
finalized.  The Board of Trustees will consider and make any changes or additions to the questions 
related to governmental services, quality of life, and communication. 

For the land use and development-related topics, there is some value in asking the same 
questions so we can compare and contrast the results with the 2016 survey.  However, it is also 
completely appropriate for you determine as a group that you would like to replace or revise one 
or more of the questions to ensure that you have public input on specific Master Plan-related 
topics of interest.   

I would recommend that you review the 2016 survey questions along with the priorities and focus 
areas listed in the draft Framework for Updating the Master Plan as you consider any potential 
questions for which you would like to have answers from our residents as part of a 2023 survey. 

 

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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The following is intended to serve as the starting point for 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.   

(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 
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 
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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 
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) __________________________________________________________________ 
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(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 

(c) _______________________________________________________________ 

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

(4) __________________________________________________________________ 

(K) Zoning Plan 
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(A) Introduction 

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

(1) Goal 1: Preserve and protect key natural and agricultural resources. 

(2) Goal 2: Create a safe, balanced and coordinated multi-modal transportation system 
adequate to accommodate the ongoing growth and (re)development of Union 
Township. 

(3) Goal 3: Maintain a well-organized, balanced and efficient use of land in the Township. 

(C) Future Land Use and Growth Management Strategies 
(1) To protect the health and safety of Township residents and environment, the 

Township’s water and sewage utilities should be carefully planned and future 
development should be linked to the planned capacity and locations of these systems. 

(2) Encourage sensible, sustainable, diverse, high-quality office, commercial and 
industrial development in designated areas to ensure employment opportunities 
remain supported by the community’s existing and reasonably anticipated future 
infrastructure. 

(3) Encourage a transition between land uses that provides a logical progression towards 
more intense uses closer to the City. 

(4) The growth management boundary marks the separation between rural and urban 
areas and defines land that can efficiently support urban services such as sewer, water 
and roads.  

(5) Priority growth areas are adjacent to existing development, are served by municipal 
utilities, and are located along paved roads. 

(6) Prohibit municipal sewer system extensions into areas designated for agricultural 
preservation. 

(7) Provide an attractive business environment and opportunities for businesses to 
expand the economic diversity of Union Township and contribute to the overall 
economic strength. 

(8) Foster the revitalization and redevelopment of existing uses or areas which have 
deteriorated or have become obsolete. 

(9) Promote systematic development of residential, commercial, and industrial uses in 
specific areas and corridors as recommended to take advantage of existing 
infrastructure and future improvements. 

(10) Promote compatibility between existing and future uses along Union Township’s 
boundaries with other communities. 
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(D) Plan for Economic Development  
• A goal of Union Township is to promote the region as a destination for industry and 

tourism.  

(1) Industrial and Employment Center Plan 

(a) Building Design. Buildings should reflect a quality image that is attractive to 
employers and employees, by addressing the following design elements: 

i. The administrative/office segment of the building should utilize quality 
architecture with variable building lines, rooflines, architectural accents, and 
brick facades similar to community and regional scale commercial 
development. 

ii. The administrative/office portion of the building should be located and 
oriented toward the front of the site and appropriately transition into the 
warehouse and manufacturing areas. 

iii. The portion of industrial buildings devoted to warehousing and 
manufacturing should be located at the rear of the building. 

iv. Techniques should be utilized to break up building massing such as vertical 
and horizontal articulation, windows, varying facades, and landscaping. 

v. The predominant material utilized on facades visible from a public right-of- 
way or parking lots should be brick, split face block or other high-quality 
decorative masonry material. 

vi. Building materials should be durable and have an appearance of 
permanence and substance. 

vii. Loading areas and overhead doors must be located where they are not 
visible from the roadway and residential areas and proper screening must 
be provided in the form of landscaping, and a berm where deep setbacks are 
provided. Screening may also be provided in the form of an integrated 
screen wall extending from the building. If a deep setback is not possible, a 
wall with plantings should be provided. 

(b) Outdoor Storage. Within the township there are a number of industrial uses that 
rely on outdoor storage for their operations. Because the Township wishes to 
promote the economic viability of a variety of business types outdoor storage 
should be allowed, but strictly regulated in industrial areas. These standards 
should be considered in controlling outdoor storage: 

i. Outdoor storage areas should only be permitted within the rear yard of any 
site and meet the side and rear setback standards for a principal structure 
as a special land use. 

054



Policy Statements from the 2018 Master Plan 
Edited and sorted by subject under the proposed Master Plan Update Framework 

 
 

3 | P a g e  

ii. The size of the storage area should be limited by setback requirements and 
a maximum area should be allowed that is relative to the specific lot size. 

iii. Designated outdoor storage areas should provide suitable containment in 
the form of opaque screening walls or opaque fences. In cases where it is 
necessary to use a chain link fence, the fencing shall be black vinyl coated 
and augmented with landscaping. 

iv. To provide further screening and enhancement, plantings should be 
required along the outer perimeter of a screening wall or fence. 

v. Regulations should be flexible as to the types of materials stored outdoors, 
provided they do not cause hazardous contamination of soils and are 
contained in a manner that prevents the material from blowing away. 

vi. Materials stored may be stacked or placed at a height that is at or below the 
level of the screening wall or fence to ensure effective screening and 
containment. 

vii. Circulation for emergency vehicles must be maintained within the storage 
area. 

viii. Large outdoor storage operators, such as asphalt/paving companies or 
compost or recycling businesses, should mitigate views onto the site through 
increased setbacks and landscaping. 

(c) Screening from Residential. Since redevelopment cannot always occur with the 
desired land use separation, there will be circumstances where industrial 
development will be adjacent to single-family residential.  In these cases it is the 
priority of this plan to ensure as they redevelop, are reused, or expand that 
additional screening is provided to minimize impacts.  

i. Since sites are different, flexibility is needed to adjust to site conditions while 
at the same time maintaining the important priority of protecting residential 
areas. 

ii. Deep setbacks are needed to physically separate industrial buildings from 
residential areas and to allow adequate space for proper screening. 

iii. Landscaping is needed to provide a natural, aesthetic screen. Plantings 
should include both evergreen trees and large canopy trees to provide year-
round screening and screening at varying heights. Planting spacing must be 
dense enough to prevent ‘openings’ in the landscape screen. 

iv. Undulating berms should also be incorporated into the landscape screen to 
obtain a taller, opaque screen. Since plantings take time to grow and fill in, 
the berm will contribute to an immediate screening of taller structures. The 
width of the berm must be adequate to allow a natural slope to the berm 
that can be maintained and allows for plantings to thrive. 
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v. In cases were a deep setback is not possible, an opaque screening wall is 
needed in addition to plantings. 

vi. Although the entire length of the property line should be screened where it 
abuts or is across the street from residential, attention should be directed 
toward loading areas, outdoor storage areas, or other on-site operations 
that may be particularly displeasing to residents. Where possible, attempt 
should be made to orient these activities to the opposite side of the site. 

(2) Commercial Development Plan 

(a) Neighborhood Service Design Guidelines: 

i. Building architecture should possess a timeless character that signifies the 
presence of the commercial area and reflects pedestrian-oriented design. 
The use of high-quality building materials is strongly recommended to create 
a memorable character. 

ii. All buildings should have exterior facades made of brick, glass, wood, and 
cut or simulated stone. 

iii. All front facades should have windows and distinguishing architectural 
features commonly associated with the front of a building, such as awnings, 
cornice work, edge detailing, or other decorative finishes. Similar treatment 
is also needed on the side and rear depending on visibility from the roadway 
and surrounding property. 

iv. Buildings are encouraged to be built closer to the street with most or all of 
the parking located to the side or rear. This will not only strengthen the 
streetscape but will ensure a district character of active and pedestrian- 
oriented areas that promote walking. 

v. Streetscape treatment should be used to signify an entrance and sense of 
place. This provides a benefit for motorists and pedestrians to more 

vi. easily identify these areas, and it is better for business owners because the 
streetscape can be used as a form of business recognition. 

vii. The streetscape should include wide sidewalks, street trees, and street 
lighting. For additional enhancement along the streetscape, storefronts 
should allow for an area of planted flowers, plants, or benches. 

viii. Parking abutting residential should be screened with a mixture of treatment 
such as landscaping and a wall or fence. Large canopy trees are also needed 
in parking lots to create shade, to break up the view of the built 
environment, and to enhance the overall site. 

ix. Parking should be minimized to the greatest extent because pedestrian- 
orientation is promoted. The township should employ techniques such as 
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shared parking, banked parking, and setting a maximum amount of parking 
to ensure the number of spaces is not excessive. 

x. In areas with less neighborhood appeal, at a minimum shared and connected 
parking is important to improve traffic flow between sites and avoid 
additional volumes onto the adjoining main road. 

xi. Care should be taken to locate loading and unloading areas so that they are 
screened from view. Waste receptacle enclosures should also be sited so 
they are out of view and constructed of quality materials that are found in 
the building they serve. 

(b) Retail/Service Design Guidelines: 

i. Building materials should be durable and have an appearance of 
permanence and substance consistent with surrounding buildings. For 
instance, brick, split-faced block or similar materials are encouraged as the 
primary building material. 

ii. All visible wall elevations from the street must be designed with design 
details and treatment consistent with the front elevation of the building. 

iii. Building colors should be subtle and consistent with the businesses along the 
corridor or within the shopping center. 

iv. New building construction and renovations should be consistent in massing 
with the desired scale and proportion of the business corridor or area. 

v. Building massing should be reduced by incorporating vertical and horizontal 
breaks, varied rooflines, archways and other treatments. 

vi. Entrances to commercial buildings should use windows, canopies and 
awnings; provide unity of scale, texture, and color to adjacent buildings; and 
provide a sense of place. 

vii. Building entrances should be prominent and accessible from the roadway 
when located near the front of the site and otherwise oriented towards 
parking areas with a high quality façade. 

viii. Rooftop equipment should be completely screened to protect views from 
the roadway and adjacent uses. 

ix. Parking lot landscaping is especially important for large parking lots. 

x. Loading facilities and overhead doors should be prohibited along any 
building side facing a public street or residential area. 

xi. Rear elevations visible from the roadway and/or residential areas should 
have a finished quality consistent with the other elevations of the building. 
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(3) Bluegrass Center Area Plan 

(a) Re-imagine the Bluegrass Road Subarea as a vibrant destination for community 
business, social and civic activity. 

(b) While currently more auto-centric, (the Bluegrass Center) area has the potential 
to transition into a more walkable, vibrant center. Future uses should be 
integrated to include multi-story, mixed-use buildings; first floor retail and office 
uses; public use and spaces; entertainment and restaurant venues; and 
additional attached housing types such as townhouses. Both vehicular and 
pedestrian cross connections should be promoted between sites, providing for 
future connections through easements, and should collectively promote a 
vibrant, livable center to the neighboring university population. … Working with 
the Road Commission, Union Township should prioritize right-of-way easements 
to capture the pedestrian amenity zone in front of street-fronting development.  
Mixed-use development promoting walkability should be prioritized along 
Bluegrass Road and connections made to nearby apartment complexes and big 
box retailers. 

(c) Create specific access management recommendations for Bluegrass Center. 

(d) Bluegrass Road, envisioned to be a town center, should be retrofitted to minimize 
the number of driveways, include multi-use pathways on both sides of the street, 
and ensure safe pedestrian crossings at intersections. Cross access between sites 
should be required and future plans for a road network should be developed. 

(E) Plan for Housing 
(1) It is a goal of this plan that any new residential development be placed adjacent to 

existing residential or commercial development, be served by existing utilities and be 
located on a paved road. 

(2) Expand affordable housing choices and a balance of owner and renter-occupied units 
to support multiple options for a wide range of age groups and family types. 

(3) A goal for new housing subdivisions is to promote cluster development in 
conservations subdivisions. This form of open space development incorporates 
smaller lot sizes to minimize total impervious area, reduce total construction costs, 
conserve natural areas, provide community recreational space, and promote 
watershed protection.  Conservation subdivisions begin by defining sensitive areas of 
the property (farmland, ponds, steep slopes, wetlands, wooded areas, etc.) that 
should be preserved, then clustering building sites on the remaining, more suitable, 
land. While lot sizes are reduced, the overall permitted density is not increased but 
the environmentally sensitive areas are protected and preserved. 

(4) Retrofitting existing homes to be accessible for seniors desiring to “age in place” could 
include ramps, wider doorways, and first floor bedrooms and accessible bathrooms. 

058



Policy Statements from the 2018 Master Plan 
Edited and sorted by subject under the proposed Master Plan Update Framework 

 
 

7 | P a g e  

Where “aging in place” is not feasible, special facilities, such as senior independent 
living, assisted living and congregate care is another important housing option to be 
provided within the community. 

(5) Because of the township’s proximity to Central Michigan University, it will continue to 
see a demand for student housing.  The Township seeks to strike a careful balance 
between serving the market and protecting character of the community.  The 
Bluegrass area remains the best location for new housing catered to students. 

(6) Multiple family or attached single-family structures should incorporate architectural 
design elements that emulate single-family neighborhoods such as pitched roof lines 
and prominent entries, and minimize appearance of garage doors. Sites should 
provide pedestrian connections between building entrances, public pathway 
connections, and parking areas. Important site design features include waste 
receptacle screening, parking lot landscaping, bike storage. 

(7) Home stewardship should be supported broadly, beyond owner-occupied residences 
to include rental home and apartment maintenance. 

(8) Evaluate residential and select business districts to allow a wider variety of attached 
housing types. 

(F) Plan for Agricultural and Preservation of Rural Character 
(1) Preserve areas suitable for farming and agriculture-related uses. 

(2) The Township has adopted priority development areas to ensure the preservation of 
active farmland. 

(3) Ensure that lot sizes in Agricultural zoning districts are large enough (5 or 10 acres) to 
prevent fragmentation of identified priority agricultural areas. 

(4) Revise Ag district to limit future subdivision for single-family homes. 

(5) Support accessibility to local food. 

(G) Plan for Natural Resources and the Environment 
(1) Protect significant, sensitive natural amenities such as water bodies, wetlands, 

mature trees and natural ecosystems. 

(2) Alteration to natural features should be carefully considered to minimize impacts and 
insure mitigation where necessary to maintain the natural balance so as to avoid 
altering the system and contributing to increased erosion and sedimentation, 
decreased ground water recharge and increased surface runoff to the Township’s 
various lakes and streams. 

(3) Wetland areas are valuable as natural buffers between residential and commercial 
land uses. They contribute significantly to the aesthetic character of the community.  
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Future development in areas surrounding these wetlands could significantly impact 
wetland resources. Therefore, developers and Township officials should evaluate 
alternative designs to minimize any potential for impact.  Minimization of impacts to 
these resources should take into account the cost of avoidance and the property rights 
of the individual.  If impact is unavoidable, then mitigation should include an analysis 
of retaining or enhancing the wetland areas to be lost. 

(4) Low-Impact Design (LID) is encouraged to reduce the level of stormwater runoff, 
including use of rain gardens, native plant species, street trees (i.e. planter boxes, tree 
pits), bioswales and pervious pavement. 

(5) Encourage the use of cluster development, vegetated swales, downspout 
disconnection and other practices that reduce impervious surfaces and increase storm 
water infiltration. 

(6) Require more frequent septic systems inspections and promote education of proper 
septic drainfield maintenance to increase system lifespans and preserve water quality. 

(7) Require vegetated buffers from all wetlands, streams, lakes and rivers to protect 
water quality. 

(H) Plan for Energy  

(I) Community Facilities and Infrastructure Plan 
(1) Coordinate utility expansion in a way that encourages development along existing 

arterial roadways and on vacant or underutilized sites first. 

(J) Transportation Plan 
• A transportation system needs to meet the needs of all types of users – motorists, 

pedestrians, bicyclists, and transit users. 

• Connections between neighborhoods and nearby activity nodes like schools, parks and 
commercial nodes also contribute to the township’s quality of life. As new 
development and redevelopment occurs, opportunities to construct sidewalks should 
be pursued, especially in close proximity to schools, parks and activity nodes and along 
major thoroughfares. 

• Work with the Road Commission to incorporate non-motorized facilities into road 
improvement projects. 

• Require cross access and shared access for driveways in commercial districts. 

(1) Plan for Roads and Streets 

(a) Establish recommended future right-of-way widths and design preferences for 
primary road corridors in the Township. 
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(b) Allow for variations in road location, based on existing development and natural 
elements which the Township may wish to preserve. 

(c) Accommodate operational features such as turn lanes at intersections and 
potential transit facilities. 

(d) Require transportation impact studies during development review to ensure 
walking, biking, and transit facilities are as safe and convenient as road facilities. 

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

(a) Require bike racks for certain new, non-single family developments and promote 
installation of bike racks at key locations. 

(b) Require non-motorized connections between sidewalks and business entrances, 
transit stops, and neighborhoods 

(c) Work with the Road Commission to improve crosswalks. 

(d) Use pavement markings to clearly indicate where pedestrian activity will occur; 
vehicles must not be allowed to block these areas. Colored or decorative 
pavement treatments will bring greater visibility to crossings. 

(e) Maintain clear vision zones at intersections to increase visibility. 

(f) Provide adequate lighting at intersections so pedestrians are safe at all hours. 

(g) Consider restricting right turns on red at high volume intersections, as most 
motorists fail to consider the pedestrian when turning. 

(h) Include medians in the design of intersections, especially where a high volume of 
pedestrian activity is expected. Medians provide safer crosswalk options and 
refuges for pedestrians. 

(i) Expand use of mid-block crossings.  Include overhead flashers, pavement 
markings, and signage to indicate non-signalized crossing points. 

(j) Decrease street width at crossing points by installing sidewalk flares and curb 
extensions, medians or raised islands to create a safe haven for pedestrians. 

(k) Flexibility in road design to allow for bike lanes, sidewalks, buffer strips between 
the curb and sidewalk, etc. 

(l) Prioritize public sidewalks and pathways in areas where there are connectivity 
gaps first, and to connect to schools, parks and other public facilities. 

(K) Zoning Plan 
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