
 
 

Planning Commission 
Regular Meeting  

September 19, 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 

-August 15, 2023 Regular Meeting 

6. CORRESPONDENCE / BOARD REPORTS / PRESENTATIONS 
A. Thering updates from Board of Trustees 
B. Buckley updates from ZBA 
C. Community and Economic Development Monthly Report 
D. Other Reports 

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

8. NEW BUSINESS 
A. PRESPR23-02 Preliminary Site Plan Application from Hal Banks for a Proposed Building 

Addition at 2160 E. Remus Rd. For Indoor Golf, Archery, Office Space and Related 
Storage 
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. Continuation of a Process to Update the Master Plan 

a. Introduction by staff 
b. Discussion by the Commissioners 

 
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 August 
15, 2023, at 7:00 p.m. at the Union Township Hall. 
 
Meeting was called to order at 7:00 p.m. 
 
Roll Call 
Present:  
Albrecht, Gross, Lapp, McDonald, Shingles, Squattrito, and Thering  
Excused: 
Buckley and LaBelle 
 
Others Present 
Mark Stuhldreher, Township Manager; Peter Gallinat, Zoning Administrator; Tera Green, 
Administrative Assistant 
 
Approval of Agenda 
Thering moved Lapp supported to approve the agenda as presented. Vote: Ayes: 7. Nays: 0. 
Motion Carried 
 
Approval of Minutes 
Thering moved Gross supported to approve the regular meeting minutes from July 18, 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 – No updates were given. 
C. Community and Economic Development Monthly Report 
D. Other Reports – N/A 
E. Link to video of the Mount Pleasant Tiny Homes Project for the Homeless – introductory 

Presentation to the Board of Trustees on 7/26/23 
 

Public Comment  
Open 7:11 p.m.  
No comments were offered. 
Closed 7:11 p.m. 
 
Other Business 

A. Master Plan Update 
a. Continuation of Planning Commission evaluation of the remaining Policy Statements 

from the 2018 Master Plan document, starting with (J) Transportation Plan 
b. Planning Commission Discussion of Township Survey questions, with any 

recommendations for changes or additions 
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The Planning Commission continued their discussion of the Policy Statements from the 2018 
Master Plan document starting with (J) Transportation Plan. It was the general consensus of the 
Commission to address what category electric scooters will fall in when updating the Master 
Plan and to add another category under “Transportation Plan” to address wheelchair 
accessibility. There was discussion if the word “require” is the appropriate word in the 
statement (J)(1)(d) “Require transportation impact studies during development review to 
ensure walking, biking, and transit facilities are as safe and convenient as road facilities.”   
 
The Planning Commission finished reviewing the Policy Statements from the 2018 Master Plan 
documents and began reviewing the 2016 Residents Survey. The Commissioners identified 
questions that they would like added to the upcoming survey. It was the general consensus of 
the Commission that a section on Renewable Energy should be added to the Survey.  
 
Extended Public Comments 
Open: 8:31 p.m. 
No comments were offered. 
Closed 8:32 p.m. 
 
Final Board Comment 
N/A 
 
Adjournment – Chair Squattrito adjourned the meeting at 8:32 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-Chair Liz Presnell 12/31/2025

2 -Vice Chair Richard Barz 12/31/2025
3- PC Rep Ryan Buckley 2/15/2025

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-Chair Thomas Kequom 4/14/2027

2-VC/BOT Rep Bryan Mielke 11/20/2024
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 6/22/2027
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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Department Monthly Report 
 
Department: Community and Economic Development 
 
Month/Year: August 2023 
 

Global Ends 
 

1.1 Community well-being and the common good 
1.2 Prosperity through economic diversity, cultural diversity, and social diversity 
1.3 Safety 
1.4  Health 
1.5 Natural environment 
1.6 Commerce 
 
Prior Month Activities 
 
Economic Development Activities (1.1, 1.2, 1.3, 1.6):  

● The Community and Economic Development Director attended the Michigan Economic Developers 
Association (MEDA) Annual Meeting in Marquette. 

● The Community and Economic Development Director attended the Michigan Economic 
Development Corporation’s (MEDC) Road Show training event on industrial development site 
selection priorities hosted by the Saginaw Chippewa Indian Tribe at Soaring Eagle. 

● The Community and Economic Development Director and the Township Assessor are working with 
Bandit Industries representatives to help them prepare a complete application for Board of 
Trustees approval to transfer the existing Industrial facilities tax abatement originally issued to 
Burch Tank & Trailer in 2017 to the new Bandit manufacturing facility on Enterprise Drive. 

● The Community and Economic Development Director served as the Chair for the August meeting of 
the Mt. Pleasant Airport Joint Operations and Management Board. 

● For the 2023 M-20/E. Pickard Rd. reconstruction project in the East DDA District, the Community 
and Economic Development Director has continued to meet with and communicate with MDOT 
representatives and project contractors to address issues of concern.  

● The M-20 electrical contractor, J Ranck Electric, has completed the reinstallation of East DDA 
District streetlighting on the south side of E. Pickard Rd. within the M-20 reconstruction zone. 

● The Building Services Clerk supported the Community and Economic Development Director and 
EDA Board, and served as contact person for East DDA District service contractors.   

 
Economic Development Authority (EDA) Board Activities (1.1, 1.2, 1.4, 1.5, 1.6): 

● On August 15, 2023, the EDA Board  held the second of two (2) required special informational 
meetings to answer any questions from the public or representatives from taxing jurisdictions 
subject to capture in the DDA Districts about the EDA Board’s 2022 Annual Report. 

● During their regular August 15, 2023 meeting, the EDA Board:   
o Received a presentation and annual report by the Director of the Mt. Pleasant Area 

Convention and Visitors Bureau on the organization’s activities on behalf of DDA District 
hotels and other businesses. 
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Building Services (1.1, 1.2, 1.3, 1.4, 1.6): 

● The Building Official provided the following services during the month: 
o 62 Building Inspections (1.3)  
o 25 Permits issued (1.3) 
o 6 Certificate of Occupancy (1.3, 1.4, 1.5) 
o Follow up phone calls  

● The Building Official participated in the monthly professional development activities (1.1, 1.3, 1.6) 
● The Building Official met with multiple residents/contractors to answer potential project questions.  
● The Building Services Clerk provided the following services during the month: 

o Served as a second Township Hall contact person for the public and helped process 
payments at counter and through mail.  

o Assisted homeowners and contractors with building permit applications and coordinated 
with the Building Official, Zoning Administrator, Assessor, and Public Services Department 
as needed to facilitate timely reviews of permit applications.  

o Administrative support for Rental Inspector  
o Prepared monthly Census and HBA reports for building permits  

● The Building Services Clerk attended Administrative Support Professional Development. (1.2) 
● The Building Services Clerk attended BS&A Building Department.net Advanced training.  (1.1. 1.3) 
● The Building Services Clerk continued to coordinate with the State of Michigan and Graphic 

Sciences for the project to scan archived documents. (1.1, 1.3, 1.4, 1.6)  
 
Rental Inspection Services (1.1, 1.2, 1.3, 1.4): 

● Site visits with inspections or re-inspections at residential complexes, hotels, various single-family 
units, and other regulated premises (approx. 594 units).  

● Inspections on apartment complexes & hotels (fire alarm and sprinkle report reviews). 
● Expired certificate scheduling. 
● Fielding questions about the rental program in the Township from the community, 

potential/current landlords, and tenants. 
● Informing various departments of items that may be of concern or of note that have been observed 

throughout the Township (tall grass, construction without permits, site plan verifications, etc.). 
● Contacts with local inspectors, enforcement, and fire personnel. 
● Working through tenant complaints, working with both parties to get relief.   
● Sharing with contacts about our updated Rental Housing Information webpage, as well as sharing 

the need to contact the office for items that may need other department insight or approvals. 
• The Rental Inspector assisted the Building Official by verifying structural elements in a stair and 

doorway at 981 Craig Hill Rd. (1.3, 1.6) 
● During an apartment inspection, the Rental Inspector found stair conditions between the second 

and third floor of the Village at Bluegrass building had become potentially unsafe.  The Building 
Official and Rental Inspector subsequently reinspected eight staircases in four buildings.  The Rental 
Inspector determined that six of the eight staircase between the second and third floors must be 
condemned due to unsafe conditions.  The Building Official and Rental Inspector met with the 
Village of Bluegrass about this determination.  As of 8/7/2023 these stairways were closed and 
barricaded by the apartment management and tagged off-limits by the Rental Inspector except for 
emergencies or to correct the safety issues.  Apartment management took action to 
remove/relocate all tenants in the four buildings and is working with an engineering firm to develop 
plans for necessary repairs.  The Building Services Clerk assisted with the preparation of the 
violation letters.  (1.1, 1.3) 
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Zoning Administration Activities (1.1, 1.2, 1.3, 1.4, 1.5, 1.6): 
● The Zoning Administrator provided the following services: 

o (5) Zoning review approval letters for building permit applications.  
o (2) Yard sale permits. 
o (4) Miss Dig notifications for various projects. Owners contacted for permits on projects. 
o (1) temporary use permit for Hunter’s Ale House Tent event. 
o (2) Sign permits for Sam’s Club filling station and Starbucks on Pickard Road. 

● The Zoning Administrator performed a final zoning inspection of the expanded Michael Engineering 
site for site plan compliance in connection with a request for a certificate of occupancy.  Informed 
owner of outstanding zoning compliance issues.  A performance guarantee has been submitted to 
allow for zoning authorization of a temporary certificate of occupancy, which will be held until the 
remaining site work is completed. 

● The Zoning Administrator reviewed a Minor Site plan application for site improvements and a 360 
square-foot addition to Merchandise Outlet on the NW corner of E. Remus Rd. (M-20) and Bradley 
St.  Some required outside agency approvals are pending, prior to site plan approval. 

● The Zoning Administrator reviewed a Minor Site plan application for site improvements to the 
Extreme Garage vehicle repair business at 898 S. Mission Road., which was submitted in response 
to an earlier ordinance enforcement action related to vehicles parked in the front yard lawn areas 
and an unlawful change of use.  A few details remain to be addressed by the applicant. 

● The Building Services Clerk met with Zoning Administrator to come up with a plan to streamline 
more Zoning workflows (1.1, 16) 

● The Community and Economic Development Director and Zoning Administrator met with Jerel 
Konwinski about potential addition to Liquor Central on S. Isabella Road. 

● The Community and Economic Development Director and Zoning Administrator met with Cindy 
Kilmer about a potential museum project at 981 Craig Hill Road. 

 
Ordinance Enforcement Activities (1.1, 1.3)): 

● 4591 S. Crawford Rd.  Unlawful keeping of chickens on a residential lot without the required zoning 
permit approval for educational purposes, and complaints of chickens wandering neighbors’ lots.  
During a follow up site visit, the Zoning Administrator found that all violations had been fully 
corrected.  This matter is closed. 

● 4989 E. Broadway Rd. - Excessively tall grass.  Mowed by owner after notice.  This matter is closed. 
● Rosewood Dr. north of E. Broadway Rd. (vacant) - Excessively tall grass/weeds.  The required 

distance back from the roads mowed by the owner after notice.  This matter is closed. 
● 5057 Bertshire Dr. - Excessively tall grass.  Mowed by owner after notice.  This matter is closed. 
● 2025 S. Lincoln Rd. (vacant). - Excessively tall grass/weeds.  Mowed by the owner after notice.  This 

matter is closed. 
● 5401 S. Lincoln Rd. – Pole barn accessory building constructed without permits and in violation of 

maximum allowable height and floor area limitations.  The ZBA approved a variance for the height 
violation with a plan to correct the total floor area violation.  A building permit has been issued and 
the owner’s contractor has planned to complete the required modifications by the end of August.  
A follow up site inspection is planned. 

● 5281 Jonathon Ln. - Complaint about garbage bags piled up in rear yard and a dilapidated privacy 
fence falling down in the rear yard.  The foreclosure agent, Guardian Asset Management from 
Pennsylvania, has removed all junk and debris from the site, and has hired a vendor to have the 
fence removed by mid-September.  

 
Planning Commission Activities (1.1, 1.2, 1.4, 1.5, 1.6): 

● During their regular August 15, 2023 meeting, the Planning Commission: 
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o Continuation of a process to update the Master Plan. 
o Discussion of Township survey questions. 

 
Zoning Board of Appeals Activities (1.1): 

● The regular August 2, 2023 meeting was canceled due to a lack of a quorum. 
 
Sidewalks, Pathways, and Parks & Recreation Plan/Program Activities (1.1, 1.2, 1.3, 1.4): 

● The Township Manager and Community and Economic Development Director are continuing to 
work with Central Michigan University engineering and construction staff and with the City 
Engineer and Road Commission officials to resolve remaining details for the planned construction 
of a new lighted and paved pathway from Deerfield Rd. north to Denison Drive to better connect 
the Township’s student and workforce housing south of Deerfield Rd. into the CMU Campus and to 
nearby businesses along S. Mission Rd. and E. Bluegrass Rd.  

● No Sidewalks and Pathways Prioritization Committee activity in August.  
● The Township Manager and Community and Economic Development Director met again with a 

representative from Central Michigan University to discuss details for facilitation by CMU of a new 
survey of Township residents.  The planned recreation facilities survey will be incorporated into the 
larger survey of Township residents anticipated to be sent out in October. 
 

Other Activities: 
● The Community and Economic Development Director participated in a Regional Housing 

Partnership planning meeting hosted by the East Michigan Council of Governments (EMCOG) in 
Saginaw County to support efforts to identify and prioritize efforts to expand housing opportunities 
in mid-Michigan. (1.1, 1.2). 

● The Building Services Clerk continued progress on creating a new land split/combination/boundary 
adjustment application.  (1.1, 1.5) 

● Under the Community and Economic Development Director’s direction, the Building Services Clerk 
is working with representatives from the Michigan Department of Technology, Management & 
Budget Analyst and Graphic Sciences to coordinate labeling of test documents and to discuss other 
necessary details for the project to scan historical documents and files in basement.  (1.1, 1.3, 1.5) 

● The Director meets weekly with the Community and Economic Development Department staff as a 
group and regularly on an individual basis to provide guidance, coordinate provision of services, 
ensure good intra- and inter-departmental communication, and identify and resolve issues.  (1.1) 

● The Community and Economic Development Department received and responded to seven (7) 
Freedom of Information Act (FOIA) requests during the month. (1.2) 

 
 
Current Month Anticipated Activities 
 
Economic Development Activities (1.1, 1.6): 

● The Community and Economic Development Director plans to follow up with Jim Holton at 
Mountain Town Brewery and Summit Smokehouse regarding some business-related concerns. 

● The Community and Economic Development Director plans to attend the quarterly meeting of the 
regional economic development (RED) team hosted by the East Michigan Council of Governments. 

● The Community and Economic Development Director will serve as Chair for the September meeting 
of the Airport Joint Operations and Management Board.  

● The Community and Economic Development Director will continue business retention contacts.  
● The Community and Economic Development Director will complete and distribute a request for 

qualifications from sign contractors with the capability to design and install a new gateway sign for 
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the East DDA District to be located at the corner of M-20 and S. Summerton Rd. in cooperation with 
Mid-Michigan College and Consumers Energy, and to design and install new Enterprise Industrial 
Park signage at the corner of M-20 and Enterprise Dr.  The EDA Board will evaluate responding 
contractors, with the selected finalist(s) to be invited to submit bids for planned projects. 

 
Economic Development Authority (EDA) Board Activities (1.1, 1.2, 1.4, 1.5, 1.6): 

● The regular September 19, 2023 EDA Board meeting is anticipated to include: 
o Discussion of options for disposition of the restored and now vacant lot at 2120 Yats Drive. 
o Discussion of proposed FY2024 project priorities, including underground irrigation 

reconstruction along E. Pickard Rd. 
 
Building Services (1.1, 1.3, 1.4, 1.6): 

● Issuance of permit for 2200 S. Lincoln Rd Commission on Aging project. (1.3, 1.4, 1.5, 1.6) 
● Inspections and follow up as needed for the new Isabella County Jail project. (1.1, 1.3) 
● Follow up phone calls.  
● Continue to do site visits, inspections, issue permits, plan reviews.  
● Continued work on expired permit list. 

 
Rental Inspection Services (1.1, 1.2, 1.3, 1.4): 

● The Rental Inspector will: 
o Investigate and follow up on any rental complaints as needed. 
o Continue to collaborate with the Fire Department on hotel rental inspections.  
o Schedule complexes, hotels, as well as duplex and single-family units for inspections. 
o Conduct follow-up inspections to verify correction of violations. 
o Work on expired certificate scheduling as needed. 
o Arrange for site visits as needed for compliance or informational. 

 
Zoning Administration Activities (1.1, 1.2, 1.3, 1.4, 1.5, 1.6): 

● Director and Zoning Administrator review of site plan, special use, and other development 
applications and preparation of staff reports for the Planning Commission regarding Zoning 
Ordinance compliance. 

● Zoning Administrator review of site plan applications eligible for administrative approval. 
● Zoning Administrator review of building permits for zoning compliance. 
● Zoning compliance letters 
● Sign permits 
● Continued use of MissDig notifications to catch activity in the Township needing zoning approval. 
● Enforcement follow ups 
● Yard sales 
● Tall weeds and grass enforcement 
● The Community and Economic Development Director and Zoning Administrator regularly hold 

informal pre-application development meetings with developers and business/property owners. 
 
Ordinance Enforcement Activities (1.1, 1.3): 

● The Community and Economic Development Director will follow up again with representatives from 
the Saginaw Chippewa Indian Tribe about building code and local ordinance enforcement questions 
related to the property at 5805 and 5935 E. Pickard Rd. recently acquired by the Tribe to become 
the new home of the Tribal College. 
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● Northeast corner of S. Lincoln Rd. and E. Broomfield Rd. – unlawful contractor’s storage yard and 
unlawful grading/fill activities without a grading permit.  The owner claimed a “grandfathered” 
status as a legal nonconforming use.  This matter is under review by the Township Attorney.  

● 4941 E Valley Rd. – Dilapidated and potentially unsafe dwelling.  The owner confirmed that he 
wants the roof completed but does not have the funds.  The Building Official spoke with a 
contractor who is looking into options to help the owner resolve the violations, including follow up 
with a supplier that is working on a possible donation of materials.   

● Ordinance enforcement follow up on current matters and investigation of any new complaints. 
 
Planning Commission Activities (1.1, 1.2, 1.4, 1.5, 1.6): 

● The regular September 19, 2023 Planning Commission meeting is anticipated to include: 
o PRESPR23-02 Preliminary site plan application for Hal Banks proposed building addition for 

indoor golf, archery, office space and related storage located at 2160 E. Remus Road. 
o Continuation of a process to update the Master Plan. 

 
Zoning Board of Appeals Activities (1.1): 

● The regular September 5, 2023 meeting was canceled due to a lack of agenda items.   
 
Sidewalks, Pathways, and Parks & Recreation Plan/Program Activities (1.1, 1.2, 1.3, 1.4): 

● With the assistance of the Chamber of Commerce, a ribbon cutting was held on 9/7/2023 for the 
new McDonald Park Outdoor Fitness Court.  The Community and Economic Development Director 
served as the emcee, and Supervisor Bryan Mielke, mural artist Andrea Croft, and Chamber of 
Commerce President Liz Conway spoke during the event.  Trustee Connie Bills wielded the scissors 
for the ribbon-cutting ceremony to officially open the fitness court.  Over 30 people attended the 
event, including representatives from the City and County governments.  Following the ribbon 
cutting, the Building Services Clerk served as one of several fitness court “ambassadors” who 
answered questions about the fitness court app and demonstrated exercise options at the various 
fitness stations.  The Building Services Clerk was also instrumental in recruiting and working with 
local fitness ambassadors to prepare for the launch day event.  (1.1, 1.2, 1.4) 

● The Isabella Corporation completed the new sidewalk across the Township-owned lot at 5243 
Jonathan Lane in early September to provide a new pedestrian link between the Country Squire 
Estates neighborhood and Kay St./3rd St. and the E. Pickard Rd. business district to the north.  

● No Sidewalks and Pathways Prioritization Committee activity anticipated in September.  
● The Community and Economic Development Director is working with the Township’s engineering 

consultant at Gourdie-Fraser to begin preliminary engineering work on new sidewalk projects along 
the north side of Pickard Rd. east from S. Lincoln Rd. to connect to the existing sidewalk near 
Ashland Dr., and along Bud St. north from E. Pickard Rd. to connect to Jameson Park. 

● The Community and Economic Development Director is working with the Township’s engineering 
consultant at Gourdie-Fraser to prepare a Community Planning grant application through the 
USDOT Reconnecting Communities & Neighborhoods Pilot Program to help fund the cost of 
developing plans for sidewalk/pathway construction along S. Isabella Rd., E. Broadway Rd., and 
over US-127 to improve pedestrian access to area schools, Mid Michigan College, and the East DDA 
businesses. 
 

Other Activities: 
● The Community and Economic Development Director met with the Mt. Pleasant City Planner, 

Manuela Powidayko, to discuss topics of mutual interest and opportunities for collaboration on 
land use planning and development issues. (1.1, 1.2). 
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● The Rental Inspector is using his photography skills to capture scenes from around the Township for 
the purpose of updating the Township website’s photo gallery.  

 
 

Future Board of Trustee Meeting Agenda Items 
● Hearing and consideration for adoption of a resolution approving the transfer of an Industrial 

Facilities Tax Abatement (IFT) granted to Burch Tank & Trailer in 2017 for a manufacturing building 
addition to Bandit Industries, the new owners of the facility. 

● Consideration for adoption of a resolution of support for an application by D Clare Services (north 
side of River Rd. west of US-127) to correct the Federal Emergency Management Agency (FEMA) 
flood hazard maps to match the accurate 100-year floodplain boundary on the subject lot. 

● Consideration of an updated Sidewalk and Pathway Ordinance for adoption. (1.1, 1.3) 
● Consideration of an updated Private Road Ordinance for adoption. (1.1, 1.3) 
● Consideration of options for an updated Township logo and letterhead graphic. (1.1) 

 
 

Significant Items of Interest Longer Term 
● The Community and Economic Development Director plans to follow up with Middle Michigan 

Development Corporation representatives for further discussion and evaluation of a potential 
opportunity to apply for future grant funding from the U.S. Economic Development Administration 
to help support implementation of expanded industrial/business park development along the US-
127 corridor.  Depending on eligibility, this grant opportunity would require collaboration with the 
City of Mt. Pleasant and the Saginaw Chippewa Indian Tribe. 

● Zoning Administration - The Community and Economic Development Director and Zoning 
Administrator will review the current Zoning Board of Appeals bylaws to coordinate with recent 
updates to relevant sections of Zoning Ordinance 20-06. (1.1) 

● Economic Development – The Community and Economic Development Director will prepare an 
updated summary document for the website outlining economic development programs and 
incentives available from the State of Michigan and our DDA Districts for various types of projects. 

● Economic Development – The Community and Economic Development Director will expand 
information on the Township’s website related to development approval processes and pre-
application meeting options to further assist the development community. 

● Consideration of new International Fire Code Ordinance for adoption, which would replace 
Ordinance No. 2014-05 and would reference the updated fire code to be enforced by the Mt. 
Pleasant Fire Department in both the City and the Township. (1.1, 1.3) 

● Consideration of a new 2023 - 2027 Parks and Recreation Master Plan for adoption, following a 
recommendation from the Planning Commission and a public hearing. (1.1, 1.2, 1.3, 1.4, 1.5) 

● Building Services - The Community and Economic Development Director is working with the county 
Community Development Dept. Director to develop a draft reciprocal intergovernmental 
agreement proposal for Isabella County to provide for residential and commercial building 
inspection services during vacations and other periods when the Township’s Building Official is 
temporarily absent, which would be subject to approval by the Township Board of Trustees and the 
county Board of Commissioners. (1.1, 1.2, 1.3, 1.6) 

● Economic Development - Possible future airport-related Zoning Ordinance changes to create a 
separate zoning district for the Mt. Pleasant Airport to expand options for airport-related business 
activities beyond the scope allowed under the current the AG (Agricultural) district. (1.1, 1.6) 

● Economic Development – Follow up again with the county Road Commission about the East DDA 
District development plan priorities and conceptual economic development proposal for road 
improvements in the Township’s industrial area north of Corporate Drive. (1.1, 1.6) 
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● Economic Development - Possible request to consider selling 3.55 acres of vacant Township-owned 
land (PID 14-011-20-008-02 & -03) at the west end of the Ric Rach Dr. private road in the I-1 (Light 
Industrial) zoning district for private development, after necessary water and sewer system 
easements have been recorded on the parcels by the Public Services Department. (1.1, 1.6) 

● Economic Development - The Community and Economic Development Director will work with 
MDOT project team members and contractors during the planned 2023 project to reconstruct E. 
Pickard Rd. (M-20) from the US-127 interchange area west to Packard St. to coordinate storage and 
re-installation of streetlights, park benches, etc. removed by the contractor. (1.1, 1.2, 1.3, 1.6) 

● Building Services - Continuing open lines of communication to build relationships between 
Township and County inspectors (1.1, 1.3, 1.4, 1.6) 

● Building Services – Moving old, scanned prints to proper location within BS&A. (1.1, 1.3) 
● Rental Housing – Community and Economic Development staff have begun a process to evaluate 

options for potentially holding a series of educational opportunities for local landlords on topics 
related to inspections, safety, applicable codes, and other landlord/tenant topics.  (1.2, 1.3, 1.6) 

● Rental Housing – Consider an evaluation of possible regulatory and other options to address 
inequities for tenants associated with a relatively recent but still escalating trend among landlords 
in college towns to pressure tenants to renew leases many months before the term ends (1.2, 1.6) 

● PILOT Housing Projects - The Community and Economic Development Director will continue to 
oversee the administration of the Tax Exemption Ordinance and adopted PILOT resolutions in 
coordination with the Finance Director and Twp. Assessor to verify continuing compliance by the 
sponsors of the eligible housing projects. (1.1, 1.6) 

● Other Activities - The Community and Economic Development Director will work with the City staff 
to develop a proposal for a viable, City DDA-funded cross-access between the Target property in 
the Township and the shopping center property to the north in the City’s Downtown Development 
Authority District. (1.1, 1.6) 

● Other Activities - Repeal of the outdated and unenforceable Ordinance 2011-4 for marihuana 
dispensaries and growing operations (1.1) 

● Other Activities - Expanded use of BS&A Building Module capabilities for hosting of digitized plans 
and permit documents, and for building services and zoning administration functions. (1.1, 1.3) 

● Other Activities - Develop soil erosion control process to integrate with site plan review process 
more seamlessly. (1.5) 

● Other Activities – Consider updates to the Township’s ordinance on open burning. (1.1, 1.3, 1.4) 
● Other Activities - Consider updates to the Noxious Weeds Ordinance No. 1998-5 to improve 

consistency in applicable regulations of tall grass and weeds. (1.1, 1.3, 1.5) 
● Other Activities - Consider updates to the Subdivision of Land Ordinance No. 1994-6 for consistency 

with updates to the state’s subdivision plat approval requirements. (1.1, 1.4, 1.6) 
● Other Activities – Consider partnering with the City of Mt. Pleasant and the Saginaw-Chippewa 

Indian Tribe to conduct a joint transportation planning project that would include evaluation of 
options for improvements to the north and south Mission St. interchanges with US-127, routing of 
heavy truck traffic, public transit improvements, and updated planning for a regional network of 
interconnected pedestrian/bicycle pathways. (1.1, 1.2, 1.3, 1.6) 

● Other Activities – Consider ways to maximize the usefulness, readability, and functionality of the 
Township website’s Announcements, Public Notices, and News features. (1.1, 1.2) 

● Other Activities - Consider updates to the Land Division Ordinance No. 1997-8 to clarify application 
requirements and the division, combination, and boundary adjustment approval process. (1.1, 1.6) 

● Other Activities – The Community and Economic Development Director will continue to work with 
the County Community Development Director and the City Planner to create a unified “regional 
planning/zoning” theme on the County’s FetchGIS website where County, City, and Township 
zoning district and future land use maps could be displayed together with other relevant data.   
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PRELIMINARY SITE PLAN REPORT 

TO: Planning Commission DATE: September 11, 2023 

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

PROJECT: PRESPR23-02 Preliminary Site Plan approval– Proposed building addition and site 
improvements for indoor golf, archery range, office, and related storage 

PARCEL(S): PID 14-021-10-007-01 

OWNER(S): Hal Banks   

LOCATION: Approx. 0.96 acres located at 2160 E. Remus Road. in the NW 1/4 of Section 21. 

EXISTING USE:  Vacant building, former gunsmith shop. ADJACENT ZONING: B-5, I-1  

FUTURE LAND USE DESIGNATION: Commercial/Light Industrial: This district is intended for a blend 
of medium intensity commercial and small-scale light industrial uses. Light industrial uses include but are 
not limited to small-scale manufacturing, laboratories, R&D (research and development) firms, 
information technology firms, or other businesses that might be found in a technology park. 

ACTION:  To review and act on the PRESPR23-02 preliminary site plan dated 8/29/2023 for a 4,000 
square-foot building addition for indoor golf, archery range, office, and related storage Located 
at 2160 E. Remus Road in the NW 1/4 of Section 21 and in the B-5(Highway Business) District. 

Site Plan Approval Process 
Per Section 14.2.C. of the Zoning Ordinance, both preliminary site plan approval and final site 
plan approval are required for this project.  Per Section 14.2.J., approval of a preliminary site plan 
by the Planning Commission “shall indicate its general acceptance of the proposed layout of 
buildings, streets, drives, parking areas, and other facilities and areas.”  Planning Commission 
approval of a final site plan “constitutes the final zoning approval for the project and allows for 
issuance of a building permit to begin site work or construction, provided all other construction 
and engineering requirements have been met” (Section 14.2.L.).  Documentation of applicable 
outside agency permits and approvals will be required as part of a final site plan application. 

Background Information 
The site is an existing, legal nonconforming site developed prior to the current Zoning Ordinance. 
There is an existing structure that was previously used for a gunsmith shop.  This project is for 
indoor recreation uses such as indoor golf, archery range, and office space with related storage. 
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Standards for Alterations to a Nonconforming Site (Section 12.5) 
The purpose of Section 12.5 is to encourage improvements to existing sites in the Township that 
were developed before the site design requirements of this Ordinance were established.  This 
Section prioritizes required improvements to existing nonconforming sites, which may be 
improved or modified without a complete upgrade of all site elements subject to compliance the 
following conditions (listed below in bold with staff comments following): 

A.  A nonconforming site shall not be improved or modified in a manner that increases its 
nonconformity.  The proposed improvements conform to this standard. 

B.  The proposed site improvements shall address public health, safety, and welfare by 
resolving public safety deficiencies and pedestrian/vehicle conflicts and improving 
emergency access.  The site plan includes new barrier-free parking and pedestrian access, 
and improved access to the site for fire trucks in the event of an emergency. 

C.  The site plan shall also include improvements in at least three (3) of the ten (10) broad 
categories listed in Section 12.5.C..  The proposed site plan more than satisfies this 
standard, with improvements in six (6) of the categories as noted below: 

2.  Pedestrian access improvements.  The site is served by an existing public sidewalk 
and the project includes a 5-foot-wide sidewalk connector for pedestrian access. 

3.  Vehicular access and circulation improvements.  The current gravel parking lot will 
be replaced with a hard-surface lot and internal two-way access drive. 

4.  Building design or exterior facade improvements.  The existing building will be 
upgraded along with the newer building addition. 

5.  Off-street parking or loading improvements.  The current site has no designated 
loading area or striped parking stalls.  The plan adds both. 

8.  Exterior lighting improvements.  The site plan adds nine (9) new down-shielded wall-
pack fixtures to both the existing building and the building addition.  A photometric 
plan will be required on the final site plan to verify compliance with Section 8.2. 

9.  Drainage and stormwater management improvements.  There is no existing 
stormwater management for the site.  This plan provides for these improvements, 
with details to be provided on the final site plan subject to Twp. Engineer review.  

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 
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 An example is the building elevations.  Conceptual building elevations are required as 
part of a preliminary site plan.  Instead, the plan shows a model picture of what the 
building addition may look like from a similar structure built elsewhere.  Detailed 
building elevations will be required as part of the final site plan.  

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

3. Section 9 (Off-Street Parking, Loading Requirements).  The plan provides for a total of 15 
parking spaces where only 10 spaces are required at a minimum.  A loading area is 
provided on the east side of the building meeting the required 50-feet in length, 10 feet 
in width and 15 feet in clearance.  The plan also provides for a bike rack on the north side 
of the building.  The following details will need to be provided on the final site plan:  

 Correct the space width information on the barrier-free (ADA) parking detail to match 
the nine (9) foot space width on the site plan. 

 Correct the formula for professional office parking to one (1) space per 300 square-
feet of floor area (currently noted as one (1) per 275 square-feet on the plan. 

 Revise the plan to clearly show that the required bicycle parking facilities are located 
at least three (3) feet from adjacent walls, poles, landscaping, street furniture, drive 
aisles, and primary pedestrian routes, and at least six (6) feet from vehicle parking.  

4. Section 7.10 (Sidewalks and Pathways).  The plan provides for a 5-foot-wide sidewalk 
connection from the existing sidewalk along E. Remus Road. There is a proposed 6.5-foot 
interior sidewalk along the northern front of the building as well. CONFORMS 

5. Section 7.14 (Trash Removal and Collection). The plan provides a 10-foot by 10-foot 
dumpster located in the rear yard on a 10-foot by 20-foot concrete pad and approach, 
which will be enclosed with a fence consisting of metal siding to match the building 
addition.  The following detail will need to be added to the final site plan: 

 Details of the dumpster need to be added to the detail page to verify the height of the 
enclosure and type of gate on the opening of the enclosure.  

Additional Comments - Looking Ahead to the Final Site Plan 

6. Section 10 (Landscaping and Screening).  Detailed landscape plans are not required at 
the preliminary site plan stage, but the current plan appears to indicate that much of the 
existing vegetation on-site is intended to be used to either meet or exceed applicable 
landscaping requirements.  This can be an acceptable option, which also would be 
consistent with the provisions of Section 12.5 (Nonconforming Sites) as noted earlier in 
our report.  There are six (6) existing trees on-site, which will satisfy the required parking 
lot tree and ornamental road tree requirements.  The following details will need to be 
added to the final site plan: 
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 Add a note referencing Section 10.7 (Modifications) to request Planning Commission 
approval to use existing vegetation to satisfy applicable landscaping requirements. 

 The plan notes “street trees.”  This should be changed to reference “deciduous” or 
“evergreen trees.”  The two (2) proposed red maple trees satisfy this requirement.  

 16 shrubs are required per Section 10 standards.  Photos of existing shrubs are 
included, but the number of existing shrubs will need to be added to the plan. 

 The plan notes 360 square-feet of required parking lot landscape space for 12 parking 
spaces.  The actual required amount is 450 square-feet for the proposed 15 parking 
spaces.  In addition, the plan should identify which area(s) of the existing 1,452 
square-foot landscaped area will count towards the minimum requirement. 

7. Outside agency approvals.  The applicant is responsible for obtaining all necessary 
outside agencies permits or approvals prior to submittal of a final site plan application, 
including from Gourdie Fraser for Storm Water Management, Isabella County 
Transportation Commission, Township Public Services, and MDOT for the sidewalk 
connection.  The Township has received approval from the Mt. Pleasant Fire Department. 

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

Key Findings 
 The plan and proposed scope of site and building improvements meet or exceed the 

requirements of Section 12.5 that apply to alterations to a nonconforming site. 
 With the exception of some details that can be addressed on the final site plan, the plan 

conforms to Section 14.2.P. (Required Site Plan Information) and Section 14.2.S. (Standards 
for Site Plan Approval) for a preliminary site plan. 

Recommendations 
Based on the above findings, I recommend approval of the PRESPR23-02 preliminary site plan 
application 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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Draft Motions:  PRESPR 23-02 Preliminary Site Plan Application from Hal Banks for a Proposed 
Building Addition at 2160 E. Remus Rd. for Indoor Golf, Archery, Office Space, and Related Storage. 

 

MOTION TO APPROVE THE PRELIMINARY SITE PLAN:   

Motion by _________________________, supported by _________________________, to 
approve the PRESPR23-02 preliminary site plan dated August 29, 2023 for a 4,000 square-foot 
building addition for indoor golf, archery range, office, and related storage located at 2160 East 
Remus Road in the northwest quarter of Section 21 and in the B-5 (Highway Business District) 
zoning district, finding that it fully complies with applicable Zoning Ordinance requirements for 
preliminary site plan approval, including Sections 12.5 (Nonconforming Sites), 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 PRESPR23-02 preliminary site plan dated August 29, 2023 for a 4,000 square-foot 
building addition for indoor golf, archery range, office, and related storage located at 2160 East 
Remus Road in the northwest quarter of Section 21 and in the B-5 (Highway Business District) 
zoning district, finding that it can comply with applicable Zoning Ordinance requirements for 
preliminary site plan approval, including Sections 12.5 (Nonconforming Sites), 14.2.P. (Required 
Site Plan information), and 14.2.S. (Standards for Site Plan Approval), subject to the following 
conditions: 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

MOTION TO POSTPONE ACTION ON THE PRELIMINARY SITE PLAN:   

Motion by _________________________, supported by _________________________, to 
postpone action on the PRESPR23-02 preliminary site plan dated August 29, 2023 for a 4,000 
square-foot building addition for indoor golf, archery range, office, and related storage located 
at 2160 East Remus Road until _____________ ______, 20__ for the following reasons:  

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

MOTION TO DENY THE PRELIMINARY SITE PLAN:   

Motion by _________________________, supported by _________________________, to deny 
the PRESPR23-02 preliminary site plan dated August 29, 2023 for a 4,000 square-foot building 
addition for indoor golf, archery range, office, and related storage located at 2160 East Remus 
Road in the northwest quarter of Section 21 and in the B-5 (Highway Business District) zoning 
district, finding that it does not comply with applicable Zoning Ordinance requirements for 
preliminary site plan approval, including Sections 12.5 (Nonconforming Sites), 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: September 12, 2023 

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

ACTION REQUESTED:  Planning Commission review of the revised draft framework to guide the 
Master Plan update.  

Revised Draft Framework for Updating the Master Plan 
For the Master Plan update discussion, staff has included a revised draft of the proposed 
Framework for Updating the Master Plan for Planning Commission review and comment.  This 
document has been updated to incorporate the Commission’s direction provided over the past 
several meetings.   

It is the intent of staff to use the final agreed-upon framework as a guide to preparation of the 
draft Master Plan elements.  It is also intended to provide a starting point for seeking public input 
into our master planning process.  For these reasons, it is important that the document clearly 
reflects the Planning Commission’s identified policy priorities. 

This is a good time for any final “weeding” of the document:  If there are specific policy 
statements in this draft document that you, as a Commission, do not find to be important or 
essential to the Master Plan update, it will be important to identify them to be removed.  
Similarly, if there is anything that you find has been overlooked, this is a good time to make sure 
that it is included. 

Please review the revised draft Framework document prior to our upcoming meeting. 

Next Steps 
Staff will be assembling an updated “data book” of existing conditions information and 
demographics (population, housing, etc.) for the Township, which we anticipate will be available 
for your October meeting. 

We anticipate that the Township’s survey of residents will be sent out in October, with 
preliminary results being made available in November or December depending on the specific 
timing of the survey mailings.  Once the survey results are available, we will also be moving 
forward with preparation and review of an updated Parks and Recreation Master Plan document. 

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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(A) Introduction 

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

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

(2) General Goal 2: Create a safe, balanced and coordinated multi-modal transportation 
system adequate to accommodate the planned future growth of the Township. 

(3) General Goal 3: Provide for balanced and efficient use of land in the Township. 

(4) General Goal 4: Promote the region as a destination for industry and tourism.  

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

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

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

(C) Future Land Use and Growth Management Strategies 
(1) Encourage sensible, sustainable, diverse, high-quality residential, office-service, 

commercial, industrial, and public facility development in designated areas consistent 
with the available capacity of transportation, utility, and other infrastructure. 

(2) Promote compatibility between existing and future uses along Union Township’s 
boundaries with other communities. 

(3) 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. 

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

(5) Provide an attractive business environment and opportunities for businesses to 
expand the economic diversity of the Township and contribute to the overall 
economic strength of the mid-Michigan region. 

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

(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 

037



Revised Draft Framework for Updating the Master Plan 
Dra� Date:  September 12, 2023 

 

2 | P a g e  

deficiencies in the local road network, small lot sizes, topography, or other 
limiting conditions. 

(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) To expand opportunities for new employment centers along the Township’s 
established commercial corridors, the B-5 and B-7 zoning districts should be 
adjusted to allow for development of warehouse, distribution, and light 
manufacturing facilities under specific conditions without a special use permit. 

(d) Industrial development and outdoor storage areas should be effectively screened 
where they abut or are across the road from residential and other lower intensity 
land uses to minimize potential adverse visual and other impacts.  

(2) Commercial Development Plan 

(a) Due to evolving market conditions, 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 
Rd., S. Isabella Rd., and E. Bluegrass Rd. 

(d) Building design for new commercial, office-service, multiple-family, and public 
facilities should have a clean and attractive visual character: 

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

ii. Building entrances for the general public should be prominent and 
accessible from the roadway and public sidewalks, and oriented towards 
the road frontage. 

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

iv. Rear elevations visible from the roadway and/or residential areas should 
have a finished quality consistent with other elevations of the building. 

(e) Development and expansion of off-street parking facilities should be minimized 
to the extent possible, and use of shared parking facilities should be encouraged. 

(3) Bluegrass Center Area Plan 

(a) Plan for the Bluegrass Center Area to become a more walkable and vibrant 
destination for community business, social, and civic activity that includes a more 
intensive mix of land uses and multi-story, mixed-use buildings.  

(b) Establish flexible Bluegrass Center land use and design principles that would: 
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i. incentivize and expand mixed-use residential-commercial development 
opportunities;  

ii. potentially allow for more intensive development (increased building 
height, number of residential units, more employment center 
operations, etc.) under certain conditions; and 

iii. 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. 

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

(4) East/West Downtown Development Authority (DDA) Districts (reference to adopted 
DDA Development Plans in the updated Master Plan) 

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

(4) New residential development should be placed adjacent to existing residential or 
commercial development, and be served by existing utilities and a paved road. 

(5) For new housing subdivisions in proximity to sensitive areas of the property (the 
Chippewa River, steep slopes, wetlands, woodlands, etc.), use of the rural open space 
development option available under the state Zoning Act and the Township’s Zoning 
Ordinance is encouraged to cluster new development on smaller lot sizes to maximize 
protection of these resources without increasing the overall permitted density. 

(6) 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. 
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. 

(7) The Township seeks to strike a careful balance between serving the student housing 
market and protecting character of the community.  The Bluegrass area remains the 
best location for new housing catered to students. 

(8) Multiple family or attached single-family buildings and developments should 
incorporate design elements that maximize a pedestrian and community-orientation, 
including pitched roof lines, prominent entries, minimization of the appearance of 
garage doors, pedestrian connections between building entrances and internal and 

039



Revised Draft Framework for Updating the Master Plan 
Dra� Date:  September 12, 2023 

 

4 | P a g e  

public sidewalks and paved pathways, indoor and outdoor community recreation 
facilities and gathering spaces, and secured and sheltered bike storage. 

(9) Evaluate residential and business districts to consider potential expansion of 
additional development options for a variety of housing in the Township, including 
the potential for expanded options for accessory dwellings in single-family areas. 

(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 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) Designated agricultural preservation areas are suitable for farming and agriculture-
related uses and are intended to preserve farmland and ensure that active 
commercial agricultural operations remain an important part of life in the Township. 

(4) Ensure that the minimum lot size standard and provisions for land division in the 
agricultural zoning district are adequate to limit future subdivision for non-farm 
single-family dwellings and to prevent fragmentation of large parcels in designated 
agricultural preservation areas. 

(5) Support accessibility to local food sources and agricultural tourism opportunities. 

(G) Plan for Natural Resources and the Environment 
(1) Maximize protection and preservation of significant, sensitive natural amenities, such 

as water bodies, wetlands, mature trees, and natural ecosystems, as part of any new 
development activity or public infrastructure improvements. 

(a) Provide for evaluation and consideration of alternative designs for new 
development near regulated wetlands to minimize impacts and to enhance the 
wetland’s health and functionality. 

(b) Low-Impact Design (LID) is encouraged as part of new development to minimize 
impacts and avoid contributing to increased erosion and sedimentation, 
decreased ground water recharge, and increased surfacewater runoff. 

(c) Provisions for wide vegetated buffers from wetlands and rivers should be 
required as part of new development to protect water quality. 

(2) Consider establishing standards for more frequent well and septic system inspections 
and expansion of educational opportunities related to proper well and septic 
drainfield maintenance to increase system lifespans and preserve water quality. 
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(H) Plan for Energy  
(1) Explore renewable energy structures in residential areas. 

(2) Consider establishment of policies related to future development of commercial solar 
energy production facilities (“solar farms”) in the Township, including: 

(a) to designate specific areas of the Township determined to be suitable for these 
facilities based on factors identified in the Plan; and 

(b) to prohibit these facilities from being located on prime farmland, consistent with 
preservation of agricultural land and rural character in the Township. 

(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. 

(c) Prohibit municipal sewer system extensions into agricultural preservation areas. 

(2) Coordinate utility expansion in a way that encourages development along existing 
arterial roadways and on underutilized sites first. 

(3) Add a statement indicating that the current Isabella County Hazard Mitigation Plan is 
adopted by reference as part of the updated Master Plan. 

(J) Transportation Plan 
(1) Add a Future Streets Plan to the Master Plan document. 

(2) Improvements to public roads, especially county primary roads and state highways, 
should include right-of-way and infrastructure provisions for safe and convenient 
public sidewalks, pathways, paved shoulders, and transit facilities to meet the needs 
of all types of users – motorists, pedestrians, bicyclists, and transit users.  . 

(3) Establish recommended future right-of-way widths and design preferences for public 
road corridors in the Township to ensure adequate space outside of the roadway for 
paved shoulders, roadside drainage facilities, installation of underground utilities, and 
construction of public sidewalks and pathways. 

(4) Encourage road agencies with jurisdiction to expand use of safe and convenient mid-
block crossings (potentially including overhead flashers, pavement markings, and 
signage to indicate a non-signalized crossing point) on certain county primary roads 
and state highways where an intersection crossing is located more than 660 feet away 
from a common pedestrian crossing or a high density residential development.   

(5) Encourage road agencies with jurisdiction to decrease street width at crossing points 
by installing sidewalk flares and curb extensions, medians or raised islands to create 
a safe haven for pedestrians. 

041



Revised Draft Framework for Updating the Master Plan 
Dra� Date:  September 12, 2023 

 

6 | P a g e  

(6) Establish planning principles to guide development and extension of future roads and 
public sidewalks/pathways to prioritize robust requirements for connectivity between 
neighborhoods and also to nearby schools, parks, and commercial nodes. 

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

(a) robust requirements for seamless barrier-free pedestrian connections, including 
sidewalk connectors, ramps, and safe and convenient striped crosswalks where 
needed, between public sidewalks and business entrances as part of new 
development and improvements to existing  sites, and at all Township parks and 
other facilities;  

(b) wider, well-lit, accessible, and connected pathways;  

(c) making completion of gaps in public sidewalks and pathways a high priority; 

(d) incorporating an updated version of the current policy for temporary relief from 
sidewalk construction under certain specified circumstances into the Plan. 

(8) Provide for internal cross access easements and pedestrian/vehicular connections 
between adjacent sites, and use of shared vehicular access for commercial sites 
wherever possible, to maximize connectivity and minimize traffic congestion on the 
public roads. 

(9) Provisions for expanded bicycle parking facilities, both sheltered and simple bike 
racks, should be required as part of new development and improvements to existing  
sites, and should be maintained at all Township parks and other facilities. 

(10) Provide for expanded “last mile” connectivity through authorizations for operation of 
electric scooter rentals in the Township for short-distance trips. 

(11) Prioritize barrier-free accessibility on public streets, sidewalks and pathways, and as 
part of new development and improvements to existing sites. 

(12) Encourage more practicable public transportation options, such as fixed route buses. 

(K) Zoning Plan 
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