
Planning Commission 
Regular Meeting  

November 21, 2023 
7:00 p.m. 

1. CALL MEETING TO ORDER

2. PLEDGE OF ALLEGIANCE

3. ROLL CALL

4. APPROVAL OF AGENDA

5. APPROVAL OF MINUTES

-October 17, 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. PFINALSPR23-02 Final site plan application for Hal Banks proposed building 

addition for indoor golf, archery, office space and related storage located at 2160
E. Remus Road.
a. Introduction by staff
b. Updates from the applicant
c. Commission review of the site plan
d. Commission deliberation and action (approval, denial, approval with

conditions, or postpone action)

B. PRESPR23-04 Preliminary site plan application for a proposed 6,000 square-foot
building addition and associated site improvements for the Wal-Mart retail store
located at 4730 Encore Blvd.
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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 
 

C. PSPR22-04 Request for approval of a 365 calendar day extension to October 
15, 2024 for the approved PSPR22-04 final site plan for the new Krist Oil Filling 
Station at 4972 E. Pickard Rd. (PID 14-014-20-041-01). 
a. Introduction by staff 
b. 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. 
 

https://www.youtube.com/channel/UC0DM9drs5xz6SCebOg4nC8g/live
https://us02web.zoom.us/j/83980313172?pwd=WXZnb3d6ZnhSWFQ1RGh5bDB5OXdkQT09#success


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

*Term begins 1/1/2024 William Gallaher 12/31/2025

1 Mark Stuhldreher 12/31/2024
2 John Dinse 12/31/2025

1 Ruth Helwig 12/31/2027
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 12/31/2025
1-Union Township Stan Shingles 12/31/2026
2-Union Township Allison Chiodini 12/31/2025
1-Mt. Pleasant Schools Lisa Diaz 12/31/2024
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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CHARTER TOWNSHIP OF UNION 
Planning Commission 

Regular Meeting Minutes 
 

A regular meeting of the Charter Township of Union Planning Commission was held on October 17, 2023, 
at 7:00 p.m. at the Union Township Hall. 
 
Meeting was called to order at 7:00 p.m. 
 
Roll Call 
Present:  
Albrecht, Gross, LaBelle, Lapp, McDonald, Shingles, and Squattrito  
Excused: 
Buckley and Thering 
 
Others Present 
Rodney Nanney, Community and Economic Development Director; Peter Gallinat, Zoning Administrator; 
Tera Green, Administrative Assistant 
 
Approval of Agenda 
Shingles moved Gross supported to approve the agenda as presented. Vote: Ayes: 7. Nays: 0. Motion 
Carried 
 
Approval of Minutes 
Gross moved McDonald supported to approve the regular meeting minutes from September 19, 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 
 

Public Comment  
Open 7:05 p.m.  
No comments were offered. 
Closed 7:05 p.m. 
 
New Business  

A. MINORSPR23-11 Minor Site Plan for Michael Engineering 5625 Venture Way – Revised 
“As-Built Landscaping Plan” sheet dated 8/15/2023 

a. Introduction by Staff 
b. Updates from the applicant 
c. Commission review of the revised landscape plan sheet 
d. Commission deliberation and action (approval, denial, approval with conditions, or 

postpone action) 
 

Nanney introduced the PMINORSPR23-11 Minor site plan for Michael Engineering at 5625 Venture Way.  
During construction of the approved project, the owner of Michael Engineering discovered that the 
landscaping design was not consistent with their needs and in conflict with previously unidentified 
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underground communications cables, and so proposed a revised landscaping plan with a request for 
approval of modifications per Section 10.7 (Modifications).  Staff found that the revisions to the 
landscaping plan are in accordance with the criteria for modifications in Section 10.7 and that 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). 
 
Eric Pruitt, owner of Michael Engineering, was available for questions.  Deliberation by the 
commissioners. 
 
Shingles moved Gross supported to approve the PMINORSPR23-11 minor site plan’s revised “As Built 
Landscaping Plan” sheet dated August 15, 2023 for Michael Engineering located at 5625 Venture Way in 
the northeast quarter of Section 13 and in the I-2 (General Business) District, finding that the proposed 
modifications are consistent with Section 10.7 and appropriate given the new information about 
conflicts with previously unidentified underground infrastructure.  Roll Call Vote: Ayes: Albrecht, Gross, 
LaBelle, Lapp, McDonald, Shingles, and Squattrito.  Nays: 0.  Motion carried. 
 

B. PB230227 Grading Permit (Garber), 2160 E. Remus Rd. – Request to authorize incidental 
site clearing and grading per the approved PRESPR23-02 preliminary site plan dated 
8/29/2023 from Hal Banks for a 4,000 square-foot building addition for indoor golf, 
archery, range, office, and related storage 

 
a. Updates by staff and applicant 
b. Commission deliberation and action (authorize subject to Section 14.2.J conditions, 

reject the request, or postpone action) 
 
Nanney introduced the PB230227 Grading Permit for site grading at 2160 E. Remus Rd.  This is 
related to the approved PRESPR23-02 Preliminary Site Plan for proposed addition and site 
improvements for indoor golf, archery range, office, and storage.  An application for final site plan 
approval has not yet been submitted, but Garber Contracting recently submitted a grading permit 
for tree stump removal and site grading.  The applicant did not specifically request authorization 
for limited work during the preliminary site plan approval.  Staff has no objection from a planning 
and project implementation perspective for the Planning Commission to authorize the incidental 
site clearing and grading consistent with the approved PRESPR23-02 preliminary site plan, subject 
to compliance with the 4 conditions in Section 14.2.J. of the Zoning Ordinance.  
 
Deliberation by the commissioners. 
 
McDonald moved Lapp supported to authorize incidental site clearing and grading as proposed by the 
PB230227.  Roll Call Vote: Ayes: Albrecht, Gross, LaBelle, Lapp, McDonald, Shingles, and Squattrito.  
Nays: 0.  Motion carried. 
 

C. Adoption of the 2024 Planning Commission meeting calendar 
 
Shingles moved Albrecht supported to adopt the Planning Commission’s Meeting Schedule for 2024.  Roll 
Call Vote: Ayes: Albrecht, Gross, LaBelle, Lapp, McDonald, Shingles, and Squattrito.  Nays: 0.  Motion 
carried. 
 
Other Business 

D. Continuation of a Process to Update the Master Plan 
a. Introduction by staff 
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b. Discussion by Commissioners 
 
Nanney announced that Union Township was one of 21 communities to receive a $45,000 reimbursable 
grant fund award from the Rural Readiness Grant Program to improve development along the US-127 
Corridor.  Staff is compiling up-to-date data book of population, housing, maps of existing conditions 
and other demographics to present at a later meeting. 
 
Discussion by the commissioners. 
 
Extended Public Comments 
Open: 7:39 p.m. 
Lori Rogers, 2248 Cornerstone Dr., introduced herself and would like to get more involved. 
Closed 7:39 p.m. 
 
Final Board Comment 
Commissioner LaBelle complimented the staff on the work to receive the Rural Readiness Grant.  He also 
had questions about why the landscaping for Michael Engineering had to come before the Planning 
Commission and why some information regarding projects brought to the Township is considered 
confidential and other information is shared in the monthly report, which were answered by Mr. 
Nanney.  
 
Adjournment – Chair Squattrito adjourned the meeting at 7:58 p.m. 
 
 
APPROVED BY:                               _______________________________________ 

                                                                         Doug LaBelle – Secretary 
(Recorded by Tera Green)    Tera Albrecht – Vice Secretary 
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Department Monthly Report 
 
Department: Community and Economic Development 
 
Month/Year: October 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 is working with State officials to take care of 
the administrative details for the $45,000 Rural Readiness Grant to support pre-development 
activities to expand our Master Plan update project to include more detailed evaluation and 
prioritization of infrastructure improvements for potential new industrial/research/business park 
development along the US-127 corridor.  A draft agreement for the terms of the grant award is 
anticipated to be received in early November from MDARD staff. 

● The Community and Economic Development Director attended the Middle Michigan Development 
Corporation’s “Coming Home” workforce development event held on 10/19/2023 in conjunction 
with the CMU Homecoming Week. 

● The Community and Economic Development Director attended the Mt. Pleasant Area Convention 
and Visitors Bureau’s Tourism Awards Luncheon held on 10/19/2023 where various Destination 
Development grant awards were announced, including additional funding for the Mt. Pleasant 
Airport’s “Crew Car” courtesy vehicle. 

● The Community and Economic Development Director attended and spoke briefly to welcome the 
many attendees to the Township-sponsored Mt. Pleasant Area Chamber of Commerce “Business 
After Hours” event held on 10/19/2023 in the corporate hanger at the Mt. Pleasant Airport.  The 
Township’s new community promotion display banner was displayed at this event.  

● 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): 

● During their regular October 17, 2023 meeting, the EDA Board: 
o Adopted the FY2024 East DDA Fund and West DDA Fund budgets, and recommended the 

adopted budgets to the Board of Trustees for final approval. 
o Adopted year-end amendments to FY2023 East DDA Fund and West DDA Fund budgets, 

and recommended the adopted amendments to the Board of Trustees for final approval. 
o Adopted their regular and informational meeting calendar for 2024. 
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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 51 Building Inspections (1.3)  
o 31 Permits issued (1.3) 
o 1 Certificate of Occupancy (1.3, 1.4, 1.5) 
o Follow up phone calls  

● The Building Official participated in 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  

 
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. 684 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 photographing structural elements in a pre-

slab inspection for 5270 E Remus Rd. (1.3, 1.6) 
 
Zoning Administration Activities (1.1, 1.2, 1.3, 1.4, 1.5, 1.6): 

● The Zoning Administrator provided the following services: 
o (10) Zoning review approval letters for building permit applications.  
o (3) Miss Dig notifications for various projects. Owners contacted for permits on projects. 
o Zoning Compliance letter for 4237 Corporate way. 
o Grading permit for 2160 regarding landscaping removal and other grading items approved 

with a preliminary site plan. No grading near utilities or for stormwater management 
permitted. 

o Minor site plan for additional pole light at 4730 Encore Blvd for Sam’s Club Filing Station 
security lighting. 

o Investigated a complaint of illegal signage at the corner of E. Broadway Rd. and Rosewood 
Dr., but found no violations of the Township’s sign regulations in the Zoning Ordinance.  

● The Community and Economic Development Director and Zoning Administrator met with 
developers remotely via the Zoom app about several potential projects on E. Bluegrass Road and 
Encore Blvd. 
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● The Community and Economic Development Director and Zoning Administrator met with the Tiny 
Homes for the Homeless organization and the Building Official, Township Manager, and Mt. 
Pleasant Fire Chief to discuss the organization’s development proposal, applicable code and 
ordinance requirements, and the Planned Unit Development approval process. 

● The Zoning Administrator attended the Michigan Association of Planning Annual State Conference 
October 4-6 for professional development purposes. 

● The Community and Economic Development Director participated in a webinar hosted by the 
Michigan Townships Association to learn more about proposed legislation to pre-empt virtually all 
local control over development and operation of utility-scale solar and wind energy installations. 

 
Ordinance Enforcement Activities (1.1, 1.3): 

● 386 Bluegrass Road. - Excessively tall grass and junk in the yard.  The owner was notified of the 
violations and has mowed the grass.  The owner is working with Township staff to complete the 
removal of junk from the premises. 

● 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 but 
the owner’s contractor has not yet completed the required modifications. 

● 5683 E. Broadway Rd. - Complaint about multiple cars for sale in the front yard and public road 
right-of-way.  The owner was contacted and affirmed they will move the cars off the property. 

● 1805 Belmont Dr. – Rental property without required rental housing certification and special use 
permit for a short-term rental as advertised.  The owner has provided an initial response to 
Township staff to indicate that the unit is not currently rented.  Additional follow up is planned. 

● 5339 E. Broadway Rd. – Rental property without required rental housing certification and special 
use permit for a short-term rental as advertised.  . The owner met with Township staff to discuss 
the process of obtaining the necessary certification and special use permit approvals. 

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

● During their regular October 17, 2023 meeting, the Planning Commission: 
o Approved the PMINORSPR23-11 Minor Site Plan for Michael Engineering revised 

landscaping plan located at 5625 Venture Way with requested modifications. 
o Approved the request from the contractor to authorize limited site grading associated with 

the PRESPR23-02 preliminary site plan approval for a proposed building addition for indoor 
golf, archery, office space and related storage located at 2160 E. Remus Road. 

o Adopted their regular meeting calendar for 2024. 
 
Zoning Board of Appeals Activities (1.1): 

● The regular October 4, 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): 

● No Sidewalks and Pathways Prioritization Committee activity in October.  
● The Community and Economic Development Director attended the final quarterly meeting of the 

Cultural and Recreational Commission (CRC) held in the Morey Courts conference room, where a 
proposed reorganization and consolidation of the management structure for Morey Courts, the 
Martin Ice Arena, and the new Gymnastics Addition was presented.  This change is intended to 
reduce administrative and accounting costs, to streamline ordering, and to allow more efficient 
assignment of employees across the Isabella Sportsplex as needed. 

● The Community and Economic Development Director and Township Manager attended the ribbon 
cutting hosted by Isabella County for the Meridian Park expansion on 10/26/2023. 
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Other Activities: 
● 1667 Belmont Dr. - Complaint of water drainage accumulating in their driveway apron within the 

public road right-of-way.  Township staff reviewed the situation and advised the resident to work 
with a contractor and the Isabella County Road Commission to make changes needed to correct 
impediments to proper drainage at this location. 

● 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 finalize project details to initiate scanning of 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 five (5) 
Freedom of Information Act (FOIA) requests during the month. (1.2) 

● The Community and Economic Development Director attended the final quarterly meeting of the 
Cultural and Recreational Commission of Isabella County for 2023, which was held on  

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

● The Community and Economic Development Director is continuing to work with MDOT project 
team members and contractors for the project to reconstruct E. Pickard Rd. (M-20) to coordinate 
re-installation of streetlights, park benches, etc. removed by the contractor. (1.1, 1.2, 1.3, 1.6) 

● The Community and Economic Development Director will serve as Chair for the November 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 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 will complete and distribute a request for 

qualifications from sign contractors with the capability to design and install a new gateway sign for 
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 Community and Economic Development Director attended the annual conference of the 
Michigan Downtowns Association, which was held in Birmingham, MI, where he was elected to fill 
the remaining term for an open seat on the association’s Board of Directors. 

● The Community and Economic Development Director plans to attend the Fall meeting of the 
Michigan Economic Developers Association in Lansing, MI on 11/17/2023, which will include 
updates on site selector priorities for new projects and on anticipated economic trends for 2024. 

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

● The regular November 21, 2023 EDA Board meeting is anticipated to include: 
o Review of bids and selection of the successful bidder for sidewalk snowplowing in the East 

and West DDA Districts for 2024 - 2026. 
o Approval of the 2024 Art Reach of Mid Michigan Festival of Banners proposal. 
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o Ceremony for the grant award to Mid-Valley Structures for their completed sign 
replacement project in the East DDA District. 

 
Building Services (1.1, 1.3, 1.4, 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. 

● 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 November 21, 2023 Planning Commission meeting is anticipated to include: 
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o PFINALSPR23-02 Final 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 PRESPR23-04 Preliminary site plan application for a proposed 6,000 square-foot building 
addition and associated site improvements for the Wal-Mart retail store located at 4730 
Encore Blvd. 

o PSPR22-04 Request for approval of a 365 calendar day extension to October 15, 2024 for 
the approved PSPR22-04 final site plan for the new Krist Oil Filling station at 4972 E. Pickard 
Road (PID 14-014-20-041-01). 

o Continuation of a process to update the Master Plan. 
 
Zoning Board of Appeals Activities (1.1): 

● During their regular November 1, 2023 meeting, the Zoning Board of Appeals: 
o Approved their annual report of ZBA activities to the Planning Commission 
o Adopted their regular meeting calendar for 2024. 
o Reviewed available training options. 

 
Sidewalks, Pathways, and Parks & Recreation Plan/Program Activities (1.1, 1.2, 1.3, 1.4): 

● No Sidewalks and Pathways Prioritization Committee activity anticipated in November.  
● 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. 
 

Other Activities: 
● The Community and Economic Development Director plans to meet again 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). 

● 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 
● 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. 
 
 

Significant Items of Interest Longer Term 
● 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. 

● Economic Development - 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. 
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● 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) 

● Zoning Administration - The Community and Economic Development Director and Zoning 
Administrator plan to propose some additional updates to the sign regulations of Zoning Ordinance 
20-06 to improve consistency in application and to minimize regulatory conflicts. (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. 

● Other Activities - 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) 

● Building Services – The Building Official continues to work in close coordination with the County’s 
plumbing, mechanical, and electrical inspectors on building projects to minimize delays and to 
ensure that construction meets the applicable health and safety standards. (1.1, 1.3, 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 evaluated options for hosting 

educational opportunities for local landlords on inspections, safety, applicable codes, and other 
landlord/tenant topics, but determined after input from the rental community that creation of a 
Township flyer with graphical examples of code requirements and common violations (such as 
blocked egresses and disabled smoke detectors or carbon monoxide detectors) would be the most 
effective option.  (1.2, 1.3, 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 - 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 - Repeal of the outdated and unenforceable Ordinance 2011-4 for marihuana 
dispensaries and growing operations (1.1) 

● Other Activities – 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) 

● Other Activities – Consideration of an updated Private Road Ordinance for adoption. (1.1, 1.3) 
● 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) 
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● 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 – 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 – 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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FINAL SITE PLAN REPORT 

TO: Planning Commission DATE: November 13, 2023 

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

PROJECT: PFINALSPR23-02 Final 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 PFINALSPR23-02 final site plan dated 10/13/2023 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.  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 are 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. 
A preliminary site plan for this project was approved at the September 2023 Planning Commission 
meeting.  Additionally, a grading permit was authorized by the Planning Commission at the 
October 2023 Planning Commission meeting based on the preliminary site plan approval, which 
permitted the contractor to do limited tree stump removal and site grading. 
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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 Stormwater 
improvements.  

Final Site Plan Review Comments 

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

1. Section 14.2.P. (Required Site Plan Information).  The site plan conforms to the minimum 
Section 14.2.P. information requirements for a final site plan, including detailed building 
elevations and a floor plan found on pages 10-12 of the plan.  CONFORMS 
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2. Section 8 (Environmental Performance Standards).  The hazardous substance reporting 
form and EGLE permit checklist form are 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 6.5-feet sidewalk extension 
and bike rack near the northeastern corner of the building that meets bicycle parking 
location distance requirements from adjacent walls, poles, landscaping, street furniture, 
drive aisles, primary pedestrian routes, primary pedestrian routes, and vehicle parking.  
The site plan on page 3 has been updated to show a 9-foot width for all parking spaces as 
required (although the standard ADA diagram on the details page shows the 8-foot 
minimum required for ADA parking, the site plan width will govern the site).  The correct 
formula for professional office parking is shown on the plan. CONFORMS 

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-
wide 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 concrete pad and approach, which will be enclosed 
with a fence consisting of metal siding to match the building addition.  CONFORMS 

6. Section 10 (Landscaping and Screening).  The applicant has requested Planning 
Commission approval of a modification per Section 10.7 (Modifications to Landscaping 
Requirements) to use existing vegetation to satisfy applicable landscaping requirements 
(see notes and details on page 5 of the site plan).  The existing site provides the unique 
characteristic in that there is already landscaping present that is matured. This is a benefit 
that provides mature plant life versus new plantings that take time to mature.  In addition, 
per the provisions of Section 12.5 (Nonconforming Sites), additional landscaping is not 
necessary for this project.  Staff would have no objection to Planning Commission 
approval of the final landscape plan as presented, finding the requested modification to 
be consistent with Section 10.7.  CONFORMS  

7. Section 8.2 (Exterior Lighting).  The updated and corrected lighting plan on page 9 
provides for nine (9) wall pack lights on the expanded building that are down shielded, 
with maximum illumination levels consistent with Section 8.2 standards. CONFORMS  

8. Outside agency approvals.  The Township has received approval from the Mt. Pleasant 
Fire Department, Michigan Department of Transportation for the sidewalk connection, 
Township Public Services, Isabella County Transportation Commission, and Gourdie-
Fraser for the stormwater management improvements. 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 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. 

▪ All outside agency approvals have been received.  

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

Recommendations 

Based on the above findings, I recommend approval of the PFINAL23-02 final site plan application 
dated October 13, 2023. 

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 23-02 Final 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 FINAL SITE PLAN:   

Motion by _________________________, supported by _________________________, to 
approve the PFINALSPR23-02 final site plan dated October 13, 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 
final 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 FINAL SITE PLAN WITH CONDITIONS:   

Motion by _________________________, supported by _________________________, to 
approve the PFINALSPR23-02 final site plan dated October 13, 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 final 
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 FINAL SITE PLAN:   

Motion by _________________________, supported by _________________________, to 
postpone action on the PFINALSPR23-02 final site plan dated October 13, 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 FINAL SITE PLAN:   

Motion by _________________________, supported by _________________________, to deny 
the PFINALSPR23-02 final site plan dated October 13, 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 final 
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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DEMOLITION PLAN
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PICKUP STRIPING AND SIGNAGE SITE PLAN
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PICKUP STRIPING AND SIGNAGE SITE PLAN
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GRADING AND UTILITY PLAN
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NEW PICKUP 2.0 LOCATION. REFER
TO DEMOLITION & CONSTRUCTION
PLAN, SHEET C1.0 FOR DETAILS

WALMART
SUPERCENTER

#01428-275

INSTALL PICKUP BANNER
ON EXISTING LIGHT POLE

EXISTING PICKUP
LOCATION. REFER TO
DEMOLITION &
CONSTRUCTION PLAN,
SHEET C1.0 FOR DETAILS

PICKUP STRIPING AND
SIGNAGE DETAILS
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PLANTING PLAN
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STOP SIGNS AND MARKINGS PLAN
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DEMOLITION AND SITE CONSTRUCTION PLAN
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YIELD

SECP AND STOP SIGNS AND
MARKINGS DETAIL SHEET
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SECP AND STOP SIGNS AND
MARKINGS DETAIL SHEET
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EXISTING MONUMENT 
SIGN LOCATION ON SITE

NEW PICKUP 
EXPANSION

LAWN AND GARDEN 
CENTER

EXISTING AUTO PYLON 
SIGN

COLOR LEGENDMONUMENT SIGNAGE: 
REFACE

SITE PLAN

DISCLOSURES
•
•
•
•
•

PAINT RESTRICTIONS: NONE
ALLOWED SIGNAGE SF: 620.34 SF
EXISTING SIGNAGE SF: 620.34 SF
PROPOSED SIGNAGE SF: 536.44 SF
VARIANCE / PROCESS:

LIGHT GRAY

DARK GRAY

WALMART BLUE (URETHANE-LIKE)

MEDIUM GRAY

BLACK GRAY

COLOR NAME
P49E

P#

P76U

P134E

P135E

P162E

HRC4 HEAT RESISTANT COATING TO MATCH DARK 
GRAY

•

•
•

•

•

•

•

•

•

APPEAL TO THE ZONING BOARD OF APPEALS. ANY PARTY WHO 
HAS BEEN REFUSED A SIGN PERMIT FOR A PROPOSED SIGN 
MAY FILE AN APPEAL WITH THE ZONING BOARD OF APPEALS, IN 
ACCORDANCE WITH SECTION 14.4 OF THIS ORDINANCE. IN 
DETERMINING WHETHER A VARIANCE IS APPROPRIATE, THE 
ZONING BOARD OF APPEALS SHALL STUDY THE SIGN 
PROPOSAL, GIVING CONSIDERATION TO ANY EXTRAORDINARY 
CIRCUMSTANCES, SUCH AS THOSE LISTED BELOW, THAT 
WOULD CAUSE PRACTICAL DIFFICULTY IN COMPLYING WITH 
THE SIGN STANDARDS. THE PRESENCE OF ANY OF THE 
CIRCUMSTANCES LISTED MAY BE SUFFICIENT TO JUSTIFY 
GRANTING A VARIANCE; HOWEVER, THE ZONING BOARD OF 
APPEALS MAY DECLINE TO GRANT A VARIANCE EVEN IF 
CERTAIN OF THE CIRCUMSTANCES ARE PRESENT. 
JUST LETTERING ON SIGN IS PART OF SQUARE FOOTAGE 
BLUE BACKGROUND IS NOT PART OF SIGNAGE SQUARE 
FOOTAGE 
SIGNAGE HEIGHT OF WALL OR 5 FEET ABOVE EVE FOR 
PARAPET.
IF VARIANCE IS REQUIRED, THE BUILDING OFFICIAL WILL LET US 
KNOW.
GENERAL REQUIREMENTS. WHERE A SIGN CONSISTS OF A 
GENERALLY FLAT SURFACE OR SIGN FACE ON WHICH 
LETTERING AND OTHER INFORMATION IS AFFIXED, THE SIGN 
AREA SHALL BE COMPUTED BY MEASURING THE ENTIRE FACE 
OF THE SIGN.
SIGNS LISTED IN THIS SECTION ARE PERMITTED IN BUSINESS 
DISTRICTS, INCLUDING THE B-4, GENERAL BUSINESS DISTRICT, 
B5, HIGHWAY BUSINESS DISTRICT, AND B-7, RETAIL AND 
SERVICE HIGHWAY BUSINESS DISTRICT, SUBJECT TO THE 
FOLLOWING REQUIREMENTS:1. NUMBER OF PERMANENT 
SIGNS PERMITTED. A MAXIMUM OF TWO (2) WALL SIGNS AND 
ONE (1) FREESTANDING SIGN ARE PERMITTED IN THE 
BUSINESS DISTRICTS. 1 SQ. FT. PER LINEAL FOOT OF BUILDING 
WIDTH.
FOR NEW RTU MINOR SITE PLAN APPLICATION WILL BE 
REQUIRED FOR ENCLOSURES
THERE ARE NO ORDINANCES REGARDING PAINT COLOR.

AUTO CENTER

EXISTING PYLON SIGN

REF 26 - A2.1

EXISTING PICKUP 
CANOPY TO BE REMOVED

REF 19 - A2.1

REF 25 - A2.1

DEMOLITION NOTES
1.

a.

b.
2.

a.

REMOVE EXTERIOR TENANT SIGNS
COORDINATE REMOVAL WITH WALMART CM AND 
TENANT PRIOR TO BEGINNING WORK
DELIVER REMOVED TENANT SIGNS TO TENANT

REMOVAL OF BUILDING MOUNTED ITEMS, SHOWN OR 
NOTED TO BE DEMOLISHED OR AS REQUIRED BY SCOPE 
OF WORK, SHALL OCCUR PRIOR TO PAINTING BUILDING

COORDINATE DEMOLITION WORK SO EXTERIOR 
PAINTING WILL OCCUR PRIOR TO INSTALLATION OF 
BUILDING MOUNTED ITEMS

SHEET NOTES
1.

2.

3.

4.

5.

6.

7.
a.

b.
8.

9.

10.

11.

12.
13.

14.

15.

16.

17.

18.
a.

PATCH AND REPAIR EXTERIOR WALL SURFACES, 
DAMAGED OR EXPOSED DUE TO REMOVAL OF BUILDING 
MOUNTED ITEMS, TO MATCH ADJACENT AS REQUIRED
REFER TO DETAILS ON SHEET A2.1 FOR SUBSTRATE AND 
FINISH REQUIREMENTS AT LOCATIONS OF BUILDING 
MOUNTED SIGNS
RESURFACE EXISTING EIFS WHERE SHOWN (HATCHED 
AREA)
AT WALL(S) WITH LIT ID/LOGO SIGN(S) MASK AND PAINT 
AROUND SIGN CHARACTERS
PRIOR TO PAINTING WALL AT LOCATION(S) OF LIT ID/LOGO 
SIGN(S), COORDINATE SCOPE OF WORK WITH WALMART 
CM
IF PAINTING ADJACENT WALLS PAINT FRAMES, AND 
DOWNSPOUTS, EXPOSED METAL FLASHING, HANDRAILS, 
AND EXPOSED MISCELLANEOUS STEEL TO MATCH 
PRIMARY ADJACENT BUILDING COLOR UNO
PAINT ANY ROOFTOP GAS PIPING   P5E

WHERE EXTERIOR WALL IS BEING PAINTED, GAS PIPE 
ALONG SIDE WALL TO GRADE SHALL MATCH 
ADJACENT BUILDING
DO NOT PAINT METER OR VALVES

IF PAINTING ADJACENT WALLS PAINT CANOPY 
STRUCTURAL STEEL AND FLASHING TO MATCH ADJACENT 
WALL, UNO
WHERE CANOPIES ARE VISIBLE TO AND ACCESSED BY 
CUSTOMERS, PAINT UNDERSIDE OF CANOPY DECK P33E 
DO NOT PAINT CANOPY DECK IF NOT PREVIOUSLY 
PAINTED
INSTALL GRAY BOLLARD SLEEVE AT ALL ENTRANCE 
BOLLARDS. PAINT ALL SAFETY BOLLARDS (P5E). PAINT ALL 
OTHER PAINTED/ DECORATIVE BOLLARDS (P135E)
PAINT SECURITY WALL PACK HOUSINGS TO MATCH 
ADJACENT WALL, REMOVE PAINT OVERSPRAY FROM 
LENSES
DO NOT PAINT LED WALL PACK HOUSINGS
PAINT GARDEN CENTER FENCE STEEL DOORS AND 
FRAMES  P36E 
PAINT STEEL DOORS AND FRAMES TO MATCH ADJACENT 
BUILDING WALL, IF THERE ARE TWO COLORS AT 
ADJACENT WALL, USE BOTTOM COLOR FOR ENTIRE DOOR 
AND FRAME
DO NOT PAINT QUIK-BRIK, STONE VENEER, FACE BRICK, 
UNPAINTED TILT-WALL OR PRECAST PANELS
AT MASONRY LOCATIONS WHERE SIGNS ARE BEING 
REPLACED, REMOVE AND PAINT AREA BEHIND SIGN TO 
MATCH EXISTING COLOR. REF SPEC 09900.
PAINT JIB CRANE  P36E  ON JIB BOOM,  P5E  ON 
HANDRAILS.
PAINT SPRINKLER VALVES  P21E  

DO NOT PAINT OVER SIGHT GLASS OR FIRE ALARM 
BELL

P33E

P5E

P5EP36E

P36E

P21E

FINISH FLOOR
100' - 0"

1 2 3 4 5 6 7 8 9 10 11 12 13 14
EQEQ

EQEQ
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P134E
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P134E
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_____
OP1

7

_____
A2

7

EQEQ

NEW SIGN
REF 15 - A2.1

NEW SIGN
REF 18 - A2.1

REF 10 - A2.1
NEW SIGN

8"

TOM

127' - 0"

TOM

127' - 0"
TOM

129' - 0"
TOM

130' - 7"

TOM

127' - 0"
TOM

129' - 0"

TOM

120' - 0"

NEW SIGN
REF 16 - A2.1

NEW SIGN
REF 12 - A2.1

NEW SIGN
REF 8 - A2.1NEW ADDRESS SIGN

REF 22 - A2.1

NEW SIGN
REF 11 - A2.1

REF 13 - A2.1
NEW SIGN

P134E

CAP

P134E
PROPOSED EXPANSION

20' - 0"
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EQ EQ
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REPLACE THE 
EXISTING  FLAGPOLE

P134EP49E
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P134EP49E

EXISTING GARDEN CENTER 
FENCING SHOWN W/ 
DASHED LINES FOR 
CLARITY

P134E

CAP

EXISTING GARDEN 
CENTER FENCING

NEW SIGN
REF 14 - A2.1

P134E

CAP

P134E

P134E

ALIGN FIRST 
LETTER OF 
SIGNAGE
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E
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E
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FINISH FLOOR
100' - 0"
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NEW SIGN REF. 
REF 24 - A2.1

NEW SIGN REF.
REF 20 - A2.1

NEW SIGN REF.
REF 21 - A2.1

TYP. TYP.

NEW SIGN REF.
REF 23 - A2.1
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EXISTING ENCLOSURE. 
REPLACE SLATS TO MATCH 
(P134E) AS REQUIRED

E
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E
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℄ ℄ ℄
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P134E

P135EP135E
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2'
 -

 0
"

℄

1' - 3"
TYP.

T
Y

P
.

P162EP162E

FINISH FLOOR
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_____
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EXISTING JIB CRANE
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CAP
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TYP.

EXISTING ENCLOSURE. 
REPLACE SLATS TO MATCH 
P134E AS REQUIRED

FINISH FLOOR
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ABCDEGHJ FK

P134E P76U
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 NEW SIGN
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PRELIMINARY SITE PLAN REPORT 

TO: Planning Commission DATE: November 8, 2023 

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

ZONING: B-5, Highway Business District  

PROJECT: PRESPR23-04 Preliminary Site Plan approval – Proposed 6,672 square-foot 
expansion of the Walmart building to add a new pick-up service area along with 
associated parking lot and ingress/egress improvements to the site. 

PARCEL(S): PID 14-026-30-001-06 

OWNER(S): Walmart   

LOCATION: Approx. 20.4 acres located at 4730 Encore Blvd. in the SW 1/4 of Section 26. 

EXISTING USE:  retail store ADJACENT ZONING: B-5  

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

ACTION:  To review and act on the PRESPR23-04 preliminary site plan dated 10/10/2023 for a 
6.672 square-foot expansion of the Walmart building to add a new pick-up service area along 
with associated parking lot and ingress/egress improvements to the site located at 4730 Encore 
Blvd. in the SW 1/4 of Section 26 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. 
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Background Information 
The “Union Commons” development along Encore Blvd. began in the mid 2000’s.  Before that 
time, Walmart was located at the Indian Hills Plaza to the west.  Walmart began designating an 
area to the south of their existing building for online order pick-up in the latter part of last decade.  
Due to the popularity of this online pick-up service, Walmart has proposed a building expansion 
with new dedicated spaces for Walmart pick-up orders.  

As part of the new Sam’s Club filling station project to the south, new sidewalks were very 
recently completed along the west side of Encore Blvd., including the Walmart frontage.  This will 
help to fill a need for safer pedestrian connectivity in the area, which sees a significant amount 
of pedestrian activity.   

As part of this current project, longstanding safety deficiencies related to vehicle turning 
movement conflicts around the north and south entrances into the Walmart parking lot are 
proposed to be addressed by the applicant. 

Standards for Alterations to a Nonconforming Site (Section 12.5) 
The Walmart development is a “nonconforming site” as defined in the Zoning Ordinance because 
it was developed prior to adoption of the current Ordinance’s site development standards and 
does not fully conform to those standards.   

Section 12.5 (Nonconforming Sites) prioritizes required improvements to such 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 proposed scope of improvements includes significant changes 
needed to improve safety around the north and south vehicle entrances into the Walmart 
parking lot.  The recently constructed sidewalks are also a safety improvement. 

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 at least three (3) of the categories as noted below: 

2.  Pedestrian access improvements.  The recently constructed sidewalks provide 
improved connectivity for pedestrian access. 

3.  Vehicular access and circulation improvements.  In addition to the entrance 
improvements, the parking lot layout will be restriped and adjusted around the 
perimeter to improve access and circulation. 

4.  Building design or exterior facade improvements.  The south side of the existing 
building will be improved with the proposed building addition. 

064



3 | P a g e  

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

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

2. Section 8 (Environmental Performance Standards).  The hazardous substance reporting 
form and EGLE permit checklist form are not included in the application materials. These 
forms are typically turned in with the preliminary plans but will need to be completed for 
final site plan approval.  CAN CONFORM 

3. Section 9 (Off-Street Parking…).  The plan uses the correct parking formula of 1 space 
required per 275 SF of UFA. This would require 648 total parking spaces. The current site 
has 1,040 spaces. The proposed new number is 956 total spaces.  The width of the new 
parking spaces in the pick-up area are 10-feet and the length of the 90-degree parking 
proposed is 19-feet, which conforms to or exceed minimum Ordinance standards.  
However, the parking length for the 60-degree parking is 18-feet when a slightly longer 
18.2-foot minimum is required.   

Per Section 9.1.C.5., at least one (1) Open Short-Term Bicycle Parking space is required 
for this 6,672 SF expansion, which will need to be shown the final site plan in a highly 
visible and accessible area at least three (3) feet from adjacent walls, poles, landscaping, 
street furniture, drive aisles, and primary pedestrian routes and at least 6 feet from 
vehicle parking spaces.  A space that would work is the area north of the Pharmacy drive 
thru.   The following details will need to be provided on the final site plan:  

 Add the required bicycle parking facility for the addition to the final site plan. 

 Correct the 60-degree parking to a minimum length of 18.2-feet.  CAN CONFORM 

4. Section 9.5 (Off-Street Loading).  The existing Walmart building has a substantial loading 
area that conforms to Ordinance standards.  Any building expansion from 5 – 19,000 
square feet requires a loading area.  The area needs to be a minimum of 10 feet wide, 50 
feet long, and have a 15-foot clearance.  The Planning Commission may modify these 
requirements upon making the determination that another standard would be more 
appropriate because of the number or type of deliveries experienced by a particular 
business or use.  The following details will need to be provided on the final site plan:  

 Staff would have no objection to the applicant labeling and defining the proposed 
pick-up parking spaces as the loading area for this building addition.  A note would 
need to also be included on the same plan sheet requesting to modify the loading 
area dimensional requirement, if needed. CAN CONFORM 

5. Section 7.10 (Sidewalks and Pathways).  As part of the Sam’s Club filling station project 
a sidewalk along Encore Blvd was constructed. CONFORMS 
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Additional Comments - Looking Ahead to the Final Site Plan 

6. Stormwater management.  The Walmart site is served by the Union Commons regional 
stormwater management system that drains to a pond at the south end of Encore Blvd.  
Staff observed that the proposed building addition and scope of proposed site 
improvements would appear to result in a slight decrease in the overall impervious 
surface area on the site.  If confirmed, the requirements of the Township’s Stormwater 
Management Ordinance for additional improvements would not apply.  The following 
details will need to be provided on the final site plan: 

 Calculations for existing and proposed impervious surface areas and the net change.   

7. Section 8.2 (Exterior Lighting).  No new exterior lighting is shown on the plan.  Any new 
fixtures, including building-mounted lighting, must conform to Section 8.2 standards. 

8. 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 Isabella County Transportation Commission, Township Public Services, Isabella 
County Road Commission, and 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 cer - tain in accordance with Section 14.2.H. of the Zoning Ordinance. 

Key Findings 
 The scope of proposed improvements is consistent with the provisions of Section 12.5 

(Nonconforming Sites). 
 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 PRESPR23-04 preliminary site plan 
application as presented.   

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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Draft Motions:  PRESPR 23-04 Preliminary Site Plan Review Application 
Walmart Building Addition 

 
 
MOTION TO APPROVE THE PRELIMINARY SITE PLAN AS PRESENTED:   

Motion by _________________________, supported by _________________________, to 
approve the PRESPR23-04 preliminary site plan dated October 10, 2023 for a 6.672 square-foot 
expansion of the Walmart building to add a new pick-up service area along with associated 
parking lot and ingress/egress improvements to the site located at 4730 Encore Blvd. in the 
southwest quarter of Section 26 and in the B-5 (Highway Business) zoning district, finding that 
the site plan fully complies with the applicable Zoning Ordinance requirements for preliminary 
site plan approval, including Sections 14.2.P. (Required Site Plan Information) and 14.2.S. 
(Standards for Site Plan Approval). 

MOTION TO APPROVE THE PRELIMINARY SITE PLAN WITH CONDITIONS:   

Motion by _________________________, supported by _________________________, to 
approve the PRESPR23-04 preliminary site plan dated October 10, 2023 for a 6.672 square-foot 
expansion of the Walmart building to add a new pick-up service area along with associated 
parking lot and ingress/egress improvements to the site located at 4730 Encore Blvd. in the 
southwest quarter of Section 26 and in the B-5 (Highway Business) zoning district, finding that 
the site plan can comply with the applicable Zoning Ordinance requirements for preliminary site 
plan approval, including Sections 14.2.P. (Required Site Plan Information) and 14.2.S. (Standards 
for Site Plan Approval), subject to the following condition(s): 

______________________________________________________________________________ 

______________________________________________________________________________ 

MOTION TO POSTPONE ACTION:   

Motion by ________________________, supported by ________________________, to 
postpone action on the PRESPR23-04 preliminary site plan dated October 10, 2023 for a 6.672 
square-foot expansion of the Walmart building at 4730 Encore Blvd. until __________________ 
_____, 202__ for the following reasons: 

______________________________________________________________________________ 

______________________________________________________________________________ 

MOTION TO DENY:   

Motion by _________________________, supported by _________________________, to deny 
the PRESPR23-04 preliminary site plan dated October 10, 2023 for a 6.672 square-foot expansion 
of the Walmart building to add a new pick-up service area along with associated parking lot and 
ingress/egress improvements to the site located at 4730 Encore Blvd. in the southwest quarter 
of Section 26 and in the B-5 (Highway Business) zoning district, finding that the site plan does not 
comply with applicable Zoning Ordinance requirements, including Sections 14.2.P. (Required Site 
Plan Information) and 14.2.S. (Standards for Site Plan Approval), for the following reasons: 

______________________________________________________________________________ 

______________________________________________________________________________ 
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EXTENSION OF FINAL SITE PLAN APPROVAL REPORT 

TO: Planning Commission DATE: November 2, 2023 

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

ZONING: B-5 Highway Business 
District  

PROJECT: PSPR22-04 Krist Oil Filling Station – Extension of Final Site Plan Approval, 4972 E. 
Pickard Rd. (M-20). 

PARCEL(S):  PID 14-014-20-041-01  

OWNER(S): KSK Inc. 

LOCATION: 3.345 acres at the SW corner of E. Pickard Road and S. Isabella Road in the NE 1/4 
of Section 14. 

ACTION REQUESTED:  To approve a 365 calendar day extension to October 15, 2024 for the 
approved PSPR22-04 final site plan for the new Krist Oil Filling station at 4972 E. Pickard Road 
(PID 14-014-20-041-01). 

Status of the Special Use Permit for this Project 
A special use permit for a filling station on this site was approved in 2021.  The approved special 
use permit does not expire.  

Status of the Final Site Plan Approval 
Per Section 14.02.Q.2. (Expiration and Extension of Site Plan Approval), “A final site plan shall 
expire and be of no effect unless construction has begun on the property and is diligently pursued 
in conformance with the approved final site plan within 545 calendar days of the final site plan 
approval.   

On 4/19/2022, the Planning Commission approved the PSPR22-04 final site plan for the new Krist 
Oil Filling station subject to several conditions that were subsequently satisfied by the developer.  
Initial site work was completed, including demolition of existing structures and burying of the 
new underground fuel storage tanks in accordance with state permits.  A building permit was 
also issued by the Township for the new construction, but no above-ground construction has 
taken place.  

The delay in starting this project is primarily due to the reconstruction of E. Pickard Rd. (M-20) by 
the Michigan Department of Transportation (MDOT).  The subject lot has been used during this 
construction project for temporary parking of equipment on a number of occasions, and the 
scope of work and lane closures created logistical challenges for the Krist Oil construction.  With 
the completion of the M-20 reconstruction, the company now plans to start construction of the 
new filling station in the Spring of 2024.   
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Extension of Final Site Plan Approval Comments 
Per Section 14.02.Q.3. (Expiration and Extension of Site Plan Approval): 

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

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

1. Written request and showing of good cause by the applicant.  The applicant has provided 
a letter dated November 2, 2023 making this request for an extension.  Please note that 
the 7/12/2024 date listed in the letter is incorrect (it appears to be based on the original 
date listed on the final site plan rather than the date of Planning Commission approval).  
The correct date of a 365-day extension would be 10/15/2024. 

Although the letter does not list any reasons for the extension, staff would recommend 
that the Planning Commission consider the Background Information provided in this 
report about the M-20 reconstruction project when considering whether or not there is 
good cause for this extension. 

Staff has no objection to Planning Commission approval of the requested extension. 

2. Site conditions have not changed in a way that would affect the character, design or use 
of the site.  There have been no changes in the conditions of the site or adjacent roads 
that would adversely impact the approved site design or intended filling station use.  The 
M-20 road improvements were specifically designed and constructed by MDOT to 
coordinate with the approved Krist Oil final site plan. 

3. Approved (final) site plan remains in conformance with applicable provisions of (the 
Zoning) Ordinance.  The approved final site plan for the Krist Oil Filling Station remains in 
full conformance with all applicable Zoning Ordinance requirements and standards. 

Recommendations 
Based on the above findings, I would ask that the Planning Commission consider taking action by 
motion to approve a 365 calendar day extension to October 15, 2024 for the approved PSPR22-
04 final site plan for the new Krist Oil Filling station at 4972 East Pickard Road (PID 14-014-20-
041-01), finding that the provisions of Section 14.02.Q.3. for an extension have been satisfied. 

Please contact me at (989) 772-4600 ext. 232, or via email at rnanney@uniontownshipmi.com, 
with any questions about this information. 

Respectfully submitted, 

Rodney C. Nanney, AICP 
Community and Economic Development Director 
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November 2, 2023 

 

Mr. Rodney Nanney, Community & Economic Development Director 

City of Mount Pleasant 

 2010 S. Lincoln 

Mt. Pleasant, MI 48858 

 

 Permit Extension 4972 E Pickard Rd on Behalf of Krist Oil Company and KSK  

 (Permit Number: PB230003) 

Dear Mr. Nanney: 

 

Construction of the Krist Oil Food Mart was delayed due to MDOT road construction. KSK 

intends to begin construction during the spring of 2024. There are no proposed changes to the 

site plan. We hereby request that the City approves a formal extension of the site plan review 

and building permit for 365 calendar days (July 12th, 2024).   

 

If you have any questions, comments, or require additional information, please do not 

hesitate to contact Craig at 906.284.3903 or crichardson@wickwiresolutions.com.   

 

Sincerely, 

 

WICKWIRE, P.C. 

     
Craig Richardson, P.E.    Logan Schmutzler, 

President      Project Engineer 

 

Cc: WW File 23029-1015 

 
C:\ \WICKWIRE P.C\WICKWIRE P.C. - General\Clients\Krist_Oil\1015_Mt_Pleasant_1\Eng\Permits.Approvals 
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