
 
 
 

Planning Commission 
Regular Meeting  

May 17, 2022 
7:00 p.m. 

 
 
 
 
 
 
 
 
 
 

 

1.  CALL MEETING TO ORDER  

2. PLEDGE OF ALLEGIANCE  

3. ROLL CALL  

4.  APPROVAL OF AGENDA 

5.  APPROVAL OF MINUTES 

 -April 19, 2022 
 
6. CORRESPONDENCE / BOARD REPORTS / PRESENTATIONS  

A. Thering updates from Board of Trustees  
B. Buckley updates from ZBA  
C. Shingles updates from Sidewalk and Pathways  

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

 
8.  NEW BUSINESS 

A. PSUP 22-03 Special Use Permit Application - Wireless Communications Facility (cell 
tower), 5450 S. Mission Rd. 

a. Introduction 
b. Public hearing 

The meeting will take place in-person.  To better provide for social distancing during 
this public meeting, the location of the Planning Commission meeting has been 
moved to the Lincoln Reception Center, 2300 S. Lincoln Road, Mt. Pleasant, 
MI  48858, which is located behind the Lux Funeral Home.  Enter at the Lux 
Funeral Home driveway and follow the directional signs around to the Lincoln 
Reception Center entrance and parking area on the south side of the building. 
 
In the interest of creating the safest possible environment, all attendees are 
invited and encouraged to wear masks while in the building.  Extra masks will 
be available for those that may need one.  
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c. Updates from staff and the applicant 
d. Commission deliberation and action (approval, denial, approval with conditions, 

or postpone action) 
 

B. PSPR22-07 Preliminary Site Plan Application - Wireless Communications Facility (cell 
tower), 5450 S. Mission Rd. 

a. Introduction by staff 
b. Updates from the applicant 
c. Commission deliberation and action (approval, denial, approval with conditions, 

or postpone action) 
 

C. PREZ22-01 Planned Unit Development (PUD) Rezoning and Concept Plan Application - 
The Den on Broomfield Mixed Use Buildings, E. Broomfield Rd. at Sweeney Rd. 

a. Introduction 
b. Public hearing 
c. Updates from staff and the applicant 
d. Commission deliberation and action (recommend approval, denial or approval 

with conditions to the Board of Trustees, or postpone action) 
 

D. PSPR22-05 Final Site Plan Application - Self-Storage Facilities (Mini-warehouse, Mini-
Storage), 5252 S. Mission Rd. 

a. Introduction by staff 
b. Updates from the applicant 
c. Commission deliberation and action (approval, denial, approval with conditions, 

or postpone action) 
 
9.  OTHER BUSINESS  

A. Lincoln Reception Center – follow up discussion 
a. Updates from staff 
b. Commission deliberation and action (return to meeting in the Twp. Hall Board 

Room in July, or continue to meet at the Lincoln Reception Center through 
September) 
 

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

11.  FINAL BOARD COMMENT 

12.  ADJOURNMENT 
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CHARTER TOWNSHIP OF UNION 
Planning Commission 

Regular Meeting Minutes 
 

A regular meeting of the Charter Township of Union Planning Commission was held on April 19, 
2022, at 7:00 p.m. at the Lincoln Reception Center, 2300 S. Lincoln Road. 
 
Meeting was called to order at 7:00 p.m. 
 
Roll Call 
Present:  
Albrecht, Buckley, Gross, LaBelle, Lapp, Shingles, Squattrito, Thering and Williams 
 
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: 9. Nays: 0. 
Motion Carried 
 
Approval of Minutes 
Gross moved Lapp supported to approve the regular meeting minutes from March 15, 2022 as 
presented. Vote: Ayes: 9.  Nays: 0. Motion carried. 
 
Correspondence / Reports/ Presentations 

A. Board of Trustees updates by Thering – Gave updates on the Board of Trustee April 13th 
meeting. 

B. ZBA updates by Buckley – No updates given. 
C. Sidewalks and Pathway Prioritization Committee – Commissioner Shingles confirmed 

that the next committee meeting is scheduled for April 26th. 
 

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

A. PREZ21-03 Planned Unit Development (PUD) Area Plan/Rezoning Application – 
Prestige Center Assisted Living Facility Expansion 

a. Introduction  
b. Public hearing 
c. Updates from staff and the applicant 

003



 

d. Commission deliberation and action (recommend approval, denial, or approval 
with conditions or postpone action) 

 
Nanney gave an introduction of the PREZ21-03 Planned Unit Development (PUD) Area 
Plan/Rezoning Application for the Prestige Center Assisted Living Facility Expansion requesting 
to rezone parcels 14-013-20-043-02 & -043-08 at 5785 E. Broadway Rd. This project was 
originally a (2) phase special use permit. The former phase II – Independent Senior Living 
component has been removed from the revised PUD Concept Plan.  
 
Public Hearing 
Open: 7:37 p.m. 
Carol Davis, 5760 E. Broadway, expressed concerns with the details of the project. 
Closed: 7:40 p.m.  
 
The applicant, Kevin Willis from MCAP, gave updates on the project and was available for 
questions. Deliberation by the Commissioners. 
 
Buckley moved Williams supported to recommend to the Township Board of Trustees that the 
PREZ21-03 request to rezone parcels 14-013-20-043-02 & -043-08 at 5785 E. Broadway Road 
from the B-4 (General Business) District to a PUD (Planned Unit Development) District subject 
to the revised Prestige Center PUD Concept Plan dated March 14, 2022 be adopted as 
presented, based on the following findings and conclusions: 

1. The site and proposed development satisfy the Eligibility Criteria for consideration as a 
PUD project as specified in Section 3.19.A. of the Zoning Ordinance. 

2. The scope of proposed development activity on the revised PUD Concept Plan is now 
depicted as a single-phase project. The former “phase 2” Independent Senior Living 
component has been removed, with the area left vacant and designated as a “Future 
Development Area.” 

3. The application and revised PUD Concept Plan fully satisfy the requirements of Section 
3.19. 

4. Planning Commission review and approval of preliminary and final site plans and 
Township Assessor approval of a land division/land combination application will be 
required for this project. 

Vote: Ayes: 9.  Nays: 0. Motion carried. 
 

B. PSPR22-04 Krist Oil Filling Station – Final Site Plan Application 
a. Introduction by Staff 
b. Updates from the applicant 
c. Commission deliberation and action (approval, denial, approval with conditions, 

postpone action) 
 
*Commissioner Williams recused himself from PSPR22-04 Krist Oil Filling Station due to an 
immediate family member having invested interest in the business. The conflict of interest was 
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acknowledged by the Commissioners in accordance with the bylaws. Commissioner Williams 
moved from panelist to attendee and did not participate in the discussion or voting for this 
item. 
 
Nanney introduced the PSPR22-04 Final Site Plan Approval application for Krist Oil Filling 
Station (Gas Station) located at the SW corner of E. Pickard Road and S. Isabella Road in the NE 
¼ of Section 14.  
 
The applicant Craig Richardson, Project Manager, gave updates on the final site plan. 
Deliberation by the Commissioners.  
 
LaBelle moved Gross supported to approve the PSPR22-04 final site plan dated 02-14-2021 for 
the new Krist Oil Filling Station on approximately 2.6 acres of land on the southwest corner of E. 
Pickard Road and S. Isabella Road in the northeast quarter of Section 14 and in the B-7 (Retail 
and Service Highway Business) zoning district, finding that the February 14, 2022 site plan can 
comply with applicable Zoning Ordinance requirements for final site plan approval, including 
Sections 14.2.P. )Required Site Plan information) and 14.2.S (Standards for Site Plan Approval), 
subject to the following conditions: 

1. Prior to issuance of any building permit for this project, Township Assessor approval of a 
land division/land combination application for division and recombination of seven (7) 
subject parcels [PID 14-014-20-002-00, -003-00, -004-00, -007-00, -008-00, -009-00, and 
-011-01 (Yats Dr., vacant)]  to establish one (1) new parcel for the Krist Oil Filling Station 
site that is fully consistent with the approved final site plan, and one (1) remainder 
parcel with direct frontage on and access to the Yats Dr. right-of-way consistent with 
Section 7.17.B. (Public Access Required/Minimum Frontage) requirements. 

2. Widen the internal sidewalk on the north side of building to at least ten (10) feet to 
accommodate the proposed sales area or remove the sales area from the site plan. 

3. Reduce exterior illumination levels under the diesel and gas filling station canopies to a 
maximum of 20.0 foot-candles and elsewhere on the site to a maximum of 10.0 foot-
candles, and update exterior light fixtures as needed to be fully shielded and directed 
straight downward with details and fixture specifications provided on an updated 
exterior lighting plan sheet. 

4. The updated final site plan shall be subject to Zoning Administrator review and approval 
prior to issuance of a building permit for this project. 

Vote: Ayes: 9.  Nays: 0. Motion carried. 
 
Other Business 

A. Parks and Recreation Master Plan Update 
 
Nanney reported to the Commissioners that he is working with McKenna Associates to have 
them coordinate and manage distribution of the surveys and compilation of the data.  
 

B. Lincoln Reception Center Discussion 
Discussion by the Commissioners on whether to continue meeting at Lincoln Reception Center 
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after June to continue providing a larger space for social distancing.  Consensus of the 
Commission to include this item on the May meeting agenda for deliberation and action. 
 
Extended Public Comments 
Open – 8:13 p.m. 
Randall Owen, 5776 E. Broadway, expressed concern with the looks of the Bigard & Huggard 
Drilling, Inc. property across the street. 
Kathy Routheaux, 5744 and 5720 E. Broadway, expressed frustration with the looks of the 
property across the street. 
Carol Davis, 5760 E. Broadway, would like the property across the street cleaned up and for the 
workers to quiet down. 
Doug Routheaux, 5744 & 5720 E. Broadway, commented on the workers respecting quiet time 
after 10:00 p.m. 
Closed – 8:21 p.m. 
 
Final Board Comment 
Commissioner Buckley – Echoed the comments made during Extended Public Comment and 
noted the importance of Township staff reinforcing the Zoning Ordinance.  
 
Adjournment – Chairman Squattrito adjourned the meeting at 8:22 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 2/15/2023
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 Jack Williams 2/15/2023
9 Jessica Lapp 2/15/2023

# F Name L Name Expiration Date 
1- PC Rep Ryan Buckley 2/15/2022
2 - Chair Andy Theisen 12/31/2022

3 - Vice Chair Liz Presnell 12/31/2022
4 - Secretary 12/31/2022

5 - Brandon LaBelle 12/31/2022
Alt. #1 12/31/2022
Alt. #2 2/15/2021

# F Name L Name Expiration Date 
1 Doug LaBelle II 12/31/2022
2 Sarvjit Chowdhary 12/31/2022
3 Bryan Neyer 12/31/2022

Alt #1 Randy Golden 12/31/2022

# 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 12/31/2022
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 seat
vacant seat

vacant seat
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Board Expiration Dates

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

2 Thomas Kequom 4/14/2023
3 James Zalud 4/14/2023
4 Richard Barz 2/13/2025
5 Robert Bacon 1/13/2023
6 Marty Figg 6/22/2022
7 Cheryl Hunter 6/22/2023
8 Jeff Sweet 2/13/2025
9 David Coyne 3/26/2026

# F Name L Name Expiration Date 
1 Kim Smith 12/31/2022
2

# F Name L Name Expiration Date 
1 Robert Sommerville 12/31/2022

# 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 Jeremy MacDonald 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 12/31/2022
1-Mt. Pleasant Schools Lisa Diaz 12/31/2022

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)
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APPLICATION FOR A SPECIAL USE PERMIT 

& NECESSARY APPROVALS 

TO CONSTRUCT A NEW 

WIRELESS COMMUNICATIONS FACILITY 

AT 

5450 S. MISSION ROAD 

MT. PLEASANT, MI 48858 

PIMI429 
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PARALLEL / AT&T  PIMI429

5450 S. MISSION ROAD, MT. PLEASANT, MI 48858

TONY PHILLIPS-FULLERTON ENGINEERING FOR PARALLEL / AT&T

847-331-3659                                                             tphillips@fullertonengineering.com

1100 E. WOODFIELD RD.    SUITE 500                                               SCHAUMBURG, IL              60173

X 14-034-20-005-00

COMMERCIAL BLDG / FARM

X

FULLERTON ENGINEERING                               847-908-8400 dzrnic@fullertonengineering.com

1100 E WOODFIELD RD.      SUITE 500
SCHAUMBURG                                                                                 IL                            60173

DALIBOR ZRNIC                                                                               847-908-8400

KLUMP MANAGEMENT, LLC
1955 E WALTON RD

SHEPHARD                                                                                 MI                          48883

989-621-3577

SEE ATTACHED LEASE OWNER

4/17/22

B-4 7.52

X

Tony Phillips
Digitally signed by Tony Phillips 
DN: cn=Tony Phillips, o=Fullerton Engineeritng, 
ou=Zoning & Permitting, 
email=tphillips@fullertonengineering.com, c=US 
Date: 2022.04.18 00:12:18 -05'00'
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Section 14.3 Special Use Permits

SEE ATTACHED STANDARDS FOR SPECIAL USE RESPONSES

PROVIDED

PROVIDED

PROVIDED

PROVIDED

PROVIDED

PROVIDED

WILL BE PROVIDED UPON REQUEST
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STANDARDS FOR SPECIAL USE 

 

J. Standards for Special Use Approval. No special use permit shall be granted unless the Township Board 
makes affirmative findings of fact and records adequate data, information, and evidence showing that: 

1. The proposed land use is identified in Section 3 as a special use in the zoning district. 

The proposed new Wireless Communications Facility is a Special Use in all zoning districts.  

2. The location, design, activities, processes, materials, equipment, and operational conditions of the 
special use will not be hazardous, detrimental or injurious to the environment or the public health, 
safety or general welfare by reason of traffic, noise, vibration, smoke, fumes, odors, dust, glare, light, 
drainage, pollution or other adverse impacts. 
 
The proposed special use will not be hazardous, detrimental, injurious to the environment or public 
health, safety or general welfare. It will not create any of the adverse impacts listed above. On the 
contrary, the proposed monopole tower will provide an affordable support structure for AT&T to 
expand their technology, Including 5G and First Net, the dedicated frequency for First Responders. 
It will also encourage co-location by other wireless providers to enhance their coverage. 

3. The special use will be designed, constructed, operated, and maintained in a manner compatible with 
adjacent uses, the surrounding area, and the intent of the zoning district.  Where determined necessary 
by the Planning Commission or Township Board, the applicant has provided adequately for any 
restrictions on hours or days of operation, minimization of noise, and screening improvements or other 
land use buffers to ensure land use compatibility and minimize adverse impacts. 

The surrounding area is predominately zoned commercial and agricultural. The proposed Wireless 
Communications Facility will be unmanned and monitored 24/7 from a remote location. It will be 
serviced approximately once a month by a technician in a small pick-up or van. The site is naturally 
screened on 2 sides and behind a commercial building. Additional screening will be provided at the 
recommendation of the Board. 

4. The special use location and character is consistent with the general principles, goals, objectives, and 
policies of the adopted Master Plan. 

The propose Wireless Communication Facility will provide critical infrastructure for the safety and 
convenience of the residents and workforce in the area. Essential Services are typically a 
component of Master Plans in every community. 

5. The proposed special use conforms to all applicable requirements or standards of this Ordinance or 
other Township ordinances. 

The proposed Wireless Communications Facility will meet all applicable requirements of this 
Ordinance or other Township Ordinances. Any item found on the accompanying plans that 
doesn’t meet the requirements will be updated.  

6. Approval of the special use location will not result in a small residential or non-residential area 
being substantially surrounded by incompatible uses. 

Approval of the proposed Special Use will not adversely affect the surrounding area.  

7. The impact of the special use will not exceed the existing or planned capacity of public or municipal 
services or infrastructure; including but not limited to roads, police and fire protection services, refuse 
disposal, municipal water or sewerage systems, other utilities, drainage facilities, and public or private 

                   requirements at public cost for services or infrastructure that will be detrimental to the economic welfare            
                  of the community. 
 
                 As mentioned above, the proposed Wireless Communication Facility will be unmanned. It will not      
                 require water, sewer, police, fire, refuse disposal or any service that will require public cost or services. 
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Section 5.5 Wireless Communications Facilities 

Standard A

Standard B

RESPONSES AND ACKNOWLEDGEMENT OF SECTION 5.5 WIRELESS COMMUNICATION FACILITIES

N/A

N/A
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Standard C

Standard A

Standard B

Standard C

SEE SECTION 14.3 ACKNOWLEGEMENTS ATTACHED

ACKNOWLEDGED & AGREED

PROPOSED SITE WILL NOT BE HARMFUL. WILL PROVIDE CRITICAL 

INFRASTRUCTURE FOR NEW TECHNOLOGY AND FIRST NET

PROPOSED SITE WILL BE IN COMMERCIALY ZONED DISTRICT

PROPOSED FACILITY WILL COMPLY WITH ALL LOCAL STATE AND 

FEDERAL REQUIREMENTS. 

PROPOSED MONOPOLE TOWER WILL BE 195' (199' WITH LIGHTNING ROD) 

THE PROPOSED 195' (199' WITH LIGHNING ROD) MEETS THE SETBACK REQUIREMENTS 

AS STATED ABOVE AND BELOW. PARCEL IS ADJACENT TO COMMERCIAL AND AGRICULTURAL 

EXCEPT TO NW WHERE TOWER IS 220' FROM RESIDENTIAL ZONED PARCEL.

N/A

N/A
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ACCESS WILL BE VIA AN EXTENSION OF EXISTING COMMERCIAL DRIVE 
FACILITY WILL BE UNMANNED AND ONLY REQUIRE ACCESS APPROX. ONCE PER MONTH.

DIVISION IS NOT REQUESTED.

PROPOSED GROUND EQUIPMENT WILL BE EXTERIOR CABINETS OF NEUTRAL COLOR

ACKNOWLEDGED AND AGREED

ACKNOWLEDGED AND AGREED

ACKNOWLEDGED AND AGREED

ACKNOWLEDGED AND AGREED

ACKNOWLEDGED AND AGREED

ACKNOWLEDGED AND AGREED

ACKNOWLEDGED AND AGREED
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.

.

.

ACKNOWLEDGED AND AGREED

ACKNOWLEDGED AND AGREED

ACKNOWLEDGED AND AGREED

ACKNOWLEDGED AND AGREED

SEE ATTACHED 14.3 RESPONSES

PROPOSED FACILITY IS BEHIND COMMERCIAL BUILDING WITH EXISTING
NATURAL SCREENING. WILL PROVIDE LANDSCAPING AT REQUEST OF BOARD IF DEEMED NECESSARY.

ACKNOWLEDGED AND AGREED 

ACKNOWLEDGED AND AGREED

PROVIDED
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April 17, 2022 

 

Peter Gallinat  
Zoning Administrator 
Charter Township 
2010 s. Lincoln 
Mt. Pleasant, MI  48858 
 
 
Re:  Parallel Infrastructure / AT&T Application for a Special Use Permit and Necessary Approvals  
        to Construct an Unmanned Multi-Carrier Wireless Communications Facility located at  
        5450 S. Mission Road, Mt. Pleasant, MI  48858   PARCEL # 14-034-20-005-00   
        Parallel Site # PIMI429     
 
Dear Commissioners,  
 
Enclosed for consideration, please find the Parallel Infrastructure / AT&T application for a Special Use 
Permit and Minor Site Plan Review for the necessary approvals to construct a New 195’ (199’ with 
Lightning Rod) Monopole Tower with the latest AT&T antennas and a 60’ x 60’ Fenced Equipment 
Compound for the AT&T support equipment at the above referenced location per the attached plans. In 
support of the application, please find enclosed the following documentation:   

• Special Use Application 
• Minor Site Plan Review Application 
• Redacted Lease providing Authorization to Obtain Govt. Approvals 
• Responses to Ordinances 
• AT&T Affidavit  
• AT&T Letter to SBA (Current Landlord) 
• Propagation Maps (coverage before & after) 
• Structural Summary’s of Current Tower 
• 2-24”x36” & 8-11”x17” Copies of Construction Drawings including Site Plan and Survey 
• 15 - 11”x17” Copies of Site Plan 

 

Parallel would like to emphasize that their proposal to construct an additional tower in your jurisdiction 
is intended for the consideration of any and all wireless providers (carriers, wireless internet providers 
and E911) interested in improving service to your area. We have approached this project as thoughtfully 
as possible with an emphasis on blending the needs of the local citizenry with the need of our wireless 
clients. A clear requirement for additional antenna siting options spurred this request from the wireless 
providers. 
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Parallel is constructing this tower to allow their client (AT&T) flexibility, efficiency, and economy in 
providing upgrades and improving its service to all consumers.  Parallel’s client’s business arrangement 
with their current infrastructure provider (SBA) does not include provisions for AT&T’s future needs. 
Additionally, delays by the current infrastructure provider have adversely affected our client’s wireless 
functionality and impacts both the carrier’s customers and public safety users. More importantly, the 
current tower is at or near structural capacity, with no room for expansion by current or future carriers 
without substantial modifications at the expense of the tenant.  

The search area request by Parallel’s client asked for a site within 2300’ of their existing facility that has 
become a Financial Hardship. No existing towers or structures that meet their requirements, other than 
the current tower, were found within that geographical area. The proposed tower will meet AT&T’s 
requirements, and, per the attached Coverage Maps, will provide increased seamless coverage between 
their other locations. 

Unfortunately, the current rent charged to co-locate upon the existing structure is multiple times the 
going market rate and is economically challenging to the wireless provider, who in turn must share these 
additional costs with the end user customers. Our proposal not only allows for better and more 
comprehensive mobile wireless service to your community, it also allows Parallel’s tenants the ability to 
control and reduce costs, which are part of the basis of the costs charged their customers, the wireless 
users. See attached AT&T Sworn Affidavit and Letter to current landlord (SBA) requesting a reduction 
in rent following their last costly renewal. SBA has repeatedly refused to negotiate on a national basis. 

This proposed Parallel tower will enhance AT&T’s deployment of 5G and other next generation technology 
across the U.S., including FirstNet, public safety’s dedicated, nationwide communications platform. The 
First Net program, which is a federally funded program for local, state & federal agencies First Responders, 
is designed to help all E911 agencies communicate and access data quickly to fulfill their duties. 

For the record, AT&T has reluctantly worked with SBA when needed updates were required. This should 
not be interpreted as an agreeable arrangement, rather the dedication AT&T has to providing essential 
services to their customers and anyone that communicates with their customers, including first 
responders. 

Upon review of the submittal package, please advise if the application package is considered complete for 
a Special Use and any other necessary approvals needed to construct this proposed facility. 

We look forward to working with you and staff to help bring a state of the art, affordable, wireless 
communications facility to the residents and workforce in your area. It will immediately encourage co-
location vs a current tower that clearly discourages co-location and new technology. Please do not 
hesitate to contact us if you have questions, concerns, or require additional information. 

Sincerely, 

Tony Phillips 
Tony Phillips 
Zoning & Permitting Manager 
Fullerton Engineering for Parallel & AT&T 
847-331-3659 
tphillips@fullertonengineering.com 
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August 02, 2017 
 
SBA Corporation 
8051 Congress Avenue  
Baca Raton, FL 33487-1310 
 
Re:  AT&T Cell Site Lease |FA: 10138403|Site Name: Mount Pleasant/Mission Road 
 
Dear SBA Corporation, 
 
AT&T is in a very competitive space and we need to ensure that our lease terms and conditions are supportive of our current 
and future needs. AT&T has the option to either extend or terminate the above referenced lease (“Lease”) in approximately 
three years. AT&T is instituting a new program to evaluate terms and conditions of all leases coming up for renewal, explore 
advance renegotiation options and consider possible alternative site locations. Our first choice is to create a new agreement 
that serves both parties well. Conditions we desire to implement in all new “go forward” leases include: 
 

• “Real Estate Rights”: In its simplest form, a lease right to utilize the entire RAD center without any “per touch” rent 
upcharges.   

• Rents reduced to competitive rates. 
• Reduced or no annual escalators (depending on other terms of the overall new deal). 
• “Fair” early termination rights. 

 
As you know, it takes time to negotiate, plan and execute a site relocation. That is why AT&T’s review process is starting now. 
Please review the specifics of our Lease agreement and advise if you are willing to enter into discussions regarding a new, 
modified contract. For new terms consistent with the above, AT&T will in turn consider additional term extensions.     
 
AT&T will appreciate a reply within 60 days of receipt of this letter.  A “no” or non-response will trigger AT&T’s review of 
alternate locations. A positive response will be appreciated, but satisfactory terms and conditions must be negotiated within 90 
days or AT&T will continue to evaluate alternative site locations. Responses may be sent via email, standard mail, or called in as 
designated below. Please reference FA number 10138403 in your response so that AT&T may ensure your response is 
documented accordingly.  AT&T values its association with you and looks forward to continuing this relationship for the long 
term. 
 
Sincerely, 
 
 
 
 
 
Gregory D. Ohmer 
Director – Network Planning 
 
Email Responses to:   g03998@att.com with a Subject line of Partnership - FA 10138403 
 
Mail Responses to: AT&T Cell Site Partnership 1347 (FA 10138403) 
   1025 Lenox Park Blvd. NE, 3rd Floor 
   Atlanta, GA 30319 
   Attn: Kevin Diehl 
 
Telephone Number: 888-517-1212 (8am to 5pm PDT) 
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NARRATIVE 

NEW MULTI-CARRIER WIRELESS TELECOM FACILITY 

5450 S MISSION ROAD – PARCEL # 14-034-20-005-00 

 

On August 2, 2017, AT&T sent a letter to their Landlord (SBA Corporation) announcing they would soon be 
evaluating the terms and conditions of leases coming up for renewal. (attached) Since that time, AT&T has been 
successful in negotiating terms nationally with the other major tower companies, including the two largest, 
American Tower and Crown Castle. These other tower owners realized there was competition in the market, 
and it made more sense to work with their tenants, versus fighting them. 

SBA Corporation has taken a different stance. They have refused to establish a national lease agreement that 
would allow their tenants “Real Estate Rights” for upgrading equipment. Instead, every time their tenants want 
to upgrade equipment (3G/4G/etc.) the rent goes up, in addition to the escalations already in place. As you can 
imagine, with technology changing by the minute, this is not sustainable. To make matters worse, in many cases, 
the towers are so old, they require structural modifications paid for by the tenant if they want to add anything 
new.  

Since SBA continues to refuse negotiations, AT&T has asked Parallel Infrastructure for help by researching, 
designing, and building alternative support structures within their existing coverage areas. In this case, AT&T RF 
engineers gave Parallel a search radius of 2300’.   Parallel Infrastructure retained Fullerton Engineering 
Consultants, LLC and its vendor partners to research possible locations and provide the best candidates to AT&T 
for review. Per below (and attached)  forty-two (42) parcels were in the search ring. They were evaluated by 
Zoning, Distance to Residential Structures, Size of Parcel, and Elevation of Parcel. The list was narrowed down 
to Eighteen (18) possibilities. The Township Owned property in the ring is surrounded by residential structures 
and was found to have an elevation much lower than the preferred parcels. Of those eighteen, only two property 
owners were interested, and a Lease was negotiated with Candidate B. 

 

                              (Cont.) 
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NARRATIVE (Continued) 

 

Per the attached Sworn Affidavit from AT&T, by relocating to a Parallel Infrastructure tower, the savings for 
AT&T is well over a million dollars after 20 years. Multiply this by hundreds of towers owned by SBA, its easy to 
understand why they would want to negotiate or relocate. 

It’s important to note, the proposed Parallel Tower would not just be for AT&T. It would immediately be ready 
for 2 additional carriers. Per the attached structural analysis summaries of the existing SBA tower, (Full Reports 
on File with Township) it can barely handle the load created with only AT&T on the tower. The tower and 
foundation were both at/near failing prior to AT&T’s last upgrade in 2019. Some modifications were done to the 
foundation, but the tower remains at 102%. That means if AT&T wanted to add anything new, more 
modifications would be required. That also means the tower can’t handle any additional carriers. 

SBA will try to convince you a new tower isn’t needed. They will do everything possible to prevent you from 
allowing competition. But having a tower that nobody wants to be on, that can only handle one carrier, is not 
the best thing for your community.  You want an affordable tower that encourages co-location, not an overpriced 
tower that discourages new technology. There’s a reason most SBA towers only have one carrier on them. The 
major wireless carriers only locate on SBA towers when forced to do so by local ordinances. They rely on the 
jurisdictions to help them enforce the monopoly inadvertently created by the ordinance. It’s as if you have one 
apartment building in town, and the township said everyone has to live there. What do you think the landlord 
would charge for rent?  

A tenant that is unhappy with their lease should have the right to look for an alternative support structure. Since 
AT&T wants to provide as good or better coverage, they are forced to stay within that 2300’ search ring. No 
other structures, beside the existing site, met the requirements. 

We understand there will be reluctance to approve another tower immediately adjacent to an existing tower. 
Per Section 5.5 D. of the Charter Township of Union Zoning Ordinance, Removal of Unused or Obsolete Facilities, 
the tower would need to be removed if unused for one hundred eighty (180) days. 

We look forward to bringing an affordable support structure that will provide critical infrastructure for the 
residents, workforce, and First Responders of this area for many years to come. 
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DUE DILIGENCE – 2300’ SEARCH RING 
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520 South Main Street . Suite 2531 . Akron, Ohio 44311 . 330-572-2100 . Fax 330-572-2101 . www.GPDGroup.com 
GPD Group, Professional Corporation 

*Capacities up to 105.0% are within customary engineering tolerances and are considered acceptable 
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520 South Main Street . Suite 2531 . Akron, Ohio 44311 . 330-572-2100 . Fax 330-572-2101 . www.GPDGroup.com
GPD Group, Professional Corporation

STRUCTURAL ANALYSIS REPORT 

 
220’ Modified Guyed Tower 

5418 South Mission Rd. Rte 2 
Mt. Pleasant, MI 48858 

SBA Site Name: Mt. Pleasant 6, MI 
SBA Site Number: MI13243-A 

 
AT&T Site Name: ZOD_VZW PCS_MI_CMU 

AT&T Site ID Number: TRAVMI5774 
AT&T Site FA Number: 10138403 

AT&T Application Number: 97074, v1 
 

GPD Project Number: 2019778.13243.05 
 

Analysis Results 
Tower Components 102.8% Sufficient 

Foundation 68.8% Sufficient 
Net Change in Tower 

Stress Ratio -15.5% As compared to the Previous 
Structural Analysis detailed on Page 2 

*Capacities up to 105.0% are within customary engineering tolerances and are considered acceptable

May 2, 2019 

Respectfully submitted by: 

5/2/2019 
Christopher J. Scheks, P.E. 

 Michigan #: 6201060804  
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Executive Summary 
 

The purpose of this analysis is to verify whether the modified guyed tower is structurally capable of carrying the proposed 
antenna and coax loads as specified by AT&T to SBA. This report was commissioned by Ms. Lillian Strom of SBA. 
 

Modifications by GPD Project #: 2019778.13243.05, dated 5/02/2019, have been considered in this analysis. 
 

The modified structure and its foundations have been analyzed per the following requirements: 
 

Governing Codes TIA-222-G, 2015 IBC & ASCE7-10 
Wind Speed* 89 MPH Nominal 3-Second Gust 
Wind Speed w/ Ice 40 MPH 3-Second Gust 
Radial Ice Thickness 3/4” 
Risk Category II 
Exposure Category C 
Topographic Category 1 

 
This analysis has been performed in accordance with the 2015 Michigan Building Code and the 2015 International 
Building Code based upon an ultimate 3-second gust wind speed of 115 mpg converted to a nominal 3-second gust wind 
speed of 89 mph per section 1609.3.1 as required for use in the TIA-222-G Standard per Exception #5 of Section 
1609.1.1.  Exposure Category C and Risk Category II were used in this analysis. 
 

Conclusions & Recommendations  

Therefore, based on our analysis, the design for the existing structure is structurally satisfactory for the proposed loading 
configuration once the aforementioned modifications have been properly installed. 
 
Pre-Mod Installation Verification  

 
The structure was evaluated and found to be adequate considering the installation of the proposed loading prior to the 
installation of the required modifications.  
 
The review was completed in accordance with the guidelines outlined in the TIA-322 and TIA-222-G standards using a 72 
mph 3-second gust wind speed for a construction period not to exceed 6 months from the date the proposed loading is 
installed.  Proceeding with the installation of the proposed loading without modifications is at the discretion of SBA as it is 
possible for the tower to experience a wind event greater than that as stated in the TIA-322 guidelines within the allotted 
construction period.  SBA holds sole liability to approve proceeding with installing the proposed equipment and 
understands the damage risk associated should a wind event occur within the construction period.  GPD Group should be 
notified immediately to complete an additional review should the structural modification(s) not be completed within the 
approved construction period. 
 
Therefore, the installation of the proposed loading prior to the completion of the required modifications is approved for a 
timeframe not to exceed 6 months from the date the proposed loading is installed. 
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Copyright © 2006 AT&T. All rights Reserved.

AT&T Zoning Maps for OML06772(relo for OML05774)
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Copyright © 2006 AT&T. All rights Reserved.Page 2

Surrounding sites and clutter
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Copyright © 2006 AT&T. All rights Reserved.Page 3

Aerial View of Surrounding sites and clutter
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Copyright © 2006 AT&T. All rights Reserved.Page 4

AT&T  In door LTE Existing Coverage 
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AT&T  In door LTE Coverage with OML06772 Relo Active
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Comments:

Proposed location improved wireless coverage all around 
this area especially to the southwest, this will not only 
benefit the residents of this area, but also provide reliable 
wireless communications to many private and public service 
organizations.  Even those residents of your community 
who are not direct subscribers to AT&T will benefit when 
law enforcement, emergency services, courier and delivery 
companies, and others call your residents using AT&T’s 
network.

Copyright © 2006 AT&T. All rights Reserved.Page 6

038



Community and Economic Development Department 
2010 S. Lincoln Rd. 

Mt. Pleasant, MI 48858 
989-772-4600 ext. 232 
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WIRELESS COMMUNICATION FACILITY SPECIAL USE PERMIT AND 
PRELIMINARY SITE PLAN REPORT 

TO: Planning Commission DATE: May 8, 2022 

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

ZONING: B-4, General Business  

PROJECT: PSUP 22-03 Special Use Permit Application and PSPR22-07 Preliminary Site Plan 
Application from Fullerton Engineering with Parallel/AT&T for a new wireless 
communications facility (cell tower). 

PARCEL(S): PID 14-034-20-005-00 

OWNER(S): Klumpp Management LLC 

LOCATION: Approximately 7.58 acres of land at 5450 S. Mission Road in the NE 1/4 of Section 
34 and in the B-4 (General Business) zoning district. 

EXISTING USE: Existing commercial building, farmland ADJACENT ZONING: AG, B-4, R-4 

FUTURE LAND USE DESIGNATION:  Neighborhood Service:  Located primarily along corridors 
adjoining lower intensity land uses, the intent of this district is to limit future retail and focus on 
small-scale personal service and office uses. This district accommodates shallow lots, providing a 
good buffer and transition to residential uses and limiting heavy commercial and general retail 
uses so they can be focused on other areas of the township. Rear yards adjoining residential areas 
should be well-screened to limit impacts of higher intensity uses. These areas should be accessible 
and comfortable for the pedestrian and should create a sense of place along the roadway. 

ACTIONS REQUESTED:   To review the PSUP 22-03 Special Use Permit Application and the PSPR22-
07 Preliminary Site Plan Application from Fullerton Engineering with Parallel/AT&T for a new 
wireless communications facility located on 7.58 acres of land at 5450 S. Mission Road (PID 14-
034-20-005-00) in the NE 1/4 of Section 34 and in the B-4 (General Business) zoning district. 

Background Information 
These applications are for development of a new cell tower at a location approximately 285 feet 
east of an existing cell tower on the adjacent parcel to the west (5420 E. Mission Rd.; PID 14-034-
20-006-00) owned by SBA Infrastructure LLC.  As noted in the application, AT&T intends to 
establish a new cellular telephone and data antennae cluster on the proposed tower, which 
would replace and cause the removal of an older AT&T antennae cluster and associated ground 
equipment from the existing tower site.   

The applicant has provided extensive documentation intended to demonstrate the necessity of 
the new tower and AT&T antennae relocation, including a Sworn Statement of Tim Brenner in 
Support of New Tower Construction (3/21/2022), a letter from AT&T to SBA Corporation 

039



2 | P a g e  

(8/2/2017) with an undated Narrative statement, and existing and proposed AT&T coverage 
maps.  A Structural Analysis Report has also been provided for the existing tower showing the 
need for $30,000 - $50,000 in necessary modifications for the existing tower to be structurally 
capable of carrying the load of the proposed antennae cluster. 

Special Use Permit Review Comments 
Special use permit applications are subject to Planning Commission review and action, following 
a public hearing.  However, special use permit applications for new wireless communications 
facilities (cell towers) are not subject to the general standards for special use permit approval 
found in Section 14.03J. of the Zoning Ordinance.  Instead, the standards for approval of a new 
tower can be found in Section 5.5 (Wireless Communications Facilities).   

The Planning Commission’s decision should include affirmative findings of fact to support a 
conclusion that the proposed special use conforms to the standards of Section 5.5.C. 
(Requirements).  Each of the 14 standards from this subsection are listed in the following table 
in bold printed text.  Staff review comments follow under each standard: 

Section 5.5.C. (Requirements) Status 

1 

Public Health and Safety.  Facilities and/or support structures shall not be detrimental to 
the public health, safety and welfare. 

Can 
Conform 

The applicant acknowledged this standard, but failed to include any documentation on the 
site plan of the tower’s anticipated fall zone.  This is necessary to verify that, in the event of 
a catastrophic failure, the collapsed tower would be contained within the lot boundaries 
and would not affect the existing building on the lot.  No other public health, safety or 
welfare impacts are anticipated from this project.  This deficiency can be addressed on an 
updated final site plan. 

2 

Harmony with Surroundings.  To the extent feasible, facilities shall be designed to be 
harmonious with the surrounding areas. 

Can 
Conform 

If the Planning Commission determines that additional equipment enclosure screening is 
necessary for consistency with this standard, staff recommends that an opaque metal 
privacy fence design without barbed-wire be required for the site in place of the proposed 
fence depicted on sheet C-6.  No additional landscaping is recommended, because this site 
is in an AG District and in the midst of a cultivated farmfield.  Trees used for screening 
purposes would likely be harmed by common agricultural chemicals or denuded by the local 
deer population.  Fence changes can be addressed on an updated final site plan. 

3 

Compliance with Federal, State and Local Standards.  Wireless communication facilities 
shall comply with applicable federal and state standards, including requirements 
promulgated by the Federal Aviation Administration (FAA), Federal Communication 
Commission (FCC), and Michigan Aeronautics Commission.  Wireless communication 
support structures shall comply with all applicable building codes. 

Conforms 

The applicant included a note in the application materials to confirm that the “proposed 
facility will comply” with all local, state, and federal requirements. 
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Section 5.5.C. (Requirements) Status 

4 

Maximum Height.  Applicants shall demonstrate a justification for the proposed height of 
the structures and an evaluation of alternative designs which might result in lower 
heights. The maximum height of a new or modified support structure and antenna shall 
be the minimum height demonstrated to be necessary for reasonable communication by 
the applicant (and by other entities to collocate on the structure) but shall not exceed two 
hundred (200) feet. Higher towers may be permitted, however, if necessary, to achieve 
colocation.  The buildings, cabinets, and other accessory structures shall not exceed 
twenty (20) feet in height. 

Conforms 

The proposed tower height is fully consistent with this standard.  

5 

Minimum Setbacks.   The setback of a new or modified support structure from any 
residential-zoned district or existing or proposed right-of-way or other publicly traveled 
road shall be no less than the total height of the structure and attachments thereto.  
Where the proposed new or modified support structure abuts a parcel of land zoned for a 
use other than residential, the support structure shall comply with the required setbacks 
for principal buildings specified in the Schedule of Regulations for the zoning district in 
which the facility is located.  Buildings and facilities accessory to the wireless 
communication facility (other than the support structure) shall be set back a minimum 
distance of fifty (50) feet from all property lines. 

Can 
Conform 

The applicant acknowledged this standard but the zoning classifications of the subject lot 
and surrounding lots are missing from the site plan.  The proposed setback dimensions to 
the nearest (west and south) lot boundaries and to the nearest residential-zoned district are 
also missing from the site plan.  As scaled by staff from the site plan, it appears possible for 
the proposed location to conform to this standard.  These deficiencies can be addressed on 
an updated final site plan. 

6 

Access. Unobstructed permanent access to the support structure shall be provided for 
operation, maintenance, repair and inspection purposes, which may be provided through 
or over an easement. The permitted type of surfacing, dimensions and location of such 
access route shall be subject to approval by the Planning Commission, based on evaluation 
of the location of adjacent roads, layout of buildings and equipment on the site, utilities 
needed to service the facility, proximity to residential districts, disturbance to the natural 
landscape, and the type of vehicles and equipment that will visit the site. 

Conforms 

The applicant has proposed to use an existing access from S. Mission Rd. and a new 12.0-
foot wide gravel driveway to serve the tower site.  Staff would have no objection to a 
Planning Commission determination that this access route is adequate to service the facility. 

7 

Division of Property.  The division of property for the purpose of locating a wireless 
communication facility shall be permitted only if all zoning requirements, including lot size 
and lot width requirements are met. Conforms 

No land division is proposed or required for this project.  
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Section 5.5.C. (Requirements) Status 

8 

Equipment Enclosure.  If an equipment enclosure is proposed as a building or ground-
mounted structure, it shall comply the required setbacks and other requirements 
specified for principal buildings in the Schedule of Regulations for the zoning district in 
which the facility is located.   If an equipment enclosure is proposed as a roof appliance 
on a building, it shall be designed, constructed and maintained to be architecturally 
compatible with the principal building. 

Conforms 

The proposed equipment enclosure is fully consistent with this standard. 

9 
(a) 

Design Objectives.  The support structure and all accessory buildings shall be designed to 
minimize distraction, reduce visibility, maximize aesthetic appearance, and ensure 
compatibility with surroundings.  Accordingly, support structures shall be grey or white 
and shall not have lights unless required otherwise by the Federal Aviation Administration 
(FAA).  Only monopole towers are permitted; lattice towers and towers with guy wires are 
prohibited. … 

Can 
Conform 

The applicant acknowledged this standard but the monopole tower design details on sheet 
C-6 of the site plan are missing any reference to the color of the tower.  In addition, a note 
needs to be added to confirm that no tower lighting is required or proposed.  These 
deficiencies can be addressed on an updated final site plan. 

9 
(b) 

Design Objectives. … Equipment buildings shall have a brick exterior. ... 

Can 
Conform 

In addition to the tower, two (2) structural installations are proposed within the equipment 
enclosure area: 

1. Generator structure:  A perspective sketch of an unroofed platform of unknown height 
for above-the-ground installation of a 30kV diesel generator is also included on sheet C-
4, but the corresponding elevation drawing with dimensions is missing from sheet E-3. 

2. Equipment Building:  A perspective sketch of a 6.0-foot high roofed platform for above-
the-ground installation of a “WUC” equipment cabinet is included on sheet C-4, along 
with the corresponding elevation drawing with dimensions on sheet E-3.  This 
installation meets the Zoning Ordinance definition for a “building,” and so is subject to 
the “equipment building” standards of this Section 5.5.C.9. for a “brick exterior.” 

These deficiencies can be addressed on an updated final site plan. 

9 
(c) 

Design Objectives. … No signs or logos visible from off-site shall be permitted on a support 
structure. 

Conforms 
The applicant acknowledged this standard, and no signs or logos are depicted on the 
elevation drawing of the proposed tower (sheet C-3). 

10 

Fencing.  Wireless communication facilities shall be enclosed by an open weave, green or 
black vinyl-coated, chain link fence having a maximum height of six (6) feet.  Barbed wire 
may be permitted. Can 

Conform The applicant acknowledged this standard but the fence details on sheet C-6 of the site plan 
reference a “2”x2” wire mesh fabric” fence rather than the required “green or black vinyl 
coated chain-link fence.”  This deficiency can be addressed on an updated final site plan. 
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Section 5.5.C. (Requirements) Status 

11 

Structural Integrity. Wireless communication facilities and support structures shall be 
constructed and maintained in structurally sound condition, using the best available 
technology, to minimize any threat to public safety. 

Conforms 
The applicant included a note in the application materials to confirm that the “proposed 
facility will comply” with all local, state, and federal requirements, which would include the 
Michigan Building Code. 

12 

Maintenance.  A plan for the long term, continuous maintenance of the facility shall be 
submitted.  The plan shall identify who will be responsible for maintenance and shall 
include a method of notifying the Township if maintenance responsibilities change. Can 

Conform 
The applicant acknowledged this standard but failed to include the required plan.  This 
deficiency can be addressed on an updated final site plan. 

13 

Proximity to Airports.  Wireless communication facilities shall be subject to the approval 
of the Federal Aviation Administration (FAA) and Michigan Bureau of Aeronautics with 
respect to location, height, and lighting in relation to public airports, airstrips, and 
helipads. Conforms 
The proposed 195-foot tower height (plus 4-foot high lightning rod) fully conforms to federal 
and state aviation related standards.  The nearest airport is approximately four (4) miles 
away to the north-northeast. 

14 

Interference with Reception.  Wireless communication facilities shall not interfere with 
television and radio reception in nearby areas. 

Conforms The proposed tower will not interfere with television or radio reception.  The antennae 
operators are required to conform to federal requirements related to use of the 
electromagnetic spectrum to minimize interference.  

Limited Timeline for Special Use Permit Action 
Township regulatory authority for cell towers and similar types of wireless communication 
facilities has been partially pre-empted by federal telecommunication laws and corresponding 
provisions of the Michigan Zoning Enabling Act (Public Act 110 of 2006, as amended).  in 
accordance with Section 5.5.B. (Approval Process), the Planning Commission is required to take 
action on the special use permit application by no later than July 26, 2022, which is 90 calendar 
days from the date staff took action to schedule the public hearing.   

If the Commission fails to act within the timeframe, then Section 514(6) of the state Act requires 
that the special use permit is automatically “considered approved and the [Commission] shall be 
considered to have made any determination required for approval.”  

Preliminary Site Plan Review Comments 
Township regulation of new cell towers is predominantly governed by the requirements of 
Section 5.5 (Wireless Communications Facilities of the Zoning Ordinance, resulting in substantial 
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overlap between the special use permit standards and applicable site plan requirements.  With 
the exception of the missing items of information noted elsewhere in this report, the site plan 
dated 2/24/2022 substantially conforms to the informational requirements of the Zoning 
Ordinance that apply to a preliminary site plan for a wireless communications facility, including 
Section 5.5.E. (Application Requirements) and Section 14.2.P (Required Site Plan Information).   

The following details will need to be addressed by the applicant as part of the final site plan 
approval application for this project: 

1. Section 5.5.E.2, Landscape Plan.  A detailed landscape plan will only be required if the 
Planning Commission determines that landscape plantings are necessary “to provide 
screening and aesthetic enhancement for the structure base, accessory buildings and 
enclosure” in order for this project to be considered “harmonious” with its surroundings. 

2. Section 5.5.E.3, Structural Specifications.  The applicant acknowledged this standard but 
did not provide the required documentation.  This documentation must be provided for 
review as part of the application for final site plan approval. 

3. Section 5.5.E.4, Security.  The applicant acknowledged this standard but did not provide 
the required documentation.  This documentation must be provided for review as part of 
the application for final site plan approval. 

Objectives 
Following the hearing, the Planning Commission shall review the application materials, together 
with any reports and recommendations, and any public comments.  The Planning Commission 
shall identify and evaluate all relevant factors and shall then take action by motion to approve, 
approve with conditions, or deny the special use permit application; or to postpone further 
consideration of the application to a date certain in accordance with the provisions of Section 
14.3.F.4.   

If the special use permit is approved, then a separate motion to approve, approve with 
conditions, or deny the associated preliminary site plan application would be in order. 

Key Findings 
1. The special use permit and preliminary site plan applications are missing a number of 

items of information required per Section 5.5 of the Zoning Ordinance, but were 
determined by staff to be sufficiently complete for purposes of a public hearing and 
Planning Commission review and action.   

2. The proposed tower can conform to applicable Zoning Ordinance standards.   

3. The information deficiencies and additional required documentation can be addressed by 
the applicant as part of the application for final site plan approval. 

4. In accordance with Section 5.5.B. (Approval Process), the Planning Commission is required 
to take action on the special use permit application by no later than July 26, 2022. 
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Special Use Permit Recommendations 
Based on the above findings, I would ask that the Planning Commission consider taking action to 
approve the PSUP 22-03 Special Use Permit Application for a new wireless communications 
facility at 5450 S. Mission Road (PID 14-034-20-005-00) in the NE 1/4 of Section 34 and in the B-
4 (General Business) zoning district, subject to the following conditions: 

1. Preliminary and final site plan review and approval by the Planning Commission.  

2. Add the proposed tower’s anticipated fall zone in the event of a catastrophic failure to 
the final site plan.   

3. Replace the proposed wire mesh fabric fence depicted on sheet C-6 with 
a. the green or black vinyl coated chain-link fence required per Section 5.5.E.10, with 

barbed-wire.      [OR] 
b. an opaque metal privacy fence design without barbed-wire for harmony with 

surroundings and to provide adequate screening of the equipment enclosure. 

4. Update the roofed platform for the equipment cabinet on the final site plan to conform 
to the brick exterior equipment building standards of Section 5.5.C.9. 

Preliminary Site Plan Recommendations 
If the special use permit is approved for this project, I would ask that the Planning Commission 
consider taking action to approve the PSPR22-07 Preliminary Site Plan dated 2/24/2022 for a new 
wireless communications facility at 5450 S. Mission Road (PID 14-034-20-005-00) in the NE 1/4 
of Section 34 and in the B-4 (General Business) zoning district, subject to the following conditions: 

1. Add the existing zoning classifications for the subject parcel and surrounding parcels to 
the updated Survey sheets for the final site plan.   

2. Add the setback dimensions from the proposed tower to the west and south lot 
boundaries and to the nearest residential-zoned district to sheet C-1 for the final site plan. 

3. Add the proposed tower color and a note confirming that no tower lighting is required or 
proposed to sheet C-3 for the final site plan. 

4. Add an elevation detail with dimensions for the unroofed generator structure to the final 
site plan. 

5. Provide the documentation required by Sections 5.5.E.3 (Structural Specifications) and 
5.5.E.4 (Security) for review as part of the final site plan application.   

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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MOTION TO APPROVE THE SPECIAL USE PERMIT:   

Motion by _________________________, supported by _________________________, to 
approve the PSUP 22-03 Special Use Permit Application for a new wireless communications 
facility at 5450 S. Mission Road (PID 14-034-20-005-00) in the northeast quarter of Section 34 
and in the B-4 (General Business) zoning district, finding that it fully complies with the standards 
for special use approval of a wireless communications facility found in Section 5.5 of the Zoning 
Ordinance. 

MOTION TO APPROVE THE SPECIAL USE PERMIT WITH CONDITIONS:   

Motion by _________________________, supported by _________________________, to 
approve the PSUP 22-03 Special Use Permit Application for a new wireless communications 
facility at 5450 S. Mission Road (PID 14-034-20-005-00) in the northeast quarter of Section 34 
and in the B-4 (General Business) zoning district, finding that it can comply with the standards for 
special use approval of a wireless communications facility found in Section 5.5 of the Zoning 
Ordinance, subject to the following conditions: 

1. Preliminary and final site plan review and approval by the Planning Commission.  

2. Add the proposed tower’s anticipated fall zone in the event of a catastrophic failure to 
the final site plan.   

3. Replace the proposed wire mesh fabric fence depicted on sheet C-6 with 
a. the green or black vinyl coated chain-link fence required per Section 5.5.E.10, with 

barbed-wire.      [OR] 
b. an opaque metal privacy fence design without barbed-wire for harmony with 

surroundings and to provide adequate screening of the equipment enclosure. 

4. Update the roofed platform for the equipment cabinet on the final site plan to conform 
to the brick exterior equipment building standards of Section 5.5.C.9. 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

MOTION TO POSTPONE ACTION ON THE SPECIAL USE PERMIT:   

Motion by _________________________, supported by _________________________, to 
postpone action on the PSUP 22-03 Special Use Permit Application for a new wireless 
communications facility at 5450 S. Mission Road until __________________ _______, 2022 for 
the following reasons:  

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 
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MOTION TO DENY THE SPECIAL USE PERMIT:   

Motion by _________________________, supported by _________________________, to deny 
the PSUP 22-03 Special Use Permit Application for a new wireless communications facility at 5450 
S. Mission Road (PID 14-034-20-005-00) in the northeast quarter of Section 34 and in the B-4 
(General Business) zoning district, finding that it does not comply with the standards for special 
use approval of a wireless communications facility found in Section 5.5 of the Zoning Ordinance, 
for the following reasons: 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 
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Tony Phillips
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Community and Economic Development Department 
2010 S. Lincoln Rd. 

Mt. Pleasant, MI 48858 
989-772-4600 ext. 232 
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WIRELESS COMMUNICATION FACILITY SPECIAL USE PERMIT AND 
PRELIMINARY SITE PLAN REPORT 

TO: Planning Commission DATE: May 8, 2022 

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

ZONING: B-4, General Business  

PROJECT: PSUP 22-03 Special Use Permit Application and PSPR22-07 Preliminary Site Plan 
Application from Fullerton Engineering with Parallel/AT&T for a new wireless 
communications facility (cell tower). 

PARCEL(S): PID 14-034-20-005-00 

OWNER(S): Klumpp Management LLC 

LOCATION: Approximately 7.58 acres of land at 5450 S. Mission Road in the NE 1/4 of Section 
34 and in the B-4 (General Business) zoning district. 

EXISTING USE: Existing commercial building, farmland ADJACENT ZONING: AG, B-4, R-4 

FUTURE LAND USE DESIGNATION:  Neighborhood Service:  Located primarily along corridors 
adjoining lower intensity land uses, the intent of this district is to limit future retail and focus on 
small-scale personal service and office uses. This district accommodates shallow lots, providing a 
good buffer and transition to residential uses and limiting heavy commercial and general retail 
uses so they can be focused on other areas of the township. Rear yards adjoining residential areas 
should be well-screened to limit impacts of higher intensity uses. These areas should be accessible 
and comfortable for the pedestrian and should create a sense of place along the roadway. 

ACTIONS REQUESTED:   To review the PSUP 22-03 Special Use Permit Application and the PSPR22-
07 Preliminary Site Plan Application from Fullerton Engineering with Parallel/AT&T for a new 
wireless communications facility located on 7.58 acres of land at 5450 S. Mission Road (PID 14-
034-20-005-00) in the NE 1/4 of Section 34 and in the B-4 (General Business) zoning district. 

Background Information 
These applications are for development of a new cell tower at a location approximately 285 feet 
east of an existing cell tower on the adjacent parcel to the west (5420 E. Mission Rd.; PID 14-034-
20-006-00) owned by SBA Infrastructure LLC.  As noted in the application, AT&T intends to 
establish a new cellular telephone and data antennae cluster on the proposed tower, which 
would replace and cause the removal of an older AT&T antennae cluster and associated ground 
equipment from the existing tower site.   

The applicant has provided extensive documentation intended to demonstrate the necessity of 
the new tower and AT&T antennae relocation, including a Sworn Statement of Tim Brenner in 
Support of New Tower Construction (3/21/2022), a letter from AT&T to SBA Corporation 
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(8/2/2017) with an undated Narrative statement, and existing and proposed AT&T coverage 
maps.  A Structural Analysis Report has also been provided for the existing tower showing the 
need for $30,000 - $50,000 in necessary modifications for the existing tower to be structurally 
capable of carrying the load of the proposed antennae cluster. 

Special Use Permit Review Comments 
Special use permit applications are subject to Planning Commission review and action, following 
a public hearing.  However, special use permit applications for new wireless communications 
facilities (cell towers) are not subject to the general standards for special use permit approval 
found in Section 14.03J. of the Zoning Ordinance.  Instead, the standards for approval of a new 
tower can be found in Section 5.5 (Wireless Communications Facilities).   

The Planning Commission’s decision should include affirmative findings of fact to support a 
conclusion that the proposed special use conforms to the standards of Section 5.5.C. 
(Requirements).  Each of the 14 standards from this subsection are listed in the following table 
in bold printed text.  Staff review comments follow under each standard: 

Section 5.5.C. (Requirements) Status 

1 

Public Health and Safety.  Facilities and/or support structures shall not be detrimental to 
the public health, safety and welfare. 

Can 
Conform 

The applicant acknowledged this standard, but failed to include any documentation on the 
site plan of the tower’s anticipated fall zone.  This is necessary to verify that, in the event of 
a catastrophic failure, the collapsed tower would be contained within the lot boundaries 
and would not affect the existing building on the lot.  No other public health, safety or 
welfare impacts are anticipated from this project.  This deficiency can be addressed on an 
updated final site plan. 

2 

Harmony with Surroundings.  To the extent feasible, facilities shall be designed to be 
harmonious with the surrounding areas. 

Can 
Conform 

If the Planning Commission determines that additional equipment enclosure screening is 
necessary for consistency with this standard, staff recommends that an opaque metal 
privacy fence design without barbed-wire be required for the site in place of the proposed 
fence depicted on sheet C-6.  No additional landscaping is recommended, because this site 
is in an AG District and in the midst of a cultivated farmfield.  Trees used for screening 
purposes would likely be harmed by common agricultural chemicals or denuded by the local 
deer population.  Fence changes can be addressed on an updated final site plan. 

3 

Compliance with Federal, State and Local Standards.  Wireless communication facilities 
shall comply with applicable federal and state standards, including requirements 
promulgated by the Federal Aviation Administration (FAA), Federal Communication 
Commission (FCC), and Michigan Aeronautics Commission.  Wireless communication 
support structures shall comply with all applicable building codes. 

Conforms 

The applicant included a note in the application materials to confirm that the “proposed 
facility will comply” with all local, state, and federal requirements. 
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Section 5.5.C. (Requirements) Status 

4 

Maximum Height.  Applicants shall demonstrate a justification for the proposed height of 
the structures and an evaluation of alternative designs which might result in lower 
heights. The maximum height of a new or modified support structure and antenna shall 
be the minimum height demonstrated to be necessary for reasonable communication by 
the applicant (and by other entities to collocate on the structure) but shall not exceed two 
hundred (200) feet. Higher towers may be permitted, however, if necessary, to achieve 
colocation.  The buildings, cabinets, and other accessory structures shall not exceed 
twenty (20) feet in height. 

Conforms 

The proposed tower height is fully consistent with this standard.  

5 

Minimum Setbacks.   The setback of a new or modified support structure from any 
residential-zoned district or existing or proposed right-of-way or other publicly traveled 
road shall be no less than the total height of the structure and attachments thereto.  
Where the proposed new or modified support structure abuts a parcel of land zoned for a 
use other than residential, the support structure shall comply with the required setbacks 
for principal buildings specified in the Schedule of Regulations for the zoning district in 
which the facility is located.  Buildings and facilities accessory to the wireless 
communication facility (other than the support structure) shall be set back a minimum 
distance of fifty (50) feet from all property lines. 

Can 
Conform 

The applicant acknowledged this standard but the zoning classifications of the subject lot 
and surrounding lots are missing from the site plan.  The proposed setback dimensions to 
the nearest (west and south) lot boundaries and to the nearest residential-zoned district are 
also missing from the site plan.  As scaled by staff from the site plan, it appears possible for 
the proposed location to conform to this standard.  These deficiencies can be addressed on 
an updated final site plan. 

6 

Access. Unobstructed permanent access to the support structure shall be provided for 
operation, maintenance, repair and inspection purposes, which may be provided through 
or over an easement. The permitted type of surfacing, dimensions and location of such 
access route shall be subject to approval by the Planning Commission, based on evaluation 
of the location of adjacent roads, layout of buildings and equipment on the site, utilities 
needed to service the facility, proximity to residential districts, disturbance to the natural 
landscape, and the type of vehicles and equipment that will visit the site. 

Conforms 

The applicant has proposed to use an existing access from S. Mission Rd. and a new 12.0-
foot wide gravel driveway to serve the tower site.  Staff would have no objection to a 
Planning Commission determination that this access route is adequate to service the facility. 

7 

Division of Property.  The division of property for the purpose of locating a wireless 
communication facility shall be permitted only if all zoning requirements, including lot size 
and lot width requirements are met. Conforms 

No land division is proposed or required for this project.  
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Section 5.5.C. (Requirements) Status 

8 

Equipment Enclosure.  If an equipment enclosure is proposed as a building or ground-
mounted structure, it shall comply the required setbacks and other requirements 
specified for principal buildings in the Schedule of Regulations for the zoning district in 
which the facility is located.   If an equipment enclosure is proposed as a roof appliance 
on a building, it shall be designed, constructed and maintained to be architecturally 
compatible with the principal building. 

Conforms 

The proposed equipment enclosure is fully consistent with this standard. 

9 
(a) 

Design Objectives.  The support structure and all accessory buildings shall be designed to 
minimize distraction, reduce visibility, maximize aesthetic appearance, and ensure 
compatibility with surroundings.  Accordingly, support structures shall be grey or white 
and shall not have lights unless required otherwise by the Federal Aviation Administration 
(FAA).  Only monopole towers are permitted; lattice towers and towers with guy wires are 
prohibited. … 

Can 
Conform 

The applicant acknowledged this standard but the monopole tower design details on sheet 
C-6 of the site plan are missing any reference to the color of the tower.  In addition, a note 
needs to be added to confirm that no tower lighting is required or proposed.  These 
deficiencies can be addressed on an updated final site plan. 

9 
(b) 

Design Objectives. … Equipment buildings shall have a brick exterior. ... 

Can 
Conform 

In addition to the tower, two (2) structural installations are proposed within the equipment 
enclosure area: 

1. Generator structure:  A perspective sketch of an unroofed platform of unknown height 
for above-the-ground installation of a 30kV diesel generator is also included on sheet C-
4, but the corresponding elevation drawing with dimensions is missing from sheet E-3. 

2. Equipment Building:  A perspective sketch of a 6.0-foot high roofed platform for above-
the-ground installation of a “WUC” equipment cabinet is included on sheet C-4, along 
with the corresponding elevation drawing with dimensions on sheet E-3.  This 
installation meets the Zoning Ordinance definition for a “building,” and so is subject to 
the “equipment building” standards of this Section 5.5.C.9. for a “brick exterior.” 

These deficiencies can be addressed on an updated final site plan. 

9 
(c) 

Design Objectives. … No signs or logos visible from off-site shall be permitted on a support 
structure. 

Conforms 
The applicant acknowledged this standard, and no signs or logos are depicted on the 
elevation drawing of the proposed tower (sheet C-3). 

10 

Fencing.  Wireless communication facilities shall be enclosed by an open weave, green or 
black vinyl-coated, chain link fence having a maximum height of six (6) feet.  Barbed wire 
may be permitted. Can 

Conform The applicant acknowledged this standard but the fence details on sheet C-6 of the site plan 
reference a “2”x2” wire mesh fabric” fence rather than the required “green or black vinyl 
coated chain-link fence.”  This deficiency can be addressed on an updated final site plan. 
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Section 5.5.C. (Requirements) Status 

11 

Structural Integrity. Wireless communication facilities and support structures shall be 
constructed and maintained in structurally sound condition, using the best available 
technology, to minimize any threat to public safety. 

Conforms 
The applicant included a note in the application materials to confirm that the “proposed 
facility will comply” with all local, state, and federal requirements, which would include the 
Michigan Building Code. 

12 

Maintenance.  A plan for the long term, continuous maintenance of the facility shall be 
submitted.  The plan shall identify who will be responsible for maintenance and shall 
include a method of notifying the Township if maintenance responsibilities change. Can 

Conform 
The applicant acknowledged this standard but failed to include the required plan.  This 
deficiency can be addressed on an updated final site plan. 

13 

Proximity to Airports.  Wireless communication facilities shall be subject to the approval 
of the Federal Aviation Administration (FAA) and Michigan Bureau of Aeronautics with 
respect to location, height, and lighting in relation to public airports, airstrips, and 
helipads. Conforms 
The proposed 195-foot tower height (plus 4-foot high lightning rod) fully conforms to federal 
and state aviation related standards.  The nearest airport is approximately four (4) miles 
away to the north-northeast. 

14 

Interference with Reception.  Wireless communication facilities shall not interfere with 
television and radio reception in nearby areas. 

Conforms The proposed tower will not interfere with television or radio reception.  The antennae 
operators are required to conform to federal requirements related to use of the 
electromagnetic spectrum to minimize interference.  

Limited Timeline for Special Use Permit Action 
Township regulatory authority for cell towers and similar types of wireless communication 
facilities has been partially pre-empted by federal telecommunication laws and corresponding 
provisions of the Michigan Zoning Enabling Act (Public Act 110 of 2006, as amended).  in 
accordance with Section 5.5.B. (Approval Process), the Planning Commission is required to take 
action on the special use permit application by no later than July 26, 2022, which is 90 calendar 
days from the date staff took action to schedule the public hearing.   

If the Commission fails to act within the timeframe, then Section 514(6) of the state Act requires 
that the special use permit is automatically “considered approved and the [Commission] shall be 
considered to have made any determination required for approval.”  

Preliminary Site Plan Review Comments 
Township regulation of new cell towers is predominantly governed by the requirements of 
Section 5.5 (Wireless Communications Facilities of the Zoning Ordinance, resulting in substantial 
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overlap between the special use permit standards and applicable site plan requirements.  With 
the exception of the missing items of information noted elsewhere in this report, the site plan 
dated 2/24/2022 substantially conforms to the informational requirements of the Zoning 
Ordinance that apply to a preliminary site plan for a wireless communications facility, including 
Section 5.5.E. (Application Requirements) and Section 14.2.P (Required Site Plan Information).   

The following details will need to be addressed by the applicant as part of the final site plan 
approval application for this project: 

1. Section 5.5.E.2, Landscape Plan.  A detailed landscape plan will only be required if the 
Planning Commission determines that landscape plantings are necessary “to provide 
screening and aesthetic enhancement for the structure base, accessory buildings and 
enclosure” in order for this project to be considered “harmonious” with its surroundings. 

2. Section 5.5.E.3, Structural Specifications.  The applicant acknowledged this standard but 
did not provide the required documentation.  This documentation must be provided for 
review as part of the application for final site plan approval. 

3. Section 5.5.E.4, Security.  The applicant acknowledged this standard but did not provide 
the required documentation.  This documentation must be provided for review as part of 
the application for final site plan approval. 

Objectives 
Following the hearing, the Planning Commission shall review the application materials, together 
with any reports and recommendations, and any public comments.  The Planning Commission 
shall identify and evaluate all relevant factors and shall then take action by motion to approve, 
approve with conditions, or deny the special use permit application; or to postpone further 
consideration of the application to a date certain in accordance with the provisions of Section 
14.3.F.4.   

If the special use permit is approved, then a separate motion to approve, approve with 
conditions, or deny the associated preliminary site plan application would be in order. 

Key Findings 
1. The special use permit and preliminary site plan applications are missing a number of 

items of information required per Section 5.5 of the Zoning Ordinance, but were 
determined by staff to be sufficiently complete for purposes of a public hearing and 
Planning Commission review and action.   

2. The proposed tower can conform to applicable Zoning Ordinance standards.   

3. The information deficiencies and additional required documentation can be addressed by 
the applicant as part of the application for final site plan approval. 

4. In accordance with Section 5.5.B. (Approval Process), the Planning Commission is required 
to take action on the special use permit application by no later than July 26, 2022. 
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Special Use Permit Recommendations 
Based on the above findings, I would ask that the Planning Commission consider taking action to 
approve the PSUP 22-03 Special Use Permit Application for a new wireless communications 
facility at 5450 S. Mission Road (PID 14-034-20-005-00) in the NE 1/4 of Section 34 and in the B-
4 (General Business) zoning district, subject to the following conditions: 

1. Preliminary and final site plan review and approval by the Planning Commission.  

2. Add the proposed tower’s anticipated fall zone in the event of a catastrophic failure to 
the final site plan.   

3. Replace the proposed wire mesh fabric fence depicted on sheet C-6 with 
a. the green or black vinyl coated chain-link fence required per Section 5.5.E.10, with 

barbed-wire.      [OR] 
b. an opaque metal privacy fence design without barbed-wire for harmony with 

surroundings and to provide adequate screening of the equipment enclosure. 

4. Update the roofed platform for the equipment cabinet on the final site plan to conform 
to the brick exterior equipment building standards of Section 5.5.C.9. 

Preliminary Site Plan Recommendations 
If the special use permit is approved for this project, I would ask that the Planning Commission 
consider taking action to approve the PSPR22-07 Preliminary Site Plan dated 2/24/2022 for a new 
wireless communications facility at 5450 S. Mission Road (PID 14-034-20-005-00) in the NE 1/4 
of Section 34 and in the B-4 (General Business) zoning district, subject to the following conditions: 

1. Add the existing zoning classifications for the subject parcel and surrounding parcels to 
the updated Survey sheets for the final site plan.   

2. Add the setback dimensions from the proposed tower to the west and south lot 
boundaries and to the nearest residential-zoned district to sheet C-1 for the final site plan. 

3. Add the proposed tower color and a note confirming that no tower lighting is required or 
proposed to sheet C-3 for the final site plan. 

4. Add an elevation detail with dimensions for the unroofed generator structure to the final 
site plan. 

5. Provide the documentation required by Sections 5.5.E.3 (Structural Specifications) and 
5.5.E.4 (Security) for review as part of the final site plan application.   

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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MOTION TO APPROVE THE PRELIMINARY SITE PLAN:   

Motion by _________________________, supported by _________________________, to 
approve the PSPR22-07 Preliminary Site Plan Application for a new wireless communications 
facility at 5450 S. Mission Road (PID 14-034-20-005-00) in the northeast quarter of Section 34 
and in the B-4 (General Business) zoning district, finding that it fully complies with the 
requirements for a wireless communications facility found in Section 5.5 of the Zoning Ordinance. 

MOTION TO APPROVE THE PRELIMINARY SITE PLAN WITH CONDITIONS:   

Motion by _________________________, supported by _________________________, to 
approve the PSPR22-07 Preliminary Site Plan Application for a new wireless communications 
facility at 5450 S. Mission Road (PID 14-034-20-005-00) in the northeast quarter of Section 34 
and in the B-4 (General Business) zoning district, finding that it can comply with the requirements 
for a wireless communications facility found in Section 5.5 of the Zoning Ordinance, subject to 
the following conditions: 

1. Add the existing zoning classifications for the subject parcel and surrounding parcels to 
the updated Survey sheets for the final site plan.   

2. Add the setback dimensions from the proposed tower to the west and south lot 
boundaries and to the nearest residential-zoned district to sheet C-1 for the final site plan. 

3. Add the proposed tower color and a note confirming that no tower lighting is required or 
proposed to sheet C-3 for the final site plan. 

4. Add an elevation detail with dimensions for the unroofed generator structure to the final 
site plan. 

5. Provide the documentation required by Sections 5.5.E.3 (Structural Specifications) and 
5.5.E.4 (Security) for review as part of the final site plan application.   

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

MOTION TO POSTPONE ACTION ON THE PRELIMINARY SITE PLAN:   

Motion by _________________________, supported by _________________________, to 
postpone action on the PSPR22-07 Preliminary Site Plan Application for a new wireless 
communications facility at 5450 S. Mission Road until __________________ _______, 2022 for 
the following reasons:  

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 
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MOTION TO DENY THE PRELIMINARY SITE PLAN:   

Motion by _________________________, supported by _________________________, to 
recommend to the Township Board of Trustees to deny the PSPR22-07 Preliminary Site Plan 
Application for a new wireless communications facility at 5450 S. Mission Road (PID 14-034-20-
005-00) in the northeast quarter of Section 34 and in the B-4 (General Business) zoning district, 
finding that it does not comply with the requirements for a wireless communications facility 
found in Section 5.5 of the Zoning Ordinance, for the following reasons: 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 
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T.O. PARAPET
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METAL CANTILEVER CANOPY AT
EACH ENTRY DOOR (12"Hx4'D)
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Community and Economic Development Department 
2010 S. Lincoln Rd. 

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

 

1 | P a g e  

PLANNED UNIT DEVELOPMENT (PUD) APPLICATION REPORT 

TO: Planning Commission DATE: May 10, 2022 

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

ZONING: B-5, Highway Business 

PROJECT: PREZ22-01 request to rezone parcels 14-103-00-001-00 & -002-00 at E. 
Broomfield Road from B-5 (Highway Business) District to PUD (Planned Unit 
Development) per Section 3.19 (PUD, Planned Unit Development District), and to 
approve the associated PUD Concept Plan for a four (4) story tall, mixed-use 
(commercial and residential) building. 

PARCELS: 5785 E. Broadway Road, parcels 14-103-00-001-00, 14-103-00-002-00 

OWNER: B.S.P. Enterprises LLC 

LOCATION: Approximately 2.27 acres on the south side of E. Broomfield Road in the NE 1/4 
of Section 26. 

EXISTING USE: Vacant ADJACENT ZONING: B5, B4, City of Mt. Pleasant-General Urban 

FUTURE LAND USE DESIGNATION:  Bluegrass Center - 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. 

ACTIONS REQUESTED:  To introduce and hold a public hearing on the PREZ22-01 request to 
rezone parcels 14-013-20-043-02 & -043-08 at 5785 E. Broadway Road from B-5 (Highway 
Business) District to PUD (Planned Unit Development) and the associated PUD Concept Plan; 
and to adjourn the hearing to be re-opened and continued at the June 21, 2022 regular meeting. 

Public Hearing Notice Information 
The Planned Unit Development (PUD) review process requires a public hearing, which is subject 
to minimum requirements for publication, mailing, and posting of the hearing notice.  In this case, 
the hearing notices were published in The Morning Sun and mailed in accordance with state 
Zoning Act requirements, but the required posting of a copy of the notice at the Twp. Hall was 
inadvertently overlooked.   

I recommend that the public hearing be held at this meeting in accordance with the notices that 
were published and mailed.  To resolve the deficiency related to the notice posting, I recommend 
that the Chair take action at the end to “adjourn” (rather than to “close”) the hearing to be re-
opened and continued during your regular June meeting.  Staff will re-post the notice accordingly.  

114



2 | P a g e  

Background Information 
The Den on Broomfield was a previously approved project for two (2) three-story mixed-use 
buildings.  The scope of the project has now been revised to one (1) four-story building.  This 
additional building height is the primary reason the project is now proposed as a Planned Unit 
Development (see comments under “Regulatory Flexibility” in this report).  A PUD gives a project 
of this scope the type of flexibility that seeking a variance would not accomplish.  

Existing Zoning 

The following is an excerpt from the Township’s Official Zoning Map showing the subject parcels: 

 

Planned Unit Development Requirements (Section 3.19) 
The PUD Concept Plan is intended to establish the general arrangement of proposed buildings 
and site improvements, the specific land uses included as part of the PUD, and the scope and 
extent of any proposed deviations from Zoning Ordinance requirements.  The Concept Plan 
resembles a site plan, but includes less detail.  Preliminary and final site plan approvals will be 
required following any approval of the PUD rezoning and Concept Plan.   

The following review comments are based upon Section 3.19 requirements.  Where a  is noted, 
the requirement has been met on the Concept Plan.  Where a  or a  is noted, the requirement 
has not been met and plan revisions or additional information are needed: 

1. Eligibility Criteria   

 The overall development is less than the required 5-acres (2.27 acres), but is located 
within the Bluegrass Center Area that permits less than 5-acres for a PUD project. 

 The development will be under single ownership or control as required. 
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2. Regulatory Flexibility 

Section 3.19.B. (Regulatory Flexibility) was included in the current Zoning Ordinance to 
provide a mechanism for a PUD applicant to propose and for the Planning Commission 
and Board of Trustees to consider “limited deviations” from specific Zoning Ordinance 
standards as part of an overall PUD Concept Plan.   

It is the responsibility of the applicant to demonstrate that any proposed deviations are 
consistent with the purpose of the PUD option and compatible with the Master Plan, and 
would result in a higher quality of development than would otherwise be possible.   

The following review comments are based upon the proposed list of deviations in the 
upper left corner of the PUD Concept Plan’s cover sheet: 

 Building height (stories).  The proposed limited building height deviations reference 
outdated height standards from Section 4.3 standards (the current maximum height 
standard in the underlying B-5 District is actually 45.0 feet), rather than the needed 
deviation from the maximum three (3) story height limitation as specified in Section 
6.24.B. (Building Height) for a mixed-use building.  

 Required PUD open space.  The first proposed deviation #3 can be deleted from the 
list on the cover sheet, as it is not necessary.  The minimum open space calculation on 
the plan (6,560 square-feet) actually exceeds what is needed based on the scope of 
the residential component of this project.  It is the Zoning Administrator’s 
determination that a minimum dedicated open space area of 4,151 square-feet is 
required, which must be located outside of any required yard setback areas.   

 Documentation is needed on the PUD Concept Plan to satisfy Section 3.19.B.3. 
through 3.19.B.4. by demonstrating that each deviation: 

o is consistent with the PUD Statement of Purpose; 
o will result in a higher quality of development; and  
o does not include broad waivers of Ordinance requirements or modifications 

determined to be incompatible with the Master Plan or the purpose and intent 
of this Ordinance as specified in Section 1.2. 

 No documentation was provided on the PUD Concept Plan regarding the Section 
3.19.B.5. provision for adequate safeguards, features or planning mechanisms 
designed into the project (if needed) for the purpose of achieving the objectives 
intended to be accomplished with respect to each of the regulations from which a 
deviation is sought.   

3. Permitted Uses and Density  

a. If the underlying zoning is B-5: any use allowed as principal permitted use or special 
use within the B-5 district and shopping centers. 
 Mixed use 

b. Residential Density  
 Complies 
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4. Project Design Standards 

 The setback dimensions for the B-5 District shown on the plan are outdated and not 
consistent with the current Zoning Ordinance standards.  20.0-foot front yard, 10.0-
foot side yard, and 20.0-foot rear yard are the correct minimum setbacks that apply.  

 The parking formula used for residential is correct.   
 The commercial parking formula is incorrect.  The correct calculation should either be 

that for Retail General [(1) space per 275 square-feet of usable floor area (UFA)] or for 
medical office [(1) space per 300 square-feet of UFA]. 

 A conceptual landscaping and screening plan is depicted on sheet 7.  Additional details 
have been included for review, but are not required until the final site plan.  

 A shared-access with the parcel to the south and two (2) potential cross-access 
connections to parcels to the west are shown on sheet 4.  

 The proposed open space areas on sheet 4 (with a dog run and playground totaling 
5,700 square-feet) are consistent with 3.19.D.6. requirements, provided that the 
dimensions are adjusted to be located outside of the 20.0-foot rear yard setback. 

 There are no significant natural features on this previously farmed and mass-graded 
site that would be subject to requirements for protection or preservation.  

 A 5.0-foot wide public sidewalk is proposed along the lot frontages adjacent to both 
Sweeney Road and E. Broomfield Road as required.  Internal connections from those 
sidewalks to the building and from the open areas to the building are shown on the 
plan as required. 

 A conceptual layout for stormwater retention is depicted on the plan, and is sufficient 
for this stage of review.  Stormwater management calculations and details will be 
required as part of the final site plan for the project. 

 The increased service needs associated with the new and expanded facilities depicted 
on the PUD Concept Plan are not anticipated to exceed the capacity of existing and 
available public roads, police and fire protection services, and educational services. 

 The PUD Concept Plan is under review by the Public Services Department to verify 
available municipal water and sanitary sewer system capacity to service the project.   

5. Application Data Requirements.   

 Required names and contact information are provided on the plan’s cover sheet. 
 The legal description of the land on which the Planned Unit Development project will 

be developed together with appropriate tax identification numbers are provided. 
 Except as otherwise noted in this report, the PUD Concept Plan includes all of the 

following required information: 
 A general location map.  
 The location of existing roads and highways adjacent to the proposed development.  
 The general layout of dwelling units, parking, open space, and recreation and park areas. 
 General locations and setbacks of each structure and use in the development. 
 Typical layouts and facade designs for each type of use or building. 
 The vehicular circulation system planned for the proposed development. 
 Conceptual landscaping and screening plan.  

 A topographic survey plan has been submitted (sheet 3). 
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 A soils inventory based on the County Soils Survey has been submitted (sheet 3). 
 There are no wetland areas or significant site features such as tree stands, unusual 

slopes, streams or water drainage areas on this site. 
 A conceptual utility plan has been provided (sheet 6). 
 A conceptual layout of the proposed stormwater drainage system is included.  
 A map showing existing zoning designations for the subject property and all land 

within one quarter mile has been provided on the cover sheet. 
 A map and written explanation of the relationship of the proposed PUD to the 

Township's Master Plan and Future Land Use Map has been submitted (sheet 2). 
 The number of dwelling units to be developed (a total of 48) has been provided. 

6. Additional Comments.   

 A Transportation Study is not required for this project, based on the total floor area 
and number of residential units. 

 A broader analysis of the Fiscal Impact (costs and revenues) of the proposed PUD 
project on the Township and the school district could be required for this project by 
the Planning Commission.  Based on the proposed location and scope of proposed 
uses, staff would recommend that the fiscal analysis is not needed for this project. 

 Documentation that the applicant has sufficient development experience to 
complete the proposed project in its entirety.  The letter dated 4/25/2022 from the 
project engineer includes assurances related to apparent demand and the developer’s 
due diligence in evaluating the market for this type of development.  However, no 
documentation has been provided to indicate the target market sectors for the 
commercial and residential components of this project.  With declining year-over-year 
enrollment at CMU, the potential for an oversupply of residential apartments may 
impact the market capacity to fill this proposed building without adverse impacts on 
existing housing.  Staff would recommend that the applicant be directed to provide 
the following additional information for Commission consideration: 

o Descriptions of the developer’s target markets for the commercial space and 
targeted population cohorts for the residential units (such as undergraduate or 
graduate students, young professionals, young families, empty nesters, etc.). 

o A statement from the developer indicating how this proposed PUD project fills an 
underserved market niche related to housing needs in the community. 

o A summary of the market analysis findings of fact that support the developer’s 
conclusions related to apparent commercial and residential demand. 

Building Form and Composition Requirements (Section 7.20) 
The original 3-story Den on Broomfield project (two buildings) received final site plan approval 
prior to the adoption of the Zoning Ordinance amendment that added Section 7.20 (Building 
Form and Composition).  The following is an excerpt from the purpose statement for this Section: 
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Consistent with the adopted Master Plan’s development policies, it is the purpose of this Section to 
maintain the visual environment, protect the general welfare, and ensure that the Township’s property 
values, appearance, character, and economic well-being are preserved through minimum building 
form and composition standards. This Section is further intended to encourage creativity, imagination, 
innovation, and variety in architectural design and building composition through complementary and 
appropriate use of scale, massing, and architectural details. 

The PUD Concept Plan’s building elevations are considered to be conceptual in character.  
Compliance with the Section 7.20 standards will be subject to further review and final approval 
as part of the final site plan.  The following review comments are based on Section 7.20 standards.  
Where a  is noted, the requirement has been met on the Concept Plan.  Where a  is noted, 
the requirement has not been met and plan revisions or additional information are needed: 

 Façade variation.  The proposed building includes an arrangement of projections, 
recesses, and variations in building height and façade materials. 

 Composition.  Section 7.20.C.2. requires all sides of a building to be complementary in 
design, details, and materials.  Additional information is needed to verify consistency with 
this standard, since the east and south (rear) elevations are missing from the plan.  

 Public entrances.  The proposed building includes three (3) entrances facing the roads.  

 Rooftop equipment screening.  Section 7.20.C.4. requires roof-top mechanical 
equipment, HVAC systems, exhaust stacks, elevator housings, and other equipment to be 
screened around all sides of the building by a parapet wall or similar device.  Additional 
information is needed on the building elevations to verify consistency with this standard. 

 Security and safety equipment.  Section 7.20.C.5. requires that exterior security gates or 
roll-down security doors be prohibited, and includes additional standards for security 
equipment consistent with the purpose of this Section.  None proposed for this project. 

Criteria for PUD Rezoning and Concept Plan Approval 
The application has included information regarding Section 14.5.G which relates in general with 
typical rezoning applications. Staff has no issue with the applicant’s assessments regarding 
Section 14.5.G. In addition, the applications will need to submit a report equally explaining 
Section 3.19.H. Some of 3.19.H was touched upon by the applicant’s 14.3.G report. 

In considering any application for PUD rezoning and Concept Plan approval, the Planning 
Commission and Township Board shall make their determinations based on consistency with the 
following criteria: 

1. The application and Concept Plan are compatible with the goals and policies of the 
Master Plan and any other Township planning documents. 

2. The application and Concept Plan conform to all requirements of this Section 3.19, and 
all other applicable requirements of this Ordinance and other Township ordinances. 

3. The overall Concept Plan site layout and mix of land uses are compatible with the 
natural resources and environment, adjacent uses and development, the surrounding 
neighborhood, and the Township as a whole. 
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Key Findings 
1. The proposed mixed-use (commercial/residential) building is fully consistent with the type of 

use preferred in the Master Plan for the Bluegrass Center Area of the Township. 

2. The project satisfies the eligibility criteria for consideration as a Planned Unit Development.   

3. Limited deviations from Zoning Ordinance requirements may be necessary to allow for some 
elements of the project, but some corrections are needed and the required documentation 
of the applicant’s justifications for each deviation are missing from the PUD Concept Plan. 

4. Based on the scope of development and proposed uses, a Transportation Study and a Fiscal 
Impact analysis are not necessary, but a request for additional information from the applicant 
about target markets to be served and documentation of apparent demand is warranted. 

5. The PUD application contains minor errors that need to be corrected and is missing some 
required items of information, but is sufficiently complete for a public hearing and Planning 
Commission review.  

6. A deficiency in the posting of the public hearing notice at the Twp. Hall will necessitate an 
adjournment (rather than a closing) at the conclusion of the hearing, which would then be 
re-opened and continued at the June 21, 2022 regular meeting. following re-posting of a 
notice for the adjourned hearing date. 

Recommendations 
I would ask that the Planning Commission take action to introduce and hold a public hearing on 
the PREZ22-01 request to rezone parcels 14-013-20-043-02 & -043-08 at 5785 E. Broadway Road 
from B-5 (Highway Business) District to PUD (Planned Unit Development) and the associated PUD 
Concept Plan; and to adjourn the hearing to be re-opened and continued at the June 21, 2022 
regular meeting.   

I would also recommend that the Planning Commission provide direction to the applicant with 
regards to the proposed building elevations and consistency with Section 7.20 (Building Form and 
Composition) standards. 

Respectfully submitted, 
Rodney C. Nanney, AICP 
Community and Economic Development Director 
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Draft Motions:  PREZ22-01 Planned Unit Development (PUD) Rezoning and Concept Plan 
Application - The Den on Broomfield Mixed Use Buildings, E. Broomfield Rd. at Sweeney Rd. 

MOTION TO ADJOURN THE HEARING:   

Motion by ________________________, supported by ________________________, to adjourn 

the public hearing on the PREZ22-01 request to rezone approximately 2.27 acres of land (PID 

14-103-00-001-00 & -002-00) on the southwest corner of E. Broomfield Road and Sweeney 

Road from B-5 (Highway Business) District to PUD (Planned Unit Development) until the June 

regular Planning Commission meeting, and to request that staff post the required notice at the 

Township Hall of the June, 21, 2022 date when the hearing will be re-opened and continued.
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Community and Economic Development Department 
2010 S. Lincoln Rd. 

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

 

1 | P a g e  

FINAL SITE PLAN REPORT 

TO: Planning Commission DATE: May 9, 2022 

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

PROJECT: PSPR22-05 Final Site Plan Application for Self-Storage Facilities (Mini-warehouse, 
Mini-Storage) 

PARCELS: PID 14-034-20-002-00 

OWNER(S): Dar Blanshan 

LOCATION: Approx. 7.27 acres located at 5252 S. Mission Road in the NE 1/4 of Section 34. 

EXISTING USE: Vacant Land ADJACENT ZONING: AG, R-4 

FUTURE LAND USE DESIGNATION:  Neighborhood Service: Located primarily along corridors 
adjoining lower intensity land uses, the intent of this district is to limit future retail and focus on 
small-scale personal service and office uses. This district accommodates shallow lots, providing a 
good buffer and transition to residential uses and limiting heavy commercial and general retail 
uses so they can be focused on other areas of the township. Rear yards adjoining residential areas 
should be well-screened to limit impacts of higher intensity uses. These areas should be accessible 
and comfortable for the pedestrian and should create a sense of place along the roadway. 

ACTION REQUESTED:  To review the PSPR 22-05 final site plan dated 4/25/2022 for the proposed 
Self-Storage facility located at 5252 S. Mission Road in the NE 1/4 of Section 34 and in the B4 
(General Business) District.   

Site Plan Approval Process 
Per Section 14.2.C. of the Zoning Ordinance, both preliminary site plan approval and final site 
plan approval are required for this project.  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.). 

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

1. Construction Timing.  The final site plan includes some “phasing” notes in places.  This is 
not development phasing as the Zoning Ordinance would regulate, but rather reflects the 
developer’s intentions to construct the individual self-storage buildings over a period of 
time based on demand for the units.  All landscaping, screening, fencing, and related site 
improvements will be constructed as part of the initial development activity.  CONFORMS 
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2. Special Use Permit Standards.  The final site plan is fully consistent with the approved 
special use permit for a Self-Storage facility on this site.  CONFORMS 

3. 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.  Parking calculations, 
elevations, and hours of operation have been added as required. CONFORMS 

4. Section 8 (Environmental Performance Standards).  The applicant has submitted a 
completed Hazardous Substances Reporting form and EGLE Permit checklist form. 
CONFORMS 

5. Section 7.14 (Trash Removal and Collection).  No dumpster or enclosure is onsite.  An 
on-site dumpster is not required for this project.  CONFORMS 

6. Section 7.10 (Sidewalks and Pathways).  There is an existing pathway along S. Mission 
Rd.  No additional sidewalk improvements are required for this project.  CONFORMS 

7. Section 8.2 (Exterior Lighting) The proposed exterior lighting shown on sheet 7 fully 
conforms with Zoning Ordinance standards.  CONFORMS 

8. Section 9 (Parking, Loading, and Access Management).  The four (4) spaces proposed at 
the front of the development will be constructed as part of the initial development 
activity.  The additional required parking will be added per the approved final site plan as 
individual self-storage buildings are constructed.  The formula conforms with the required 
0.1 space per storage unit for a total of 39 spaces when fully developed. CONFORMS 

9. Section 6.38 (Self Storage Buildings).  The final site plan and building elevation details 
conform to applicable requirements of roof design, ingress/egress, screening, 
dimensions, and hard surfacing.  Outdoor recreational vehicle storage is not proposed, 
nor is any other outdoor storage.  CONFORMS 

10. Outside agency approvals.  The applicant shall be responsible for obtaining all necessary 
permits or approvals from applicable outside agencies, prior to final site plan approval.  
Approvals have been obtained from the Mt. Pleasant Fire Department, Isabella County 
Road Commission, Isabella County Transportation Commission, and Storm Water 
approval from the Isabella County Drain office.  No other agency reviews are necessary 
for this project.  CONFORMS 

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

information requirements for a final site plan.   

2. The proposed use and site plan are fully consistent with the approved special use permit. 

3. The final site plan fully conforms to the Section 14.2.S. standards for final site plan 
approval, and is ready for Planning Commission review and action. 

Recommendations 
Based on the above findings, I would recommend that the Planning Commission approve the 
PSPR 22-05 final site plan dated 4/25/2022 for the proposed Self-Storage facility located at 5252 
S. Mission Road in the NE 1/4 of Section 34 and in the B4 (General Business) District, as presented. 

Please contact me at (989) 772-4600 ext. 241, or via email pgallinat@uniontownshipmi.com, with 
any questions about this information. 

Respectfully submitted, 

Peter Gallinat – Zoning Administrator 
Community and Economic Development Department 
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Draft Motions:  PSPR 22-05 Self-Storage Facility, 5252 S. Mission Road  
Final Site Plan Review Application 

 

MOTION TO APPROVE:   

Motion by _________________________, supported by _________________________, to 
approve the PSPR 22-05 final site plan for a proposed self-storage facility at 5252 South Mission 
Road in the northeast quarter of Section 34 and in the B-4 (General Business) District, finding that 
the site plan dated April 25, 2022 fully complies with applicable Zoning Ordinance requirements 
for final site plan approval, including Sections 14.2.P. (Required Site Plan information) and 14.2.S. 
(Standards for Site Plan Approval). 

MOTION TO APPROVE WITH CONDITIONS:   

Motion by _________________________, supported by _________________________, to 
approve the PSPR 22-05 final site plan for a proposed self-storage facility at 5252 South Mission 
Road in the northeast quarter of Section 34 and in the B-4 (General Business) District, finding that 
the site plan dated April 25, 2022 can comply with applicable Zoning Ordinance requirements for 
final site plan approval, including Sections 14.2.P. (Required Site Plan information) and 14.2.S. 
(Standards for Site Plan Approval), subject to the following condition(s): 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

MOTION TO POSTPONE ACTION:   

Motion by ________________________, supported by ________________________, to 
postpone action on the PSPR 22-05 final site plan for a proposed self-storage facility at 5252 
South Mission Road until _______________  _____, 2021 for the following reasons:  

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

MOTION TO DENY:   

Motion by _________________________, supported by _________________________, to deny 
the PSPR 22-05 final site plan for a proposed self-storage facility at 5252 South Mission Road in 
the northeast quarter of Section 34 and in the B-4 (General Business) District, finding that the 
site plan dated April 25, 2022 does not comply with applicable Zoning Ordinance requirements, 
including Sections 14.2.P. (Required Site Plan information) and 14.2.S. (Standards for Site Plan 
Approval), for the following reasons: 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

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

Mt. Pleasant, MI 48858 
989-772-4600 

 
 

TO: Planning Commission DATE: May 10, 2022 

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

SUBJECT:  Lincoln Reception Center – follow up discussion 

Background Information 
To accommodate concerns about social distancing for in-person meetings, the Planning Commission 
has been meeting in the Lincoln Reception Center (2300 S. Lincoln Rd.) since the temporary Open 
Meetings Act authorization for electronic meetings ended in December.  The Township’s rental 
agreement for this meeting space was set up for a temporary period, and is currently scheduled to 
conclude with our 6/21/2022 meeting date.   

The following options are available for Planning Commission meetings beginning in July: 

A. Extend our agreement with the Lincoln Reception Center for another 90 days.  Subject to 
availability, the Township’s meeting room rental agreement can be extended to allow the 
Commission to continue Lincoln Reception Center meetings for July, August, and September.  
We would then re-evaluate circumstances again during our August regular meeting.   

B. Return to meeting in the Twp. Hall Board Room.  As part of resetting the Board Room meeting 
space after the recent election, Clerk Lisa Cody requested an adjustment to expand the U-
shaped seating arrangement somewhat to provide for more space between board and 
commission members.  For Planning Commission meetings, staff would continue to use 
separate table space (in the foreground 
of the picture), with the nine (9) Board 
table seats reserved for commissioners. 

The seven-member Board of Trustees 
has been meeting in the Board Room 
since July of last year.  The nine-member 
EDA Board, which has also been meeting 
in the Lincoln Reception Center, made a 
decision last month to return to meeting 
in the Township Hall Board Room 
beginning with their July meeting.   

Please plan to take action during your May regular meeting to provide direction to staff related to your 
meeting location preference beginning in July.  At either location, masks will be available to any 
members or visitors that would like one, but are not currently required to be worn.  Please contact me 
at (989) 772-4600 ext. 232 or via email at rnanney@uniontownshipmi.com with any questions. 

Respectfully submitted, 

Rodney C. Nanney, AICP 
Community and Economic Development Director 
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