
Planning Commission 
Regular Meeting  

September 17, 2024 
7:00 p.m. 

1. CALL MEETING TO ORDER

2. PLEDGE OF ALLEGIANCE

3. ROLL CALL

4. APPROVAL OF AGENDA

5. APPROVAL OF MINUTES

-August 20, 2024 Regular Meeting

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

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

8. NEW BUSINESS
A. Appointment of Vice Chair

B. Appointment of new Planning Commission Representative to the Zoning Board
of Appeals

C. PTXT24-02 Proposed Zoning Ordinance amendments for administrative
approval of final site plans that fully conform to appliable ordinance standards,
and expansion of nonconforming site provisions to apply fully to minor site
plans subject to administrative approval
a. Introduction by staff
b. Public Hearing
c. Commission deliberation and action (recommendation to the Board of

Trustees for approval, approval with additional recommend changes, or
rejection; or postpone action for further discussion or request additional
revisions)
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D. PRESPR24-01 Preliminary Site Plan for Isabella County Materials Recovery 
Facility Additions (4208 E. River Rd.)
a. Introduction of staff
b. Updates from the applicant
c. Commission review of the site plan
d. Commission deliberation and action (approval, denial, approval with 

conditions, or postpone action

DI. Discussion of the R-1 and I-1 Zoning district boundaries on the east side of S. 
Isabella Rd. North of E. River Rd.; consideration of initiating a proposed 
rezoning of one or more lots from I-1 to R-1
a. Introduction by staff
b. Commission discussion and action

DII. Discussion of accessory dwelling regulations in Zoning Ordinance No 20-06
a. Introduction by staff
b. Commission discussion and action

9. EXTENDED PUBLIC COMMENT: Restricted to (5) minutes regarding any issue

10. FINAL BOARD COMMENT

11. ADJOURNMENT
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Hybrid Meeting Instructions for the  
Charter Township of Union Planning Commission 

 
 
 

The public can view all Union Township meetings live by clicking on our YouTube Channel.  For 
those who would like to participate, you can do so via Zoom. 
 
Click here to participate in the Zoom Meeting via computer or smart phone. (Meeting ID Enter 
“839 8031 3172” Password enter “240465”).   Access to the electronic meeting will open at 6:50 
p.m. and meeting will begin at 7:00 p.m.   
 
Telephone conference call, dial (312-626-6799).  Enter “839 8031 3172” and the “#” sign at the 
“Meeting ID” prompt, and then enter “240465” at the “Password” prompt.  Lastly, re-enter the 
“#” sign again at the “Participant ID” prompt to join the meeting.  
 
 

• All public comments for items on the agenda will be taken at the Public Comment and any 
issue not on the agenda will be taken at the Extended Public Comment section of the 
Agenda. 
 

• Computer/tablet/smartphone audience: To indicate you wish to make a public comment, 
please use the “Reactions” icon. Next, click on the “Raise Hand” icon near the bottom 
right corner of the screen. 

 
 

• To raise your hand for telephone dial-in participants, press *9. You will be called on by 
the last three digits of your phone number for comments, at which time you will be 
unmuted by the meeting moderator. 
 

• Please state your name and address for the minutes and keep public comments concise. 
 

 
You will be called upon once all in-person comments have been made, at which time you will be 
unmuted by the meeting moderator. 
 
Persons with disabilities needing assistance should call the Township office at (989) 772-4600.  
Persons requiring speech or hearing assistance can contact the Township through the Michigan 
Relay Center at 711.  A minimum of one (1) business day of advance notice will be necessary for 
accommodation. 
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CHARTER TOWNSHIP OF UNION 

Planning Commission 
Regular Meeting Minutes 

 
A regular meeting of the Charter Township of Union Planning Commission was held on August 20, 2024, 
at 7:00 p.m. at the Union Township Hall. 
 
Meeting was called to order at 7:00 p.m. 
 
Roll Call 
Present: Buckley, Gross, Lapp, Olver, Squattrito, and Thering  
Excused: Shingles  
Absent: McDonald 
 
Others Present 
Rodney Nanney, Community and Economic Development Director; Peter Gallinat, Zoning Administrator; 
Tera Green, Administrative Assistant 
 
Approval of Agenda 
Thering moved Olver supported to approve the agenda as presented. Vote: Ayes: 6. Nays: 0. Motion 
Carried 
 
Approval of Minutes 
Olver moved Gross supported to approve the July 16, 2024 regular meeting minutes with one 
amendment to fix a clerical error. Vote: Ayes: 6.  Nays: 0.  Motion carried. 
 
Correspondence / Reports/ Presentations 

A. Board of Trustees updates by Thering – Updated the Commission of the Board of Trustees action 
to approve a participation agreement with the City of Mt. Pleasant to fund the Mission Creek 
Park Pathway. 

B. ZBA updates by Buckley – No updates were given. 
C. Community and Economic Development Monthly Report 
D. Other Reports 
 

Public Comment  
Open 7:12 p.m.  
Sandy Halasz, 580 S. Shepherd Rd., Mt. Pleasant, commented on a family member living in an area 
zoned R1 (light industrial) and not able to own livestock. The family purchased chickens, ducks, and 
turkeys without knowing it was not allowed. She is requesting that the Township consider rezoning that 
area to R1 (Residential) and the benefits it would bring for the rest of the residents in that area. 
Jessica Kandaris Gallinger, 943 S. Isabella, commented on why she would like to see the area rezoned 
from I-1 to R-1.  
Jared Gallinger, 943 S. Isabella, spoke passionately about how raising their chicken and ducks has 
strengthened their family bond. 
Brendon Kandaris, 943 S. Isabella, spoke positively about raising their ducks and chickens. 
Jayden Kandaris, 943 S. Isabella, is hopeful the township will rezone so they can keep their chickens and 
ducks. 
Saria Kendaris, 943 S. Isabella, would like to be able to keep their chicken and ducks.  
Closed 7:26 p.m. 
 
New Business  

A. PSUP24-01 Special Use Permit Application from Howling Hammer Builders, Inc. for an 
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accessory dwelling unit within a new single-family dwelling at 3057 Paddock Lane in the 
AG Zoning District 

a. Introduction by staff and applicant 
b. Public hearing 
c. Commission review of the application 
d. Commission deliberation and action (approval, denial, approval with conditions, or 

postpone action) 
 
Nanney introduced the PSUP24-01 Special Use Permit from Howling Hammer Builders, Inc for an 
accessory dwelling unit for a single-family home. Previously a building permit for a single family 
dwelling with a detached garage showing a living area above the garage was denied based on 
noncompliance with the Zoning Ordinance requirements for an accessory dwelling in the Township. 
The applicant worked to come up with a design that would conform with the Special Use Approval 
Standards. A Minor Site Plan and a Temporary Relief from Sidewalk Construction have also been 
submitted pending approval of the Special Use Permit.  
 
Joanne Theunissen from Howling Hammer Builders, Inc discussed the challenges they have faced in 
obtaining a design approval that meets the Township’s Zoning Ordinance. Both Joanne Theunissen 
and the landowner Kristen Telfor were available for questions. 
 
Public hearing 
Open: 7:52 p.m. 
Kristen Telfor, 942 Deer Run, appreciates the questions from the commission, explaining the reason 
for the request for the accessory dwelling and spoke of the difficulty she experienced going through 
the process to build the space. 
Closed: 7:56 p.m. 
 
 
Olver moved Gross supported to approve the PSUP24-01 special use application for an accessory 
dwelling within the principal building for a new single-family dwelling at 3057 Paddock Lane (parcel 
number 14-034-30-009-01) in the southwest quarter of Section 34 and in the AG (Agricultural) zoning 
district, finding that it fully complies with Section 6.56 (Accessory Dwelling) and Section 14.3.J. 
(Standards for Special Use Approval), and to approve the associated request for temporary relief from 
sidewalk construction along the frontage of the subject parcel with a finding that it is consistent with 
Criteria #4 of the Township’s 2018 Sidewalk Relief Policy. Roll Call Vote: Ayes: Buckley, Gross, Lapp, 
Olver, Squattrito and Thering. Nays: 0. Motion carried. 
 

B. PTXT24-01 Proposed Zoning Ordinance Amendments to Section 11.0 (Signs) 
a. Introduction by staff 
b. Public hearing 
c. Commission deliberation and action (recommendation to the Board of Trustees for 

approval, approval with additional recommend changes, or rejection; or postpone 
action for further discussion or to request additional revisions) 
 

Nanney gave an overview of the PTXT24-01 Proposed Zoning Ordinance Amendments to Section 
11.0 (Signs) and Section 2.2 (Definitions). The key objectives are to increase flexibility regarding 
what is permissible for certain signs and allow for modernization and updating of older signs. 
Nanney highlighted that the proposed set of amendments will address challenges identified by 
staff. 
 
Public hearing 
Open: 8:23 p.m. 
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No comments were offered. 
Closed: 8:24 p.m. 
 
Discussion by the Commission. 
 
Olver moved Lapp supported to recommend to the Board of Trustees that the proposed amendments to 
Section 11 (Signs) and Section 2.2 (Definitions) of the Zoning Ordinance No. 20-06 be adopted as 
presented. Roll Call Vote: Ayes: Buckley, Gross, Lapp, Olver, Squattrito, and Thering. Nays: 0.  
Motion carried. 
 

C. PTXT24-02 Proposed Zoning Ordinance amendments to Section 14.2 (Site Plan Review) for 
administrative approval of final site plans that fully conform to applicable ordinance 
standards and to Section 12.5 (Nonconforming Sites) to clarify application of provisions to 
minor site plans subject only to administrative approval 

a. Introduction by staff 
b. Commission deliberation and action (postpone action for further discussion or to 

request additional revisions, or to set a public hearing date) 
 
Nanney introduced the PTXT24-02 Zoning Ordinance proposed text amendments to Section 14.2 
(Site Plan Review) and Section 12.5 (Nonconforming Sites) which include updating site plan review 
procedures and flowchart illustrations allowing administrative approval for final site plan in certain 
cases and permitting the Zoning Administrator to apply nonconforming sites provisions to minor 
site plans subject to administrative approval. Nanney requested that the commission review the 
proposed amendments and consider setting a public hearing.  
 
Discussion by the Commission. 
 
Gross moved Olver supported to set a public hearing for the proposed Zoning Ordinance Amendments 
to Section 14.2 (Site Plan Review) and to Section 12.5 (Nonconforming Sites) for September 17, 2024. 
Roll Call Vote: Ayes: Buckley, Gross, Lapp, Olver, Squattrito, and Thering. Nays: 0.  Motion carried. 
 
Other Business  

A. Sidewalk and Pathway Construction Policies Update 
a. Updates from staff 
b. Commission review of the site plan 
c. Commission deliberations and action (recommendation to the Board of Trustees for 

approval, approval with additional recommended changes, or rejection) 
 
Nanney presented the memo dated August 12, 2024 of the revised set of proposed Sidewalk and 
Pathway Construction Policies. The updates reflect the Planning Commission’s requested changes 
to the language in Section 7. E. Introduction and 7.E.3 as discussed during last month’s meeting and 
correction to a minor typographical error. 
 
Discussion by the Commission. 
 
Gross moved Olver supported to recommend to the Board of Trustees that the proposed Sidewalk and 
Pathway Construction Policy Resolution with a revision date of August 12, 2024 be adopted as 
presented. Roll Call Vote: Ayes: Buckley, Gross, Lapp, Olver, Squattrito, and Thering. Nays: 0.  
Motion carried. 
 
Extended Public Comments 
Open: 8:44 p.m. 
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No comments were offered. 
Closed 8:44 p.m. 
 
Final Board Comment 
Squattrito noted during the meeting that there was a consensus among the commissioners to include 
discussion items on the September meeting agenda regarding the Township’s accessory dwelling 
regulations and to consider the boundary between the rural residential and light industrial zoning 
districts on the east side of S. Isabella Rd. north of E. River Rd.   
Thering – apologized for not bringing his notes from the Board of Trustees meeting and promised a 
more detailed update in September. 
Lapp – Asked if there had been complaints regarding the chicken and ducks that were discussed during 
public comment. 
Olver – inquired on how long it would take for a rezone if one was to happen. 
 
Adjournment – Chair Squattrito adjourned the meeting at 8:52 p.m. 
 
 
APPROVED BY:                               _______________________________________ 

                                                                         Jessica Lapp – Secretary 
      Tom Olver – Vice Secretary 

(Recorded by Tera Green)     
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Board Expiration Dates

# F Name L Name Expiration Date 
1-BOT Representative James Thering 11/20/2024

2-Chair Phil Squattrito 2/15/2026
3-Vice Chair 2/15/2025
4-Secretary Jessica Lapp 2/15/2026

5 - Vice Secretary Thomas Olver 2/15/2027
6 Stan Shingles 2/15/2027
7 Paul Gross 2/15/2025
8 Nivia McDonald 2/15/2026
9 Philip Browne Jr. 2/15/2025

# F Name L Name Expiration Date 
1-Chair Liz Presnell 12/31/2025

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

4 - Lori Rogers 12/31/2026
5 - Eric Loose 12/31/2024

Alt. #1 David Coyne 12/31/2024
Alt #2 Brian Clark 12/31/2026

# F Name L Name Expiration Date 
1 Jeanette Corbin 12/31/2024
2 Sarvjit Chowdhary 12/31/2024
3 12/31/2024

Alt #1 12/31/2024

# F Name L Name Expiration Date 
1 Joseph Schafer 12/31/2025
2 Andy Theisen 12/31/2025
3 William Gallaher 12/31/2025

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

1 Ruth Helwig 12/31/2027
2 Lynn Laskowsky 12/31/2025

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

Vacant
Vacant

Vacant

Chippewa River District Library Board 4 year term
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Board Expiration Dates

# F Name L Name Expiration Date 
1-Chair Thomas Kequom 4/14/2027

2-VC/BOT Rep Bryan Mielke 11/20/2024
3 James Zalud 4/14/2027
4 Richard Barz 2/13/2025
5 Robert Bacon 1/13/2027
6 Marty Figg 6/22/2026
7 Sarvjit Chowdhary 6/22/2027
8 Jeff Sweet 2/13/2025
9 David Coyne 3/26/2026

# F Name L Name Expiration Date 
1 Kim Smith 12/31/2025
2

# F Name L Name Expiration Date 
1 12/31/2025

# F Name L Name Expiration Date 
1 - Union Township Rodney Nanney 12/31/2026

Vacant
Mt. Pleasant Airport Joint Operations and Mgmt Board (1 seat from Township) 3 year term 

Cultural and  Recreational Commission (1 seat from Township) 3 year term
Vacant

Mid Michigan Area Cable Consortium (2 Members)

EDA Board Members (9 Members) 4 year term
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Department Monthly Report 

 
Department: Community and Economic Development 
Month/Year: September 2024 
 

Global Ends 
 

1.1 Community well-being and the common good 
1.2 Prosperity through economic diversity, cultural diversity, and social diversity 
1.3 Health and Safety 
1.4 Natural environment 
1.5 Commerce 
 

Prior Month Activities 
 
Economic Development Activities (1.1, 1.2, 1.3, 1.5):  

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

● The Community and Economic Development Director and Township Engineer at Gourdie-Fraser 
Associates are continuing work on evaluation and prioritization of infrastructure improvements for 
potential new industrial/research/business park development along the US-127 corridor per the 
state Rural Readiness Grant awarded to the Township for our Master Plan update project. 

● The Community and Economic Development Director and Zoning Administrator met with an 
investor looking at both residential and commercial development projects in the Township. 

● The Community and Economic Development Director met with Middle Michigan Development 
Corporation (MMDC) leadership and staff to improve coordination related to housing grant 
initiatives in the Township and to coordinate timing and preferred contacts for upcoming business 
retention visits. 

● The Community and Economic Development Director met with the Executive Director of the Mt. 
Pleasant Area Convention and Visitors Bureau to discuss potential options for getting started with a 
potential regional wayfinding signage project, and to discuss the CVB’s destination development 
grant funding program. 

● The Community and Economic Development Director participated in a Fiscally  Ready Communities 
webinar for professional development. 

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

 
Economic Development Authority (EDA) Board Activities (1.1, 1.2, 1.3, 1.4, 1.5): 

● On August 20, 2024 the EDA Board meeting held the second of two (2) special informational 
meetings required by Public Act 57 of 2018, as amended, to go over the 2023 annual report and 
summarize projects for the current year and 2025.  

● The regular August 20, 2024 EDA Board meeting immediately followed the special informational 
meeting.  The agenda included an initial discussion of FY2025 budget priorities for the East and 
West DDA Funds.  
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Building Services (1.1, 1.2, 1.3, 1.5): 
● The Building Official provided the following services during the month: 

o 44 Building Inspections (1.3)  
o 24 Permits issued (1.3) 
o 11 Certificate of Occupancy’s Issued (1.3, 1.4, 1.5) 
o 7 FOIA Requests (1.1, 1.4, 1.6) 
o Issued MyMichigan Health MRI Room permit (1.1, 1.3, 1.5) 
o Follow up phone calls  

● The Building Official met with multiple residents/contractors to answer potential project questions.  
● The Building Services Clerk provided the following services during the month: 

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

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

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

● Building Services Clerk attended Administrative Support Professional Development Training with 
Mary & Lew Bender Aug 12th – 14th at the Comfort Inn.  (1.1, 1.2, 1.4, 1.5) 

 
Rental Inspection Services (1.1, 1.2, 1.3): 

● Eric Miller’s last day of service as the Township’s Rental Inspector was 8/2/2024.   
● The job opening was advertised and posted, and closed on 8/8/2024.  Review and scoring of 

applications and interviews for candidates selected to interview was completed and interviews held 
on September 4, 2024. 
 

Zoning Administration Activities (1.1, 1.2, 1.3, 1.4, 1.5): 
● The Zoning Administrator provided the following services: 

o (8) Zoning review approval letters for building permit applications.  
o Site plan enforcement completed for the Commission on Aging pavilion project regarding 

landscaping, lighting and stormwater.  
o Wall signage permit for Walmart. Replacing signage consistent with sign variance granted 

by Township ZBA in 2005. 
● The Community and Economic Development Director and Zoning Administrator met with a local 

builder to answer questions about ordinance requirements for a proposed infill 2-family dwelling. 
● The Community and Economic Development Director and Zoning Administrator met with a county 

official and the project engineer about the Isabella County Materials Recovery Facility Additions 
(4208 E. River Rd.) preliminary site plan application. 

● The Zoning Administrator met with residents on Scully Drive about a potential land division 
application. 

● The Community and Economic Development Director and Zoning Administrator met with residents 
at 943 S. Isabella Road about potential rezoning to resolve violation of chickens on property. 

● The Community and Economic Development Director and Zoning Administrator met with Dr. Annu 
Mohan regarding proposed freestanding sign replacement. 

 
Ordinance Enforcement Activities (1.1, 1.3): 

● 4935 E. Valley Road. - Complaint about accessory buildings, junk and people living in camper.  There 
was a similar complaint years ago that Township staff worked with the owner to resolve.  During a 
site visit in response to the current complaint, no junk vehicles were visible from road and only 
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camper on-site was stored in rear yard and appeared closed and not in use.  The number of existing 
accessory buildings that had once existed years ago have been greatly reduced; the remaining 
accessory buildings are legal nonconforming structures.  Owner has continued to improve site the 
past few years. No current violation found, so this complaint has been closed.  

● 943/975 S. Isabella Rd. – Complaint about chickens at two adjacent legal non-conforming 
residences on lots in an Industrial zoning district.  Notices have been sent to both owners.  The 
owner of 943 S. Isabella Rd. is considering a rezoning request.  The owner of 975 S. Isabella Rd. has 
reduced the number of farm animals on the premises.   

● 5105 E. Kay Street. – junk.  The owner of the property is deceased.  A family relative responded to 
notice of the violation.  The site clean-up is substantially complete, except for a few items.  Follow 
up communication and a final site visit are planned to verify completion.  

● 1651 Airway Dr. – Complaint about chickens at a legal non-conforming residence on a small lot in 
an Industrial zoning district.  The owner has responded to the notice of violation to confirm they 
are moving and chickens will be removed. 

● Indian Hills Shopping Center - Owner and contractor were notified of a possible violation related to 
the approved minor site plan for sidewalk, pedestrian access, and parking lot improvements to the 
Indian Hills Shopping Center property.  The applicant’s agreed-upon timeline for completion of site 
improvements per the approved site plan has concluded with several key elements left incomplete.  
Failure to conform to an approved site plan is an ordinance violation.  The owners have not 
responded to multiple notices.  The next step will be issuance of civil infraction tickets.   

● 386 Bluegrass Road. - Junk in the yard.  Owner has continued to have junk removed when able to 
due to age. The owner has continued to have the lawn maintained. Township staff conduct site 
visits to discuss remaining items with the owner and continue to assist the owner in finding 
companies and organizations that can help.  Owner to report back to Zoning Administrator with any 
progress made.   

● 5401 S. Lincoln Rd. – An 1,800 square-foot detached accessory building constructed without a 
building permit and in violation of applicable maximum height and maximum 1,500 square-foot 
floor area requirements.   The owner applied for and was granted a height variance in May 2023 
contingent upon completion of alterations to reduce the building floor area by 300 square-feet.  
The owner’s contractor subsequently secured a building permit for the work, which expired on 
1/17/2024 with no activity.  Despite months to complete corrective actions, the owner has failed to 
do so.  There has also been no activity on a potential purchase of additional land from the neighbor, 
which if done correctly to increase the total lot area to at least 2.5 acres would resolve the 
remaining violations.  Following a new final notice of violation, civil infraction tickets will be issued 
for violation of the conditions of the approved height variance and failure to correct the Zoning 
Ordinance violation related to maximum floor area for this accessory building. 

● 4941 E Valley Rd. – Dilapidated and potentially unsafe dwelling.  The owner confirmed that he 
wants the roof completed but does not have the funds.  The Building Official and a contractor are 
continuing to look into options to help the owner resolve the violations.   

● Northeast corner of S. Lincoln Rd. and E. Broomfield Rd. – unlawful contractor’s storage yard and 
unlawful grading/fill activities without a grading permit.  The owner claimed a “grandfathered” 
status as a legal nonconforming use.  This matter remains under review by the Township Attorney 
with additional follow up anticipated.  

 
Planning Commission Activities (1.1, 1.2, 1.3, 1.4, 1.5): 

● During their regular August 20, 2024 the Planning Commission: 
o Held a public hearing, deliberated, and adopted a motion to recommend the proposed 

PTXT24-01 Zoning Ordinance amendments to Section 11.0 (Signs) to the Board of Trustees 
for adoption.   
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o Held a public hearing on the PSUP24-01 Special Use Permit Application for an accessory 
dwelling within a new single-family dwelling located at 3057 Paddock Lane in the AG zoning 
district, deliberated, and adopted a motion to approve the requested special use permit 

o Introduced and held an initial discussion of the PTXT24-02 proposed Zoning Ordinance 
amendments for administrative approval of final site plans that fully conform to applicable 
ordinance standards and expansion of nonconforming site provisions to apply fully to minor 
site plans subject to administrative approval.  A public hearing is set for their September 
regular meeting. 

o Completed their final review of the proposed Sidewalk and Pathway Construction Policy 
Resolution and adopted a motion to recommend to the Board of Trustees that the policy 
resolution be adopted as presented.  

 
Zoning Board of Appeals Activities (1.1): 

● No meeting scheduled. 
 
Sidewalks, Pathways, and Parks & Recreation Plan/Program Activities (1.1, 1.2, 1.3, 1.4): 

● The Community and Economic Development Director held a pre-construction meeting with Malley 
Construction and the Township’s engineering consultants for the sidewalk construction project 
along the east side of Bud St. from E. Pickard Rd. (M-20) north to Jameson Park. (1.1, 1.3, 1.4) 

● The Community and Economic Development Director is working with the Township’s engineering 
consultants to resolve final issues related to securing a county Road Commission permit for the 
sidewalk construction project along the east side of Bud St. from E. Pickard Rd. (M-20) north to 
Jameson Park. (1.1, 1.3, 1.4) 
 

Other Activities: 
● The Director meets weekly with the Community and Economic Development Department staff as a 

group and regularly on an individual basis to provide guidance, coordinate provision of services, 
ensure good intra- and inter-departmental communication, and identify and resolve issues.  (1.1) 

 
 

Current Month Anticipated Activities 
 
Economic Development Activities (1.1, 1.5): 

● The Community and Economic Development Director will continue business retention contacts.  
 
Economic Development Authority (EDA) Board Activities (1.1, 1.2, 1.3, 1.4, 1.5): 

● The regular September 17, 2024 EDA Board meeting agenda is anticipated to include: 
o RFBA – Participation Agreement with the Board of Trustees to provide gap funding for the 

EGLE Drinking Water State Revolving Fund (DWSRF) ARPA Grant Division B Water Main 
Transmission and Extensions Project in the amount of $500,000.00 

o Review and discussion of the report from the EDDA District irrigation design consultant. 
 
Building Services (1.1, 1.3, 1.5): 

● Inspections and follow up as needed for the new Isabella County Jail project. (1.1, 1.3) 
● Continued progress on Krist Mini Mart Project (1.1, 1.3) 
● Continued progress on Walmart Project (1.1, 1.3) 
● Start of Valvoline (1.1, 1.3) 
● Start of My Michigan Health MRI Room (1.1, 1.3) 
● Follow up phone calls.  
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● Continue to do site visits, inspections, issue permits, plan reviews.  
● Continued work on expired permit list. 

 
Rental Inspection Services (1.1, 1.2, 1.3): 

● Interviews of candidates for the Rental Inspector position took place on September 4, 2024.  
Finalists will be invited to participate in a follow up interview.  Following on-boarding and training 
of a new person in this position, the Rental Inspector will: 

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

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

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

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

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

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

● Ordinance enforcement follow up on current matters and investigation of any new complaints. 
 
Planning Commission Activities (1.1, 1.2, 1.3, 1.4, 1.5): 

● The regular September 17, 2024 Planning Commission meeting is anticipated to include: 
o Appointment of a new Vice-Chair 
o Appointment of a new Planning Commission representative on the Zoning Board of Appeals 
o PTXT24-02 – Proposed Zoning Ordinance amendments for administrative approval of final 

site plans that fully conform to applicable ordinance standards, and expansion of 
nonconforming site provisions to apply fully to minor site plans subject to administrative 
approval; public hearing, deliberation, and recommendation to the Board of Trustees. 

o PRESPR24-01 Isabella County Materials Recovery Facility Additions (4208 E. River Rd.); 
review and action on the preliminary site plan 

o Discussion of the R-1 and I-1 zoning district boundaries on the east side of S. Isabella Rd. 
north of E. River Rd.; consideration of initiating a proposed rezoning of one or more lots 
from I-1 to R-1. 

o Discussion of the Township’s accessory dwelling regulations. 
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Zoning Board of Appeals Activities (1.1): 

● The regular September meeting was cancelled due to a lack of agenda items. 
 
Sidewalks, Pathways, and Parks & Recreation Plan/Program Activities (1.1, 1.2, 1   .3, 1.4): 

● The Community and Economic Development Director is working on preparation of updated draft 
Parks & Recreation Plan elements for Planning Commission review. (1.1, 1.4) 

● The Community and Economic Development Director and the Township’s engineering consultant at 
Gourdie-Fraser are proceeding with attempting to secure easements needed for new sidewalk 
projects along the north side of Pickard Rd. east from S. Lincoln Rd. to the existing sidewalk near 
Ashland Dr.; the east side of S. Isabella Rd. from E. Kay St. south to E. Broadway Rd.; and the west 
side of Bradley St. from E. Remus Rd. (M-20) north to connect to the Mt. Pleasant Middle School at 
the City-Township boundary. 

● The Township’s engineering consultant at Gourdie-Fraser has begun work for planning construction 
of a new sidewalk along the south side of E. Bluegrass Rd. from S. Mission Rd. east across the 
frontage of the Red Lobster parcel to complete a connection to the Indian Pines Shopping Center. 
 

Other Activities: 
● The Community and Economic Development Director and Mt. Pleasant City Planner periodically 

meet remotely via the Teams app to discuss coordination of City/Township projects of mutual 
interest. 

● Under the Community and Economic Development Director’s direction, the Building Services Clerk 
will continue to coordinate with the file scanning contractor Graphic Sciences to transfer historical 
documents and files from the basement for scanning. (1.1) 

 
 

Future Board of Trustee Meeting Agenda Items 
● PTXT24-01 - Proposed Zoning Ordinance amendments to Section 11.0 (Signs). 
● PTXT24-02 proposed Zoning Ordinance amendments for administrative approval of final site plans 

that fully conform to applicable ordinance standards and expansion of nonconforming site 
provisions to apply fully to minor site plans subject to administrative approval.   
 

Significant Items of Interest Longer Term 
● Economic Development – The Community and Economic Development Director will complete and 

distribute a request for qualifications from sign contractors with the capability to design and install 
a new gateway sign for the East DDA District to be located at the corner of M-20 and S. Summerton 
Rd. in cooperation with Mid-Michigan College and Consumers Energy, and to design and install new 
Enterprise Industrial Park signage at the corner of M-20 and Enterprise Dr. 

● Other Activities – The Community and Economic Development Director will begin work to prepare a 
proposed scope of work and request for proposals from qualified consulting firms to prepare a 
detailed evaluation of housing needs and priorities in accordance with the approved MSHDA 
Housing Readiness Incentive Grant to expand the Township’s Master Plan update project. 

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

● Other Activities - The Community and Economic Development Director and the Township Assessor 
will be working on developing policy proposals for Board of Trustees consideration to establish 
updated guidelines for consideration of requests for new or amended Industrial Development 
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Districts and Industrial Facility Tax Exemption (IFTE) applications under Michigan Public Act 198 of 
1973, as amended. (1.5) 

● Economic Development - The Community and Economic Development Director will expand 
information on the Township’s website related to development approval processes and pre-
application meeting options to further assist the development community. (1.2, 1.5) 

● Economic Development – The Community and Economic Development Director will prepare an 
updated summary document for the website outlining economic development programs and 
incentives available from the State of Michigan and our DDA Districts for various types of projects. 
(1.2, 1.5) 

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

● Building Services - When the county’s office situation stabilizes, the Community and Economic 
Development Director will resume working with the county Community Development Dept. 
Director to develop a draft reciprocal intergovernmental agreement proposal for Isabella County to 
provide for residential and commercial building inspection services during vacations. (1.3, 1.5) 

● Economic Development - Possible future airport-related Zoning Ordinance changes to create a 
separate zoning district for the Mt. Pleasant Airport to expand options for airport-related business 
activities beyond the scope allowed under the current the AG (Agricultural) district. (1.1, 1.5) 

● Building Services – The Building Official continues to work in close coordination with the County’s 
plumbing, mechanical, and electrical inspectors on building projects to minimize delays and to 
ensure that construction meets the applicable health and safety standards. (1.1, 1.3, 1.5) 

● PILOT Housing Projects - The Community and Economic Development Director will continue to 
oversee the administration of the Tax Exemption Ordinance and adopted PILOT resolutions in 
coordination with the Finance Director and Twp. Assessor to verify continuing compliance by the 
sponsors of the eligible housing projects. (1.1, 1.2) 

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

● Other Activities - The Community and Economic Development Director will work with the Township 
Attorney to prepare an updated Noxious Weeds Ordinance for Board of Trustees consideration that 
improves consistency in applicable regulations of tall grass and weeds. (1.1, 1.3, 1.4) 

● Other Activities - The Community and Economic Development Director will work with the Township 
Attorney and Township Assessor to prepare an updated Land Division Ordinance for Board of 
Trustees consideration that clarifies application requirements and the division, combination, and 
boundary adjustment approval process. (1.1, 1.5) 

● Other Activities – The Community and Economic Development Director will work with the Township 
Attorney and Public Services Director to prepare updates to the Township’s ordinance establishing 
rules for our parks. (1.1, 1.3) 

● Other Activities – Consider updates to the Township’s ordinance on open burning. (1.1, 1.3) 
● Other Activities - Consider updates to the Subdivision of Land Ordinance No. 1994-6 for consistency 

with updates to the state’s subdivision plat approval requirements. (1.1, 1.3, 1.5) 
● Other Activities – Consider ways to maximize the usefulness, readability, and functionality of the 

Township website’s Announcements, Public Notices, and News features. (1.1, 1.2) 
● Other Activities – When the county’s office situation stabilizes, the Community and Economic 

Development Director, the County’s Community Development Director, and the City Planner will 
resume work on creating a unified “regional planning/zoning” theme on the County’s FetchGIS 
website where County, City, and Township zoning district and future land use maps could be 
displayed together with other relevant data.   
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TEXT AMENDMENT REPORT 

TO: Planning Commission DATE: September 9, 2024 

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

APPLICATION: PTXT24-02 Zoning Text Amendment (Charter Township of Union) 

ACTION REQUESTED:  To hold a public hearing on proposed amendments to Section 14.2 (Site 
Plan Review) and Section 12.5 (Nonconforming Sites) to revise site plan review procedures, add 
an allowance for administrative approval of a final site plan under certain circumstances, and 
add an allowance for the Zoning Administrator to apply the nonconforming sites provisions to 
minor site plans; to review the proposed amendments and public comments from the hearing; 
and to deliberate and make any recommendations to the Board of Trustees for final action. 

Background Information 

On December 20, 2022 the Planning Commission adopted a motion to support the Township’s 
participation in the Redevelopment Ready Communities (RRC) certification program run by the 
Michigan Economic Development Corporation (MEDC).  On January 25, 2023, the Board of Trustees 
adopted a Resolution of Intent to participate in the RRC Program, to further incorporate RRC best 
practices into the Township’s development-related ordinances and planning documents, and to 
pursue a Redevelopment Ready Communities certification from the MEDC.   

As a follow up, the Board of Trustees took the additional step to incorporate the RRC Program’s 
Best Practices into their “Global Ends” statement of their desired outcomes for the Township: 

 

Many of the RRC Program’s Best Practices related to zoning and development review processes 
have been incorporated in the Township’s current Zoning Ordinance No. 20-06, as amended.  Last 
month, MEDC staff completed a baseline evaluation of our ordinance, policies, and practices and 
found that the Township is currently or partially aligned with nearly all of the RRC Program’s 
expectations for both the RRC Essentials designation and the full RRC Certification.   

The Community and Economic Development Department staff continue to use the RRC Program 
Best Practices as a guide for further improvement, including in the area of development-related 
policies and practices.   
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Streamlining the development review process is one of the topics emphasized in the RRC Best 
Practices, including in 3.5 (Approval Authority) below: 

 

This priority was addressed in 2020 as part of a comprehensive update to the site plan review 
procedures as incorporated into the new Zoning Ordinance No. 20-06.  These changes including 
expanded options for administrative approval of certain site plans by adding a new “minor site 
plan” option for smaller projects.   

More recently, it has been observed that Township staff’s proactive efforts to assist and guide 
applicants in preparation of complete and accurate site plans has resulted in a higher percentage 
of final site plan applications coming to the Planning Commission with staff reports indicating that 
the plan fully conforms to all applicable standards for final site plan approval.  The Michigan Zoning 
Enabling Act and our Zoning Ordinance are clear in confirming that, where a final site plan is found 
to be in full compliance with all applicable standards for approval, the Planning Commission must 
approve the plan.  There is no discretion to do otherwise under this circumstance. 

Zoning Administrator Approval of a Final Site Plan. 

With that in mind, and with the goal of further streamlining the development approval process for 
site plan approval applicants, staff has initiated this proposed Zoning Ordinance amendment to add 
an allowance for administrative approval of a final site plan that is determined to fully conform to 
Section 14.2.S. (Standards for Site Plan Approval).  This change would further reduce the 
development approval process timeline in most cases and would create an additional incentive for 
developers to provide complete and accurate site plans for review.  The change would also free up 
space on the Planning Commission meeting agendas.  In conjunction with this change, the 
flowcharts and text of the site plan review provisions in Section 14.2 have been updated as needed.   

Zoning Administrator Authority to Apply the Nonconforming Sites Provisions to a Minor Site Plan. 

Section 12.5 (Nonconforming Sites) was added to the Zoning Ordinance No. 20-06, as amended in 
2020 to make it easier for owners of properties developed years ago to be able to make 
improvements and upgrades without the burden of needing to bring the entire site up to the 
current site development standards that would apply to a new development on a vacant lot.  
Section 12.5 establishes a requirement for public safety deficiencies to be corrected as part of any 
site improvements for a project that is subject to site plan approval.  Beyond that, this Section 
establishes a menu of ten (10) broad categories for potential improvements with the intent that 
the project address only three (3) of them at a minimum.   

Section 12.5 has proven to be a very effective tool for encouraging improvements to older sites.  
However, the current provisions of Section 12.5 require a Planning Commission action, even for 
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minor site plans that would otherwise only need Zoning Administrator review and approval.   

The proposed amendments would authorize the Zoning Administrator to apply Section 12.5 to 
minor site plan applications subject only to administrative approval.  This change will support 
further redevelopment of older sites in the Township, especially where small additions or 
improvements are proposed for older commercial properties in our business districts. 

Project Timetable 

Under the requirements of the Michigan Zoning Enabling Act, this Zoning Ordinance amendment is 
subject to a Planning Commission public hearing and recommendation to the Board of Trustees 
along with review and comment from the Isabella County Planning Commission. 

Key Findings 

1. Allowing administrative approval of final site plans found to be in full compliance with all 
applicable standards for approval would further streamline the Township’s development 
review process, and would remove the need for “must approve” items to be included on the 
Planning Commission’s agenda. 

2. Allowing the Zoning Administrator to apply the Section 12.5 (Nonconforming Sites) provisions 
to minor site plan applications would support further redevelopment of older sites in the 
Township, especially where small additions or improvements are proposed for older 
commercial properties in our business districts. 

Recommendations 

Under the Michigan Zoning Enabling Act, Public Act 110 of 2006, as amended, the Planning 
Commission has the responsibility to hold a public hearing on proposed amendments to the Zoning 
Ordinance or Official Zoning Map, and to make any recommendations for final action to the Board 
of Trustees.  Following the public hearing, review, and deliberation, I recommend that the Planning 
Commission consider taking action by motion to recommend to the Board of Trustees that the 
proposed amendments to Section 14.2 (Site Plan Review) and Section 12.5 (Nonconforming Sites) 
of the Zoning Ordinance No. 20-06 be adopted as presented or be adopted with the following 
additional changes:  

______________________________________________________________________________ 

______________________________________________________________________________ 

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, Director 
Community and Economic Development Department 
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CHARTER TOWNSHIP OF UNION 
ISABELLA COUNTY, MICHIGAN 

 

ORDINANCE NO.  ________ 
 

An ordinance to delete and replace in their entirety subsections “D.” through “O.” of Section 
14.2 (Site Plan Review) of the Charter Township of Union Zoning Ordinance No. 20-06 for the 
purpose of revising review procedures and flowchart illustrations for the types of site plan 
reviews; to amend Section 12.5 (Nonconforming Sites) to clarify authority for the Zoning 
Administrator to apply this section to minor site plans subject to administrative approval; and 
to provide for repeal, severability, publication, and an effective date; all by authority of the 
Michigan Zoning Enabling Act, Public Act 110 of 2006, as amended (MCL 125.3101 et seq.). 
 
THE CHARTER TOWNSHIP OF UNION, ISABELLA COUNTY, MICHIGAN, HEREBY ORDAINS: 

PART ONE – Title 

This Ordinance shall be known and may be referred to as “Ordinance Number ______ Amending 
the Charter Township of Union Zoning Ordinance.” 

PART TWO – Delete and Replace subsections “D.” through “O.” of Section 14.2 (Site Plan Review) 

The text and illustrations of subsections “D.” through “O.” of Section 14.2 (Site Plan Review) are 
hereby deleted and replaced in their entirety to revise the review procedures and flowchart 
illustrations for various types of site plan approvals, as follows: 
 
Section 14.02  Site Plan Review. 
 

D. Fees and Escrow Deposits.   
Required fees and escrow deposits shall be paid to the Township at the time of the filing of the application.  
No action shall be taken on an application for which a required fee or escrow deposit has not been paid in full. 

 
E. Pre-Application Meetings.   

An applicant may request a pre-application meeting with the Township Planner and Zoning Administrator to 
discuss conceptual plans, ordinance requirements, and review procedures.  Upon request, other Township 
staff or outside agency representatives may be invited to attend the pre-application meeting.  Comments shall 
be advisory only.  Any required fee shall be paid to the Township prior to the meeting.   
 

F. Application Information.   
The following minimum information shall be required with any application for site plan approval: 

 
1. The name, address, and contact information for the applicant, and the applicant's legal interest in the 

property.  If the applicant is not the owner, the name, address, and contact information for the owner(s) 
and the signed consent of the owner(s) shall also be required. 

2. Signature(s) of the applicant(s) and owner(s), certifying the accuracy of the information. 
3. A legal description of the property, including street address(es) and tax code number(s). 
4. A description of the proposed use. 
5. A site plan meeting the minimum information requirements of Section 14.02.P. (Required Site Plan 

Information) for the type of site plan applicable to the project. 
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G. Preliminary and Final Site Plan Approval Process. 

 
H. Filing of Preliminary Site Plan Application and Technical Review. 

Applications for preliminary site plan approval shall be submitted and reviewed as follows:  
 
1. Submittal of a complete application.  A preliminary site plan application shall be filed at the Township Hall 

at least 28 calendar days prior to a regularly scheduled Planning Commission meeting, unless a shorter 
timeframe policy for review has been set by the Township Planner.  A complete preliminary site plan 
application shall include, at a minimum, one (1) completed and signed copy of the required application 
form, the required fee and any required escrow deposit, two (2) large (up to 24-inch by 36-inch maximum) 
printed site plan sets, eleven (11) reduced 11-inch by 17-inch printed site plan sets, and one (1) digital 
copy in .PDF format of the complete set of all application materials and plans. 

2. Completeness and technical review.  Prior to Planning Commission consideration, the application 
materials and site plan shall be distributed to the Township Planner and Zoning Administrator for review 
and comment.  The Township Planner or Planning Commission Chair may also request comments from 
other Township departments, consultants or outside agencies with jurisdiction.  Applications found to be 
incomplete or inaccurate shall be returned to the applicant without further consideration. 
 

I. Preliminary Site Plan Review and Action.   
The Planning Commission shall review the application materials and site plan, along 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 application to a date certain: 

 
1. Approval.  The Planning Commission shall approve the preliminary site plan upon determination that it 

fully satisfies all applicable standards of Section 14.2.S. (Standards for Site Plan Approval). 
2. Approval with conditions.  The Planning Commission may approve the preliminary site plan subject to any 

conditions necessary to address necessary modifications; ensure that public services and facilities can 
accommodate the proposed use; protect significant natural resources or site features; ensure 
compatibility with adjacent land uses; or otherwise meet the intent and purposes of this Ordinance.  

3. Postponement.  Upon determination that the site plan is not sufficiently complete for approval or denial, 
failure of the applicant to attend the meeting, or upon request by the applicant, the Planning Commission 
may postpone until a date certain further consideration.   

4. Denial.  Upon determination that the preliminary site plan does not comply with applicable requirements 
and standards of this Ordinance and other Township ordinances, or would require extensive revisions to 
comply with such requirements, it shall be denied.  Failure of the applicant or agent to attend two (2) or 
more meetings shall also be grounds for the Planning Commission to deny site plan approval.  If the site 
plan is denied, a written record shall be provided to the applicant listing the findings of fact and conclusions 
or reasons for denial.   
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5. Recording of Planning Commission action.  Planning Commission action on the preliminary site plan shall 

be recorded in the Planning Commission meeting minutes, stating the name and location of the project, 
most recent plan revision date, findings of fact and conclusions for the Planning Commission’s action, 
and any conditions of approval.  The Zoning Administrator shall promptly notify the applicant of the 
preliminary site plan action and update the Township’s record for the application to include a copy of the 
approved meeting minutes. 
 

6. Effect of preliminary site plan approval.  Approval of a preliminary site plan by the Planning Commission 
shall indicate its general acceptance of the proposed layout of buildings, roads, drives, parking areas, 
and other facilities and areas in accordance with the standards for preliminary site plan approval specified 
in Section 14.2.S.  The Planning Commission may, at its discretion and with appropriate conditions 
attached, authorize limited work to begin for soils exploration, incidental site clearing, and other 
preliminary site work as specified in the authorization.  At a minimum, the required conditions for any 
authorization shall include compliance with all applicable Township and outside agency permitting 
requirements, measures to control erosion, exemption of the Township from any liability if a final site plan 
is not approved, and submittal of an acceptable performance guarantee for site restoration if work does 
not proceed to completion.  

 
J. Outside Agency Approvals. 

The applicant shall be responsible for obtaining all necessary permits or approvals from applicable outside 
agencies, prior to submittal of an application for final site plan approval.  Documentation of necessary outside 
agency permits or approvals shall be submitted to the Zoning Administrator.  
 

K. Filing of Final Site Plan Application and Technical Review. 
Applications for final site plan approval shall be submitted and reviewed as follows:  
 
1. Eligibility.  With the exception of a combined preliminary and final site plan approval application as allowed 

per Section 14.2.M. (Combining Preliminary and Final Site Plans), a final site plan application shall not 
be accepted by the Township without valid prior approval of a preliminary site plan for the same project. 
 

2. Submittal of a complete application.  A final site plan application shall be filed at the Township Hall at 
least 28 calendar days prior to a regularly scheduled Planning Commission meeting, unless a shorter 
timeframe policy for review has been set by the Township Planner.  A complete final site plan application 
shall include: 
a. At a minimum, one (1) completed and signed copy of the required application form, the required fee 

and any required escrow deposit, documentation of all required outside agency permits or approvals, 
two (2) large (up to 24-inch by 36-inch maximum) printed site plan sets, three (3) reduced 11-inch by 
17-inch printed site plan sets, and one (1) digital copy in .PDF format of the complete set of all 
application materials and plans. 

b. If the Township Planner finds that a Planning Commission review and action is necessary (see 
Section 14.2.L.3.), then the applicant will need to submit to the Township Hall a sufficient number of 
additional reduced 11-inch by 17-inch printed site plan sets for all Planning Commission members. 
 

L. Final Site Plan Review and Action. 
Applications for final site plan approval shall be submitted and reviewed as follows:  
 
1. Completeness and technical review.  Prior to final consideration and action, the application materials and 

site plan shall be distributed to the Township Planner and Zoning Administrator for review and comment.  
The Township Planner or Planning Commission Chair may also request comments from other Township 
departments, consultants or outside agencies with jurisdiction.  Applications found to be incomplete or 
inaccurate shall be returned to the applicant without further consideration. 
 

2. Limited authority for Zoning Administrator approval of a final site plan.  If the Township Planner determines 
that the final site plan fully satisfies all applicable standards for final site plan approval as specified in 
Section 14.2.S. (Standards for Site Plan Approval), then the Zoning Administrator shall have authority to 
take final action to approve the site plan as presented.   
a. The Zoning Administrator shall not have authority to approve a final site plan with conditions or to 

deny a final site plan approval. 
b. The Zoning Administrator shall promptly notify the applicant of the final site plan approval action and 

update the Township’s record for the application to note the approval. 
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3. Planning Commission authority for all other final site plan applications.  If the Township Planner finds that 
a Planning Commission review and action is necessary before compliance with Section 14.2.S. 
(Standards for Site Plan Approval) could be determined, then the application materials and final site plan 
shall be forwarded to the Planning Commission for their review, along 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 application to a date certain: 
 
a. Approval.  The Planning Commission shall approve the final site plan upon determination that it fully 

satisfies all applicable standards of Section 14.2.S. (Standards for Site Plan Approval). 
b. Approval with conditions.  The Planning Commission may approve the final site plan subject to any 

conditions necessary to address necessary modifications; ensure that public services and facilities 
can accommodate the proposed use; protect significant natural resources or site features; ensure 
compatibility with adjacent land uses; or otherwise meet the intent and purposes of this Ordinance.  

c. Postponement.  Upon determination that the site plan is not sufficiently complete for approval or 
denial, failure of the applicant to attend the meeting, or upon request by the applicant, the Planning 
Commission may postpone until a date certain further consideration.   

d. Denial.  Upon determination that the final site plan does not comply with applicable requirements and 
standards of this Ordinance and other Township ordinances, or would require extensive revisions to 
comply with such requirements, it shall be denied.  Failure of the applicant or agent to attend two (2) 
or more meetings shall also be grounds for the Planning Commission to deny site plan approval.  If 
the site plan is denied, a written record shall be provided to the applicant listing the findings of fact 
and conclusions or reasons for denial.   

 
4. Recording of Planning Commission action.  Planning Commission action on the final site plan shall be 

recorded in the Planning Commission meeting minutes, stating the name and location of the project, most 
recent plan revision date, findings of fact and conclusions for the Planning Commission’s action, and any 
conditions of approval.  The Zoning Administrator shall promptly notify the applicant of the final site plan 
approval action and update the Township’s record for the application to include a copy of the approved 
meeting minutes. 
 

5. Effect of Final Site Plan Action.  Approval of a final site plan by the Zoning Administrator 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 [see also 
Section 19.10 (Development Agreement)]. 

 
M. Combining Preliminary and Final Site Plans.   

An applicant may, at the applicant's discretion and risk and with approval of the Planning Commission, 
combine a preliminary site plan and a final site plan into one (1) consolidated application for approval.  The 
applicant shall pay the required fees and escrow deposit for both preliminary and final site plan review.  The 
Planning Commission shall have the authority to grant only a preliminary site plan approval or to require 
submittal of a preliminary site plan separate from a final site plan where, in its opinion, the completeness of 
the site plan or complexity or size of the proposed development so warrant.  Preliminary and final site plan 
approval applications shall not be combined for any multi-phase development. 
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N. Minor Site Plan Approval Process. 

 
O. Minor Site Plan Applications, Review, and Action. 

Applications for minor site plan approval shall be submitted and reviewed as follows:  
 

1. Submittal of a complete application.  A minor site plan application shall be filed at the Township Hall a 
minimum of one (1) completed and signed copy of the required application form, the required fee, two (2) 
printed site plan sets, and one (1) digital copy in .PDF format of the complete set of all application 
materials and plans. 
 

2. Completeness and technical review.  Prior to final consideration and action, the Zoning Administrator shall 
review the application materials and site plan for completeness, accuracy, and compliance with all 
applicable requirements and standards of this Ordinance and other Township ordinances.  Applications 
found to be incomplete or inaccurate shall be returned to the applicant without further consideration. 
 

3. Referral of a minor site plan application to the Planning Commission.  Upon determination that the 
proposed project scope warrants a more comprehensive review under the standards for preliminary and 
final site plan approval applications (see Section 14.2.G. (Preliminary and Final Site Plan Approval 
Process), the Zoning Administrator shall return the minor site plan application to the applicant with 
direction to submit a preliminary site plan approval application instead.  Upon determination that an 
element of the site plan requires a Planning Commission action prior to final administrative approval of 
the minor site plan, the Zoning Administrator shall forward the application materials and site plan to the 
Planning Commission for their review and action. 
 

4. Zoning Administrator review and action.  The Zoning Administrator shall review the application materials 
and site plan, shall identify and evaluate all relevant factors, and shall then take action to approve the 
minor site plan, to approve the minor site plan with conditions, to deny the site plan application, or to 
postpone further consideration of the site plan application to a date certain, as follows: 
 
a. Approval.  The Zoning Administrator shall approve the minor site plan upon determination that it fully 

satisfies all applicable standards of Section 14.2.S. (Standards for Site Plan Approval). 
b. Approval with conditions.  The Zoning Administrator may approve the minor site plan subject to any 

conditions necessary to address necessary modifications; ensure that public services and facilities 
can accommodate the proposed use; protect significant natural resources or site features; ensure 
compatibility with adjacent land uses; or otherwise meet the intent and purposes of this Ordinance.  

c. Postponement.  Upon determination that the site plan is not sufficiently complete for approval or 
denial, or upon request by the applicant, the Zoning Administrator may postpone until a date certain 
further consideration with direction given to the applicant of the deadline date and any details or 
revisions needed prior to further review and action.   

d. Denial.  Upon determination that the minor site plan does not comply with applicable requirements 
and standards of this Ordinance and other Township ordinances, or would require extensive revisions 
to comply with such requirements, it shall be denied.   

 
5. Recording of minor site plan action.  The Zoning Administrator shall promptly notify the applicant of the 

final action on the minor site plan and update the Township’s record for the application.  If the minor site 
plan is denied, a written record shall be provided to the applicant listing the findings of fact and conclusions 
or reasons for denial.   
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PART THREE – Delete and Replace Section 12.5 (Nonconforming Sites) 

The text of Section 12.5 (Nonconforming Sites) is hereby deleted and replaced in its entirety to 
add authority for the Zoning Administrator to apply this section to minor site plans subject to 
administrative approval, as follows: 
 
Section 12.5 Nonconforming Sites 
 
The purpose of this Section is to encourage improvements to existing sites in the Township that were developed before 
the site design requirements of this Ordinance were established or amended. This Section establishes requirements 
for prioritizing improvements to existing nonconforming sites that are intended to gradually bring the site into compliance 
with current Ordinance requirements. Nonconforming sites may be improved or modified without a complete upgrade 
of all site elements, subject to the following conditions:  

 
A. A nonconforming site shall not be improved or modified in a manner that increases its nonconformity.  

 
B. The proposed site improvements shall address public health, safety, and welfare by resolving public safety 

deficiencies and pedestrian/vehicle conflicts and improving emergency access.  
 

C. The proposed site improvements shall include at least three (3) of the following, as accepted by the Planning 
Commission for preliminary and final site plan approval applications, or by the Zoning Administrator for minor 
site plan applications:  
1. Preservation of natural resources or historical site features.  
2. Pedestrian access improvements.  
3. Vehicular access and circulation improvements.  
4. Building design or exterior facade improvements.  
5. Off-street parking or loading improvements.  
6. Landscaping improvements.  
7. Screening and buffering improvements.  
8. Exterior lighting improvements.  
9. Drainage and stormwater management improvements.  

 
D. Clean up or restoration of a blighted site, removal of contaminated soil, or similar environmental improvements.  

 
E. The scope of any additional site improvements requested by the Planning Commission, or by the Zoning 

Administrator for minor site plan applications, shall be in reasonable proportion to the scale and construction 
cost of proposed building improvements, expansions, or other improvements.  

 
F. A reasonable timeline for completion of site improvements to an existing nonconforming site may be approved 

as part of any plan approval.  Failure to complete improvements in accordance with an approved timeline shall 
be deemed a violation of this Ordinance.  

PART FOUR – Repeal  

All ordinances or parts of ordinances in conflict with the provisions of this amendatory ordinance, except 
as herein provided, are hereby repealed only to the extent necessary to give this amendatory ordinance 
full force and effect. 

PART FIVE – Severability 

If any section, subsection, clause, phrase or portion of this amendatory ordinance is for any reason held 
invalid or unconstitutional by any court of competent jurisdiction, such portion shall be deemed a 
separate, distinct and independent provision, and such holding shall not affect the validity of the 
remaining portion thereof. 
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Charter Township of Union -  Zoning Ordinance Amendments  Page 7  

PART SIX – Publication  

The Clerk for the Charter Township of Union shall cause this amendatory ordinance to be published in the 
manner required by law. 

PART SEVEN – Effective Date 

This amendatory ordinance was approved and adopted by the Charter Township of Union Board of 
Trustees, Isabella County, Michigan, on __________________ ______, 2024, after initiation and a public 
hearing by the Planning Commission on __________________ ______, 2024 as required pursuant to the 
Michigan Public Act 110 of 2006, as amended, and after introduction and a first reading by the Board of 
Trustees on __________________ ______, 2024 and publication after such first reading as required by 
Michigan Act 359 of 1947, as amended.  This amendatory ordinance shall be effective on 
__________________ ______, 2024, which date is more than seven days after publication of the 
ordinance as is required by Section 401(6) of Act 110 of 2006, as amended, provided that this effective 
date shall be extended as necessary to comply with the requirements of Section 402 of Act 110 of 2006, 
as amended. 
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Isabella County Material Recovery Facility
4208 E. River Road
Mt. Pleasant, MI 48858
Contract:  Mr. Jake Borton, Director
Phone:  (989) 773-9631
Email:  jborton@isabellacounty.org

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

1-800-482-7171 or 811

PROPERTY DESCRIPTION

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

MISS DIG/UNDERGROUND UTILITY NOTIFICATION

NO SCALE
LOCATION MAP

OWNER/APPLICANT

LEGEND

DRAINAGE MANHOLE

CATCH BASIN

CULVERT END SECTION

SANITARY SEWER MANHOLE

SANITARY SEWER CLEANOUT

FORCE MAIN CLEANOUT

SIGN - SINGLE POST

SIGN - DOUBLE POST

FIRE HYDRANT

WATER VALVE

CURB STOP

WATER METER

WATER WELL

WATER MANHOLE

YARD HYDRANT

IRRIGATION VALVE

IRRIGATION SPRINKLER HEAD

GOVERNMENT CORNER

FOUND PROPERTY CORNER

FOUND CONCRETE MONUMENT

FOUND PK OR MAG NAIL

SET CAPPED IRON #46677

SET MAG NAIL

CONTROL POINT

BENCHMARK

FLAG POLE

UTILITY POLE

GUY ANCHOR

ELECTRICAL TRANSFORMER

ELECTRIC METER

ELECTRICAL MANHOLE

ELECTRICAL VAULT

PEDESTRIAN SIGNAL

LIGHT POLE

FLOOD LIGHT

A.C. COMPRESSOR

ELECTRICAL PANEL

MONITORING WELL

GAS VALVE

GAS METER

TELEPHONE VAULT

TELEPHONE MANHOLE

PEDESTAL

CABLE VAULT

HANDHOLE

POST

BOLLARD

MAILBOX

DECIDUOUS TREE

CONIFEROUS TREE

BUSH OR SHRUB

STUMP

STORM SEWER

SANITARY SEWER

OVERHEAD WIRE

GAS LINE

ELECTRIC LINE

PHONE LINE

CABLE TV LINE

WATER LINE

FENCE LINE

TREELINE

EXISTING ASPHALT

EXISTING CONCRETE

EXISTING GRAVEL

EXISTING STONE GROUND COVER

EXISTING RIPRAP

     (M) MEASURED

     (R) RECORDED

ZONING REQUIREMENTS

ZONED: I-2

SCHEDULE OF REGULATIONS
Minimum Lot Area (sq. ft.): 50,000
Minimum Lot Width (ft.): 100
Maximum Building Height (ft.): 60
Maximum Lot Coverage by All Buildings: 60%

Minimum Setbacks (ft.)
Front Yard: 25 (i)
Side Yard: 20 (k)
Rear Yard: 30 (k)

Applicable Footnotes"
i.  Off-street parking shall be permitted to occupy a portion of the required front yard, subject to
compliance with Section 10 (Landscaping and Screening) standards and provided that there
shall be maintained a minimum setback of 20.0 feet between the nearest point of the off-street
parking and the nearest road right-of-way line.

k.  An additional 30.0 feet of side and rear yard setback shall be provided when abutting the AG
(Agricultural) District, any residential district, or an existing agricultural or residential use.

4208 E. River Road
Mt. Pleasant, MI 48858

PROPERTY ADDRESS

±10.6  ACRES

PARCEL SIZE

SHEET INDEX

Sheet Number Sheet Title

C1 COVER SHEET

C2 TOPOGRAPHIC SURVEY

C3 DEMOLITION PLAN

C4 SITE PLAN

C5 GRADING PLAN

C6 STORMWATER MANAGEMENT PLAN

C7 SOIL EROSION CONTROL PLAN

C8 DETAILS

ELEV-1 BUILDING ELEVATION VIEWS

ELEV-2 BUILDING ELEVATION VIEWS

All of Blocks 12 and 13 of the Village of Longwood and all that part of Lots 1, 2, 3, 5, 6, 7 and 8 of Block 6, Lots 4, 5, 6,
7 and 8 of Block 7, Lots 3, 4, 5, 6 and 7 of Block 11 of the Village of Longwood lying and being within the boundaries
of the following described tract of land, and including the streets and alleys adjacent to said lots and blocks, viz:
Commencing at a point that is 463.2 feet East, 33 feet North, and N 38 degrees 53’ E along the center line of the
public highway 333.2 feet from the SW corner of the NW ¼ of the NW ¼ of Section 11, T14N, R4W, running thence S
51 degrees 07’ E 465.69 feet to the North 1/8 line of said Section 11, thence East along said 1/8 line 59.9
feet to the NWly right of way line of the Pere Marquette Railroad, thence NEly along said railroad right of way 300.0
feet to the East line of said NW ¼ of the NW ¼ of Section 11, thence North along the East line of said 40 acres to a
point in the center of the public highway that is 392.8 feet South of the NE corner of said NW ¼ of the NW ¼ of
Section 11, thence S 51 degrees 41’ W 192.2 feet, thence S 38 degrees 53’ W 655.4 feet to the point of beginning,
Union Township, Isabella County, Michigan.
AND
A parcel of land in the NE ¼ of the NW ¼ of Section 11, T14N, R4W, Union Township, Isabella County, Michigan,
described as commencing at the intersection of the West 1/8 line of said Section with the NW line of the right of way
of Pere Marquette Railway Company; running thence North along said 1/8 th line to a point in said 1/8 line which is 5
rods NW of said NW line of said right of way of Pere Marquette Railway Company as measured along a line
perpendicular to said NW line; thence NE’ly 300 feet along a line parallel to said NW line and located 5 rods NW
thereof, as measured along a line perpendicular thereto, thence SE’ly 1 rod along a line perpendicular to said NW line,
thence NE’ly along a line parallel to said NW line and located 4 rods NW thereof as measured along a line
perpendicular thereto, to the North line of said Section; thence E’ly along the North line of said Section to said NW line
of said right of way of Pere Marquette Railway Company, thence SW’ly along said NW line to place of beginning;
EXCEPT that part of the NE ¼ of the NW ¼ of said Section 11 described as a strip of land 4 rods in width lying NW’ly
of and adjacent to the W’ly right of way line of the C & O Railroad which lies E’ly of a line 91 feet W’ly of, measured at
right angels, and parallel to the survey reference line of Southbound Business Route of highway US-27.
Survey reference line of Southbound Business Route of US-27 is described as: Beginning of the North line of said
Section 11 at a point which N 87 degrees 43’ 40” W, 209.03 feet from the N ¼ corner of said Section 11; thence S 0
degrees 22’ 20” W, 234.10 feet to the point of curve of a 2 degree 0’ curve to the right (arc definition); thence along
arc of said curve, 2851.32 feet to the point of tangent; thence S 57 degrees 23’ 55” W, 1300 feet to the point of
ending.
ALSO the NW’ly ½ of that portion of the former CSX railroad strip (formerly the Pere
Marquette Railway Company line) that lies SE’ly of, parallel with, and adjacent to the
SE’ly line of the above described parcel of land, in the N’ly and S’ly lines of said parcel
were extended to the center line of said railroad strip.
AND
The Westerly ½ of the former CSX railroad strip across the NW ¼ of the NW ¼ of Section 11, T14N, R4W, Isabella
County, Michigan.

1"=200'
OVERALL PROPERTY DRAWING
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14-011-10-007-00
TOMPKINS LARRY & BEVERLY

ZONED I-2

14-011-10-006-00
HAUCK TIMOTHY R TRUST

ZONED I-2

14-011-10-009-00
ISABELLA COUNTY

ZONED I-2

14-011-10-005-01
ISABELLA COUNTY

ZONED I-2

14-011-10-012-00
SAWADE CLARENCE TRUST

ZONED B-5

14-011-10-010-00
MISSION LUMBER & SUPPLY

ZONED B-5

ISABELLA COUNTY
ZONED I-2

17-000-10-153-00
PBG MICHIGAN LLC

ZONED SD-I (INDUSTRIAL)
CITY OF MT. PLEASANT

17-000-10-154-00
TRIPLE G INVESTMENTS LLC

ZONED SD-I (INDUSTRIAL)
CITY OF MT. PLEASANT

17-000-10-152-00
OES LAND HOLDINGS LLC
ZONED SD-I (INDUSTRIAL)

CITY OF MT. PLEASANT

OFFICE
RECYCLING FACILITY

POLE
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PARCEL SIZE
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BM #1
SET CHISELED "X" ON TOP OF S'LY MOST
LIGHT POLE ANCHOR BOLT
ELEV. 757.84'

BM #2
SET CHISELED "X" IN CATCH BASIN CASTING
FRAME AT MID POINT OF S'LY SIDE
ELEV. 755.11'

DATUM:  FINISH FLOOR ELEVATION OF 758.00' IN
ACCORDANCE WITH PREVIOUS SITE PLANS

BENCHMARKS

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

2. SURVEYOR WAS NOT PROVIDED A TITLE COMMITMENT OR RECORD DOCUMENTS FOR
EASEMENTS BENEFITING OR BURDENING THE PROPERTY.  PREVIOUS SITE PLANS PROVIDED
BY THE OWNER WERE RELIED UPON FOR INDICATION OF DOW CHEMICAL EASEMENTS
AFFECTING THE PROPERTY.

NOTES
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14-011-10-007-00
TOMPKINS LARRY & BEVERLY

ZONED I-2

14-011-10-006-00
HAUCK TIMOTHY R TRUST

ZONED I-2

14-011-10-009-00
ISABELLA COUNTY

ZONED I-2

14-011-10-005-01
ISABELLA COUNTY

ZONED I-2

14-011-10-012-00
SAWADE CLARENCE TRUST

ZONED B-5

14-011-10-010-00
MISSION LUMBER & SUPPLY

ZONED B-5

ISABELLA COUNTY
ZONED I-2

17-000-10-153-00
PBG MICHIGAN LLC

ZONED SD-I (INDUSTRIAL)
CITY OF MT. PLEASANT

17-000-10-154-00
TRIPLE G INVESTMENTS LLC

ZONED SD-I (INDUSTRIAL)
CITY OF MT. PLEASANT

17-000-10-152-00
OES LAND HOLDINGS LLC
ZONED SD-I (INDUSTRIAL)

CITY OF MT. PLEASANT
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8,400 SQ. FT.
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1. Trash generated from the site use goes into the recycling chain performed on the site eliminating the need
for an onsite  dumpster or enclosure.

2. Exterior lighting shall conform to section 8.2 of the Union Township Zoning Ordinance
· Lighting fixtures shall be focused downward and shall be fully shielded to prevent glare and sky glow

and to minimize light trespass onto adjoining properties. Full cut-off fixtures shall be used to prevent
light from projecting above a ninety degree (90°) horizontal plane.

· Height - lighting fixtures on parcels used for non-residential purposes shall not exceed a height of
twenty-two (22) feet measured from the ground level to the centerline of the light source.
The planning Commission may modify these height standards in industrial districts, based on
consideration of the following: the position and height of buildings, other structures, and trees on the
site; the potential off-site impact of the lighting; the character of the proposed use; and, the character
of surrounding land use. In no case shall the lighting exceed the maximum permitted building height in
the district in which it is located.

3. Noise levels on the site were measured with regard to the operation and proposed relocation of the trash
compactor.  From a distance of approximately 230 feet away from the compactor/back of building, the
noise levels ranged from approximately 60 to 65 dBA (for the period measured) without the trash
compactor in operation.  With the trash compactor in operation, the noise level was measured at 65 dBA.
There was not a significant difference/increase in noise levels with the compactor in operation.  The
operation of the compactor  resulted in less increase in the noise level compared to other operations on
the site such as large trucks running, backup alarms, skid-loader operation, etc.

NOTES

DROP OFF RECYCLING CONTAINERS

HARD COVER BOOK DROP-OFF BLD

STYROFOAM DROP-OFF BLD

OIL DROP -OFF BLD

OUTSIDE STORAGE AREA FOR COMPOST

CURRENT TRASH COMPACTOR LOCATION

PROPOSED TRASH COMPACTOR LOCATION (SEE NOTE BELOW)

OUTSIDE STORAGE AREA FOR CONTAINERS

LOADING DOCKS

GLASS RECYCLING CONTAINER

OUTSIDE STORAGE AREA CURRENTLY NOT BEING UTILIZED

METAL RECYCLING CONTAINER

USE LEGEND

1

2

3

4

5

6

7

8

9

10

11

12
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SPOT ELEVATION LEGEND
A= TOP OF ASPHALT SPOT ELEVATION

B= TOP OF BERM SPOT ELEVATION

C= TOP OF CONCRETE SPOT ELEVATION

D= DITCH FLOW LINE ELEVATION

G= FINISH GRADE SPOT ELEVATION

MATCH
MATCH EXISTING ELEVATION.  PROPOSED SPOT ELEVATION PROVIDED
FOR INFORMATION ONLY AND IS TO BE FIELD VERIFIED BY THE
CONTRACTOR
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PROVIDED STORAGE VOLUME

ELEV
AREA
(sq. ft.)

DEPT
H
(ft)

AVG END
INC. VOL.

(cu. ft.)

AVG END
TOTAL VOL.

(cu. ft.)
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MICHIGAN UNIFIED KEYING SYSTEM

DETAILKEY CHARACTERISTICS

PERMITS RUNOFF TO INFILTRATE SOIL, REDUCING RUNOFF VOLUME5
SEEDING

SHOULD INCLUDE PREPARED TOPSOIL BED

INEXPENSIVE AND VERY EFFECTIVE
STABILIZES SOIL, THUS MINIMIZING EROSION

PROTECTS AREAS WHICH CANNOT OTHERWISE BE PROTECTED, BUT

15
PAVING

INCREASES RUNOFF VOLUME AND VELOCITY
IRREGULAR SURFACE WILL HELP SLOW VELOCITY

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

SILT FENCE

13 DISSIPATES ENERGY FLOW AT SYSTEM OUTLETS

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

21

14

35

DISTURBANCE AREA
TOTAL DISTURBANCE AREA = 57,747 SQ. FT =  1.33 ACRES

LEGEND:
                             INDICATES LIMITS FOR EARTH DISTURBANCE

SEEDING ZONES SILT FENCE INSTALLATION

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

2. THE CONTRACTOR SHALL BE RESPONSIBLE FOR REMOVAL OF TEMPORARY CONTROL MEASURES
AFTER ALL DISTURBED AREAS HAVE BEEN RESTORED AND VEGETATION HAS BEEN ESTABLISHED.
ALL CATCH BASINS WITHIN THE CONSTRUCTION INFLUENCE AREA SHALL BE PROTECTED UNTIL
PERMANENT MEASURES HAVE TAKEN EFFECT.  INLETS SHALL BE PROTECTED WITH GEOTEXTILE
SILT SACKS.  INSTALL SILT FENCES PRIOR TO ANY SITE WORK.

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

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

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

GENERAL NOTES

CONSTRUCTION SCHEDULE

SEEDING DATE RANGES FOR PERMANENT VEGETATION COVER

PLANTING ZONE WITH IRRIGATION
AND/OR MULCH

WITHOUT
IRRIGATION OR

MULCH

DORMANT
SEEDING

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

8/1 TO 9/20
10/25 TO

FREEZE-UP
2.  NORTHERN

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

10/25 TO
FREEZE-UP

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

8/10 TO 10/1
11/1 TO

FREEZE-UP

SEEDING FOR TEMPORARY VEGETATION COVER TYPES

PLAT TYPE

PLANTING ZONE POUNDS
PER 1,000
SQUARE

FEET

POUNDS
PER

ACRE
1.  UPPER

PENINSULA

2.  NORTHERN
LOWER

PENINSULA

3.  SOUTHERN
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PRELIMINARY SITE PLAN REPORT 

TO: Planning Commission DATE: September 6, 2024 

FROM: Peter Gallinat Zoning Administrator ZONING: I-2, General Industrial District  

PROJECT: PRESPR24-01 Preliminary Site Plan approval – 11,220-square-foot additions to the 
Isabella County Material Recovery Facility (MRF) at 4208 E. River Road. 

PARCEL: PID 14-011-10-009-00 

OWNER: Isabella County  

LOCATION: Approx. 7.27 acres located at 4208 E. River Road. in the NW 1/4 of Section 11. 

EXISTING USE:  Existing County recycling operations ADJACENT ZONING: B-5, I-2  

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

ACTION:  To approve the PRESPR24-01 preliminary site plan dated 08/22/2024 for the proposed 
11,220- square-foot additions to the Isabella County Material Recovery Facility located at 4208 
E. River Rd. in the NW 1/4 of Section 11 and in the I-2 (General Industrial) District. 

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

Background Information 
The existing Isabella County Material Recovery Facility has been serving residents of Union Township 
and the County since the 1990s.  There have been several previous plans to expand the facility, but 
despite previously approved site plans no expansions were constructed.  The most recent attempt 
dates to 2007.  Earlier this spring, the County contacted the Township with a renewed interest in the 
need for an expanded facility to better serve the community.  In August, the applicant met with 
Township staff for a pre-application meeting. Later in August, the applicant submitted plans for 
preliminary review.  

044



2 | P a g e  

Section 12.5 Nonconforming Sites 
The purpose of this Section 12.5 (Nonconforming Sites) is to encourage improvements to existing 
sites in the Township that were developed before the site design requirements of this Ordinance 
were established or amended.  This Section establishes requirements for prioritizing improvements 
to existing nonconforming sites that are intended to gradually bring the site into compliance with 
current Ordinance requirements.  Nonconforming sites may be improved or modified without a 
complete upgrade of all site elements, subject to the following conditions:   

A. A nonconforming site shall not be improved or modified in a manner that increases its 
nonconformity.   

B. The proposed site improvements shall address public health, safety, and welfare by resolving 
public safety deficiencies and pedestrian/vehicle conflicts and improving emergency access.   

C. The proposed site improvements shall include at least three (3) of the following, as accepted 
by the Planning Commission:   

1.  Preservation of natural resources or historical site features.   
2.  Pedestrian access improvements.   
3.  Vehicular access and circulation improvements.   
4.  Building design or exterior facade improvements.   
5.  Off-street parking or loading improvements.   
6.  Landscaping improvements.   
7.  Screening and buffering improvements.   
8.  Exterior lighting improvements.   
9.  Drainage and stormwater management improvements.   
10.  Clean up or restoration of a blighted site, removal of contaminated soil, or similar 

environmental improvements.   

D. The scope of any additional site improvements requested by the Planning Commission shall 
be in reasonable proportion to the scale and construction cost of proposed building 
improvements, expansions, or other improvements.  

E. A reasonable timeline for completion of site improvements to an existing nonconforming site 
may be approved as part of any plan approval. Failure to complete improvements in 
accordance with an approved timeline shall be deemed a violation of this Ordinance. 

The applicant did not address on the site plan how the project is consistent with Section 12.5.  During 
review of the plan, Township staff found the project scope to be consistent with Section 12.5.A. and 
noted proposed improvements on the plan that could satisfy the public safety-related standards in 
Section 12.5.B.  Township staff also identified building and site improvements on the plans that could 
satisfy the following categories listed in Section 12.5.C.:  (2.) Pedestrian access improvements, (4.) 
Building design or exterior façade improvements, (5.) Off-street parking or loading improvements, 
(8.) Exterior lighting improvements, and (9.) Drainage and stormwater management improvements.  

When meeting with the applicant the issue of noise from the re-located trash compacter was brought 
up.  Regarding Section 12.5.A. (no increase in nonconformity), the relocation of the trash compacter 
was a concern.  The applicant notes on the plan that the dBA levels were measured both before and 
after, finding no significant increase and consistency with common industrial operation noise levels, 
such as large trucks running, back-up alarms, or a skid-loader in operation.   
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In terms of consistency with Section 12.5.C., the project can conform but the specifics need to be 
listed on the plan.  The following should be addressed by the applicant on the final site plan: 

 Add notes on the final site plan to indicate the specific categories of building or site 
improvements from Section 12.5.C.  that are relevant to this project and summarize how 
they are satisfied by specific building or site improvements on the site plan.  

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

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

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

3. Section 9 (Off-Street Parking, Loading Requirements).  The plan shows 18 new parking 
spaces that are 9-feet wide and 18.5-feet deep. There are currently 7 spaces and 2 barrier 
free spaces on the site. The current site plan does not indicate how or why the 18 spaces are 
proposed.  The following details will need to be provided on the final site plan:  

 A recycling collection station requires one (1) space per employee based on the largest 
daily work shift, plus adequate off-street parking for visitors based on anticipated use. 
The final site plan will need to include this parking requirement printed on the site plan 
along with a statement of how many employees are present during the largest daily work 
shift.  

4. Section 7.10 (Sidewalks and Pathways).  The Township adopted by resolution a new sidewalk 
and pathways construction policy on August 28, 2024. The new policy replaces the former 
2018 policy regarding temporary relief from sidewalk construction.  The existing site does 
have some internal sidewalks as shown on the plan.  A new 7-foot-wide sidewalk is shown in 
the rear of the property where new parking has been proposed.  The following should be 
addressed by the applicant on the final site plan: 

 Show a 5-foot-wide sidewalk along E. River Road within the road right-of-way or within a 
proposed new easement, along with an internal sidewalk from E. River Road connecting 
to existing internal sidewalks. When formally requesting relief, the applicant will need to 
use Section B. (Policy for Granting Temporary Relief from Sidewalk or Pathway 
Construction) (See attached).  This project could qualify under Section B.2. of the new 
policy, but the applicant will need to formally request the temporary relief from sidewalk 
construction and add the text of Section B.2. on the site plan as the reason and 
justification for requesting this relief:  “Less than 50% of the surveyed section(s) of the 
Township along the road(s) fronting the proposed development has sidewalks.  ...  Once 
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the threshold has been met the sidewalk or pathway shall be required to be constructed 
within 365 calendar days.”  

 Additionally, Section C. (Easements for Sidewalk or Pathway Construction) of the 
updated policy resolution requires that “In any case where temporary relief from sidewalk 
or pathway construction is granted for a project subject to site plan approval under the 
Township’s Zoning Ordinance No. 20-06 as amended, such relief should be made 
contingent upon the landowner authorizing and recording any easements on the land at 
the County Register of Deeds Office needed to allow for future construction of the sidewalk 
or pathway as depicted on the site plan.”  A note will need to be added to the final site 
plan under the temporary relief request to confirm that this will be completed with a copy 
of the as-recorded easement provided to the Zoning Administrator prior to submission of 
any building permit application for review.  

5. Section 7.14 (Trash Removal and Collection). As noted on the plan, “Trash generated from 
the site use goes into the recycling chain performed on the site eliminating the need for an 
onsite dumpster or enclosure.” Township staff found this alternative method to be acceptable 
as a means for refuse collection. CONFORMS.  

Additional Comments - Looking Ahead to the Final Site Plan 

6. Section 8.2 (Exterior Lighting).  The plan indicates an existing 36-foot-tall light pole that is to 
be removed and replaced with a 22-foot-tall conforming light pole.   The following details will 
need to be provided on the final site plan:  

 Provide the manufacturing specs for the new light pole printed on the site plan as a page 
labeled “exterior lighting” along with a photometric plan demonstrating compliance with 
maximum allowed foot-candle levels.  

7. Containment and cleanup of debris.  Township staff understand the challenges of keeping a 
site clean of debris considering the nature of the operation and bulk of material the site 
recovers in a calendar year.  The following detail needs to be addressed on the final site plan: 

 Add a note stating how debris on the site will be handled with a commitment to 
preventing debris from scattering across the site or encroaching on to nearby parcels or 
road rights-of-way.  

8. Land Combination or boundary adjustment. The current operation appears to spill onto the 
neighboring parcel to the southeast, PID14-011-10-005-01. During the pre-application 
meeting, the idea of either a land combination or boundary adjustment was discussed so that 
the entire use remains on one parcel.  

 The specifics and timing of this land combination or boundary adjustment will need to be 
addressed on the final site plan.   

 The application to the Twp. Assessor for acceptance of this change should be submitted 
prior to issuance of a building permit for the project.   

9. Outside agency approvals.  The applicant is responsible for obtaining all necessary outside 

047



5 | P a g e  

agencies permits or approvals prior to submittal of a final site plan application, including from 
the Isabella County Transportation Commission, the Mt. Pleasant Fire Department, the 
Township Engineer (Gourdie-Fraser Associates) for stormwater management permit 
approval, the Township’s Public Services Department for necessary water/sewer approvals, 
and the Isabella Road Commission for any alterations within their road right-of-way.  

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

Key Findings 
 The proposed project is a nonconforming site that was established before the current Zoning 

Ordinance 20-06, as amended.  The project can be consistent with the standards of Section 12.5 
(Nonconforming Sites), provided that notes are added to the final site plan listing the applicable 
standards and improvement categories, along with summaries for how they are satisfied by 
specific building or site improvements on the site plan. 

 With the exception of details and recommended changes that can be addressed by the applicant 
on the final site plan, the plan substantially conforms to Section 14.2.P. (Required Site Plan 
Information) and Section 14.2.S. (Standards for Site Plan Approval) for a preliminary site plan. 

Recommendations 
Based on the above findings, I recommend approval of the PRESPR24-01 preliminary site plan 
application, subject to the following conditions: 

1. Temporary relief from sidewalk construction is granted based on consistency with section B.2. 
of the Sidewalk and Pathways Construction Policy Resolution adopted by the Board of 
Trustees on August 28, 2024, provided that the request and reasons for granting temporary 
relief are added to the final site plan. 

2. Resolve the remaining parking, sidewalk, exterior lighting, debris cleanup, and 
nonconforming site details on the final site plan. 

3. Resolve the land combination or boundary adjustment application to bring all activities within 
the boundaries of one parcel prior to issuance of a building permit for this project. 

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

Respectfully submitted, 

Peter Gallinat – Zoning Administrator 
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Draft Motions:  PRESPR 24-01 Preliminary Site Plan Review Application 
Isabella County Material Recovery Facility Additions 

 

MOTION TO APPROVE THE PRELIMINARY SITE PLAN AS PRESENTED:   

Motion by _________________________, supported by _________________________, to 
approve the PRESPR24-01 preliminary site plan dated August 22, 2024 for 11,220-square-foot 
additions to the Isabella County Material Recovery Facility at 4208 E. River Road in the northwest 
quarter of Section 11 and in the I-2 (General Industrial) zoning district, finding that the site plan 
fully complies with the applicable Zoning Ordinance requirements for preliminary site plan 
approval, including Sections 14.2.P. (Required Site Plan Information) and 14.2.S. (Standards for 
Site Plan Approval). 

MOTION TO APPROVE THE PRELIMINARY SITE PLAN WITH CONDITIONS:   

Motion by _________________________, supported by _________________________, to 
approve the PRESPR24-01 preliminary site plan dated August 22, 2024 for 11,220-square-foot 
additions to the Isabella County Material Recovery Facility at 4208 E. River Road in the northwest 
quarter of Section 11 and in the I-2 (General Industrial) zoning district, finding that the site plan 
can comply with the applicable Zoning Ordinance requirements for preliminary site plan 
approval, including Sections 14.2.P. (Required Site Plan Information) and 14.2.S. (Standards for 
Site Plan Approval), subject to the following condition(s): 

1. Temporary relief from sidewalk construction is granted based on consistency with section 
B.2. of the Sidewalk and Pathways Construction Policy Resolution adopted by the Board 
of Trustees on August 28, 2024, provided that the request and reasons for granting 
temporary relief are added to the final site plan. 

2. Resolve the remaining parking, sidewalk, exterior lighting, debris cleanup, and 
nonconforming site details on the final site plan. 

3. Resolve the land combination or boundary adjustment application to bring all activities 
within the boundaries of one parcel prior to issuance of a building permit for this project. 

___________________________________________________________________________ 

MOTION TO POSTPONE ACTION:   

Motion by ________________________, supported by ________________________, to 
postpone action on the PRESPR24-01 preliminary site plan dated August 22, 2024 for additions 
to the Isabella County Material Recovery Facility at 4208 E. River Road until __________________ 
_____, 2024 for the following reasons: ______________________________________________ 

MOTION TO DENY:   

Motion by _________________________, supported by _________________________, to deny 
the PRESPR24-01 preliminary site plan dated August 22, 2024 for 11,220-square-foot additions 
to the Isabella County Material Recovery Facility at 4208 E. River Road in the northwest quarter 
of Section 11 and in the I-2 (General Industrial) zoning district, finding that the site plan does not 
comply with applicable Zoning Ordinance requirements, including Sections 14.2.P. (Required Site 
Plan Information) and 14.2.S. (Standards for Site Plan Approval), for the following reasons: 

______________________________________________________________________________ 
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TO: Planning Commission DATE: September 10, 2024 

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

SUBJECT: Discussion of potentially initiating a proposed rezoning of one or more lots on the 
east side of S. Isabella Rd. north of E. River Rd. from I-1 to R-1. 

Background Information 

During your regular August meeting, the family living at 943 S. Isabella Rd. (0.53 acres; PID 14-
001-30-004-01) spoke during public comment about their interest in being able to continue to 
raise chickens and other fowl on their lot, which is located in the I-1 (Light Industrial) zoning 
district and is occupied by a legal nonconforming single-family dwelling. 

This property is currently part of an active ordinance enforcement action because the non-farm 
raising of chickens, ducks, etc., is not an allowable land use in the I-1 District.  The use of the 
existing dwelling as a residence is protected as a legal nonconforming use per Section 12.6 
(Nonconforming Single-Family Dwellings), but this protection does not extend to the keeping of 
farm animals.   

The family asked the Planning Commission to consider initiating a rezoning action for their lot 
from the I-1 District to the R-1 ((Rural Residential) District where “customary agricultural 
operations” (including the keeping of chickens, ducks, and other farm animals) are allowed as a 
principal permitted use.   

To help facilitate that discussion, staff has compiled some background materials on this topic for 
your review, including: 

1. Copies provided by the family of the notes they prepared for their August public 
comments. 

2. A copy of the Planning Commission meeting minutes from 2015 where a rezoning 
application for the immediate lot to the north at 931 S. Isabella Rd. (9.16 acres; PID 14-
001-30-004-00) was considered and acted upon by the Commission. 

3. Excerpts from the 1991 and current zoning maps showing the subject lots and I-1/R-1 
zoning district boundaries. 

Initiating a Rezoning (Section 14.5 – Amendments). 

Per Section 14.5.A. (Initiating Amendments) of the Zoning Ordinance, “Amendments to the 
Official Zoning Map may be initiated by the Township Board, Planning Commission, Township 
Planner or by application of one (1) or more Township property owners or persons acting on behalf 
of and with authorization from the property owner(s).”   

The most recent rezoning amendments initiated by the Planning Commission were the changes 
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to the various business districts adopted in 2021 in response to corresponding updates included 
in the new Zoning Ordinance No. 20-06, which eliminated the former B-6 District entirely. 

2018 Master Plan – Future Land Use Map. 

Below is an excerpt from the future land use map included in the adopted 2018 Township Master 
Plan, which shows the subject lot at 943 S. Isabella Rd. as being just north of the planned 
boundary of the area designated for “Industrial/Employment” land uses.  The subject lot itself is 
within the area designated as “Rural Buffer.”   

The R-1 (Rural Residential) zoning district classification would be consistent with this “Rural 
Buffer” future land use designation. 

 

 
 

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, Director 
Community and Economic Development Department 
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TO: Planning Commission DATE: September 10, 2024 

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

SUBJECT: Discussion of Accessory Dwelling Regulations  

Background Information 

During your regular August meeting following the public hearing and action on the PSUP24-01 
Special Use Permit Application for an accessory dwelling within a new single-family dwelling located 
at 3057 Paddock Lane in the AG zoning district, there was a general consensus of the Commission 
to schedule further discussion of the current Zoning Ordinance standards for “accessory dwellings” 
for your September meeting.   

To help facilitate that discussion, staff has compiled some background materials on this topic for 
your review, including: 

1. Section 3 (excerpt) of the Zoning Ordinance listing the zoning districts where accessory 
dwellings are currently allowed with a special use permit approval. 

2. Section 6.56 of the Zoning Ordinance, which establishes the specific standards and 
limitations that apply to all accessory dwellings in the Township. 

3. Quick Notes memo from the American Planning Association on accessory dwelling units.  
There is much more information (fact sheets, case studies, etc.) available at the link. 

4. Accessory Apartments for Today’s Communities – an older article from the Planning 
Commissioner’s Journal (see link for more from this resource) but still very relevant. 

5. ABCs of ADUs – an excerpt from an advocacy booklet created by AARP.  The full booklet 
and other publications on this topic can be found at the links listed in the publication. 

Special use permit requirement for new accessory dwellings. 

Accessory dwellings were added as a new land use in 2020 when the current Zoning Ordinance No. 
20-06 was adopted.  As we discussed during the August meeting, a special use permit was included 
as a requirement primarily for the benefit of neighboring residents and property owners.  The 
public hearing requirement for a special use permit application ensures that neighbors within 300 
feet of the subject lot receive a notice of the date, time, place, and purpose of the hearing at least 
15 days ahead.  This provides an opportunity for them to look at the application, ask questions of 
staff, and to provide their input either in-person or in writing if they choose to do so.  The hearing 
requirement is intended to help minimize “unknowns” and the associated rumors that can 
proliferate in a neighborhood over a potentially controversial issue. 

One change that could be considered to our current zoning district standards would be to remove 
the requirement for a special use permit for accessory dwellings in the R-2A and R-2B zoning 
districts where two-family (duplex) dwellings are already allowed as a principal permitted use. 
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Requirement that an accessory dwelling must be within or attached to the principal dwelling. 

Section 6.56.A.1. of the Zoning Ordinance currently requires that, “An accessory dwelling shall be 
established in and attached to an owner-occupied single-family dwelling only by means of a fully 
enclosed, insulated and heated space.”  An accessory dwelling over a detached garage or in a 
separate building on the same lot is prohibited.   

As we discussed briefly during the August meeting, this limitation is intended to reduce potential 
nuisances for neighbors.  By restricting an accessory dwelling unit to being within the same building 
as the owner-occupied principal dwelling on the same lot, there is greater potential for the 
landowner to rein in or remove a loud or disruptive tenant before they become a nuisance for their 
neighbors. 

It is certainly possible to expand options to allow an accessory dwelling in a separate building on 
the same lot if there is greater interest in this option in the future.  However, if this option is 
considered, the specific limitations that would apply and zoning districts where this would be 
allowed would need to be carefully considered to minimize adverse impacts on neighbors. 

 

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, Director 
Community and Economic Development Department 

064



Section 6: Standards Applicable to Specific Land Uses 

CHARTER TOWNSHIP OF UNION ZONING ORDINANCE 6-39 

 
Section 6.56 Accessory Dwelling 
An accessory dwelling shall comply with the following regulations: 

 
 

A. Residence an Incidental Use.  The accessory dwelling shall be clearly incidental to the principal single-
family dwelling on the site.  Accordingly, the following conditions shall be met: 

1. An accessory dwelling shall be established in and attached to an owner-occupied single-family dwelling 
only by means of a fully enclosed, insulated and heated space.  

2. Only one (1) such accessory dwelling shall be permitted on each parcel. 

3. The gross floor area of the accessory dwelling shall not exceed 800-square feet or fifty percent (50%) of 
the principal single-family dwelling’s gross floor area, whichever is less. 

 
B. Setbacks and Placement on the Parcel.  Accessory dwellings shall comply with all setback requirements 

for the zoning district in which they are located. 
 
C. Compatibility with Surrounding Land Use.  The design of the accessory dwelling shall not detract from 

the single-family character and appearance of the principal dwelling on the lot, or the surrounding 
neighborhood.  The accessory dwelling shall not have a front entrance visible from the front yard, other than 
the entrance that serves the principal dwelling on the lot.  When viewed from the outside, it shall appear that 
only one (1) household occupies the site. 

 
D. Parking and Access.  In addition to the minimum required parking for the principal dwelling, one (1) 

additional required parking space shall be provided for the accessory dwelling. 
 
F. Termination.  An accessory dwelling that is no longer needed for the purposes outlined herein shall be 

incorporated into and become a part of the principal single-family dwelling to which it is attached. 
 
G. Rental Certification.  The accessory dwelling shall be subject to the applicable requirements of the 

Townships Housing Licensing Ordinance.  

 
[as amended 2/8/23] 
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Section 3: Zoning Districts and Map 

CHARTER TOWNSHIP OF UNION ZONING ORDINANCE 3-3 

Section 3.4 Permitted Uses by District 
 
Key: A=Accessory Use 
P=Principal Permitted Use 
S=Special Use 
[blank]=Use Not Permitted 
 

Land Use A
G

 
R

-1
 

R
-2

A
 

R
-2

B
 

R
-3

A
 

R
-3

B
 

R
-4

 
B

-4
 

B
-5

 
B

-7
 

I-1
 

I-2
 

O
S 

Use Standards 
Rural and Agricultural Uses 
Agricultural Processing and Packaging           P P   

Agricultural Service Establishments S              

Agri-Tourism S             Section 6.51 

Auction, Permanent Agricultural S             Section 6.45 

Customary Agricultural Operations P P             

Farm Implement Sales and Repair S              

Greenhouses P           P   

Hunting Clubs or Gun Clubs, Outdoor Gun 
and Archery Ranges 

S             Section 6.20 

Kennels, Boarding S       S S S P P  Section 6.8 

Kennel, Breeding P S            Section 6.8 

Kennel, Non-Commercial P S S           Section 6.8 

Nursery, Plant Material P S             

Private Off-Road Courses A             Section 6.36 

Roadside Farm Stands P              

Stable, Private P P             

Stable, Public S S             

Residential Uses 
Adult Foster Care Family Home P P P P P P P       Section 6.14 

Adult Foster Care Small Group Home S S S S S S         

Adult Foster Care Large Group Home     S S         

Child or Day Care, Family Home P P P P P P P        

Child or Day Care, Group Home S S S S S S        Section 6.13 

Dwelling, Accessory S S S S          Section 6.56 
Dwellings, Multiple-Family (4-units or less)     P P         

Dwellings, Multiple-Family (5-units or more)     P P        Section 6.27 

Dwelling, One Family or Single Family P P P P         S Section 6.16 

Dwelling, One Family on a Farm P P            Section 6.16 

Dwellings, Two Family (Duplex)   P P         S  

Foster Family Home P P P P P P         

Foster Family Group Home S S S S S S         

Home Based Limited Business S S S S          Section 6.19 

Home Occupation A A A A          Section 6.19 

Mobile Home Parks       P       Section 3.12 

Qualified residential treatment for 10 or fewer 
individuals 

P P P P          Section 6.42 

Second Living Quarters on a Farm S             Section 6.37 

Lodging Uses 
Bed and Breakfast S S S           Section 6.9 

Boarding House S S S S S S        Section 6.17 

Dependent Living for Seniors  P   P P        Section 6.59 

Fraternity or Sorority     S S         

Home for the Aged S    S S         

Hospitality Facility     S S  P P P     

Hotels         P P P     

Independent Living for Seniors     P P         

Nursing Home     S S  S S S    Section 6.29 
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Accessory Dwelling Units
Accessory dwelling units (ADUs) are small, self-contained living units that typically have their own
kitchen, bedroom(s), and bathroom space. Often called granny flats, elder cottage housing opportuni-
ties (ECHO), mother-daughter residences, or secondary dwelling units, ADUs are apartments that can
be located within the walls of an existing or newly constructed single-family home or can be an addi-
tion to an existing home. They can also be freestanding cottages on the same lot as the principal
dwelling unit or a conversion of a garage or barn.

The benefits to the home owner and the ADU occupant are many. For the home owner, ADUs provide
the opportunity to offer an affordable and independent housing option to the owner’s grown son or
daughter just starting out or to an elderly parent or two who might need a helping hand nearby. The
unit could also be leased to unrelated individuals or newly established families, which would provide
the dual benefit of providing affordable housing to the ADU occupant and supplemental rental
income to the owner. Supplemental income could offset the high cost of a home mortgage, utilities,
and real estate taxes. Finally, leasing an ADU to a young person or family can provide an elderly home
owner with a sense of security and an opportunity to exchange needed work around the house and
yard for a discount on rent.

Despite the benefits, some communities resist allowing ADUs, or allow them only after time-consuming
and costly review procedures and requirements. Public resistance to ADUs usually takes the form of a
perceived concern that they might transform the character of the neighborhood, increase density, add
to traffic, make parking on the street more difficult, increase school enrollment, and put additional pres-
sure on fire and police service, parks, or water and wastewater. However, communities that have allowed
ADUs find that these perceived fears are mostly unfounded or overstated when ADUs are actually built.

ADUs are a particularly desirable option for many communities today considering the current econom-
ic climate, changes in household size, increasing numbers of aging baby boomers, and the shortage of
affordable housing choices. They provide a low-impact way for a community to expand its range of
housing choices.

LOCALITIES AND STATES GET INTO THE ACT
Towns, cities, and counties across the country have done the right thing by proactively amending local
zoning ordinances to allow ADUs. This is typically done either as a matter of right or as a special or con-
ditional use. In either case, reasonable conditions may be imposed. Some states, including California,
have enacted legislation that limits the ability of localities to zone out ADUs.

In 2001 AARP retained APA’s Research Department to write a guidance report for citizens interested in
convincing local and state officials of the benefits of allowing ADUs and showing them how to do it.
Entitled Accessory Dwelling Units: Model State Act andModel Local Ordinance, the monograph provides
alternative statute and ordinance language useful to implementing all forms of ADUs.

TheModel Local Ordinance suggests recommendations for communities. Additionally, the intent of the
ordinance describes the permitting process for eligibility and approval, and further outlines standards
for ADU approval pertaining to lot size, occupancy, building standards, parking and traffic, public
health, and how to deal with nonconforming ADUs. TheModel State Act provides findings and policies
encouraging the approval of ADUs and names local governments as the entities entitled to authorize

Planning fundamentals
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“Towns, cities, and

counties across the

country have done

the right thing by

proactively

amending local

zoning ordinances

to allow ADUs.”
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067



For a complete list of references visit
http://www.planning.org/pas/quicknotes/

REFERENCES
1. Published by American
Planning Association

American Planning Association. “Affordable
Housing Reader: Articles from Zoning
News and Zoning Practice. Available at
http://myapa.planning.org/affordableread
er (members-only access).

American Planning Association. 2006.
Policy Guide on Housing. Chicago: American
Planning Association. Available at
www.planning.org/policy/guides/pdf/hou
sing.pdf.

Baggett, Sharon, Nancy Chapman, and
Deborah Howe. 1994. Planning for an
Aging Society. Planning Advisory Service
Report no. 451. Chicago: American
Planning Association.

For more information on this topic visit
www.planning.org.

adoption of an ADU statute. It specifies
the limits to which local governments
may prohibit ADUs and outlines
default permitting provisions if a locali-
ty does not adopt an ADU ordinance.
It details optional approaches for
adopting ADU ordinances, certifying
local ADU ordinances, gathering data
on ADU efforts, preparing reports and
recommendations, and forming a
statewide board overseeing ADUs.

WHAT ISSUES ARISEWHEN A
PROPOSED ADU ORDINANCE
IS CONSIDERED?
ADU ordinances offer a variety of ben-
efits to local communities but the road
to implementation may not be an
easy process. While ADUs are more
widely accepted now than in years
past, skeptics still remain and some still
oppose ADU zoning. The following
describes some issues or decision
points that communities must address
in order to successfully navigate the
perilous waters of public acceptance.
The approach that is right for your city
or town will be unique, based on local
physical, political, social, and economic conditions.

By-right Permitting. Should permits for ADUs be issued as a matter of right (with clear standards
built into the ordinance) or should they be allowed by discretion as a special or conditional use after
a public hearing?

Occupancy. Should ordinance language allow an ADU only on the condition that the owner of the
property lives in one of the units?

Form of Ownership. Should the ordinance prohibit converting the ADU unit into a condominium?

Preexisting, nonconforming ADUs. How should the ordinance treat grandfathered ADUs? How
do you treat illegal apartments that want to apply for an ADU permit?

Unit Size: Should the ordinance limit the square footage of the ADU to assure that the unit is truly
accessory to the principal dwelling on the property?

Adequacy ofWater and Sewer Services. How do you guarantee there is enough capacity in
sewer lines, pumping stations, and treatment facilities to accommodate ADUs?

These are not easy issues. However, communities would do well to seriously consider adopting an
approach that: allows ADUs by right with clear written conditions; does not require owner occupan-
cy; prohibits condominium ownership on the basis that a condo could not be considered accessory;
provides a simple procedure for legalizing preexisting or formerly illegal apartments provided the
unit is inspected; provides a generous size standard; and provides a water and sewer adequacy stan-
dard.☐

PAS QuickNotes is a publication of the American Planning Association's Planning Advisory Service (PAS). Copyright © 2009. Visit
PAS online at www.planning.org/pas to find out how PAS can work for you. American Planning Association staff: W. Paul
Farmer, FAICP, Executive Director and CEO; William R. Klein, AICP, Director of Research and Advisory Services; Tre Jerdon,
QuickNotes Editor; Tim Mennel, Senior Editor; Julie Von Bergen, Assistant Editor; Susan Deegan, Senior Graphic Designer.

Page 2

A Publication of the American Planning Association | PAS QuickNotes No. 19

Single story ADU floor plan.

D
avid

Bakerand
PartnersArchitects

068



069



070



ATTACHED ADU SECOND-STORY ADU

BASEMENT ADU

The ABCs of ADUs 
A guide to 

Accessory Dwelling Units  
and how they expand housing options 

for people of all ages

GARAGE-CONVERSION ADU

DETACHED ADU

AARP.org/ADUs

071

http://AARP.org/ADUs


Orange Splot LLC is a development, general contracting and 
consulting company with a mission to pioneer new models of 
community-oriented, affordable green housing developments. 
Orange Splot projects have been featured in the New York 
Times, Sunset magazine and on NBC’s Today show. (The 
detached ADUs on page 3 and the back cover are by Orange 
Splot.) Company founder Eli Spevak has managed the 
financing and construction of more than 300 units of 
affordable housing, was awarded a Loeb Fellowship by the 
Harvard University Graduate School of Design, cofounded the 
website AccessoryDwellings.org and serves as chair of 
Portland, Oregon’s Planning and Sustainability Commission.

AARP is the nation’s largest nonprofit, nonpartisan 
organization dedicated to empowering people 50 or older to 
choose how they live as they age. With nearly 38 million 
members and offices in every state, the District of Columbia, 
Puerto Rico and the U.S. Virgin Islands, AARP strengthens 
communities and advocates for what matters most to families: 
health security, financial stability and personal fulfillment. The 
AARP Livable Communities initiative works nationwide to 
support the efforts by neighborhoods, towns, cities, counties, 
rural areas and entire states to be livable for people of all ages.

Websites: AARP.org and AARP.org/Livable 
Email: Livable@AARP.org
Facebook: /AARPLivableCommunities
Twitter: @AARPLivable
Free Newsletter: AARP.org/LivableSubscribe

Website: OrangeSplot.net 
Email: eli@OrangeSplot.net

Copyright ©AARP 2021, 2nd edition (1st edition published in 2019)  | AARP is a registered trademark. | All rights reserved. No part of this publication 
may be reproduced in any form or by any means without the prior written permission of AARP, except brief quotations in connection with reviews 
written specifically for inclusion in magazines, newspapers or websites, or limited excerpts strictly for personal use.

AARP and Accessory Dwelling Units 
Visit AARP.org/ADU to order or download our free publications and find more resources about ADUs.
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AARP’s ADU Publications  
(from left): This introductory 
guide; guidance about creating an 
ADU model state act or local 
ordinance; a detailed guide to 
design and development.

An ADU Design Catalog with a summary of ADU policies in Austin, TX; Denver, CO; 
Oakland, CA and the District of Columbia.

Accessory Dwelling Units
A Step by Step Guide to Design and Development

 Accessory 
Dwelling 
Units
Model State Act and 
Local Ordinance

CREATED FOR STATE AND LOCAL LEADERS BY 
AARP Government Affairs
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 The ABCs of ADUs |  A A R P  1

Welcome! Come On In
Accessory dwelling units are a needed housing option for people of all ages

We know from surveys by AARP and others that a 
majority of Americans prefer to live in walkable 
neighborhoods that offer a mix of housing and 
transportation options and are close to jobs, schools, 
shopping, entertainment and parks. 

These preferences — coupled with the rapid aging  
of the United States’ population overall, the decrease  
in households with children and the national housing 
shortage — will continue to boost the demand for 
smaller homes and affordable, quality rental housing.

As small houses or apartments that exist on the 
same property lot as a single-family residence, 
accessory dwelling units — or ADUs — play a 
major role in serving a national housing need. 

This traditional home type is reemerging as an 
affordable and flexible housing option that meets the 
needs of older adults and young families alike. 

p Accessory dwelling units (or ADUs) come in many shapes and styles.

The ABCs of ADUs is a primer for elected officials, policymakers, local leaders, homeowners, 
consumers and others to learn what accessory dwelling units are and how and why they are built. 
The guide also suggests best practices for how towns, cities, counties and states can support the 
creation of ADUs as a way to expand and diversify housing options.

INTERIOR (UPPER LEVEL)DETACHED ATTACHED

INTERIOR (LOWER LEVEL) ABOVE GARAGE GARAGE CONVERSION

In fact, in the 2021 AARP Home and Community 
Preferences Survey, adults age 18 or older who would 
consider creating an ADU said they’d do so in order to:

• provide a home for a loved one in need of care (86%)

• provide housing for relatives or friends (86%)

• have a space for guests (82%)

• create a place for a caregiver to stay (74%)

• increase the value of their home (69%)

• feel safer by having someone living nearby (67%)

• earn extra income from renting to a tenant (63%)

Since ADUs make use of the existing infrastructure and 
housing stock, they’re also environmentally friendly and 
respectful of a neighborhood’s pace and style. An 
increasing number of towns, cities, counties and entire 
states have been adapting their zoning or housing laws to 
make it easier for homeowners to create ADUs. n
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What ADUs Are —  
And What They Can Do
ADUs are a family-friendly, community-creating type of housing the nation needs more of

Although most local governments, zoning codes and planners in the United 
States use the term accessory dwelling unit or ADU, these small homes and 
apartments are known by dozens of other names. The different terms conjure 

up different images. (Who 
wouldn’t rather live in a 
“carriage house” than in an 
accessory or “ancillary” unit?) 
Even if you’ve never heard 
of accessory dwelling units 
or ADUs, you have likely 
heard of — and perhaps 
know the locations of — 
some of the home types 
noted in the list at right. n

• accessory apartment
• backyard bungalow 
• basement apartment
• casita
• carriage house
• coach house
• English basement
• garage apartment
• granny flat
• guest cottage
• guest house
• in-law suite
• laneway house
• multi-generational house
• ohana unit 
• secondary dwelling unit

p Accessory dwelling units 
show up in neighborhoods 
throughout the country — 
and even in pop culture. One 
example: In the sitcom 
Happy Days, Fonzie (right) 
rents an above-garage  
ADU from the Cunningham 
family in 1950s-era 
Milwaukee, Wisconsin. 

ADUs Are Also Known As …

CREATIVE CO
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• An ADU is a small residence that shares a single-family lot with a larger, primary dwelling

• As an independent living space, an ADU is self-contained, with its own kitchen or 
kitchenette, bathroom and sleeping area

• An ADU can be located within, attached to or detached from the main residence

• An ADU can be converted from an existing structure (such as a garage) or built anew

• ADUs are found in cities, in suburbs and in rural areas, yet are often invisible from view 
because they’re positioned behind or are tucked within a larger home

• Because ADUs are built on single-family lots as a secondary dwelling, they typically cannot 
be partitioned off to be sold separately 

• An ADU can enable family members (including family caregivers) to reside on the same 
property while having their own living spaces 

• An ADU can provide housing for a hired caregiver

• An ADU can provide rental income to homeowners 

• ADUs are a practical option for tenants seeking small, affordably priced rental housing

• For homeowners looking to downsize, an ADU can be a more appealing option than 
moving into an apartment or, if they’re older, an age-restricted community

•  ADUs can help older residents remain independent and “age in place”

•  As an adaptable form of housing, ADUs provide flexible solutions for changing needs. n

p Renting out this 350-square-foot garage-conversion ADU in Portland, Oregon, helps the 
property owner, who lives in the lot’s primary residence, pay her home mortgage. 

Although many people have never heard the term, accessory dwelling units have been around for centuries  
(see page 6) and are identified by many different names. To be clear about what’s being discussed: 
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t A DETACHED ADU 
(aka DADU) is a 
stand-alone home on 
the same lot as a larger, 
primary dwelling. 
Examples include 
backyard bungalows 
and converted 
outbuildings.

Location: Portland, Oregon  
Photo by David Todd

p A LOWER-LEVEL ADU is typically created 
through the conversion of a home’s existing 
basement (provided that height and safety 
conditions can be met) during construction of 
the house or (above and on page 7) as part of a 
foundation replacement and house lift.

Location: Portland, Oregon | Photo by Chris Nascimento

u Access to an  
UPPER-LEVEL ADU  
can be provided through 
a stairway inside the 
main home or directly 
from an exterior staircase. 
This 500-square-foot 
ADU is part of a 
1,900-square-foot 
primary dwelling. 
 

Location: Portland, Oregon  
Photo by Eli Spevak,  
Orange Splot LLC

p An ATTACHED ADU connects to 
an existing house, typically through the 
construction of an addition along the 
home’s side or rear. Such units can 
have a separate or shared entrance. In 
this example, the owners built a 
connection between the house and 
what was a detached garage. The 
addition and the space above the 
garage contain the ADU, which has its 
own entrance (pictured at right).

Location: Anne Arundel County, Maryland   
Photo by Melissa Stanton, AARP

Since ADUs are custom 
designed and created, 
they’re able to fit 
discreetly into all sorts of 
locations, including 
suburban subdivisions, 
walkable towns, urban 
neighborhoods — and,  
of course, large lots and 
rural regions. 

p A GARAGE ADU converts all or part of an 
attached or detached garage into a residence. 
Other options: adding an ADU above a garage or 
building a new unit for both people and cars. 

Location: Cape May, New Jersey  
Photo by Melissa Stanton, AARP

ADUs Come in Many Shapes and Styles
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• An accessory dwelling unit is a small residence that 
shares a single-family lot with a larger primary dwelling. 

• As an independent living space, an ADU is self-contained, 
with its own kitchen or kitchenette, bathroom and  
living/sleeping area. (Garage apartments and backyard 
cottages are each a type of ADU.)

• ADUs can enable homeowners to provide needed 
housing for their parents, adult children, grandchildren 
or other loved ones. 

• An ADU can provide older adults a way to downsize on 
their own property while a tenant or family member 
resides in the larger house.

• Since homeowners can legally rent out an ADU house or 
apartment, ADUs are an often-essential income source.

• ADUs help to improve housing affordability and diversify 
a community’s housing stock without changing the 
physical character of a neighborhood. 

• ADUs are a beneficial — and needed — housing option 
for people of all ages.

Learn more about ADUs and 
order or download 

The ABCs of ADUs
by visiting  

AARP.org/ADU
__________________

Sign up for the free, weekly  

AARP Livable 
Communities 
e-Newsletter

Be among the first to learn when 
AARP releases more livability 

guides and resources.

AARP.org/LivableSubscribe

D20473

DETACHED ADUDETACHED-BEDROOM ADU

ABOVE-GARAGE ADU
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