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 OSHTEMO CHARTER TOWNSHIP 
 PLANNING COMMISSION 
 
 MINUTES OF A MEETING HELD JULY 10, 2008 
______________________________________________________________________ 
 
Agenda 
 
VILLAGE PLACE - SPECIAL EXCEPTION USE AND SITE PLAN AMENDMENT 
REVIEW - NORTHEAST CORNER OF STADIUM DRIVE AND 8TH STREET - (PARCEL 
NOS. 3905-35-102-001 AND 3905-35-102-003) 
 
L.E.D. AREA - TEXT AMENDMENT 
______________________________________________________________________ 
 
 
 A meeting of the Oshtemo Charter Township Planning Commission was held on 
Thursday, July 10, 2008, commencing at approximately 7:00 p.m. at the Oshtemo 
Charter Township Hall. 
 
  MEMBERS PRESENT: Terry Schley, Chairman 
      Deborah Everett 
      Lee Larson 
      Fred Gould  
      Bob Anderson 
      Kitty Gelling 
      Carl Benson 
    
  MEMBERS ABSENT: None 
 
 Also present were Jodi Stefforia, Planning Director; Brian VanDenBrand, 
Associate Planner; James Porter, Township Attorney, and approximately two other 
interested persons. 
  
Call to Order
 
 The meeting was called to order at about 7:00 p.m. and the “Pledge of Allegiance” 
was recited. 
 
 



Agenda
 
 The Chairman called for approval of the Agenda.  Ms. Gelling made a motion to 
approve the Agenda as submitted.  The motion was seconded by Mr. Larson.  The 
Chairman called for a vote on the motion, and the motion passed unanimously. 
 
Minutes
 
 The Chairman asked the Planning Commission members if they had had a 
chance to review the minutes of June 12, 2008.  Mr. Benson raised a question regarding 
the minutes, and with the resolution of that question, made a motion to approve the 
Minutes as submitted.  The motion was seconded by Ms. Everett.  The Chairman called 
for a vote on the motion, and the motion passed unanimously. 
 
VILLAGE PLACE - SPECIAL EXCEPTION USE AND SITE PLAN AMENDMENT 
REVIEW - NORTHEAST CORNER OF STADIUM DRIVE AND 8TH STREET - (PARCEL 
NOS. 3905-35-102-001 AND 3905-35-102-003)
 
 The Chairman said the next item for consideration was a special exception use 
and site plan amendment review for proposed changes to the Village Place 
development.  He said the development was within the “VC” Village Commercial District 
and located on the northeast corner of Stadium Drive and 8th Street, Parcel Nos. 3905-
35-102-001 and 3905-35-102-003.  The Chairman asked to hearing hear from the 
Planning Department.  Ms. Stefforia submitted her report to the Planning Commission 
dated July 10, 2008, and the same is incorporated hereby by reference. 
 
 Ms. Stefforia noted that the applicant had submitted revised plans subsequent to 
the time that her report was prepared and said she would address those changes.  Ms. 
Stefforia began by reminding the Planning Commission of the sequence of events which 
took place with regard to the development of the subject property.  Ms. Stefforia then 
took the Commission through a review of the three proposed buildings, while addressing 
the requirements of the Form Based Code.  Ms. Stefforia pointed out the areas in which 
the particular buildings had been brought into compliance or near compliance with the 
Form Based Code subsequent to the time that her report was submitted.  She also noted 
that the applicant was seeking some degree of modification from the building setback 
and frontage requirements pursuant to Section 34.920 of the Ordinance. 
 
 At the conclusion of Ms. Stefforia’s report, the Chairman asked if Ms. Stefforia 
was satisfied with the measurements contained in the report.  He specifically raised a 
concern regarding the number of parking spaces shown within the plans.  Ms. Stefforia 
said she had not reviewed all of the provisions in minute detail, but thought that the 



discrepancy regarding parking was a carryover from some of the previously submitted 
plans.  Ms. Stefforia assured the Planning Commission that all of the items would be 
checked thoroughly before construction commenced. 
 
 The Chairman asked if there were any further questions of Ms. Stefforia from the 
Planning Commission.  There being no further questions, he asked to hear from the 
applicant.   
 
 Brenda Ryan, on behalf of Continental Designs, introduced herself to the Planning 
Commission.  Ms. Ryan noted the changes referenced by Ms. Stefforia in her report.  
Ms. Ryan said that they had a challenge in working on this site since they were 
attempting to provide a design which was not only code compliant with the new Form 
Based Code, but also compatible with the existing buildings.  She told the Planning 
Commission that she felt that they had reached a good compromise in achieving both of 
those goals.  Ms. Ryan pointed out that they had added to the windows, increased the 
canopy overhangs and were willing to address the sign issue.  She said, while they had 
not quite met the minimum transparency requirement, she thought they were very close 
and asked for some understanding from the Planning Commission.   
 
 Ms. Ryan said that they were asking for a slight deviation from the build-to lines, 
since they were trying to blend the buildings built prior to the Form Based Code with 
those proposed pursuant to the current Code.  She also noted on the 8th Street building 
that they were looking for consideration to allow the building to be perpendicular to 8th 
Street, rather than parallel, which she said was necessary due to topography on the site.   
 
 At the conclusion of her presentation, the Chairman asked if Ms. Ryan could 
clarify when the buildings would be completed as requested by the Planning Director.  
Ms. Ryan said that the first building on 8th Street was 65% leased, and construction 
would began almost immediately.  Mr. Roche added that the other two buildings would 
likely be completed within the next year and a half. 
 
 Mr. Larson asked Ms. Ryan about loading.  Ms. Ryan pointed out the location for 
each of the buildings which could be used for loading and unloading.  She noted that the 
size of the buildings would not require any designated loading docks.  She said most the 
deliveries to the facilities would be by small delivery or U.P.S. truck.   
 
 Mr. Larson asked about the building on 8th Street and why its orientation was 
perpendicular, not parallel, to 8th Street.  Ms. Ryan explained that they were trying to 
utilize the site to its fullest extent.  She said, based on the topography, they could have a 
two-story building facing north and a single-story building facing south.  She said this 
arrangement would also fit in with the existing topography of the property and leave a 



future development site at the northwest corner of the entrance drive to this area of the 
development. 
 
 The Chairman asked about the ability to enforce the Form Based Code.  Attorney 
Porter indicated to the Commission that the applicant has no vested right in the zoning of 
its property.  Attorney Porter noted that, until substantial construction actually begins on 
a site, the property owner could not establish any type of vested rights.  With that, 
Attorney Porter noted that the Commission was within its authority to enforce the Form 
Based Code provisions of its Ordinance. 
 
 The Chairman asked if there was any public comment.  Hearing none, the 
Chairman opened the meeting to Planning Commission deliberations.  The Chairman 
asked initially for the overall thoughts of the Planning Commission members.   
 
 Mr. Anderson said he thought that this development was closer than what was 
originally proposed.  He said he certainly thought that the revised site plan was much 
better than it was when submitted in May.  
 
 Ms. Gelling said she believed that the applicant was trying to make an effort and 
had come a long way in complying with the Form Based Code.   
 
 Mr. Larson said he thought the applicant had made strides over the previous plan, 
but he was uncomfortable with the orientation of the building and parking on 8th Street. 
 
 The Chairman said he would have an easier time with the site plan had they 
oriented the building on 8th Street parallel to the road. He thought the applicant had gone 
a long way on Stadium Drive.  He indicated that he thought he could get past the 8th 
Street building, given the fact that 8th Street was the most easterly boundary of the 
Village fringe area, and therefore, it was not as crucial as if the location was within the 
Village core area. 
 
 Mr. Larson said he was satisfied with Stadium Drive, but thought that all the 
buildings should be in accordance with the standards set forth in the Form Based Code.  
He also said he thought that the signs needed to be lowered in accordance with the 
Form Based Code. 
 
 The Chairman stated he thought they should also increase the size of the 
windows on the upper dormers for the buildings along Stadium Drive to make them more 
proportional and present the impression of a two-story building, as required by the Form 
Based Code. 
 



 Ms. Everett said that she agreed with increasing the window size in the dormers.  
However, she said, as she looked at this development, they had to keep in mind that the 
Form Based Code was implemented mid-stream, and she thought they needed to try to 
maintain some continuity with the pre-existing buildings, and that the applicant should be 
allowed a certain amount of leeway in the overall development of the site.  Mr. Gould 
said he agreed with Ms. Everett, and thought that the applicant should be given some 
deviation on the building setback line in order to maintain some type of uniformity with 
the pre-existing buildings on site.  Ms. Gelling said she also agreed with Ms. Everett and 
thought that the developer was trying to do what he could to meet the Code and thought 
that the Planning Commission should meet him half way in achieving that goal. 
 
 The Chairman said he certainly thought that there was a quality look to the 
proposed development, and because of the transitional area in which this property 
existed, he thought that they could accommodate some latitude in looking at the 
proposal as part of a larger, overall development.   
 
 Ms. Everett suggested reducing the overall number of parking spaces.  Mr. Roche 
said he did not think that they would need 272 parking spaces.  Ms. Stefforia said they 
would work with the applicant to develop what was needed and reserve space for future 
parking, if necessary. 
 
 The Chairman asked the applicant if they would be willing to enlarge the dormer 
windows.  Ms. Ryan and Mr. Roche indicated that they would do everything they could to 
try to make the dormer windows larger than shown on the design plans. 
 
 The Chairman said he could live with the building configuration on 8th Street 
because it was a transitional area, and while he did not believe it was based upon grade, 
he thought that the overall goals of the development were met, particularly with regard to 
Stadium Drive.  Ms. Everett said she thought that the building on 8th Street, in the context 
of the development as originally planned, fit.  Mr. Larson stated he thought that the 
applicant could do better with regard to the placement of the building on the property and 
wondered if the building could be turned somewhat. 
 
 Mr. Gould said that he understood the concerns about the location of the building 
on 8th Street, but thought if it was placed differently, it certainly could look worse, and he 
was not sure that he wanted to see the Planning Commission reconfigure the site.  Ms. 
Gelling asked if there could be some slight reorientation of the building.  Mr. Anderson 
said he thought 8th Street was off the beaten path somewhat and did not think it was 
critical to the overall Form Based Code.  Mr. Benson mentioned that he had visited the 
site twice, and although the Commission wants to enforce all of the provisions of the 
Form Based Code, he had to consider the site itself.  He said he did not believe that the 



design submitted was inconsistent with the overall design requirements of the Form 
Based Code. 
 
 Mr. Larson said he would not go against the group, but he thought that getting 
parking away from the road right-of-way was one of the primary focuses of the new 
Ordinance, and he thought that the developer should comply to the greatest extent 
possible.  The Chairman said he had a good point, but his position was based upon the 
fact that the site was part of a pre-existing development and that it was located on the 
edge of the fringe area.  The Chairman asked Mr. Larson if his concern was the 
orientation of the 8th Street building or the parking.  Mr. Larson said he thought they were 
trying to place all of the parking behind the building to the greatest extent possible.  The 
Chairman asked if part of the parking was removed, if that would help the situation.  Ms. 
Ryan indicated that they would have a street wall and they would put landscaping in the 
area.  She also suggested and Mr. Roche agreed to the removal of four parking spaces 
on the northwest corner of the parking lot on 8th Street. 
 
 Ms. Stefforia then read the parking lot buffer requirements of the Form Based 
Code, which was written to address parking lots not located behind buildings.  She 
reminded the Commission that not all parking in the Village Area will be placed behind a 
building; some will just be buffered from view.  She suggested that the Commission allow 
the street wall provisions of the Code to address the 8th Street parking. 
 
 The Chairman asked that they address the issue of the retaining wall for the 8th 
Street building.  After a lengthy discussion during which many alternatives were 
proposed, the applicant agreed with the Chairman that moving the entrance facing west 
to the south side of the building would allow a significant reduction in the height of the 
retaining wall facing 8th Street.  The applicant agreed to do that, and it was the 
consensus of the Planning Commission that would address the concerns over the height 
of the proposed retaining wall. 
 
 The Chairman asked if there were any further issues for discussion.  Hearing 
none, he said he would entertain a motion.  Mr. Larson made a motion to approve the 
special exception use permit and site plan as proposed with the following provisions: 
 
 (1) That the previous site plan approval conditions would still apply; 
 
 (2) That the plan would be submitted to the Township Engineer for review and 

approval; 
 
 (3) That the plan would be submitted to the Fire Department review and 

approval; 



 

 
 (4) That the landscaping and parking must comply with the statutory 

requirements; 
 
 (5) That five-foot wide sidewalks would be required as shown on the plan; 
 
 (6) That the dumpster enclosure, lighting and signs must comply with 

Ordinance requirements;  
 
 (7) That a Hazardous Substance Reporting form had to be submitted for each 

tenant;  
 
 (8) That Building No. 3 shall be revised in accordance with the discussion to 

relocate the west entrance, and the retaining wall lowered in height and be 
made to compliment the building, and up to four parking spaces nearest 8th 
Street be removed;  

 
 (9) That the windows in the dormers of Buildings 1 and 5 be enlarged to be 

more in scale with the overall building;  
 
 (10) That the signs be placed below the expression lines;  
 
 (11) That the overall number of parking spaces be reduced to meet the 

requirements of the Ordinance or placed in reserve and that the reserved 
space be defined on the plan in accordance with Staff recommendation; 

 (12) That the modifications regarding build-to-line for all three buildings and 
frontage for Building No. 3 be approved in accordance with the plan 
submitted; 

 
 (13) That there shall be flexibility to establish reserve space in the southwest 

corner of the site. 
 
 The Chairman asked if there was a second to the motion.  Ms. Gelling seconded 
the motion.  The Chairman called for a discussion on the motion.  Hearing none, he 
called for a vote on the motion.  The motion passed unanimously. 
 
L.E.D. AREA - TEXT AMENDMENT
 
 The Chairman said the next item on the Agenda was consideration of a proposed 
text amendment regarding L.E.D. area.  The Chairman asked to hear from the Planning 
Department.  Mr. VanDenBrand submitted his report to the Planning Commission dated 
July 10, 2008, and the same is incorporated herein by reference. 

 



 

 Mr. VanDenBrand explained that the Township currently limits L.E.D. display area 
to 25% of the permitted sign area.  He said that a sign company working for Meijer had 
installed a new sign at the Meijer gas station at 6700 West Main Street, not realizing the 
L.E.D. limitations provided for in the Ordinance.  He said that, of the 60 square foot sign, 
50% of the area of the sign was occupied by L.E.D. fuel price display.  He said  when the 
sign was brought to Staff’s attention, they initially suggested a deviation, but given the 
unlikelihood of receiving a deviation and the reasonable appearance of the sign, they 
reconsidered and suggested that the applicant seek a text amendment to permit gas 
station signs to utilize up to 50% of the sign area for L.E.D. fuel price display.   
 
 With that, Mr. VanDenBrand submitted a proposed text change to Section 
11.303.2 to define filling stations, as well as an amendment to Section 76.130 to allow 
filling station signs to utilize L.E.D. area up to 50% of the permitted sign area to display 
fuel prices, provided that the fuel prices are the only product displayed using the L.E.D.   
 
 After a general discussion, it was the consensus of the Commission that this 
matter should be scheduled for public hearing. Ms. Everett made a motion to set the 
public hearing on the proposed text amendment for August 14, 2008.  The motion was 
seconded by the Chairman.  The Chairman called for a vote on the motion, and the 
motion passed unanimously.  Ms. Stefforia noted that Staff would include a few other 
minor text amendments for consideration at the hearing. 
 
Any Other Business
 
 None. 
 
Public Comment on Non-Agenda Items
 
 None.  
 
Planning Commissioner Comments
 
 None. 
 
Adjournment
 
 There being nothing further to come before the Commission, the meeting was 
adjourned at approximately 8:50 p.m.   
 
Minutes Prepared: 
July 15, 2008 
Minutes Approved: 
__________, 2008 

 


