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NOTICE 

OSHTEMO CHARTER TOWNSHIP 
PLANNING COMMISSION 

 
Thursday,  

February 25, 2016 
7:00 p.m. 
AGENDA 

 
1. Call to Order 

2. Pledge of Allegiance 

3. Approval of Agenda 

4. Public Comment on Non-Agenda Items 

5. Approval of Minutes – February 11, 2016 

6. PUBLIC HEARING: Special Exception Use – Old National Bank   
Consideration of the application of Corner @ Drake D, LLC for a special exception use and site plan 
review to construct an Old National Bank with drive-through lanes, pursuant to Section 30.407, as part 
of a planned unit development, pursuant to Section 60.420.  The subject property is vacant land at 5003 
Century Avenue, Kalamazoo, MI, within the C: Local Business District. Parcel Number 3905-25-240-009.   

                                                              
7. Special Exception Use Extension – Starbuck’s Coffee 

Consideration of the application of Starbuck’s Coffee to extend the special exception use approved by the 
Planning Commission on January 14, 2016 for the placement of a temporary trailer to serve coffee, 
beverages and limited pre-packaged pastries while the store is being renovated.  The special exception 
use was originally approved through February 29, 2016. The subject property is located at 5370 West 
Main Street, Kalamazoo, MI, within the “C” Local Business District.  Parcel Number 3905-13-255-060 
 

8. Old Business 

a. Site Plan Review Ordinance 

9. Any Other Business 

a. Historic Preservation Overlay and the Drake Farmstead 

10. Planning Commissioner Comments 

11. Adjournment 
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OSHTEMO CHARTER TOWNSHIP 
PLANNING COMMISSION 
 
MINUTES OF A MEETING HELD FEBRUARY 11, 2016 
 
 
Agenda  
 

PUBLIC HEARING: SPECIAL EXCEPTION USE – KL AVENUE LAND 
PRESERVE 
CONSIDERATION OF THE APPLICATION OF MITCH LETTOW, ON BEHALF 
OF THE SOUTHWEST MICHIGAN LAND CONSERVANCY, FOR A SPECIAL 
EXCEPTION USE AND SITE PLAN REVIEW FOR A NATURE PRESERVE 
WITH A PARKING LOT, PUBLIC ACCESS, AND TRAILS IN THE RR: RURAL 
RESIDENTIAL DISTRICT. PARCEL NO. 05-21-305-109 
 
COMMERCIAL PLANNED UNIT DEVELOPMENT – CORNER @ DRAKE 
CONSIDERATION OF THE APPLICATION FROM GESMUNDO, LLC TO 
REVIEW A CONCEPT PLAN THAT WOULD ESTABLISH A COMMERCIAL 
PLANNED UNIT DEVELOPMENT FOR 21.7 ACRES WITHIN THE CORNER @ 
DRAKE COMMERCIAL CENTER. 

 
 
A meeting of the Oshtemo Charter Township Planning Commission was held on 
Thursday, February 11, 2016, commencing at approximately 7:00 p.m. at the Oshtemo 
Charter Township Hall. 
   
  MEMBERS PRESENT: Millard Loy, Chair  
      Fred Antosz 
      Kimberly Avery 
      Wiley Boulding Sr. 
      Dusty Farmer 
      Pam Jackson 
      Mary Smith  
    
  MEMBERS ABSENT: None 
 
 Also present were Julie Johnston, Planning Director, James Porter, Attorney, and 
Martha Coash, Meeting Transcriptionist. Approximately eight other persons were in 
attendance. 
 
 
Call to Order and Pledge of Allegiance 
 
 The meeting was called to order by Chairperson Loy at approximately 7:00 p.m., 
and the “Pledge of Allegiance” was recited. 
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Agenda 
 
 Chairperson Loy asked if there were any additions, deletions or corrections to the 
Agenda. Hearing no changes, he called for a motion to approve the Agenda as 
presented.  
 
 Mr. Antosz made a motion to approve the agenda as presented. Ms. Jackson 
supported the motion. The motion passed unanimously. 
 
Public Comment on Non-Agenda Items 
 
 Chairperson Loy called for public comment on non-agenda items. Mr. Terry 
Schley, former Planning Commission Member, greeted the Board and gave the 
following remarks: 
 
 “I am Terry Schley the President and an owner of Schley Architects, Inc., 4200 S. 9th 
Street, one of your local Oshtemo Township businesses.  My home address is, and for some 
time has been, 7497 Watermark Drive, Allendale, Michigan 49401.  As a private party I own the 
9th Street land which then as a taxpayer gives me some right to visit with you tonight. 
 
 For some time now I’ve observed you as a Planning Commission.  Not this exact group, 
but mostly this group; you’ve added new members in 2016 and some are gone likely in a 
“healthy cycle of change”.  Much of what I know of you as a group prevails.’’ 
 
 I’ve come to share you are, as I see it, an exemplary body of thought and Oshtemo can 
be proud of how you have acted in deliberation, fairness and consideration; both in making 
policy or ordinance and in individual actions on projects.  I have been in front of a variety of PC’s 
from most sophisticated to some unorganized and less developed.  What I have observed is 
that you always do your preparatory work and you each bring your own analysis to the dais.  
Somehow your process has included respect but varied opinions, and resolution not necessarily 
in full consensus, but always in professional harmony as a group.  You’ve shown that 
differences in citizen committee review can exist and the mission to public good can happen 
with quality.  For what it is worth, you have had my respect as I have observed you work.’’   
 
 I’ve also been pleased to see the PC’s ability to take, at times, a step back and to see 
things in light of the larger issues of planning.  I believe big picture views should sometimes 
temper the minor specifics too easy to get lost in, in essence missing the forest while in the 
trees – something you haven’t been prone to do and I hope you continue to appreciate this in 
your approach.  Importantly you’ve also shown an ability to remember the tremendous ground 
work of the community that has preceded the ordinance you consider.  I know with newer staff 
and change, historic continuity may at times be challenged, but I hope you will keep doing the 
great things I have seen from your body, asking about those histories and working to 
understand the basis of the community’s past planning investment, before you spend effort on a 
decision.’’ 
 
 I must also share I admire you all, for I must tell you I wish I could be up on the dais with 
you.  However, and as noted, my home is in Allendale and I just don’t see how, regardless of 
rules allowing it, that I could be with you.  Imagine if you would with me that which I have 
thought about many times.  A tough decision is at hand with a large Oshtemo citizen audience 
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or a challenging application, and a decision where important land use character is involved.  
That, Planning Commissioners, is all of your decisions.  For me, I found and find it difficult that I 
could represent to Oshtemo that I care enough about that, but not enough to live and make my 
home in Oshtemo. For me leaders must be example, and the hypocrisy in such a role is outside 
my values, even if for just a local Planning Commission role. Again, my home is in Allendale.’’ 
 
 In closing I note you are all volunteers, either stepped up or when asked to serve on this 
Commission, you all said “yes”.  Please keep up your good work, and my sincere thanks as a 
taxpayer to you all for what you do.’’ 
  
 Chairperson Loy thanked Mr. Schley for his remarks and moved to the next item 
on the agenda. 
 
Approval of the Minutes of January 28, 2016 
 
 The Chairperson asked if there were any additions, deletions or corrections to 
the minutes of January 28, 2016. Hearing none, he asked for motion to approve the 
minutes. 
 
  Mr. Antosz made a motion to approve the minutes of January 28, 2016 as 
presented. Mr. Boulding, Sr. supported the motion. The motion was approved 
unanimously. 
  
PUBLIC HEARING: SPECIAL EXCEPTION USE – KL AVENUE LAND PRESERVE 
CONSIDERATION OF THE APPLICATION OF MITCH LETTOW, ON BEHALF OF 
THE SOUTHWEST MICHIGAN LAND CONSERVANCY, FOR A SPECIAL 
EXCEPTION USE AND SITE PLAN REVIEW FOR A NATURE PRESERVE WITH A 
PARKING LOT, PUBLIC ACCESS, AND TRAILS IN THE RR: RURAL RESIDENTIAL 
DISTRICT. PARCEL NO. 05-21-305-109 
 
 Chairperson Loy moved to the next item on the agenda and asked Ms. Johnston 
to review the application for a special exception use and site plan review for a nature 
preserve from the Southwest Michigan Land Conservancy.  
 
 Ms. Johnston explained the applicant is seeking site plan approval and Special 
Exception Use permission for an outdoor recreational area, to be located on an 
unaddressed parcel near the southeast corner of 4th Street and KL Avenue. Already 
functioning informally as the KL Nature Preserve, complete with a network of rough 
trails, the Southwest Michigan Land Conservancy must obtain Special Exception Use 
permission, per section 20.401 of the Zoning Ordinance, before they may construct an 
improved parking area to serve patrons. 
 
 She said the site plan submitted by the applicant includes a 20 space gravel 
parking area, incorporating a 24 foot wide circulation aisle for two-way traffic as well as 
a turn-around area for fire equipment. Vehicles will access the parking lot from KL 
Avenue, approximately 925 feet east of 4th Street, which is the current location of the 
historical access point to the property. The applicant has indicated that the Kalamazoo 
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County Road Commission has given informal approval for the construction of an 
improved driveway at this point, with the actual permit to be applied for and issued once 
work commences. The Township’s Zoning Ordinance states that all parking areas for 
non-residential developments must be paved, but the Southwest Michigan Land 
Conservancy was granted relief from this requirement by the Oshtemo Zoning Board of 
Appeals at its November 17th, 2015 meeting. Both the Township Fire Marshal and 
Engineer have reviewed this project. Any concerns identified in their memos have been 
addressed by the applicant. 
 
 Ms. Johnston said the dimensions proposed for the parking area—24 foot wide 
aisles and accommodations for 20 parking spaces at 10 feet by 20 feet each—are in 
compliance with section 68.000 of the Zoning Ordinance: Off-street Parking. While the 
applicant does not propose to make any significant changes to the property’s 
landscaping, there is significant preexisting vegetation throughout the preserve, and 
Staff feels that the intent of the landscape requirements of the ordinance are being met. 
In addition, additional review criteria as described in Section 60.100 of the Zoning 
Ordinance are met by this application. 
 
 Ms. Johnston concluded by saying the proposed use and improvements are 
consistent with the intent of the Rural Residential zoning district as well as Oshtemo’s 
general desire to preserve the rural character of the Township’s western portions. In 
meeting the requirements of all relevant sections of the Zoning Ordinance, Staff 
recommended that the Planning Commission approve the Special Exception Use 
request and site plan. No necessary conditions for approval have been identified. 
 
 Chairperson Loy asked if there were questions from Commissioners for Ms. 
Johnston. Hearing none, he asked if the applicant wished to speak. 
 
 Mr. Geoffrey Cripe, Director of Land Protection for the Conservancy, provided 
background on the Conservancy, and noted in 2012 an event was held to invite 
neighbors and interested persons to share their vision for the park. The ability to walk or 
hike was most often mentioned and the plans were met with favor. They feel the intent 
to preserve the natural habitat meets with the goals of the Township’s Master Plan and 
Zoning Ordinance. 
 
 Mr. Mitch Lettow, Southwest Michigan Land Conservancy Stewardship 
Specialist, 723 W. South Street, Kalamazoo, explained the intent of the parking lot is to 
provide a safe place to get off the road provided a loose timeline for the project with the 
goal of an April 16 opening for the preserve and installation of an Ordinance compliant 
sign in late May. They intend to hold a public contest to name the recreational area. 
 
 In answer to Board Member questions, Mr. Lettow said the Conservancy will 
maintain the trails with the assistance of volunteers; although they do not routinely have 
large groups, they would be welcome; no trash or restroom facilities will be provided 
since this will be a passive recreation area. 
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 Mr. Antosz pointed out the Ordinance requires amenities; Ms. Johnston said the 
Ordinance addresses active recreation areas and since this is a passive area not 
addressed by the Ordinance, that staff does not feel a need to require them. She 
agreed that perhaps the Ordinance could be looked at to address active vs. passive.  
 
 There were no further questions; Chairperson Loy asked if there were any public 
comments. 
 
 Mr. Bob McCarthy, 8794 KL Avenue, asked if the current gate would remain, 
whether the open hours would still be 24/7, and whether the limited hunting currently 
allowed on the site would still be allowed.    
 
 Chairperson Loy asked Mr. Lettow to address Mr. McCarthy’s questions. 
 
 Mr. Lettow said the current gate will be removed. Instead there will be a swinging 
gate at the turnaround to prevent entering past that point and a sign stating the sunrise 
to sunset open hours. The limited hunting allowed was a specific agreement with the 
donor; there will be fall hunting allowed on the property. A sign will be present when 
active hunting is occurring on the preserve, which consists of 69.5 acres. 
 
 Attorney Porter said the posted sign at the gate stating the hours should also 
state that the Sheriff’s Dept. will be called if the hours are violated. 
 
 There were no further public comments; Chairperson Loy closed the public 
hearing. 
  
 The Chairperson moved to Board Deliberations. The consensus of the Board 
was that the passive nature of the preserve is appropriate, no problems were seen with 
the application, and that this will be a nice addition to the Township. 
 
 Ms. Farmer made a motion to approve the application for special exception use 
and site plan for the nature preserve with a parking lot, public access, and trails as 
presented. Mr. Antosz supported the motion. The motion passed unanimously. 
   
COMMERCIAL PLANNED UNIT DEVELOPMENT – CORNER @ DRAKE 
CONSIDERATION OF THE APPLICATION FROM GESMUNDO, LLC TO REVIEW A 
CONCEPT PLAN THAT WOULD ESTABLISH A COMMERCIAL PLANNED UNIT 
DEVELOPMENT FOR 21.7 ACRES WITHIN THE CORNER @ DRAKE COMMERCIAL 
CENTER. 
 
 Chairperson Loy moved to the next item on the agenda and asked Ms. Johnston 
to walk through the application for a Commercial Planned Unit Development (PUD) at 
the Corner@Drake project surrounding the Costco property. 
 
 Ms. Johnston indicated the applicant was requesting the approval of a 
Commercial Planned Unit Development (PUD), which would include the approximate 
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21.7 acres within the Corner@Drake project that surround the Costco property.  The 
property is zoned C – Local Business District which allows for the development of 
commercial PUDs.  The development area is located at the northwest corner of Stadium 
Drive and Drake Road and is also bounded by US-131 and West Michigan Avenue.  
 
 She said the process to approve a PUD includes two steps: 
  

• Concept Plan Review – Approval of the layout of the PUD 
• Special Exception Use/Site Plan – Detailed site plans that conform to the 

approved Concept Plan 
 
 Currently, she said, three lots within the area planned for the PUD have received 
site plan approval from the Planning Commission. Based on the concept plan provided, 
an additional seven building sites are planned.  The three developments that have been 
approved include: 
 

• Field and Stream located in the northwest corner of the site,  
• Kellogg Community Federal Credit Union located in the northeast corner of the 

site, and  
• Consumers Credit Union located at the northwest corner of Drake Road and 

Century Avenue. 
 
 Ms. Johnston said the conceptual plan is not required to be publicly noticed for a 
hearing.  However, public hearings are required for the site plans included within the 
PUD per Section 60.4450.B.3.  If the PUD is approved by the Planning Commission and 
to ensure consistency with this requirement, Planning Staff will request a public hearing 
be held at the March 10th meeting to incorporate those sites that have already received 
site plan approval within the PUD. 
 
 She said the development area The Century Highfield Sub-Area occupies the 
better part of what has been referred to as the Century Highfield Sub-Area by the 
Township in previous planning exercises and indicated the following highlights some of 
the important elements from those exercises: 
 

• In 1996, the Township conducted a planning review of this area and determined 
commercial use to be most appropriate, identifying a conference center, hotel, 
and lifestyle center as target uses. 
 

• In 2011, an update of the Master Plan prompted the Township to conduct this 
exercise again.  Although conditions in the region had altered significantly, the 
conditions at the site had not changed.  The vision remained that the property 
would be used for commercial uses. 

 
• In October 2013, the Township Board approved the rezoning of the property from 

R-2 and R-3 residential to C: Commercial, consistent with the Master Plan and 
Sub-Area Plan. 
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• In 2014/2015, MDOT replaced the Stadium / 131 interchange, and in conjunction 
with that project completed significant improvements to the Drake Road / 
Stadium Drive intersection.  The project increased the capacity of the intersection 
and roads to accommodate the high volume of existing traffic and potential traffic 
that will likely be generated when this project is complete. In addition, drainage 
and non-motorized improvements were also included. 
 

• Costco was completed and opened for business in October of 2014. 
 

• Field and Stream, Consumers Credit Union, and Kellogg Community Federal 
Credit Union were all approved in 2015 and are either under construction or 
working to begin construction. 
 

 She continued, saying from the start of the planning process for this 
development, it was intended that the individual building sites would function as one 
larger commercial retail center.  The placement of internal access, building sites, 
landscaping, drainage infrastructure, signage, etc. was designed to be integrated and 
work as a whole.  At the time Costco was developed, only two parcels existed on site –
the Costco development and the property that surrounded Costco to the east, south and 
west. Reviews of the site plans that were previously submitted to the Township were 
conducted based on this “ring” property as one parcel. 
 
 In 2015, the applicant submitted a land division application to the Township for 
the large parcel that surrounds Costco. The request was to create five new parcels 
within the development, which was approved by the Township and recorded with 
Kalamazoo County.  Unfortunately, the placement of parcel lines within the 
development created some conflicts with the Township Zoning Ordinance, specifically 
setbacks, landscape buffers, signage and lighting requirements at property lines. 
 
 She said while the parcels are still under one ownership and the development 
still functions as a commercial center, the introduction of new parcel lines required 
Planning staff to re-evaluate the ability to approve new site plans without variances from 
the code.  In addition, existing approvals were now noncompliant. As a way to rectify 
these concerns, Planning staff recommended the establishment of a commercial PUD. 
Utilizing this tool allows the Township to continue to review these properties as one 
development as always intended by the applicant.  The approval of the concept plan 
solidifies the development’s design and provides continuity as new site plans are 
submitted.  
 
 Ms. Johnston said the concept plan has not changed significantly since its 
original inception in 2013 when Costco was approved.  A total of nine building sites (one 
combined by a pedestrian plaza) are proposed. Century Avenue provides the primary 
access to the development, which was constructed, along with the adjacent sidewalk, 
when Costco was completed.  Additional vehicular access is provided at the northern 
portion of the site from Drake Road and along the western boundary to Michigan 
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Avenue.  All drives within the development are private and will be maintained through a 
shared access easement agreement. 
 
 Utilities to the site are provided through public water and sanitary sewer.  As site 
plans are developed, these connections are reviewed and approved by the Township 
Engineer.  Per Section 78.520: Stormwater Management Standards, all stormwater 
must either be managed by a public system or handled through on-site facilities.  The 
entire Corner@Drake development uses a combination of both public and on-site 
facilities.  While not included in the PUD, Costco manages stormwater on-site.  The 
properties within the PUD utilize the Michigan Department of Transportation’s (MDOT) 
system near US-131 on the west side of the project and the City of Kalamazoo’s system 
on the east side of development. Stormwater management will continue to be reviewed 
as individual site plans are submitted to the Township. 
 
 She said the parking calculations for the concept plan have been developed 
based on the standard practice of utilizing a net value for building square footage. A 
total of 952 spaces are planned and the applicant is requesting size reduction for 25 
percent of the spaces.  Per Section 68.300: Requirements for Parking Spaces and 
Parking Lots, the Planning Commission may alter parking lot space dimensions for up to 
25 percent of the spaces if the lot has more than 100 spaces. The applicant is 
requesting that 238 spaces be dimensioned at 9’ x 18’ as opposed to the 10’ x 20’ 
generally required. 
 
 Ms. Johnston discussed lighting requirements, saying the areas internal to the 
site should not be required to dim down lighting to 1 foot candle since pedestrians 
walking in those areas will need more lighting for safety and security; she indicated 
there is flexibility within the Ordinance to provide for that. 
 
 Also, she explained the commercial PUD ordinance requires that landscaping be 
in accordance with Section 75: Landscaping.  This will generally be reviewed as the 
individual site plans are submitted to the Planning Commission.  However, there are two 
notable deviations from Section 75 related to buffer zones that support of the PUD will 
approve.  First is the required buffer zone along Drake Road, which includes a 
pedestrian path.  According to Section 75.130: Greenspace Areas, the buffer zone C+ 
(30 feet) is required in this area because the non-motorized facility cannot be 
accommodated entirely in the public right-of-way.  The concept plan shows the buffer 
zone along Drake Road averaging 20 feet in width, which is a C buffer zone and is 
typical along public roadways.   
 
 Ms. Johnston pointed out the applicant has agreed to allow the paved, non-
motorized path to be placed on his property where the right-of-way for Drake Road is 
too narrow for construction.  The applicant has also agreed to cover the cost of a 
standard 5-foot sidewalk along Drake Road.  The Township, however, is considering 
contributing to these funds to develop a 10-foot multi-use path, which may require 
additional property from the applicant.  It seems overly burdensome to require the 
applicant to both provide property for a non-motorized path and then to increase that 
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buffer from 20 to 30 feet because the path cannot be accommodated in the right-of-way.  
Planning staff would encourage the Planning Commission to approve the buffer zone 
along Drake Road as presented. 
 
 She said the second buffer zone deviation is for the required 10-foot buffer 
between commercial uses.  Section 75.130 requires buffer zone classification A 
between two C: Commercial zoned properties.  Due to the lot splits approved in 2015, 
this 10-foot buffer is required on both sides of the new parcel lines within the 
development.  As this project is essentially a commercial “center” and not individual 
parcels, buffering does not seem necessary.  Also, placing a 20-foot landscape buffer 
between parcels does not allow for the possibility of shared parking and makes 
connectivity between building sites more difficult.   
 
 As she stated previously, a non-motorized path is planned along Drake Road.  
However, the final design of the path is yet to be determined. As currently planned, the 
path will be a 5-foot sidewalk that meanders along the right-of-way as opposed to 
simply being located parallel to the curb. Pedestrian circulation within the development 
is primarily handled through a five-foot sidewalk along Century Avenue.  Access points 
are planned from this sidewalk to various building sites as well as between building 
sites.  There are a few of access points that have either been approved on past site 
plans or are requested by Planning staff that are not shown on the concept plan.  These 
include the following: 
 

• There is a pedestrian crossing from the southeast corner of the Consumers 
Credit Union site to the sidewalk planned on Drake Road that was approved as 
part of the site plan but is not shown on the concept plan. 

 
• Staff would like to see pedestrian access from the sidewalk on Century Avenue 

to the southwest corner of the building site at the southwest corner of Century 
Avenue and Drake Road. 

 
• The multi-tenant shops located between Kellogg Community Federal Credit 

Union and Consumers Credit Union includes a large parking lot to the rear of the 
buildings.  A pedestrian path is planned along the north side of the second 
building north of Century Avenue. Some type of demarcation is needed to direct 
pedestrian traffic to this sidewalk.  Staff would recommend striping in the parking 
lot or signage on the sidewalk or some other indication of the pedestrian path 
presented by the applicant and approved by the Planning Commission. 
 

 Ms. Johnston said Section 60.423: Open Space delineates the requirements of 
open space within the commercial PUD.  The applicant has indicated on the Pedestrian 
Circulation and Open Space plan that 4.40 acres of the site is dedicated to open space.  
Based on the requirements of 60.423, five percent of the site is required to be dedicated 
as open space.  This equates to 1.1 acres of required open space.  The ordinance 
indicates the following: 
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Designated open space shall be set aside as common land and either retained in 
an essentially undeveloped or unimproved state or improved as a central "public 
gathering place" to serve the following purposes: 
 

1. conservation of land and its resources, 
2. ecological protection, 
3. provide for parkland and passive recreation (which preserve the natural 

features), 
4. protect historic and/or scenic features, 
5. shaping and guiding the planned unit development, 
6. enhancement of values and safety, 
7. provide opportunities for social interaction, and/or 
8. provide active recreational opportunities on a neighborhood scale. 

 
Based on the plan provided, Ms. Johnston said it appears that all the landscaped areas 
and plaza areas have been counted towards the open space calculation, which does 
not technically meet the definition provided above.  The parking lot islands and 
landscaping around the buildings should not be included in this calculation.  However, 
Planning staff believes the following features do meet the ordinance requirements and 
can be counted towards the five percent open space: 
 

• The large open plaza planned between the two buildings which face Stadium 
Drive would qualify because it provides opportunities for social interaction within 
the PUD.  
 

• The pedestrian connections and the landscaped buffer zones that surround these 
connections can be counted as they enhance the value and safety of the PUD, 
shape and guide the design of the PUD and provide opportunities for social 
interaction because they afford access to the pedestrian plaza. 
 

• The open space area at the corner of Drake Road and Stadium Drive, which 
includes the decorative designed retaining wall and landscaping that enhances 
safety and values and helped to guide and shape the development of the PUD. 

 
Based on Staff’s rough estimate of the square footage of these areas, a total of 1.7 
acres can be calculated, which would meet the requirements of the ordinance. In 
addition to the open space areas on site, the applicant has entered into an agreement 
with MDOT to maintain their acreage of open land adjacent to the development near 
US-131.  This property will remain undeveloped. 
 
 Ms. Johnston said according to Section 60.440: Review Criteria, the Planning 
Commission should consider the following Standards of Approval items, 60.441 – 
60.448 when reviewing a commercial PUD concept plan and provided explanations for 
each item:  
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60.441: The overall design and land uses proposed in connection with a planned unit 
development shall be consistent with the intent of the planned unit development concept 
and the specific design standards set forth herein. 
 
The uses planned within the PUD are retail, office and restaurant uses.  These are all 
compatible with a commercial PUD or commercial “center.” The PUD also meets the 
guidelines for development outlined in Section 60:430 Design Standards.  Overall, the uses 
and design of the PUD are supported by the Zoning Ordinance. 
 
60.442: The proposed planned unit development shall be consistent with the goals, 
objectives, and development principles identified in the Township Master Plan including 
applicable Sub-Area Plan contained in the Master Plan. 
 
The proposed PUD is located within the Century Highfield Sub-Area Plan of the Master 
Plan.  This section of the Township was designed as a sub-area of the Master Plan because 
of the significant opportunities for future development and redevelopment in the area.  At the 
time of the Master Plan, the Corner@Drake project was in its infancy and therefore the site 
was still being underutilized as residential. The Sub-Area Plan recognizes the significance of 
this location as a gateway into the Township and therefore recommended some flexibility in 
uses within the Gateway Commercial North district.  A mix of commercial and residential 
uses at a density greater than existed when the Master Plan was adopted was envisioned 
for the Gateway Commercial North designation.  In addition, the Century Highfield Sub-Area 
Plan specifically mentions the use of planned unit developments as a way to allow for 
development flexibility.  The Corner@Drake project fits into the outcomes proposed by the 
Sub-Area Plan. 
 
60.443: The proposed planned unit development shall be serviced by the necessary public 
facilities to ensure the public health, safety, and welfare of the residents and users of the 
development. 
 
The PUD is served by both public water and sanitary sewer.  Public facilities will also be 
utilized to handle a portion of the stormwater runoff from the development. 
 
60.444: The proposed planned unit development shall be designed to minimize the impact 
on traffic generated by the development on the surrounding land uses and road network. 
 
Circulation and traffic impacts from the development were closely scrutinized when Century 
Avenue was fully constructed for the development of Costco.  The developer coordinated 
with the owners of the property to the east (former Kmart) to consolidate their existing 
driveways into one that was aligned and signalized with Century Avenue. 
 
The location of this intersection, the lane alignment on Drake Road, and the requirement for 
the traffic signal were well studied and evaluated by a variety of different agencies and 
engineers.  The applicant submitted a traffic study when Costco was developed to support 
the commercial center.  The study was reviewed carefully by MDOT and the City of 
Kalamazoo (who maintains Drake Road in this location).  The Township worked with these 
agencies and the developer to design the circulation of the project so that it functioned 
effectively with the improvements to Stadium Drive and the US-131 intersection completed 
by MDOT.  All agencies were satisfied that the proposed changes would not negatively 
impact Drake Road or Stadium Drive, and would in fact improve circulation patterns.  
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60.445: The proposed planned unit development shall be designed so as to be in character 
with surrounding conditions as they relate to the bulk and location of structures, pedestrian 
and vehicular circulation, landscaping, and amenities. 
 
The design of the PUD, character of the building facades, pedestrian circulation, 
landscaping and amenities proposed on the site have all greatly enhanced the character of 
the area.  The retaining wall design feature has considerably improved this gateway point to 
the Township.  Overall the quality of development within the Corner@Drake PUD is a 
significant improvement to this area of Oshtemo Township. 
 
60.446: The proposed planned unit development shall be designed and constructed so as to 
preserve the integrity of the existing on- and off-site sensitive and natural environments, 
including wetlands, woodlands, hillsides, water bodies, and groundwater resources. 
 
Development within the Corner@Drake PUD has already occurred and all on-site grading 
has been completed. Designing the PUD with the intent to preserve natural features is no 
longer possible.    
 
60.447: The designated open space shall be of functional value as it relates to opportunities 
for wildlife habitat, woodland preservation, agricultural use, recreation, visual impact, and 
access. 
 
The designated open space within the PUD is primarily designed for access and the safety 
and enjoyment of the PUD by pedestrians, as well as the visual impact it provides outside of 
the development.  The function of a commercial center does not lend itself to the other open 
space opportunities outlined in Section 60.447. 
 
60.448: The proposed planned unit development shall comply with all applicable Federal, 
State, and local regulations. 

 
The development has already received any required outside organization approvals.  These 
occurred when Costco and the other sites already approved by the Township were 
submitted. 

 
 Ms. Johnston said staff has worked closely with the applicants and their team for 
several months as this development project has evolved.  The placement of a PUD over 
these properties will result in a more cohesive development and will allow for some 
flexibility within the Zoning Ordinance.  If the Planning Commission approves the PUD 
Concept Plan, the following deviations from the Zoning Ordinance will occur: 
 

1. Reduced setbacks, specifically for the financial institutions drive-thru lanes. 
2. Relief from 0.1 foot candle light limit between sites. 
3. Relief from necessary landscape buffer widths—specifically allow no buffers 

between some parcels, and reduce necessary buffer width along Drake Road to 
20 feet. 

4. Allow for an off-site sign for the uses that will be included on the multi-tenant sign 
located on Drake Road. 
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5. Allow 238 parking spaces to be dimensioned at 9’ x 18’ as opposed to the 10’ x 
20’ generally required. 

 Ms. Johnston concluded by saying Planning staff recommended approval of the 
Corner@Drake PUD Concept Plan with the following conditions:  

1. Allow the following deviations from the Zoning Ordinance: 
• Allow for a reduction in side and rear yard setbacks within the PUD. 

 
• Allow a reduction in the front yard setback from Stadium Drive to a minimum 

of 35 feet. 
 

• Relief from 0.1 foot candle light limit between sites. 
 

• Relief from necessary landscape buffer widths—specifically allow no buffers 
between parcels and reduce the necessary buffer width along Drake Road to 
20 feet. 

 
• Allow for an off-site sign for the uses that will be included on the multi-tenant 

sign located on Drake Road. 
 
• Allow 238 parking spaces to be dimensioned at 9’ x 18’ as opposed to the 10’ 

x 20’ generally required. 
 

2. A public hearing be held to establish the Special Exception Use on the approved 
site plans. 

 
3. The submission of a revised Open Space Plan showing the areas delineated by 

staff in the 02-03-2016 memo. 
 

 Chairperson Loy thanked Ms. Johnston for her presentation and asked if there 
were questions for her from the Board. 
 
 Ms. Smith asked about the nature of other businesses to come within the 
proposed PUD. 
 
 Ms. Johnston said in addition to Kellogg and Consumers Credit Unions and Field 
and Stream, Old National Bank, two restaurants and 2 – 5 retail shops are expected. 
 
 Ms. Jackson asked for clarification on the Drake Road buffer requirement. 
 
 Attorney Porter concurred with Staff’s belief that requiring a buffer and an 
additional 10 feet for a path would be punishing the developer. 
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 In answer to a question from Ms. Farmer about why the MDOT agreement is not 
included in the PUD, Ms. Johnston explained the applicant has agreed with MDOT to 
maintain the whole area around the perimeter, including MDOT’s property. 
 
 Attorney Porter pointed out the applicant cannot acquire the MDOT property for 
five years, but may be able to acquire it at some point. 
 
 Ms. Farmer pointed out the 10 foot path developed in concert with the Township 
goes toward the current Township Board vision of making the Township walkable; the 
path would be similar to the path in front of the Township Hall and could link both north 
and south on Drake Road as more pathway is developed. 
 
 Attorney Porter said the goal of the Township is to have a walkable path the 
entire length of Drake Road from Stadium north to the Kal Haven Trail and south to 
meet with W.M.U. 
 
 There were no further Board questions; Chairperson Loy asked if the applicant 
wished to speak. 
 
 Mr. Kurt Aardema, AVB Builders, 1451 W. Maple Street, said although there was 
no PUD Ordinance in place at the beginning of the Corner@Drake project it was always 
the vision, and now they are excited to be able to work within this plan, provide new 
design elements and to cooperate in providing a 10 foot wide path. He appreciated the 
thorough staff report  
 
 Chairperson Loy said since the Township will be responsible for maintaining the 
10 foot wide path he would like to see the developer provide an easy way for a plow 
truck to get on and off the path efficiently and easily. Mr. Aardema said he would work 
with the Engineer to make sure that will occur. 
 
 The Chairperson said the project is well designed and should work well within the 
PUD. 
 
 Mr. Aardema reported the shared tenant sign is underway and will fit well with the 
character of the development, utilizing much of the same types of building materials. 
 
 The Chairperson determined there were no members of the public who wished to 
address the Board and moved to Board Deliberations. He commended Ms. Johnston on 
her excellent presentation. 
 
 Ms. Jackson liked the plan and that it was made much better with the PUD. 
 
 Ms. Farmer expressed her distress over how much space is devoted to 
pavement for parking. Trees that were on site were too mature and overgrown to 
preserve and there were contaminants on the site, but natural space was not preserved 
and there is a lot of concrete, even though Ordinance requirements were met. 
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 Ms. Jackson made a motion to approve the concept plan, including the listed 
deviations from the Zoning Ordinance, proposed by AVB Builders to establish a 
commercial planned unit development (PUD) for 21.7 acres within the Corner@Drake 
commercial center contingent upon the three recommended staff conditions. Ms. 
Farmer supported the motion. The motion passed unanimously. 
  
Old Business 
  
 There was no old business; Chairperson Loy moved to the next item. 
  
Any Other Business 
  

Sign Regulations in the Village Form-Based Code Overlay District 
 
 Ms. Johnston indicated there has been some difficulty in enforcing part of the 
Village Form-Based Code Architectural Design Standards, specifically: “Section 
34.670.B.4: internally lit plastic letters or plastic box signs shall be prohibited.” 
 
 She provided some background on this situation and asked if Commissioners 
would be open to allow staff to bring a recommendation regarding how to manage the 
situation and outlined several possible solutions. 
 
 After some discussion, the Board agreed it would be appropriate to address the 
situation and asked Ms. Johnston to return with a recommendation. 
 
PLANNING COMMISSIONER COMMENTS 
 
 Ms. Jackson reminded the Board of the joint meeting to be held Tuesday, 
February 16. 
 
 Ms. Johnston said a letter and certificate of appreciation for Mr. Schley’s service 
on the Planning Commission would be mailed to him. 
   
ADJOURNMENT 
 
 Having exhausted the agenda, and with there being no further business to 
discuss, Chairperson Loy adjourned the Planning Commission meeting. 
  
 The Planning Commission meeting was adjourned at approximately 8:35 p.m. 
 
Minutes prepared: 
February 15, 2016 
 
Minutes approved: 
___________, 2016 



February 17th, 2016 
 
 
Meeting Date:   February 25th, 2016 
 
To:  Planning Commission   
 
From:  Ben Clark, Zoning Administrator 
 
Applicant: Hokanson Companies, Inc. 
 
Owner:  Corner @ Drake D, LLC 
 
Property: 5003 Century Avenue, parcel #3905-25-240-009   
 
Zoning:  C: Local Business 
 
Request: Special Exception Use and site plan review for a new bank with drive-through 

accommodations 
 
Section(s): 30.407: Drive-in service window or drive-through services for businesses; 60.420: 

Commercial planned unit development provisions 
 
Project Name:  Old National Bank 
 
OVERVIEW 
 
The applicant is seeking site plan approval and Special Exception Use permission for a new bank with drive-
through accommodations, to be located at 5003 Century Avenue within the Corner @ Drake commercial 
PUD in Oshtemo Township. 
 
PROJECT SUMMARY 
 
Situated on the southwest corner of Drake Road and Century Avenue, immediately south of Consumers 
Credit Union, the proposed Old National bank will be two stories tall with approximately 15,500 square feet 
of floor space. The drive-through lanes, rather than being appended to the side of the structure as is 
typically done with financial institutions, will actually be located beneath the second floor, essentially 
passing through the center of the building. The structure’s shape, size, and overall aesthetics are intended 
to help prominently define the entrance to the Corner @ Drake development, complementing the similarly 
multi-storied CCU which lies on the other side of Century Drive. Along with serving patrons’ personal 
banking needs, this facility will also function as Old National’s regional office.  
 
GENERAL ZONING & PUD COMPLIANCE 
 
The proposed project is in compliance with all relevant sections of Oshtemo Township’s Zoning Ordinance, 
including building setbacks, site lighting photometrics, parking area layout & dimensions, and landscaping. 
The site plan has also been developed in accordance with the overall concept plan for the Corner @ Drake 
commercial PUD, which was approved by the Planning Commission at its February 11th, 2016 meeting. 
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SITE CIRCULATION 
 
Using a combination of one- and two-way traffic flows, all internal vehicle circulation aisles are of the 
necessary widths, and the site plan indicates that there will be ample directional pavement arrows to help 
guide motorists as they circulate through the site. Information on the site plan also states that up to 14 cars 
will be able to line up to use the drive-through facilities without impeding traffic flow on the rest of the 
property. While the Zoning Ordinance doesn’t state how many stacking spaces must be provided, Township 
Staff is comfortable with the indicated capacity. Three additional changes that Staff would like to see made 
to the site plan are the inclusion of crosswalk striping at the driveway onto the property and across the 
drive-through entrance lane, and an indication that an ADA compliant ramp will be installed where the 
southwest pedestrian connection meets the building’s perimeter sidewalk. 
 
ENGINEERING 
 
While the Township’s Engineer did not identify any significant concerns during his review of this project, he 
did note that the drains located in the drive-through lanes are shown as connecting to the sanitary sewer, 
but Staff prefers that they instead empty into the stormwater system. The engineering firm responsible for 
creating and managing the site plan for this project is aware of this issue, and has indicated to the Township 
Engineer that they intend to change the drains so that they empty into the stormwater system. If the 
applicant prefers that the drains remain connected to the sanitary system, then the runoff must be treated 
in compliance with all relevant standards. 
 
Another concern identified by the Township Engineer during his review is that one of the indicated spot 
elevations on the site plan suggests that stormwater will likely spill over the curbing of the parking lot 
before flowing into the intended drainage feature. As with the above matter, the applicant is aware of this 
issue and plans to correct it on a revised site plan. 
 
FIRE DEPARTMENT 
 
Based on the size of the building, which is one factor that determines how much water flow is necessary for 
adequate fire suppression, the Fire Marshal has stated that one additional hydrant is needed to service the 
subject site, preferably along its Drake Road frontage. Representatives of the applicant are aware of the 
Fire Marshal’s concerns and plan on meeting with him to address the hydrant location issue.  
 
OTHER CONSIDERATIONS 
 
Section 60.100 of the Zoning Ordinance provides additional review criteria for consideration when 
deliberating a Special Exception Use request.   
 
A. Is the proposed use compatible with the other uses expressly permitted within the C: Local 

Business zoning district? 
 
 Given that financial institutions without drive-through accommodations are permitted by right in 

this zoning classification, Staff considers this proposed use as being compatible with the district. 
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B.  Will the proposed use be detrimental or injurious to the use or development of adjacent 

properties or to the general public? 
  
 Designed in accordance with the approved concept plan for the Corner @ Drake commercial PUD, 

Staff feels that this project will fit in well with its surroundings, both from a usage and an aesthetic 
standpoint.  

     
C.  Will the proposed use promote the public health, safety, and welfare of the community? 
 
 Intended to be a part of the Corner @ Drake commercial PUD, it is anticipated that the design and 

siting of the proposed will promote the public health, safety, and welfare of the community. With 
no direct vehicle access to Drake Road and ample pedestrian accommodations, Staff feels that the 
public interest is being served. 

 
D. Will the proposed use encourage the use of the land in accordance with its character and 

adaptability? 
 
 This use is harmonious with its location. Situated near the junction of two busy roads and within a 

larger commercial development, Staff has no concerns that the proposed Old National Bank will in 
any way negatively impact the land’s character or adaptability.  

 
RECOMMENDATION 
 
Staff is comfortable in recommending approval of the site plan and Special Exception Use request for Old 
National Bank. If the Planning Commission is inclined to approve this project, Staff suggests the following 
conditions, to be administratively evaluated prior to the issuance of a building permit. 
 

1. A revised site plan be submitted to the Township, showing the two unmarked pedestrian paths—
one at the site’s vehicle entrance and the other across the entry point to the drive-through 
facilities—striped as crosswalks and the aforementioned ADA ramp near the southwest corner of 
the building. 
 

2. Either the drains in the drive-through area are to be connected to the stormwater system, to be 
shown on a revised site plan, or, if they are to continue to empty into the sanitary sewer, then the 
appropriate treatment mechanisms are to be illustrated on said plan. 

 
3. The erroneous spot elevation found during engineering review be corrected. 

 
4. The Fire Marshal is to be presented with a satisfactory plan to include all necessary hydrants, also 

to be included on a revised site plan. 
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Respectfully Submitted, 
 

 
 
Ben Clark 
Zoning Administrator 
 
Attachments: Application & narrative 
  Site plan 
  Aerial map 
  Fire Marshal memo 
  Engineer memo 











DESCRIPTIONSHT #

DRAWING INDEX

SITE LOCATION MAP

PROJECT

LOCATION

C-0 - TITLE SHEET

SITE PLAN REVIEW
02/16/16

UTILITY CONTACTS:

OWNER

PLANS PREPARED BY:

C-1 - EXISTING CONDITIONS - DEMO PLAN

C-2 - SITE LAYOUT

C-3 - SITE UTILITY PLAN

C-5 - OVERALL STORM WATER PLAN

C-7 - DETAILS

C-6 - DETAILS

C
O

M
M

ERCIA
L

ZO
N

E IC

ZO
N

E R
M

-1
5

ZONE RM-15

ZO
N

E R
S-5

ZO
N

E IC

L-1 - LANDSCAPE PLAN

L-2 - LIGHTING PLAN

ISSUED FOR:

Oshtemo Twp

Kalamazoo, MI

02/16/16

Old National Bank

Construction Plans

C-4 - SITE GRADING & SESC PLAN
ARCHITECT:

A200 - BUILDING ELEVATION

A201 - BUILDING ELEVATION



C-1

E
X
IS

T
IN

G
 C

O
N

D
IT

IO
N

S
 -

 D
E

M
O

 P
L
A

N

O
L
D

 N
A

T
IO

N
A

L
 B

A
N

K

T
O

W
E

R
 P

IN
K

S
T
E

R



C-2

S
IT

E
 L

A
Y
O

U
T

O
L
D

 N
A

T
IO

N
A

L
 B

A
N

K

T
O

W
E

R
 P

IN
K

S
T
E

R

PROPOSED USE

ZONING

PARKING

INTERIOR LANDSCAPING

13

11

6

12

3

3

9

15



C-3

S
IT

E
 U

T
IL

IT
Y
 P

L
A

N

O
L
D

 N
A

T
IO

N
A

L
 B

A
N

K

T
O

W
E

R
 P

IN
K

S
T
E

R

WATER MAIN FITTING SCHEDULE



C-4

S
IT

E
 G

R
A

D
IN

G
 &

 S
E

S
C

 P
L
A

N

O
L
D

 N
A

T
IO

N
A

L
 B

A
N

K

T
O

W
E

R
 P

IN
K

S
T
E

R

SOIL EROSION AND

SEDIMENTATION CONTROL MEASURES



C-5

O
V

E
R

A
L
L
 S

T
O

R
M

 W
A

T
E

R
 P

L
A

N

O
L
D

 N
A

T
IO

N
A

L
 B

A
N

K

T
O

W
E

R
 P

IN
K

S
T
E

R

OLD

NATIONAL

BANK



C-6

D
E

T
A

IL
S

O
L
D

 N
A

T
IO

N
A

L
 B

A
N

K

T
O

W
E

R
 P

IN
K

S
T
E

R

OUTLET CONTROL STRUCTURE  OS #1

"C4" CURB DETAIL

SIDEWALK DETAIL SIDEWALK RAMP TYPE R

HEAVY DUTY
PAVEMENT SECTION

PAVEMENT SECTION
LIGHT DUTY

INTEGRAL SIDEWALK/CURB

HANDICAP PARKING SIGN DETAIL



SECTION

SILT FENCE DETAILS

FRONT VIEW

JOINT DETAIL

 
D
R
A
W
IN
G
 
LO

C
A
T
IO
N
: 
H
:\
15
-
0
4
9
D
 
(O
ld
 
N
a
ti
o
n
a
l 
B
a
n
k
 
-
 
D
ra
k
e
)\
_
_
F
IN
A
L 
D
R
A
W
IN
G
S
\
C
-
7
 
D
e
ta
ils
.d
w
g
 
 
LA

S
T
 
S
A
V
E
D
 
B
Y
: 
A
S
T
IN
S
O
N
 
O
N
 
1/

6
/
2
0
16

C-7

D
E

T
A

IL
S

O
L
D

 N
A

T
IO

N
A

L
 B

A
N

K

T
O

W
E

R
 P

IN
K

S
T
E

R

CATCH BASIN DETAIL

SANITARY LEAD DETAIL

CLEANOUT DETAIL

ROOF LEAD/ DOWNSPOUT DETAIL

TRENCH DETAILS

UNDER PAVED AREA NOT UNDER PAVED AREA

PAVEMENT/CONC AREA
CLEANOUT IN

WATER MAIN DEFLECTION DETAIL



h
u

rl
e

y
  

&
  

s
te

w
a

rt

 
D
R
A
W
IN
G
 
L
O
C
A
T
IO
N
: 
K
:\
1
5
3
3
 
O
ld
 
N
a
ti
o
n
a
l 
B
a
n
k
\
C
a
d
d
\
La
n
d
s
c
a
p
e
 
P
la
n
.d
w
g
 
 
L
A
S
T
 
S
A
V
E
D
 
B
Y
: 
T
IM
 
B
R
IT
A
IN
 
O
N
 
2
/
1
6
/
2
0
1
6

L-1

L
A
N
D
S
C
A
P
E
 P
L
A
N

O
L
D
 N

A
T
IO

N
A
L
 B

A
N
K

T
O
W
E
R
 P
IN

K
S
T
E
R

LANDSCAPE NOTES:

Tree Planting Detail
Not to Scale

Shrub Planting Detail
Not to Scale

Groundcover Planting Detail
Not to Scale

2

3

4

Metal Edging 
Not to Scale1

Dry Stacked Limestone Outcropping Retaining Wall
Not to Scale

5

LANDSCAPE LEGEND:



astinson
Snapshot



LEVEL 1A (752.00')
0' - 0"

Level 2
15' - 0"

Parapet 2
34' - 6"

Parapet 1
31' - 0"

E D C B AA.3

LEVEL 1B
-1' - 2"

1C

A301

1E

A301

1E

A501

5E

A352

W14 W14

W13

W13

B.3

E10

E5

E17

E24

E3

E18

E7

E8

E3

E11

E2

E20

E11E11E11

E2E2

E26

E25

E25

E25

E9 E9
E9

E9

E8

E7

E10

E23

E23

E8

E8

E35

E35

E28

E18

E23

E23
E8

E24 E11

E19E19

E8

E23
E11

E11

E28E15

E18

E7

E25
E8

E4

E25

E3

E11
E2

E3

E2

E35 E35

E3
E8

E8

E24

E24

1/8" = 1'-0"A200

EAST ELEVATION1E WEST ELEVATION

LEVEL 1A (752.00')
0' - 0"

Level 2
15' - 0"

Parapet 2
34' - 6"

Parapet 1
31' - 0"

7654321 1.4 6.4 6.8

LEVEL 1B
-1' - 2"

1.90.5

2C

A300

2E

A300

W14W14W14W14W14W14W14

2D

A401

E15
E7

E10

E18

E8

E25

E11
E2

E3

E35E35

E9 E9

E8

E24

E2

E3E24

E11

E24

E25

E11

E8
E3

E31

E4

E4

E32

E25

E4

E23E23

E25 E8E8

E11

E23
E23

E3

E18

E3

E33
E23

E23E23E23

E35

E9E9

E35

E25E34 E34E34 E34

E35E35

E9 E9

E34 E34 E34 E34

E23
E23

E23
E8E8 E8 E8

E2
E20

E23

E25

E3

E3

E8E8

E23
E23 E23

E23

E4 E4 E4
E10

E8
E25

E24

E11

E5

E10
E10

E7
E18

E23
E23E2

E11 E3

E3

E28

E24

E11

E3

E2

E20

E25 E8

E9
E35

E26 E2

E11

E33

E2

1/8" = 1'-0"A201

SOUTH ELEVATION1C NORTH ELEVATION1A

A200

1B



LEVEL 1A (752.00')
0' - 0"

Level 2
15' - 0"

Parapet 2
34' - 6"

Parapet 1
31' - 0"

7 6 5 4 3 2 11.42.36.46.8

LEVEL 1B
-1' - 2"

1.9 0.5

2C

A300

2E

A300

6E

A352

W11 W11 W11 W12

W4
W2 W2 W2

W3

W11

W2

W11

W2 W2

W11 W1

W1 W9 W9 W9

W10W2

E10

E8E8
E8

E3

E9E9

E10E7
E7E18 E7

E7
E18

E10

E6

E9

E8

E5

E29

E14

E3 E9

E8

E17

E2

E24

E8

E20 E24

E9 E9E10
E35E35

E9

E17

E22

E9

E2

E2
E21

E2

E3

E8

E9
E35

E23

E9E9

E35 E35
E23E23E23

E23E23

E9E9E9E9E9

E9 E9 E9 E9 E9

E13

E12

E24

E36
E12

E30
E10

E9

E6

E35 E18 E16 E10

E24 E24 E24

E8 E8E8

E8

E3

E24
E24E24E24

E12 E29

E8 E8 E8

E3

E8

E20
E24

E8
E28E8

E8E8E8

E23
E23

E23

E23 E23 E23

E3
E24

E2E2 E23
E23 E23 E23E23

E23

E24 E24 E24

E24 E24 E24 E24

E24 E24

E24

E24

E24

E24
E24

E24

E24

E24

E41 E41 E41 E41 E41

1/8" = 1'-0"A200

NORTH ELEVATION1C SOUTH ELEVATION

LEVEL 1A (752.00')
0' - 0"

Level 2
15' - 0"

Parapet 2
34' - 6"

Parapet 1
31' - 0"

EDCBA A.3

LEVEL 1B
-1' - 2"

1C

A301

1E

A301

1E

A501

5E

A352

W17W17W15W15W15 W11 W11

W16W6W8W9W9W9

W10

B.3

E10

E7
E18

E3

E11E2

E10

E33

E3

E5

E8

E3

E6

E9

E11

E9

E9

E35E35

E8 E8E8

E35
E2

E11

E7E7

E10

E23
E23

E8

E28

E10

E19
E12

E34 E34

E23

E23

E23
E23E34 E34 E8E3

E3

E9E9
E35

E35

E8

E20

E2

E2E11

E8E8E8

E9E9E9E9

E9E9E9 E9

E3

E36

E9

E6E10 E1

E18

E7E18

E8E8E3

E8

E5

E22

E17

E3

E24

E20

E2

E21

E3

E2

E6

R
=4

7'
-6

"

1/8" = 1'-0"A201

WEST ELEVATION1E EAST ELEVATION

1C

A201

1D



1C

A200

1E

A201

1C

A201

1E

A200

1A

1B

A200

A201

1D

1/8" = 1'-0"A200

NORTH ELEVATION1C SOUTH ELEVATION1C

A201

FIRST FLOOR PLAN
A101



1/8" = 1'-0"A200

NORTH ELEVATION1C SOUTH ELEVATION1C

A201

SECOND FLOOR PLAN

1C

A200

1E

A201

1C

A201

1E

A200

1A

1B

A200

A201

1D

1/8" = 1'-0"A200

NORTH ELEVATION1C SOUTH ELEVATION1C

A201

FIRST FLOOR PLAN
A101



W Michigan Ave

Dr
ak

e R
d

Stadium Dr

N US 131

Old National Bank Location

I
Project Location
Property Line

0 250 500125
Feet



OSHTEMO FIRE DEPARTMENT SITE PLAN CONCERNS LIST 
 
Applicant:  Old National Bank.   
Project:  Proposed new building.  
Location:  Century Ave.  
Date:  February 17, 2016 
Site Plan Date:  February 17, 2016 
 
Identified Concerns: 
 
A 15 foot vertical clearance is required throughout the site and shall include all 
vegetation.  This is mentioned at this time for consideration of plant growth in 10 – 15 
years. 
 
The access road shall be 24 foot minimum in width and maintained year round and                     
shall support the live load of fire apparatus as mentioned in NFPA 2012.  This is 
mentioned at this time for future consideration after the certificate of occupancy has been 
issued and it becomes the responsibility of the property owner during all weather 
conditions. 
 
Fire lane signs shall be posted and shall read “FIRE LANE – NO STOPPING, 
STANDING OR LOADING” and shall be installed prior to any occupancy. Signs shall 
be of white background with red lettering.  Signs shall be installed mounted on a post 
with sign facing the flow of traffic with the height of 6’- 8” to the bottom of the sign. 
Signs shall be placed no more than 60’ on center.  Please contact this office for placement 
locations, which shall also be shown on the site plan.   
 
Approved access routes shall be required prior to and during construction at this site. 
Access routes shall be (24) feet in width and shall support the live load of the Fire 
department apparatus.  Access routes shall extend to within one hundred fifty, (150) feet 
of all portions of the building or any of the exterior of the building. 
 
Building identification shall be placed in a position that is plainly legible and visible from 
any street or road fronting the property.  Those properties fronting more than one street or 
road shall identify the address by both number and street name on each side of the road 
frontage.  The address numbers and street name shall contrast with their background.  
Numbers shall be a minimum of eighteen inches high and letters shall be a minimum of 
twelve inches high.  At completion of the project the address shall be attached to the 
building. 
 
Any egress points from the building shall be connected by continuous means and 
terminate at a paved surface.  
 
Fire alarms systems shall meet NFPA 72 requirements. 
 
Fire Sprinkler systems shall meet NFPA 13 requirements. 



 
If by any code adopted by Oshtemo Township or by the Owners choice, there is going to 
be a fire sprinkler system installed, a remote five inch fire department connection (FDC) 
shall be installed away from the building.  The FDC shall be installed at forty eight 
inches in height and shall have locking Knox StorzGuard kit with thirty degree offset and 
locking cap installed.  These are available on line at @ www.knoxbox.com. 
 
A vertical sign with red reflective background, six inch white reflective lettering stating 
FDC shall also be required and shall be mounted on a pole 6’8” from grade to the bottom 
of the sign.  This may be required in multiple directions.  
 
This building will be required to have one, (1) fire department Knox key box installed.  
This is mentioned at this time so if a recessed style is desired it may be incorporated into 
the building plans.  You may order a Series 3200 Key Box online @ www.knoxbox.com, 
as it may take 4-6 weeks for delivery of this lock box. 
 
Prior to final occupancy, Fire extinguishers meeting the minimum rating of 2A10BC 
shall be installed at not more than 75 feet of travel distance from any point in the 
building.  
 
Special note:  
 
The fire flow required for the Old National Bank based on the site information provided 
will be 2,095 GPM.  
It is recommended that one additional fire hydrant be added to the east side of this 
proposed site development.   
 
This list shall not be considered as all inclusive as other requirements may be necessary 
when more information becomes available. 
 
Should you have any questions regarding this matter, please feel free to contact me. 
 
Jim Wiley 
Assistant Fire Chief / Fire Marshal 
Oshtemo Township Fire Department 
P. 269.375.0487 
F. 269.544.2085 
jwiley@oshtemo.org 
 
 
 
 
 
  

http://www.knoxbox.com/
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Memorandum 
  

Date: February 17, 2016 

To: Ben Clark, Zoning Administrator 

From: Marc Elliott, P.E., Dir. Of Public Works 

Subject: Site Plan Review, Old National Bank, 5003 Century Ave. 

 
 
I have reviewed the plans dated February 16. 2016 for the referenced project.  Please know that I find 
the project buildable with the following conditions. 
 
1. The catch basins adjacent to the drive through lanes, located below the second story, shall be 

connected into the storm sewer system, not the sanitary sewer system. 
 

2. The grades at the south west corner shall be raised sufficiently to enable the functioning of the 
high water overflow weir as an emergency discharge.  Specifically, the weir top (OS 1) is at 
elevation 925.08, while the spot elevation called-out at the southwest corner is 924.98. 

 
3. Pedestrian crosswalk striping at the driveway is considered an acceptable substitution for 

continuing the sidewalk through the driveway. 
 
4. The accessible pathway approaching from the west, from Century Avenue, shall be ADA 

compliant.  Specifically, curbs ramps are required at the location where this pathway crosses the 
south-bound driveway along the west side of the building. 

 
5. Plans are to be submitted with signature and seal of a design professional 
 



 

February 17th, 2016 
 
Meeting Date:   February 25th, 2016 
 
To:  Planning Commission   
 
From:  Ben Clark, Zoning Administrator 
 
Applicant: Starbucks Coffee 
 
Owner:  DFG Maple Hill, Inc. 
 
Property: 5370 West Main Street   
 
Zoning:  C: Local Business 
 
Request: Extension for Special Exception Use 
 
Section(s): 60.207: Alteration of an approved Special Exception Use 
 
Project Name:  Starbucks site improvements 
 
OVERVIEW 
 
At its January 14th, 2016 meeting, the Planning Commission granted Special Exception Use permission to 
the applicant, allowing a trailer to be kept on site to serve patrons while the main restaurant underwent 
renovations. While the initial approval was set to expire on February 29th, 2016, the applicant has 
encountered difficulties with their project, and is requesting that the Planning Commission grant an 
extension.  
 
RECOMMENDATION 
 
Based on feedback from the applicant as well as site visits made by Township Staff, the temporary site 
layout, as approved by the Planning Commission, appears to be functioning well. Taking that into 
account, along with the fact that the applicant has encountered problems with the renovation project, 
Staff recommends that the Planning Commission grant an extension to the Special Exception Use, 
allowing the trailer to stay on-site until March 14th, 2016.  
 
 
Respectfully Submitted, 
 

 
 
Ben Clark 
Zoning Administrator 
 
Attachments: Application 
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7275 W. Main St. 
Kalamazoo, MI 49009 

(269) 375-4260 
www.oshtemo.org 

February 18, 2016 
 
 
Mtg Date:   February 25, 2016 
 
To:  Planning Commission   
 
From:  Julie Johnston, AICP 
 
Subject: Proposed Site Plan Review Ordinance Amendments 
 
At the January 28, 2016 Planning Commission meeting there was some final discussion about the 
proposed Ordinance amendments.  The review of the recommended changes are as follows: 
 
1. There was concern with the proposed language in the Purpose Statement, which including the words 

“safe, efficient and environmentally sound.”  The concern was that it was too subjective and perhaps 
needed a definition to enforce.  Also, the words “and to protect adjacent properties,” were reviewed 
because of the concern that staff might utilizing this language to stop projects. Based on this, the 
Ordinance language was changed to the following: 
 

Furthermore, its purpose is to provide for consultation and cooperation between the land 
developer and the Township Zoning Board of Appeals in order that the developer may accomplish 
his their objectives in the utilization of his their land within the regulations of this Zoning 
Ordinance, and with minimum adverse effect on the use of adjacent streets and highways and on 
existing and future uses in the immediate area and vicinity.  

2. It was indicated that building colors are not dictated by the Ordinance. 
 

The section in question is located in the General Requirements of the Site Plan ordinance and indicates 
what the applicant must provide on the site plan for review. Adding the requirement to include 
exterior building colors was an attempt to provide the Planning Commission and Zoning Board of 
Appeals with a clear picture of how the structure will look when it is built, but not to direct what those 
colors should be.  Currently, the site plan review ordinance does not require elevations of building 
structures, though they are often included in the plan set.  The requested amended language is as 
follows: 
 

Front, side and rear building elevations with all windows, lights, doors, screened roof 
equipment and exterior materials, including color, indicated; 

The Planning Commission did not indicate a desire to remove this from the language at the January 
meeting so it continues to be included.  However, it can still be easily removed from the amendments 
if the Planning Commission feels it is too burdensome. 

 
3. There was a concern that requiring buildings/structures to be noted on the site plan within 100 feet 

of the site was too onerous. The recommended amendment language is now: 
 

Location, height, and outside dimensions of all existing and proposed buildings or structures on 
the site, with setbacks and yard dimensions; 

http://www.ocba.com/
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4. There was also concern that some of the language was too technical.  According to the December 10, 

2015 minutes, these included water supply/sanitary sewer, soil erosion. 
 

After reviewing the suggested amendments and the Planning Commission’s concerns with the 
Township Engineer, the following language is now recommended: 

 
(4) Utilities, soil erosion, sedimentation control, and drainage: 

A. Grading plan showing existing contours at a maximum interval of two feet; 

A B.  Location, size and design of existing and proposed service facilities above and below 
ground, including:  

i. Water supply facilities, including fire hydrants, water lines and mains; 

ii. Sanitary sewer facilities; 

iii. Location and type of drainage Natural and engineered drainage by location type 
(e.g. natural drainage courses, sanitary sewers, storm sewers, and other utility 
mains and facilities) including location of interior and exterior drains, dry wells, 
catch-basins, retention/detention areas, sumps and other facilities designed to 
collect, store and transport storm water or waste water; 

iv. The point of discharge for all drains and pipes; 

v. Easements; 

C. Drainage management plan with design calculations showing drainage courses and 
proper management to direct runoff of impervious surfaces and roof drains.  

 
5. Finally, there was a concern about the legality of requiring professional seals for work those 

professionals did not personally perform. The seal indicates that a plan was prepared by or under the 
personal supervision of a professional. For example, the engineer assumes responsibility for the plan 
and is answerable for the quality of the work.  Engineers, architects, surveyors and landscape 
architects all have the ability to be licensed with the State of Michigan to sign plans. To address the 
issue of a professional signing for work they did not complete, the language was altered to include 
the following:  

 
D. Seal of the architect, engineer, surveyor or landscape architect for those sections of the plan 

set in which they are responsible; 

 
6. The final changes from the original amendments submitted to the Planning Commission in December 

of 2015 include the following: 
 

82.200.g. Single-family and two-family dwellings are exempt from these requirements. 

82.700.a. Extensions may be granted by the approving body if requested prior to the expiration 
of the one year validity period. 
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These changes have been incorporated into the amended Site Plan Review ordinance language.  If the 
Planning Commission wants to include any additional changes, we can incorporate them after discussion 
at the February 25th meeting. I look forward to continuing our review of the section of Zoning Ordinance. 
 
 
Attachments: December 10, 2015 meeting staff memo 
  January 28, 2016 meeting staff memo 
  Site Plan Review Ordinance amendments 
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November 25, 2015 
 
 
 
Mtg Date:   December 10, 2015 
 
To:  Planning Commission   
 
From:  Julie Johnston, AICP 
 
Subject: Proposed Site Plan Review Ordinance Amendments 
 
In order to more clearly define the site plan review process, staff has developed some proposed 
amendments for the Planning Commission’s review.  The intent of the proposed changes is to be more 
specific with regards to the types of development that require site plan review and the process under 
which the plans will be reviewed.  The major changes requested include: 
 

1. The Purpose Statement was amended to include the requirement that the development be safe, 
efficient, and environmentally sound and designed to protect adjacent properties. 
 

2. The “Scope” section of the ordinance was changed to “Applicability” and defined information was 
provided as to what types of developments require site plan review and who is the approving 
body.  The current ordinance speaks more to who is exempt from the process.  The requested 
change details to whom the ordinance applies. A table was included for ease of use. 

 
3. The Subdivision/Site Condominium section of the ordinance was changed to indicate that these 

types of developments have a separate review process through the General Ordinances of the 
Township.  As outlined in Part 290, subdivisions and site condominiums must go through the 
tentative preliminary plan, final preliminary plan and final project plan process.  
 

4. The Application Procedures were enhanced to detail the internal process for review and that only 
a complete site plan will be forwarded to the Zoning Board of Appeals or Planning Commission 
for review.  This provides some flexibility to staff to deviate from our internal five week process 
of review if the applicant is not responsive, in a timely manner, with requested changes to the 
plan.  In addition, the requirements for what should be included on a site plan were augmented.  
Many of these details are currently shown on plans through staff requests, but the existing 
ordinance did not clearly require there inclusion. 

 
5. The organization of the overall ordinance was modified to generally follow the steps of the site 

plan review process. 
 

Planning Department staff reviewed the requested changes with the Township Attorney.  Modifications 
were made based on his input.  Copies were also sent to the Township Engineer and Zoning Enforcement 
Officer, who were satisfied with the requested changes. Planning staff is requesting the Planning 
Commission’s review of the proposed changes for discussion at the December 10th meeting. 
 

http://www.ocba.com/
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January 20, 2016 
 
 
Mtg Date:   January 28, 2016 
 
To:  Planning Commission   
 
From:  Julie Johnston, AICP 
 
Subject: Proposed Site Plan Review Ordinance Amendments 
 
At the December 10, 2015 Planning Commission meeting there was some discussion about the proposed 
Ordinance amendments.  The concerns noted have been reviewed by Staff, as follows: 
 
1. Concerns with the proposed language in the Purpose Statement, including the words “safe, efficient 

and environmentally sound.”  There was concern that it was too subjective and perhaps needed a 
definition to enforce.  Also, the words “and to protect adjacent properties,” were reviewed because 
of the concern of staff adversely utilizing this language to stop projects. 

 
The original suggested amendment was as follows: 

 
Furthermore, its purpose is to provide for consultation and cooperation between the land 
developer and the Township Zoning Board of Appeals in order that the developer may accomplish 
his their objectives in the utilization of his their land within the regulations of this Zoning 
Ordinance, and that the development is safe, efficient, environmentally sound, and designed in 
such manner as to protect adjacent properties and future development from substantial 
adverse impacts. with minimum adverse effect on the use of adjacent streets and highways and 
on existing and future uses in the immediate area and vicinity.  

As can be seen, the current language of the Ordinance (the strike through section) referenced adverse 
impacts on existing and future uses.  In an examination of other ordinances within Kalamazoo County, 
this same language is utilized in Comstock Township, Kalamazoo Township and Texas Township.  With 
this in mind, Staff recommends the following changes: 
 

Furthermore, its purpose is to provide for consultation and cooperation between the land 
developer and the Township Zoning Board of Appeals in order that the developer may accomplish 
his their objectives in the utilization of his their land within the regulations of this Zoning 
Ordinance, and with minimum adverse effect on the use of adjacent streets and highways and on 
existing and future uses in the immediate area and vicinity.  

2. It was indicated that building colors are not dictated by the Ordinance. 
 

The section in question is located in the General Requirements of the Site Plan ordinance.  This section 
indicates what the applicant must provide on the site plan for review. Adding the requirement to 
include exterior building colors was an attempt to provide the Planning Commission and Zoning Board 
of Appeals with a clear picture of how the structure will look when it’s built, but not to direct what 
those colors should be.  Currently, the site plan review ordinance does not require elevations of 

http://www.ocba.com/


Oshtemo Township Planning Commission 
Proposed Site Plan Review Amendments 
01/20/2016 ∙ Page 2 

 
building structures, though they are often included in the plan set.  The requested amended language 
is as follows: 
 

Front, side and rear building elevations with all windows, lights, doors, screened roof 
equipment and exterior materials, including color, indicated; 

If the Planning Commission feels this is too burdensome, it can be easily removed from the 
amendments.  It is not crucial to the development of the plan, but just an opportunity to have an 
understanding of the appearance of the final project. 

 
3. There was a concern that requiring buildings/structures to be noted on the site plan within 100 feet 

of the site was too onerous. The suggested amendment language is as follows: 
 

Location, height, and outside dimensions of all existing and proposed buildings or structures on 
the site, with setbacks and yard dimensions, and of all existing buildings and structures within 
100 feet of the site; 

This was an attempt to help the Planning Commission and Zoning Board of Appeals understand the 
site in context with its neighbors.  However, this is also not critical to the development of a site plan 
and could easily be removed. 

 
4. There was also concern that some of the language was too technical.  According to the December 10, 

2015 minutes, these included water supply/sanitary sewer, soil erosion and lighting/photometrics. 
 

The section of the requested amendments that deal with utilities and soil erosion currently has the 
following language: 

 
(4) Utilities, soil erosion, sedimentation control, and drainage: 

A.  Location, size and design of existing and proposed service facilities above and below 
ground, including:  

i. Water supply facilities including fire hydrants, water lines and mains. 

ii. Location and type of drainage, sanitary sewers, storm sewers, and other utility 
mains and facilities including location of interior and exterior drains, dry wells, 
catch-basins, retention/detention areas, sumps and other facilities designed to 
collect, store and transport storm water or waste water; 

iii. The point of discharge for all drains and pipes; 

iv. Easements; 

A. Grading plan showing existing and finished contours at a maximum interval of two 
feet;  

B. Drainage plan showing storm lines, storm drains, retention and detention ponds, 
existing drainage courses, proposed method of site and roof drainage, soil erosion 
and sedimentation control.  
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After reviewing the suggested amendments and the Planning Commission’s concerns with the 
Township Engineer, he recommended the following language: 

 
(4) Utilities, soil erosion, sedimentation control, and drainage: 

A. Grading plan showing existing contours at a maximum interval of one foot; 

A B.  Location, size and design of existing and proposed service facilities above and below 
ground, including:  

v. Water supply facilities, including fire hydrants, water lines and mains; 

vi. Sanitary sewer facilities; 

vii. Location and type of drainage Natural and engineered drainage by location type 
(e.g. natural drainage courses, sanitary sewers, storm sewers, and other utility 
mains and facilities) including location of interior and exterior drains, dry wells, 
catch-basins, retention/detention areas, sumps and other facilities designed to 
collect, store and transport storm water or waste water; 

viii. The point of discharge for all drains and pipes; 

ix. Easements; 

C. Drainage management plan with design calculations showing drainage courses and 
proper management to direct runoff of impervious surfaces and roof drains.  

He felt this language better reflects what is needed to ensure the proper engineering of a site, as well 
as helping to safeguard that the Stormwater Management Ordinance under Section 78 of the Zoning 
Ordinance is met. The reference to soil erosion and sedimentation control was removed from the 
language because this permitting process is handled through Kalamazoo County.  The Zoning 
Administrator ensures these permits, if necessary, are obtained at the time when a building permit is 
issued by the Kalamazoo Area Building Authority. 
 
With regard to lighting, details of lighting fixtures and photometric plans are necessary to ensure that 
the requirements of Section 78.720: Outdoor Lighting Standards are met, which requires the 
following: 
 

78.720(h): A site lighting plan for uses requiring site plan review shall be submitted and shall 
provide the following information: 

(1) Proposed location on premises of all outdoor light fixture(s). 
(2) Description of illumination devices, fixtures, lamps, supports, reflectors and 

other devices (e.g., fixture type, mounting height, wattage). 
(3) Photometric data of illumination cast on horizontal surfaces. Vertical 

photometric data may be required. 
(4) Illumination level data for all building, vertical architectural and landscaping 

lighting proposed. 
 
5. Finally, there was a concern about the legality of requiring professional seals for work professionals 

did not personally perform.  The current amended language is as follows: 
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D. Seal of the architect, engineer, surveyor or landscape architect; 
 
The intent of this amended section was to require the architect, engineer, surveyor or landscape 
architect to seal those portions of the plan in which they are responsible.  In a review of some other 
ordinances, Staff found the following language: 
 

• City of Kalamazoo - Professional seal, signature, address and telephone number of 
firms/professionals involved in preparation of the site plan. 

 
• Comstock Township - For those buildings, uses, or facilities that are primarily for purpose of 

education, employment, housing (other than a privately owned one-family or two-family 
dwelling), government, assembly of public or private groups, or for the sale, rental or 
production of goods or services, the site plan shall be prepared by or under the supervision 
of a professional engineer, architect, architectural engineer, or land surveyor licensed or 
registered by the State of Michigan. The site plan shall contain the name and firm address of 
the professional engineer, architect, architectural engineer, or land surveyor responsible for 
the preparation of the site plan, and the professional seal and signature of that person. 

 
• City of Kentwood - Identification and seal of architect, engineer, land surveyor, or landscape 

architect who prepared the drawings. 
 

• Washtenaw County - All plans submitted for review must be prepared and sealed by a 
Professional Engineer licensed to practice in the State of Michigan. All correspondence 
concerning the design of the site will be directed to the Engineer whose seal appears on the 
plan. The name, address, and telephone number of the Owner and Engineer shall be shown 
on the plan. 

 
The seal indicates that a plan was prepared by or under the personal supervision of a professional. 
For example, the engineer assumes responsibility for the plan and is answerable for the quality of the 
work.  Engineers, architects, surveyors and landscape architects all have the ability to be licensed with 
the State of Michigan to sign plans. To address the issue of a professional signing for work they did 
not complete, we could alter the language to include the following:  

 
D. Seal of the architect, engineer, surveyor or landscape architect for those sections of the plan 

set in which they are responsible; 

 
These changes have not been incorporated into the amended Site Plan Review ordinance language.  If the 
Planning Commission wants to include any of the recommended changes outlined in this memo, we can 
incorporate them after discussion at the January 28th meeting. I look forward to continuing our review of 
the section of Zoning Ordinance. 
 
 
Attachments: December 10, 2015 meeting staff memo 
  Site Plan Review Ordinance amendments 
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82.000 - SITE PLAN REVIEW  

82.100 - Purpose.  

The purpose of this article is to require the review of those documents or drawings as specified herein 
to ensure that a proposed land use or development activity is in compliance with this ordinance, other 
local ordinances, and state and federal statutes. The intent of this Section Furthermore, its purpose is to 
provide for consultation and cooperation between the land developer and the Township Zoning Board of 
Appeals in order that the developer may accomplish his their objective in the utilization of his their land 
within the regulations of this Zoning Ordinance, and with minimum adverse effect on the use of adjacent 
streets and highways and on existing and future uses in the immediate area and vicinity.  

82.200 – Applicability. Scope 

a) Prior to the establishment of a use, addition to an existing use, or the erection of any building, 
a site plan shall be submitted to and approved by the Township in accordance with the 
procedures of this section, and the development requirements of this and other applicable 
ordinances.  

b) The Township shall not approve the issuance of a building permit until a site plan, where 
required, has been approved and is in effect. Obtaining site plan approval does not guarantee 
issuance of a building permit.  

c) No grading, removal of trees or other vegetation, landfilling, installation of utilities, or other 
construction improvements shall commence for any development which requires site plan 
approval until a site plan is approved and is in effect, except as permitted by this ordinance or 
by Section 78.610.  

d) Site plan review shall be required for the activities or uses listed in the table below. The 
Planning Commission, Zoning Board of Appeals, or Planning Department through 
Administrative Approval shall have the authority to review and to approve, approve with 
conditions, or deny site plan applications as provided in this section, in accordance with the 
table below.  If all site plan application requirements are met, the site plan shall be approved, 
approved with conditions, or denied within 60 days of receipt of the completed application. 

e) The Planning Director shall have the discretion to forward any site plan submitted for 
administrative approval to the Zoning Board of Appeals for final determination. 

f) If administrative approval is denied, the applicant may appeal the decision to the Zoning 
Board of Appeals. 

g) Single-family and two-family dwellings are exempt from these requirements. 
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Activity/Use Administrative 
Review 

Zoning Board 
of Appeals 

Planning 
Commission 

Township 
Board 

NEW CONSTRUCTION 
Open Space Developments   Approve  

Planned Unit Developments (PUD)   Approve  

Multi-Family 
Developments/Buildings  Approve in R-

4 District 
Approve in R-

3 District  

Mobile Home Community   Recommend Approve 

Any Nonresidential Building, 
Structure or Use (unless Special 
Exception Use) 

 Approve   

Special Exception Uses   Approve  

EXPANSION/MODIFICATION TO EXISTING BUILDINGS 
Alteration or expansion involving 
less than one-fourth of the floor 
area of an existing structure or is 
no greater than 2,000 sq. ft. 
whichever is less 

Approve    

Alteration or expansion involving 
more than one-fourth of the floor 
area of an existing structure or is 
greater than 2,000 sq. ft. 

 Approve   

Expansion/Intensification of a 
Special Exception Use   Approve  

CHANGE IN USE 

Reuse of an existing building 
where no building expansion is 
proposed, if the Planning Director 
determines the new use is similar 
or less intense in terms of parking, 
traffic generation, drainage, utility 
needs, noise, aesthetics and other 
external effects 

Approve    
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Activity/Use Administrative 
Review 

Zoning Board 
of Appeals 

Planning 
Commission 

Township 
Board 

Change of land or building to a 
more intensive use, as determined 
by the Planning Director, that may 
involve substantial change in 
parking, traffic flow, hours of 
operation, public services, effluent 
discharge, or substantial 
alteration of the physical 
character of the site 

 Approve   

Change to a Special Exception Use   Approve  

Temporary uses, buildings and 
structures Approve    

Change of use/occupancy of an 
individual suite within a 
Commercial Center 

Approve    

ACCESSORY STRUCTURES AND SITE IMPROVEMENTS 

Accessory structures/buildings 
that are one-fourth the size of the 
principal building or less and does 
not affect other Zoning 
requirements 

Approve    

Accessory structures/buildings 
that are more than one-fourth the 
size of the principal building 
and/or affect other Zoning 
requirements 

 Approve   

Outdoor storage, sales and display 
for more than one day   Approve  

Modification or expansion of 
existing off-street parking, 
stacking spaces or loading and 
unloading areas 

Approve    

Construction, relocation or 
erection of signs, screening walls, 
fences, waste receptacles, 
sidewalks, lights, and poles 

Approve    

Modifications to comply with 
accessibility requirements Approve    
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Except as hereinafter set forth, the Building Official shall not issue a building permit for construction or 
remodeling of any building, structures or uses and shall not issue any occupancy permits where a change 
in use of premises is involved until a Site Plan, submitted in accordance with the Township Zoning 
Ordinance, shall have been reviewed and approved by the Zoning Board of Appeals or where specified 
hereunder by the Planning Commission.  

The following buildings, structures, or uses shall be exempt from the aforesaid Site Plan Review and 
procedure:  

(a) Single- or two-family dwellings under separate ownership and each on a separate lot, 
parcel or building site.  

(b) Accessory and subordinate buildings requiring no new or additional means of access 
thereto from adjoining public roads or highways not higher or larger than existing 
buildings on the site and complying with all Zoning Ordinance requirements subject to 
the option of the Building and Zoning Department to require Site Plan Review set forth 
under Section 82.400 following.  

(c) Projects involving the expansion, remodeling or enlargement of existing buildings 
which comply with all Zoning Ordinance requirements, involve no new or additional 
means of access thereto from adjoining public roads or highways, do not involve a 
change in the use of the premises and do not involve increasing the height of existing 
buildings nor an increase in the area thereof by more than one-fourth, subject to the 
option of the Building and Zoning Department to require Site Plan Review set forth 
under Section 82.400 following.  

(d) Mobile home parks. 

(e) Mobile homes or single- or two-family dwellings in a mobile home subdivision. 

Condominium projects are not exempt from the Site Plan Review procedure.  

(f) Essential services with or without buildings, subject to the option of the Planning 
Director or his/her designee to require Site Plan Review set forth under Section 82.400 
following.  

82.201   There shall be no change in occupancy of an individual suite within a Commercial Center until 
the change has received administrative review and approval by the Township.  

82.300 - Review by Township Planning Commission.  

Special exception uses, condominium projects, planned unit developments, and/or uses, buildings, or 
structures which require prior approval by the Township Planning Commission shall be submitted to the 
Planning Commission for Site Plan Review in lieu of submission of the Site Plan to the Zoning Board of 
Appeals which review by the Planning Commission shall be subject to the same standards as those 
governing review by the Zoning Board of Appeals.  
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82.310 82.200– Subdivision/Site Condominiums under Open Space or Planned Unit Development 
Regulations - Review by Township Board and electronic copies of plans.  

Condominium projects, Open space and planned unit developments involving site condominiums units or 
subdivisions shall require final approval by the Township Board following site preliminary/conceptual 
plan review and approval of by the Planning Commission. Open space and planned unit developments 
involving site condominiums or subdivisions shall follow both the requirements of their respective 
Zoning Ordinance regulations, as well as the requirements of Part 290 of the General Ordinances, 
including the plan development requirements. The site plan review requirements of section 82.400 
herein shall not govern the review process for open space or planned unit developments that include 
site condominiums or subdivisions. 

Following final approval by the Township Board and before a Certificate of Occupancy may be issued, the 
applicant shall furnish the Township hard copies on both paper and Mylar and a digital copy of the final 
approved site plan and as-built drawings of public water and sewer mains, prepared to scale. Digital copies 
shall be provided in AutoCAD (.dwg) or (.dxf) format. Digital copies may be submitted on 3 ½" disk or CD.  

Each digital file shall include a minimum of two ties to Government Section Corners. Additionally, the 
following should be included and provided as their own unique layers in the electronic file: lot/unit 
numbers; dimensions; lot lines; boundaries; rights-of-way; street names; easements; section lines and 
section corners; utility lines; adjacent plat corners; and, other information deemed appropriate to the 
subject project.  

82.400 - Building and Zoning Official referral. (MOVED) 

The Building Official and Zoning Official shall have the right to deny a building permit or an occupancy 
permit to an applicant until Site Plan approval has been received from the Zoning Board of Appeals or 
Planning Commission, as the case may be, under Sections 82.200 (b) and (c) set forth where said official 
has any questions concerning the compliance of the proposed development with the Township Zoning 
Ordinance or its compatibility as proposed with existing developments or zoning classifications in the area.  

82.500 82.300 – Optional Sketch Plan Review.  

Preliminary sketches of proposed site and development plans may be submitted for review to the Zoning 
Board of Appeals approval body prior to the process for final approval. The purpose of such procedure is 
to allow discussion between a developer and the Zoning Board of Appeals approval body to better inform 
the developer of the acceptability of his proposed plans prior to incurring extensive engineering and other 
costs which might be necessary for final Site Plan approval. Such sketch plans shall include, as a minimum, 
the following:  

(a) The name and address of the applicant or developer, including the names and addresses of all 
officers of a corporation or partners of a partnership.  

(b) A legal description of the property. 

(c) Sketch drawings showing tentative site and development plans. 

The Zoning Board of Appeals approval body shall not be bound by any discussion which occurred during 
the optional sketch plan review or any tentative approval given at this time.  
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82.600 82.400 – Application Procedure.  

Requests for final Site Plan Review shall be made by filing with the Township Clerk Planning Department. 
The following information shall be required:  

(a) Application: 

(1) A review fee as determined by resolution of the Township Board based upon the cost of 
processing the review and as shall be on file with the Township Clerk for public information.  

(b) (2) One copy of the completed application form for Site Plan Review which shall contain, as a 
minimum, the following:  

A. The name and address of the applicant. 

B. The legal description of the subject lot, parcel or building site. 

C. The area of the lot, parcel or building site in acres or, if less than one acre, in square 
feet.  

D. The present zoning of the subject lot, parcel or building site. 

E. A general description of the proposed development. 

F. The environmental permits checklist. 

G. The hazardous substance reporting form for site plan review. 

(c) (3) Three Copies of the proposed site plan and landscaping plan, the number of which to be 
determined by the Township Planning Department. which shall include as a minimum:  

(b) Process: Upon receipt of a site plan application and supporting data, the Planning Department 
shall:  

(1) Review the site plan application for completeness. 

(2) Forward the site plan application and all supporting data to the Fire Department, Parks 
Department, Township Engineer and Township Legal Counsel who shall review the 
materials and return written comments to the Planning Department.   

(3) Notify the applicant in writing of the comments received or if the site plan is incomplete. 
Incomplete applications and site plans may not be submitted to the Zoning Board of 
Appeals or Planning Commission.  

(4)  If revised plans are required, the applicant shall submit within the time frame provided 
by the Planning Department.  Planning staff will determine which Township departments 
require a second review.  Any final comments will be provided to the applicant prior to 
Zoning Board of Appeals or Planning Commission meeting. 

(5) A hearing shall be scheduled by the Chairman of the reviewing body for a review of the 
Application and Plans as well as the recommendations of the Township Engineer, the 
Township Fire Department, and the Township Planning Department. The Planning Director 
shall schedule the final application and plan on the next available Planning Commission 
or Zoning Board of Appeals meeting. Members of the reviewing body shall be delivered 
copies of the same prior to the hearing for their preliminary information and study. The 
hearing shall be scheduled within not more than 45 60 days following the date of the receipt 
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of the plans and application by the Township Clerk Planning Department. (Moved from 
82.715) 

(6) The applicant shall be notified of the date, time and place of the hearing on his application 
not less than three days one week prior to such date. (Moved from 82.720) 

(c) Site Plan: A site plan shall consist of an overall plan for the entire development drawn on 24” 
by 36” paper and drawn to a scale of no less than 1” = 50’.  The Planning Department may 
request copies of all plans and drawings at a reduced size format.  The site plan shall contain 
all of the materials and information listed below to be considered complete to begin the 
review process for submission to the Zoning Board of Appeals or Planning Commission, unless 
deemed unnecessary by the Planning Department:  

(1) General Requirements:  

A. The date, name and address of the preparer; 

B. Project title; 

C. Location map with the north point indicated; 

D. Seal of the architect, engineer, surveyor or landscape architect for those sections of 
the plan set in which they are responsible; 

E. Zoning classification of the proposed parcel and all adjacent parcels;  

F. Percentage of land covered by buildings and that reserved for open spaces; 

G. All interior and exterior areas to be used for the storage, use, loading/unloading, 
recycling or disposal of hazardous substances. 

(2) Access and Circulation. Site plans must include dimensioned drawings of all existing a 
proposed: 

A. Location of Public and private easements contiguous to and within the proposed 
development which are planned to be continued, created, relocated or abandoned; 

B. Acceleration, deceleration, passing lanes and approaches; dedicated road or service 
drive locations; proposed locations of driveways, access drives, street intersections; 
driveway locations on opposite frontage; dimensioned fire lanes, including curve 
radii; and surfacing materials.  

C. Parking spaces, circulation aisles, off-street loading/unloading area, stacking 
spaces, and surfacing materials;  

D. Location and width of sidewalks. 

 (3) Buildings and Structures: 

A. Location, height, and outside dimensions of all existing and proposed buildings or 
structures on the site, with setbacks and yard dimensions; 

B. Front, side and rear building elevations with all windows, lights, doors, and exterior 
materials, including color, indicated; 

C. Dwelling unit density where pertinent; 

D. Rubbish disposal facilities with elevation details of the enclosures; 
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E. Location of signs, if determined; 

F. All existing or proposed underground and above-ground storage tanks; 

 (4) Utilities, soil erosion, sedimentation control, and drainage: 

A.  Grading plan showing existing contours at a maximum interval of two foot; 

B.  Location, size and design of existing and proposed service facilities above and below 
ground, including:  

i. Water supply facilities including fire hydrants, water lines and mains. 

ii. Sanitary sewer facilities; 

iii. Natural and engineered drainage by location type (e.g. natural drainage 
courses Location and type of drainage, sanitary sewers, storm sewers, and 
other utility mains and facilities) including location of interior and exterior 
drains, dry wells, catch-basins, retention/detention areas, sumps and other 
facilities designed to collect, store and transport storm water or waste water; 

iv. The point of discharge for all drains and pipes; 

v. Easements; 

C. Drainage management plan with design calculations showing drainage courses and 
proper management to direct runoff of impervious surfaces and roof drains. 

(5) Landscaping Plan. Location and description of all: 

A. A Lines demarcating the limits of land clearing on a site. Land clearing shall be limited 
to that needed for the construction of buildings, structures, parking lots, street right(s)-
of-way, drainage and utility areas, other site improvements, and any grading necessary 
to accommodate such construction; 

B. Natural features including the location of woodlots, wetlands, marshland, streams, 
lakes, drain basins, water courses, flood plains and similar features; location and species 
of trees >12" in diameter as measured at four feet above the ground within the 
proposed development area of the site;  

C. Soil characteristics of the site at least to the detail provided by the U.S. Soil Conservation 
Service;  

D. Pedestrian walks, malls and recreation areas;  

E. Proposed landscaping, including berms, buffers, screens and greenbelts, lawns, shrubs, 
and other live plant materials; 

F. Screening walls and fences, including dimensions, materials and details; 

G. Method of irrigation, if applicable.  

(6) Lighting Plan  

A. Location and detail of on-site illumination;  

B. Elevation details of proposed light fixtures, including height; 

C. Photometric plan. 
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(7) Any additional material information necessary to consider the impact of the project upon 
adjacent properties, the general public, and the environment, as may be demanded by the 
Township building and zoning official Planning Department, Planning Commission or the 
Zoning Board of Appeals.  

(d) The Township Planning Department, Fire Department, and Engineer shall review the proposed 
site plan. The Planning Department will compile their comments and submit them to the 
applicant. The applicant shall submit 12 copies of a revised proposed site plan for applications 
requiring review by the reviewing body and three copies of a revised proposed site plan for 
applications requiring administrative review.  

82.700 82.500 – Action on Application and Plans.  

82.710  Upon receipt of the Application and Revised Plans, the Township Clerk shall record the date and 
transmit seven copies to the Chairman of the reviewing body, two copies to the Township 
Planning Department, one copy to the Township Fire Department, and one copy to the Township 
Engineer.  

82.715  A hearing shall be scheduled by the Chairman of the reviewing body for a review of the 
Application and Plans as well as the recommendations of the Township Engineer, the Township 
Fire Department, and the Township Planning Department. Members of the reviewing body shall 
be delivered copies of the same prior to the hearing for their preliminary information and study. 
The hearing shall be scheduled within not more than 45 days following the date of the receipt of 
the Plans and Application by the Township Clerk.  

82.720 The applicant shall be notified of the date, time and place of the hearing on his application not 
less than three days prior to such date.  

(a)  82.725 Following the hearing, the Planning Commission or Zoning Board of Appeals shall have 
the authority to approve, disapprove, or modify the proposed plans in accordance with the 
purpose of the Site Plan Review provisions of the Township Zoning Ordinance and criteria therein 
contained. Any required modification shall be stated in writing, together with the reason therefor, 
and delivered to the applicant. The Planning Commission or Zoning Board of Appeals may either 
approve the plans contingent upon the required modifications, if any, or may require a further 
review after the same have been included in the proposed plans of the applicant. If further review 
is required, the decision of the Planning Commission or Zoning Board of Appeals shall be made 
by said Board within 100 120 days of the receipt of the Application by the Township Clerk Planning 
Department.  

(b) 82.730 Two copies of the approved final Site Plan with any required modifications thereon shall 
be maintained as part of the Township records for future review and enforcement. One copy shall 
be returned to the applicant. Each copy shall be signed and dated with the date of approval by 
the Chairman of the Planning Commission or Zoning Board of Appeals for identification of the 
final approved plans. If any variances from the Zoning Ordinance have been obtained from the 
Zoning Board of Appeals, the minutes concerning the variance, duly signed, shall also be filed with 
the Township records as a part of the Site Plan and delivered to the applicant for his information 
and direction.  
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82.800 82.600 – Criteria for Review.  

In reviewing the application and site plan and approving, disapproving or modifying the same, the 
Planning Commission or Zoning Board of Appeals shall be governed by the following standards:  

(a) There is a proper relationship between the existing streets and highways within the vicinity and 
proposed deceleration lanes, service drives, entrance and exit driveways and parking areas to 
ensure the safety and convenience of pedestrian and vehicular traffic. Access for all sites located 
on an "arterial" or "collector" (as those terms are defined in the Access Management Plan) shall 
comply with the provisions of Section 67.000, the Access Management Guidelines, and be 
designed in consideration of the provisions of the Access Management Plan.  

(b) That the buildings, structures, and entryways thereto proposed to be located upon the premises 
are so situated and designed as to minimize adverse effects therefrom upon owners and 
occupants of adjacent properties and the neighborhood.  

(c) That pedestrian access is considered on the site and within the site for ease of access to the 
development and that Township Standard Specifications for Sidewalks are met. 

(d) That as many features of the landscape shall be retained as possible where they furnish a barrier 
or buffer between the project and adjoining properties used for dissimilar purposes and where 
they assist in preserving the general appearance of the neighborhood or help control erosion or 
the discharge of storm waters. Judicious effort shall be demonstrated to preserve the integrity 
of the land, existing topography, natural features (i.e., slopes, woodlands, etc.) and natural 
drainage patterns to the greatest extent feasible.  

(e) That any adverse effects of the proposed development and activities emanating therefrom upon 
adjoining residents or owners shall be minimized by appropriate screening, fencing or 
landscaping.  

(f) That all provisions of the Township Zoning Ordinance and General Ordinances, as required, are 
complied with unless an appropriate variance therefrom has been granted by the Zoning Board 
of Appeals.  

(g) That the height and location of all portions of buildings and structures are accessible to available 
emergency vehicles and equipment.  

(h) That the plan will not result in any additional run off of surface waters onto adjoining property.  

(i) That the plan as approved is consistent with the intent and purpose of zoning to promote public 
health, safety, morals and general welfare; to encourage the use of lands in accordance with 
their character and adaptability; to avoid the overcrowding of population; to lessen congestion 
on the public roads and streets; to reduce hazards to life and property; to facilitate adequate 
provision for a system of transportation, sewage disposal, safe and adequate water supply, 
education, recreation and other public requirements; and to conserve the expenditure of funds 
for public improvements and services to conform with the most advantageous uses of land, 
resources and properties; to conserve property values and natural resources; and to give 
reasonable consideration to the character of a particular area, its peculiar suitability for uses 
and the general and appropriate trend and character of land, building and population 
development.  

(j) That the plan as approved is consistent with the Ground-water Protection Standards in Section 
69 of the Ordinance.  
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82.900 82.700 – Conformity to approved Site Plan.  

(a) Approval of the Site Plan shall be valid for a period of one year after the date of approval. If a 
building permit has not been obtained and on-site development actually commenced within 
said one year, the Site Plan approval shall become void and new approval obtained before any 
construction or earth change is commenced upon the site. Extensions may be granted by the 
approving body if requested prior to the expiration of the one year validity period. 

(b) Property which is the subject of Site Plan approval must be developed in strict compliance with 
the approved Site Plan and any approved amendments thereto or modifications thereof 
pursuant to Section 82.925 82.800. If any site is not developed in compliance with said Site Plan, 
the approval shall be revoked. Notice of such revocation shall be made by written notice by the 
Township to the developer at the last known address. Upon revocation of Site Plan approval, no 
further construction activities may be commenced upon the site other than for the purpose of 
correcting any violations.  

(c) The Township may, upon proper application by the developer and in accordance with the 
procedure established in this ordinance, approve a modification to the Site Plan to coincide with 
the developer's construction, provided such construction satisfies the criteria placed upon the 
previously granted Site Plan approval and the Zoning Ordinance.  

(d) At least one complete set of record construction drawings signed by a licensed architect, 
engineer, landscape architect, or contractor shall be submitted to the Township or its designee 
at the time of application for a Certificate of Occupancy or, in the case of residential 
developments before a Building Permit may be issued.  

These drawings shall indicate any changes approved by the Township to the original site plan. 
Additionally, the correct location, size, etc. of any preexisting utilities or facilities shall be 
specified. 

82.925 82.800 – Amendment to Site Plan.  

Once Site Plan approval has been granted by the appropriate reviewing body, significant changes to the 
approved Site Plan shall require a resubmission in the same manner as the original application except as 
provided herein.  

Minor changes to an approved Site Plan, at the discretion of the Planning Director, may be administratively 
reviewed and approved provided such modifications comply with the criteria contained in the Site Plan 
approval and with the spirit, purpose and intent of the Township Zoning Ordinance.  

The Planning Director may approve minor changes in a final site plan that has been approved by the 
Planning Commission or Zoning Board of Appeals, upon the submittal of a revised site plan in 
accordance with the following:  

(a) Those items outlined in section 82.200 under Administrative Approval. 

(b) Plantings approved in the landscape plan may be replaced by similar types and sizes of 
landscaping which provide a similar screening effect on an equal or greater basis.  

(c) Improvements to site access or circulation, such as deceleration lanes, boulevards, curbing, 
pedestrian/bicycle paths, but not the addition of new driveways.  
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(d) Changes of building materials or design, fencing, screening, or site amenities which will result 
in a higher quality development, as determined by the Planning Department.  

(e) Slight modification of sign placement. 

(f) Changes required or requested by a county, state or federal agency for safety reasons or for 
compliance with applicable laws that do not alter the basic design, compliance with the 
standards of approval, nor any specified conditions of the approved site plan.  

(g) Situations the Planning Director deems similar to the above that do not alter the basic design, 
compliance with the standards of approval, nor any specified conditions of the approved site 
plan.  

82.950 82.900 – Performance guarantee.  

The Township Zoning Board of Appeals or the Township Planning Commission, as the case may be, shall 
have the right and authority to require the applicant to file a performance guarantee as a condition of site 
plan approval.  

Additionally, when the full development of the site in accordance with the approved Site Plan cannot be 
finalized prior to application for occupancy subsequent to the completion and approval of all aspects of 
the building permit, and a performance guarantee has not already been provided for the subject site 
improvements or project, the Planning Director of the Township may approve occupancy conditioned 
upon the provision of a performance guarantee.  

Such guarantee may take the form of an irrevocable letter of credit, or cash escrow, or performance bond. 
Such amount of the guarantee shall be the equivalent of the estimated cost of the improvements or 
project as submitted by the applicant and verified by the Planning Director. The applicant shall provide an 
itemized schedule of estimated costs to complete all such improvements or the project. In all instances, 
the amount shall be adequate to insure the development of the site in accordance with the approved 
plans therefor.  

Such guarantee, if required, shall continue for the duration of the construction and development of the 
site and until all conditions are satisfied.  

Upon request, the Township shall provide for the rebate of any cash escrow or allow for a reduction in 
the value of a letter of credit or performance bond filed in this connection in reasonable proportion to the 
ratio of the work completed on the improvements for which the guarantee was required. The amount 
remaining on deposit shall still provide reasonable security for the completion of the unfinished 
improvements applicable to the deposit and in no instance be less than 10% the amount of the original 
performance guarantee until all the site improvements or the project are fully completed.  

Whenever required improvements are not installed or maintained within the time stipulated or in 
accordance with the standards set forth in this Ordinance, the Township may complete the necessary 
improvements itself or by contract to an independent contractor, and assess all costs of completing said 
improvements against the performance guarantee, including any interest accrued on said guarantee. The 
Township shall notify the owner, site plan review applicant, or other firm or individual responsible for 
completion of the required improvements 30 days prior to the commencement of said completion.  
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