
 

Meeting Announcement and Agenda 

Mt. Pleasant Planning Commission 
 

Thursday, May 4, 2017 at 7:00 p.m. 

City Hall Commission Chamber 

 
I. Roll Call:  Dailey, Driessnack, Friedrich, Hoenig, Horgan, Irwin, Joseph, Kostrzewa, Liesch 
 

II. Approval of Agenda: 
 

III. Approval of Minutes: 
 

 A. April 6, 2017 Regular Meeting 
 

IV. Zoning Board of Appeals report – Monthly report for April: 
 

V. Communications: 
 

VI. Public Hearings: 
 

A. SUP-17-03 – 2397 S. Mission – 7-Eleven Inc. and Double Twins LLC – Request for a 

Special Use Permit to allow a special regulated use (Liquor Store) in the C-3 district.  
  

VII. Public Comments: 
 

VIII. Site Plan Reviews: 
 

A. SPR-17-06 – 501 E. Pickard – Derek Farnan – Request for a use determination to allow an 

auto detailing and accessories business in the I-1 Industrial District.  
  

IX. Unfinished Business: 
 

 A. None 
 

X. New Business: 
 

 A. 2018-2022 Capital Improvement Plan 

 B. Strong Towns discussion 
 

XI. Other: 
 

 A. Staff report. 

  1. Administrative Review report 

  2. Zoning ordinance update 

  3. Planning & Zoning Essentials training 

  4. June Planning Commission meeting – Anticipated agenda items 
 

XII. Adjourn 

 

All interested persons may attend and participate.  Persons with disabilities needing assistance to participate may 

call the Personnel Office at 779-5314.  A 48-hour advance notice is necessary for accommodation. 



Mt. Pleasant Planning Commission 

Minutes of Regular Meeting 

April 6, 2017 

 

I. Chairman Hoenig called the meeting to order at 7:01 p.m. 

 

Present:  Dailey, Hoenig, Horgan, Joseph, Kostrzewa. 

Absent:  Driessnack, Friedrich, Irwin, Liesch. 

 

  Staff: Kain, Murphy  

 

II. Approval of Agenda: 

 

Motion by Joseph, support by Kostrzewa, to approve the agenda. 

 

Motion approved unanimously. 

 

III. Approval of Minutes 

 

A/B. February 2, 2017 Regular Meeting and March 13, 2017 Joint Meeting: 

 

Motion by Kostrzewa, support by Joseph to approve the minutes from the February 2, 2017 

regular meeting and March 13, 2017 joint meeting as submitted. 

 

Motion approved unanimously. 

 

IV. Zoning Board of Appeals Report for February and March: 

 

Commissioner Friedrich's submitted the following information regarding ZBA action, which 

Kain read:  

At our February 22
nd

 meeting we had one case.  The applicant wanted a variance to permit the use of 

municipal parking more than 300 feet from their retail/office use at 309 West Michigan Street.  The site is 

on a very narrow lot in the downtown area, but too far away to make use of the city parking lots.  It was 

determined that due to the unusual narrowness of the lot and the fact that there is ample street parking in 

that area of the downtown that the variance was approved.   

At our March 22
nd

 meeting we had two cases.  In the first case the applicant was requesting four 

variances in order to construct an addition to Krapohl Ford.  The first variance was to allow the addition 

to extend into the side street setback so that it would align with the current building.  Due to the lot line 

not running parallel to the building the setback creeps closer to the building the farther north the lot line 

goes.  Due to the unusual lot shape the variance was granted.  For the second variance the applicant was 

asking to reduce the amount of landscaping required in the greenbelt along Pickard Street.  The applicant 

stated that the nature of his business depends on traffic on Pickard being able to see the automobiles for 

sale in the lot and the required landscaping would reduce visibility to these vehicles.  The variance was 

granted due to the hardship this would cause.  The third variance was to reduce the amount of greenbelt 

required along Packard Street.  This variance was also granted due to the hardship it would cause the 

applicant because the area in question is needed for parking of large vehicles that are towed to the 
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dealership and the granting of the application doesn’t negatively affect the neighboring properties.  

Finally, with the fourth variance the applicant was requesting to allow one dumpster without an 

enclosure on the property.  The particular dumpster in question is for used oil filters, is smaller than an 

average dumpster, and building an enclosure for it would require it to be moved farther from the oil 

change business possibly causing oil spills during the transport of the canisters to the dumpster.  In 

addition, the dumpster is already blocked from view on three sides by the building and the fourth side will 

have new landscaping which will obstruct the view from Packard Street.  Due to all these factors the 

fourth variance was also granted.   

In the second case the applicant, Meijer/Valley City Sign, was requesting a variance to the sign code to 

allow a larger sign than permitted at the newly remodeled Meijer store.  Initially the applicant was also 

asking for a variance to allow a larger sign at the Meijer Gas Station as well, but that request was 

amended just prior to the meeting so that they were only requesting that the main “Meijer” sign on the 

center of the store’s face be allowed to be larger.  All other signage along Pickard and Mission streets 

and the gas station would remain the same size.  The applicant made the case that aesthetically the larger 

sign was a better fit than a smaller one that would look like it was being swallowed by the building since 

the storefront itself is so large.  Additionally, the front of the store is quite distant from the nearest street 

and a slightly larger sign would make the front of the store more visible.  In light of these facts the 

variance was granted for an additional 230 square feet above the maximum allowed in the code.   

     V.   Communications:   
 

   Kain reported that there were no communications received. 

  

VI. Public Hearings: 

  

 A.  SUP-17-01 - 1415 E. Pickard - Goodreau & Associates, Inc./Greenwald B.C. for Krapohl 

Ford (Postponed from January). 

 

Kain introduced SUP-17-01 & SPR-17-01 for the property located at 1415 E. Pickard, Krapohl 

Ford, noting that the property is located on the northeast side of Mt. Pleasant with frontage on E. 

Pickard, Packard and Corporate Drive.   

 

Kain reported that there is split zoning on the property with the front (south) portion zoned C-3 

General Business and the rear (north) portion of the property zoned I-1 Industrial.  The surrounding 

properties are a mix of C-3 General Business and I-1 Industrial, with the property to the north of the 

site being located in the Charter Township of Union. 

 

Kain noted that this is a large piece of property and shared several photos from various vantage 

points showing the current conditions and layout. 

 

Kain explained that the use as a car dealership is permitted, subject to a special use permit and 

reviewed the conditions that are imposed for this type of use.  Kain noted that with the variances 

granted by the ZBA and with the condition noted in staff's recommendation for approval, these 

conditions have or will be met. 
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Kain shared the site plan, noting that the area to the north, along Packard and Corporate is currently 

undeveloped.  Kain pointed out on the site plan where the proposed addition would be located and 

noted that the addition will line up with the existing building.   

 

Kain reported that with the variances that were approved by the Zoning Board of Appeals, the 

project meets the requirements for the district in regards to height, bulk, density and area. In 

addition, Kain reported that the site provides more parking than is required.   

 

Kain referred to the variance from the greenbelt requirements granted by the ZBA; noting that the 

applicant has agreed to plant an additional 7 trees and 7 shrubs along Pickard to supplement the 

existing landscaping in that area, along with adding two trees and one shrub along the western 

property line near Pickard.  In addition, the applicant will add a greenbelt area consisting of 7 trees 

and 53 shrubs along a portion of Packard, in front of the addition and the existing quick lane service 

center, where there is currently only pavement.   

 

Kain noted that the applicant is requesting a sidewalk waiver for the frontage along Packard and 

Corporate, noting that there is currently sidewalks present along the Pickard frontage. 

 

Kain reported that although the applicant was granted a variance for the dumpster for the Quick 

Lane oil change area, there are several other dumpsters on the site that are currently not enclosed.  

The applicant will be required to provide specifications for the new enclosures to ensure they meet 

the city's standards for screening and placement.   

 

Kain referred to the Access Management Plan which was adopted by the City in 2007.  The plan 

recommends that the driveways closest to the Pickard/Packard intersection be closed; however, the 

Michigan Department of Transportation (MDOT) has indicated that they will not require these 

closures.  Kain noted that the Planning Commission will need to determine whether they wish to 

require the site to meet these standards. 

 

Kain concluded his report, referring to the conditions required for approving the request, along with 

some optional conditions for the Planning Commission to consider. 

 

Commissioner Dailey asked for clarification on the Access Management Plan requirements, 

MDOT's stance on this project, and whether the Planning Commission has any authority to overrule 

their decision.  Kain explained that the standard provides flexibility for both MDOT and the PC.  

MDOT's view on this project is that it is not necessary to implement the standards at this location in 

association with this project; however, if the Planning Commission determines they wish to 

implement them, then the applicant would be required to comply. 

 

Commissioner Kostrzewa commented that MDOT is the expert in this and if they had any concerns 

they would have required the closures. 

 

Commissioner Dailey asked about the sidewalk waiver and whether, based on ordinance 

requirements, whether the applicant would be required to put sidewalks along both Packard and 

Corporate Drive.  Kain acknowledged this was correct based on the way the code is written; 

however, the Planning Commission is authorized to determine wither conditions exist that are 
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sufficient for them to issue a waiver.  Kain also noted that waivers are based on individual context 

so there is no concern over setting precedent. 

 

Commissioner Kostrzewa commented that he does not feel sidewalks along these areas would be 

used. 

 

Colin Herren, Greenwald B.C., addressed the Board on behalf of Krapohl Ford, noting he would 

speak to the Access Management Plan and the request for a sidewalk waiver, as that seemed to be 

the issues of concern to the Board. 

 

Mr. Herren noted that closing the drives noted in the Access Management Plan would pose a 

hardship for the dealership, forcing more traffic onto Pickard.  Mr. Herren noted that they feel the 

most dangerous intersection is the one that is across from Russell Street and the employees are 

asked not to use that particular drive.  In regards to the sidewalks, Mr. Herren noted that there is 

currently a sidewalk along Pickard and he doesn't feel that a sidewalk along Packard and Corporate 

would be used and further noted that if required to install one, it would require removing several 

large mature trees along that area. 

 

Commissioner Joseph questioned why Krapohl would want to keep a drive open if they felt there 

were safety issues.  Mr. Herren explained that the one he was referring to isn't one that would be 

closed and the dealership would suffer from any of the drive closures. 

 

Vice-Chair Horgan commented that as a customer, she feels closing the drives would be detrimental 

to the site. 

 

Chairman Hoenig opened the public hearing. There being no one who wished to speak, the public 

hearing was closed. 

 

Board Discussion: 

 

Motion by Joseph, support by Dailey, to approve SUP-17-01 with the following conditions: 

1. Servicing of vehicles and major motor repair and refinishing shall meet the standards of 

Section 154.067. 

 

Motion approved unanimously. 

 

VII. Public Comments 

 

Chairman Hoenig opened the floor for public comments.  There being no one who wished to 

speak, public comments was closed. 

 

VIII    Site Plan Reviews: 

 

 A. SPR-17-01 1415 E. Pickard - Goodreau & Associates, Inc./Greenwald B.C. for Krapohl 

Ford (Postponed from January). 
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Kain noted that he had no additional information for the Board. 

 

Motion by Horgan, support by Joseph, to approve SPR-17-01 with the following conditions: 

1. The applicant shall provide staff with a list of proposed trees and shrubs for review and 

approval. 

2. The applicant shall provide a specification demonstrating that the new enclosures meet the 

minimum standards for screening and placement found in Section 154.025 of the zoning 

ordinance.   

3. The applicant shall comply with the requirements of the Divisions of Public Works and 

Public Safety. 

 

Motion approved unanimously. 

 

IX.      Unfinished Business: 

  

None 

 

X.  New Business: 

 

 None 

 

XI. Other: 

   

 A. Staff Report: 

 

1. Zoning Ordinance Update: Kain reported that he has been in communication with TPUDC 

and anticipates having a draft ordinance for review later this spring or early summer. 

 

2. Medical marihuana ad-hoc committee: Kain thanked Chairman Hoenig and Commissioner 

Joseph for their interest in serving on the ad-hoc committee.  He noted that the Mayor would be 

announcing the appointments for the committee at the City Commission meeting on Monday, 

April 10, 2017.  He reported that the committee will consist of two City Commissioners, two 

Planning Commissioners, and three citizens of Mt. Pleasant, along with non-voting staff 

members including himself; the Public Safety Director, Paul Lauria; and the City Attorney.  The 

intent is to have a draft ordinance by the end of September.   

 

3. Strong Towns Events: Kain reported that the City would be presenting an event by Strong 

Towns on April 13th to include a walking tour of Mission Street; a walking tour of Downtown; 

and a curbside chat at City Hall.  Kain noted that this will be a very interesting event and 

encouraged Commissioners to attend.  

 

4. Planning & Zoning Essentials Training: Kain reported that the City, in collaboration with 

Isabella County, Union Township and Chippewa Township has arranged for the Michigan 

Association of Planning to bring their Planning & Zoning Essentials training to Mt. Pleasant on 
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Wednesday, May 31st from 5:30-9:30 p.m. He noted that this should be a very informative 

training and encouraged attendance.  Kain also noted that he would need RSVP's as soon as 

possible. 
 

5. May Planning Commission meeting - Anticipated items:  Kain noted that there are several 

potential site plans that may or may not be submitted for the May meeting.  He noted that there 

will be a May meeting whether or not there are any cases submitted, as there will be a 

presentation on the Capital Improvement Plan draft.  He noted that once he receives the draft he 

will forward the link to it on to the Commissioners, prior to meeting packets being distributed. 

This will allow additional time for the Commission to review the document.  He suggested that if 

anyone has questions regarding items in the CIP that they contact him prior to the meeting so he 

can forward them on to the finance department. 

 

XII.      Adjournment: 

 

 Motion by Kostrzewa, support by Joseph to adjourn. 

 

 Motion approved unanimously. 

 

 Meeting adjourned at 7:41 p.m. 

 

 

 bam 



 
 
 
Planning Commission Staff Report 
Special Use Permit 17-03 
May 4, 2017 
Reviewer: Jacob Kain, AICP, City Planner 

APPLICANT: 
 
PROPERTY OWNER: 
 
LOCATION: 
 
REQUEST: 
 
 
SITE AREA: 
 
ZONING DISTRICT: 
 
FUTURE LAND USE: 

7-Eleven Inc. and Double Twins LLC 
 
Gallagher Byron P Jr Et Al 
 
2397 S. Mission Street 
 
Special use permit to allow a special regulated use (Liquor Store) in the C-
3 district 
 
0.81 acres 
 
C-3, General Business 
 
Commercial / Mission Redevelopment Overlay Zone 

 
BACKGROUND: 
 
The applicant is proposing to add a Specially Designated Merchants (“SDM”) license for beer and wine 
sales to an existing gas station and convenience store (7-Eleven). The store is currently open 24 hours per 
day 7 days per week and would continue to be open during those hours with the proposed SDM license. 
 
The applicant is not proposing any site work or exterior modifications with this application.  
 

  
Figure 1. Zoning and overview map            
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Figure 2. Existing conditions 
 
Land uses and zoning on the surrounding properties are as follows: 
 

 Future Land Use Zoning 

North Commercial C-3, General Business

East (Charter Township of Union) Commercial B-4, General Business

South (Charter Township of Union) Commercial B-4, General Business

West Central Michigan University U, University 

 
The proposed use as a liquor store is considered a Group “B” special regulated use in the C-3 zoning 
district under Section 154.067 of the Zoning Ordinance (C-3 General Business Districts).   
 
Special regulated uses are those: 
 

…which, because of their very nature, are recognized as having serious objectionable operational 
characteristics, particularly when several of them are concentrated under certain circumstances 
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thereby having a deleterious effect upon the adjacent areas. Special regulation of these uses is 
necessary to ensure that their adverse effects will not contribute to the blighting or downgrading 
of the surrounding neighborhood. 

 
As such, special regulated uses require a special use permit and are also subject to additional controls on 
their location relative to other special regulated uses as well as their relationship to residential area and 
other uses.   
 
Relationship to similar uses 
 
An application to establish a Group "B" special regulated use shall not be approved if there are already in 
existence four or more group "A" and/or "B" special regulated uses within 1,000 feet of the boundaries of 
the site of the proposed regulated uses, excepting as provided for in § 154.067(C)(10)(c) below of this 
section. 
 
Staff review of the properties located within 1,000 feet of the proposed use finds no other special 
regulated use within that area. 
 
Relationship to residential area and other uses 
 
An application to establish a Group "B" special regulated use shall not be approved if the proposed 
location is within 300 feet of a residentially zoned district, trailer park, K through 12 school, dedicated 
park, church, or cemetery, except as provided for in 154.067(C)(10)(c) below of this section.  
 
Staff review of the properties located within 300 feet of the proposed use finds no such uses within that 
area. 
 
DIVISION COMMENTS: 
 
Division of Public Works (DPW) – No comments. 
 
Division of Public Safety (DPS) – No comments. 
 
ANALYSIS: 
 
Applications for Special Use Permit are subject to meeting the criteria listed in Section 154.171 of the 
zoning ordinance.  The applicant has provided the attached written response to the criteria. 
 
The applicant has met the minimum criteria for location and relationship to adjacent residential area and 
other uses required for a special regulated use in the C-3 district.  The proposed use is consistent with the 
character of the area and with the future land use identified in the Master Plan.   
 
The property is currently out of compliance with some elements of its most recent site plan approval from 
1993, including greenbelt requirements. The attached letter from Building Official Brian Kench outlines 
the deficiencies identified during routine inspection. The staff recommendation includes a condition that 
the deficiencies noted in Mr. Kench’s letter be addressed prior to initiation of this new use on the 
property. 
 
With the findings and analysis stated in this report, the following actions are offered for consideration by 
the Planning Commission. 



SUP-17-03 2397 S. Mission Street 
May 4, 2017 
Page 4 of 4 
 
STAFF RECOMMENDATION: 
 
Move to approve SUP-17-03 with the following condition: 
 

1. The applicant shall bring the site into compliance with the requirements of the 1993 site plan 
approval. 



CLARIZHILL

Jason R. Canvasser

T 313.965.8257

F 313.309.6857

Email: jcanvasser@c1arkhill.com

April 7, 2017

VIA FEDEX OVERNIGHT

City of Mt. Pleasant
Planning and Community Development Department
320 W. Broadway Street
Mt. Pleasant, MI 48858

Re: Special Use Permit Application
7-Eleven Store No. 36940-B
2397 S. Mission St., Mt. Pleasant, MI 48858

To Whom It May Concern:

Clark Hill PLC
500 Woodward Avenue
Suite 3500
Detroit, MI 48226
T 313.965.8300
F 313.965.8252

clarkhill.com

Clark Hill PLC represents 7-Eleven, Inc. and its franchisee, Double Twins LLC, in
regards to their request for a Specially Designated Merchants ("SDM") (beer and wine) license at
the gas station located at 2397 S. Mission St., Mt. Pleasant, MI 48858 (the "Property").

Enclosed, please find the following documents:

• Special Use Permit Application;
• Internal and external photos of the subject location;
• Store diagram; and
• $250.00 filing fee.

Please process in your normal manner and schedule this matter for the earliest available hearing,
which I understand will be on May 4, 2017.

Pursuant to my conversation with City Planner Jacob Kain, the Property is located in the
C-3 Business District. Section 154.067(C)(l0) of the Mt. Pleasant Zoning Ordinance (the
"Ordinance") classifies the Property as a "Group B - Special Regulated Use." As a business
seeking to have an SDM license, the Property is classified by the Ordinance as a "Liquor Store."
It is my understanding that the Property is not located within 1,000 feet of four or more other
Group A and/or Group B Regulated Uses. It is my further understanding that the Property is not

205652359.1 39806/310915
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located within 300 feet of a residentially zoned district, trailer park, K through 12 school,
dedicated park, church or cemetery. Accordingly, the Planning Commission is not required to
waive any of the locational standards of Section 154.067(C)(l0)(b).

In response to the Review Criteria requested on Special Use Permit Application, the
proposed use will be one that is located, designed, and operated in a manner harmonious with
neighboring development and will not adversely affect the public health, safety and general
welfare for the following reasons:

(1) The special use shall be one listed as a permitted special use for the zoning district in
which the property is located and the special use shall be consistent with the intent and
purpose of this chapter and the objectives ofthe currently adopted Master Plan.

Response: The Property is zoned C-3 and stores selling beer and wine pursuant to an
SDM license are allowed Special Regulated Uses. As set forth in Section
154.067 of the Ordinance, regulation of special uses is necessary to
ensure that their adverse effects will not contribute to the blighting or
downgrading of the neighborhood, with the primary control or regulation
to prevent over-concentrating of these uses in anyone area. As set forth
above, there are no over concentration issues relating to the Property.

(2) The special use shall be designed, constructed and maintained in a manner which reflects
or enhances the character of the surrounding neighborhood within 300 feet measured lot
line to lot line. The special use shall be operated in a manner compatible with
surrounding land uses within 300 feet. Compatibility includes, but is not limited to, hours
of operation and environmental effects (e.g. noise, light, traffic, intensity of use, density).

Respo" e: 7-Eleven and its franchisee currently operate a gas station at the Property
and will maintain the same structure that is currently in use. The proposed
use is to simply add beer and wine as a product offered pursuant to recently
enacted laws, allowing gas stations to sell beer and wine for consumption
off the premises.

(3) Applicant shall demonstrate how the exterior structure is compatible with the surrounding
area (defined as adjacent and/or abutting properties including those properties separated
by streets alleys or other rights-of-way) and how the use is compatible with surrounding
land uses.

Re pODse: This is an existing structure and there will be no changes to the exterior
structure.

(4) The special use shall not interfere with the general enjoyment of the surrounding area
(defined as adjacent and/or abutting properties including those properties separated by
streets alleys or other rights-of-way).

('J i/\RK l. n[.I.
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Response: The special use will not interfere with the general enjoyment of the
surrounding area. Beer and wine will be sold in a responsible manner.
Employees will be trained to prevent the sale of alcoholic products to
minors (and other age restricted products) through 7-Eleven's Michigan
Liquor Control Commission approved Come of Age training program.

(5) The applicant shall indicate how the special use will not have an adverse impact on the
surrounding neighborhood within 300 feet in regards to traffic, noise, architectural
compatibility, hours of operation, light, odors, and the like.

Response: 7-Eleven estimates that only 4% of floor/shelf space will be dedicated to
beer and wine. In addition, it is estimated that sales of beer and wine will
be approximately 10%. 7-Eleven does not anticipate that the use will have
any impact on traffic, noise, odors and the like. Further, the hours of
operation will remain the same and there will be no change to the
architectural compatibility of this existing building. Because beer and
wine will only comprise a small percentage of sales there should be no
adverse impact on the surrounding neighborhood.

(6) The special use shall not be hazardous to the adjacent property, or involve uses, activities,
materials or equipment which will be detrimental to the health, safety, or welfare of
persons or property through the excessive production of traffic, noise, smoke, odor,
fumes or glare.

Response: The sale of beer and wine will not create any additional noise, smoke,
odor, fumes or glare and will not create excessive production of traffic.

(7) The special use shall be adequately served by the existing capacity of essential public
facilities and services, or it shall be demonstrated that the person responsible for the
proposed special use shall be able to continually provide adequately for the services and
facilities deemed essential to the special use under consideration.

R ponse: This is an existing business that will continue to utilize the same public
facilities and services, without increase, that are currently used.

Accordingly, the general requirements for the use of an SDM license at the Property are
satisfied.

( '"' i :' P [," f n t !
.I,/\\\t\. t J1 ,!,
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If you have any questions or need additional information, do not hesitate to contact us.

Very Truly Yours,

CLARK HILL PLC

Jason R. Canvasser

Enc!.

cc: Jacob Kain (via email)
Stephen P. Ormond, Esq. (via email)
Lori Gatzke (via email)

(],/\J<J< I-In J,
205652359.1 39806/310915
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PUBLIC WORKS
1303 N. Franklin 51. • 48858-4682

(989) 779-5401
(989) 772-6250 fax

PUBLIC SAFETY
804 E. High 51. • 48858-3599

(989) 779-5100
(989) 773-4020 fax

CITY HALL
320 W. Broadway St.. 48858-2447

(989) 779-5300
(989) 773-4691 fax

THECITYoF
~~ MT. PLEASANT, MICHIGAN

January 26, 2017

Byron Gallagher P Jr ET AL
900 S. Bradley, Ste. B
Mt. Pleasant MI 48858

Re: SUP-93-03 - 2397 S. Mission

Dear Property Owner:

As you are aware, the referenced property received a special use permit (SUP) by the Planning
Commission in 1993 for the 7-11 Store and gas station that operates at this site. The approval
was based on the site plan that was reviewed and approved at that time.

A recent visit revealed that much of the landscaping shown on the approved site plan is missing.
(see attached plan). As Michigan weather does not permit plantings during the winter months, I
am asking that you replace the missing landscaping as soon as the weather permits in the spring
to bring the siteJnto compliance. 1 have included a copy of the City's Greenbelt Ordinance to
help guide you.

If you have any questions on the ordinance language or what is required please don't hesitate to
contact me. I can be reached at 989-779-5301 or via email at bkench@mt-pleasant.org.

Thank you!

Sincerely,

Brian Kench, Building Official
City of Mt. Pleasant

Attachment

Website: www.mt-pleasant.org
Michigan Relay Center for Speech &.. Hearing Impaired: 1-800-649-3777



154.106 (C) Greenbelts. A greenbelt shall meet the following minimum conditions:

(1) Non-obscuring greenbelts required between residential and nonresidential uses and
between nonresidential uses and thoroughfare shall comply with the following requirements:

(a) Greenbelts shall not be considered a substitute for a wall required elsewhere in this
section.

(b) A strip of land at least ten feet deep, located between the abutting public street or
major thoroughfare right-of-way and the development area, shall be landscaped with a minimum
of one tree at least ten feet high and 2€ inches wide at the time of planting, for each 30 linear
feet, or a major portion thereof, of property abutting the right-of-way, except on lots fronting or
siding on a major street with a lot line closer than 40 feet to the center line of the street. On such
lots the required greenbelt shall be measured from a line 40 feet from the center line of the street.

(c) The remainder ofthe landscape strip shall be planted with living low shrubs ranging
from one to three feet high and at least one planting shall be provided for every five linear feet of
landscaped area.

(d) 1. At least 70% of the area to be landscaped shall be in living plants such as lawn,
shrubbery, or flowers.

2. Up to 30% of the setback surface may be of other natural materials such as rock,
crushed stone and timber.

(e) Greenbelts shall be designed to avoid creating obstacles to proper sight distance
between vehicles and between vehicles and pedestrians.

(2) An applicant wishing to substitute a greenbelt or a combination of a greenbelt and berm
for a wall shall submit a detailed planting plan for review and approval of the Planning
Commission. The basic requirements for review and approval are as follows:

(a) The starting height of the plants shall equal the height of the wall required. A berm
may be used to meet the height if employed in the design.

(b) 1. The selection, spacing, and size of the plants shall create, within a three-year
period from the date of planting, a horizontal and vertical obscuring effect for the entire length of
the required greenbelt area.

2. The proposed relationship between deciduous and evergreen plant materials shall
insure that a maximum obscuring effect will be maintained throughout the various seasons. A
staggering of plant materials is also necessary to fulfill the obscuring effect.

(3) Greenbelts, as required, shall meet the following basic conditions:

(a) A detailed plan for the greenbelt and a cost estimate shall be approved before a
building permit is issued. Trees selected need to be identified by common name.

(b) A required greenbelt or planting area shall be planted and approved prior to the release
of any required escrow monies in accordance with this chapter. Planting shall be completed
before an occupancy certificate is issued unless the building, structures or paving construction is



completed in an off-planting season, in which case a temporary extension will be issued which
shall expire within one year or the next planting season. Any balance remaining in the escrow
fund will be returned to the developer when the necessary improvements are completed.

(c) All required planting materials shall be maintained in good condition by mowing,
watering, tilling or mulching to present a healthy, neat, and orderly appearance free from refuse
and debris. All unhealthy and dead material shall be replaced within one year or the next
appropriate planting season. Suitable materials equal in characteristics to the plant materials
listed with the spacing required shall be provided.

(d) Plant materials shall be selected to insure that the root system will not interfere with
public utilities and that fruit and other debris (other than leaves) will not constitute a nuisance
within public rights-of-way or to abutting property owners.

(e) Plant materials shall be located and installed to provide proper surface area and
subsurface conditions necessary to provide proper growing and irrigation of root systems.

(f) The following trees shall not be permitted in required greenbelts; because of their
susceptibility to disease, "dirtiness" caused by peeling bark and falling fruit, and spreading root
systems that could cause problems with underground utilities:

Black Locust
Box Elder
Catalpa
Elms
Horse Chestnut (nut bearing)
Osage Orange
Poplars
Silver Maples
Tree of Heaven
Willows

(g) Recommended trees and plant materials and required minimum heights:

Larger Evergreen Trees. Minimum three feet in height for obscuring greenbelt five feet in
height.

Douglas Fir
Hemlock
Pine
Red Cedar
Spruce
White Cedar
White Fir

Narrow Evergreen Trees. Minimum three feet in height for obscuring greenbelt five feet in
height.

Burki Juniper



Douglas Arborvitae
Keteleeri Juniper
Nigra Arborvitae
Pyramid Arborvitae
Spartan Juniper
Techny Arborvitae

Tree-Like Shrubs. Minimum four feet in height.

Amelanchier
AmurMaple
Corkspur Hawthorn
Euonymus Europaea
Floribunda
Hornbeam
Japanese Tree Lilac
Siberian Pea Tree
Snowdrift Flw. Crab
Washington Hawthorn
Zumi Calocarpa Flw. Crab

Large Deciduous Shrubs. Minimum three feet four inches in height.

Acathapanax
Arrowwood
Autumn Olive
Black Haw
Buckthorn
Common Purple Lilac
Dogwoods
Forsythia
Hazelnut
High-Bush Cranberry
Ibolium Privet
Nannyberry
Ninebark
Pekin Cotoneaster
Persian Lilac
Pussy Willow
Staghorn Sumac
Sweet Scented Mock Orange
Tatarian Honeysuckle
Wayfaring Tree
Witch Hazel
Winged Euonymus

Large Deciduous Trees. Minimum 2Y2 inches wide.



Ash (grafted)
Beech
English Oak
Ginkgo (male)
Hackberry
Honeylocust (Skyline or Imperial)
Linden
Norway Maple
Red Oak
Silver Queen Maple (seedless)
Sugar Maple

(h) Performance guarantee. In order to assure compliance with the provisions of this
section, the Planning Commission may require the developer and/or owner to post a cash deposit
or irrevocable bank letter of credit, or similar financial guarantee with the city in an amount
sufficient to complete the landscaping or transition feature construction. Moreover, within three
years of the date of the planting of a landscaped area, earth berm or greenbelt screen, the
Building Official shall inspect the area and may order additional planting or screening measures
to correct any deficiencies.

(Ord. 613, passed 3-6-84; Am. Ord. 637, passed 1-20-86)
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Planning Commission Staff Report 
Site Plan Review 17-06 
May 4, 2017 
Reviewer: Jacob Kain, AICP, City Planner 

APPLICANT: 
 
PROPERTY OWNER: 
 
LOCATION: 
 
REQUEST: 
 
 
SITE AREA: 
 
ZONING DISTRICT: 
 
FUTURE LAND USE: 

Derek Farnan  
 
Derek Farnan 
 
501 E. Pickard Street 
 
Request for a use determination to allow an auto detailing and accessories 
business in the I-1 Industrial District. 
 
0.61 acres 
 
I-1, Industrial 
 
Commercial 

BACKGROUND: 
 
The applicant has recently purchased a site that was most recently the location of Central Fire Protection. 
The applicant desires to utilize the site for an auto detailing and accessories business which is not 
explicitly permitted in the I-1 district. All detailing and sales activities would occur within the existing 
building which is consistent with the requirements for such uses as allowed elsewhere in the City.  
 
Section 154.084 provides the Planning Commission with discretion to approve “any other use which shall 
be determined by the Planning Commission to be of the same general character as the above permitted 
uses.”  The applicant has requested that the Planning Commission make such a determination.  A 
complete list of allowed uses in the I-1 district can be found on pages 41-42 of the zoning ordinance. 
 

 
Figure 1. Existing conditions 



SPR-17-06 501 E. Pickard Street 
May 4, 2017 
Page 2 of 3 
 

 
Figure 2. Zoning and overview map        
 
Land uses and zoning on the surrounding properties are as follows: 
 

 Future Land Use Zoning 

North Commercial I-1, Industrial 

East Commercial I-1, Industrial 

South Office R-3, Residential

West Commercial I-1, Industrial 

 
DIVISION COMMENTS: 
 
Division of Public Works (DPW) – No comments. 
 
Division of Public Safety (DPS) – No comments. 
 
ANALYSIS: 
 
Uses similar to the proposed auto detailing use exist elsewhere in the I-1 zoning district and within the 
immediate vicinity of this site, including car audio sales, bed liner installation, auto accessory sales, and 
automotive repair. 
 
The City’s Master Plan identifies the potential to implement commercial uses along the north side of 
Pickard Avenue at this location as is currently permitted by special use permit in the C-3 zoning district. 
To date, such action has not been taken. However, staff anticipates that the impending new zoning 
ordinance will be proposed to permit for a broader range of uses such as and including the proposed use at 



SPR-17-06 501 E. Pickard Street 
May 4, 2017 
Page 3 of 3 
 
this site under the updated regulations for the new industrial district. Staff feels that this use is of the same 
general character as the permitted uses of the I-1 district. 
 
The existing site complies with the minimum requirements of the zoning ordinance for the proposed use 
at this location.  The proposed use is consistent with the character of the area and with the future land use 
identified in the Master Plan.  With the findings and analysis stated in this report, the following actions 
are offered for consideration by the Planning Commission. 
 
STAFF RECOMMENDATION: 
 
Find that the proposed use as an auto detailing and accessories business is of the same general character 
as the allowed uses in the I-1 district.  



VI. PROJECT DESCRIPTION

My plan for this property is to use it for mainly detailing. I will also sell and install vehicle

accessories, such as floor mats, mud flaps, window visors and everything of that nature. I will

be putting in bed liners in pick":up trucks as well. All of which will be done inside ofthe building.
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Murphy, Becky

From: Kench, Brian
Sent: Wednesday, April 19, 2017 3:27 PM
To: Murphy, Becky; Keeler, Randy; Tewari, Stacie; Moore, Jason
Cc: Kain, Jacob
Subject: RE: Site Plan Review

Once the PC determine the use on the property is appropriate in the industrial district, then the business owner will 

need to apply for a permit to maintain the sign placed on the property prior to zoning approval. 

 

Brian Kench 
Building Official 

Community Services Division 

320 West Broadway Street 

Mt. Pleasant, MI 48858 

Phone (989) 779-5301 

Email:  bkench@mt-pleasant.org 

Website:  www.mt-pleasant.org 

 

 

 

From: Murphy, Becky  

Sent: Wednesday, April 19, 2017 1:12 PM 
To: Kench, Brian; Keeler, Randy; Tewari, Stacie; Moore, Jason 

Cc: Kain, Jacob 
Subject: Site Plan Review 

 

Attached is a case that will be heard by the Planning Commission at their 5/4/17 meeting.  Please provide comments by 

April 24, 2017 

 

Becky Murphy 
City of Mt. Pleasant 
Community Services Division 
989-779-5347 

 



 

 

 

 

 

 

 

 

 

TO: Planning Commission 

 

FROM: Jacob Kain 

 City Planner 

 

DATE: May 4, 2017 

 

SUBJECT: 2018-2022 Capital Improvement Plan

 

Each year, the Planning Commission is afforded an opportunity to review and provide feedback on the 

City’s five-year Capital Improvement Plan.  Th

tentatively planned over the next five years which have a useful life of at least ten years and cost in excess 

of $5,000.  Per the City Charter, the Capital Improvement Plan is prepared by the City Manager and 

adopted by the City Commission.  The City Manager has released the proposed 201

required by Charter to be adopted no later than June 

 

The Capital Improvement Plan is available for review at

pleasant.org/docs/dept/adminfinance/Capital_Improvement_P

2022_Capital_Improvement_Plan.pdf

 
Assistant Finance Director Chris Saladine

meeting in order to answer any questions you may have regarding the proposed plan.

memo is a copy of the presentation provided by staff to the City Commission which provides an 

of the proposed plan.  

 

REQUESTED ACTION: 

 

The Planning Commission review th

recommendation to the City Commission regarding the adoption of the plan.

 

Attachment 

1. Capital Improvement Plan presentation

 

 

MEMORANDUM 

Planning Commission  

Capital Improvement Plan 

Each year, the Planning Commission is afforded an opportunity to review and provide feedback on the 

year Capital Improvement Plan.  The Capital Improvement Plan includes projects that are 

tentatively planned over the next five years which have a useful life of at least ten years and cost in excess 

.  Per the City Charter, the Capital Improvement Plan is prepared by the City Manager and 

by the City Commission.  The City Manager has released the proposed 2018-202

no later than June 12, 2017.  

The Capital Improvement Plan is available for review at http://www.mt-

pleasant.org/docs/dept/adminfinance/Capital_Improvement_Plans/2018-

2022_Capital_Improvement_Plan.pdf.    

Assistant Finance Director Chris Saladine and City Engineer Stacie Tewari will be present for our 

meeting in order to answer any questions you may have regarding the proposed plan.  Attached to this 

a copy of the presentation provided by staff to the City Commission which provides an 

review the proposed 2018-2022 Capital Improvement Plan and provide a 

y Commission regarding the adoption of the plan. 

Capital Improvement Plan presentation 

Each year, the Planning Commission is afforded an opportunity to review and provide feedback on the 

projects that are 

tentatively planned over the next five years which have a useful life of at least ten years and cost in excess 

.  Per the City Charter, the Capital Improvement Plan is prepared by the City Manager and 

2022 plan, which is 

will be present for our 

Attached to this 

a copy of the presentation provided by staff to the City Commission which provides an overview 

Capital Improvement Plan and provide a 
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� Capital Budget process

� Details of 2018 projects

� Summary of 2019-2022 projects

� What’s not in the Plan

� Next steps
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Pages 5 – 12

� Affordability

� Reserve needs

� TIFA/DDA/Airport

� Millage allocation change

� ACT 51 funding reallocation

� Grant dependent projects

� TIFA
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Page # Funding

� Amphitheater 65 $150,000 DO/GR

� Island Park Fitness Trail  68 153,000 DO/GR

� Island Park South 69 130,000 CI

Restroom 

� Park Partnership 77 5,000     CI

� Island Park Vets 81 165,000 CI

Memorial Bridge

2018 Projects

Page # Funding

� Downtown Imp. Program 43 30,000 TIFA

� Fire Safety Grant Program 50 100,000 TIFA

� Light Curtain Program 53 20,000 TIFA/DO

� Parking Lot Maintenance    55 30,000 TIFA

2018 Projects



4/27/2017

4

Page # Funding

� Alley maintenance 31 $24,000 DDA

� Capital Investment 37 100,000 DDA

� Traffic & ped. safety 39 58,000 DDA

(Grid Street Design)

2018 Projects

Sidewalk Street Width On-street 
Parking

Bike Accommodations Non-motorized Plan 
Compliance

E – Existing Back of Curb to 
Back of Curb
Widest Block in 
Project

E – Existing S – Shared Lane C - Compliant

N – None N – None D – Dedicated Ln N – Non-compliant 

O – One Side R – Removed N - None M – Modified 

B – Both Sides A – Added S – SW Missing*

V – Varies 

P – Planned 
Near-term

P – Planned Near-
term Compliance

G – Gaps Exist

Project Area Type Cost Cond.
Complete St
Information

2017
PASER 
(Resurf.) S

id
e
w
a
lk

La
n
e
 

W
id
th

W
id
th

O
n
-s
tr

P
rk
g

B
ik
e

N
M
 C
o
m
p

Pickard Street Bridge Const.* Deck Replace. $712,000 B 12 50 N N N
Bridge Construction Engineering $71,000 5 (01’)

PBroadway: Bridge to Main
Mill & Overlay, 
Recon w/ Curb $160,000 4 (88’)

B 11 40 E S C

Denison: Three Leaves to W. Campus Crush and Shape $171,000 3 (88’) O 11 29 N D C
Three Leaves: Deerfield to Denison Crush and Shape $67,000 V 11 29 N D C

US-127BR and Mission Roundabout
Participate with 
MDOT $12,000

Engineering $44,000

ADA Compliance Ramp Repl. $36,000

Complete Streets Information Table Key – Indicates conditions after 
resurfacing or reconstruction
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Page # Funding

� Cracksealing 102 $12,000 Streets

� Overlays 103 344,000 Streets

2018 Projects

Page # Funding

� Cracksealing 112 28,000 Streets

� Chippewa 114 310,000 Streets

� Crosslanes 114 106,000 Streets

� Overlays 114 166,000 Streets/ 
Grant

2018 Projects
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Page # Funding

� Neighborhood lighting 91 $120,000 CI

� New Sidewalk 93 100,000 CI

� Replacement Sidewalk 95 100,000 Streets

� Bike Route Signage 97 27,000 Streets

2018 Projects

Page # Funding

� Runway 9 119 $260,000 Grant/Airport

tree abatement

2018 Projects
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Page # Funding

� Lift station 127 $80,000     Collection

� Manholes 128 100,000  Collection

� Meters 129 25,000  Collection

� Lines 134 150,000 Collection

� Plant Improvements 131 160,000 Plant

� Sewer leads 133 15,000  Collection

2018 Projects

Page # Funding

� 1MG reservoir bypass 139 $200,000 Distrib.

� Distribution System 144 50,000 Distrib.

� Meters 150 25,000     Distrib.

� Pavement Resurface 152 50,000 Plant

� Roof Replacement 154 75,000 Plant

� Valve Actuators 155 110,000 Plant

� Well rehab 157 48,000       Plant

2018 Projects
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Page # Funding
� Overhead doors 21 $35,000 CI

(Public Safety)

� Records cubicles 24 14,000 CI
(Public Safety)

� SCBA 27 220,000 CI/Grant
(Public Safety)

� Industrial Park South 34 84,000 PD/EIF

2018 Projects

� Street reconstruction

� Sidewalk replacement

� Crack sealing

� Pedestrian lighting

� Mission Street safety &  
investment

� Parking lots

� Riverbank protection

Ongoing

� Sewer lines

� Water lines

� Plant replacements

� Downtown infrastructure

� Trail bridges

� Parks & trail maintenance

� Alley infrastructure

� New Sidewalk
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� Equipment bay floor DPS

� Roof DPS

� Breathing air compressor

� Parks Wayfinding signs

� Downtown streetscape

� Industrial area streets

� New water tower

Projects

� Mid-Mich trail/GKB Path

� Fitness trail

� Columbarium

� Airport taxiway rehab

� Police Carports

� Community pool

� Airport runway extension

� Mt. Pleasant Center infrastructure

� Intersection improvement – Pickard & 
Bradley

� Street Extension – Broadway to west
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� Drainage improvements, water & sewer 
– Broadway to west

� Secondary Finished Water Line

� Storm Sewer Repairs

� Mission Street decorative lighting

� Planning Commission May 4

� Questions to City May 1
Manager

� Work Session May 15

� Public Hearing May 22

� Required Adoption June 12

� 2018 Operating Budget
submitted September 11
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� Non-motorized transportation plan

Implementation status

� Street design best practices

� City Commissioner’s ?



 

 

 

 

 

 

 

 

 

TO: Planning Commission 

 

FROM: Jacob Kain 

 City Planner 

 

DATE: May 4, 2017 

 

SUBJECT: Administrative reviews

 

Since your April 6, 2017 meeting, staff has reviewed and approved the following site plan 

administratively: 

 

Application Address 

SPR-17-05 200 S. University

Description: Construction of a new parking lot

 

MEMORANDUM 

Planning Commission  

eviews 

meeting, staff has reviewed and approved the following site plan 

 Owner    Approval Date

200 S. University Isabella Bank   4/17/2017

Construction of a new parking lot.  

meeting, staff has reviewed and approved the following site plan 

Approval Date 

/2017 



 

 

 

 

 

 

 

 

 

TO: Planning Commission 

 

FROM: Jacob Kain 

 City Planner 

 

DATE: May 4, 2017 

 

SUBJECT: Planning & Zoning Essentials training

 

The Michigan Association of Planning’

for anyone who deals with planning and zoning issues in their community. This information

program is ideal for introducing new planning commissioners and zoning board of appeals members to 

their roles and responsibilities, and also for more experienced 

build upon existing knowledge. Roles and responsibilities, comprehensive planning, zoning ordinances, 

variances, how to determine practical difficulty, and standards for decision

this comprehensive workshop. 

  

This workshop can help you to: 

• Clarify the expectations and limitations of your position.

• Help you recognize when there's a conflict of interest.

• Equip you with the best planning and zoning practices to sharpen your decision

• Boost your confidence as an elected official, planning commissioner, or zoning board of appeals 

member during meetings. 

 

The training will take place on Wednesday, May 31

Chamber and is being co-hosted by the City of Mt. Pleasant, Isabella County, Charter Township of 

Union, and Chippewa Township.  

 

I strongly encourage each of you to take advantage of this opportunity to obtain vital training related to 

your responsibilities as a Planning Commissioner. 

 

REQUESTED ACTION: 
 

Please confirm your availability to attend this training no later than May 15

 

 

MEMORANDUM 

Planning Commission  

Planning & Zoning Essentials training 

Michigan Association of Planning’s popular workshop, Planning and Zoning Essentials, is designed 

anyone who deals with planning and zoning issues in their community. This information

program is ideal for introducing new planning commissioners and zoning board of appeals members to 

their roles and responsibilities, and also for more experienced officials looking to refresh their skills and 

build upon existing knowledge. Roles and responsibilities, comprehensive planning, zoning ordinances, 

variances, how to determine practical difficulty, and standards for decision-making are all presented in 

Clarify the expectations and limitations of your position. 

Help you recognize when there's a conflict of interest. 

Equip you with the best planning and zoning practices to sharpen your decision

Boost your confidence as an elected official, planning commissioner, or zoning board of appeals 

The training will take place on Wednesday, May 31
st
 from 5:30-9:30 p.m. in the City Hall Commission 

hosted by the City of Mt. Pleasant, Isabella County, Charter Township of 

I strongly encourage each of you to take advantage of this opportunity to obtain vital training related to 

Commissioner.  

Please confirm your availability to attend this training no later than May 15
th
.  

s popular workshop, Planning and Zoning Essentials, is designed 

anyone who deals with planning and zoning issues in their community. This information-packed 

program is ideal for introducing new planning commissioners and zoning board of appeals members to 

officials looking to refresh their skills and 

build upon existing knowledge. Roles and responsibilities, comprehensive planning, zoning ordinances, 

making are all presented in 

Equip you with the best planning and zoning practices to sharpen your decision-making skills. 

Boost your confidence as an elected official, planning commissioner, or zoning board of appeals 

9:30 p.m. in the City Hall Commission 

hosted by the City of Mt. Pleasant, Isabella County, Charter Township of 

I strongly encourage each of you to take advantage of this opportunity to obtain vital training related to 
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