
 

Meeting Announcement and Agenda 

Mt. Pleasant Planning Commission 
 

Thursday, June 30, 2016 at 7:00 p.m. 

City Hall Commission Chamber 

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

II. Approval of Agenda: 
 

III. Approval of Minutes: 
 

 A. June 2, 2016 Regular Meeting 
 

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

V. Communications: 
 

VI. Public Hearings: 
 

 A. SUP-16-07 – 400 S. Main – Mt. Pleasant First United Methodist Church – Request for a Special Use Permit 

for the installation of ground mounted mechanical equipment and an associated screening wall. (postponed 

last month) 

 B. TC-16-01 – A proposed ordinance to amend Section 154.135 (Special Definitions); Section 154.144 (Signs 

in the C-1 District); Section 154.145 (Signs in the C-2 District); and Section 154.147 (Signs in the OS-1 

District) of the zoning ordinance; and add Section 154.151 (Signs in the CBD-TIFA District) to the zoning 

ordinance.  A request to endorse Downtown Signage Design Guidelines for the CBD-TIFA.   

 C. Z-16-01 – A proposed rezoning of properties owned by Central Michigan University and located in 

University Park from RCD (Research Center District) to U (University). 

 D. TC-16-02 – A proposed ordinance to amend Section 154.087 (U University District) of the zoning 

ordinance. 
 

VII. Public Comments: 
 

VIII. Site Plan Reviews: 
 

 A. SPR-16-10 – 400 S. Main – Mt. Pleasant First United Methodist Church – Request for Site Plan Review for 

the installation of ground mounted mechanical equipment and an associated screening wall.  (postponed last 

month) 
 

IX. Unfinished Business: 
 

 A. None 
 

X. New Business: 
 

 A. Administrative review and approval of site plans 
 

XI. Other: 
 

 A. Staff report. 

  1. Zoning ordinance consultant update 

  2. Redevelopment Ready Communities update 

  3. August 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 

June 2, 2016 

 

I. Chairman Cotter called the meeting to order at 7:00 p.m. 

 

Present:  Cotter, Dailey, Driessnack, Friedrich, Hoenig, Horgan, Irwin 

Absent: Kostrzewa, Liesch 

  

  Staff: Kain, Murphy  

 

II. Approval of Agenda: 

 

Motion by Dailey, support by Friedrich, to approve the agenda. 

 

Motion approved unanimously. 

 

III. Approval of Minutes 

 

A. May 5, 2016 Regular Meeting: 
 

Motion by Dailey, support by Irwin, to approve the minutes from the May 2, 2016 regular meeting as 

submitted. 

 

Motion approved unanimously. 

 

B. May 16, 2016 Special Meeting: 

 
Motion by Dailey, support by Hoenig, to approve the minutes from the May 16, 2016 special meeting as 

submitted. 

 

Motion approved unanimously. 

 

IV. Zoning Board of Appeals Report for May: 

 

Commissioner Friedrich reported that the ZBA did not meet in May. 

 

     V.  Communications:   
 

Kain reported that one communication was received from Planning Commissioner Liesch regarding Item 

X. A., which was placed on the dais for the Board.  In addition, Kain noted that he had received a 

communication from the applicant regarding Case SUP-16-07/SPR-16-10, which will be included in the 

packets for the next meeting. 

 
VI.  Public Hearings: 

 

Chairman Cotter noted that Case SUP-16-07 has been postponed until the next meeting. 

 

 VII.    Public Comments: 
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Chairman Cotter opened the floor for public comments.  There being no one who wished to speak, public 

comments was closed. 

 

VIII.   Site Plan Reviews: 
 

Chairman Cotter noted that case SPR-16-10  has been postponed until the next meeting. 

 

IX.        Unfinished Business: 

  

None 

 

X. New Business: 

 

A. Recommend a consultant for the Zoning Ordinance project: 
 

Motion by Horgan, support by Friedrich, to recommend that the City Commission engage TPUDC (Town 

Planning & Urban Design Collaborative, LLC) for the purpose of creating a new zoning ordinance. 

 

Board Discussion: 

 

Commissioner Dailey asked Commissioner Horgan to share her reasons for recommending TPUDC. 

 

Commissioner Horgan indicated she had reviewed some of the company's projects and feels they have 

more passion for the direction we want to go with the form based code. She noted that there seemed to be 

a lot of enthusiasm from the communities that they had worked with, and felt that those communities are 

more similar to Mt. Pleasant - the fit was better. Commissioner Horgan also noted that she feels that as a 

community we need to look different and getting an out of state perspective could be a positive thing.  

 

Commissioner Friedrich commented that he too was impressed with TPUDC, and felt they conveyed the 

importance of getting significant active community involvement.  He noted that even though they are not 

a local company, he didn't feel that would be a major obstacle. 

 

Commissioner Dailey commented that he likes to hear that we are looking for something different.  He 

noted that he felt their presentation was a bit tired; however, their document was good.  He added that he 

feels they will do a great job; however, noted that he feels that the Commission needs to take some active 

responsibility to get public involvement as well as have a lot of give and take with the consultant. 

 

Commissioner Horgan noted that she had to separate the presentation from what we are asking them to 

do.  Commissioner Horgan also noted that she had reached out to some of the young people to hear what 

they want in our community, noting we need to make the area attractive to the younger generation.  She 

further commented that TPUDC stressed the need to talk to all of the stakeholders as well. 

  

Motion approved unanimously. 

 

B. Discuss and consider setting a public hearing on a proposed rezoning of properties located in 

University Park from RCD (Research Center District) to U (University). 

 

Kain noted that the Commission will be asked to consider three items for a public hearing.  The first item 

is a rezoning request for properties at the south end of Mt. Pleasant that are currently zoned RCD 
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(Research Center District) to U University District.  Kain noted that the majority of the property is owned 

by CMU.  This area was designated in the 1980s to function as an area designated for research facilities.  

 

Kain reminded the Commission that in 2013 the main campus was rezoned to U University District.  

CMU staff has been in contact with the city and wishes to pursue the rezoning of the RCD properties to 

also reflect the U University zoning.  Kain noted that this rezoning would not be a radical change, just a 

formalization of the status quo.  He noted that a Memorandum of Understanding with CMU will be 

considered by the City Commission in the near future that would provide the city the ability to review and 

provide feedback on development of these properties.  As with the current U district language, under the 

proposed rezoning these properties would not be subject to the City's Site Plan Review process. Kain 

noted that there are restrictive covenants in place for University Park which create some assurance as to 

the use and form of future development in the park.   

 

Kain noted that there are three parcels within the area that are not owned by CMU and which are not 

included in this rezoning request.  In addition, Kain noted that if CMU sells any of the property to an 

outside party, the properties would be treated as though they are zoned RCD until the City Commission 

took action to formally rezone them. 

 

Commissioner Irwin asked if the University could build another hotel.  Kain noted that was a possibility 

now and under the proposed rezoning as certain non-research accessory uses are permitted.   

  

Motion by Driessnack, support by Hoenig, that the Planning Commission set a public hearing to consider 

rezoning of properties in University Park owned by Central Michigan University from RCD to U at the 

Planning Commission meeting on Thursday, June 30, 2016 at 7:00 p.m. in the City Hall Commission 

Chambers. 

 

Motion approved unanimously. 

  

C. Discuss and consider setting a public hearing on proposed text changes to Section 154.087 (U 

University District) of the zoning ordinance. 

 

Kain noted that this text change relates to the rezoning request discussed in the last agenda item, and will 

bring the zoning ordinance in sync with the rezoning.  Kain commented that if the Planning Commission 

decides to recommend not rezoning the property, then they likely will not want to recommend the text 

change either since they go hand in hand. 

 

Kain noted that the proposed text change will reflect that the U District will include properties owned by 

CMU in the University Park and will also provide for the treatment of properties rezoned to U in 

University Park in the event that the ownership is conveyed to another party.  The property would then be 

treated as RCD unless otherwise rezoned through City Commission action. 

 

Motion by Horgan, support by Driessnack, that the Planning Commission set a public hearing to consider 

an amendment to Section 154.087 (U University District) at the Planning Commission meeting on 

Thursday, June 30, 2016 at 7:00 p.m. in the City Hall Commission Chambers. 

 

Motion approved unanimously. 

 

D. Discuss and consider setting a public hearing on proposed text changes to Section 154.135 

(Special Definitions); Section 154.144 (Signs in the C-1 District); Section 154.145 (Signs in the C-2 

District); and Section 154.147 (Signs in the OS-1 District) of the zoning ordinance; add Section 
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154.151 (Signs in the CBD-TIFA District) to the zoning ordinance; and to consider endorsing 

Downtown Signage Design Guidelines to update the regulation of signs in the CBD-TIFA. 
  

Kain introduced TC-16-01, which he noted is a two part request: to adopt the proposed text changes, and 

to endorse the Downtown Signage Design Guidelines.  Kain referred the Commission to the attachments 

that were included in their packets:  The Downtown Signage Design Guidelines; a draft ordinance and the 

map of the area included in the CBD/TIFA district.   

 

Kain reported that the guidelines were created through a joint effort of the Historic District Commission, 

the Downtown Development Board and the CBD-TIFA.  The intent of the guidelines is to encourage 

compatibility with a historic district, and to be aesthetically pleasing.  The guidelines address such things 

as size and shape, placement, materials, colors, etc.  Kain noted that the document is advisory in nature 

and it is hoped that it will be consulted when new signage is proposed within this boundary, further noting 

that the guidelines have been endorsed by all three boards. 

 

Kain reviewed the proposed text changes, noting that changes are being proposed to Section 154.135 

(Special Definitions) to remove the definition for marquee signs.  As there are currently only two 

marquee signs in the downtown, both non-conforming, staff didn't feel that there was a need to include 

this language in the ordinance.  In addition, there will be definitions added for awning/canopy signs; 

building facade; changeable copy sign; illumination, internal; menu sign; multi-tenant sign; and post and 

arm sign.  Language will also be added to the existing definitions of portable and projecting sign to add 

clarity. 

 

Section 154.151 (Signs in the CBD-TIFA District) will be added to the zoning ordinance. 

 

Language will be added to Sections 154.144 (Signs in the C-1 District); Section 154.145 (Signs in the C-2 

District) and Section 154.147 (Signs in the OS-1 District) to distinguish that any signage that is located 

within these districts but also falls within the CBD-TIFA District will follow the regulations in Section 

154.151.  Properties within these districts that are not in the CBD-TIFA will follow the regulations for 

that zoning district.  

 

Kain noted that this will open some new doors for signage downtown and will create some new signage 

rights rather than take away. 

 

Kain noted that he and Michelle Sponseller, Downtown Development Director spent significant time 

downtown inventorying current signage to assure that these changes would not create a lot of 

nonconformities.   

 

Commissioner Driessnack noted concern over creating more non-conformity.  Kain commented that non-

conformities would certainly be created; however, he noted that any non-conforming signs can be 

maintained, refaced, etc. without issue.  If they were to be replaced then they would need to be brought 

into conformance or made less non-conforming.  

 

Motion by Friedrich, support by Irwin that the Planning Commission set a public hearing to consider an 

amendment to Sections 154.135, 154.144, 154.145, and 154.147 of the zoning ordinance; add Section 

154.151 to the zoning ordinance; and to consider endorsing Downtown Signage Design Guidelines at the 

Planning Commission meeting on Thursday, June 30, 2016 at 7:00 p.m. in the City Hall Commission 

Chambers. 

 

Motion approved unanimously. 
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XI. Other: 
   

 A. Staff Report: 

 

1.  Administrative Review 

 

Kain reported that since the last meeting, staff has reviewed and approved one site plan administratively.  

Case SPR-16-09, for 1290 E. Broomfield was approved, which will allow for the addition of three 

parking spaces and a new retaining wall at the rear of the existing building.   

 

2.  July (June 30th) Planning Commission meeting:  Kain noted that other than the three public hearing 

set at tonight's meeting, the case that was postponed will likely be back on the agenda.  In addition, he 

noted that there were a couple of other projects out there that may be ready. 

 

3.  Kain noted that the City Commission would receive the Planning Commission's recommendation for a 

Zoning Ordinance consultant at their June 13th meeting. 

 

XII.    Adjournment: 

 

 Motion by Hoenig, support by Friedrich, to adjourn. 

 

 Motion approved unanimously. 

 

 Meeting adjourned at 7:50 p.m. 

 

 

 bam 



Keith Cotter 

220 N Kinney Ave  

Mt. Pleasant MI 48858 

June 15, 2016 

City of Mt. Pleasant 

320 W Broadway 

Mt. Pleasant MI 48858 

To whom it may concern: 

It is with regret that I must tender my resignation from the City of Mt. Pleasant Planning Commission, effective 

7/1/2016.  My family will be relocating outside of city limits I will no longer be eligible to hold a seat on this 

commission. 

I am grateful and proud to have had the opportunity to serve the City of Mt. Pleasant for these past years, and 

I offer my best wishes for its continued success. 

Sincerely, 

Keith Cotter 

Mt. Pleasant Planning Commission, Chair 



 

 

 

Planning Commission Staff Report

Special Use Permit 

June 30, 2016

Reviewer: 

APPLICANT: 

 

PROPERTY OWNER: 

 

LOCATION: 

 

REQUEST: 

 

 

SITE AREA: 

 

ZONING DISTRICT: 

 

FUTURE LAND USE: 

Denali 

 

First United Methodist

 

400 S. Main

 

Special Use Permit 

mounted mechanical equipment and an associated screening wall.

 

1.9 acres

 

R-3,

 

Urban Residential

 

BACKGROUND: 
 

The applicant is requesting to install ground mounted mechanical equipment in front of the existing church 

building facing Washington Street. 

 

Figure 1. View of the property from 

has already been placed and is located just right of the entrance

 

Planning Commission Staff Report 

Special Use Permit 16-07 / Site Plan Review 16-10  

June 30, 2016 

Reviewer: Jacob Kain, City Planner 

Denali Construction & Engineering, Inc. 

First United Methodist Church 

400 S. Main 

Special Use Permit and Site Plan Review for the installation of ground 

mounted mechanical equipment and an associated screening wall.

acres 

3, Residential and OS-1, Office 

Urban Residential and Main Street Overlay District

install ground mounted mechanical equipment in front of the existing church 

 
View of the property from S. Washington looking east.  The proposed mechanical equipment 

has already been placed and is located just right of the entrance. 

for the installation of ground 

mounted mechanical equipment and an associated screening wall. 

install ground mounted mechanical equipment in front of the existing church 

S. Washington looking east.  The proposed mechanical equipment 
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Land uses and zoning on the surrounding properties are as follows:  

 

 Future Land Use Zoning 

North Central Business District C-2, Central Business District 

East Central Business District 
OS-1, Office 

R-3, Residential 

South 
Urban Residential 

Main Street Overlay District 
R-3, Residential 

West Urban Residential R-3, Residential 

 

 
Figure 2. Zoning and overview map 

 

The proposed use as a church is permitted in the R-3 zoning district subject to special use permit under 

Section 154.051 of the Zoning Ordinance (R Residential Districts).   

 

SITE 
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The following conditions are imposed as a special use: 

 

Special Use Condition 
Consistent with 

Zoning 

Access shall be in accordance with § 154.121. � 

The building shall be at least 40 feet from the side or rear property line when adjacent 

to a single-family or two-family dwelling. 

Existing non-

conformity 

 

SITE PLAN REVIEW: 

 

Plan Information – The proposed site conditions comply with all plan information requirements listed in 

Section 154.169(C) of the Zoning Ordinance including preparation at a readable scale, and location and 

use of existing and proposed structures.  

 

DIVISION COMMENTS: 
 

Division of Public Works (DPW) – No comments. 

 

Division of Public Safety (DPS) – No comments. 

 

ANALYSIS: 

 

The Planning Commission should consider whether or not the proposed screening of the proposed 

mechanical equipment is sufficient to address the review criteria for special uses, which considers 

compatibility with the character of adjacent development and mitigation of adverse impacts including 

noise.   

 

With the findings and analysis stated in this report, the following actions are offered for consideration by 

the Planning Commission.  Staff has provided two motions for your consideration.   

 

STAFF RECOMMENDATION: 

 

Special Use Permit Suggested Motion A: 

Move to approve SUP-16-07 with the following condition: 

 

1. The applicant shall work with the City Planner to develop a landscape plan between the fence and 

the public street. 

 

Special Use Permit Suggested Motion B: 

Move to approve SUP-16-07 with the following condition: 

 

1. The applicant shall provide a 6 foot masonry screening wall around the proposed mechanical 

equipment and work with the City Planner to develop a landscape plan between the wall and the 

public street. 

 

Site Plan Review Motion: 

Move to approve SPR-16-10. 

 



(2) The special use shall be designed, constructed and maintained in a manner which reflects or enllances the
character of the surrounding neighborhood within 300 feet measured lot line to lot line. The special use sllall
be operated in a. manner compatibie with surrounding iand uses within 300 feet. Compatibility includes, but is
110t limited to, hours of operation and environmental effects (e.g. noise, light, traffic, inten~lty of use, density).

we f7~(j;,e 0' 5t;Y.e'f:'.i'! i!!! Wf( fO-tlch?t} j.l:. (,[;';'1 ·t·

VIIl. DEVELOPMENT SITE PLAN REQUiREMENTS ,_.-~~---- -'1
Site pians for Special Use Permits of more than one acre iand ahail be sealed by a licensed surveyor, engineer,
architect, or community pJanner, unless specifically waived by the City, The site plan drawing shall IJe drawn to a
readable scale and include all of the following information:
o LotHnes
o Existing OInd proposed structures
o Site improvements
0' Parking ,areas and spaces
o Screening requirements
o Trash'container location and screening
o ,Type and location of exterior lighting
o Signage
0, LOIm:lscaping.features to be retained, added, and removed
o Ratio of green space to lot area
o Vehicle and 'pedestrian circulation plans, including vehicle access areas, loading areas, sidewall<s and bike

o ~~~h:sed exterior building materials, inciuding elevation drawings and/or photos of similar bUildingS_~~
IX. APl'iLiCATION DEADLINES
Planning Commission meetings are generally lield on the first Thursday of the month at 7:00 p.m. In tile City Hall
Commission Chambers. The submission deadiln8 lor eacll meeting Is described in tile attaclled Planning
Commission meeting calendar.

Upon receipt of a compiete application and installation of a Zoning Issue sign at the property site (see guidelines for
placement), the-Planning Commission wililloid a public hearing at its next reguiar meeting. Notice will be published
in the Morning Sun and mailed to aii property owners within 300 feet of the subject property.

~ollowillg 'tile. public hearing, the Planning Commission may approve, de'ny, or approve the request with conditions,
Conditions imposed by the Planning Commission are considered an inlegral part of tile Special Use Permit

X. ,REVIE;W CRITERIA
The Zoning Ordinance imposes the follOWing general requirements on tile use requested by tile applicant (see
Seotiorf154.17t(A) for details). Under each reqUirement, tile applicant should explain, in writing witll supporting
evidencll, how tile proposed use satisfies tile requirements, For those reqUirements wllere there is potential for
negatiVe or adverse effects, applicant will propose measures to mitigate suel-, effects.

(1) Thespeci,,1 use shall be one listed as a permitted special use for tile zoning district in which the property is
located and the special use shalt be consistent witll the intent and purpose of this chapter and the objectives of
the currently adopted Master Plan. T h. i! ~' , ~ ( <::.' -.;C l'" .: ,- ,,<'", 7' /' /,,, 1 ," _r _.",{-it !A~e ifT /( {-- I.> i' 00 - L/"'l~-<'-i S' ///(;

./ "/

I
~_~._~.~~~~~_~~J
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(3) ARPlicant shall demonstrate ilow tile exterior structuraie compatible with the surrounding arGB. (defined as
adjacentand/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.

{?e A-~,>j
- j' '.-

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

, ,1 - " - -
«_j;;? -J!; )1",- -,,'.J-fr""',__ ,_ : /,c_: "tJ f) U <C.;/

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

L L, ill'./'/rv6-- , ~

- - - -

The special lise shall not be hazardous to the adjacent property, or involve uses, activities, materials or
equipment which wiil be detrimental to the health, safety, or welfare of persons or property tllrough the
excessive production of traffic, noise, smoke, odor, fumes or glare.

5'ee AtOiJ'~'

(7) 'rhe special use shall bs 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
continLlally prOVide adequately for the services and facilities deemed essential to the special use under·
consideration. ") f! .

-;; -<?e I !J(}(/-C

Attachments:
1. Site Plan Requirements for DPW Approval
2. Site Plan Requirements for tile Fire Department/DPS Approv2.!

Special Use Permit Application- Page 5 of 5 Rev. 8/17/15
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Brigitte H. Bechtold

405 South Main Street

Mt. Pleasant MI 48858

May 27,2016

Jacob Kain, City Planner
Mt. Pleasant Planning Commission
City Hali
320 W. Broadway Street
Mt. Pleasant MI 48858-2447

RE: Case SUP-16-07 - 400 S. Main

Dear Mr. Kain,

I have made Mount Pleasant my home for more than 25 years. The charm of this community is

the combination of campus diversity and intellectuality mixed with small-town community and

a beautiful historic downtown district. This blend of quaint and urban mixes in Mount Pleasant,

partly due to the commitment of home owners to restoring old Victorians and a willingness of

businesses to invest significantly to maintain the fa~ade and integrity of our downtown.

Businesses like Gray's Furniture and Isabella Bank and Trust both maintain and restore in

keeping with the historic atmosphere of the downtown district. Renovation projects like the

Borden Building City Hall, Waterworks, and Mountain Town Station, the Gingko Tree home and

my own home use talented craftsmen in expensive restorations because we deeply value the

place that these historic homes have in our community. For decades, as I walked down Main

Street to campus, I have appreciated the old mixed with the complementary new construction.

The investment of the city in the beautiful street lights shows our commitment to

complementary modernization in keeping with the historic Victorian tradition.

While there are buildings that depart from the Victorian, most maintain the fidelity of tasteful

brick or tiled stucco in keeping with the community atmosphere. My own home at 405 South

Main Street has seen many reincarnations as a home, a dentist office, a law office, and now as a

restoration project. I can appreciate that buildings evolve. The church across the street began

as a Gothic-inspired sanctuary, but now has contemporary brick with a thoughtfully tended

garden. This pleasantly integrated picture is marred by the marquis of the Mt. Pleasant First

United Methodist Church, which flashes alternating messages that disturb the quiet of the



downtown and create light pollution that is inappropriate for the kind of neighborhood on this

section of Main Street. Occasionally, this disturbance is exacerbated with huge banners

displayed on the church's east wall area. This wall now appears to have tracks installed that

allow for easy installation of such banners, which are as big as the wall of a house in the area.

To my horror, I now am informed of plans by the Mt. Pleasant First United Methodist church to

install "ground mounted mechanical equipment and an associated screening wall." This would

greatly add to the visual disturbance and light pollution in this city block. It would also disrupt

the tasteful reconstruction and remodeling endeavored by citizens of the downtown area.

I am not diagrammatically opposed to signage on buildings in the downtown area. However,

construction and augmentation should remain in keeping with the historic downtown such that

it adds beauty and property value, and thereby attracts further investment from professionals

and others who want to make downtown Mt. Pleasant their home.

In conclusion, I can only say that I am adamantly opposed to the proposal, and I hope that I am

joined in this by the other individuals and families who are making the downtown area their

home.

S~J:£sf;J
Brigitte Bechtold



 

 

 

 

 

 

 

 

 

TO: Planning Commission 

 

FROM: Jacob Kain 

 City Planner 

 

DATE: June 30, 2016 

 

SUBJECT: TC-16-01 – Sign Standards and Sign Guidelines for the 

 

The Planning Commission is being asked to consider endorsing Downtown Signage Design Guidelines 

and a series of accompanying ordinance changes that would make implementation of the guidelines 

feasible.    

 

The Mt. Pleasant Historic District Commission

Authority (CBD-TIFA), and Downtown Development Board 

Downtown Signage Design Guidelines (Attachment 1)

signage that is more aesthetically pleasing and compatible with a historic district

Downtown Mt. Pleasant was listed on the National Registry of Historic Places in 2015.  The proposed 

guidelines address various sign considerations 

materials; colors; content; lighting; and installation.

District Commission (September 2015); Central Business District TIFA (October 2015); and Downtown 

Development Board (October 2015).

 

In order to implement the design guidelines, a more general update to the sign ordinance is necessary.  

Among the proposed changes would be an allowance for new sign types including projecting signs, post 

and arm signs, and menu signs; revised standards for currently permitted sign types including awning and 

canopy signs and wall signs; and providing the 

sign regulations and the proposed regulations for the CBD

Attachment 2. 

 

The proposed ordinance creates an overlay for signage within the CBD

when the underlying zoning of C-1, C

are zoned P-1, M-1, I-1, or Conditional C

the current sign regulations of their respective districts.  

 

The proposed ordinance includes the following amendments:

 

• Section 154.135 (Special Definitions

o Adds definitions for awning; awning/canopy sign; building façade; changeable copy sign; 

illumination, internal; menu sign; multi

o Removes definition for marquee

o Adds language to existing definitions of por

 

 

MEMORANDUM 

Planning Commission  

Sign Standards and Sign Guidelines for the CBD-TIFA District

The Planning Commission is being asked to consider endorsing Downtown Signage Design Guidelines 

and a series of accompanying ordinance changes that would make implementation of the guidelines 

t Historic District Commission, Central Business District – Tax Increment Finance 

and Downtown Development Board collaborated on the creation of the proposed 

Downtown Signage Design Guidelines (Attachment 1).  These guidelines are intended to

is more aesthetically pleasing and compatible with a historic district; you will recall that 

Downtown Mt. Pleasant was listed on the National Registry of Historic Places in 2015.  The proposed 

guidelines address various sign considerations including orientation and placement; scale and shape; 

materials; colors; content; lighting; and installation.  The guidelines have been endorsed by the Historic 

District Commission (September 2015); Central Business District TIFA (October 2015); and Downtown 

). 

In order to implement the design guidelines, a more general update to the sign ordinance is necessary.  

Among the proposed changes would be an allowance for new sign types including projecting signs, post 

; revised standards for currently permitted sign types including awning and 

canopy signs and wall signs; and providing the cross-references between the individual zoning district 

sign regulations and the proposed regulations for the CBD-TIFA.  The draft ordinance in included as 

creates an overlay for signage within the CBD-TIFA District (Attachment 3)

1, C-2, or OS-1.  The CBD-TIFA District also includes properties that 

1, or Conditional C-3; properties in those zoning districts would continue to follow 

the current sign regulations of their respective districts.   

The proposed ordinance includes the following amendments: 

Special Definitions) 

definitions for awning; awning/canopy sign; building façade; changeable copy sign; 

illumination, internal; menu sign; multi-tenant sign; and post and arm sign.

definition for marquee and temporary sign. 

language to existing definitions of portable sign and projecting sign.

District 

The Planning Commission is being asked to consider endorsing Downtown Signage Design Guidelines 

and a series of accompanying ordinance changes that would make implementation of the guidelines 

Tax Increment Finance 

collaborated on the creation of the proposed 

are intended to encourage 

; you will recall that 

Downtown Mt. Pleasant was listed on the National Registry of Historic Places in 2015.  The proposed 

ation and placement; scale and shape; 

The guidelines have been endorsed by the Historic 

District Commission (September 2015); Central Business District TIFA (October 2015); and Downtown 

In order to implement the design guidelines, a more general update to the sign ordinance is necessary.  

Among the proposed changes would be an allowance for new sign types including projecting signs, post 

; revised standards for currently permitted sign types including awning and 

the individual zoning district 

dinance in included as 

(Attachment 3) 

TIFA District also includes properties that 

districts would continue to follow 

definitions for awning; awning/canopy sign; building façade; changeable copy sign; 

tenant sign; and post and arm sign. 

projecting sign. 



• Subsection 154.144(G) (Signs in the C-1 District) 

o Adds requirement that signs in the CBD-TIFA follow the regulations of the proposed 

Section 154.151. 

 

• Section 154.145 (Signs in the C-2 District) 

o Adds requirement that signs in the CBD-TIFA follow the regulations of the proposed 

Section 154.151. 

o Adds language to the total sign area requirement to exclude portable signs and projecting 

signs from that calculation. 

o Removes all other existing language. 

 

• Subsection 154.147(C) (Signs in the OS-1 District) 

o Adds requirement that signs in the CBD-TIFA follow the regulations of the proposed 

Section 154.151. 

 

The proposed ordinance adds the following section to the zoning ordinance: 

 

• Section 154.151 (Signs in the CBD-TIFA District) 

o Adopts the Downtown Mt. Pleasant Signage Design Guidelines to encourage quality 

design of signage in the CBD-TIFA. 

o Creates new standards for: 

� Prohibited signs. 

� Permitted signs. 

� Additional conditions. 

 

REQUESTED ACTIONS: 
 

Move to endorse the Downtown Signage Design Guidelines. 

 

Move to recommend that the City Commission approve Text Change 16-01.   

 

Attachments: 

1. Downtown Signage Design Guidelines 

2. Draft ordinance 

3. CBD-TIFA zoning map 
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Downtown Signage Design Guidelines 
 
 

Adopted by the  
 

Mt. Pleasant Historic District Commission 
September 2015 

 
Central Business District TIFA 

October 2015 

 
Downtown Development Board 

October 2015 

 
Planning Commission 

TBD 

 
City Commission 

TBD 
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INTENT AND CONTEXT OF DOWNTOWN SIGNAGE DESIGN GUIDELINES 
The intent of the Downtown Mt. Pleasant Signage Design Guidelines is to provide guidance for desirable and appropriate business signage in 
downtown Mt. Pleasant. These signage design guidelines are intended to be a tool for property owners, business owners, and City staff in 
planning, designing and reviewing proposed downtown signage. The design guidelines address general sign elements, including design, 
construction elements, placement, and lighting, as well as the most appropriate sign types. These design guidelines generally communicate what 
is desired and encouraged for downtown signage rather than what is not allowed. Unlike the City’s signage zoning regulations, the design 
guidelines are intended to focus on preferred signage techniques and examples in order to achieve high quality signage in downtown Mt. 
Pleasant. Design guidelines do not represent requirements; however, signage applicants should carefully consider each of the design guidelines 
relevant to their request and demonstrate their effort to achieve the design guideline. 
 
Mt. Pleasant’s Downtown Signage Design Guidelines have been developed as a collaborative effort between the City’s Historic District 
Commission and Downtown Development Board. 
 
 
OBJECTIVES 
The intent of the sign design guidelines is to accomplish the following: 

• Establish reasonable and improved standards for business identification 
• Assist property owners and business owners in understanding city expectations 
• Encourage creative and innovative approaches to signage within an established framework 
• Promote economic vitality in the downtown 
• Enhance overall property values and the visual environment in the city by discouraging signs which contribute to the visual clutter of the 

streetscape 
• Ensure that commercial signs are designed for the purpose of identifying a business in an attractive and functional manner. 
• To ensure signs on the façade of buildings reinforce the existing character and are integrated into the architectural scheme of the 

building. 
• To promote a quality visual environment by allowing signs that are compatible with their surroundings and which effectively 

communicate their message. 
 
 
APPLICABILITY 
These downtown signage design guidelines generally apply to all new and altered signs, including awnings, in the historic downtown area (see 
map below). All new and altered signs require the business and property owner to submit a sign permit application to the City’s Building 
Department. 
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LOCATION 
The Downtown Signage Design Guidelines are for the Central Business District Tax Increment Finance Authority (CBD TIFA) or Principal Shopping 
District (PSD).  See maps on the following two pages.  
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Central Business District TIFA District 
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Downtown Mt. Pleasant Historic Context 
The Mt. Pleasant Downtown Historic District encompasses eight blocks of the city’s historic commercial district, centered at the intersection of 
Broadway and Main Streets. Located in the valley of the Chippewa River, which borders the district on the west, the downtown follows a 
standard ordinal grid system. Close-set brick buildings line the streets on either side, flanked by wide sidewalks which contain a variety of street 
trees, planting beds, and other furnishings. The district contains buildings dating from the 1870s to the 1950s that range from one to three 
stories in height, but one and two story buildings predominate. The predominant styles are late nineteenth century Italianate and early 
twentieth century Commercial Brick, with a few other styles, including Art Deco and early mid-century Modern, included.  
 
Many of the building materials were locally sourced and manufactured, including Mt. Pleasant bricks, limestone from nearby quarries, and 
wood. The distinctive architectural quality of Mt. Pleasant’s historic downtown buildings, the significant number of them that still exist, and their 
concentration along key downtown streets provides a strong foundation for the appropriate character and design of signage in downtown Mt. 
Pleasant. 
 
The sign types common from the 1880s to the 1920s included wall signs, projecting/hanging signs, window signs, architectural signs, and awning 
signs. Like most buildings of that era, many of Mt. Pleasant’s building facades were designed with a sign board between the storefront and the 
second floor to accommodate a sign. Signs were generally designed to be read by pedestrians on sidewalks rather than by people driving by 
quickly in their cars. This pedestrian orientation meant that signs were sized smaller and placed closer to the sidewalk to be read from 15’ to 20’ 
away by people walking on sidewalks. It was common to identify the name of the business, as well as the building’s name and date of 
construction. The typefaces for signs were fairly limited and simple. In the early 20th century, following the invention of electricity, signs began 
to be illuminated with light fixtures, and eventually exposed neon signs began to appear in the 1920s. 
 
Awnings were typically used for functional purposes of protecting merchandise and operations inside the store from sunlight, as well as shelter 
from sunlight and rain outside the store. Consequently, awnings were typically mounted to fit the frame of a window or door, rather than 
extending across the entire storefront. They also provided a decorative feature that could brighten up a building’s façade with colors and 
patterns. Since awnings were often retractable, they also indicated that a store was open for business. Sometimes awnings were also used for 
signage with the lettering typically placed on the front valance, so that the signage was visible whether the awning was extended out or 
retracted. 
 
Historically, signs were typically an integral element of a building’s front façade and designed to complement a building’s architecture and scale. 
A good source of historic sign design is to consult historic photographs of downtown Mt. Pleasant’s buildings, as well as similar places. It is not 
necessarily the overriding goal of these design guidelines to recreate signage from the turn of the 20th century, but rather to encourage 
appropriate signage that positively contributes to downtown’s economic vitality. 
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SIGNAGE PERMIT PROCESS 
All new and altered signs require the business and property owner to submit a sign permit application to the City’s Building Safety Department. 
Two sign permit applications are available: permanent sign permits and temporary sign permits. Permanent sign permits are for building 
signage, whereas, temporary sign permits are for signs that advertise special sales. The Downtown Mt. Pleasant Signage Design Guidelines only 
apply to permanent signs. 
 
Recommended steps for submitting a signage permit application: 

1. Review the Downtown Mt. Pleasant Signage Design Guidelines as part of decision-making about what type of sign(s) you would like and 
are appropriate for downtown Mt. Pleasant and your building type. 

2. Determine if your building is in the designated downtown historic district and/or an individually designated historic building. 
3. Consult historic photographs of your building, if available, and downtown Mt. Pleasant. 
4. Observe the types, placement, and designs of signs on surrounding buildings, particularly on your block. 
5. Determine the type of sign that you would like to place on your building. 
6. Review the City’s sign regulations (Section 154.135-154.150 of the Zoning Ordinance) for the regulations applicable to your desired sign. 

 
 
HOW TO USE THE DESIGN GUIDELINES 
It is intended that these signage design guidelines will help business owners, property owners, and sign manufacturers plan and design signage 
that is desirable and appropriate for Mt. Pleasant’s historic downtown, both historic and non-historic buildings. A copy of the Mt. Pleasant 
National Register of Historic Places at http://www.mt-pleasant.org/departments/division_of_community_services/downtown_development/ 
 
There are two sets of design guidelines: 
1. General design guidelines addressing each of the signage elements that relate to all types of downtown signs, including orientation & 
placement, scale & shape, materials, colors, content, lighting, and installation. 
 
2. Specific design guidelines for each of the appropriate downtown sign types, including projecting signs, wall signs (including flat signs and flat 
individually mounted letters), awning/ canopy signs, window signs, sandwich board signs, architectural signs, freestanding signs, multi-tenant 
wall directory signs, and wayfinding signs. 
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GENERAL DESIGN GUIDELINES 
SIGN ELEMENTS 
 
All sign types in downtown Mt. Pleasant have the potential for strengthening or detracting from its historic and unique character. This section 
addresses the general elements and design guidelines that apply to all sign types in downtown, including: 

• Orientation & Placement 
• Scale & Shape 
• Materials 
• Colors 
• Content 
• Lighting 
• Installation 

It is important to consider these general design guidelines with all new signs as well as replacement and improvement to existing signs. 
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ORIENTATION AND PLACEMENT 
During the late 19th and early 20th centuries, downtown signs were designed to be read by pedestrians rather than drivers in cars. With its 
historic small blocks, street grid, buildings, and sidewalks still intact, downtown Mt. Pleasant has retained its pedestrian feel. Long-term, the 
community expects to build on downtown’s pedestrian-friendly character with additional improvements to streets, sidewalks, and landscaping. 
In general, downtown signs can complement and reinforce the historic and desired pedestrian-oriented character of the historic streets and 
buildings, while also meeting the visibility needs of people driving by in cars. 
 
DESIGN GUIDELINES: 

1. In general, downtown building signs should be more oriented to visibility by pedestrians on the sidewalk than people driving by in cars. 
As pedestrian-oriented signs, they should be installed at a comfortable height and designed to be easily legible from the close range at 
which pedestrians will see and read the sign. 

2. Two-sided projecting signs are strongly encouraged to maximize visibility of signs to both pedestrians on the sidewalk and people driving 
by in cars. 

3. Placement of signs should not obscure a building’s architectural features and window and door openings. 
4. Signs should be placed to fit in with the building’s overall architectural composition and not compete with its architectural features. 
5. Signs should be placed where they were historically located, whenever feasible. 
6. For multi-tenant buildings, placement of individual tenant signs should be coordinated to achieve a unified signage appearance. 

 

     
 
 
 
 
 

 
 

This business’s placement of signage on 
the wall and under the awning enhances a 
downtown’s pedestrian environment. 

This street includes a series of attractive and 
unique projecting signs that make the street more 
interesting 
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SCALE & SHAPE 
In downtown Mt. Pleasant, the shape of signs was typically simple and straightforward reflecting the practical and modest architectural styles of 
downtown’s historic buildings. Historically, signs in downtown were usually simple rectangular wood signs that fit into the horizontal 
architectural features of the building. Reflecting the simple architectural styles of the buildings, signs were also simple in shape and without 
decorative ornamentation. 
 
Design Guidelines: 

1. The scale of a sign should reflect the scale of the building’s façade in terms of width and height, as well as the rhythm and sizes of 
window and door openings. 

2. Where a signboard space exists on a building façade, a wall sign should be scaled to proportionately fit this space. 
3. Sign shapes should be relatively simple and understandable to complement the architecture of historic downtown buildings. 
4. Symbol signs are encouraged as they are easy to recognize and contribute to the unique identity of businesses and downtown in 

general. 
 
 
 

      
 
 
 
 

 
 

The scale and shape of these signs reflect 
the scale of the individual storefronts. 

Creative symbol signs are easy to recognize 
and add excitement to the downtown district. 
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MATERIALS 
During the late 19th and early 20th centuries, the original signs in downtown Mt. Pleasant were typically constructed of wood, metal or stone. 
Wood and metal signs were painted, while architectural stone signs were integrated into the building’s architecture. Signs in windows typically 
were painted, etched, or gilded. A wider range of sign materials are available today with some able to simulate traditional materials, while 
others are generally not compatible with the character of downtown’s historic buildings. 
 
DESIGN GUIDELINES: 

1. Signs should generally be constructed of materials traditionally used during the primary development period of downtown Mt. Pleasant 
buildings, such as wood and metal, and should be painted. 

2. Modern materials such as acrylic, vinyl, and plastic, may be appropriate if they are able to simulate traditional materials. 
3. Sign materials should be compatible with the materials and character of the building façade. 
4. Sign materials should be durable and easy to maintain. 
5. Highly reflective materials are often difficult to read and should be avoided. 

 
 

     
 
 
 
 

 
 
 
 

Traditional sign materials, like wood and 
metal, are preferable for downtown Mt. 
Pleasant. 

Creative design using simple, durable 
materials are appropriate for a historic 
downtown. 
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COLORS 
The selection of colors is a critical aspect of creating a sign that catches people’s eyes, is clearly legible, complements the colors of the building 
façade, and is compatible with the historic character of downtown Mt. Pleasant buildings. The range of paint colors used for buildings and signs 
in the late-19th Century, when most of Mt. Pleasant’s historic downtown was built, was limited; subdued and darker colors were most common. 
It is important for colors to be selected thoughtfully and carefully in order to balance the needs for interesting and effective signs with 
preservation of the historic character of downtown Mt. Pleasant. 
 
Design Guidelines: 

1. The color tones between a sign’s lettering/symbols and background should have sufficient contrast to make the sign clearly legible. Light 
letters on a dark background or dark letters on a light background have the highest legibility. 

2. Sign colors should complement those of the building’s façade. For multi-tenant buildings, sign colors of individual tenant signs should be 
compatible with each other. 

3. The number of colors used on a sign should generally be limited to no more than three; competition between too many colors often 
results in decreased legibility. 

4. In general, subdued and darker colors are the most appropriate for signs while bright or primary colors should be limited to accent 
areas. 

5. Mounting brackets for projecting and hanging signs should be darker colors and authentic to the material used to construct them. 
 
 

      
 
 
 
 

Creative use of color in limited amounts can 
create an effective and interesting sign. 

It is preferable to limit the number of colors used 
in a sign to prevent distraction and decreased 
legibility. 
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CONTENT 
The primary function of a sign is to clearly identify the name of the business and its general type of products/services in a way that is easy-to-
read and interesting for potential customers. 
 
DESIGN GUIDELINES: 

1. Simple, bold lettering should be used to create signs that are easy to read for pedestrians on sidewalks as well as people driving in cars. 
2. Overly-ornate and trendy typefaces that are hard-to-read should be avoided. 
3. Three-dimensional letters/symbols, with at least one-half inch depth or reveal, are preferable. 
4. Content should be minimal and avoid excessive lettering, such as lists of products/services, slogans, etc. 
5. Use of symbols, logos, and other graphics as part of the sign content is encouraged to reduce the need for excessive lettering, make 

signs quicker to read, and contribute to the unique identity of downtown businesses. 
 
 

                      

 
 
 
 
 
 

This sign’s overly ornate 
lettering, while attractive, is 
not legible. 

This sign’s simple and bold 
lettering is very legible and 
effective. 

The content of signs should be minimal to make them 
easier to read. 
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LIGHTING 
Lighting is an important aspect for enabling visibility of signs beyond daylight hours and where streetlights may not provide adequate lighting for 
building signs. Historically, lighting of signs would have been oriented to pedestrian viewing of signs from the sidewalk and limited by lighting 
technology. Today, many signs are oriented to nighttime visibility by people driving in cars and use a wide array of contemporary lighting 
technologies. In downtown, it is important to balance the need for lighting of signs for easy visibility with the desire to light signs discreetly in 
order to fit the historic character of downtown buildings and create a pleasant pedestrian environment. 
 
DESIGN GUIDELINES: 

1. Signage lighting should be provided by an external light source that is directed at the sign. 
2. External lighting sources should be shielded so that the light source is not visible by pedestrians. 
3. External lighting fixtures should be relatively simple and unobtrusive in appearance and size and should not obscure visibility of the sign. 
4. Signs, including wall, projecting, awning and window, should not be internally illuminated, use LED’s or be an electronic reader board. 
5. Reverse illuminated/halo effect channel letters is an appropriate sign. This type of lighting uses an external lighting source behind the 

individual letters that is reversed (facing backwards toward the wall) resulting in the lighting flooding the wall and lighting up the edges 
of and outlining the channel letters. 

6. Exposed neon lighting may be used selectively but should not be visually obtrusive or dominate the street frontage. Exposed LED lighting 
can be appropriate if it has the look of exposed neon lighting. 

 
 

     
 
 
  
 

 

External lighting fixtures that direct light 
onto the face of the sign is the preferred 
type of signage lighting in downtown. 

Reverse illuminated/halo effect signage lighting 
is appropriate in downtown Mt. Pleasant. This 
type of signage lighting is not preferred for 
designated historic buildings however. 
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INSTALLATION 
Since business tenants within a building will change over time, it is important that the installation of signage be done in ways that minimize the 
physical impact to a building. 
 
DESIGN GUIDELINES: 

1. Installation of a sign should avoid irreversible damage to a building façade, e.g. a sign should be mounted through the mortar joints 
rather than through the historic masonry itself. 

2. Existing sign mounting brackets, studs, or holes should be reused for new signage, whenever feasible. 
3. The number of anchor points should be minimized. 
4. The method of sign installation should prevent a sign from obscuring a building’s architectural features and window and door openings. 

 
 

    
 
 
 
 

 
 
 

Signs should be installed so that they do not obscure a building’s 
architectural features, windows, and door openings. 

Brackets for projecting signs should 
be mounted in ways that avoid 
irreversible damage to the building 
facade. 
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SPECIFIC DESIGN GUIDELINES 
APPROPRIATE DOWNTOWN SIGN TYPES 
 
 
This section provides guidance for the variety of sign types that are most appropriate for the unique historic character of downtown Mt. 
Pleasant, including: 
 

• Projecting signs 
• Wall signs, including flat signs and flat individually mounted letters 
• Awning/canopy signs, including under-awning signs 
• Window signs 
• Sandwich board signs 
• Architectural signs 
• Freestanding signs, including post and monument signs 
• Wayfinding signs 
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PROJECTING SIGNS 
Projecting signs are two-sided signs projecting from a building or hanging from an awning/canopy and are perpendicular to the building’s front 
façade. 
 
DESIGN GUIDELINES: 

1. Projecting signs should usually be mounted near the storefront entrance, just above the door, or just to the side of it. 
2. Projecting signs should be mounted below the sills of the second floor windows. 
3. Projecting signs should generally be oriented to visibility by pedestrians and small in size so that they do not obscure other signs, both 

projecting and wall signs. 
4. The style, colors, and materials of a projecting sign should be complementary with the character of the building and other signage. 
5. Projecting signs should have a visible mounting bracket that projects out from the building facade with the sign hanging below rather 

than the projecting sign itself just being attached to the building. 
6. The mounting bracket for a projecting sign should be designed as a decorative element of the sign that is complementary of the sign and 

the building’s architectural style. 
7. Projecting signs should have a minimum clearance height of eight (8) feet above the ground. 
8. Internally illuminated/backlit signs (cabinet or canister signs) and internally illuminated/backlit channel letters are not appropriate sign 

types. 
 
 

    
 
 
 
 

RECOMMENDED Projecting signs can add creativity and 
interest to the street while also complementing the 
character of the building. 

RECOMMENDED The design of mounting brackets can be 
creative and straightforward without being too ornate. 
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WALL SIGNS 
Wall signs are signs or individually mounted letters that are attached flat against the wall of a building with the exposed face of the sign being 
generally parallel to the face of the wall. 
 
DESIGN GUIDELINES: 

1. A wall sign should be located above the street-level windows/ door. For multi-story buildings, a wall sign should be located below the 
sills of second-story windows. 

2. Many historic buildings built from the 1870s to 1900s have a traditional signboard area located above the transom windows. If a 
signboard area exists, a wall sign should fit within this space and not extend above, below, or beyond the edges of the signboard area. 

3. A wall sign should be placed and sized so that it does not obscure building architectural features and fits the scale of the building. 
4. A wall sign should usually be horizontally-oriented and centered. 
5. The shape of a wall sign should reflect the architectural features of the building’s façade. A rectangular wall sign will often be the best fit 

for downtown Mt. Pleasant buildings. Rounded signs or signs with rounded features typically work well for buildings with rounded 
architectural features on their facades. 

6. Where feasible, a wall sign should be placed to align with other signs on that building and other buildings on the same block face. 
7. Reverse illuminated/back lit/halo effect channel letters is an appropriate sign. 
8. Internally illuminated cabinet/canister signs and internally illuminated/front lit channel letters are not appropriate sign types. 

 
 

     
 
 
 
 
 

RECOMMENDED Wall sign is located between 
the street-level door and second-story 
window sills. Shape and size of sign reflects 
character of building. 

RECOMMENDED Some historic storefronts have a 
signboard space above the transom windows, which 
should be used for wall signage. 
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RECOMMENDED Wall signs can be creative with 
colors and patterns that complement the 
building’s facade and awning. 

RECOMMENDED Individual flat letters are 
an appropriate type of wall sign. 

NOT RECOMMENDED Internally lit 
cabinet box/letters are not an 
appropriate wall sign type. 

RECOMMENDED Wall sign style, color, and 
placement fits the character of the building. 

RECOMMENDED Creative wall sign plays off 
of rounded features of window hoods. 
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AWNING / CANOPY SIGNS 
Awning/canopy/marquee signs are signs that are applied to the face of an awning or canopy that projects over a window or door opening. 
 
Design Guidelines: 

1. Awnings should project over individual window and door openings but should not extend between window and door openings. 
2. Awnings should be mounted on the frame of a window or door opening rather than the wall surrounding the opening. 
3. Awnings should not obscure transom windows. Awnings should be mounted below the transom windows on the horizontal window 

frame feature that separates the display window from the transom window. 
4. Awnings/canopies should not be backlit or internally illuminated. 
5. Retractable, open-ended shed awnings, with no side panels, are the preferred style for downtown Mt. Pleasant. Shed awnings are more 

traditional in appearance than closed/box awnings and domed awnings. They are more transparent, allow increased views into 
storefront windows, don’t obscure building architectural features, and are visually lighter and simpler in appearance. Closed/box and 
domed awnings are usually not appropriate. 

6. Canvas, canvas blend, and acrylics that resemble canvas are appropriate materials for awnings and canopies; vinyl, metal, glass and shiny 
materials are generally not appropriate. 

7. The style and color of an awning should be complementary with awnings on buildings on the same block face. 
8. Awning signs should generally be oriented to visibility by pedestrians on the opposite side of the street. 
9. Awnings with a front valance or skirt, which hangs down from the awning’s front edge, are preferred. Awning signs should usually be 

located on the front valance, so that the signage is visible whether the awning is extended out or retracted against the building’s façade. 
10. Awnings with stripes or other patterns may be appropriate if there is not signage on the awning and the pattern is complementary with 

surrounding awnings on the same block face. 
11. Canopy signs should be flush-mounted on the canopy’s front face. 
12. Awnings/canopies, including under-awning signage, should have a minimum clearance height of eight (8) feet above the ground. 
13. Signage under an awning or canopy is appropriate as secondary signage if small in size, two-sided, and complementary with the awning’s 

character and colors. 
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RECOMMENDED Awning sign is still visible 
when the awning is retracted. 

RECOMMENDED Awnings should project 
over individual window openings rather 
than covering the entire storefront facade. 

NOT RECOMMENDED Awning’s 
modern design features are not 
preferable for a historic downtown. 

RECOMMENDED This type of open-
ended shed awning, with no side panels, 
is preferable for downtown buildings. 

NOT RECOMMENDED Awning’s dome shape 
and vinyl materials are not appropriate in a 
historic downtown. 

RECOMMENDED Awning’s striped pattern, 
colors, and scalloped valance add visual 

interest to a street. 
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WINDOW SIGNS 
Window signs are signs that are either applied to the surface (interior or exterior) of a storefront window or hung inside the window for viewing 
from the exterior of the building. 
 
Design Guidelines: 

1. Window signs should consist predominately of lettering with a transparent background. 
2. Signs should cover less than approximately one-third of the total window area to prevent obscuring visibility into storefront windows. 
3. Sign lettering and images should be oriented to visibility by pedestrians. 
4. Sign lettering and images should be created from high-quality materials such as paint, gold-leaf, etching, vinyl, or neon. 
5. Exposed neon signs, either individual neon letters or neon tubing script, can be appropriate as window signs. 
6. Neon cabinet/canister and flashing neon signs are not appropriate for downtown window signs. 

 
 
 
 

    
     
 
 
 
 
 
 
 

RECOMMENDED Window signs above consist of 
lettering only with a transparent background. 
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RECOMMENDED Simple, small window signs 
complement the wall sign. 

RECOMMENDED Gold-leaf lettering provides 
a simple and elegant window sign. 

NOT RECOMMENDED Signage limits the 
transparency between the street and 
interior. 

NOT RECOMMENDED This small and tasteful 
window sign is difficult to read because it is semi-
transparent. 

RECOMMENDED Small exposed neon letter 
signs are an appropriate window sign. 

RECOMMENDED This window sign is 
creative and easy to read. 
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SANDWICH BOARD SIGNS 
Sandwich board signs are freestanding, self-supporting, A-shaped, temporary signs that are not permanently secured to a building or the ground. 
Sandwich board signs require a license from the city as part of the Downtown Sidewalk and Street Parking License Policy. A copy of the policy 
and application can be found at http://www.mt-pleasant.org/departments/division_of_community_services/downtown_development/ 
 
DESIGN GUIDELINES: 

1. Sandwich board signs should be constructed of durable materials that present a finished appearance and reflect the character of the 
building and complement other signage. Wood signs are preferred. 

2. Sandwich board signs should not be illuminated or contain moving parts. 
3. Sandwich board signs should be placed next to the building, out of the walking path of pedestrians. 
4. The graphics of sandwich board signs should be professionally painted or applied; however, chalkboard signs are permitted. 

 
 
 

        
 
 
 
 
 
 
 
 

RECOMMENDED Sandwich board signs should be constructed of durable materials, preferably wood, and professionally designed. 
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ARCHITECTURAL SIGNS 
Architectural signs are physically integrated into the actual building façade and constructed of permanent materials that complement the 
materials used to construct the building’s exterior façade, such as stone or metal. Historically, this type of sign was usually located near the top 
of the building façade, in the roof parapet, or in the building’s cornerstone. Architectural signs typically consist of the building’s name, date of 
construction, or original business. 
 
DESIGN GUIDELINES: 

1. Historic architectural signs should be preserved or renovated, whenever feasible, to enhance the historic character of downtown’s 
buildings. 

2. Use of the building’s original name is encouraged in new architectural signs for an existing building. 
3. New buildings are encouraged to incorporate an architectural sign. 

 
 
 

         
 
 
 
 
 
 
 
 
 

RECOMMENDED Architectural signs are typically located at the building’s top or cornerstone. 
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RESTAURANT MENU SIGNS 
Signs that incorporate a menu containing a listing of products and prices offered by the business. Prominently displayed menus with prices and 
other important information can help the customer decide whether or not to patronize a restaurant. 
 
DESIGN GUIDELINES 

1. Restaurant menu signs should be located in a permanently mounted display box on the surface of the building adjacent to the entry.  
2. Restaurant menu signs are encouraged for all restaurants with table service. 
3. High quality materials and artistic designs shall be used in the construction of menu signs. 
4. Restaurant menu signs shall be appropriate in size, location, and design to the character and architectural detail of the building as well 

as to the character of the restaurant. 
 
 
 

        
 
 
 
 
 
 
 
 
 
 
 

RECOMMENDED Restaurant menu sign examples, typically located by the entrance door.  
Touch screen menus are appropriate provided they are within the design guidelines listed 
above.  



Page 26 
 

FREESTANDING SIGNS 
Freestanding signs could be a post sign that consists of a two-sided sign hanging from the extended arm/bracket of a single post anchored into 
the ground, a sign mounted between two posts anchored into the ground, or a monument sign. 
 
DESIGN GUIDELINES: 

1. Freestanding signs should only be used for residential buildings that are converted to a commercial use or other buildings that are set 
back from the sidewalk to enable easier viewing of the sign by people walking on the sidewalk and drivers on the street. 

2. Freestanding signs should be placed near the sidewalk. 
3. Freestanding signs should be oriented perpendicular to the sidewalk so that they are easily viewed as people pass by the sign. 

 
 

   
 
 
 
 
 
 
 
 
 
 
 
 
 
 

RECOMMENDED Freestanding signs with post examples.  
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WAYFINDING SIGNS 
Wayfinding signage is a coordinated system of signs that provide visual identity, orientation, and information about a district or community. Mt. 
Pleasant’s downtown would benefit from a wayfinding signage system that visually announces the historic downtown district at gateway areas 
as people enter the downtown area - north, south, east, and west. Within the historic downtown district, wayfinding signage identifies 
destinations and guides people to them. 
 
DESIGN GUIDELINES: 

1. Signage should be oriented to provide guidance for people walking, biking, and driving. 
2. Locate signage at downtown gateways, along major streets, at major intersections, along trails, and at public plazas, parks and open 

spaces. 
3. A system of wayfinding signs should include gateway signs, historic downtown district boundary signs, directional, identification, and 

informational signs. 
4. Design of wayfinding signage should celebrate and reinforce the historic character of Mt. Pleasant’s historic downtown, its buildings, and 

identity. 
5. Wayfinding signs should have a unified appearance and be designed to complement and integrate with the character and color palette 

of other downtown streetscape elements. 
6. Use lettering typefaces and icons that are easy-to-read, easily recognizable, and understandable for many people. 

 
 

   
 
 
 
  

 

RECOMMENDED Comprehensive wayfinding sign 
system including community identity design 
feature as part of bracket. 

RECOMMENDED Historic district identification 
signage. 

RECOMMENDED Downtown district 
gateway sign including community identity 
design feature as part of sign structure. 
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ORDINANCE NO. ________ 
 
AN ORDINANCE TO AMEND SECTIONS 154.135, 154.144, 154.145, AND 154.147 OF 
THE MT. PLEASANT ZONING ORDINANCES AND ADD SECTION 154.151 TO THE 
MT. PLEASANT ZONING ORDINANCES TO ADOPT NEW SIGNAGE STANDARDS 
AND SIGNAGE GUIDELINES FOR THE CENTRAL BUSINESS DISTRICT – TAX 
INCREMENT FINANCE AUTHORITY. 
 
IT IS HEREBY ORDAINED BY THE PEOPLE OF THE CITY OF MT. PLEASANT: 
 
Section 1.  Amendment.  Section 154.135 of the Mt. Pleasant Zoning Ordinances is 
amended to read as follows: 
  

For the purpose of this subchapter, the following definitions shall apply: 
AWNING. A roof-like structure of fabric or similar non-rigid material attached to 
a rigid frame, movable or fixed, that projects out from a window or door to 
provide protection from the weather and/or as a decorative embellishment of 
the building façade. An awning is supported completely by an exterior building 
wall. An open-sided shed awning projects downward and outward in generally 
straight lines from the window or door opening and has open sides. 
AWNING/CANOPY SIGN. A sign that is incorporated onto the face or valance 
of an awning or canopy.  
BUILDING FAÇADE. The height of the facade as measured from the base of the 
building to the eaves line or top of the uppermost inhabitable level by the width 
of the facade. When there is more than one activity in a building, width shall be 
defined as the width of the activity as it relates to the facade. 
CANOPY.  Any covered structure attached to a building which projects beyond 
the building wall and is carried by frame partially supported by the ground or 
sidewalk below it. 
CHANGEABLE COPY SIGN. A sign or portion thereof with characters, letters, 
or illustrations that can be changed or rearranged without altering the face or the 
surface of the sign. 
GROUND SIGNS. A freestanding sign extending not more than four feet above 
the ground elevation measured at the base. Signs mounted on wheels, uprights 
or braces shall be considered a ground sign. 
ILLUMINATION, INTERNAL. Illumination of a sign from a light source that is 
concealed or contained within the sign and becomes visible in darkness through 
a translucent surface. For the purpose of these regulations, neon signs shall not 
be considered to be internally illuminated. 
MENU SIGN. A sign displayed on the wall of a building within 10 feet of the 
entrance, at least 80% of which is covered by a neutral background or font no 
larger than 16-points or the approximate handwritten equivalent. 
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MULTI-TENANT SIGN. A sign located on the primary wall of a multi-tenant 
building, at street level.   
PORTABLE SIGN.  
(1) (a)   A temporary freestanding sign not permanently anchored or  

secured to either a building or the ground; or 
(b)   A banner approved by the Building Official and attached flush to 

the building. 
(2)   No more than one portable sign per business may be displayed at any one 
time. The total square footage of a portable sign may not exceed 32 square feet 
per business except in the CBD-TIFA where the maximum portable sign area 
shall be 8 square feet per business. 
POST AND ARM SIGN. A type of freestanding sign supported by the extended 
arm of a single post, with the overall height of the sign face not exceeding six (6) 
feet from ground level. A post sign enables buildings that are set back from the 
sidewalk to have a sign that is easily viewed from the sidewalk. 
PROJECTING SIGN.  A sign attached to a building and oriented perpendicular 
to the flow of pedestrian traffic. An awning or canopy sign is not a projecting 
sign. 
PYLON SIGN.  A freestanding anchored sign with a minimum ground clearance 
of eight feet above the ground. 
ROOF SIGN.  A sign which is erected upon the roof of a building or extends 
above the roof of a building. 
STREET SIGN.  A sign extending beyond the boundaries of the lot on which it is 
located unless attached parallel to the face of the building and not extending 
more than 15 inches from the face of the building. 

 
Section 2.  Amendment.  Subsection 154.144(G) is added to the Mt. Pleasant Zoning 
Ordinances to read as follows: 

 
(G) Signage for properties in the CBD-TIFA shall be regulated in accordance 

with Section 154.151, which supplements and, when in conflict, overrides 
the regulations in this section with respect to those properties. 

 
Section 3.  Amendment.  Section 154.145 of the Mt. Pleasant Zoning Ordinances is 
amended to read as follows: 

 
(A) Signage for properties in the C-2 District shall be regulated in accordance 

with Section 154.151. 
(B) The total area of all signs (excluding portable signs and projecting signs) 

shall not exceed 40 square feet per establishment. Where frontage is on 
more than one street, not more than 40 square feet may be displayed 
facing any one street, with a maximum total of 60 square feet for all signs 
for the establishment. 
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Section 4.  Amendment.  Subsection 154.147(C) is added to the Mt. Pleasant Zoning 
Ordinances to read as follows: 

 
(C) Signage for properties in the CBD-TIFA shall be regulated in accordance 

with Section 154.151, which supplements and, when in conflict, overrides 
the regulations in this section with respect to those properties. 

 
Section 5.  Amendment.  Section 154.151 is added to the Mt. Pleasant Zoning 
Ordinances to read as follows:   
 

§ 154.151 SIGNS IN THE CBD-TIFA DISTRICT 
 

In the CBD-TIFA District, the following regulations supplement and when in 
conflict override the sign regulations of the underlying zoning district when the 
underlying zoning is C-1, C-2, or OS-1. Total sign area shall be governed by the 
regulations for the underlying zoning district.  
 
(A) Intent. These regulations are intended to promote the use of signs that are 
appropriate for preserving and enhancing the historic small town character of 
downtown’s buildings and streets.   
(B) Design guidelines. All applicants for new or changed signs in the CBD-
TIFA are encouraged to use the Downtown Mt. Pleasant Signage Design 
Guidelines with regard to orientation and placement; scale and shape; materials; 
colors; content; lighting; and installation.  A copy of the guidelines may be 
accessed from the city’s Planning or Downtown Development Departments.    

 (C)  Prohibited signs. 
  (1) Internally illuminated signage. 
 (2) Changeable copy signage except for portable signs and restaurant 

menu signs. 
 (3) Backlit awning signs. 
 (4) Neon cabinet or canister signs. 
 (5) Digital signs (i.e. LCD, LED, projection, etc.). 

(6) Animated or flashing signs. 
(7) Any other signs not explicitly listed as permitted by this section or 
another applicable provision of the zoning ordinance. 

(D) Permitted signs. 
(1) Projecting signs 

(a) Projecting signs are permitted on the front or side wall of 
any building where that wall is no more than 5 feet from the right-
of-way line. 
(b) Permitted sign width shall be in proportion to the clearance 
above the sidewalk.   
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Minimum clearance 
above sidewalk 

Maximum width 
from building façade 

8 feet 3 feet 
9 feet 4 feet 
10 feet 5 feet 
11 feet 6 feet 
12 feet 7 feet 
 
(c) In no case shall a projecting sign: 

(i) Have a width that is more than 2/3 the width of the 
sidewalk below. 
(ii) Have an area greater than 20 square feet. 
(iii) Be mounted less than 20 feet from another projecting 
sign. 
(iv) Be mounted less than 8 feet above the sidewalk 
below. 
(v) Be mounted higher than the cornice on a single-story 
building or the sills of the second-story windows on a multi-
story building. 

(2) Wall signs  
(a) One wall sign is allowed per each distinct activity located in 
a building.  
(b) Internal illumination is prohibited.  
(c) No part of any wall sign shall be placed higher than the 
height of the sills of the second story windows of a multi-story 
building. 
(d)  Non-fronting wall signs. Additional wall signage is allowed 
in locations that do not front a public right-of-way but have a 
customer entrance. The additional signage shall not exceed 32 
square feet. 

(4) Awning or canopy signs  
(a) Signs on street-level awnings or canopies are permitted with 
a wall sign if the sign on each awning/canopy is either less than 7 
square feet in size or 8 inches in height, is located on the front 
valance in the lowest section or skirt of the awning/canopy, and is 
parallel to the building facade.   
(b) Signs are not permitted on a closed-sided box awning or 
domed awning.  
(c) Where there are multiple awnings on a building, all awning 
signs shall have a consistent size and location on the awnings.  
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(d) An awning/canopy sign shall not extend more than 4 feet 
from the building façade on which it is attached or 2/3 the width of 
the sidewalk, whichever is greater. 
(e) Awning/canopy signs shall have a minimum clearance of 8 
feet above ground level.  

(5) Under-awning signs.  Signs attached beneath an awning and 
perpendicular to the building façade are permitted. Under-awning signs 
shall have a minimum clearance of 8 feet above ground level and shall not 
exceed 7 square feet in size. 
(6) Window signs 

(a) Permanent window signs are permitted. A window sign 
shall be applied directly to the window or hung inside the window.  
(b) A window sign shall not cover more than 1/3 of the window 
or door in which the sign is placed. 

(7) Portable signs 
(a) The maximum area of a portable sign shall be 10 square feet 
per side of sign with the maximum height being 4 feet. 
(b) Only one portable sign per building occupant shall be 
permitted. Such sign shall be located directly in front of the space 
occupied by the sign permit holder. 
(c) Portable signs shall not be placed so as to cause the width of 
the sidewalk to be reduced below 5 feet in width, nor shall they be 
erected or maintained in a manner that prevents free ingress or 
egress from any door, window, or fire escape. 
(d) Portable sign permits shall expire annually on December 31. 
(e) If the portable sign is to be located within the right-of-way, 
the applicant shall sign a disclaimer that indemnifies the city of any 
liability for use of said public rights-of-way. 
(f) Changeable copy is permitted on portable signs.  
(g) Permit holder is responsible for attaching a copy of the 
approved permit or permit number to the portable sign. Portable 
signs without permits shall be disposed of at owner’s expense. 
(h) Portable signs shall not be illuminated or contain moving 
parts. 
(i) Portable signs may only be displayed between 9 a.m. and 11 
p.m. and shall be removed from public rights-of-way in the event 
of snow accumulation until such time that accumulation is 
removed.   
(j) No paper or cardboard signs or letters are permitted. Chalk 
boards are permitted, provided they meet the other requirements of 
this section.  
(k) Portable signs placed in violation of this section will result in 
immediate removal of the sign. 
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(l) Portable signs placed in the public right-of-way may be 
removed by the city for municipal purposes.  

  (8) Menu signs 
(a) One menu sign is permitted per establishment. All menu 
signs shall be weatherproof, integrated into building façade, no 
more than 8 square feet in area, and mounted no lower than 30 
inches above grade and no higher than 72 inches above grade. 

(9) Post and arm signs   
(a) A pedestrian-scale post and arm sign is permitted only for 
residential buildings, which have been adapted for office or retail 
uses, or commercial buildings that are set back from the street 
right-of-way/sidewalk edge.  
(b) Post and arm signs are permitted only when the front yard 
(the area between the principal structure and the right-of-way) is 
ten (10) feet or more.  
(c) No post and arm sign shall be located within 10 feet of a side 
property line or within any required sight triangle. 
(d) The sign area shall be no more than 10 square feet per sign 
face. 
(e) The post and arm shall be no more than 5 feet tall and 4 feet 
wide.  
(f) Post and arm signs shall be located a minimum of 3 feet 
behind the street right-of-way. 

(10) Multi-tenant wall directory signs.  One multi-tenant sign is 
permitted for a multi-tenant building, which shall be located on the 
building’s primary wall at street-level and shall be no more than 15 square 
feet. 
(11) Monument signs 

(a) Monument signs are permitted only when the area between 
the principal structure and the right-of-way if greater than 20 feet.  
(b) Monument signs shall be located a minimum of 5 feet 
behind the street right-of-way.  
(c) Monument signs shall include a base that is a minimum of 1 
foot in height and constructed of rock, brick, or other masonry 
material.  

(E) Additional conditions.  
(1) No wiring for any signage or signage-related lighting shall be 

exposed to the public.  All wiring shall be contained in conduit or 
enclosed in poles or raceways. 

(2) No sign shall be installed that creates a conflict with existing or 
programmed City infrastructure including but not limited to street 
trees, utility poles, or streetlights.  Required off-sets from such 
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infrastructure shall be determined at the sole discretion of the City 
of Mt. Pleasant. 

(3) No sign in the CBD-TIFA District shall display a commercial 
message pertaining to an establishment, organization, product, 
service, event, entertainment, or activity which is not located, sold, 
offered, produced, manufactured or furnished on the property on 
which the sign is located.   

 
Section 6.  Publication and Effective Date.  The City Clerk shall cause to be published a 
notice of adoption of this ordinance within 10 days of the date of its adoption.  This 
ordinance shall take effect 30 days after its adoption. 
 
YEAS: Commission member(s)         
  
NAYS: Commission member(s)         
  
ABSTAIN: Commission member(s)        
  
ABSENT: Commission member(s)         

 
CERTIFICATION 

As the duly appointed and qualified City Clerk of the City of Mount Pleasant, Isabella 
County, Michigan, I certify this is a true and complete copy of an ordinance adopted by 
the Mount Pleasant City Commission at a regular meeting held on    , 2016. 
 
 
Date:   , 2016           
        Jeremy Howard, City Clerk 
 
PC Hearing:    , 2016 
Introduced:    , 2016 
Adopted:    , 2016 
Published:    , 2016 
Effective:    , 2016 
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TO: Planning Commission 

 

FROM: Jacob Kain 

 City Planner 

 

DATE: June 30, 2016 

 

SUBJECT: Z-16-01 – Rezoning 

(University) 

 

Approximately 300 acres of land at the extreme southern end of the City of Mt. Pleasant is currently 

zoned RCD (Research Center Districts).  

Smart Zone and was developed to provi

related testing and production in a park

University, with the exception of three parcels owned by Central Michigan Community Hospital, Isabella 

Bank and Trust, and American Mitsuba

are located in the Charter Township of Union.  Properties to the north are located in the City of Mt. 

Pleasant and zoned U (University).  

 

In 2013, the City rezoned the significant majority of properties in the City of Mt. Pleasant

Central Michigan University to a new U (University) district.  

 

Following discussion between the City and CMU, it is proposed that the properties owned by CMU 

currently zoned RCD be rezoned U (

review and provide feedback on development in this area 

Understanding between the City and University.   

reviewed under the City’s normal zoning procedures and 

 

REQUESTED ACTION: 

 

Move to recommend that the City Commission approve Z

 

Attachment: 

1. Map of subject area 

 

MEMORANDUM 

Planning Commission  

Rezoning of properties in the RCD (Research Center Districts) to U 

Approximately 300 acres of land at the extreme southern end of the City of Mt. Pleasant is currently 

zoned RCD (Research Center Districts).  This area is also known as University Park and the Mt. Pleasant 

to provide scientific, business, and industrial research operations and 

related testing and production in a park-like setting.  Most of the land is owned by Central Michigan 

University, with the exception of three parcels owned by Central Michigan Community Hospital, Isabella 

ank and Trust, and American Mitsuba Corporation.  Properties to the east, west, and south of this area 

are located in the Charter Township of Union.  Properties to the north are located in the City of Mt. 

Pleasant and zoned U (University).   

the significant majority of properties in the City of Mt. Pleasant

Central Michigan University to a new U (University) district.   

Following discussion between the City and CMU, it is proposed that the properties owned by CMU 

ly zoned RCD be rezoned U (as depicted in Attachment 1).  The City would retain the ability to 

feedback on development in this area through execution of a Memorandum of 

Understanding between the City and University.   Properties not owned by CMU would continue to be 

reviewed under the City’s normal zoning procedures and remain zoned RCD. 

recommend that the City Commission approve Z-16-01. 

of properties in the RCD (Research Center Districts) to U 

Approximately 300 acres of land at the extreme southern end of the City of Mt. Pleasant is currently 

This area is also known as University Park and the Mt. Pleasant 

business, and industrial research operations and 

Most of the land is owned by Central Michigan 

University, with the exception of three parcels owned by Central Michigan Community Hospital, Isabella 

Corporation.  Properties to the east, west, and south of this area 

are located in the Charter Township of Union.  Properties to the north are located in the City of Mt. 

the significant majority of properties in the City of Mt. Pleasant owned by 

Following discussion between the City and CMU, it is proposed that the properties owned by CMU 

he City would retain the ability to 

through execution of a Memorandum of 

d by CMU would continue to be 
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TO: Planning Commission 

 

FROM: Jacob Kain 

 City Planner 

 

DATE: June 30, 2016 

 

SUBJECT: TC-16-02 – Text change to 

 

Should the Planning Commission move to 

U, it should also revise Section 154.0

and would: 

 

1. Add language to reflect that the U District also includes properties owned by Central 

Michigan University in University Park; and

2. Provide for the treatment of properties rezoned to U in University Park in the event that 

Central Michigan University conveys ownership to another party.  Such property would 

be treated as though it were zoned RCD 

zoned through action by the City Commission.

 
REQUESTED ACTION: 

 

Move to recommend that the City Commission approve Text Change 16

 

Attachment 

1. Draft ordinance 

 

MEMORANDUM 

Planning Commission  

change to Section 154.087 (U University District) 

Should the Planning Commission move to recommend all properties currently zoned RCD 

Section 154.087 (U University District).  The proposed text change

language to reflect that the U District also includes properties owned by Central 

an University in University Park; and 

Provide for the treatment of properties rezoned to U in University Park in the event that 

Central Michigan University conveys ownership to another party.  Such property would 

be treated as though it were zoned RCD – Research Center District unless otherwise 

zoned through action by the City Commission. 

recommend that the City Commission approve Text Change 16-02. 

properties currently zoned RCD be rezoned to 

The proposed text change is attached 

language to reflect that the U District also includes properties owned by Central 

Provide for the treatment of properties rezoned to U in University Park in the event that 

Central Michigan University conveys ownership to another party.  Such property would 

Research Center District unless otherwise 
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CITY COMMISSION 
CITY OF MOUNT PLEASANT 

Isabella County, Michigan 

Commissioner _______________, supported by Commissioner _______________, moved adoption of 
the following ordinance: 

ORDINANCE NO. ____ 

 

AN ORDINANCE TO AMEND SECTION 154.087 OF THE MT. PLEASANT ZONING 
ORDINANCE REGARDING THE U UNIVERSITY DISTRICT 

It is Hereby Ordained by the People of the City of Mount Pleasant: 

Section 1. Amendment.  Section 154.087 of the Mt. Pleasant Zoning Ordinances is amended to read as 
follows: 

 Sec. 154.087. U University District. 
(A) In general.  The U University Zoning District recognizes the unique character and development of 
a central campus of state universities.  Accordingly, regardless of any other provisions of this chapter, 
no regulations, procedures, site plan requirements or other provisions of this chapter shall apply to 
any property, building or premises located in the U University District. 

(B) U- University District.  The U University District shall be comprised of the main campus of Central 
Michigan University and certain parcels other parcels in the area known University Park, as 
separately shown on the district zoning boundary map attached as Exhibit A.  

(C) Non-university ownership.   

 (1) If Central Michigan University conveys any portion of the land within the main campus and 
ceases to use that conveyed land as part of the University, until that land is zoned otherwise by 
the City Commission, that land will be subject to the provisions in §154.066 of this chapter and 
shall be treated as if it were in the C-2 Central Business District.    

 (2) If Central Michigan University conveys any portion of the land within University Park that is 
within the U-University zoning district, until that land is zoned otherwise by the City Commission, 
that land will be subject to the provisions in §154.085 of this chapter and shall be treated as if it 
were in the RCD- Research Center District. 

Section 2. Publication and Effective Date.  The City Clerk shall cause to be published a notice of 
adoption of this ordinance within 10 days of the date of its adoption.  This ordinance shall take effect 30 
days after its adoption. 

YEAS:  Commissioner(s)           

NAYS: Commissioner(s)           

ABSTAIN: Commissioner(s)           

ABSENT:  Commissioner(s)           
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CERTIFICATION 

As the City Clerk of the City of Mount Pleasant, Isabella County, Michigan, I certify this is a true and 
complete copy of an ordinance adopted by the Mount Pleasant City Commission at a regular meeting 
held on __________, 2016. 

       
Date:  ____________, 2016 Kathleen Ling, Mayor 

       
Date:  ____________, 2016 Jeremy Howard, City Clerk 
 
 
PC Hearing: _______________, 2016 
Introduced: _______________, 2016 
Adopted: _______________, 2016 
Published: _______________, 2016 
Effective: _______________, 2016 
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EXHIBIT A 
U-UNIVERSITY DISTRICT ZONING BOUNDARY MAP 
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TO: Planning Commission 

 

FROM: Jacob Kain 

 City Planner 

 

DATE: June 30, 2016 

 

SUBJECT: Administrative (staff) review and approval of site plans

 

At your July 9, 2015 meeting, the Planning Commission 

approve applications for site plan review for non

building area change and/or 25 parking spaces except for those associated with a special use permit 

application or requiring waivers or use determinations.  

administratively under this authority (see Table 1).  

 

The Planning Commission may delegate plan approval authority to staff under Section 154.169(D)(2) of 

the zoning ordinances, which reads:

 

The Planning Commission may authorize the Secretary of the Planning commission to approve 

site plans if it is determined that the development meets all establ

shall provide subsequent reports to the 

 

This section is consistent with state law with regard

and 125.3502 of the Michigan Zoning Enabling Act allows a local municipality to establish a review 

process for site plans and special uses and to determine which body or official is charged with review and 

approval.  It should be noted that regardless of the body or official reviewing and approving site plans and 

special use permits, both state law and loc

requirements for approval are met. 

 

The zoning ordinance does not currently permit the Planning Commission to delegate its review and 

approval authority concerning Special Use Permits, Conditional 

As such, all applications falling within those areas 

recommended for approval by the Planning Commission.  

 

Analysis: 

 

As noted in the initial request to establish

administrative review would provide the following benefits:

 

• Site plans that meet all zoning ordinance requirements can be approved without undue delay, 

improving service to the City’s customers.

 

MEMORANDUM 

Planning Commission  

(staff) review and approval of site plans 

he Planning Commission authorized the City Planner to review and 

applications for site plan review for non-residential projects with no more than 5,000 sf of net 

building area change and/or 25 parking spaces except for those associated with a special use permit 

on or requiring waivers or use determinations.  To date, staff has approved 7 site plans 

administratively under this authority (see Table 1).   

delegate plan approval authority to staff under Section 154.169(D)(2) of 

ordinances, which reads: 

The Planning Commission may authorize the Secretary of the Planning commission to approve 

site plans if it is determined that the development meets all established criteria.  The Secretary 

shall provide subsequent reports to the Planning Commission on these plan approvals.

nt with state law with regard to delegation of review authority.  Sections 125.3501 

and 125.3502 of the Michigan Zoning Enabling Act allows a local municipality to establish a review 

cess for site plans and special uses and to determine which body or official is charged with review and 

It should be noted that regardless of the body or official reviewing and approving site plans and 

special use permits, both state law and local ordinance require approval when the ordinance

 

The zoning ordinance does not currently permit the Planning Commission to delegate its review and 

approval authority concerning Special Use Permits, Conditional Rezoning, Rezoning and Text Changes.  

As such, all applications falling within those areas have continued to be heard before and approved 

by the Planning Commission.   

As noted in the initial request to establish an administrative review threshold, it was anticipated that 

administrative review would provide the following benefits: 

Site plans that meet all zoning ordinance requirements can be approved without undue delay, 

improving service to the City’s customers. 

authorized the City Planner to review and 

residential projects with no more than 5,000 sf of net 

building area change and/or 25 parking spaces except for those associated with a special use permit 

site plans 

delegate plan approval authority to staff under Section 154.169(D)(2) of 

The Planning Commission may authorize the Secretary of the Planning commission to approve 

ished criteria.  The Secretary 

Planning Commission on these plan approvals. 

to delegation of review authority.  Sections 125.3501 

and 125.3502 of the Michigan Zoning Enabling Act allows a local municipality to establish a review 

cess for site plans and special uses and to determine which body or official is charged with review and 

It should be noted that regardless of the body or official reviewing and approving site plans and 

al ordinance require approval when the ordinance-specified 

The zoning ordinance does not currently permit the Planning Commission to delegate its review and 

Rezoning, Rezoning and Text Changes.  

to be heard before and approved and/or 

an administrative review threshold, it was anticipated that 

Site plans that meet all zoning ordinance requirements can be approved without undue delay, 



• Meeting time currently dedicated to discussion of site plans that meet zoning ordinance standards 

can be redirected to other tasks such as review of the existing zoning ordinances and 

implementation of the Master Plan. 

• Staff time dedicated to the production of reports and presentations can be redirected to other 

projects. 

• No reduction in public input, as site plan applications do not include a public hearing. 

• Review criteria for staff or Planning Commission review is the same. 

 

Staff has determined that some expanded scope would further help to reduce unnecessary workload for 

the Planning Commission and unnecessary delay for customers.  Specifically, staff would like to 

recommend that the current administrative review threshold be expanded to include all projects 

(residential or non-residential).  Because the current authority does not extend to those site plans 

associated with special use permits, this would primarily provide staff with authority to approve small 

scale changes to site plans associated with multiple-family developments.  This would not provide staff 

with any site plan approval authority for other types of residential projects requiring special use permits 

including but not limited to rooming and boarding dwellings or Registered Student Organization (RSO) 

dwellings. 

 

Staff Recommendation: 
 

Move to authorize the City Planner to review and approve applications for site plan review for projects 

with no more than 5,000 sf of net building area change and/or 25 parking spaces except for those 

associated with a special use permit application or requiring waivers or use determinations in accordance 

with Section 154.169(D)(2) of the zoning ordinance. 

 



Table 1. Administrative site plan approvals, July 2015 – present 

Application Address Owner Description 
Approval 

Date 

SPR-15-17 
1907 S. 

Mission 

Hartunian, 

Gordon & Frieda 

The approved site plan would permit 

construction of a new driveway from the 

existing ABC Warehouse site onto Evans 

Drive.   

8/11/2015 

SPR-15-22 
1221 N. 

Washington 

City of Mt. 

Pleasant 

The approved site plan would permit 

construction of a 228 square foot 

equipment building, diesel generator, and 

antenna to the existing equipment 

compound for AT&T mobility.   

11/6/2015 

SPR-15-23 
111 E. 

Pickard 
DTE Gas Co. 

The approved site plan would permit 

construction of a 12 by 25 foot concrete 

parking area adjacent to the existing 

parking lot. 

11/9/2015 

SPR-15-24 
911 E. 

Pickard   

Pickard Square 

Management 

LLC 

The approved site plan would permit 

construction minor site alterations to 

facilitate the location of a Harbor Freight 

store within a portion of the existing 

shopping center.   

11/25/2015 

SPR-16-03 
1301 N. 

Franklin 

City of Mt. 

Pleasant 

The approved site plan would allow for 

the installation of a generator and 

propane tank at the existing 

telecommunications facility. 

1/8/2016 

SPR-16-08 
910 Brandon 

Way 

McGuirk Mini 

Storage Inc. 

The approved site plan would permit an 

expansion of the proposed Building H 

shown on the previously approved SPR-

15-15.   

4/19/2016 

SPR-16-09 
1290 E. 

Broomfield 

The Tinnitus 

Clinic LLC dba 

Allied Hearing 

The approved site plan will allow for the 

addition of 3 parking spaces and a new 

retaining wall at the rear of the existing 

building.   

5/17/2016 
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