
TYRONE TOWNSHIP PLANNING COMMISSION 

REGULAR MEETING AGENDA 

January 9, 2024- 7:00 PM 

 
                               

 

 

CALL TO ORDER: 

 

PLEDGE OF ALLEGIANCE: 

 

APPROVAL OF THE AGENDA: 

APPROVAL OF THE MINUTES:  November 14, 2023 

 

CALL TO THE PUBLIC: 

 

OLD BUSINESS: 
 

         1)   Master Plan 
         2) Utility-Scale Solar Facilities 
 
 

NEW BUSINESS:  

1) Tyrone Party Store Site Plan Amendment 

2) Election of Officers 

 

CALL TO THE PUBLIC: 

 

MISCELLANEOUS BUSINESS: 

 

ADJOURNMENT: 

 



APPROVAL OF MINUTES 
 

Draft Planning Commission Meeting Minutes-
November 14, 2023 
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TYRONE TOWNSHIP PLANNING COMMISSION 1 

DRAFT MEETING MINUTES  2 

November 14, 2023   7:00 p.m. 3 

 4 
This meeting was held at the Tyrone Township Hall  5 

 6 
 7 

PRESENT: Rich Erickson, Kurt Schulze, Garrett Ladd, and Steve Krause 8 

 9 

ABSENT: Bill Wood, Kevin Ross & Jon Ward 10 
 11 

CALL TO ORDER:  The meeting was called to order at 7:00 by Chairman Erickson. 12 

 13 

PLEDGE OF ALLEGIANCE:  14 

 15 

APPROVAL OF THE AGENDA:   Kurt Schulze moved to approve the agenda as presented. 16 

Steve Krause supported the motion.  The motion carried.     17 

 18 

APPROVAL OF THE MINUTES:  19 

 20 

August 8, 2023: Kurt Schulze moved to approve the August 8th minutes as presented. 21 

Garrett Ladd supported. The motion carried.   22 

 23 

September 12, 2023: Steve Krause moved to approve the September 12th minutes as 24 

amended; one typo needed correcting on page two. Kurt Schulze supported. The motion 25 

carried. 26 

 27 

October 10, 2023:  Steve Krause moved to approve the October 10th minutes as 28 

presented. Garrett Ladd supported.  The motion carried. 29 

 30 

CALL TO THE PUBLIC:  Several public comments were heard.  31 

 32 

NEW BUSINESS: DMN Properties Minor Change to Site Plan.  33 

 34 

Ross Nicholson provided a summary of the request to the Planning Commission. The Planning 35 

Commission reviewed the application documents and the review letter provided by the Fire 36 

Authority having jurisdiction.  The owner of one of the properties affected by this change spoke 37 

and asked that the Planning Commission approve the minor change. Steve Krause moved to 38 

recommend approval of the modified turnaround design to the Township Board with the 39 

condition that the conditions of the Hartland Deerfield Fire Authority review letter dated 40 

11/07/2023 are complied with (No parking signs to be installed throughout the cul-de-sac). Kurt 41 

Schulze supported the motion. The motion carried by unanimous voice vote. 42 
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 43 

 44 

OLD BUSINESS:  Utility-Scale Solar Facility Discussion 45 

Planner Matteo Passalaqua briefed the Planning Commission on the latest status of state 46 

legislation controlling large-scale solar and wind facilities. He went through the existing draft 47 

ordinance text with the Planning Commission, making note of specific sections that may or may 48 

not be compliant with the new legislation. The Planning Commission directed Mr. Passalaqua to 49 

make changes to the draft, noting that the draft will need to be reviewed by a legal expert 50 

specializing in alternative energy before considering making a recommendation to the Township 51 

Board.  They discussed adding language that addresses restoring property to its original 52 

condition once the solar facilities have been removed.  53 

Once the draft is where the Planning Commission wants it, then it goes to legal review. There 54 

was a discussion on the overlay maps, battery storage, setback & height requirements, fencing & 55 

screening, and security.  They talked about surety bonds. There was discussion about health, 56 

safety, and environmental concerns.  They also discussed wind facilities. It was decided to allow 57 

the legal experts to help with the wind facility draft.    58 

CALL TO THE PUBLIC: Several public comments were heard. 59 

MISCELLANEOUS BUSINESS: Next workshop is tentatively scheduled for 11/21/23 at 6:00 60 

pm.  61 

ADJOURNMENT: The meeting was adjourned at 9:18 pm by Chairman Erickson.   62 



OLD BUSINESS #1 
 

Master Plan 
 

(No documents attached) 
 



OLD BUSINESS #2 
 

Utility-Scale Solar Facilites 
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Proposed Amendments to Section 2 of the Tyrone Zoning Ordinance.  

 

SECTION 2.02 SOLAR ENERGY GENERATION DEFINITIONS 

 

ABANDONMENT: Any Utility-solar energy system or facility that is no longer producing 
power over a consecutive 12-month period of time. 

 

DECOMMISSION: To remove and/or retire a Utility-scale solar energy system or facility from 
active service. 

 

HEIGHT: The height of a Utility-scale solar energy system, measured vertically from the 
adjacent grade to its highest point at maximum tilt. 

 

SOLAR ARRAY. A collection of solar panels, wired together to generate electricity from the 
sun. 

 

UTILITY-SCALE SOLAR ENERGY FACILITIES. A facility where the principal design, purpose, or 
use is to provide energy to off-site uses or the wholesale or retail sale of generated electricity. 

 

UTILITY-SCALE SOLAR ENERGY SYSTEMS. A device, and/or components designed to collect 
and transform solar energy into electricity. 
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Proposed Amendments to Section 22.05 Part T of the Tyrone Zoning Ordinance.  
 

 

A. Utility-scale Solar Energy Facilities. 
 

Utility-scale Solar Energy Facilities may only be permitted in Solar Overlay Districts, 
subject to the following conditions: 

 

1. Regulations. The following regulations are intended to ensure the interests of 
the landowner and the Township are achieved harmoniously with no negative 
effect to the long-term viability of the subject property or those surrounding it. 
In the overlay zoning districts where this special land use is permitted, facilities 
for the capture, storage, and distribution of solar energy for commercial 
purposes are subject to the following standards: 

 

a. Facility Boundary. The boundary around a parcel, multiple parcels, or 
portions thereof, leased or purchased for the purposes of operating a 
Utility-scale solar energy facility. The Facility Boundary may cross road 
rights-of-way, but required setbacks shall be provided and calculated 
on each side of any such road. 

 

b. Setbacks. The Utility-scale solar energy facility setback requirements are 
found in the table below. All accessory equipment shall be subject to 
the same requirements. Setback requirements for all yards may be 
increased or decreased by the Planning Commission based upon impacts 
to existing or likely adjacent development.  

Formatted: Font: 12 pt
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District Solar Overlay 

Adjacent Properties Residential Land Uses Place of 
Worship or 

Public 
Institutional 
Land Uses 

All Other 
Land Uses 

Front Yard Setback 
(adjacent to right-of-
way) 

300ft from nearest 
dwelling unit or 100ft 

from property line 
whichever is 
greater100ft 

100ft from 
property line 

50ft from 
property 

line 

Side Yard Setback 300ft from nearest 
dwelling unit or 100ft 

from property line 
whichever is 
greater100ft 

100ft from 
property 
line100ft 

50ft from 
property 
line50ft 

Rear Yard Setback 300ft from nearest 
dwelling unit or 100ft 

from property line 
whichever is 
greater100ft  

100ft from 
property 
line100ft 

50ft from 
property 
line50ft 

 
In instances where the Utility-scale solar energy system is 
comprised of multiple parcels, these setbacks shall apply to 
the exterior perimeter of all adjoining parcels. All Setback 
distances areis measured from the property line, or nearest 
point of a dwelling unit, to the closest point of the Utility-scale 
solar energy system. Should the nearest component of the 
Utility-scale solar energy system be a solar or photovoltaic 
array, the measurement shall be taken from the array at 
minimum tilt. 

 

c.b. Height. The height of the Utility-scale solar energy system and any 
mounts, buildings, accessory structures, and related equipment must 
not exceed fifteen (15) feet when orientated at maximum tilt. Lightning 
rods may exceed fifteen (15) feet in height, but they must be limited to 
the height necessary to protect the Utility-scale solar energy system 
from lightning and clearly shown in site plan proposals. 

 

d. Screening. Greenbelt screening is required around the entire facility 
boundary perimeter of a Utility-scale solar energy facility to obscure, 
to the greatest extent possible, the Utility-scale solar energy system 
from all adjacent properties. Greenbelt standards set forth in Section 
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21A.04 Part C3 shall be applied to all Utility-scale solar energy facilities. 
Each owner, operator, or maintainer of any Utility-scale solar energy 
facility to which this ordinance applies shall utilize good husbandry 
techniques with respect to said vegetation, including but not limited 
to, proper pruning, proper fertilizer, and proper mulching, so that the 
vegetation will reach maturity as soon as practical and will have 
maximum density in foliage. Dead or diseased vegetation shall be 
removed and must be replanted at the next appropriate planting time. 
Plants or grasses not part of the buffer area shall be maintained by the 
facility operator not to exceed a height of twelve (12) inches. Applicant 
agrees to submit an acceptable and reasonable long term landscape 
maintenance plan prior to final approval.  

 
Fencing. The facility boundary perimeter of a Utility-scale solar energy 
facility must be fenced per standards set forth in Section 21.13. 
Additional fencing or obscuring walls, as defined in Section 21A.10 may 
be required for screening in cases where the Planning Commission 
deems necessary. All fencing must comply with the latest version of the 
National Electrical Code. 

 

e.c. Glare. Utility-scale solar energy systems must be placed and oriented 
such that concentrated solar radiation or glare does not project onto 
roadways and nearby properties. Applicants have the burden of proving 
any glare produced does not cause annoyance, discomfort, or loss in 
visual performance and visibility. An analysis by a qualified professional 
third-party, mutually agreeable by both the Township and applicant, 
shall be required to determine if glare from the Utility-scale solar 
energy system will be visible from nearby residents and roadways. The 
analysis shall consider the changing position of the sun throughout the 
day and year, and its influence on the Utility-scale solar energy system. 

 

f.d. Natural Feature Preservation. The plan for installation of a Utility-scale 
solar energy facility shall include a tree survey and plan for cutting of 
trees greater than 6” DBA. No such trees shall be cut in any required 
setback other than those reasonably required for the installation of a 
drive to access the facility. Retention of natural grades, soils, and 
groundcover material is encouraged where feasible.  
 

g.e. Environmental Impact Analysis: An analysis by a qualified professional 
third-party, mutually agreeable by both the Township and applicant, 
shall be required to identify and assess any potential impacts on the 
natural environment including, but not limited to, wetlands and other 
fragile ecosystems, historical and cultural sites, and antiquities. The 
applicant shall take appropriate measures to minimize, eliminate, or 
mitigate adverse impacts identified in the analysis. 
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An applicant shall identify and evaluate the significance of any net 
effects or concerns that will remain after mitigation efforts. The 
applicant shall comply with applicable parts of the following: 
 
Michigan Natural Resources and Environmental Protection Act (Act 
451 of 1994, MCL 324.101 et seq.) including but not limited to:  
 
Part 31 Water Resources Protection (MCL seq.), 
 
Part 91 Soil Erosion and Sedimentation Control (MCL 324.9101 et seq.),  
 
Part 301 Inland Lakes and Streams (MCL 324.30101 et seq.), 
 
Part 303 Wetlands (MCL 324.30301 et seq.), 
 
Part 323 Shoreland Protection and Management (MCL 324.32301 et 
seq.), 
 
Part 325 Great Lakes Submerged Lands (MCL 324.32501 et seq.), 
 
Part 353 Sand Dunes Protection and Management (MCL 324.35301 et 
seq.). 
 

h.f. Drainage and Stormwater. U t i l i t y - s c a l e  solar energy facilities 
shall not increase stormwater runoff onto adjacent properties. The 
application shall include a drainage plan prepared by a registered civil 
engineer showing how stormwater runoff shall be managed and 
demonstrating that runoff from the site shall not exceed the 
agricultural runoff rate or otherwise cause undue flood. Any necessary 
permits from outside agencies for off-site discharge shall be provided. 
It should also be demonstrated that maintenance procedures and 
products will not introduce chemicals or create detrimental impacts to 
the natural environment, groundwater, and wildlife. Detergents 
should be of a biodegradable variety, and frequency of anticipated 
cleaning should be described. 

 

Stormwater Study: An analysis by a qualified professional third-party, 
mutually agreeable by both the Township and applicant, shall be 
required to account for the proposed layout of the Utility-scale solar 
energy facility and how the spacing, row separation, and slope affects 
stormwater infiltration, including calculations for a 100-year rain-event 
(storm). Percolation tests or site-specific soil information shall be 
provided to demonstrate infiltration on-site without the use of 
engineered solutions. 
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g. Lot Coverage.  The area of the Utility-scale solar energy facility and any 
associated accessory structures shall not exceed 75% of the square 
footage of the entire site within the facility boundary. Impervious 
surfaces for the purpose of calculating lot coverage for Utility-scale solar 
energy systems include, but are not limited to, mounting pads, footings, 
concrete or asphalt driveways and walkways, and accessory structures.  

 
Abandonment, Removal, Repowering and/or Maintenance. If a Utility-
scale solar energy facility ceases to perform its intended function 
(generating electricity) for more than 12 consecutive months, the 
operator shall remove the collectors, mounts, and associated 
equipment and facilities no later than 90 days after the end of the 12-
month period. Where the removal has not been lawfully completed as 
required above, and after at least 30 days’ written notice, the Township 
may remove or secure the removal of the Utility-scale solar energy 
facility and/or system or portion thereof, with the Township’s actual 
cost and reasonable administrative charges to be covered by the 
operator’s security bond. Charges may include the procurement of a 
contractor with the expertise to oversee and execute the entire 
decommissioning and removal of all equipment and fixtures on the 
site. Any costs incurred by the Township above and beyond the value 
of the security bond will be the responsibility of the operator. 

 
If due to abandonment and/or negligence to maintain, the Township 
shall have the right to enter the site for the reason of repowering the 
facility, in cases where repairs or replacements to the Utility-scale solar 
energy system components are necessary, in order to properly 
maintain the system. The Township’s actual cost and reasonable 
administrative charges to be covered by the operator’s security bond. 
Charges may include the procurement of a contractor with the 
expertise to oversee and execute the entire set of repairs and/or 
maintenance to restore the site to its original capacity. Any costs 
incurred by the Township above and beyond the value of the security 
bond will be the responsibility of the operator.  

 

i.h. Decommissioning. The ground shall be restored to its original condition 
within 60 days of removal of structures. The restoration will include 
returning all soil within the facility to its original environmental state 
of which record must be taken prior to the commencement of 
construction. Acceptable ground covers include grasses, trees, crops, 
or other material demonstrated to be characteristic of the surrounding 
land. All above and below ground materials shall be removed when the 
Utility-scale solar energy facility and/or system is decommissioned. All 
installed landscaping and greenbelts shall be permitted to remain on the 
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site as well as any reusable infrastructure as determined by the 
township. These can include service drives, utilities, etc.  

 

j.i. Surety. A letter of credit, cash deposit, or other security instrument 
found acceptable to the Tyrone Township Board. The owner(s) and/or 
operator of the Utility-scale solar energy facility shall post a security 
instrument in a form acceptable to the Township equal to one-hundred 
fifty (150) percent of the total estimated decommissioning and/or  
reclamation costs. The cost of decommissioning shall be re-reviewed and 
submitted to the Township annually to ensure adequate funds are 
allocated for decommissioning. The security instrument, defined 
herein, shall be appropriately adjusted to reflect the current 
decommissioning estimate. 

 
i. The applicant shall engage a certified professional engineer 

acceptable to the Township to estimate the total cost of 
decommissioning all structures in the facility in accordance with 
the requirements of this Ordinance, including reclamation to the 
original site conditions. 

 

ii. A security bond, if utilized, shall be posted and maintained with 
a bonding company licensed in the State of Michigan or a 
Federal or State-chartered lending institution acceptable to the 
Township. 

 
iii. Any bonding company or lending institution shall provide the 

Township with 90 days’ notice of the expiration of the security 
bond. Lapse of a valid security bond is grounds for the actions 
defined in Subsection v., below. 

 

iv. In the event of sale or transfer of ownership and/or operation of 
the Utility-scale solar energy facility, the security instrument 
shall be maintained throughout the entirety of the process. 

 

v. If at any time during the operation of the Utility-scale solar 
energy facility or prior to, during, or after the sale or transfer of 
ownership and/or operation of the facility the security 
instrument is not maintained, the Township may take any 
action permitted by law, revoke the special land use, order a 
cessation of operations, and order removal of the structure and 
reclamation of the site. 

 

vi. The security instrument shall be maintained until 
decommissioning and removal has been completed to the 
satisfaction of the Township. 
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k.j. Wildlife Impact Analysis: The applicant shall provide an analysis by a 
qualified professional third-party, mutually agreeable by both the 
Township and applicant, to identify and assess any potential impacts 
on wildlife and endangered species. The applicant shall take 
appropriate measures to minimize, eliminate, or mitigate adverse 
impacts identified in the analysis. The applicant shall identify and 
evaluate the significance of any net effects or concerns that will remain 
after mitigation efforts. Sites requiring special scrutiny include wildlife 
refuges, other areas where birds are highly concentrated, bat 
hibernacula, wooded ridge tops that attract wildlife, sites that are 
frequented by federally or state listed endangered species of birds and 
bats, significant bird migration pathways, and areas that have 
landscape features known to attract large numbers of raptors. At a 
minimum, the analysis shall include a thorough review of existing 
information regarding species and potential habitats in the vicinity of 
the project area. Where appropriate, surveys for bats, raptors, or 
general avian use should be conducted. The analysis shall include the 
potential effects on species listed under the federal Endangered 
Species Act and Michigan’s Endangered Species Protection Law. The 
applicant shall follow all pre-construction and post-construction 
recommendations of the United States Fish and Wildlife Service. The 
analysis shall indicate whether a post-construction wildlife mortality 
study will be conducted and, if not, the reasons why such a study does 
not need to be conducted. Power lines should be placed underground, 
when feasible, to prevent avian collisions and electrocutions. All 
aboveground lines, transformers, or conductors should follow any 
Avian Power Line Interaction Committee (APLIC, 
http://www.aplic.org/) guidelines to prevent avian mortality. 
 

l.k. Provision of Manufacturers’ Safety Data Sheet(s): Applicant must 
submit manufacturer safety data sheets for all proposed equipment. If 
approval is granted, applicant must provide the Township with 
finalized manufacturer safety data sheets both to be kept on record at 
with the Township and on-site in a clearly marked waterproof 
container. Applicant must provide updated manufacturer data sheets 
whenever equipment is modified so that all records are up to date. 
Documentation shall include the type and quantity of all materials used 
in the operation of all equipment. 
 

m.l. Fire Response: All electrical equipment associated with and necessary 
for the operations of the facility shall comply with all local and state 
codes. All design and installation work shall comply with all applicable 
provisions of the National Electrical Code (NEC). 

 
The applicant shall provide training before, approximately halfway 
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through and after construction for all emergency service departments 
serving the Township. Including all other requirements for permits, all 
three trainings must have been completed to receive final permits. 
Trainings upon the completion and during the operation of the Utility 
scale solar energy facility will be conducted upon the request of all 
emergency service departments but not exceed four (4) trainings per 
any given twelve (12) month period.  
 
The applicant shall provide a set of procedures and protocols for 
managing risk or fire and for responding in the event of an emergency 
at the facility. It will be the burden of the applicant to ensure said 
procedures and protocols provided to the various emergency service 
departments is the most up to date version.  
 
Special equipment that may be required to ensure the safety of fire 
and rescue personnel when responding to an emergency at the facility 
shall be provided at no cost to the Township prior to commencement 
of construction of the facility. The authority to determine whether, and 
what type of, special equipment is needed shall be with the fire and/or 
rescue department(s) serving the Township. 
 
The applicant shall provide for and maintain reasonable means of 
access for emergency services. Lock boxes and keys shall be provided 
at locked entrances for emergency personnel access. If any adjoining 
properties are damaged as a result of ingress/egress to the facility, the 
applicant shall remedy all damages in full.  

 
n.m. Anticipated Construction Schedule: Applicant must provide an 

anticipated construction schedule which highlights when potentially 
hazardous materials will be brought on-site and installed.  
 

o.n. Permits: Applicant must coordinate with all applicable agencies for 
required permitting including but not limited to the Livingston County 
Road Commission and/or Michigan Department of Transportation 
(MDOT) Livingston County Drain Commission, Environmental 
Protection Agency (EPA), Michigan Department of Environment, Great 
Lakes and Energy (EGLE), etc.  
 

p.o. Photographic Record: Applicant must submit a complete set of photos 
and video of the entire development area prior to construction. This 
will be used as historical documentation for the township to secure and 
refer to if/when decommissioning and redevelopment activities take 
place. 

 
q.p. Herbicides: Best practices when using herbicides (non-harmful to the 

environment) or other hazardous chemicals to control weeds, grass 
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and other unwanted vegetation shall be used. 
 

r.q. Batteries, Energy Storage Equipment and Accessory Equipment: All 
batteries, energy storage equipment and accessory equipment are 
prohibited due to environmental hazard and emergency response 
concerns.  

 
r. Panel Type: The solar and/or photovoltaic panels shall not contain 

harmful chemicals such as cadmium or amorphous silicon. Prior to 
construction, the applicant shall provide written panel specifications to 
include composition, toxicological information, and the physical and 
chemical properties of all panels used at the facility. Only 
biodegradable cleansers and water shall be used to clean panels.  

  
s. Noise: The Utility scale solar energy facility may not generate a 

maximum sound in excess of 55 average hourly decibels as modeled at 
the exterior facility boundary. Decibel modeling shall use the A- 
weighted scale as designed by the American National Standards 
Institute. 
s.   

 

2. Site Plan Approval and Supporting Materials. All applications for Utility-scale 
solar energy facilities must be accompanied by detailed site plans, drawn to 
scale and dimensioned and certified by a registered engineer licensed in the 
State of Michigan. All site plans shall conform to the requirements of Article 23. 
In addition they shall display the following information: 

 

a. All lot lines and dimensions, including a legal description of each lot or 
parcel(s) comprising the Utility-scale solar energy facility. 

 

b. Vicinity map showing the location of all surrounding land uses along the 
proposed site’s property lines. 

c. Location and height of all proposed Solar Array(s), buildings, structures, 
electrical tie lines and transmission lines, security fencing, and all above- 
ground structures and utilities associated with a Utility-scale solar 
energy facility. 

 

d. Horizontal and vertical to scale drawings (elevations) with dimensions 
that show the location of the proposed Solar Array(s), buildings, 
structures, electrical tie lines and transmission lines, security fencing 
and all above ground structures and utilities on the property. 

 

e. Location of all existing and proposed overhead and underground 
electrical transmission or distribution lines within the Utility-scale Solar 
energy facility and within one hundred (100) feet of all facility 
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boundary property lines of the Utility-scale solar energy facility.  Use of 
above-ground lines shall be kept to a minimum. 

 
f. Proposed setbacks from the Solar Array(s) to all existing and proposed 

structures within the Utility-scale solar energy facility and from the 
facility boundary property lines of the Utility-scale solar energy facility.  

 

g. Topography for the Solar Array(s) location and the relationship to the 
land elevations of all existing and proposed structures within the 
Utility- scale solar energy facility at a minimum of two (2) foot 
contour intervals. 

 

h. Access driveways within and to the Utility-scale solar energy facility, 
together with a detailed narrative regarding dimensions, composition, 
and maintenance of each proposed driveway. All access driveways shall 
be subject to Livingston County Road Commission (LCRC) approval and 
shall be planned so as to minimize the use of lands for that purpose. 

 

i. Planned security measures to prevent unauthorized trespass and access 
during the construction, operation, removal, maintenance or repair of 
the Utility-scale solar energy facility. In no instance shall barbwire be 
used. 

 

j. A written description of the maintenance program to be used for the 
Solar Array(s) and other components of the Utility-scale solar energy 
facility, including decommissioning and removal. The description shall 
include maintenance schedules, types of maintenance to be performed, 
and decommissioning and removal procedures and schedules if the 
Utility-scale solar energy facility is decommissioned. Description 
should include the average useful life of all primary Utility-scale solar 
energy system equipment and components being proposed. 

 

k. Planned lightning protection measures. 
 

l. A plan for reviewing and reasonably resolving complaints from the 
public or other property owners concerning the construction and 
operation of the Utility-scale solar energy facility, which is subject to 
the Township’s review and approval. 

 
m. A plan for managing any hazardous waste, which is subject to the 

Township’s review and approval. 
 

n. A transportation plan for construction and operation phases, including 
any applicable agreements with the Livingston County Road 
Commission and Michigan Department of Transportation, which is 
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subject to the Township's review and approval. 
 

o. An attestation that the applicant will indemnify and hold the Township 
harmless from any costs or liability arising from the approval, 
installation, construction, maintenance, use, repair, or removal of the 
Utility-scale solar energy facility and/or system, which is subject to the 
Township’s review and approval. 

 
 

p. A security plan shall be submitted with the special land use application and 
site plan application for a Utility-scale solar energy facility. The security plan 
shall:  

 

• Show all points of secured access as well as the means for limiting 
access to authorized personnel only.  

 

• Along with other signage requirements in this ordinance, install and 
maintain warning signage on all dangerous equipment and facility 
entrances.  

 

• Provide a schedule outlining the implementation and 
maintenance of site security as well as routine inspections to 
ensure site security infrastructure is intact and operating as 
intended. 

 
q. Applicant shall provide proof showing all panels used at the facility are 

manufactured in the United States of America. 
 

q.r. Additional detail(s) and information as required by the Tyrone 
Township Zoning Ordinance, or as required by the Planning Commission 
and/or Township Board. 
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NEW BUSINESS #1 
 

Tyrone Party Store Site Plan Amendment 
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January 3, 2024 
 

Preliminary Site Plan Review (Use Change) 
for 

Tyrone Township, Michigan 
 

 
Applicant: Michael Woods 

Owner: Michael Woods 

Project Name: Tyrone Party Store 

Plan Date: July 25, 2023 

Location: 
9485 Center Road 
Northwest corner of Center Road and Old US 23 Road 
(04-17-400-006) 

Zoning: ES – Expressway Service 

Action Requested: Amendment of an Approved Site Plan for Accessory Use to a Permitted 
Special Land Use 

 

PROJECT NARRATIVE 
 
The site is 1.62 acres. Onsite is a permitted auto service station / convenient store / gas station and special 
land use auto salvage yard. The applicant is requesting site plan approval to convert the existing auto 
service station into an expanded convenient store. If approved, the applicant will cease operations of auto 
services.  It is unclear whether the auto salvage yard operations will cease along with the auto service use. 
 
Per the Zoning Ordinance Section 23.13 Part E1 & E2, the change in use qualifies as a “Major Change”.  
 

1. Concept. A change in the original concept of the development.  
2. Use or Character. A change in the original use or character of the development. 

 
Per Section 23.13 A “A change in an approved site plan which results in a major change shall require a site 
plan amendment. Amendments shall follow the procedures and conditions herein required for original site 
plan submittal and review. Any change shall require submittal of a revised site plan with a new date.” 
 



Tyrone Party Store 
Site Plan Review 
January 3, 2024 
 

 
2 

The purpose of a site plan review is to evaluate complete and necessary compliance with Township 
ordinances and other federal, state, and county laws and regulations to assess preliminary approval. Site 
plans are reviewed by the Planning Commission which makes a recommendation to the Township Board 
for approval. 
 
Information required to be included in a site plan is outlined in Section 23 Site Plan Review and Impact 
Assessment. The Planning Commission may waive any site plan requirements they consider to be clearly 
unnecessary for substantial review. The Planning Commission may also grant a waiver for the Impact 
Assessment if it determines that there is not a significant potential impact on surrounding properties as a 
result of the proposed development. 
Given the proposed use will be of a lesser intensity than the current uses, we do not feel an Impact 
Assessment is necessary. 
 
This report identifies information that is required for site plan review.  Information or changes necessary 
for site plan review are identified throughout the report, with information or changes and decisions for 
site plan approval identified in the summary at the end of this report. 
 
Items to be Addressed: It should be stated on the application whether the auto salvage yard operations 
will cease along with the auto service station. This determination may affect the recommendations of this 
review. 
 

SITE DESCRIPTION   
 
Lot Area: 1.62 Acres 
Frontage: ~250 feet along Center Road 
Current Use: Gas Station / Auto Service Station / Convenient Store / Storage Yard 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Tyrone Party Store 
Site Plan Review 
January 3, 2024 
 

 
3 

Aerial image of the site 
 

 

Source: NearMap, Photo dated October 2nd, 2023 

Existing 
Zoning: 

ES Expressway Service 
The ES expressway service districts are designed to provide for servicing the needs of highway traffic 
at expressway interchange areas.  The avoidance of undue congestion on local roads, the promotion 
of smooth traffic flow at the interchange area, and the protection of adjacent properties in other zones 
from adverse influences of traffic are prime consideration in the application of this district.  The 
following regulations shall apply to all ES districts, and no building, structure or premises, except as 
otherwise provided in this section shall be erected, altered, or used except for one or more of the 
following specified uses.  Site plan review, as defined in Article 23, shall be required for, all uses in the 
ES district. 

 
 
 
 
 
 
 
 
 
 

Site  



Tyrone Party Store 
Site Plan Review 
January 3, 2024 
 

 
4 

Current Zoning Map 
 

 

 

 

 
Source: Tyrone Township Zoning Map, July 20, 2017 
 

Future Land Use Map: Planned Commercial Services 
Commercial retail and service uses are intended to be located in a PUD environment. 
The uses may be individually sited in freestanding buildings, clustered in a larger 
commercial structure housing several uses under one roof such as a shopping center, 
or contained in a mixed-use building on a floor below any residential uses. It is 
recognized that new commercial uses may serve the Tyrone community or the 
travelers on U.S. 23 or both the community and highway travelers. The uses in this 
category require good access and are planned for locations abutting major 
thoroughfares. Local streets and residential neighborhoods are not appropriate 
locations. Regardless of whether the use is local or regional in scale, the site and 
attendant site facilities to service the use must be constructed consistent with the 
guidelines specified for planned development. The Future Land Use Map calls for 
Planned Commercial Services near the Center Road/U.S. 23 interchange, and also a 
small area along Old U.S. 23 near Dean Road. 

 
 
 
 
 
 
 
 
 

Site 
Site 
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Future Land Use Map 

 

 

 

 
 
 
 
 North East South West 

Surrounding Zoning M-1 / Light 
Manufacturing 

FR / Farming 
Residential 

FR / Farming 
Residential  

M-1 / Light 
Manufacturing 

Surrounding Land 
Uses Light Industrial  

US 23 Highway 
ROW / Single 

Family Residential 

Commercial 
Recreation / Golf 

Club 
Light Industrial 

Future Land-Use Map  Planned Industrial 
Research Office 

Low Density Single 
Family Detached 

Residential 

Planned 
Commercial 

Services 

Planned Industrial 
Research Office 

 
Items to be Addressed:  Aerial photos as well Sheet C3.0 indicate site parking and storage operations 
exceed the eastern lot line. We recommend site operations conform to property lot lines.  
 

AREA, WIDTH, HEIGHT, SETBACKS 
 
The proposed expansion of the building envelope is shown on the site plan.  Measurements are taken 
from the property lines. 
 
Developmental standards for the current zoning district are outlined below. 
 
 
 
 

Site 

Source: Tyrone Township Master Plan 2012 
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ES Expressway Service District Developmental Standards  
 

 Required: ES Proposed:  Complies 
Setbacks 
Front  100 feet  78.5 feet  Yes 

Side 20 feet 19.3 feet (west) 
Not Provided (east) 

No 

Unknown 
Rear 20 feet 63.6 feet Yes 
Building Height 
 30 feet 19 feet (using scale) Unknown 
Building Coverage 
 40 percent 6.9 percent Yes 

 
Items to be Addressed:  1.) The existing structure encroaches the west side yard setback. Documentation 
either through ZBA approval or pre-existing nonconformity needs to be submitted for review. 2.) The east 
side yard setback measurement must be added to sheet C3.0. 3.) Building height must be measured from 
grade to the mid-point between the eave and ridge and added to Sheet A1.3. 

 
NATURAL RESOURCES 
 
Topography:   The site is relatively flat.   
 
Wetlands:   The site does not contain any wetlands.    
 
Woodland:   The site is clear of wooded areas.    
 
Soils:   The predominant soils are sandy loam and loam. 
 
Water:  This site does not contain any natural or manmade water features.  
 
Items to be Addressed:  None. 
 

ACCESS & CIRCULATION 
 
The site will continue to be accessed via the existing forty (40) foot wide access drive from Center Road, 
a paved county road, along the southern border of the site.  
 
Existing parking consists of twenty (20) standard parking spaces and four (4) handicap parking spaces. Per 
Section 25.04 B, handicap spaces must be at least ninety-six (96) inches wide and be adjacent to an access 
aisle that is at least sixty (60) inches wide.  
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The current auto services related to the sale of fuel to vehicles has the following requirements per Section 
25.11 C 3: 
 

“Automobile Service, two (2) parking spaces for each lubrication stall, rack or pit and three (3) 
spaces for each one (1) fuel pump, plus two (2) stacking spaces per fuel pump plus one (1) per 
transport or towing vehicle and one (1) per employee. 

 
The proposed use of an expanded convenient store (retail store) has the following parking requirements 
Per Section 25.11 C 24:  
  

“Retail Store, one (1) parking space for every two hundred (200) square feet of usable floor area.” 
 

 Required Provided Complies 
Parking 

Automobile Service 

 Three (3) spaces for each one (1) fuel pump = 18 spaces 18 Yes 

 Two (2) stacking spaces per fuel pump = 6 spaces 
 Unknown Unknown 

 One (1) per transport or towing vehicle = 0 spaces N/A N/A 

 One (1) per employee = Unknown 
 Unknown Unknown 

Total Unknown 24 spaces Unknown 

Retail Store 

 one (1) parking space for every two hundred (200) 
square feet of usable floor area = 15 spaces 0 No 

Total 15 spaces 24 spaces Unknown 
 
Parking calculations are provided on Sheet C3.0 but use the retail store requirements for all usable square 
feet.  However, gas stations are defined under “auto service station”, in the Zoning Ordinance. If the gas 
station operations are to remain, the calculations above show deficiencies. These cannot be accurately 
calculated as no peak employment information or vehicle stacking space was provided in the application.  
 
Section 25.05 offers criteria under which joint parking uses are applicable.  However, we do not feel these 
terms offer any options for the current proposed uses due to the requirement that uses for which the 
joint off-street parking facilities serve do not operate during the same hours of the day or night. 
 
A loading area is not defined on the site plan. Per Section 25.03 D and Section 25.11, at least one loading 
space is required and not to be placed on the front side of a commercial or industrial building. There 
appears to be adequate area in the rear yard for delivery vehicles, if storage activities cease. It should be 
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determined whether the gate separating the parking area and storage area will remain as its presence will 
complicate rear yard deliveries. 
 
The general condition of the paved lot is poor. Several areas have significant cracks and/or potholes. Cold 
patch is present in an attempt to remedy these items.  However, drivers may be inclined to take indirect 
routes throughout the lot to avoid poor conditions, possibly leading to unsafe circulation on the site. Per 
Section 25.09, all paving in the parking facility shall be maintained to insure safe pedestrian movement, 
vehicular operation, adequate protection of adjoining properties and to present a neat and attractive 
appearance of the facility. 
 
We defer to the Township Engineer and the Fire Chief on other comments related to site access and 
circulation.   
 
Items to be Addressed:  1.) Handicap spaces must be the correct dimensions and shown on Sheet C3.0. 
2.) Parking should be calculated based on auto service station as well as retail use. 3.) One (1) loading 
space must be added and shown on Sheet C3.0 per Section 25.03 D and Section 25.11 4.) Pavement 
repair to assure safe circulation on site 
 

ESSENTIAL SERVICES & UTILITIES 
 
Sheet C2.0 and C3.0 state that all utility locations have been obtained from field survey information and 
existing drawings, if available. The surveyor and/or engineer makes no guarantee that the underground 
utilities shown comprise all such utilities in the area, either in service or abandoned. The statement also 
indicates that the exact locations of the shown utilities may not be accurate though they do certify that 
the utilities are located as accurately as possible given available information. The surveyor/engineer has 
not physically located the underground utilities.  
 
Sheet C2.0 and C3.0 also note that per observations the site is currently supplied by or has access to the 
following public utilities: gas, electric and telephone either located adjacent to the subject site or within 
public road right-of-way.  
 
A gas main is shown running approximately parallel to the east property line and entering the existing 
building. While the existing overhead electricity line is shown along Center Road, it is unclear where 
electrical service connects to the building.  
 
The legend and color (yellow) used to show existing sewer infrastructure is blurred and difficult to identify 
on Sheet C2.0 and C3.0. Given the current operations, it is assumed the site has sufficient water/sewer 
service. However, a note should be added to Sheet C2.0 and C3.0 stating if the site is well/septic or public 
water/sewer. The sheet must also use colors and text that clearly identify infrastructure by name and 
location.  
 
Sheet C2.0 and C3.0 state the property is zone “X” (areas of minimal flooding) of the flood insurance rate 
map community panel No. 26093C02250 which bears an effective date of September 8th, 2008 and is not 
in special flood hazard area.  
 
We defer additional comments on essential services, utilities, and stormwater management to the 
Township Engineer.  
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Items to be Addressed:  1.) Confirmation that the proposed building expansion does not interfere with 
any overhead of underground water/sewer/storm lines and/or any underground or overhead electrical 
service. 2.) The placement and/or specifications of current utility infrastructure on Sheets C2.0 and C3.0 
should be clearly legible and identifiable.  
 

 LANDSCAPING & SCREENING 
 
Existing landscaping is shown on Sheets C2.0 and C3.0.  No new landscaping is proposed. Section 21A.09 
of the Zoning Ordinance states in consideration of the overall design and impact of a specific landscape 
plan, and in consideration of the amount of existing plant material to be retained on the site, the Planning 
Commission may modify the specific requirements described herein, provided that any such adjustment 
is consistent with the intent and purpose of that section and the Zoning Ordinance in general. In 
determining whether a modification is appropriate, the Planning Commission shall consider whether the 
following conditions exist: 
 

• Topographic Features 
• Parking 
• Public Benefit 

 
The existing plants are not labelled “to be saved” or “to be removed”. For the purposes of this review, we 
will consider all existing plant material and landscaping to be unaltered for the proposed addition.  
 
Front Yard Requirements: Wherever front, side or rear yards adjacent to public rights-of-way are used 
for parking, either a berm or greenbelt shall be required to screen the parking from view of the road. The 
Planning Commission, in its sole discretion, shall determine whether a berm or greenbelt shall be required 
for each development proposal.  
 

Right-of-Way Adjacent Parking Spaces Existing Conditions 
Center Road Three (3) Rock wall and six (6) deciduous 

trees 
N. Old US 23 Hwy Nine (9) None 

 
The landscaping along North Old US 23 Hwy is not considered in this review because it is not on the 
applicants property.  
 
The Planning Commission will need to determine if existing conditions fulfill this requirement. 
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Protective Screening Requirements: Protective screening in the form of a berm, greenbelt or obscuring 
wall shall be required wherever a nonresidential use in a business, office or industrial district abuts directly 
upon land zoned for residential or agricultural purposes. The Planning Commission, in its sole discretion, 
shall determine whether a berm, greenbelt or obscuring wall shall be used for protective screening.  
 

Abutting Property Border Zoned Protective Screening Required 
North M-1 No 
East Right-of-Way No 
South Right-of-Way No 
West M-1 No 

 
Though not required along any property line, the Planning Commission must determine if it will require 
landscaped screening along any portion of the property perimeter. It should be noted that no available 
space exists along the eastern property line for on-site landscaping.  
 
Landscaping Adjacent to Roads: All front, side or rear yards adjacent to roads, including berm areas, shall 
be landscaped in accordance with the following schedules: 
 

Type of Planting Frequency 
(per front 

feet of road 
frontage) 

Right-of-Way Required Provided Complies 

Deciduous tree  Per 40 feet 
or fraction 
thereof 

Center Road (210 
feet of frontage) 

Five (5) Six (6) Yes 

  N. Old US 23 Hwy 
(306 feet of 
frontage) 

Eight (8) None No 

Total   Thirteen (13) Six (6) No 
Ornamental Tree Per 100 feet 

or fraction 
thereof 

Center Road (210 
feet of frontage) 

Two (2) Unknown Unknown 

  N. Old US 23 Hwy 
(306 feet of 
frontage) 

Three (3) None No 

Total    Five (5) Unknown Unknown 
Shrubs Per 40 feet 

or fraction 
thereof 

Center Road (210 
feet of frontage) 

Eight (8) 
minimum 

None No 

  N. Old US 23 Hwy 
(306 feet of 
frontage) 

Eight (8) 
minimum 

None No 

Total   Sixteen (16) None No 
 
It is unknown if any existing deciduous trees are also ornamental trees. Due to the site layout, no room 
exists to install landscaping required along N. Old US 23 Hwy.  
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There are twenty (20) existing evergreen trees along the northern half of the west property line. There 
are twenty-six (26) existing evergreen trees along the western half of the north property line.   
The Planning Commission will need to determine if it will require additional landscaping along Center Road 
and North Old US 23 Hwy. 
 
General Landscaping Requirements: Section 21A.04 requires sites utilize grass and/or groundcover for all 
unpaved portions of a site. It also requires one (1) tree per three thousand (3,000) square feet or portion 
of any unpaved open area for which specific landscaping requirements within the Section do not apply. 
Below are notes on these requirements: 
 

 Required Provided Complies 
Unpaved Portions 
of the Site 

   

 All unpaved portions of site 
will be covered with grass 
and/or ground cover 

Existing lawn/ground 
cover Yes 

Mixture of Trees    

 One (1) tree per three 
thousand (3,000) square feet 
of unpaved open space 

Unknown Unknown 

 
The Planning Commission will need to determine if it will require information to calculate general 
landscaping requirements for one (1) tree per three-thousand (3,000) sqft of unpaved open surface. 
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Parking Lot Landscaping: Section 21A.04D provides details on required off-street parking landscaping 
requirements. Notes provided below: 
 

 Required Provided Complies 
Landscape Ratio    
 Fifteen (15) square feet of 

interior landscaping per 
parking space   
 
15 square feet x 24 parking 
spaces = 360 square feet of 
interior landscaping  

Unknown Unknown 

Minimum Area    
 Landscaped areas in parking 

lots shall be no less than five 
(5) feet wide in any dimension 
and no less than one hundred 
(100) square feet in area.  

Unknown Unknown 

Required Plantings    
 Minimum of one (1) tree per 

three hundred (300) square 
feet or fraction thereof of the 
interior landscaped area.  

Unknown Unknown 

 
Parking lot landscaping requirements are written to refer to parking lot islands or aisleways of which the 
current proposal has none. Sheet C3.0 indicates some landscaping near the entrance of the existing 
convenience store but no dimensions or plant specifications are provided.  
 
All site parking is either aligned along existing structures or at the extents of the existing parking lot. Given 
the limited ability to add parking lot islands, per Section 21A.04D2, the Planning Commission may approve 
placement of the landscaped areas adjacent to a parking area when, in the sole opinion of the Planning 
Commission, such placement shall achieve the objectives of this section.  
 
The Planning Commission will need to determine if existing landscaping adjacent to all parking areas fulfill 
this requirement. 
 
Landscaping Varity: Section 21A.04I requires a variety of trees to be used throughout the site to prevent 
mass loss from disease.  
 

Required Number of Trees Minimum Number of Species Complies 
(All Existing)  
 
Thirteen (13) Deciduous Trees + 
Five (5) Ornamental Trees = 
Eighteen (18) Trees 

Two (2) Yes 
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Solid Waste Receptacles: Section 21A.11 requires all waste receptacles shall be enclosed by a wooden or 
masonry wall equal to the height of the receptacle or not less than five (5) feet high with an opaque 
lockable gate to prevent unsightly collection of refuse. The receptacle shall be located in the rear of the 
site unless prevented by topographic conditions. In all cases, the receptacles shall be located where it will 
be least visible from the public right-of-way and adjacent properties.  
 
Sheet C3.0 shows an existing six (6) foot wood fence for the dumpster area. Gate specifications were not 
provided. The location of the dumpster does not comply with Section 21A.11 as the proposed location is 
in the side (west) yard and visible from Center Road. Given no topographic challenges, the receptacle 
should be relocated to the rear of the building. 
 
Items to be Addressed:   1.) Dumpster gate specifications should be added to Sheet C3.0. 2.) The location 
of the dumpster should be moved to the rear of the building and shown on Sheet C3.0. 3.) Planning 
Commission will need to determine if existing conditions fulfill front yard landscaping requirements. 4.) 
Planning Commission will need to determine if it will require landscaped screening along any portion of 
the property perimeter. 5.) Planning Commission will need to determine if existing conditions fulfill 
landscaping adjacent to roads requirements. 6.) Planning Commission will need to determine if it will 
require information to calculate general landscaping requirements for one (1) tree per three-thousand 
(3,000) sqft of unpaved open surface 7.) Planning Commission will need to determine if existing 
landscaping adjacent to parking areas fulfill requirements.  
 

LIGHTING 
 
The site plan shown on Sheet C3.0 indicates two existing light poles located at opposite ends along the 
southern portion of the lot directed at parking areas. The light pole closest to North Old US 23 Hwy is not 
on the applicant’s property. Building lighting is not indicated on site plans or building elevations. No 
photometric information, including footcandle measurements, was included in the site plan.  
 
Section 21.37 states the Planning Commission shall require the submission of a photometric plan prepared 
by an electrical engineer, or other qualified expert, graphically illustrating the planned layout and foot 
candles of site lighting.  A photometric plan may be required to ensure compliance with the above 
standards and that adequate light levels are provided on the site.  The plan shall also indicate the type 
and heights of light fixtures proposed, the wattage proposed to be used, and all pertinent photometric 
information for the fixtures, site and project. 
 
Items to be Addressed: A photometric plan showing the current site lighting should be added to the site 
plan to allow the Planning Commission to determine if additional or improved lighting is needed. 
 

SIGNAGE  
 
Sheet C3.0 shows the location of an existing sign.  However, no structural or sign dimensions are provided. 
Table 27.1 of the Zoning Ordinance outlines permitted and non-permitted sign allowances and regulations 
per zoning district. Applicant has not stated whether new convenience store will require new freestanding 
or building wall signage.   
 



Tyrone Party Store 
Site Plan Review 
January 3, 2024 
 

 
14 

Items to be Addressed:  Applicant should refer to Section 27 of the zoning ordinance if/when existing 
signage is modified to accommodate the change in use.  
 

ARCHITECURAL STANDARDS 
 
Per Section 23.18, site plans shall include information relating to certain architectural elements as it 
relates to the standards set forth in that section. Section 23.18F states where an addition is being 
proposed for an existing building, the existing facade materials may be used in the addition provided that 
the following criteria have been met:   
 

1. The addition does not exceed one hundred (100) percent of the existing building floor area.   
2. All new facades substantially constitute a continuation of the existing facades with respect to 
color, texture, size, height, and location of materials.   
3. That the visual effect is to make the addition appear as part of the existing building.  
 

It cannot be determined whether this site plan meets all requirements as no rear or side elevations with 
exterior construction materials has been provided. Sheet A1.3 provides basic exterior construction 
materials for the front elevation but only indicates color for the asphalt shingles. All other materials are 
to be specified by the owner. If all proposed materials are meant to constitute a continuation of the 
existing façade and the proposed addition is meant to appear as part of the existing building, this section 
would provide an exception from Section 23.18N requirements. To determine this, Sheet A1.3 should 
clarify if proposed infill exterior construction materials for all elevations will match existing exterior 
construction materials. Side and rear elevations showing the proposed addition and specifying exterior 
construction materials and their location should be provided on new sheets. The specifications for framing 
materials to be used for the new proposed double door entry are shown on Sheet A1.2 but are missing 
from Sheet A1.3 and should be added so all façade materials are shown on one sheet.  
 
Two (2) Air Handling Units (AHU’s) are shown on HVAC and Plumbing floor plans at the eastern end of the 
building. However, these units are not shown on Sheet C3.0. It should be clarified if these units are new 
and what their proposed location is as this equipment is typically found on rooftops. Mechanical 
equipment on rooftops must conform to Section 23.18C 
 
An Architectural Review Committee shall review all proposed building materials and colors prior to a 
formal site plan review by the Planning Commission. 
 
If the requirements in Section 21.38F are not fulfilled, Section 23.18N provides a Schedule Regulating 
Facades Materials. Sheet A1.3 provides finish materials stated as ledger stone veneer, metal staggered 
shaker siding and asphalt shingles (canopy and roof) but does not provide percentages associated with 
the amount of coverage. This information will need to be added to assess if the proposed materials and 
amounts confirm to Group 2 of the table. 
 
Should the Planning Commission find the design and proposed materials sufficient, Section 23.18I offers 
a facade waiver. When a particular building design and the materials and colors or combination of 
materials and colors proposed to be used on the facade are found to be consistent with the intent and 
purpose of Section 23.18 but may differ from the strict application of this Section and the Schedule 
Regulating Facade Materials, the Planning Commission and Township Board shall consider such proposal 
as a waiver of these standards. Site plans and architectural plans for a waiver under this Section shall be 
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accompanied by a definitive description of the building design consisting of written statements which shall 
describe how the selected façade materials and/or colors and material combinations will be consistent 
with and will enhance the building design concept and how the materials and/or colors properly relate to 
the buildings in the surrounding area. The Planning Commission or Township Board may, as part of its 
review, request a report and recommendation from a professional design consultant as to the proposed 
waiver, and may establish a fee for this report.      
 
Items to be Addressed:  1.) Color specifications for all materials should be provided on Sheet A1.3 in color 
print. 2.) To determine if Section 23.18F requirements have been fulfilled, Sheet A1.3 should note whether 
proposed infill exterior construction materials for all elevations will match existing exterior construction 
materials. Side and rear elevations showing the proposed addition as well as specifying exterior 
construction materials and their location should be added to the site plan. 3.) The specifications for framing 
materials to be used for the new proposed double door entry should be added to Sheet A1.3   4.) the 
Architectural Review Committee shall review all building materials prior to site plan approval. 5.) Building 
material façade finishes shown on Sheet A1.3 should include percentages of coverage as well as 
conformance to the materials specific in Section 23.18N Group 2 if Section 23.18F is not fulfilled. 6.) 
Mechanical equipment location must be shown on Sheet C3.0 as well as A1.3 to ensure proper placement 
and screening (if necessary). 
 
 

SUMMARY 
 
Given the request is to change the use of the site to less intense operations, we feel that the following 
issues need to be resolved before a recommendation of approval: 
 

1.  A clear statement from the applicant regarding the cease of operations for the auto 
salvage/storage yard 

2. Decisions from the Planning Commission on the following waivers: 
a. dumpster location  
b. landscaping 
c. proposed building materials  

 
If the Planning Commission recommends approval of the site plan to the Township Board, we recommend 
the following conditions: 
 

1. It should be stated on the application whether the auto salvage yard operations will cease along 
with the auto service station.  

2. Site parking and storage operations exceed the eastern lot line. Future site operations should 
conform to property lot lines. 

3. The existing structure encroaches the west side yard setback. Documentation either through ZBA 
approval or pre-existing nonconformity needs to be submitted for review. 

4. The east side yard setback measurement must be added to sheet C3.0. 
5. Building height must be measured from grade to the mid-point between the eave and ridge and 

added to Sheet A1.3. 
6. Handicap spaces must be the correct dimensions and shown on Sheet C3.0.  
7. Parking should be calculated based on auto service station as well as retail use.  
8. One (1) loading space must be added and shown on Sheet C3.0 per Section 25.03D and 25.10. 
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9. Per Section 25.09, pavement repairs should be made to assure safe circulation on site. 
10. Written confirmation should be provided stating the proposed building expansion does not 

interfere with any overhead or underground water/sewer/storm lines and/or any underground 
or overhead electrical services. 

11. Existing utility infrastructure on Sheets C2.0 and C3.0 should be clearly legible and an identifiable 
color.   

12. Dumpster gate specifications should be added to Sheet C3.0. 
13. The location of the dumpster should be moved to the rear of the building and shown on Sheet 

C3.0. 
14. Consider the power granted per Section 21A.09, the Planning Commission will need to determine 

if existing conditions fulfill front yard landscaping, landscaping screening along the property 
perimeter, unpaved open surface, landscaping adjacent to roads and landscaping adjacent to 
parking area requirements. 

15. A photometric plan showing the current site lighting should be added to the site plan to allow the 
Planning Commission to determine if additional or improved lighting is needed. 

16. Applicant should refer to Section 27 of the zoning ordinance if/when existing signage is modified 
to accommodate the change in use. 

17. Color specifications for all materials should be provided on Sheet A1.3 in color print. 
18. To determine if Section 23.18F requirements have been fulfilled, Sheet A1.3 should note whether 

proposed infill exterior construction materials for all elevations will match existing exterior 
construction materials. Side and rear elevations showing the proposed addition as well as 
specifying exterior construction materials and their location should be added to the site plan.  

19. The specifications for framing materials to be used for the new proposed double door entry 
should be added to Sheet A1.3 

20. The Architectural Review Committee shall review all building materials prior to site plan approval. 
21. Building material façade finishes shown on Sheet A1.3 should include percentages of coverage as 

well as conformance to the materials specific in Section 23.18N Group 2 if Section 23.18F is not 
fulfilled. 

22. Mechanical equipment location must be shown on Sheet C3.0 as well as A1.3 to ensure proper 
placement and screening (if necessary). 
 

 
 
Respectfully submitted, 

 

 

   



NEW BUSINESS #2 
 

Election of Officers 
 

(No documents attached) 


