7110 West Q Avenue
Kalamazoo, MI 49009
P: 269.375.1591
F: 269.375.0791
www.texastownship.org
Planning Commission Meeting
Tuesday, January 25, 2022 at 6:00 p.m.
Meeting will be held in-person and may be viewed at:
https://us02web.zoom.us/j/82655434674
1. Call to Order
2. Roll Call
3. Citizens Comments
4. Set Agenda
5. Minutes
A. January 11, 2022 Workshop
6. New Business
A. PC#22-02
Location:
Applicant:
Request:

The Marshes Planned Unit Development Amendment – Public Hearing
Southwest corner of South 8th Street and West R Avenue
American Village Builders II, LLC
Consideration of an amendment to the Planned Unit Development to
allow Parcels 3909-27-230-002 and 003 to reduce their front yard setback
from 125 feet to 75 feet.

7. Old Business
A. Corners Business District – Continued review
8. Commissioner Comments
9. Citizens Comments
10. Adjournment
The main meeting room at the Texas Township Hall is barrier free and Texas Township will provide reasonable auxiliary aids and
services, such as signers for the hearing impaired and audiotapes of printed materials being considered at the meeting, to individuals
with disabilities at the meeting upon seven (7) days’ notice to the Texas Township Hall. Individuals with disabilities requiring auxiliary
aids or services should contact the Township by writing or calling the Township Hall.

7110 West Q Avenue
Kalamazoo, MI 49009
269-375-1591
www.texastownship.org
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PLANNING COMMISSION WORKSHOP MINUTES - January 11, 2022
CALL TO ORDER/ROLL CALL
Chair Corfman called the Planning Commission meeting to order at 5:00 p.m. and
Secretary Loeks called the roll. The following Commissioners were present: Chair
Corfman, Secretary Loeks, Treasurer Roberts, Mr. Eavey, and Mrs. Buckham. The
following Commissioners were absent: Vice Chair Davis and Mr. Matson. Also present
was Interim Planner/Zoning Administrator Julie Johnston. Planning/Zoning Assistant
Jennie Miller was participating through Zoom.
CITIZEN COMMENT ON NON-AGENDA ITEMS
Chair Corfman asked if there were any citizens interested in speaking on non-agenda
items. There were none so he moved on to the next agenda item.
SET AGENDA
Chair Corfman reviewed the agenda and asked if there were any additions or corrections.
Motioned by Secretary Loeks, seconded by Mr. Eavey, to accept the agenda as
written. The motion carried unanimously.
ELECTION OF 2022 OFFICERS
Motioned by Mrs. Buckham, seconded by Mr. Eavey, to maintain the current officer
positions, which are Mr. Corfman as Chair, Mr. Davis as Vice Chair, and Mr. Loeks
as Secretary. The motion carried unanimously.
MINUTES – December 14, 2021, Meeting
Chair Corfman asked if there were any changes or corrections to the minutes.
Motioned by Mrs. Buckham, seconded by Secretary Loeks, to approve the
December 14, 2021, minutes as written. The motion carried unanimously.
Chair Corfman moved on to the next agenda item.
NEW BUSINESS
Seeing no new business, Chair Corfman moved to old business.
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OLD BUSINESS
A. Corners Business District (CBD)
Planner Johnston indicated that the Planning Commission wished to discuss the special
exception uses outlined in the CBD to review any potential conflicts within the District.
The following changes were requested:
Places of Worship, Veterinary Clinic, Vehicle Repair, Gasoline Service Station,
Residential Care Facilities: Change the required setback from “residential properties” to
“residential zoning.” All other special exception use criteria will remain the same.
Planner Johnston asked the Planning Commission for input on subsection b. of i. Access.
It was determined that driveways shall be a minimum of 24 feet in width with a 26-foot
radius at the intersection of public or private roads.
Subsection d. of vi. Lighting shall be changed from 15-foot-tall light poles to 20-foot-tall
poles.
Planner Johnston then indicated that the Commission left off at subsection vii. Building
Design. The following changes were requested:
1. Buildings must have a mix of materials, with at least 30 percent of the building as
brick, stone, or other masonry alternative accepted by the Design Review
Committee and approved by the Planning Commission.
2. EIFS shall be an accepted synthetic building material. All other synthetics are
prohibited unless accepted by the Design Review Committee and approved by the
Planning Commission.
3. Facades facing public or private roads shall have transparent areas that equal onehalf the linear footage of the façade. An alternative design approach may be
allowed if accepted by the Design Review Committee and approved by the
Planning Commission.
4. Buildings shall be earth-tone in color. Up to 20 percent of the façade may be colors
outside the earth-tone palate to distinguish the building or enhance a certain
marketing approach. The Planning Commission requested an earth-tone palate
be included in the ordinance.
5. Ordinance language needs to be included requiring the applicant to clearly define
how deliveries are going to be handled onsite.
The Planning Commission wrapped up the review stating they would begin at subsection
viii. Signs at the next meeting.
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B. Planned Unit Development
Planner Johnston indicated that the Planning Commission had seen the draft changes for
the Planned Unit Development ordinance at the last Planning Commission meeting, but
she wanted to be sure there were no additional changes requested.
Chair Corfman stated he thought everything looked good and didn’t have any changes to
the draft text. Secretary Loeks agreed.
Chair Corfman mentioned that Vice Chair Davis wished to see an example of the
proposed increased density. Planner Johnston wondered if the table within the staff report
would meet that need.
The Planning Commission discussed when to hold the public hearing for this amendment
and decided both the Planned Unit Development and Corners Business District could be
held in March. Planner Johnston felt that provided enough time to finish the review of the
CBD and do a final check of the draft language before the public hearing.
COMMISSIONER COMMENTS
Treasurer Roberts provided an update from the Township Board, stating she was excited
to announce that the splash pad met its fundraising goal and may be slightly over the
goal. The Board approved beginning the design phase of the project. She also provided
a new estimate on the 6th Street Park bathrooms, which is now $696,000.
Treasurer Roberts informed the Commission on the completion of the KVCC Elm Valley
Drive extension to West O Avenue and their desire to gate the entrance on evenings and
weekends. She stated it is a private road, but she does not believe that the gate was
requested during site plan review. Planner Johnston stated she would look into it.
Planner Johnston advised the Planning Commission that Louie’s is opening a new
venture known as Stogies and Bogies, which will be a golf simulator and cigar bar. They
have asked the Liquor Control Commission for a takeaway license for Louie’s Corner Bar.
Staff believes it is so patrons can take alcohol to Stogies and Bogies. Planner Johnston
could not find anything in the Zoning Ordinance that would prohibit this but asked the
Planning Commission for their thoughts. So far, they have not planned any outdoor
seating which would initiate a special exception use review.
Chair Corfman stated he thought it would be up to the Liquor Control Commission whether
this could happen.
Planner Johnston indicated it could not be an open container. For that to happen, the
Township would have to adopt an ordinance.
Chair Corfman asked if it was a private club or if anyone was allowed entrance? Planner
Johnston did not think it was going to be private.
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Mrs. Buckham asked if the liquor had to be purchased at Louie’s?
Planner Johnston advised that Superintendent VanderWiere was reaching out to the
Liquor Control Commission to get a better understanding on what would be allowed.
Planner Johnston asked if the Planning Commission would like to have Louie’s come in
to explain what they are doing. The Commission decided to wait and see what information
the Liquor Control Commission provided Superintendent VanderWiere.
Hearing no further Commissioner comments, Chair Corfman moved on to citizen
comments.
CITIZEN COMMENTS
Chair Corfman asked if there were any citizens interested in speaking. There were none
so he asked for a motion to adjourn.
ADJOURN
Motioned by Secretary Loeks, seconded by Treasurer Roberts, to adjourn the
meeting. The motion carried unanimously.
The meeting adjourned at 7:20 p.m.
Submitted:

Approved:
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7110 West Q Avenue
Kalamazoo, MI 49009
P: 269.375.1591
www.texastownship.org

STAFF REPORT

Meeting Date: January 25, 2022

______________________________________________________________________________
Date:

January 16, 2022

To:

Planning Commission

From:

Julie Johnston, AICP
Interim Planner/Zoning Administrator

Agenda Item: PC #22-01
Applicant:

American Village Development II, LLC

Owner:

Same

Property:

7161 and 7187 West R Avenue

Parcel No.:

3909-27-230-002 and 003

Zoning:

A: Agricultural/PUD

Request:

To amend the front yard setback requirement for the two remaining parcels in The
Marshes Planned Unit Development.

Section(s):

36-3.1.1: A Agricultural District
36-4.52: Planned Unit Development
36-6.3: Special Exception Uses
_____________________________________________________________________________________
Application Overview
The applicants, American Village Development (AVB), are requesting Planning Commission consideration
of an amendment to The Marshes Planned Unit Development. This is a special exception use, and any
change requires Planning Commission review and approval. The specific request is to reduce the front
yard setback on two of the remaining undeveloped parcels from the required 125 feet approved as part
of the PUD to the allowable 75-foot setback of the A: Agricultural District. The subject properties are
addressed as 7161 (Parcel 003) and 7187 (Parcel 002) West R Avenue and are approximately 730 feet west
of the South 8th Street centerline. Each parcel is 1.5 acres in size and is zoned Agricultural.
When The Marshes was reviewed in 2016, the applicant offered a 125-foot setback. Interestingly, the
September 27, 2016 minutes indicate an additional 25 feet be added to the front yard setback as a
condition of approval. Based on the current standard for as 75-foot front yard setback in the Agricultural
District, this would require a 100 foot setback for the homes. Nothing is provided in any additional minutes

Planning Commission
PC Case #22-02
The Marshes PUD Amendment

showing the change to the 125-foot setback, but this is what is listed in the Master Deed documents for
the development.
Application Considerations
According to the application, water issues have increased in The Marshes, mostly affecting the two parcels
in question. During the original approval in 2016, AVB felt the increased setback could be easily reached
based on the ordinary water levels at that time. Since then, they note a three-foot increase in the water
level, which is the reason for the request.
Based on conversations with Township staff, water was an issue in this area prior to the development. It
was indicated that AVB was aware of these concerns. However, staff could find no reference to a
discussion on the water issues in the minutes of the Planning Commission meetings.
The change to a 75-foot setback for just two parcels may create some visual discrepancies along West R
Avenue. Parcel 001 of the development has not yet been constructed and Parcel 004 has a home that has
been developed exceeding the 125-foot setback. Placing the new homes at a 75-foot setback will locate
the rear yard of these homes adjacent to the front yard of the neighboring lots. This could create some
compatibility issue. However, the parcels are of fairly significant size and the distance between the homes
could be around 50 feet helping to mitigate these potential conflicts.
Staff Recommendation
One option for the Planning Commission to consider would be to follow the recommendation of the
September 27, 2016 Planning Commission minutes, which was a 25-foot increase to the front yard
setback, or 100-feet. This would provide some relief to AVB in the development of Parcels 002 and 003
but would better align with existing construction in the area.
Thank you.
Attachments:

Application
Aerials
Exhibit B plans
Minutes
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71'10 West e Ave
Kalamazoo, Ml 49009

TEXAS TOWNSHIP

SITE PLAN AMENDMENT

AprilcAT'*e,

P:269.375.1591
F:269.375.0791
www.texastownship. orq

r*R&,4

I (we)' the undersigned do hereby submit one packet
that includes a: completed and signed application, amended site plan
and any other necessary drawings,
documentation, ,"ri"* r"e, and escro* rJt. tn" purpose of obtaining
amended
-supporting
site plan review from the Planning commissi5n..ln.
making this application, I (we) act<nowteoge that the Township planning
commission has discretion to imfiose reasonable terms a-nd conditions
as a provision of any considered approval.

Please review the Texas Township

cle

that pertain to your project prior to submission of your application.

APPLICANT INFORMAT'ON
Applicant Name: American Village Development ll, LLC
Point of Contact Name Jack Gesmundo
Emait:

Jack@avbinc.com

Phone:

(269) 217-2057

Mailing Address: 4200 W Centre Ave
Gity

Portage

State:

fi/t

zip

49024

PARCEL INFORMATION

230

Subject Parcel Number: 3g0g- 27

002t3

Subject Parcel Street Address: 7187 w R AVE & 7161 W R AVE
Current Zoning Glassification

PUD/AG
:

Area of Subject Property:

Legal Description

-

ACTES:

+l-3.02

- OR

(per deed of record Kal. Co. Register of Deeds):

- Square Feet:

Please attach

LEGAL OWNER INFORMATTON
Legal owner of Parcel: Same as applicant'
Legal Owner's Address:

City

State:

Email:

zip:
Phone:

Above legal owner has consented to this apptication? yes: X
***Please review
the Texas Township
Ravised June 2020

No:

clearZoning ordinances prior to submission of your application.***
1
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7110 West Q Ave
Kalamazoo, Ml 49009

TEXAS TOWNSHIP

E

SITE PLAN AMENDMENT

DEVELOPMENT

IN

P:269.375.1591
F:269.375.0791
www.texastownship. orq

FORMATION

General Description of Proposed Site Plan Amend

Please see attached

ln making this application, I (we) acknowledge that the Planning Commission will review this amended site plan at a public
meeting, that I (we) or a representative on my (our) behalf will be expected to attend the public meeting in order to provide
informati on and answer questions, and that the meeting will be open to all interested persons who desire to attend. I (we)
also grant permission to any Texas Township official or representative to enter and inspect the s ubject property for purposes
related to this application

Signature of Deed

Date: t2' lr''21

H

Date: t?'lu'2'l

Signature of App

Office Use Only
Date Receiv"a'

i2l1liaOat

App Fee Paid: $

d5r)

rime:

check *'

33PC

Received By:

Escrow Fee Paid:

$$eD

YV1
Check #:

36e4

Planning Commission Meeting Date:

***Please review
the Texas Township ClearZoninq Ordinances prior to submission of your application.r*
Revised June 2020

2lPage

AVDII

conslruction I development

December 21,2021

Ms. Julie Johnston

Interim Planner and Zoning Administrator
Texas Township
7l l0 West Q Avenue
Kalamazoo, MI49009

RE:

The Marshes PUD Amendment

Please accept the following proposed amendment to the Marshes site condominium which was approved
by the Township Planning Commission and Board in2017. We are requesting to amend the front yard
setback to meet the underlying zoning district as described herein on two of the twelve homesites due to
concerns related to flooding in the area over the last couple ofyears.

The Marshes community is located on the southwest corner of R Avenue and 8th St. It is a site
condominium on 30 acres that has been developed with 12 homesites that range in size from 1.4 acres to
5.3 acres. We preserved 7.4 acres that is centrally located in the community as open space. We have also
built a natural trail system through the community.
When we began the site planning process for this neighborhood in 2016, we worked with the prior
property owner and Hurley & Stewart to identifo where the highwater levels were on the 3 ponds located
on the property. There is not a 100-year flood elevation for these ponds. The highwater level was noted on
our submittals to the Township as 890'+/-.

With the engineering information in hand, we determined at that time all the homesites were developable
with the 125' front yard setbacks. Knowing this, we increased our front yard setback from 75' to 125' .
Since the approval of the Marshes in 2017, Texas Township and the surrounding communities saw
significant increases in ground water elevation which peaked in late 2018 early 2019. As you are aware,
the flooding throughout the Township was well above the established 10O-year flood elevations. And so
the three ponds at the Marshes which are tied to the water table were also significantly affected by this
rise in the water elevation. We monitored the water level on the 3 ponds during the flooding to see where
they would top out which was around 893'+l-.

Had we been aware that the highwater level was in the 893' range versus 890', we would not have asked
for an increase in front yard setback on homesite s 2 & 3. These two homesites and the surrounding sites
are heavily wooded, they are all l.5l acres in size and they all back up to the 7.4 acre natural area. We
believe by reducing the setback on these two homesites it will have a minimal impact on the community.
In addition, any new homes built in this area I zoningclassification can be built with a 75' front yard
setback.

42OOW. Centre Ave, Porloge,

Ml

49024

.

(269) 323-2200

o ovbhomes.com

.

ovbconstruction.com

With all of this said, we are proposing an amendment the front yard setbacks on homesite s 2 & 3 to 75'
permitted in the underlying "AG" zoning district. This is the only modification we are requesting from
our originalapproved submission in2017. If granted this amendment, we will continue upholding the
same high-development standards as we do with all our communities by incorporating first-class
architecture, site planning and landscaping that preserves and embraces the land's natural features.
We look forward to the opportunity to discuss this plan with Township Staff and Planning Commission.
Thank you for your consideration.

Sincerely,

Jack Gesmundo

Cc: Joe Gesmundo, Greg Dobson, & Daryl Rynd
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Property Summary Details of Parcel Search - Equalization Department, Kalamazoo County Government

KeLAMAzoo CouNTy CovERNMENT
ln the Pursuit of Extraordinary Governance...
COVID-19 Updates from Public Health O

Equalization Department
Property Summary Details
/

C

Equalization Department

/

Property Summary Details of parcel Search

Data is ONLY updated annually. Last updated June 22,2021.
For current information contact local assessor - Refer to List of Assessors page
Tax nformatio n co n ta ct Tre as u re r (269 -384 -81 24)
Recorded documents contact Register of Deeds (269-383-8970)
i

Property Summary
Gov. Unit:

09-27-230-002
09 - TEXAS TWP

School:

80150 - Mattawan

Parcel:

Property Ctass:
Previous Ctass:

402 - Residential

402 - Residential

Consolidated

Property Address

7187 W R AVE

Owner's Name:

KALAMAZOO, MI49OO9
AMERICAN VILLAGE DEV IILLC

Owners Mailing Address:
42OOW CENTRE

PORTAGE, MI49024

Physical Property Characteristics

PRE:

37,400
37,400
00/o

Legal Description

THE MARSHES CONDOS UNIT 2

2021 S.E.V.:
2020 s.E.v.:

Taxable:

8,059

Taxable:

7,948

Acreage:

1.51

Data is ONLY updated annually. Last updated June 22,2021.
For current information contact local assessor - Refer to List of Assessors page
Tax nfo rmati

r (269 -384-g 1 241
Recorded documents contact Register of Deeds (269-393-S9Z0)
i

o

n co n ta ct Treas

u re

@ 1995-2021County of Kalamazoo

https://www'kalcounty.com/equalization/parcel_detail.php?by=parcel&parc

el_id=0g-27-230-Oe2

1t1

12116121

, 10:28 AM
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Property Summary Details of Parcel Search - Equalization Department, Kalamazoo County Government

KnLAM Azoo CouNTy CovERNMENT
ln the Pursuit of Extraordinary Governance...
COVID-I9 Updates from Public Heatth O

Eq ual ization Department
Property Summary Details
fl /

Equalization Department

/

Property Summary Details of parcel Search

Data is ONLY updated annually. Last updated June 22,2021.
For current information contact local assessor - Refer to List of Assessors page
Tax nfo rmati

o n co nta ct Trea s u re r (269 -gg4-81 24)
Recorded documents contact Register of Deeds (269-383-S920)
i

Property Summary
Gov. Unit:

09-27-230-003
09 - TEXAS TWP

School:

80150 - Mattawan

Parcel:

Property Ctass:
Previous Class:

402 - Residential

402 - Residential

Consolidated

Property Address:

7161 W R AVE

Owner's Name:

KALAN'AZOO, MI49OO9
AMERICAN VILLAGE DEV IILLC

Owners Mailing Address:
42OOW CENTRE

PORTAGE, MI49024

Physical Property Characteristics

PRE:

37,400
37,400
0%

Legal Description:

THE MARSHES CONDOS UNIT 3

2021 S.E.V.:
2020 s.E.v.:

Taxable:

8,059

Taxabte:

7,948

Acreage

1.51

Data is ONLY updated annually. Last updated June 22, 2021.
For current information contact local assessor - Refer to List of Assessors page
Tax nfo rmati o n co n ta ct Treas u re r (269 -394 -g 1 241
Recorded documents contact Register of Deeds (269-3g3-g970)
i

@ 1995-2021County of Kalamazoo

https://www.kalcounty.com/equalization/parcel_detail.php?by=parcel&parcel_id=0g-27-230-003
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PLAT NO. 1 OF:
KALAMAZOO COUNTY CONDOMINIUM SUBDIVISION PLAN NO. ___
EXHIBIT B TO THE MASTER DEED OF:

THE MARSHES
TEXAS TOWNSHIP, KALAMAZOO COUNTY,MICHIGAN
ENGINEER:

DEVELOPER:

SURVEYOR:

PROPERTY DESCRIPTION

SHEET INDEX
SHT #

DESCRIPTION

1 - TITLE SHEET
2 - SURVEY PLAN
3 - SITE PLAN
4 - UTILITY PLAN

THE MARSHES

TITLE
SHEET

1

S 8TH ST (100' R.O.W.)

W R AVE (66' R.O.W.)

SITE

THE MARSHES

SURVEY
PLAN

2

N
W

E
S

TYPICAL UNIT SECTION

PUBLIC TRAIL DETAIL

PRIVATE TRAIL DETAIL

THE MARSHES

SITE PLAN

3

THE MARSHES

UTILITY
PLAN

4

7110 West Q Avenue
Kalamazoo, MI 49009
P: 269.375.1591
F: 269.375.0791
www.texastownship.org
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MINUTES OF THE PLANNING COMMISSION
AUGUST 23, 2016 REGULAR MEETING
The Charter Township of Texas Planning Commission held a meeting on August 23, 2016 at 6:00 p.m.
at the Texas Charter Township Hall.
Members Present:

Bosch, Loeks, Kerr, Craven, Saunders, Drenth & Corfman

Members Absent:

None

1. Call to Order & Roll Call
Bosch called the meeting to order at 6:00 p.m. and called the roll.
2. Citizen’s Comments on Non-Agenda Items
Chris Khoury, Texas Corners Mall property manager, voiced his support for the new sushi restaurant
going into the Texas Corners Mall.
3. Set Agenda
Motion by Kerr, seconded by Craven, motion carried, to approve the agenda as presented.
4. Meeting Minutes
Motion by Saunders, seconded by Loeks, motion carried to approve the meeting minutes of July 26,
2016 with the correction of changing Line 28 from 7 ayes to 6 ayes.
Motion by Loeks, seconded by Saunders, motion carried, to approve the meeting minutes of August
11, 2016 with the addition of “Planner Plachcinski to present an ordinance to delineate the criteria for
items he could handle administratively” on Line 25.
5. 16-24 The Marshes PUD Application
Jack Gesmundo, American Village Builders, presented three concepts for a new planned unit
development on the 30 acre parcel located at 9190 S. 8th Street.
1. Comparison Plan A: 13 parcels with minimum 2 acre lot size
2. Comparison Plan B: 8 parcels with minimum 2 acre lot size
3. Comparison Plan C: 12 home sites with 1.40 acre lots, and large green space area
The Planning Commission discussed the driveway locations, the common areas and road setbacks,
and the overall proposal. Planner Plachcinski indicated he would schedule a public hearing at the first
possible date.
6. Applegate Woods
Brian Wood, Allen Edwin Homes, presented the final proposal for Applegate Woods, a 36-unit site
condo project.
Motion by Kerr, seconded by Loeks, motion carried, to grant Step 2 approval to Applegate Woods with
the following conditions:






Tom Wheat signing off on the plan changes and approve the storm water collection
Pedestrian traffic control on 10th Street
Drainage basin approved by Tom Wheat
Hydrant markers are installed to meet the new standards
Recommendation that a SAD be established in the Master Deed for the basin

7. Applegate Trails South
Brian Wood, Allen Edwin, presented the final proposal for Applegate Trails South: a 28-unit site condo

Minutes of Planning Commission Regular Meeting
August 23, 2016

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29

project.
Motion by Loeks, seconded by Drenth, motion carried, to grant approval of Steps 1 & 2 for Applegate
Trails South with the following conditions:






Fire Hydrants marked with the new markers
Documentation of Tom Wheats
Master Deed filed appropriately
Water main approval and DEQ approval
Concrete walk and paving clarification

8. Comments & Questions
Donald Forrester, 9217 S. 10th Street, inquired about the feasibility of starting an 3-4 bay automotive
repair shop within the CBD, provided there is not any overnight storage of vehicles. The Planning
Commission encouraged Mr. Forrester that they would like to see an ordinance change and that he
would be able to apply for a special exception use.
9. Citizens Comments
There were none.
10. Adjournment
Chairperson Bosch adjourned the meeting at 7:20 p.m.
Respectfully Submitted,

Doug Plachcinski

Planner
Date minutes prepared: August 24, 2016
Date minutes approved: September 27, 2016
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Members Present:

Bosch, Kerr, Loeks, Drenth, Craven, Saunders, Corfman

Members Absent:

None

1. Call to Order & Roll Call
Bosch called the meeting to order at 5:00 p.m. and called the roll.
2. Citizen’s Comments on Non-Agenda Items
There were none.
3. Set Agenda
Motion by Drenth, seconded by Saunders, motion carried, to approve the agenda as submitted.
4. 16-24 The Marshes PUD Preliminary Concept Development Plan
Planner Plachcinski indicated that although the meeting was noticed for the public, the required
timelines were not met and the Planning Commission cannot host a legal public hearing on the
petition. The petition shall be properly noticed for public hearing on September 27.
Greg Dobson, 4200 West Centre, provided a brief overview of the proposed development.
Ann Herald, 9073 South 8th Street, voiced her concerns over the increase of traffic a new development
would bring.
Jim Kerwin, 7376 West RS Avenue, voiced his concern over heavy-density housing in that particular
location given the amount of agricultural use and farming that happens nearby.
Tom Kruzik, 9246 South 8th Street, reported that he’d rather see 5-6 homes developed on the land
with larger parcels than a high-density development.
Joe Kuiper, 10641 Paw Paw Lake Drive, voiced his concern over the proposed development.
Peggy Woodard, 6835 West R Avenue, asked questions about the differences in frontage
requirements for land divisions and PUDs.
Greg Dobson, 4200 West Centre, shared that AVB would be happy to host an Open House to discuss
the proposed development in further detail.
5. 16-25 Dave’s Glass Site Plan and Special Exception Use
Motion by Bosch, motion carried, to recuse himself and Loeks due to professional and financial
interests.
Craven opened the Public Hearing at 5:27 p.m.
Bruce Barlow, 7192 Texas Heights Avenue, asked for more information regarding the project.
Nick Loeks, 8065 Vineyard Parkway, responded to Mr. Barlow’s request.
Craven closed the Public Hearing at 5:30 p.m.
Motion by Kerr, seconded by Saunders, motion carried, to approve the Special Exception Use for
Dave’s Glass.
Nick Loeks, 8065 Vineyard Parkway, provided information on the proposed Dave’s Glass development
of a 13,500 square foot building to be located behind Texas Square.
Motion by Kerr, seconded by Drenth, motion carried, to grant site plan approval to Dave’s Glass, with
the suggestion of naming the drive and to provide a temporary connection off the cul-de-sac if the
building does not have a fire suppression system. Voice vote, Motion carries 5-0
6. Commissioner Comments
Planner Plachcinski explained that additional information on projects will accompany public notices.
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7. Adjournment
Motion by Loeks, support by Craven, motion carried, to adjourn the workshop session at 6:05.
Respectfully Submitted,

Doug Plachcinski

Planner
Date minutes prepared: September 15, 2016
Date minutes approved: September 27, 2016
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MINUTES OF THE PLANNING COMMISSION
SEPTEMBER 27, 2016 REGULAR MEETING
The Charter Township of Texas Planning Commission held a meeting on September 27, 2016 at 6:00
p.m. at the Texas Charter Township Hall.
Members Present:

Bosch, Loeks, Kerr, Craven, Saunders, Drenth & Corfman

Members Absent:

None

1. Call to Order & Roll Call
Bosch called the meeting to order at 6:00 p.m. and called the roll.
2. Citizen’s Comments on Non-Agenda Items
3. Set Agenda
Motion by Kerr, seconded by Craven, motion carried, to approve the agenda as presented.
4. Meeting Minutes
Motion by Saunders, seconded by Kerr, motion carried to approve the meeting minutes of August 23,
2016.
Motion by Drenth, seconded by Saunders, motion carried, to approve the meeting minutes September
8, 2016.
5. Public Hearing- 2017 Capital Improvement Program. Bosch opened the public hearing. There were
no comments. Motion by Loeks, support by Craven to forward the Planning Commission scoring to
the Township Board. Motion carried
6. 16-24 The Marshes PUD Application
Greg Dobson and Jack Gesmundo, American Village Builders, presented three concepts for a new
planned unit development on the 30 acre parcel located at 9190 S. 8th Street.
•
•
•

Comparison Plan A: 13 parcels with minimum 2 acre lot size
Comparison Plan B: 8 parcels with minimum 2 acre lot size
Comparison Plan C: 12 home sites with 1.40 acre lots, and large green space area protected with
covenants on the open space area and provided easements to the Road Commission on 8th
Street.

Dobson explained the Gesmundo homeowners’ association and the differences between lot splits,
subdivision plats, and single family site condominiums.
Mr. Bosch opened the public hearing.
Tom Stride Stryd, 7907 West R Avenue, spoke in opposition to the project because he felt it did not fit
with the land use plan, that recently property nearby was rezoned to Agriculture, that there is no buffer
between residential and agriculture, that the site is not served by utilities, can other properties be
developed in a similar manner, and the Township should buy the land and turn it into a park.
Joe Kuiperr Kuiper, 10641 Paw Paw Lake Drive, is also opposed to the development. The people that
live in the Township want to keep wide frontages in the Agricultural area. Kiper thought the developer
wanted to sell more lots.
Bosch asked what the average house would cost, and AVB responded between $375k and $500k.
They suggested the cost of the homes would stay the same even if the lots were larger.
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Pablito Tolentino, 7212 West RS Avenue, lives adjacent to proposed lot 12 and they bought 20 acres
and that the Planning Commission should require 200’ of road frontage. Bosch explained that the
PUD special exception use allowed a reduction in the lot width.
Anne Hearld, 9073 South 8th Street spoke against the project because the open space was not useful
to the community, just those within this development. She felt the project did not fit with the
community character.
Sandy Howe, 7076 West R Avenue is opposed to the project because it will increase traffic, and was
concerned about future phases of more development and there are no public alternatives. She was
concerned that AVB could sell the development to someone else that would build cheaper homes.
Linda Kruzich, 9246 South 8th Street, were the previous owners and they sold the land to one buyer
and that there would have to be 200’ feet of frontage per lot. The development looks nice, but might
not keep with the rural setting.
Andrew Kuiper, 9252 South 8th Street, opposed the development because the planning commission is
only looking at the positive and that is may cause other lots to develop in a similar manner, and that
this land will be over developed, and that the houses are too visible, and that the applicant has not
demonstrated a benefit to the community.
Bob Kildea, 6645 West R Avenue, suggested that the R avenue would be visually impacted by the
development and other portions of R Avenue are designated a natural beauty road.
Bosch closed the public hearing
Planner Plachcinski suggested that the Planning Commission had wide discretion provided by the
ordinance in evaluating the PUD. Drenth asked if the trails were proposed public. Gesmundo replied
no. Drenth pointed out that the driveway for unit 7 still needed to be 300’ from the intersection and
Dobson replied that they were requesting a departure on that issue. There is a list of departures in the
narrative AVB provided.
Saunders said it was a nice plan for development, but could negatively impact the neighbors. He was
concerned about the small lots. He would like to see a compromise that would make the lots wider
and the lot area more.
Corfman said the thought the proposal meets the PUD ordinance and AVB owned the property and
could do with the land what they wanted within reason.
Loeks was concerned that the homes would not be set back far enough and that the side setbacks
were departures.
Dobson explained that AVB held a meeting and invited neighbors. He believed that of the plans
submitted, the PUD plan was the best and that everyone agreed it was within the ordinance. The
proposal is within the goals and standards of the PUD section. Bosch agreed that it was preferable to
a traditional plat. Corfman said he did not want them to remove any more trees than they had to.
There remained concern about the trails being private versus public. Drenth said she still a concern
with the driveway location.
Saunders remained concerned about the size of the lots. Craven pointed out that there were already
parks plans and was not sure how to finance. Gesmundo suggested moving the trails along the roads
into the road rights of way to make it publicly accessible.
Loeks wanted to make sure that this
development is buffered from any agricultural activities.
2

Minutes of Planning Commission Regular Meeting
September 27, 2016

Motion by Loeks, support by Drenth, to recommend approval of this planned unit development special
exception use proposal with the following conditions:
• Maximum of 24’ wide clearing within the right of way and 50’ open space areas for all driveways
on both 8th Street and R Avenue;
• An additional 25’ front yard setback for the homes;
• The driveways for units 7 shall be 300’ from the intersection;
• Remove existing structures; and
• The trails parallel to both 8th Street and R Avenue are open to the public.
VOICE VOTE, 6-1, motion carries.
7. Public Hearing - 16-23 Rezoning properties in the wellhead protection area to RC
Planner Plachcinski provided an overview of the rezoning proposal that changes the zoning for an area
that correlates with Kalamazoo’s wellfield infiltration areas from various residential zoning districts to RC
Resource Conservation. This proposal is an implementation step from the Township’s adopted Master
Plan. Bosch explained that the infiltration areas, shown in “rings” on master plan maps, show the period of
time it takes for fluids on the surface of the ground to leech into the production aquifer. If we limit
development then we will insure water quality of the aquifer. The planning commission based the initial
zoning changes
Bosch opened the public hearing.
Bryan Staufer, Texas Drive, lived on their property on Texas Drive for 40 years. The property is
sentimental, however, the 48 acres are also financially important to the family for future retirement
resources. He is concerned that the property’s development potential and value is drastically reduced
when compared with R-2 density and lot standards.
Loeks explained the 5 and 10 year travel to wellheads. Plachcinski explained how some parcels were
noticed because they were within 300’ of the proposed zoning change. He also pointed out that
minimizing development was important because leeching septic systems, people fertilizing their yards,
pets, et cetera negatively impacted the water quality in the aquifers. Those same factors are why muck
develops in the lakes.
George and Clare Todd, 7051South 8th Street, also offered opinions representing the feelings of property
owners on Bass Lake including protecting Bass Lake’s water quality, donating or purchasing development
rights, the planning commission considers a dark skies ordinance, avoiding making existing single family
homes non-conforming, and establishing a citizens’ committee for a discussion on conserving the
watershed.
Kathy Lyall, 5255 Hickory Hill Lane, was supportive of limiting development around the wellhead protection
area.
Bosch closed the public hearing.
The planning commission discussed the proposal and asked Plachcinski to revise the zoning map change
to include only the properties in the 5-year infiltration ring. Plachcinski offered to furnish an example of a
non-conforming designation that can allow existing non-conforming properties to get rebuilt if they are
damaged.
Motion by Loeks, support by Kerr, to table the item and have the Township Engineer review the 5-year
infiltration area and have the planner provide the example of the Non-Conforming Classification to allow
damaged non-conforming structures to be rebuilt. Voice Vote, 7-Ayes 0-Nays, motion carries.
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MINUTES OF THE PLANNING COMMISSION
NOVEMBER 22, 2016 REGULAR MEETING
The Charter Township of Texas Planning Commission held a meeting on October 25, 2016 November
22, 2016 at 6:00 p.m. at the Texas Charter Township Hall.
Members Present:

Bosch, Loeks, Kerr, Craven, Saunders, & Drenth

Members Absent:

Corfman

1. Call to Order & Roll Call
Bosch called the meeting to order at 6:00 p.m. and Loeks called the roll.
2. Citizen’s Comments on Non-Agenda Items
There were none.
3. Set Agenda
Motion by Loeks, seconded by Saunders, to approve the agenda as posted.
VOICE VOTE, 6-0, motion carries.
4. Meeting Minutes
Motion by Kerr, seconded by Loeks, to approve the meeting minutes of October 13, 2016 as
amended.
VOICE VOTE, 6-0, motion carries.
Motion by Craven, seconded by Kerr, to approve the meeting minutes of October 25, 2016 as
presented.
VOICE VOTE, 6-0, motion carries.
Motion by Saunders, seconded by Craven, to approve the meeting minutes of November 9, 2016 as
amended.
VOICE VOTE, 6-0, motion carries.

5. PC 16-24 The Marshes Step 1 & 2 Site Condominium Approval
Applicant:
Address:
Property:
Request:

AVB
4200 W Centre Street, Portage
39-09-27-226-010 (SW Corner of R and 8th)
Step 1 and 2 Site Condominium Approval

Plachcinski outlined the project and Jack Gesmundo from AVB
Motion by Loeks, support by Kerr, to table Step 1 and Step 2 site condominium approvals so the
applicant can provide the following:
• A Draft Master Deed;
• Updated exhibit B documents that contain the following:
o A schedule of setbacks;
o Indicate more clearly the common open space and reference the master deed provisions that
apply to it;
o That utilities are underground;
o Designate public and private trails and reference their easements in the Master Deed;
o Cross sections for the trails;and
• A proposed timeframe for removal of the building on Unit 11;
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6. Comments & Questions
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There were none.
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Plachcinski discussed the tentative agenda for the Planning Commission over the next couple of
months.

8.

Adjournment
Motion by Drenth, support by Bosch, to adjourn at 7:05 p.m.
VOICE VOTE, 6-0, motion carries.

Date minutes prepared: November 24, 2016
Date minutes approved: December 20, 2016
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TEXAS TOWNSHIP BOARD MEETING, NOVEMBER 27, 2017
•
•

The Holiday Market was very well attended this year in spite of the poor weather. Ninety
Corners Coins were sold and Hot Chocolate, Hot Cider and Coffee were provided to those
that attended the event. The Pavilion was filled for the Tree Lighting Ceremony.
Attorney Homier and she are working with representatives from Progressive AE to finalize the
contract for the Township Hall Design Services contract.

ADOPTION OF MEETING AGENDA
Motion by Boven, seconded by Brown, motion carried, to adopt the agenda as submitted.
GENERAL CONSENT AGENDA
Motion by Kerr, seconded by Boven, motion carried, to adopt the general consent agenda as
presented, consisting of:
• Approval of Minutes of November 13, 2017;
• Approval of Bills for $80,156.26;
• Payroll of $42,956.52; and
• Correspondence – October 2017 Building Report.
BUSINESS
New
Approve 2018 CIP Projects
The Board reviewed the 2018 CIP projects recommended by the Planning Commission.
However, before approving projects they expressed the need to review the amounts discussed at the
October 23, 2017 Committee of the Whole meeting regarding Restrictive, Assigned, and unrestricted
funds. Also discussed at that meeting, were dollar amounts earmarked over the next five years for the
various projects.
Motion by Kerr, seconded by Roberts, motion carried, to table the approval of the 2018 CIP
Projects until the December 11, 2017 Township Board Meeting so the Board can take action on
Committed and Assigned Funds.
Almena Contract Renewal
Superintendent VanderWiere explained that the Building Department is extremely busy both in
Texas and Almena Township. To continue to provide the appropriate level of service to Texas Township
both she and the Building Official felt that services to Almena Township could no longer be provided.
However, if Almena Township is interested, the Township could continue to contract for ordinance
enforcement. The contract expires on February 28, 2018 and termination requires a sixty-day notice.
Motion by Boven, seconded by Kerr, motion carried, to discontinue the building services contract
with Almena Township after the February 28, 2018 contract expiration date and if Almena Township is
interested, to negotiate a contract to continue Ordinance Enforcement Services.
Resolution Adopting General Fund Budget and General Appropriation Act for 2018
Motion by Hinkle, seconded by Loeks, motion carried, to adopt the Resolution for the General
Fund Budget and General Appropriation Act and to establish the 2018 fiscal millage rate at 0.8475 mills
for General Fund Operation and .4936 for Fire. Roll Call Vote: Roberts – Yes, Loeks – Yes, Brown –
Yes, Hinkle – Yes, Kerr – Yes, Boven – Yes, Mazer – Absent.
The Marshes Step 3 Site Condominium Project Final Approval
Planner Deisler presented the Step 3 plans for The Marshes. He reported that he and Attorney
Homier have been working with the applicant, AVB, and their legal representatives on the draft Master
Deed for the development. Of concern, is the easement for the public pathway which does not comply
with Township Ordinance 292, regarding responsibility for maintenance and repair.
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TEXAS TOWNSHIP BOARD MEETING, NOVEMBER 27, 2017
Motion by Kerr, seconded by Roberts, motion carried, to grant Step 3 final approval to The
Marshes Site Condominium Project contingent upon the recording of a public easement complying with
Ordinance 292, making the property owners and/or Homeowners Association responsible for the
installation, repairs, maintenance of the trailway, pathways, and sidewalks and elimination of the
Township Restoration Obligation.
Approve 2018 Compensation Schedule
Clerk Kerr presented the proposed 2018 Compensation Schedule indicating a 2.1% increase in
compensation matching the Consumer Price Index for the staff, with a few noted exceptions. Motion by
Boven, seconded by Loeks, motion carried, to adopt the 2018 Compensation Schedule as presented.
Approve Personnel Policy Manual
Superintendent VanderWiere presented the updated draft of the Personnel Policy Manual. The
major changes in manual included offering a half-day holiday to employees on Christmas Eve and New
Year’s Eve, offering holiday pay to part-time employees, and eliminating the rollover of vacation time into
sick time. Therefore, any accrued unused vacation hours at the end of the year will be paid out to the
employee.
Motion by Boven, seconded by Brown, motion carried, to adopt the personnel policy manual as
presented, effective December 1, 2017.
Approve 2018 Meeting Schedule
Motion by Loeks, seconded by Boven, motion carried, to adopt the 2018 Township Board Meeting
Schedule as amended with the May 28th (Memorial Day) date changed to TBD (to be determined).
2017 Poverty Guidelines Resolution
Clerk Kerr explained that the Board must adopt poverty guidelines for poverty exemptions. The
Board implements the federal guidelines.
Motion by Hinkle, seconded by Loeks, motion carried, to adopt the Resolution establishing the
Poverty Exemption Guidelines as presented. Roll Call Vote: Roberts – Yes, Loeks – Yes, Brown – Yes,
Hinkle – Yes, Kerr – Yes, Boven – Yes, Mazer – Absent.
Resolution Waiving Penalty Fees and Interest for Failure to File a Property Transfer Affidavit
Clerk Kerr explained that the Township has never imposed fees or penalties on individuals that
do not file the Property Transfer Affidavit within the 45-day timeframe. We have recently learned that the
Board must adopt a Resolution to forego the collection of these fees.
Motion by Loeks, seconded by Roberts, motion carried, to adopt the Resolution Waiving Penalty
Fees and Interest for Failure to File a Property Transfer Affidavit within 45 days. Roll Call Vote: Roberts –
Yes, Loeks – Yes, Brown – Yes, Hinkle – Yes, Kerr – Yes, Boven – Yes, Mazer – Absent.
Purchase of Tablets for Planning Commission
Motion by Boven, seconded by Brown, motion carried, to approve the purchase of iPads and
cases for the Planning Commission to access their packets electronically, therefore eliminating the need
to provide paper packets.
Trustee Loeks recommended that the township consider the purchase of iPad pencils for the
Commissioners to mark up plans during their review.
Comcast Quote for Utilities Relocation at 6th Street Park
Superintendent VanderWiere reported that Comcast has provided a quote to move their utilities
from the existing poles at the 6th Street Park Site to the new poles. The anticipated cost is $6,133.50.
Motion by Boven, seconded by Hinkle, motion carried, to approve the quote of $6,133.50 to
relocate the Comcast utilities to the newly installed utility poles.
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STAFF MEMO

Meeting Date: January 25, 2022

______________________________________________________________________________
Date:

January 17, 2022

To:

Planning Commission

From:

Julie Johnston, AICP
Interim Planner/Zoning Administrator

Regarding:
Corners Business District – Draft Amendments – Review Continued
_________________________________________________________________________________________
The Planning Commission review of the draft Ordinance will pick up at Subsection E.viii: Signs, which is on
page 8 of the document. Staff did not have time to make the changes requested at the January 11th
meeting. These changes, and the updates requested at the January 25th meeting, will be completed for
the February 8th workshop.
Thank You.

Attachments:

Draft Corners Business District amendments

Corners Business District - Draft Amendments 01-11-2022
A. INTENT
The CBD Corners Business District is a zoning classification specifically designed to support the
development of the Texas Corners area as a viable and distinct business district. It uses the Texas
Corners subarea plan as the foundation for the district and incorporates design standards criteria
based upon "corridor enhancement guidelines" developed by the Township's consultant to support
this future vision. This criterion These standards further differentiates the CBD from other commercial
development areas within the Township. The intent is to support a unique mix of office, retail and
service uses directed at supporting the personal needs of area residents, while achieving regional
interest based upon shopping, entertainment, and restaurant experiences. Toward this end, uses will
be in close proximity to one another, or attached, enhancing pedestrian movement and appearance.
Buildings are intended to be at a human scale with the size and location of parking facilities blended
with landscape improvements and open space.
B. PERMITTED USES
The following permitted uses are to be conducted within an enclosed building with no outdoor
storage.
i.

Administrative and professional offices

ii. Medical and physical rehabilitation offices, including clinics
iii. Banks, credit unions, savings and loan associations, and similar uses
iv. Art shops, Photographic studios and interior decorating studios
v. Publicly owned buildings, exchanges, and public utility offices, and public facilities including park
and recreation areas
vi. Personal service establishments
vii. Childcare centers or day care centers
viii. Restaurants, excluding any use of a drive-in or drive-through nature
ix. Retail sales
x. Mixed-use commercial Shopping centers or plazas supporting two or more permitted uses, with
any special exception uses subject to that approval process
xi. Movie theater, Video, audio, or electronics stores, including minor repair or similar uses
xii. Municipal offices or public facilities including park and recreation areas, or those devoted to
communications and emergency services
xiii. Accessory uses or buildings
xiv. Signs
xv. Indoor recreational facilities, health clubs, fitness centers
xvi. Craft shops and art and design studios
xvii. Studios for musical, dance, or artistic instruction
xviii. Movie theaters, stage theaters, and other places for performing arts
1

xix. Interior design studios
xx. Private service clubs, fraternal organizations, and lodges
C. SPECIAL EXCEPTION USE
The following are special exception uses in the CBD Corners Business District. Such uses shall not be
subject to the specific conditions listed for special exception uses under Article 36-4: Use Standards,
but the unless exempted by the Planning Commission may utilize such standards in after consideration
of conflicts with the design standards required herein; adverse impacts to adjacent properties or the
district; compatibility with the natural environment and capacities of public services and facilities;
and, consistency with the general plan for physical development within the Corners whether
conditions should be imposed related to approval of the request.
i.

Package liquor, beer, and wines sales, unless secondary and incidental to the primary grocery
business

ii. Places of worship, private schools or similar businesses related to religion or education
iii. Veterinary clinics or similar facilities for animal care, including pet shops
iv. Car washes, fuel stations with eight (8) or fewer pumps, and minor vehicle service and repair
garages, including associated mini-mart retail
v. Contractor's establishment, including roofing, plumbing, heating or electrical or suppliers to
such business including lumberyards, provided no outdoor storage is permitted
vi. Attached residential units, per the requirements herein which shall be attached units, either to a
permitted use within this district or to other residential units
a. Such units, when attached to a commercial use, shall be located on the second floor.
b. Where abutting existing single family detached dwellings, such units shall be in the form of
attached, townhouse style condominiums. In other locations, the density and compatibility
of style shall be consistent with adjoining land use.
c. Each residential unit shall provide for onsite private parking for at least two spaces per unit,
with such parking permitted on private access drives as part of the approved development
plan.
d. Design considerations shall include consistency with the standards for review of a PUD
under Section 36-4.52.5, including the use of perimeter open space where abutting
residential zoning districts.
vii. Bed and breakfast § 36-4.53 or similar lodging establishment that does not exceed six sleeping
rooms and in which no meals, other than a breakfast, are served
viii. Retail laundry and dry-cleaning establishments, not including processing facilities
ix. Limited and full residential care facilities
x. Permitted uses that include the outdoor display of goods
xi. Permitted uses that provide outdoor seating for serving patrons alcoholic beverages § 36-4.54
xii. Permitted uses that include drive-through facilities
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xiii. Single business nonresidential building with a maximum floor area (per floor) footprint of
greater than 15,000 10,000 square feet and maximum building or storefront width greater than
120 60 feet.
xiv. Mixed use development
xv. Banquet halls/event centers
xvi. Vehicle service
xvii. Brewpub where the brewing operation is no more than 30 percent of the building square
footage
xviii.
Craft food and beverage production facility, with no more than 5,000 square feet of
gross floor area for production
xix. Funeral homes
xx. CBD mixed use site condominium developments
D. Lot, Yard, and Area DIMENSIONAL REQUIREMENTS
i.

Lot size. The lot or site shall be of sufficient size to meet required parking standards for such use
under Section 36-5.7: Parking Requirements.

ii.

Lot frontage. Lots shall be required to have enough frontage on a public or private road or an
access connector to ensure vehicular access. Frontage may be waived by the Planning
Commission if a permanent easement is provided to gain access to a public or private road.

iii. Open space. The lot or site shall provide for 20 percent open space consistent with the open space

requirements under Section 6.1 (Site Plan Review). See subsection E.: Design Standards herein
for additional open space requirements.

iv. Height. The maximum building height shall be 35 feet, with exceptions for towers, cupolas, or

steeples up to a maximum 50 feet in height. Within 100 feet of property zoned or used singlefamily, height shall be restricted to 24 feet.

v.

Building size. The maximum footprint floor area for a single business nonresidential building shall
be 15,000 10,000 square feet (per floor) and the storefront of an individual building or unit within
a multi-unit building shall have a maximum width of 120 60 feet. unless an application is made for
a special exception use to allow for floor area and storefront width greater than such
requirements for the specified and approved use. The Planning Commission may consider a
special exception use application for a larger footprint or wider storefront if the design of the
building is compatible with adjacent properties and the district and all other design standards can
be met.

vi. Setbacks and build-to lines.

a. On county primary roads the build-to line minimum front yard setback for both building and
parking areas shall be a minimum of five (5) feet from the preserved right-of-way if street
trees and a minimum 5-foot-wide sidewalk are included in the preserved right-of-way.
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Otherwise, the setback shall be a minimum of twenty-five (25) 10 feet from the actual rightof-way. The maximum building setback from the actual or preserved right-of-way line (county
primary roads) shall be 50 feet. This "build-to" line is intended to provide a more consistent
setback of buildings and to reduce eliminate parking areas within the front yard. The Planning
Commission may waive this requirement where, in its sole reasonable discretion, it
determines such a maximum setback the build-to line does not achieve this desire for
consistency.
b. On secondary and private roads, the front yard setback for both building and parking areas
shall be a minimum of five (5) feet from the actual right-of-way.
E. DESIGN Criteria and Review STANDARDS
The standards required in this subsection do not invalidate the regulations of Article 5.0: Site
Standards but may replace or enhance some ordinance requirements. If a conflict exists between this
subsection and Article 5.0, the Corners Business District requirements will prevail.
Prior to the formal submission of a site plan to the Planning Commission, a preliminary site plan shall
be submitted to a five-member design review committee made up of two members of the downtown
development authority, one member of the Township Board, one member of the Planning
Commission and one member of the general public residing in, or within one mile of, the CBD
boundary. Such members shall be appointed by the Township Supervisor and their role shall be to
assist the Planning Commission in conducting site plan review and shall be advisory in nature. The
criteria to be considered, in addition to the requirements for site plan review, are as follows:
i.

Layout and design. The layout and design shall conform to the corridor enhancement guidelines
manual, including curb and gutter, sidewalks and lighting standards. In addition, such layout shall
be meet access management requirements and be oriented to enhance pedestrian movement
and minimize conflict with vehicular circulation and parking areas. Sidewalks and/or bike paths
may be required where planned for or for connection to adjoining businesses.

ii. Visual appearance. For retail and personal service business, the visual appearance of the building
shall include glass for eye-level display and may include porches, awnings or canopies to provide
cover for pedestrians.
i.

Landscaping. Landscaping shall be provided between the roadway and the building and/or
between the roadway and any parking or service drive. Shade trees shall be planted at intervals
not greater than one tree for every 50 to 75 feet along any public street within the CBD or use
shrubbery or planting areas where visibility is of concern for pedestrians and motorists. The use
of berms or screen fencing (not to exceed 30 inches in height) shall be considered when large
expanses of parking or service drives front onto or parallel the public street. Landscape islands
within the parking lots are required for any lot or site in excess of 50 spaces at 200 square feet for
every ten spaces. A landscape plan shall be submitted with the preliminary plan for review by the
design committee.

ii. Exterior lighting. Exterior lighting shall adhere to the standards under Section 36-5.6 and be
coordinated with adjoining businesses and to enhance pedestrian movement and safety. Any
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freestanding poles shall be situated within a landscape island or be designed in a manner that
blends with the appearance of the development.
iii. Parking. Parking areas shall be located in a manner that minimizes the conflict with continuous
pedestrian movement throughout the CBD. In addition to the access management guidelines and
landscaping requirements above, emphasis is placed on reducing the size of individual parking
lots unless devoted to shared parking accessible to a number of businesses. Toward this intent,
multiuse sites shall not be required to meet parking standards for all uses when it can be shown
that days and hours of operation may not overlap between the proposed and existing uses on the
site. Where available public parking is within 500 feet of the subject site and connected by
sidewalk or bike path facilities, a site plan may be approved with a deficiency in required parking.
It is recommended that parking be located within rear or side yards to reduce conflict with
pedestrian movement to the establishment.
i.

Access.
a. Driveway access shall be from secondary or private roads, if available.
b. Driveways shall include concrete curbs at the intersection with a public or private road and
shall be a minimum of 26 feet in width for a distance of ?? and a radius of??. Once past this
distance, the driveway width may reduce to 24 feet.
c. Sites shall be designed to provide cross-access to neighboring lots. The Planning Commission
may waive this requirement if physical impediments prohibit connections.
d. Sidewalks shall be required from the parking lot to the building entrance and to any existing
sidewalks within the right-of-way or preserved right-of-way.
e. Sidewalks for nonresidential developments shall be five (5) feet in width. Residential
developments shall be four (4) feet in width.
f.

Internal sidewalks outside of the right-of-way or preserved right-of-way may be required to
connect adjacent properties if such connections improve the walkability of the district.
Internal sidewalks may be four (4) feet in width on nonresidential properties if not adjacent
to parking lot spaces.

g. If the Township’s Parks and Trails Plan indicates bike paths or other nonmotorized trails, they
shall be developed between eight (8) and 10 feet wide depending on the intended use.
ii. Open space.
a. Each development project shall provide 20 percent open space.
b. For nonresidential site condominiums, 50 percent of the required open space shall be
designed as a separate common element for the entirety of the project, with the remaining
50 percent included in each individual building site.
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c. Storm water detention ponds that are not intended to retain water may be counted as 50
percent of the required open space if designed in a natural or free-form shape and is part of
the overall landscape concept for the development.
iii. Landscape and streetscape elements.
a. Streetscape. Deciduous street trees shall be required along any public or private road at a rate
of one tree per every 50 linear feet. Trees shall be planted at this same interval to create a
consistent look down the roadway. For public roads, trees must be planted outside of the
actual road right-of-way, but within the preserved right-of-way. Preferred trees are Flowering
Pear and Norway Maple or other deciduous trees tolerant of the built environment. For
areas where visibility is a concern, the Planning Commission may allow low growing plants
and shrubs to replace the required tree. Existing deciduous trees along the road right-of-way
may be utilized to meet street tree requirements if approved by the Planning Commission.
b. One small deciduous tree and one shrub or ornamental grass shall be required for every 1,500
square feet of the required 20 percent open space and shall be planted internal to the site.
c. If retention or detention ponds are planned, the required open space landscaping shall be
used around the storm water feature. Additional decorative landscaping, such as grasses,
shrubs, and flowering plants is encouraged to enhance visual appearance of the pond.
d. A parking lot landscape feature must be provided at least every 180 linear feet of parking
spaces to reduce the impacts of extensive concrete or asphalt. Parking lot landscape features
shall be protected by the installation of a raised concrete or other materials with the same
durability and longevity of concrete if approved by the Planning Commission asphalt curb
or other suitable means. A minimum distance of three (3) feet shall be established between
any planted tree and the backside of the protection device.
e. Flowering plants are encouraged adjacent to building foundations, sidewalks, bike paths, and
street furniture to enhance the natural aesthetics of the lot. The use of planter boxes or pots
for flowers are also encouraged, where appropriate.
f.

Evergreen trees are prohibited, except as a natural screen between the Corners Business
District and adjacent residential uses as required by Section 36-5.3: Screening, Fencing, and
Landscaping.

g. Portions of the lot not dedicated to impervious surfaces must be landscaped with an
appropriate live plant material.
h. Trees and/or shrubs that produce berries or fruit, or that have thorns, or create maintenance
or safety concerns are prohibited.
i.

Street furniture such as benches, bike racks, and waste receptacles may be required by the
Planning Commission depending on the use, size of the lot, and location of the development.

iv. Storm water management.
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a. The use of underground systems is the preferred method may be utilized for storm water
management.
b. Shared storm water systems with recorded maintenance agreements are strongly
encouraged.
c. If the use of retention or detention ponds are planned, they shall have a natural or free-form
shape, rather than square or rectangular design and appearance, and shall be integrated into
the overall landscape plan, utilizing natural stone/rock where appropriate.
d. If site constraints require a more engineered shape, the design and appearance must be
approved by the Planning Commission.
e. Retention ponds, which are designed to have permanent water or do not drain with 72 hours,
must include some form of aeriation, such as fountains.
v. Parking.
a. Parking areas shall be prohibited in the front yard of properties located on County primary
roads. The Planning Commission may allow one row of parking within the front yard if site
constraints limit the ability to place parking in the side or rear yards.
b. Parking areas are preferred in the rear and side yards of properties on all other rights-of-ways,
including private roads and driveways.
c. Parking areas shall be designed to provide safe pedestrian movement to a sidewalk and shall
be located in a manner that minimizes any conflict with continuous pedestrian movement
throughout the district.
d. Reduction in parking spaces may be permitted per the regulations of Section 36-5.7: Parking
Requirements and Section 36-5.9: Access Management.
vi. Lighting.
a. Site lighting shall be designed to enhance the pedestrian experience, ensuring well-lit
sidewalks and pedestrian ways.
b. A common lighting theme shall be utilized. Freestanding light poles shall be coordinated with
adjacent businesses to provide consistency throughout the district if said lighting is of a
modern and streamlined appearance.
c. Light poles and wall fixtures that front a road shall be made of metal or a material that looks
like metal (iron, steel) and have a dark gray or black appearance.
d. Height of freestanding light poles shall be consistent with the scale of the building and the
size of the parking area but no taller than 15 feet. Light poles shall be placed within landscape
islands or be designed in a manner that blends with the appearance of the site.
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e. Wall mounted lighting for pedestrian ways shall not be placed higher than 14 feet above
adjacent grade.
f.

All lighting shall be LED and designed to be full cut-off and downward directed to protect night
skies and reduce light pollution. Architectural features such as a canopy or portico which
would stop illumination from projecting beyond the extent of the building meets this intent.

g. Backlighting of a canopy or awning is prohibited.
vii. Building design.
a. To develop harmonious character within the district, building design shall consider the
architectural style of adjacent structures. Individual expression is encouraged but within the
scope of compatibility within the district.
b. Building facades facing a public or private road shall be composed of at least 50 percent brick,
stone, or other decorative masonry material. The remainder of the front façade and all other
facades must be consistent in appearance. Synthetic exterior building materials are
prohibited unless recommended by the Design Review Committee and approved by the
Planning Commission.
c. Facades facing public or private roads shall have transparent areas that equal at least 50
percent of the façade.
d. Building façades shall be at least 80 percent earth tone colors. Other colors may be utilized to
distinguish the building or enhance the marketing of a specific use.
e. Long facades facing public or private rights-of-way with no architectural relief are prohibited.
Articulation of facades through window bays, alcoves, variations in building depth, vertical
building relief such as columns or pilasters, canopies, porticos, etc. shall be required at least
every 20 feet. This requirement may be modified if an alternative design approach is
recommended by the Design Review Committee and approved by the Planning Commission.
f.

Building entrances shall be designed to be a unique element of the façade, including porches,
awnings, canopies, or other architectural feature to provide cover for pedestrians.

g. Service entrances/loading and unloading areas shall occur in the side or rear yard and shall
be effectively screened from street view. Screening may be accomplished by the layout of
the building, or a six (6)-foot wall or opaque fence.
h. All dumpsters or other trash receptacle enclosures shall be incorporated into the building
design or shall be located in the side or rear yard and shall be completely screened from view
by a six (6)-foot decorative wall or opaque fence that coordinates with the building design.
viii. Signs.
a. Sign colors shall be consistent with the color scheme chosen for the building.
8

b. Signs located on an awning or canopy shall comply with the size standards for wall signs per
Section 36-5.8: Signs.
c. For internally illuminated signs, only the text and/or logo may be illuminated.
d. Mounting hardware for projecting signs shall be an integral part of the sign design to maintain
an attractive façade appearance.
ix. Traffic Control and Street/Drive Names
a. Any internal drives/driveways that are designed to provide vehicular access to a building
must be assigned a name that has been approved through the Kalamazoo County street
naming policies.
b. Addresses will be assigned by the Township utilizing these drives/driveway names.
c. Traffic control devices like stop signs, must be shown on the site plan and meet the Michigan
Department of Transportation design requirements.
x. Residential developments.
a. Mixed residential and commercial buildings are encouraged within the district.
b. When attached to a commercial use, residential units shall be located on the second floor or
above or shall be located to the rear of the commercial use.
c. Within 150 feet of single-family zoned property, attached units shall be of a townhome style
with no more than six units per building.
d. Beyond the 150 feet, attached units may be stacked and the number of units may increase to
12 units per building.
e. An open space buffer zone of 35 feet shall be required between any attached residential
developments and property zoned for single-family uses.
f.

One parking space shall be required for every studio, 1.5 spaces for every one bedroom, and
2.5 spaces for every two (2)-bedroom unit. Parking reductions for residential developments
are prohibited.

F. DESIGN REVIEW COMMITTEE

i.

Role. To promote safe, functional, and attractive development within the district by advocating
quality site and building design and ensuring compliance with the design standards outlined
herein so projects are built with sensitivity to the district and adjacent properties.

ii. Authority. The Design Review Committee is an advisory body to the Planning Commission on any

development that requires site plan review. They may note needed changes to a project based
on the regulations of this ordinance and may make recommendations based on the context and
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design of the development. Recommendations may be considered by the applicant and will be
presented to the Planning Commission. For uses permitted by right, recommendations are not a
requirement of project approval. For special exception uses, the Planning Commission is
authorized to impose reasonable conditions in connection with any approval and may require the
project incorporate the Design Review Committee recommendations.

iii. Membership.
a. The Design Review Committee shall be a five-member body consisting of a design professional
that has familiarity with the district; a member of the Planning Commission; a member of the
Township Board; a member of the Downtown Development Authority; and a member of the
general public.
b. Members shall have some professional expertise in the planning, design, or construction
professions such as architecture, engineering, environmental design, urban design, planning,
or building.

iv. Recommendations. Any recommendations related to design not required by this ordinance must

be approved through a majority vote of the Design Review Committee members in attendance at
the review meeting. The recommendations approved by majority vote shall be provided to the
Planning Commission at the time of site plan review for consideration.

G. APPLICATION PROCESS

i.

Applications shall be made in compliance with Section 36-6.1: Site Plan Review, and shall include
the following additional information:
a. Elevation drawings that include the type of exterior wall materials and roof materials, and the
names of the exterior wall and roof colors. Percentages of wall materials, wall colors, and
transparency of the first floor shall also be provided
b. A separate color board with the exterior wall and roof colors.
c. Detail of the proposed sign, including colors to be used.
d. Information on how the site meets the standards for a parking reduction, if requested.

ii. After submittal of an application, the Zoning Administrator will convene the Design Review
Committee within 10 days.

iii. The Design Review Committee will provide input to the applicant related to changes needed
based on the regulations of this ordinance, as well as recommendations that may improve the
site or provide more compatibility between properties.

iv. Within three (3) days of the meeting, the Zoning Administrator will provide, in writing, the Design
Review Committee comments, noting those that must be accomplished before Planning
Commission consideration and those that are recommendations for the applicant to consider.
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v. Depending on the outcome of the Design Review Committee meeting, the applicant may be
required to resubmit an updated site plan for Planning Commission consideration within seven
(7) days of receiving written comments.

vi. The Planning Commission will only review an application after the Design Review Committee has
met.

H. EXEMPTIONS. The following projects on existing sites do not require Design Review Committee input:
i.

Cumulative expansion of building square footage of 500 square feet or 10 percent of the structure,
whichever is less, as long as all approved exterior wall materials and colors are utilized.

ii. Changes to improve barrier-free design or compliance with the Americans with Disabilities Act.
iii. Paving or restriping an existing parking lot, or an expansion to an existing parking lot of no more
than eight (8) spaces.
iv. The construction of retaining walls, fences, screen walls, waste receptables, sidewalks, antennas,
lights, and mechanical equipment on an existing site that meets all Township ordinances.
v. Accessory structures 200 square feet or less if exterior wall materials and colors are consistent
with the approved materials of the primary building.
vi. Temporary site plan amendments permitted under Section 36-6.1.1.C.
vii. A change in use in an existing building that does not require an increase in parking.
I.

WAIVERS. Any requested waiver from the design standards noted herein shall require a
recommendation from the Design Review Committee and approval from the Planning Commission.
The Planning Commission must find that:

i.

The waiver advances specific policies and provisions of the Corners Business District Subarea Plan
or Master Plan.

ii. The waiver permits greater compatibility with adjacent properties or promotes a more functional
or attractive building and/or site.

iii. The waiver allows a natural feature that would enhance the site to be preserved.
iv. The structure has received national, state, or local historic designation.
v. The project is a remodel of an existing building constructed before the adoption of this ordinance
making some design standards impossible to implement.
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2.2 DEFINITIONS
Brewpub means a restaurant establishment licensed by the Michigan Liquor Control Commission as a
brewpub that manufactures and sells beer for consumption on the premises or for take-out.
Craft food and beverage production facility means an establishment engaged in the onsite, small-scale
production of food and beverages with limited to no external effects on adjacent properties, generally
involving an onsite retail sales component. Typical examples include bakeries, microbreweries, wineries,
or other cottage food operations.
Craft shop means any establishment that produces onsite articles for sale of artistic quality or effect or
handmade workmanship. Examples include candle making, glass blowing, weaving, pottery making,
woodworking, sculpting, painting, and other associated activities.
Footprint means the horizontal area of a building or structure as seen in plan view, measured at grade
from the outside of all exterior walls and supporting columns.
Personal services establishment means an establishment or place of business primarily engaged in the
nonmedical provision of frequent and/or recurrent services of a personal nature. Related services include
barber shops, beauty salons, spas, tanning salons, massage facilities, chiropractic clinics, and other similar
establishments. These uses may also include accessory retail sales of products related to the services
provided.
Club, private service means an organization that requires membership for participation and whose
intent is to provide meaningful societal assistance or support, with operations often controlled by the
membership, and whose facilities and activities are only open to members and their guests.
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