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 MEETING MINUTES 

GRAND HAVEN CHARTER TOWNSHIP 

PLANNING COMMISSION 

APRIL 15, 2024 

 

I. CALL TO ORDER   

Wilson called the meeting of the Grand Haven Charter Township Planning Commission to 

order at 6:04pm. 

 

II. ROLL CALL 

Members present: Cousins, Frifeldt, Hesselsweet, Lemkuil, Mesler, Reenders, Taylor, Wagenmaker, 

and Wilson  

Members absent: None 

Also present:  Community Development Director Thibault and Associate Planner 

Chaphalkar 

 

Without objection, Wilson instructed Chaphalkar to record the minutes. 

 

III. PLEDGE TO THE FLAG 

 

IV. APPROVAL OF MINUTES 

Without objection, the minutes of the March 18, 2024 meeting were approved. 

 

V. CORRESPONDENCE 

Voss – 16575 Lake Michigan Drive 

• Questions regarding the Bader accessory building application, specifically addressing 

potential light pollution.  

 

VI. PUBLIC COMMENTS – NONE 

 

VII. PUBLIC HEARING 

A. Special Land Use – Accessory Building in the Front Yard – Egedy-Bader 

Wilson opened the public hearing at 6:06p.m. 

Thibault provided information through a memo dated April 11th. 

The applicant - Dave Netti, owner of Dave Netti Artisan LLC, was present to provide the 

following information: 

• Explained the purpose of the building, to serve as a garage, art studio, and plant 

propagation space. 

• Described the proposed building materials and elements to reflect those used for the 

existing agricultural barn building.  

• Provided examples of visibility from front yard on Lake Michigan Drive and access 

from 168th Avenue.  

• Justified front yard location due to existing structures, existing access to site, and 

topography of the property.  
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There being no further comments, Wilson closed the public hearing at 6:19p.m. 

 

B. Special Land Use – Mineral (Sand) Mining – Thirty-One Properties, LLC (Parcel A) 

Reenders recused himself due to ownership of property within the public notice radius.  

Wilson opened the public hearing at 6:20p.m. 

Chaphalkar provided information through a memo dated April 11th. 

The applicant’s representatives, Jeff Van Laar – Engineering Department Manager at Exxel 

Engineering, and Mike Berg of Dykema Excavators, were present and provided the following 

information: 

• Proposed sand mining will provide fill for construction projects in the area and 

provide options to develop the property in the future.  

• Explained rationale for requested curb delay; allowing the required road curbing to be 

delayed pending the conclusion of the mining operation due to the impact of the 

equipment on the road. 

• Provided location and material for proposed fence and gate. 

• Clarified no wells would be created for access to water. Other than the catchment 

basins, no additional ponds are proposed as part of the mining operation.  

Wilson opened the floor to public comment: 

Marci DeVries – 11944 US-31 

• Shared concerns regarding the impact of the mining operation on adjacent properties.  

o Sand or other debris may be blown onto other properties.  

o Impact of the noise from the mining equipment.  

o Questioned the phasing and completion of the project 

Sally McAlpin – 12101 160th Ave.  

• Inquired about the use of water on site. Shared concerns regarding impact on 

groundwater. 

There being no further comments, the public hearing was closed at 6:36p.m. 

 

C.  Special Land Use – Mineral (Sand) Mining – Thirty-One Properties, LLC (Parcel B) 

Wilson opened the public hearing at 6:36p.m. 

Chaphalkar provided information through a memo dated April 11th. 

The applicant’s representatives, Jeff Van Laar – Engineering Department Manager at Exxel 

Engineering, and Mike Berg of Dykema Excavators, were present. Information for Parcel B 

had been addressed during the previous public hearing, no additional information was 

provided.  

There being no further comments, the public hearing was closed at 6:38p.m. 

 



3  

 

VIII. OLD BUSINESS 

A. Special Land Use – Accessory Building in the Front Yard – Egedy-Bader 

Reenders rejoined the meeting.  

The Planning Commission noted the following points of discussion: 

• Supported proposed location in the front yard due to lot layout and proximity to 

existing driveway. 

• The proposed building elevations were supported, no revisions were deemed 

necessary. 

 

Motion by Taylor, seconded by Cousins, to conditionally approve the Special 

Land Use application to allow an 857 square foot accessory building to be 

located in the front yard of 11250 168th Ave. This approval is based on the 

application meeting the standards set forth by the Grand Haven Charter 

Township Zoning Ordinance. This motion is subject to, and incorporates, the 

following conditions and report: 

1. Accessory building shall maintain the setbacks as shown on the 

submitted site plan dated 02.22.2024. 

2. Tree removal shall be the least amount necessary based on the 

applicant’s desire to preserve natural features. 

3. Shall apply for ag exempt affidavits on the existing accessory structures 

used for agricultural purposes or shall remove a structure to not exceed 

the maximum allowable area. Staff will verify compliance prior to the 

building permit issuance. 

 

Which motion passed unanimously.  

 
SPECIAL LAND USE – ACCESSORY BUILDING IN FRONT YARD – EGEDY-BADER 

1. This approval is based on the affirmative findings that each of the following standards of Section 12.04 have been 
fulfilled: 

A. The proposed use is consistent with and promotes the intent and purpose of this Ordinance. 

B. The proposed use is of such location, size, density, and character as to be compatible with adjacent uses of land and 
the orderly development of the district in which situated and of adjacent districts. 

C. The proposed use does not have a substantially detrimental effect upon, nor substantially impair the value of, 
neighborhood property. 

D. The proposed use is reasonably compatible with the natural environment of the subject premises and adjacent 
premises. 

E. The proposed use does not unduly interfere with provision of adequate light or air, nor overcrowd land or cause a 
severe concentration of population. 

F. The proposed use does not interfere or unduly burden water supply facilities, sewage collection and disposal 
systems, park and recreational facilities, and other public services. 

G. The proposed use is such that traffic and assembly of people relating to the use will not be hazardous, or 
inconvenient to the neighborhood, nor unduly conflict with normal traffic of the neighborhood. 
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H. The proposed use is consistent with the health, safety, and welfare of the Township.  

I. The proposed use is such that traffic to, from, and on the premises and the assembly of persons relation to such use 
will not be hazardous, or inconvenient to the neighborhood, nor unduly conflict with the normal traffic of the 
neighborhood, considering, among other things: safe and convenient routes for pedestrian traffic, particularly of 
children, the relationship of the proposed use to main thoroughfares and to streets and intersections, and the general 
character and intensity of the existing and potential development of the neighborhood. 

2. The application meets the site plan review standards of Section 18.07.G of the Zoning Ordinance. Specifically, the 
Planning Commission finds as follows: 

A. The uses proposed will not adversely affect the public health, safety, or welfare. Uses and structures located on the 
site take into account topography, size of the property, the uses on adjoining property and the relationship and size 
of buildings to the site. The site will be developed so as not to impede the normal and orderly development or 
improvement of surrounding property for uses permitted in this ordinance. 

B. Safe, convenient, uncontested, and well defined vehicular and pedestrian circulation is provided for ingress/egress 
points and within the site. Drives, streets and other circulation routes are designed to promote safe and efficient 
traffic operations within the site and at ingress/egress points. 

C. The arrangement of public or private vehicular and pedestrian connections to existing or planned streets in the area 
are planned to provide a safe and efficient circulation system for traffic within the Township. 

D. Removal or alterations of significant natural features are restricted to those areas which are reasonably necessary to 
develop the site in accordance with the requirements of this Ordinance. The Planning Commission has required that 
landscaping, buffers, and/or greenbelts be preserved and/or provided to ensure that proposed uses will be 
adequately buffered from one another and from surrounding public and private property. 

E. Areas of natural drainage such as swales, wetlands, ponds, or swamps are protected and preserved insofar as 
practical in their natural state to provide areas for natural habitat, preserve drainage patterns and maintain the 
natural characteristics of the land. 

F. The site plan provides reasonable visual and sound privacy for all dwelling units located therein and adjacent thereto. 
Fences, walls, barriers, and/or landscaping shall be used, as appropriate, to accomplish these purposes. 

G. All buildings and groups of buildings are arranged so as to permit necessary emergency vehicle access as requested 
by the Fire/Rescue Department. 

H. All streets and driveways are developed in accordance with the Township Subdivision Control Ordinance, the Ottawa 
County Road Commission and/or Michigan Department of Transportation specifications, as appropriate, unless 
developed as a private road in accordance with the requirements for private roads in the codified ordinances of the 
Township.  

I. Sidewalks or pathways shall be deemed to be required along all public and private roadways unless the applicant 
provides compelling evidence, in the opinion of the Planning Commission, that they are not necessary for pedestrian 
access or safety.  

J. Appropriate measures have been taken to ensure that removal of surface waters will not adversely affect neighboring 
properties or the public storm drainage system. Provisions have been made to accommodate storm water, prevent 
erosion and the formation of dust. 

K. Exterior lighting is arranged so that it is deflected away from adjacent properties and so it does not interfere with the 
vision of motorists along adjacent streets. Lighting is minimized to reduce light pollution and preserve the rural 
character of the Township. 

L. All loading and unloading areas and outside storage areas, including areas for the storage of trash, which face or are 
visible from residential districts or public streets, are screened. 

M. Entrances and exits are provided at appropriate locations so as to maximize the convenience and safety for persons 
entering or leaving the site. 

N. The site plans conform to all applicable requirements of County, State, Federal, and Township statutes and 
ordinances. 
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O. As appropriate, fencing has been required by the Planning Commission around the boundaries of the development to 
minimize or prevent trespassing or other adverse effects on adjacent lands. 

P. The general purposes and spirit of this Ordinance and the Master Plan of the Township are maintained. 
 

3. This approval is based on the affirmative findings that the standards of Section 12.07 have been fulfilled. 
 
 

 

B. Special Land Use – Mineral (Sand) Mining – Thirty-One Properties, LLC (Parcel A) 

Reenders recused himself due to ownership of property within the public notice radius.  

The Planning Commission noted the following points of discussion: 

• Questioned the duration and frequency of use of the property 

• Inquired about expected traffic volume accessing the site.  

• Requested clarification on the total volume to be mined. 

• Restated concerns over screening and impact to neighboring properties 

• Supportive of the interpretation allowing curbs to be delayed until the rehabilitation phase 

of the project 

• Supported the proposed gate access, but required any chain link fencing be vinyl coated.  

• Discussed proximity of mining operations and US-31 access to nearby properties.  

• Directed the applicant to provide proposed landscaping along the northern edge of the 

property at the time of the mining operation to mitigate impact onto adjacent properties. 

The applicant clarified items and provided supplemental information in following: 

• Provided supplemental information regarding the type of fencing proposed, and type of 

vehicles accessing the property 

• Stated the duration of the project would be as market demands, with an estimation of 2-3 

years 

• Restated there would be no dewatering needed or well 

• Clarified the MDOT permit approval and stated there was no deceleration lane required 

• Daily truck traffic would be estimated at 50 trucks per day. 

• Indicated willingness to plant screening to the north of the drainage catchment as 

directed by the Planning Commission 

 

Motion by Wagenmaker, seconded by Cousins, to conditionally approve the Special Land Use 

to allow mineral (sand) mining on the property located on an 8.8 acre parcel on US-31, Parcel 

#70-07-22-200-028, based on it meeting the requirements of the Zoning Ordinance. This motion 

is subject to, and incorporates, the report provided below. Approval is conditioned upon the 

following: 
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1. Upon completion of the mineral mining operation, the interior road will be modified to 

comply with the applicable private road or driveway standards, including compliance with 

the minimum road width, curbing, and paved cul-de-sac standards.  

a. If the driveway onto US-31 is maintained to access more than one parcel it shall 

meet the standards for a private road and a revised MDOT permit that includes the 

use as a road shall be provided to the Township prior to any new use.  

2. Shall provide access code information to the gate for the Fire/Rescue Department, which 

will also verify compliance for the proposed gravel cul-de-sac. 

3. Shall provide access fence material information to staff for administrative approval. 

4. The proposed landmark replacement trees along the northern boundary shall be planted 

concurrently with the mining operation on this parcel.  

Which motion passed unanimously.  

SPECIAL LAND USE – MINERAL SAND MINING – PACEL A – THIRTY-ONE PROPERTIES 

1. The application meets the site plan review standards of Section 18.07.G of the Zoning Ordinance. Specifically, the Planning 
Commission finds as follows: 

A. The uses proposed will not adversely affect the public health, safety, or welfare. Uses and structures located on the site 
shall take into account topography, size of the property, the uses on adjoining property and the relationship and size of 
buildings to the site. The site shall be developed so as not to impede the normal and orderly development or 
improvement of surrounding property for uses permitted in this Ordinance.  

B. Safe, convenient, uncontested, and well-defined vehicular and pedestrian circulation shall be provided for 
ingress/egress points and within the site. Drives, streets, and other circulation routes shall be designed to promote safe 
and efficient traffic operations within the site and at ingress/egress points.  

C. The arrangement of public or private vehicular and pedestrian connections to existing or planned street in the area shall 
be planned to provide a safe and efficient circulation system for traffic within the Township.  

D. Removal or alteration of significant natural features shall be restricted to those areas which are reasonably necessary 
to develop the site in accordance with the requirements of this Ordinance. The Planning Commission may require that 
landscaping, buffers, and/or greenbelts be preserved and/or provided to ensure that proposed uses will be adequately 
buffered from one another and from surrounding public and private property.  

E. Areas of natural drainage such as swales, wetlands, ponds, or swamps shall be protected and preserved insofar as 
practical in their natural state to provide areas for natural habitat, preserve drainage patterns and maintain the natural 
characteristics of the land.  

F. The site plan shall provide reasonable visual and sound privacy for all dwelling units located therein and adjacent 
thereto. Fences, walls, barriers, and landscaping shall be used, as appropriate, to accomplish these purposes.  

G. All buildings and groups of buildings shall be arranged so as to permit necessary emergency vehicle access as 
required by the Fire/Rescue Department.  

H. All streets and driveways shall be developed in accordance with the Township Subdivision Control Ordinance, the 
Ottawa County Road Commission, and/or Michigan Department of Transportation specifications, as appropriate, unless 
developed as a private road in accordance with the requirements for private roads in this Ordinance or any other 
Township Ordinance. Except that the Planning Commission may impose more stringent requirements than those for the 
Road Commission or Department of Transportation with respect to driveway location and spacing.  

I. Sidewalks or pathways shall be deemed to be required along all public and private roadways unless the applicant 
provides compelling evidence, in the opinion of the Planning Commission, that they are not necessary for pedestrian 
access or safety. Sidewalks shall terminate in an appropriate fashion consistent with the needs and safety of 
pedestrians. No sidewalk shall terminate into landscaping.  

J. Appropriate measures shall be taken to ensure that removal of surface water will not adversely affect neighboring 
properties of the public storm drainage system. Provisions shall be made to accommodate storm water, prevent erosion 



7  

and the formation of dust. The use of detention/retention ponds may be required. Surface water on all paved areas 
shall be collected at intervals so that it will not obstruct the flow of vehicular or pedestrian traffic or create puddles in 
paved areas. Catch basins may be required to contain oil filters or traps to prevent contaminants from being discharged 
to the natural drainage system.  

K. Exterior lighting shall be arranged so that it is deflected away from adjacent properties and so that it does not interfere 
with the vision of motorists along adjacent streets. Lighting of buildings or structures shall be minimized to reduce light 
pollution and preserve the rural character of the Township.  

L. All loading and unloading areas and outside storage areas, including areas for the storage of trash, which face or are 
visible from residential districts of public streets, shall be screened by a vertical screen consisting of structural or plant 
materials no less than six (6) feet in height.  

M. Entrances and exits shall be provided at appropriate locations so as to maximize the convenience and safety for 
persons entering or leaving the site. The number of entrances to and exits must comply with this Ordinance and the 
requirements of the Ottawa County Road Commission and/or the Michigan Department of Transportation.  

N. Site plans shall conform to all applicable requirements of County, State, Federal, and Township statutes and 
ordinances. Approval may be conditioned on the applicant receiving necessary county, state, Federal, and Township 
permits before final site plan approval or an occupancy permit is granted.  

O. Appropriate fencing may be required by the Planning Commission around the boundaries of the development if deemed 
necessary to minimize or prevent trespassing or other adverse effects on adjacent lands.  

P. The general purposes and spirit of this Ordinance and the Master Plan of the Township shall be maintained. This 
approval is based on the affirmative findings that the standards of Section 12.18 have been fulfilled. 

2. This application meets the special land use criteria of Section 12.04 of the Zoning Ordinance. Specifically, the 
Planning Commission finds as follows: 

A. The proposed use shall be consistent with, and promote the intent and purpose of this Ordinance. 

B. The proposed use shall be of such location, size, density, and character as to be compatible with adjacent 
uses of land and the orderly development of the zoning district in which it is located, as well as any adjacent 
zoning districts. 

C. The proposed use shall not have a substantially detrimental effect upon, nor substantially impair the value of, 
neighboring property. 

D. The proposed use shall be reasonably compatible with the natural environment of the subject premises and 
surrounding area. 

E. The proposed use shall not unduly interfere with provision of adequate light or air, nor overcrowd land or 
cause a severe concentration of population. 

F. The proposed use shall not interfere, with or unduly burden, the water supply facilities, sewage collection and 
disposal systems, park and recreational facilities, and other public services, nor shall the Township bear 
unreasonable costs to improve infrastructure to serve the proposed use. 

G. Traffic and assembly of people relating to the use will not be hazardous, or inconvenient to the 
neighborhood, nor unduly conflict with the normal traffic of the neighborhood. 

H. The proposed use shall be consistent with the health, safety, and welfare of the Township. 

I. The proposed use shall be such that traffic to, from, and on the premises and the assembly of persons 
relating to such use will not be hazardous, or inconvenient to the neighborhood, nor unduly conflict with the 
normal traffic of the neighborhood, considering, among other things: safe and convenient routes for 
pedestrian traffic, particularly of children, the relationship of the proposed use to main thoroughfares and to 
streets and intersections, and, the general character and intensity of the existing and potential development 
of the neighborhood. 

J. The Planning Commission may, when considering an application for a Special Land Use, which includes an existing 
building, agree to grant a departure from access management requirements in this Ordinance if the Planning 
Commission finds the standards in this section can be met even if the departure is granted. 
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3. The Planning Commission also finds the Project complies with the Overlay Zone findings and statement of purpose found in 
Section 8.01 of the Zoning Ordinance. Specifically, the Planning Commission finds as follows: 

A. The proposed use shall be designed to achieve an attractive built and natural environment. 

B. The proposed use complies with architectural and site design standards that are more demanding than required 
elsewhere in the Township in order to promote harmonious development and complement the natural characteristics in 
the western sections of the Township. 

C. The proposed use shall promote public safety and efficient flow of vehicular traffic by minimizing conflicts from turning 
movements resulting from the proliferation of unnecessary curb cuts and driveways. 

D. The proposed use shall ensure safe access by emergency vehicles. 

E. The proposed use encourages efficient flow of traffic by minimizing the disruption and conflicts between through traffic 
and turning movements. 

F. The proposed use shall preserve the capacity along US-31 and other roads in the Overlay Zone by limiting and 
controlling the number and location of driveways, and requiring alternate means of access through shared driveways, 
service drives, and access via cross streets. 

G. The proposed use reduces the number and severity of crashes by improving traffic operations and safety. 

H. The proposed use provides coordinated access among adjacent lands. 

I. The proposed use provides landowners with reasonable access, although the access may be restricted to a shared 
driveway, service drive, or via a side street, or the number and location of access points may not be the arrangement 
most desired by the landowner or applicant. 

J. The proposed use shall provide demonstration that prior to approval of any land divisions, the resultant parcels are 
accessible through compliance with the access standards herein. 

K. The proposed use shall preserve Landmark Trees (see Section 8.10.C for definition), view sheds, and other natural 
features along the corridor. 

L. The proposed use shall ensure that distractions to motorists are minimized by avoiding blight and clutter while providing 
property owners and businesses with appropriate design flexibility and visibility. 

M. The proposed use implements the goals expressed in the US-31/M-45 Corridor Study. 

N. The proposed use establishes uniform standards to ensure fair and equal application. 

O. The proposed use shall address situations where existing development within the Overlay Zone does not conform to 
the standards of this chapter. 

P. The proposed use promotes a more coordinated development. 

 
4. This approval is based on the affirmative findings that the standards of Section 12.31 have been fulfilled. 

 

C. Special Land Use – Mineral (Sand) Mining – Thirty-One Properties, LLC (Parcel B) 

The Planning Commission did not have additional points of discussion for this item. 

Motion by Lemkuil, seconded by Taylor, to conditionally approve the Special Land Use to 

allow mineral (sand) mining on property consisting of six parcels comprising 35.79 acres 

located at Buchanan Street, Parcels #70-07-22-200-022, 70-07-22-200-023, 70-07-22-200-

024, 70-07-22-200-025, 70-07-22-200-026, and 70-07-22-200-027, based on the use meeting 

the requirements of the Zoning Ordinance. This motion is subject to, and incorporates, the 

report provided below. Approval is conditioned upon the following: 
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1. Upon completion of the mineral mining operation, the interior road will be modified to 

comply with applicable private road standards, including compliance with the minimum 

road width, curbing, and paved cul-de-sac standards.  

a. The Fire/Rescue department shall review the temporary proposed gravel cul-de-

sac for compliance.  

b. If the driveway onto US-31 is maintained to access more than one parcel it shall 

meet the standards for a private road and a revised MDOT permit shall be 

provided to the Township prior to any new use.  

Which motion passed unanimously.  

 

SPECIAL LAND USE – MINERAL SAND MINING – PACEL B – THIRTY-ONE PROPERTIES 

1. The application meets the site plan review standards of Section 18.07.G of the Zoning Ordinance. Specifically, the Planning 
Commission finds as follows: 

A. The uses proposed will not adversely affect the public health, safety, or welfare. Uses and structures located on the site 
shall take into account topography, size of the property, the uses on adjoining property and the relationship and size of 
buildings to the site. The site shall be developed so as not to impede the normal and orderly development or 
improvement of surrounding property for uses permitted in this Ordinance.  

B. Safe, convenient, uncontested, and well-defined vehicular and pedestrian circulation shall be provided for 
ingress/egress points and within the site. Drives, streets, and other circulation routes shall be designed to promote safe 
and efficient traffic operations within the site and at ingress/egress points.  

C. The arrangement of public or private vehicular and pedestrian connections to existing or planned street in the area shall 
be planned to provide a safe and efficient circulation system for traffic within the Township.  

D. Removal or alteration of significant natural features shall be restricted to those areas which are reasonably necessary 
to develop the site in accordance with the requirements of this Ordinance. The Planning Commission may require that 
landscaping, buffers, and/or greenbelts be preserved and/or provided to ensure that proposed uses will be adequately 
buffered from one another and from surrounding public and private property.  

E. Areas of natural drainage such as swales, wetlands, ponds, or swamps shall be protected and preserved insofar as 
practical in their natural state to provide areas for natural habitat, preserve drainage patterns and maintain the natural 
characteristics of the land.  

F. The site plan shall provide reasonable visual and sound privacy for all dwelling units located therein and adjacent 
thereto. Fences, walls, barriers, and landscaping shall be used, as appropriate, to accomplish these purposes.  

G. All buildings and groups of buildings shall be arranged so as to permit necessary emergency vehicle access as 
required by the Fire/Rescue Department.  

H. All streets and driveways shall be developed in accordance with the Township Subdivision Control Ordinance, the 
Ottawa County Road Commission, and/or Michigan Department of Transportation specifications, as appropriate, unless 
developed as a private road in accordance with the requirements for private roads in this Ordinance or any other 
Township Ordinance. Except that the Planning Commission may impose more stringent requirements than those for the 
Road Commission or Department of Transportation with respect to driveway location and spacing.  

I. Sidewalks or pathways shall be deemed to be required along all public and private roadways unless the applicant 
provides compelling evidence, in the opinion of the Planning Commission, that they are not necessary for pedestrian 
access or safety. Sidewalks shall terminate in an appropriate fashion consistent with the needs and safety of 
pedestrians. No sidewalk shall terminate into landscaping.  

J. Appropriate measures shall be taken to ensure that removal of surface water will not adversely affect neighboring 
properties of the public storm drainage system. Provisions shall be made to accommodate storm water, prevent erosion 
and the formation of dust. The use of detention/retention ponds may be required. Surface water on all paved areas 
shall be collected at intervals so that it will not obstruct the flow of vehicular or pedestrian traffic or create puddles in 
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paved areas. Catch basins may be required to contain oil filters or traps to prevent contaminants from being discharged 
to the natural drainage system.  

K. Exterior lighting shall be arranged so that it is deflected away from adjacent properties and so that it does not interfere 
with the vision of motorists along adjacent streets. Lighting of buildings or structures shall be minimized to reduce light 
pollution and preserve the rural character of the Township.  

L. All loading and unloading areas and outside storage areas, including areas for the storage of trash, which face or are 
visible from residential districts of public streets, shall be screened by a vertical screen consisting of structural or plant 
materials no less than six (6) feet in height.  

M. Entrances and exits shall be provided at appropriate locations so as to maximize the convenience and safety for 
persons entering or leaving the site. The number of entrances to and exits must comply with this Ordinance and the 
requirements of the Ottawa County Road Commission and/or the Michigan Department of Transportation.  

N. Site plans shall conform to all applicable requirements of County, State, Federal, and Township statutes and 
ordinances. Approval may be conditioned on the applicant receiving necessary county, state, Federal, and Township 
permits before final site plan approval or an occupancy permit is granted.  

O. Appropriate fencing may be required by the Planning Commission around the boundaries of the development if deemed 
necessary to minimize or prevent trespassing or other adverse effects on adjacent lands.  

P. The general purposes and spirit of this Ordinance and the Master Plan of the Township shall be maintained. This 
approval is based on the affirmative findings that the standards of Section 12.18 have been fulfilled. 

2. This application meets the special land use criteria of Section 12.04 of the Zoning Ordinance. Specifically, the 
Planning Commission finds as follows: 

A. The proposed use shall be consistent with, and promote the intent and purpose of this Ordinance. 

B. The proposed use shall be of such location, size, density, and character as to be compatible with adjacent 
uses of land and the orderly development of the zoning district in which it is located, as well as any adjacent 
zoning districts. 

C. The proposed use shall not have a substantially detrimental effect upon, nor substantially impair the value of, 
neighboring property. 

D. The proposed use shall be reasonably compatible with the natural environment of the subject premises and 
surrounding area. 

E. The proposed use shall not unduly interfere with provision of adequate light or air, nor overcrowd land or 
cause a severe concentration of population. 

F. The proposed use shall not interfere, with or unduly burden, the water supply facilities, sewage collection and 
disposal systems, park and recreational facilities, and other public services, nor shall the Township bear 
unreasonable costs to improve infrastructure to serve the proposed use. 

G. Traffic and assembly of people relating to the use will not be hazardous, or inconvenient to the 
neighborhood, nor unduly conflict with the normal traffic of the neighborhood. 

H. The proposed use shall be consistent with the health, safety, and welfare of the Township. 

I. The proposed use shall be such that traffic to, from, and on the premises and the assembly of persons 
relating to such use will not be hazardous, or inconvenient to the neighborhood, nor unduly conflict with the 
normal traffic of the neighborhood, considering, among other things: safe and convenient routes for 
pedestrian traffic, particularly of children, the relationship of the proposed use to main thoroughfares and to 
streets and intersections, and, the general character and intensity of the existing and potential development 
of the neighborhood. 

J. The Planning Commission may, when considering an application for a Special Land Use, which includes an existing 
building, agree to grant a departure from access management requirements in this Ordinance if the Planning 
Commission finds the standards in this section can be met even if the departure is granted. 

 
3. This approval is based on the affirmative findings that the standards of Section 12.31 have been fulfilled. 
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VIII. NEW BUSINESS 

A. Site Plan Review – NorthStar Commercial – Accessory Building 

Reenders rejoined the meeting.  

Wilson recused himself as owner of the subject property. Vice Chair Hesselsweet assumed 

the role of chair for the application review.  

Thibault provided information through a memo dated April 11th. 

Steve Wilson, the applicant and property owner, and Justin Longstreth, of Moore and 

Bruggink, were present to provide the following information: 

• Explained reasoning for façade improvements only portion of building which is 

visible from Ferris Street. 

• Opined the existing trees near the main building would provide addition screening for 

the proposed accessory building.  

• Described purpose of building to hold equipment related to business operations.  

• Requested the Planning Commission allow for metal roofing to be installed in place 

of shingle for cohesiveness with the existing main building and for durability.  

• Explained reasoning for the lack of required window glazing, citing security risks to 

the equipment stored inside.  

• Was agreeable to moving the building further east to the required 25’ setback from 

the main building, citing screening from existing trees that may be maintained.  

The Planning Commission noted the following points of discussion: 

• Inquired about the purpose of the building. 

• Discussed building design, indicated support for the proposed metal roof.  

• Directed the applicant to move the building to the required 25’ setback, but supported 

the applicant’s request to waive additional façade improvements if the existing trees 

remain.  

Motion by Taylor, seconded by Cousins, to conditionally approve the NorthStar Storage 

Site Plan Review application for a new building located at 16920 Ferris St. based on it 

meeting the requirements of the Zoning Ordinance. This motion is subject to, and 

incorporates, the following report. Approval is conditioned upon the following: 

1. Provide staff with approvals from Ottawa County Water Resources Commission prior to 

building permit issuance. 

2. Revise the northern façade to provide a minimum of 15% glass. 

3. Revise the location of the proposed accessory building to meet the minimum 25’ setback 

from the main building, which shall be reviewed administratively.  

a. The existing landscaping adjacent to the main building and located in front of the proposed 

accessory building location must be maintained in perpetuity. 

4. The proposed metal roof shall match the color of the existing roof on the main building.   

Which motion passed unanimously.  
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SITE PLAN REVIEW – ACCESSORY BUILDING – NORTHSTAR COMMERCIAL 

1. The application meets the site plan review standards of Section 18.07.G of the Zoning Ordinance. Specifically, the Planning 
Commission finds as follows: 

A. The uses proposed will not adversely affect the public health, safety, or welfare. Uses and structures located on the 
site take into account topography, size of the property, the uses on adjoining property and the relationship and size of 
buildings to the site. 

B. The site will be developed so as not to impede the normal and orderly development or improvement of surrounding 
property for uses permitted in this ordinance. 

C. Safe, convenient, uncontested, and well defined vehicular and pedestrian circulation is provided for ingress/egress 
points and within the site. Drives, streets and other circulation routes are designed to promote safe and efficient traffic 
operations within the site and at ingress/egress points. 

D. The arrangement of public or private vehicular and pedestrian connections to existing or planned streets in the area 
are planned to provide a safe and efficient circulation system for traffic within the township. 

E. Removal or alterations of significant natural features are restricted to those areas which are reasonably necessary to 
develop the site in accordance with the requirements of this Ordinance. The Planning Commission has required that 
landscaping, buffers, and/or greenbelts be preserved and/or provided to ensure that proposed uses will be adequately 
buffered from one another and from surrounding public and private property. 

F. Areas of natural drainage such as swales, wetlands, ponds, or swamps are protected and preserved insofar as 
practical in their natural state to provide areas for natural habitat, preserve drainage patterns and maintain the natural 
characteristics of the land. 

G. The site plan provides reasonable visual and sound privacy for all dwelling units located therein and adjacent thereto. 
Landscaping shall be used, as appropriate, to accomplish these purposes. 

H. All buildings and groups of buildings are arranged so as to permit necessary emergency vehicle access as requested 
by the fire department. 

I. All streets and driveways are developed in accordance with the Ottawa County Road Commission specifications, as 
appropriate. 

J. Appropriate measures have been taken to ensure that removal of surface waters will not adversely affect neighboring 
properties or the public storm drainage system. Provisions have been made to accommodate stormwater, prevent 
erosion and the formation of dust. 

K. Exterior lighting is arranged so that it is deflected away from adjacent properties and so it does not interfere with the 
vision of motorists along adjacent streets and consists of sharp cut-off fixtures. 

L. All loading and unloading areas and outside storage areas, including areas for the storage of trash, which face or are 
visible from residential districts or public streets, are screened. 

M. Entrances and exits are provided at appropriate locations so as to maximize the convenience and safety for persons 
entering or leaving the site. 

N. The site plans conform to all applicable requirements of County, State, Federal, and Township statutes and 
ordinances. 

O. The general purposes and spirit of this Ordinance and the Master Plan of the Township are maintained. 

2. The Planning Commission also finds the Project complies with the Overlay Zone findings and statement of purpose found in 
Section 8.01 of the Zoning Ordinance. 

A. The Project accommodates a variety of uses permitted by the underlying zoning, but ensures such uses are designed 
to achieve an attractive built and natural environment. 

B. The Project provides architectural and site design standards that are more demanding than required elsewhere in the 
Township in order to promote harmonious development and complement the natural characteristics in the western 
sections of the Township. 

C. The Project promotes public safety and efficient flow of vehicular traffic by minimizing conflicts from turning movements 
resulting from the proliferation of unnecessary curb cuts and driveways. 
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D. The Project ensures safe access by emergency vehicles. 

E. The Project encourages efficient flow of traffic by minimizing the disruption and conflicts between through traffic and 
turning movements. 

F. The Project preserves the capacity along US-31 and other roads in the Overlay Zone by limiting and controlling the 
number and location of driveways and requires alternate means of access through service drives. 

G. The Project seeks to reduce the number and severity of crashes by improving traffic operations and safety. 

H. The Project requires coordinated access among adjacent lands where possible. 

I. The Project provides landowners with reasonable access, although the number and location of access points may not 
be the arrangement most desired by the Developer. 

J. The Project requires demonstration that prior to approval of any land divisions, the resultant parcels are accessible 
through compliance with the access standards. 

K. The Project preserves woodlands, view sheds, and other natural features along the corridor. 

L. The Project ensures that distractions to motorists are minimized by avoiding blight and clutter while providing property 
owners and businesses with appropriate design flexibility and visibility. 

M. The Project implements the goals expressed in the US-31/M-45 Corridor Study. 

N. The Project establishes uniform standards to ensure fair and equal application. 

O. The Project addresses situations where existing development within the Overlay Zone does not conform to the 
standards. 

P. The Project promotes a more coordinated development review process with the Michigan Department of 
Transportation and the Ottawa County Road Commission. 

3. This approval is based on the affirmative findings that the standards of Section 10.01 have been fulfilled. 

IX. REPORTS 

A. Staff Report  

Thibault updated Commissioners on the status of the Michigan Natural Resources Trust 

Fund (MNRTF) grant application and 5-year Parks & Recreation Plan.  

B. Commissioner Comments - NONE 

X. ADJOURNMENT 

Without objection, the meeting adjourned at 7:39 pm. 

Respectfully submitted, 

  

Cassandra Chaphalkar 

Acting Recording Secretary 


