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AGENDA

Planning Commission
Monday, October 7 — 6:00 p.m.

VI.

VII.

VIII.

Call to Order
Roll Call

Pledge to the Flag

Persons wishing to speak at public hearings, on agenda
items, or extended comments, must fill out a “Speakers
Form” located on the counter. Completed forms must
be submitted to Township Staff prior to the meeting.

Approval of the September 16, 2024 Planning Commission Meeting Minutes

Correspondence

Brief Public Comments & Questions (Limited to 3 minutes)

New Business
A. Pre-Application — Jiffy Lube

B. Housekeeping — Appointment of Officers

Reports

A. Staff Report
B. Commissioner Comments

Extended Public Comments & Questions (Limited to 4 minutes)

Adjournment



MEETING MINUTES
GRAND HAVEN CHARTER TOWNSHIP
PLANNING COMMISSION
SEPTEMBER 16, 2024

l. CALL TO ORDER
Hesselsweet called the meeting of the Grand Haven Charter Township Planning Commission
to order at 6:00pm.

. ROLL CALL
Members present: Cousins, Hesselsweet, Lemkuil, Reenders, Taylor, Wagenmaker, Frifeldt, Mesler,
and Wilson
Members absent: Lemkuil
Also present: Manager Cargo, Senior Planner Chaphalkar, and Associate Planner Hill

Without objection, Hesselsweet instructed Hill to record the minutes.
I1. PLEDGE TO THE FLAG

V. APPROVAL OF MINUTES
Without objection, the minutes of the July 15, 2024 meeting were approved.

V. CORRESPONDENCE — NONE
VI. PUBLIC COMMENTS — NONE
VII. PUBLIC HEARING

A. Rezoning- Stevens — RR to R-2
Mesler opened the public hearing at 6:04p.m.

Commissioner Reenders recused himself due to a potential conflict of interest.
Chaphalkar provided information through a memo dated September 12",
The applicant noted the following about the request:

e Referenced the impact of existing power line easements on the building envelope.

There being no further public comments, the public hearing was closed at 6:08p.m.

B. Special Land Use — Accessory Building in the Front Yard- Lankamp

Wilson opened the public hearing at 6:08p.m.
Hill provided information through a memo dated September 12"

The floor was opened for public comments:
e Karl Chapel - 16159 Ferris Street



o Spoke in favor of the proposed building. Opined about improvements to the
area after the Lankamps had moved to the property.

There being no further public comments, the public hearing was closed at 6:11p.m.

VIII. OLD BUSINESS
A. Rezoning- Stevens- RR to R-2

Motion by Cousins, seconded by Wagenmaker to recommend the Township
Board approve the rezoning application for Parcel No. 70-07-03-300-009 from
Rural Residential (RR) to Single Family Residential (R-2) based on the
application meeting the rezoning standards of the Zoning Ordinance and Master
Plan.

Which motion passed unanimously.

B. Special Land Use- Accessory Building in Front Yard- Lankamp

The Planning Commission noted the following points of discussion:
e The roof pitch of the proposed building is not the same as the house on the property.

o However, homes in the area have a roof pitch that is similar to that of the
proposed building. Agreement there would be minimal impact on the overall
building aesthetic from the change in pitch.

Motion by Lemkuil, seconded by Mesler to conditionally approve the Special
Land Use application to allow a 2000 square foot accessory building to be
located in the front yard of 12660 Bucs Drive. This approval is based on the
application meeting the standards set forth by the Grand Haven Charter
Township Zoning Ordinance and is subject to the following conditions:

1. Shall provide lighting fixture information to be administratively

reviewed.
2. Shall remove unpermitted accessory building currently in front yard.

Which motion passed unanimously.

C. Site Plan Review- Doyon Commercial Condos

Reenders recused himself due to a potential conflict of interest - ownership of property
within the notice area.

Chaphalkar provided information through a memo dated July 11",

Steve Czadzeck, Project Manager from Abonmarche, was present to provide the
following information:

e Confirmed that there was sufficient room in landscaping for snow removal.
e Provided information about elevation options and building materials

The Planning Commission noted the following points of discussion:



e Reviewed the three options given by the applicant for the building
elevations.

o Majority of Commissioners favored Option B.

e Expressed concerns about snow removal, inquired if there was enough room on
site for the snow.

e Confirmed that the provided parking narrative quelled commissioners concerns
about the amount of provided parking on site.

Motion by Cousins, Seconded by Hesselsweet, to conditionally approve the site plan review
applications by Kyle Doyon for commercial service establishment buildings located on two
vacant parcels on 168" Avenue, Parcels #70-07-10-100-052, and 70-07-10-100-053, based on the
use meeting the requirements of the Zoning Ordinance. This motion is subject to, and
incorporates, the report provided at the end of this memo. Approval is conditioned upon the
following:

1.

2.

5.06.1 - The minimum number of parking spaces to be provided on each parcel is twenty-
four (24) parking spaces based on the proposed use of service establishment.

Elevation option B is to be implemented for both buildings.

Which motion passed unanimously.

REPORT- SITE PLAN REVIEW DOYON COMMERCIAL CONDOS

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.

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.

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.

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.

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.

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.

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

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.

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



IX.

0.

P.

access or safety. Sidewalks shall terminate in an appropriate fashion consistent with the needs and safety of
pedestrians. No sidewalk shall terminate into landscaping.

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
paved areas. Catch basins may be required to contain oil filters or traps to prevent contaminants from being discharged
to the natural drainage system.

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.

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.

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.

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.

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.

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

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.

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.

The proposed use shall ensure safe access by emergency vehicles.

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

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.

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

The proposed use provides coordinated access among adjacent lands.

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.

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.

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

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.

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

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

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

The proposed use promotes a more coordinated development.

REPORTS -NONE
X. ADJOURNMENT



Without objection, the meeting adjourned at 6:33 pm.

Respectfully submitted,

Yize

Harrison Hill
Acting Recording Secretary



Community Development Memo

DATE: October 2, 2024

TO: Planning Commission

FROM: Cassandra Chaphalkar — Senior Planner
RE: Pre-Application Presentation — Jiffy Lube

BACKGROUND \

Unit Development, located on Robbins Road. The PUD
resulted in major redevelopment of the area north of the
Healthpointe PUD. The commercial development had intended
to be phased over several years.
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The applicant is proposing to develop the sub-lot located
between the strip mall and existing garage. The applicant is
proposing a Jiffy Lube station, which would primarily perform
oil changes and minor vehicle repair.

A « S |
For zoning purposes, the proposed use is considered vehicle repair. The Commercial PUD
corresponds with C-2 zoning, which allows for vehicle repair through a Special Land Use permit.

PROPOSED DEVELOPMENT

The proposed Jiffy Lube would have three service bays
accessed through the south side of the building. A minimum
of two stacking spaces are to be provided per bay for the
Special Land Use, through the Planning Commission may
reduce this number to enhance vehicular traffic patterns. The
applicant is proposing ten parking spaces to be provided on
site, while the ordinance requires a minimum of nine spaces ™
(two per service bay + three for the office area).




Proposed access to the site is provided through existing shared drives and parking lots, there is no
new proposed curb cut for this project.

In addition to other requirements for the Special Land Use, the operation hours would be limited to
no earlier than 7:00am and no later than 8:00pm.

SUGGESTED DISCUSSION TOPICS

Staff recommend Commissioners discuss the following topics to provide direction for the applicant.

Building Elevations

Because the property is part of the Robbins Centre Pointe PUD and within the US-31 Overlay Zone,
it is held to higher architectural requirements. Notably, the color scheme and materials will need to
be altered to comply with the requirements of each chapter.

The proposed building utilizes a majority of red and white EIFS, which per the US-31 Overlay Zone,
cannot exceed 20% of the building exterior materials.

DOOR WIGLASS
COLOR: RAL 7012 "BASALT CRET"
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FRONT ELEVATION

REAR ELEVATION

The US-31 Overlay Zone requires a minimum 80% of building materials to be brick, textured block,
stone, or wood in those areas visible to the public, which for this building would apply to all walls.
Additionally, all building materials must be in neutral toned colors. Staff would expect the building
elevations to incorporate similar aesthetics to the prior phases of Robbins Centre Pointe.



Provided below are examples of Jiffy Lube centers in other locations which demonstrate significant
compliance with the Township’s building material standards.

The US-31 Overlay Zone also discourages flat roofs.
The elevation below provides an example of a peaked
roof for the office area. Commissioners may consider
if articulation through parapet walls and a defined
cornice would be more cohesive with the existing
Robbins Centre Pointe development and serve the need
for the flat roof over the vehicle bay area.

A minimum of 15% window coverage is to be provided
on the front facade, exclusive of the loading door area.
This could likely be accomplished by increasing the
window coverage in the office/lobby area.

Loading Doors

The loading doors are an integral part of the function of the use. The proposed orientation would
stack cars to the south of the building, with the loading doors on the north to be used when the
vehicle exits the building.

Generally, the PUD chapter requires that loading doors be screened from visibility. The US-31
Overlay Zone prohibits loading doors in the front yard.

This has been previously discussed with the applicant, and staff were generally supportive of a
possible PUD departure request for the following reasons:

e Because the northern doors would be exit only, it is not anticipated that traffic would stack
in the front yard.



e The doors should typically remain closed, expect for when a vehicle is actively exiting the
building.

Items to be Reviewed at Formal Submittal

Comprehensive review of the submittal will occur at the time of formal application submittal when
a full submittal is provided. The items to be reviewed further will include, but are not limited to the
following:

e Signage

o Wall signage is limited to one sign per pedestrian entrance and is based on the
building frontage.

e Setbacks

o Setbacks were not provided on this submittal, but appear to be less than the 75’front
yard, and 30’ side and rear yard setbacks required for the Special Land Use.

o A few years after the initial approval of the PUD, the property was divided into sub
lots, which makes conformance with relevant setbacks challenging for this use.

= Staff will likely need to consult with the Township Attorney to confirm the
proper procedures involved to address the impact of this change in lot lines.

e Landscaping
o Landscaping information is not typically provided at this point in the review process.

o Of the more obvious landscape requirements to be addressed are front yard
landscaping, screening of the dumpster and mechanical equipment, parking lot
landscaping, and landscaping abutting the building.

PURPOSE OF THE PRE-APPLICATION MEETING

At a pre-application presentation, the Planning Commission and property owner shall have an
opportunity to exchange information and provide guidance that will assist in the preparation of
materials. Also, it is noted that no formal action will be taken, nor will statements made be
considered legally binding commitments.

Please contact staff if this raises questions.
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Project Narritive:

The site is approximately 0.59-acres located on Robbins Road (Parcel No. 70-
03-33-100-089). The site was formerly developed and last utlized as a Pizza Hut
Restaurant. The structure has been demolished. The proposed redevelopment is an
approximately 3,500 SF (including 1,000 SF lower bay) Jiffy Lube Multi-Care Facility
to perform oil changes and minor automotive services. The site is proposed to have
associated parking including 9 standard spaces and 1 handicap space. The site is
part of the Robbins Centre Pointe PUD and has access to and from Robbins Road,
172nd Avenue and Whittaker Way.

Proposed Jiffy Lube Multicare
1] IU be Robbins Road
j Grand Haven, Michigan

multicare* 9-24-2024
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Community Development Memo

DATE: October 2, 2024

TO: Planning Commission

FROM: Community Development Department
RE: Officer Appointment Due to Vacancy

APPOINTMENT OF OFFICERS

The position of Chairperson has been vacated and a new Chairperson must be elected. The current
appointments are:

e Chairperson VACANT
e Vice Chairperson Hesselsweet
e Secretary Mesler

Motion to nominate for the position of Chairperson.
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