
A G E N D A 

REGULAR MEETING OF THE MIDLAND CITY PLANNING COMMISSION, 
TO TAKE PLACE ON TUESDAY, JULY 26, 2016, 7:00 P.M.,  
COUNCIL CHAMBERS, CITY HALL, MIDLAND, MICHIGAN 

1. Call to Order

2. Pledge of Allegiance to the Flag

3. Roll Call

4.  Approval of the Minutes 

Regular Meeting – July 12, 2016

5.  Public Hearings

a. Site Plan No. 352 – initiated by Daniel Smith, Telecad Wireless, on behalf of Skyway Towers for 
site plan review and approval for the construction of a wireless communication tower, located at 
3600-and 4812 East Wheeler Road.

b. Zoning Ordinance Revisions
c. North Saginaw Road – Access Management Policy Discussion
d. Master Plan Review

Public Hearing Process 
1. Staff presentation and overview of petition
2. Petitioner presentation
3. Public comments in support of the petition
4. Public comments in opposition to the petition
5. Opportunity for petitioner rebuttal and final comments
6. Closing of public hearing
7. Deliberation and possible decision by Planning Commission

6. Old Business

7.  Public Comments (unrelated to items on the agenda)
8.  New Business

9. Communications

10. Report of the Chairperson

11. Report of the Planning Director

12. Items for Next Agenda – August 9, 2016

13.  Adjournment



 
 

MINUTES OF THE MEETING OF THE  
MIDLAND CITY PLANNING COMMISSION 

WHICH TOOK PLACE ON 
TUESDAY, JULY 12, 2016, 7:00 P.M.,  

COUNCIL CHAMBERS, CITY HALL, MIDLAND, MICHIGAN 
 

1. The meeting was called to order at 7:00 p.m. by Chairman McLaughlin 
2. The Pledge of Allegiance was recited in unison by the members of the Commission and the other 

individuals present.  

3.   Roll Call 
PRESENT: Bain, Hanna, Heying, Koehlinger, Mayville, McLaughlin, Pnacek, and Tanzini 
ABSENT: None 

VACANCY: One 

OTHERS PRESENT: Brad Kaye, Assistant City Manager for Development Services; Debbie  
Marquardt, Technical Secretary; Josh Fredrickson, Assistant City 
Engineer, Joe Sova, Utilities Director; and two (2) others. 

 
4.   Election of Officers 
 

Kaye explained the process and requirements for the appointing of a chair and vice-chair for the 2016-
17 session of the Planning Commission.  The nominating committee, comprised of Bain, Heying, and 
Mayville, proposed the following nominations for Chairman and Vice-Chairman. 
 
Heying nominated McLaughlin for Chairman and Hanna for Vice Chairman seconded by Mayville.  
Hearing no further recommendations, Kaye closed the call for nominations and called for a vote on the 
motion.  Motion passed unanimously. 

 
5.   Approval of Minutes 
 

Moved by Hanna and seconded by Bain to approve of the minutes of the regular meeting of June 28, 
2016.  Motion passed unanimously. 
 

6. Public Hearing 
  
 a. Capital Improvement Plan  
 
  Mr. Kaye presented the final draft of the Capital Improvement Plan (CIP).  It is a multi-year planning 

tool to identify current needs for the coming 6-year period.  The CIP aids with implementation of 
the Master Plan.  It is intended to be an ongoing document that is to be updated every year.  It 
keeps the public informed, helps align capital investments with community priorities and it is 
requirement under the Michigan Planning Enabling Act.  This document is intended to guide City 
Council with their budget process.  Keep in mind that market conditions can change.  Project 
locations themselves might change. 

 
  Josh Frederickson, Assistant City Engineer, stated that funding sources including MPO, Midland 

County Road mileage and gas tax.  The county road mileage covers most of the street repairs.  
There are 86 miles of major streets and 150 miles of local streets.   

 
  Project selection timeline is in the fall of each year and they coordinate with other city departments, 

in October and they also send out petitions for new public infrastructure.  Requests are received 
throughout the year based on current conditions of the streets. 
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  Joe Sova, Utility Director, explained that the utilities department consists of drinking water, water 
improvements, wastewater, storm water, landfill, and renewable energy.  He provided on overview 
of the operations of each division. 

 
  Hanna asked about the need for purchasing land for the landfill.  Sova stated that they have a 

standing approach around the landfill so as properties become available they will purchase the 
properties for a buffer to any nearby residential and commercial uses.  The space they have now 
is projected to be adequate for 40 to 50 or beyond years of fill.  The landfill also has other means 
to add on if they need to.   

 
  In response to a question on staffing, Kaye stated that you do not see personnel costs in the CIP 

as these do not qualify as capital projects.  Kaye also stated that they have a section on general 
infrastructure definitions.  This is a catch all for projects that are unusual and may not happen on a 
year by year basis.   

 
  The Planning Commission was introduced to the concept of this plan awhile back and talked about 

the requirements of a Capital Improvement Plan.  This is also a requirement in the Redevelopment 
Ready Program.  These two departments, Engineering and Utilities, work closely to coordinate their 
departments.  In the future, the project priorities process will begin in the late fall and involve the 
Planning Commission more extensively than it has this year.  Individual and citizens will be allowed 
to identity areas to be looked at.  The Engineering Department will look at them into January and 
make their recommendation.  The Planning Commission will see what is coming forward and start 
to see the trends that are beginning to emerge.  They will have an opportunity to see what should 
be considered or if they are going in the wrong direction.  The project priority report will go to City 
Council along with the Capital Improvement Plan.  Both documents will support the city budget 
process. 

 
  The plan in front of you has some minor changes needed, notably the description of project types 

on page 30 under General Infrastructure.   Several typographic corrections have been identified 
and will also be corrected.  Staff are now looking for final feedback, if any, prior to moving the CIP 
on to City Council.   

 
  Bain asked about updating the Planning Commission members list. Kaye explained that this was 

subsequent to distribution to the Planning Commission.  Bain likes the Capital Improvement Plan 
and would like to see the expenditures and revenues correlated more closely to the projects.  Kaye 
indicated this would be considered as subsequent updates are completed. 

 
  Fredrickson stated that Joe Mann Boulevard does show up on the CIP in the year 2021 and 2022.  

That was looked at for road ratings and traffic volumes.  This will need to be revisited on a regular 
basis.   

 
  Heying asked about funding.  When they talk about road construction and because of the mileage 

even at its best they are holding their own and not gaining.  Is public input adequate?  Frederickson 
explained that the Engineering Department gets letters and phone calls and review all of those in 
the fall.  The Engineering Department also rates the roads every year.   

 
  Mayville asked if staff find this document useful?  Frederickson stated it is nice to see it written 

down and you can follow along recognizing funding changes and funding list changes.   
 
  McLaughlin opened the public hearing.  No public comments were received.  The public hearing 

was closed. 
 
  A motion was made by Heying to waive the procedural requirements to permit consideration of the 

proposed CIP.  The motion was seconded by Hanna.  The motion was approved unanimously. 
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  It was moved by Pnacek and supported by Hanna to recommend approval to City Council of the 
City of Midland Capital Improvement Plan 2016-2022   

 
YEAS:  Bain, Hanna, Heying, Koehlinger, Mayville, McLaughlin, Pnacek, and Tanzini.   

 NAYS:  None 
 ABSENT:  None 
 VACANCY: One 
  

7. Old Business 
 
 a. Bennett Property – Eastman/Monroe  
 
  Kaye showed the location of the property along Eastman Avenue.  When previously discussed, the 

depth was 250 ft.  It is showing now, per the applicant’s sketch, at 3.20 acres.   
 
  Sheila Messler, Bennett Development, state that they were discussing this when they first annexed 

the property into the city.  It has a very unique location next to city forest.  They sold the parcel for 
the assisted living facility.  They were hoping the front parcel could be commercial.  The type of 
commercial use is smaller shops or sales offices but not necessarily a strip mall.  They are looking 
at things that are compatible to the assisted living and the residential development in the back.   

 
  Pnacek feels this property should be commercial and be a buffer to Eastman Avenue.  McLaughlin 

believes this would be spot zoning.   
 
  Hanna thinks that the uses for office service would be more compatible for the area.  Tanzini can 

support commercial.   
 
  Following discussion, staff was directed to show a commercial designation of the Future land Use 

map, with the understanding that this would be discussed further as consensus on the appropriate 
land use designation does not yet exist among commission members. 

 
 b. Public Participation Plan 
 
  Kaye presented the Public Participation Plan with the changes as proposed after the last review.    

Once approved, this document would go to City Council for final adoption.  
 
  Moved by Pnacek and seconded by Hanna to approval the final Public Participation Plan with the 

highlighted corrections.  Approved unanimously. 
 
8. Public Comments (unrelated to items on the agenda) 
  
 None 
 
9. New Business 
 
 None 

 
10. Communications 
 
 Planning and Zoning News 
 
11. Report of the Chairperson 
  
       None 
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12. Report of the Planning Director 
 
 No report since City Council has not met since the last meeting.  
  
13. Items for Next Agenda – July 26, 2016 
  

a. Site Plan No. 352 – initiated by Daniel Smith, Telecad Wireless, on behalf of Skyway Towers for 
site plan review and approval for the construction of a wireless communication tower, located at 
3600 and 4812 East Wheeler Road. 

b. Master Plan Review – Referral to City Council 
c. Zoning Ordinance Updates 
d. N. Saginaw Road – Access Management Policy Discussion 
 

14. Adjourn  
  

It was motioned by Pnacek seconded by Hanna to adjourn at 9:07 p.m.  Motion passed unanimously. 
 
Respectfully submitted, 
 
 
 
 
 
C. Bradley Kaye, AICP, CFM 
Assistant City Manager for Development Services    
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Report No.  SP #352       Date: July 20, 2016 
 

STAFF REPORT TO THE PLANNING COMMISSION 
 
APPLICANT:  TeleCad Wireless/Skyway Towers 
 
PROPOSED: 195 ft Wireless Communication Tower 
 
LOCATION:  3600 and 4812 E Wheeler Road 
 
ZONING:  AG – Agricultural 
    
ADJACENT   AG – Agricultural and  Township Zoning 
ZONING:   
 
ADJACENT   Municipal landfill, agricultural, vacant land, storage facility and scattered  
DEVELOPMENT: residences 
    
 
BACKGROUND 
 
Site Plan #352, the request of TeleCad Wireless/Skyway Towners, is to permit a 195 ft tall 
wireless communication tower on a parcel owned by the City of Midland and operated as 
municipal landfill.  The area on which the tower is proposed is presently vacant.   
 
The subject parcel is zoned AG Agricultural by the City of Midland Zoning Ordinance.  The AG 
district permits a limited range of agricultural and other compatible land uses.  Wireless 
communication facilities are permitted in the AG zoning district on municipally owned land 
subject to site plan review.  This application has been submitted to obtain the necessary site 
plan approval to permit the wireless communication facility. 
 
The applicant was required to make a previous variance application to the Zoning Board of 
Appeals.  That application requested permission for the tower height of 195 ft.  Absent the 
height variance, the proposed tower would be limited to a maximum height of 150 ft.  After 
extensive discussion, the Zoning Board of Appeals approved the variance application on June 
19, 2015. 
 
SITE PLAN EVALUATION 
 
Site plan review and approval under Section 27.02(A) of the Zoning Ordinance is required for 
this proposed use.  Section 27.06(A) of the Zoning Ordinance states that:  “The following 
criteria shall be used as a basis upon which site plans will be reviewed and approved:” 
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BASIS FOR ACTION 
 

1. Adequacy of Information 
The site plan shall include all required information in sufficiently complete and 
understandable form to provide an accurate description of the proposed uses and 
structures. 

 
In addition to the standard site plan criteria, Section 3.16.B.8 also sets out standards 
specific to wireless communication facilities.  Attachment A to this report details those 
specific requirements. 

 
2. Site Design Characteristics 
 All elements of the site design shall be harmoniously and efficiently organized in relation 

to topography, the size and type of parcel, the character of adjoining property, and the 
type and size of buildings.  The site shall be developed so as not to impede the normal 
and orderly development or improvement of surrounding property for uses permitted by 
this Ordinance. 

 
The subject property is industrial in nature and is located in a rural, lightly developed 
area.  The location of a wireless communication tower will have minimal negative impacts 
on the character of the subject or surrounding properties.  That said, there are residential 
uses starting at approximately 400 ft to the west of the proposed tower site.  Those 
residences will experience some impact from this proposed tower.  Any tower located in 
this general area, however, will impact one or more residences given the scattering of 
residences throughout the area. 

 
3. Appearance 
 Landscaping, earth berms, fencing, signs, walls and other similar site features shall be 

designed and located on the site so that the proposed development is aesthetically 
pleasing and harmonious with nearby existing or future developments. 
 
The proposed tower is of a monopole design.  No wires or other supporting mechanisms 
are required.  Stealth design, given the proposed tower height and the surrounding land 
uses, would serve no meaningful purpose for this tower. 
 

4. Compliance with District Regulations 
 The site plan shall comply with the district requirements for height of building, lot size, lot 

coverage, density, and all other requirements set forth in the Schedule of Regulations 
(Article 26.00) unless otherwise provided in this Ordinance. 

 
With the approved height variance, the project meets all setbacks, lot area, height and 
other dimensional requirements for the proposed use.  

 
5. Preservation and Visibility of Natural Features 
 Natural features shall be preserved as much as possible, by minimizing tree and soil 

removal alteration to the natural drainage course and the amount of cutting, filling, and 
grading. 
 

 No existing natural features are impacted by the proposed tower location.  Lands to the 
west of the site are partially wooded and contain wetland areas.  Location in those areas 
would have greater impact on natural features. 
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6. Privacy 
 The site design shall provide reasonable visual and sound privacy.  Fences, walls, 

barriers, and landscaping shall be used, as appropriate if permitted, for the protection and 
enhancement of property and the safety and privacy of occupants and uses. 

 
Privacy screening is not a viable option given the proposed use and tower height.     
 

7. Emergency Vehicle Access 
All buildings or groups of buildings shall be so arranged as to permit convenient and 
direct emergency vehicle access. 

 
The Fire Department has reviewed the proposed site plan for adequate emergency 
vehicle access and is satisfied with the plan as proposed.   

 
8. Ingress and Egress 
 Every structure or dwelling unit shall be provided with adequate means of ingress and 

egress via public or private streets and pedestrian walkways. 
 

Adequate site access is proposed for this development.  Access will be provided through 
the city landfill property.  Appropriate easements will need to be established for this 
purpose.  
 

9. Pedestrian Circulation 
 Each site plan shall provide a pedestrian circulation system, which is insulated as 

completely as is reasonably possible from the vehicular circulation system. 
 

Pedestrian circulation is neither required nor appropriate for this use. 
 

10. Vehicular and Pedestrian Circulation Layout 
 The layout of vehicular and pedestrian circulation systems shall respect the pattern of 

existing or planned streets or pedestrian or bicycle pathways in the vicinity of the site.  
The width of streets and drives shall be appropriate for the volume of traffic they will carry 
in accordance with subsection 3.10.  In order to insure public safety and promote efficient 
traffic flow and turning movements, the applicant may be required to limit street access 
points or construct a secondary access road. 

 
Vehicular circulation is appropriate to meet the needs of this development.  Pedestrian 
circulation is not required. 
 

11.  Parking. 
 The proposed development shall provide adequate off-street parking in accordance with 

the requirements in Article 5.00 of this ordinance. 
 

 Parking is available in close proximity to the tower and related facilities.  Traffic to such a 
site is typically limited to 1-2 visits per month.    

 
12. Drainage 

The project must comply with the City’s Stormwater Ordinance. 
 

 The City Engineering Department has reviewed the proposed site plan and no issues 
have been identified. 
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13. Soil Erosion and Sedimentation 
 The proposed development shall include measures to prevent soil erosion and 

sedimentation during and upon completion of construction, in accordance with current 
State, County, and City standards. 

 
Standard soil and sedimentation control measures will be utilized during construction.  
Final details will be required by the Building Department prior to construction permit 
approval. 
 

14. Exterior Lighting 
 Exterior lighting shall be designed so that it is deflected away from adjoining properties 

and so that it does not impede vision of drivers along adjacent streets and comply with 
the provisions in Section 3.12. 
 
Specific lighting requirements have not been identified and FAA approval has not been 
documented.  Site lighting can be reviewed by Building Department staff.  Tower lighting 
will be determined by the FAA. 
 

15. Public Services 
 Adequate services and utilities, including water, sewage disposal, sanitary sewer, and 

storm water control services, shall be available or provided, and shall be designed with 
sufficient capacity and durability to properly serve the development.  All streets and 
roads, water, sewer, and drainage systems, and similar facilities shall conform to the 
design and construction standards of the City. 

 
No public services are required for this use. 
 

16. Screening 
Off-street parking, loading and unloading areas, outside refuse storage areas, and other 
storage areas shall be screened by walls or landscaping of adequate height and shall 
comply with Articles 6.00 and 7.00 of this Ordinance.  All roof-top mechanical equipment 
shall be screened from view from all residential districts and public roadways.   
 
There are no screening requirements for this use in this location. 
 

17. Health and Safety Concerns 
Any use in any zoning district shall comply with all applicable public health, pollution, and 
safety laws and regulations.  
 
No health and safety concerns have been identified.  
 

18. Sequence of Development 
All development phases shall be designed in logical sequence to insure that each phase 
will independently function in a safe, convenient and efficient manner without being 
dependent upon subsequent improvements in a later phase or on other sites. 

 
The proposed tower and support services at ground level are built at one time.  Future 
colocations on the tower will be added as leases are secured.   
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19. Coordination with Adjacent Sites 
All site features; including circulation, parking, building orientation, landscaping, lighting, 
utilities, common facilities, and open space shall be coordinated with adjacent properties. 

 
All development proposed is internal to the site and no coordination with adjacent sites is 
needed.       
  

20. Signs. 
All proposed signs shall be in compliance with the regulations in Article 8.00 of this 
Ordinance 

 
No signs are proposed aside from required FCC registration numbers and emergency 
contact information. 

 
ADDITIONAL WIRELESS COMMUNICATION FACILTY STANDARDS 
 
In addition to the site plan approval of Article 27.00, specific standards applicable to wireless 
communication towers are included in Section 3.16.B.4. as follows: 
 
4.  Standards and Conditions  

a.  No telecommunication facility or transmission tower, as defined in this Section, may 
be constructed, modified to increase its height, installed or otherwise located within 
the City except as provided in this Section.  
i.  Public Health and Safety: Facilities and/or support structures shall not be 

detrimental to the public health, safety and welfare.  
 The proposed tower will be designed by a registered tower engineer to 

assure that the tower structure will meet safety guidelines.  The tower 
location will also be such that public health, safety and welfare concerns 
should not arise.  

 
ii.  Harmony with Surroundings: Facilities shall be located and designed to be 

harmonious with the surrounding areas.  
 The proposed tower will be located in on the municipally owned city landfill 

site.  Although there will be some impact to those residential properties 
situated on Wheeler Road to the northwest of the site, this location within the 
city will have minimal impact given its rural location. 

 
The appropriateness of this property and proposed tower location were 
reviewed at the Zoning Board of Appeals meetings.  Evidence introduced by 
the applicant demonstrated that no tower exists within their preferred search 
area (Ashman Road corridor within the more intensely developed portion of 
the city) that is able to both satisfy the technical need for the tower now 
proposed and meet zoning ordinance setback standards.  The proposed site 
is located on the city owned landfill poses no concerns relative to 
interactions with the adjacent parcels. 

 
iii.  Compliance with Federal, State and Local Standards: Wireless communication 

facilities shall comply with applicable federal and state standards, including 
requirements promulgated by the Federal Aviation Administration (FAA), 
Federal Communication Commission (FCC), and Michigan Aeronautics 
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Commission. Wireless communication support structures shall comply with all 
applicable building codes.  

 
No wireless communication facility shall be installed at a location where special 
painting or lighting will be required by the FAA regulations unless the applicant 
has demonstrated to the City that the proposed location is the only technically 
feasible location for the provision of personal wireless services as required by 
the FCC.  
 The applicant has not documented that FAA approval has been granted for 

the proposed tower.  If approved, this should be a required contingency. 
 

iv.  Conflict with Tri-City Regulations: In the event of any conflict between this 
Section and the Tri-City Zoning Ordinance, the Tri-City regulations shall take 
precedence.  
 The applicant has applied to the Tri-City Area Joint Airport Zoning Board.  

This board reviews the proposed tower for compliance with the height 
restrictions applied around Barstow Airport.  Approval has been granted to 
the proposed tower from this board. 
 

v.  Maximum Height: Applicants shall demonstrate a justification for the proposed 
height of the structures and an evaluation of alternative designs which may 
result in lower heights. The maximum height of a new or modified support 
structure and antenna shall be the minimum height demonstrated to be 
necessary for reasonable communication by the applicant (and by other entities 
to collocate on the structure), but shall not exceed one hundred fifty (150) feet. 
However, higher towers may be permitted, subject to the granting of a waiver 
provided for by sub-section 9, if necessary to achieve co-location or the 
minimum height for attaining an adequate signal. The buildings, cabinets, and 
other accessory structures shall not exceed the maximum height for accessory 
structures in the zoning district in which the facility is located.  
 The applicant has provided an opinion letter from an RF Engineer stating 

that a 145 ft tower is required in this location to meet the engineering needs 
of the Verizon Wireless network, which will be the first lease on the tower.  
Additional tower height was approved by the Zoning Board of Appeals to 
permit the colocation of up to 3 additional antenna arrays above the Verizon 
antenna. Aside from verbal evidence presented to the Zoning Board of 
Appeals, however, the applicant has not provided documentation supporting 
the proposed tower height. 
 

vi.  Minimum Setbacks: The setback of a new or modified support structure shall be 
no less than the total height of the structure and attachments thereto.  
 
Buildings and facilities accessory to the wireless communication facility (such as 
equipment shelters, guy wire anchors) shall comply with the required setbacks 
for principal buildings specified in the Schedule of Regulations for the zoning 
district in which the facility is located.  
 The proposed tower is 195 ft in height, which require a 195 ft setback from 

any property line.  Any tower must also be located at least 300 ft from any 
property zoned or used for residential purposes.  The proposed tower 
location meets this setback from the property lines and nearest residential 
use.   
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 The AG district further requires setbacks of 100 ft from all property lines.  
The proposed tower location exceeds these setback requirements. 

 
vii.  Access: Unobstructed permanent access to the support structure shall be 

provided for operation, maintenance, repair and inspection purposes, which may 
be provided through or over an easement. The permitted type of surfacing, 
dimensions and location of such access route shall be based on evaluation of 
the location of adjacent roads, layout of buildings and equipment on the site, 
utilities needed to service the facility, proximity to residential districts, 
disturbance to the natural landscape, and the type of vehicles and equipment 
that will visit the site.  

 
The access road must be properly designed and constructed to ensure 
adequate access by emergency vehicles.  
 Adequate access for the proposed tower has been provided as shown on 

the site plan. 
 

viii. Division of Property: The division of property for the purpose of locating a 
wireless communication facility shall be permitted only if all zoning 
requirements, including lot size and lot width requirements are met.  
 No division of property is proposed.  The site area will be leased from the 

City of Midland. 
 

ix.  Exterior Finish. If a facility is conditioned to require paint, it shall initially be 
painted with a flat (i.e., non-reflective) paint color, and thereafter repainted as 
necessary with a flat paint color, unless it is determined that flat paint color 
would lead to more adverse impact than would another type of paint color.  
 The proposed tower will not require any painting. 

 
x.  Stealth Design: Wireless communication facilities should be sited where they 

blend with the existing and projected development for any given vicinity. Where 
appropriate, antennas should be located on existing structures such as a church 
steeple, or a clock tower, eliminating the need for additional new support towers. 
Facilities should appear integrated, and architecturally compatible with the 
existing structure to promote visual harmony.  

 
Where feasible, a self-supporting transmission tower should be designed to 
closely resemble a commonplace object that blends with its surroundings. Some 
examples of stealth structures are tree poles in wooded areas or a flag pole. 
Wireless communication facilities located on highly visible sites will only be 
allowed when appropriately camouflaged. All stealth or faux structures shall 
emulate architectural or landscape features typical of the surrounding area in 
terms of architectural style, height, bulk, mass, material, and color. 
 Stealth design is not required for the use, given the surrounding land uses. 
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xi.  Signs and Graphics. No signs, striping, graphics or other devices that draw 
attention are permitted on the transmission tower or ancillary facilities except for 
warning and safety signage with a surface area of no more than three (3) square 
feet. Such signage shall be affixed to a fence or ancillary facility and the number 
of signs is limited to no more than two (2).  
 The only sign at the site will be one that identifies the tower and gives 

emergency contact information.  Both are federal requirements. 
 

xii.  Fencing: Wireless communication facilities shall be enclosed by a fence having 
a maximum height of allowed by the district in which it is located. Barbed wire is 
not permitted except in the IA and IB districts.  
 A fence surrounding the tower compound is proposed but the specifics of 

the fence have not been identified by the applicant.  Within the AG zone, 
barb wire is not permitted.  The maximum fence height allowed will be 8 ft. 

 
xiii. Lighting: Any exterior lighting, except as required for FAA regulations for airport 

safety, shall be manually operated and used only during night maintenance 
checks or in emergencies. The lighting shall be constructed or located so that 
only the intended area is illuminated and off-site glare is fully controlled in 
accordance with Section 3.12 of this Ordinance.  
 Tower lighting will only be permitted if required by the FAA approval that 

remains outstanding at this time.  Other site lighting will be limited to lighting 
of the ground-level support equipment. 

 
xiv. Structural Integrity: Wireless communication facilities and support structures 

shall be constructed and maintained in structurally sound condition, using the 
best available technology, to minimize any threat to public safety. The support 
system shall be constructed in accordance with all applicable building codes and 
shall include the submission of a soils report from a geotechnical engineer, 
licensed in the State of Michigan. This soils report shall include soil borings and 
statements confirming the suitability of soil conditions for the proposed use. The 
requirements of the Federal Aviation Administration, Federal Communication 
Commission, and Michigan Aeronautics Commission shall be noted.  
 The applicant will be required to do their due diligence in building the tower 

to safety standards, running soil reports and following all other State and 
Federal guidelines.  Wetland soils to the west of the property are 
responsible, in part, for the proposed location. 

 
xv. Maintenance: A plan for the long term, continuous maintenance of the facility 

shall be submitted. The plan shall identify who will be responsible for 
maintenance and shall include a method of notifying the City if maintenance 
responsibilities change.  
 TeleCad Wireless and Skyway Towers acknowledge their responsibility for 

all maintenance on the tower, their equipment and the leased area inside the 
fenced compound.  A written maintenance plan has not, however, been 
submitted.  This plan should be required as a condition of approval should 
approval be granted. 
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Finally subsections 7 and 10 are applicable to the application.  Those standards, with staff 
response following, read as follows: 
 
7. Requirements for Co-location 

 
a. A conditional land use permit for the construction and use of a new wireless 

communication facility shall not be granted unless and until the applicant 
demonstrates that a feasible co-location is not available for the coverage area 
and capacity needs. 

b. All new and modified wireless communication facilities shall be designed and 
constructed to accommodate co-location. 

c. Penalties for not permitting co-location. 
The policy of the community is for co-location. If a party who owns or otherwise 
controls a wireless communication facility shall fail or refuse to alter a structure 
to accommodate a proposed and otherwise feasible co-location such facility 
shall thereupon and thereafter be deemed to be a nonconforming structure and 
use, and shall not be altered, expanded or extended in any respect. In addition, 
if a party refuses to allow co-location in accordance with the intent of the article 
and, this action results in construction of a new tower, the City may refuse to 
approve a new wireless communication support structure from the party for a 
period of up to five (5) years. Such a party may seek and obtain a variance from 
the Zoning Board of Appeals if and to the limited extent the applicant 
demonstrates entitlement to variance relief which, in this context, shall mean a 
demonstration that enforcement of the five-year prohibition would unreasonably 
discriminate among providers of functionally equivalent wireless communication 
services or that such enforcement would have the effect of prohibiting the 
provision of personal wireless communication services. 
 

d. The applicant must demonstrate to the Planning Commission that a feasible co-
location on an existing tower for the new wireless communication facility is not 
available for the coverage and capacity. 
 

e. Antennae which are attached to an existing tower are encouraged to minimize 
the adverse visual impacts associated with the proliferation and clustering of 
towers.  Co-location of antennas by more than one (1) carrier on existing towers 
shall take precedence over the construction of new towers, provided such co-
location is accomplished in a manner consistent with the following: 
1. A tower which is modified or reconstructed to accommodate the co-

location of an additional antenna shall be of the same tower type as the 
existing tower. 

2. An existing tower may be modified or rebuilt to a taller height, not to 
exceed thirty (30) feet over the tower's existing height, to accommodate 
the co-location of an additional antenna. 

3. A tower which is being rebuilt to accommodate the co-location of an 
additional antenna may be moved on-site when approved by the 
Planning Commission. 

 
In addition to co-location on an existing transmission tower, an antenna may 
be collocated on existing buildings, light poles, utility poles and water towers. 
Said antenna(s) shall not exceed the building height allowed in the zone, or 18 
feet above the structure, whichever is less. Said antenna(s) shall project no 
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more than two (2) feet away from the existing structure, and the color of the 
antenna(s) shall blend in with the existing structure and surroundings. 
 The applicant has researched co-location opportunities and none were 

identified in the search area.  The applicant has further verified that the 
tower design will allow for co-location. Written verification that future co-
location will be permitted on the proposed tower should be required as a 
condition of approval. 

 
10 Removal of Facilities 
 

a. A condition of every approval of a wireless communication facility shall be 
adequate provision for removal of all or part of the facility by users and owners 
upon the occurrence of one or more of the following events: 
i. When the facility has not been used for one hundred eighty (180) days or 

more. For purposes of this section, the removal of antennas or other 
equipment from the facility, or the cessation of operations (transmission 
and/or reception of radio signals) shall be considered as the beginning of 
a period of nonuse. 

ii.  Six (6) months after new technology is available at reasonable cost, as 
determined by the City Council, which permits the operation of the 
communication system without the requirement of the support structure. 

b. Upon the occurrence of one or more of the events requiring removal, the 
property owner or persons who had used the facility shall immediately apply for 
any required demolition or removal permits and immediately proceed with and 
complete the demolition, removal, and site restoration. 

c. If the required removal of a facility or a portion thereof has not been lawfully 
completed within sixty (60) days of the applicable deadline, and after at least 
thirty (30) days written notice, the City may remove or secure the removal of the 
facility or required portions thereof, with its actual cost and reasonable 
administrative charge to be drawn or collected and/or enforced from or under 
the security posted at the time application was made for establishing the facility. 
 A written agreement addressing the requirements of this section should be 

required as a condition of approval. 
 
STAFF RECOMMENDATION 
 
The proposed use subject to this review is a 195 ft tall wireless communication tower.  Such 
towers must be accommodated by the city within the service area needed by the wireless 
carrier.  That location, in this case, is described by Verizon Wireless representatives as being 
generally situated along the US-10 Corridor and servicing an area southwest from there.  In 
fact, Verizon indicates that the preferred tower location would be within the densely developed 
residential area near Swede and Ashman Street, but no appropriate location could be identified 
in that area. 
 
In order to comply with the Federal Telecommunications Act, a site must be identified that is 
technically acceptable and that best meets ordinance standards.  This site was chosen on the 
basis of these standards and the ZBA has approved a height variance that will allow the tower 
in the location proposed. 
 
The applicant has provided technical evidence and documentation showing the need for a 
tower in this general area of the city.  Applicant data has shown that no other tower exists 
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within the search area that is capable of co-locating the proposed antenna on.  Justification for 
the construction of a new tower has therefore been demonstrated. 
 
Application materials submitted with this application generally demonstrate compliance with the 
standards and requirements for construction of a new wireless communication tower.  There 
are, however, components of the application that have not yet been adequately documented.  
As such, should approval be considered at this time, a number of conditions are therefore 
recommended. 
Site plan approval may be granted for the following reasons and subject to the added 
contingencies: 
 
1. Need for the proposed tower has been demonstrated through competent expert opinion 

and evidence. 
 

2. The proposed site location is appropriately situated with respect to surrounding lands uses, 
both existing and planned. 

 
3. The proposed tower and support facilities are located in compliance with the City of 

Midland Zoning Ordinance standards, as revised through variance approval of the Zoning 
Board of Appeals.       
 

4. The application materials demonstrate general compliance with the site plan approval 
standards of Article 27 and the wireless communication facility standards of Section 3.16.B 
of the City of Midland Zoning Ordinance. 

 
5. Approval may be granted contingent upon the provision of additional supporting 

documentation necessary to satisfy the outstanding technical requirement of the City of 
Midland Zoning Ordinance. 

Contingencies: 
1. Written documentation stating the number of co-location opportunities provided for the 

on the proposed tower shall be provided to the City Planning Department. 
2. A signed agreement stating that co-location shall be permitted on the proposed tower 

shall be provided to the satisfaction of the City Attorney. 
3. A signed agreement stating that the applicant is aware of and agrees to comply with the 

removal standards of Section 3.16.B.10 of the City of Midland Zoning Ordinance shall 
be provided to the satisfaction of the City Attorney.  

4. A final site lease, including required access easements, shall be executed between the 
applicant and the City of Midland. 

5. A soil and sedimentation control plan shall be submitted to the City of Midland Building 
Department. 

6. A lighting plan demonstrating compliance with all FAA and City of Midland standards 
shall be submitted to the City Building Department prior to construction permits being 
issued.  This contingency may be waived if no lighting is required or proposed. 

7. FAA approval for the proposed tower shall be obtained in writing and provided to the 
City Planning Department. 

8. Written confirmation that no colocation opportunities exist in the search area shall be 
provided to the City Planning Department. 

9. Final fence details demonstrating compliance with the City of Midland Zoning Ordinance 
shall be provided to the City Planning Department. 



  
 

 12 

10. A facility maintenance plan satisfying the requirements of Section 3.16.B.4.a.xv shall be 
submitted to the City Planning Department. 

PLANNING COMMISSION ACTION 
 
Staff currently anticipates that the Planning Commission will hold a public hearing on this 
request during its regular meeting on July 26, 2016 and will formulate a recommendation to 
City Council thereafter.  If recommended to City Council the same evening, we anticipate that 
on August 15, 2016 the City Council will consider the site plan and Planning Commission 
recommendation.  Please note that these dates are merely preliminary and may be adjusted 
due to Planning Commission action and City Council agenda scheduling. 
 
Respectfully Submitted, 
 
 
 
 
C. Bradley Kaye, AICP  
Assistant City Manager for Development Services  
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Memo         
To: Planning Commission Members 

From: C. Bradley Kaye, AICP, CFM 
Assistant City Manager for Development Services  

Date: July 20, 2016 

Re: N. Saginaw Road Area – Master Plan Updates 

BACKGROUND: 
 
On April 12, 2016, Planning Staff presented a memo and draft recommendations for 
changes to the Future Land Use Map of the Master Plan, as it applies to the N. Saginaw 
Road area.  Following Planning Commission discussion, those proposed map 
amendments were generally supported and staff was directed to move forward in our 
Master Plan review process with them.  The next step, as noted at that time, was to mail 
property owners within the subject area, advise them of the changes being considered, 
and invite them to provide any comments or concerns they may have. 
 
In response to the April mailing of the proposed changes noted above, two letters of 
concern were received from affected property owners.  Those letters were received by 
the Planning Commission at the May 10, 2016 meeting.  Also received at that time was 
direct comment from Tod and Valerie McCloy, the property owners of 7022 N Saginaw 
Rd.  Following discussion, it was determined that their property would remain in a 
Commercial land use designation as it would provide them with greater flexibility for 
future use of the site and would be consistent with the surrounding land use 
designations.  Prior to that meeting, and at the request of the property owners, direction 
had been provided to change the land use designation of their property to Medium 
Density Residential. 
 
Also discussed at the May 10, 2016 Planning Commission meeting was the concept of 
access control and access management policies.  Staff stated at the time that N. 
Saginaw Rd., as currently built, is not designed for multiple driveway access points 
without significant impact on the traffic utilizing this road.  As such, staff recommended 
that access management policies be considered.  Direction to proceed with a review of 
any needed policies was provided by the Planning Commission at that time. 
 
ACCESS MANAGEMENT POLICIES 
Since May, staff has completed a review of the current Master Plan and all policies 
contained therein.  In particular, the transportation policies of Chapter 6 were examined 
to determine what changes are necessary should access management policies be 
considered for adoption into the Zoning Ordinance at a later time. 
 
 
 



N. Saginaw Road Area – Master Plan Updates July 20, 2016 
 
Attached for your review are pages 6.13-6.16 of the current Master Plan.  These pages 
contain the existing adopted Access Management and Traffic Calming policies of the 
city.  They were last reviewed and updated in 2013 as part of our annual 5 year review 
of the Master Plan. 
 
As written, the attached policies may be applied to any street within the city.  They refer 
to the concerns about multiple driveways and also refer to various options or tools 
capable of addressing access control.  These options/tools include spacing of access 
points, alignment of access points, intersection and traffic signal design, and shared 
access systems such as connected land uses, shared driveways, frontage roads and 
rear service drives.  Collectively, these options/tools represent those most likely to be 
employed in zoning based access management control standards.  As such, staff is of 
the opinion that the current Master Plan policies fully cover the needs of the city should 
future access management controls be implemented at the zoning ordinance level.  No 
further revisions to the Master Plan are therefore needed or recommended. 
 
NEXT STEPS: 
 
The original intent of further discussing the N. Saginaw Rd area was to identify and 
propose appropriate access management policies for inclusion in the Master Plan.  That 
has been determined to be unnecessary. 
 
This meeting of the Planning Commission has, however, been noticed as a second 
informal public input session on the proposed Future Land Use Map changes within the 
N. Saginaw Rd area.  While not a formal public hearing, staff would encourage any 
public comments offered to be considered and discussed at this time.  This also 
represents the final opportunity for public comment on the proposed land use 
designations for this area before the proposed, updated Future Land Use Map is 
forwarded to City Council requesting authorization to begin the formal input and public 
hearing process that will lead to Planning Commission adoption of the updated Future 
Land Use map. 
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Other Traffic Issues, Recommendations, and Opportunities 
 
In addition to potential improvements to major streets noted above, there are some scattered problem 
areas identified by the public and through the review of data.  While several physical and operational 
improvements to the transportation system are recommended, there are also several programs and 
procedures that may improve traffic and safety, especially in areas where road or intersection expansion 
is not feasible. 
 
Public Transportation 
 

Issues and Conditions:  Public transportation is provided to Midland residents by Dial-A-Ride 
Transportation (DART).  DART provides demand-response transportation to destinations within 
the City limits.  Demand-response service requires users to schedule rides a minimum of 60 
minutes in advance or residents can schedule standing order service, meaning a consistent time 
and location.  DART is available for use by all residents.  

 
Recommendation:  As Midland continues to grow, the feasibility and ridership of a fixed-
schedule route or route network should be periodically evaluated.  Connecting the City’s 
residential areas with the Circle, Saginaw, Downtown, and Minor League Ballpark areas would 
provide a great community service and encourage use of alternate modes of transportation.  

 
Access Management 
 

Issues: The proliferation of driveways along commercial corridor segments causes confusion, 
congestion, and crashes. Both of these predominantly commercial areas need retrofit access 
management plans and additional policies and regulations in place to address this issue and 
improve the long-term health of these corridors. 

 
Recommendations: Access management is a set of techniques whose goal is to maintain 
efficient traffic flow, preserve the street’s capacity, and reduce the frequency and severity of 
crashes while maintaining reasonable access to adjacent land uses.  Careful placement (or 
relocation in the case of retrofit areas) of access points reduces conflicts with traffic using other 
access points and traffic flowing through intersections.  The City should pursue a pilot access 
management plan for a select segment of street in the City.  Saginaw and Eastman are two 
candidates that would have the biggest potential benefit of a corridor-specific access 
management plan.  Access management usually involves tools to appropriately space access 
points or restrict problematic turning movements.  These tools include the following items: 
 
 Adequate spacing of access points along the same side of the street 

 Alignment or spacing from access points on the opposite side of the street 

 Placing commercial driveways a sufficient distance from intersections to minimize impact to 
intersection operations 

 Geometric design such as channelized right turns to restrict certain turning movements 
(usually left turns) by use of a raised island,  

 Location/spacing of traffic signals 
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 Shared access systems (connections between land uses, shared driveways, frontage roads or 
rear service drives)  

 

The Access Management Plan and implementation process are illustrated in the graphic below. 

 
 

 
Application of access management plans and regulations can provide several benefits to 
motorists, land uses, and non-motorists in the City of Midland.  These benefits are most obvious 
if applied in a retrofit manner to corridor sections such as S. Saginaw Road and north Eastman 
Avenue (see specific recommendations on the Transportation Plan Map). The following is a list 
of benefits often resulting from an effective access management plan and ordinance language. 
 
 Reduce crashes and crash potential 

 Preserve or increase roadway capacity and the useful life of roads 

 Decrease travel time and congestion 

 Improve access to and from properties 

 Ensure reasonable access to properties (though not necessarily direct access nor the number 
of driveways preferred by the landowner/developer) 

 Coordinate land use and transportation decisions 

 Improve environment for pedestrians and bicyclists (less driveways to cross) 

 Improve air quality by reducing congestion and delays 

 Maintain travel efficiency and related economic prosperity 

Driveway spacing standards commonly used in local communities and State and county agencies 
in Michigan are noted in the table below (MDOT guidelines).  Flexibility is encouraged only in 

Figure 6.2: Access Management Plan 
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retrofit areas, where meeting spacing standard would be difficult.  The main goal of the plan and 
ordinance is to improve safety and traffic flow by reducing the number of driveways in built-up 
areas regardless of the resulting driveway spacing. 
 
Posted   Along   Along other  
Speed limit  arterials Roadways 
 
35 mph or less  245 ft.  150 ft. 
40 mph  300 ft.  185 ft. 
45 mph  350 ft.  230 ft. 
50 mph  455 ft.  275 ft. 
55 mph  455 ft.  350 ft. 
 
The Transportation Plan Map and Sample Area Map illustrates some specific recommendations 
for the two corridors identified as access management problem areas.  The City should consider 
and incorporate the preceding standards into its regulations to help improve access conditions 
throughout the City. 

 
Traffic Calming 
 

Issues:  The problem area is the perceived cut-through traffic and inappropriate high speeds for 
residential neighborhoods.  

 
Recommendations: Traffic calming refers to roadway design features and strategies 
intended to reduce vehicle speeds and through traffic volumes on a street.  Traffic calming 
measures can range from minor modifications of an individual street to comprehensive redesign 
of a street network.  Only minor modifications of individual streets are needed to address the 
problem areas identified through the Master Plan process, but comprehensive standards for 
future developments are encouraged.  The objectives of a traffic calming project typically 
include one or more of the following: 

 
• Reduce traffic speeds 
• Reduce cut-through traffic 
• Increase safety  
• Reduce traffic-related noise 
• Enhance aesthetics of the street 
• Consider needs of all residents and business owners 
• Redefine the image of a neighborhood 
 

Strategies or measures that can be part of a traffic calming toolbox include: 
 
• Median islands 
• Speed humps (not bumps) or speed tables 
• Mid-block chokers (narrowing of the street) 
• Chicanes 
• Roundabouts 
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• Small Traffic Circles 
• Pavement treatment 
• Bike lanes 
• Street trees 
• Partial or full street closures 
 
A successful traffic calming program involves educating staff planners and engineers about 
calming strategies.  In addition, policies and guidelines for implementing traffic calming 
projects must be established and funding sources developed.  Specific projects may be 
initiated by neighborhood requests (may be by petition), traffic safety programs, or as part 
of a community redevelopment project.  
 
Due to the large number of neighborhoods in Midland with through roads, Midland should 
develop a traffic calming program to maintain safety and aesthetics of neighborhoods.  
Based upon master plan input, a pilot traffic calming program should include portions of 
Dilloway at/near its approaches to Eastman Avenue and/or at Chapel near the school where 
speed and safety are a concern.  

 
New Transportation Model 
 
The City should take full advantage of the new transportation model (computer/software driven) that 
has been developed for the Midland area’s major street system.  The model calibration has been 
updated.  MDOT worked with City staff to ensure that the existing conditions model matches known 
street characteristics.  Now, the City can request testing of various land use and roadway improvement 
alternatives and identify potential street system impacts.  This model is an excellent tool to supplement 
and improve upon existing long-term traffic projections.    
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Memo         
To: Midland City Planning Commission 

From: C. Bradley Kaye, AICP, CFM 
Assistant City Manager for Development Services  

Date: July 20, 2016 

Re: Master Plan Update – Summary of Parcels Subject to Future Land Use Designation 
Change 

HISTORY: 
 
The City of Midland Master Plan was last updated in January of 2013.  Since that time, 
several development applications and annexation petitions have raised concerns with 
the land use designations applied to specific parcels, or parcels surrounding them.  As 
site specific reviews of the Future Land Use Map contained in the Master Plan are 
generally not advisable, the Planning Commission and Planning Staff have been 
identifying and listing the areas of concern since.   
 
Late in 2015, it was determined that a review of all such parcels and concerns would be 
initiated.  Although sooner than the 5 year review required by the Michigan Planning 
Enabling Act, the number of properties in need of review was felt to warrant this early 
review process.  An early start to this process will also ease the wait time for parcels in 
need of land use designation changes to proceed forward with development. 
 
N. Saginaw Rd Area 
The first specific area identified for review was the N. Saginaw Rd area, generally 
extending from Dublin Rd west to the Midland Urban Growth Area (MUGA) boundary.  
Beginning in December of 2015 and extending to the July 26, 2016 Planning 
Commission meeting, this area was reviewed and discussed by the Planning 
Commission in depth.  Monthly with the exception of June, the Planning Commission 
received updated information and/or provided opportunity for public input on the land use 
designations being considered.  The last of the reports prepared by Planning Staff will be 
considered by the Planning Commission at the July 26, 2016 meeting, prior to 
consideration of this report. 
 
N. Waldo Rd Area 
In March and again in May of 2016, consideration was given to the current land use 
designations applicable along the N. Waldo Rd corridor located north of US-10.  This 
review was initiated partially in response to a proposed retirement living facility in the 
area, and partially in response to concerns expressed by one of the property owners in 
this same area.  While various options for re-designation were considered, it was 
ultimately determined that the Primrose Retirement Communities site would be changed 
from Low Density Residential to Medium Density Residential, but that no further changes 
would be made in the area at this time. 



Annexations 
In addition to the above area specific reviews, a number of parcels have been annexed 
into the city limits since the Master Plan was last updated.  Of those annexed parcels, 
three do not have current land use designations applied to them by the Future Land Use 
Map of the Master Plan.  A summary of those parcels was requested by the Planning 
Commission in April of 2016 and presented on May 10, 2016.  The parcels and their 
proposed land use designations are as follows: 
 
Location  Property 

Owner 
Parcel 
Acreage 

Parcel History Master Plan 
Designation 

Proposed 
Designation 

Category 1 – Annexed parcels without current Future Land Use Map designation 
5600 Falcon 
Way 

Lyons 40 Annexation 
behind 
Hawks Nest 

Not 
designated 

Low Density 
Residential 

1111 Vance 
Road 

Carrick 3.5 Annexation of 
single lot 

Not 
designated 

Low Density 
Residential 

6309 W 
Wackerly 

Hellebuyck 2.53 Annexation of 
single lot 

Not 
designated 

Low Density 
Residential 

 
Development Proposals 
As Planning Commissioners are aware, the Master Plan and the land use designations 
applied to specific parcels heavily influence the review of site specific development 
applications.  In several cases over the past 3 years, our review of a development 
proposal has revealed the need for changes to the Future Land Use Map to better reflect 
our long range planning intentions for either the parcel subject to the application or for 
the surrounding properties. 
 
As with the annexed properties described above, the Planning Commission requested a 
listing of all such parcels in April of 2016, and was provided that list on May 10, 2016.  
The list of such parcels, with the proposed land use designation changes, is as follows: 
 
Location  Property 

Owner 
Parcel 
Acreage 

Parcel History Master Plan 
Designation 

Proposed 
Designation 

Category 2 – Properties Subject to or Adjacent to Recent Planning Application 
4710 
Eastman 

4710 
Eastman 
Road LLC 

0.9 Adjacent to 
Wal-Greens – 
proposed RC 
zoning 

Commercial Office-
Service 

6001-6205 
Woodpark 
Dr 

Multiple 
Owners 

10 
separate 
parcels 

Adjacent to 
proposed 
rezoning for 
Tim Horton’s 

Office-Service Low Density 
Residential 

2803 
Orchard Dr 

Dahlia Hill 0.5 (part) Proposed 
COM zoning 

High Density 
Residential 

Institutional 
and Civic 

410 W 
Indian St 

Murray 0.14 Portion 
recently sold 
by City 

Medium 
Density 
Residential & 
Downtown 

Downtown 

4203 W 
Main St 

Northwood 
University 

30 Proposed 
COM zoning 

Multiple 
Designations 

Institutional 
and Civic 

 
Additionally, Planning Commissioners took up the question of how best to designate the 
front acreage of the Bennett Construction property located at 9203 N Eastman Ave.  A 



consensus of the Planning Commissioners was not reached, but direction was ultimately 
provided to identify the parcel frontage for Commercial purposes, with additional 
discussion to follow as the public input process proceeds. 
 
NEXT STEPS: 
  
Maps showing each of the areas and/or properties discussed above are attached to 
illustrate the changes to the Future Land Use Map now being proposed.  A consolidated 
and updated Future Land Use Map is also attached that includes each of the changes 
noted above. 
 
Subject to any direction received from an earlier report on this agenda concerning the N. 
Saginaw Rd area, our initial review process is now complete and all recommended 
changes have been reflected on the draft Future Land Use Map attached.  Although we 
have provided opportunity throughout our process to date for public input and comment, 
the formal public comment phase of this Master Plan update now needs to commence. 
 
Provided the Planning Commission is satisfied with the attached Future Land Use Map 
in the form provided, the next step in the process is a motion recommending this map to 
City Council and requesting approval to circulate the proposed plan in compliance with 
the standards of the Michigan Planning Enabling Act.  From there, City Council will take 
the matter up and determine whether to grant such approval, or not.  If granted, the draft 
plan update will be circulated to all agencies and governmental units required under the 
Michigan Planning Enabling Act.  Those agencies and units of government will have 42 
days to provide comments to us on the draft plan.  Any comments received will be 
presented to the Planning Commission for consideration at a future, fully noticed public 
hearing.  Following completion of the public hearing and consideration of any public 
input received, Planning Commission consideration and adoption of this proposed 
Master Plan update can take place. 
 
From the perspective of timing, should the Planning Commission recommend the draft 
Master Plan update to City Council on July 26, 2016, City Council would take the matter 
up at its August 15, 2016 meeting.  If approved for circulation at that time, and 
accounting for the required circulation and public noticing requirement, it is anticipated 
that a public hearing before the Planning Commission would be scheduled for October 
11, 2016.  These dates are, of course, subject to change based on Planning 
Commission action and City Council agenda scheduling. 
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