


ARMADA TOWNSHIP

PLANNING COMMISSION
23121 E. MAIN STREET, P.O. BOX 578
ARMADA, MICHIGAN 48005
PHONE:(586) 784-5200 FAX: (586) 784-5211
EMAIL: PLANNING@ARMADATWP.ORG

Minutes

Wednesday, February 18, 2026- 7:00 p.m.

Regular Meeting

1.

N

Call to Order- Abercrombie called the meeting to order at 7:00 pm.

. Pledge of Allegiance- Abercrombie led the Pledge of Allegiance

Roll Call

a. Presentat Roll Call: Chair Abercrombie, Vice-Chair Kehrig, Commissioners
Patchak, Finn, Jabara and Nikkel. Finlay Absent with notice.

b. Also present: Planner Habben, Township Attorney Linda McGrail and Recording
Secretary Bailey

Approve/Amend Agenda-Motion by Finn, 2" by Nikkel to approve the agenda as
amended to add under New Business, B. APC Towers Historic Housing Request.
All Ayes- Motion Carried

Approval of Minutes-

a. Regular Meeting Minutes January 21st, 2026. Motion by Nikkel, 2" by
Abercrombie to approve the regular meeting minutes of January 21st, 2026, as
amended. All Ayes- Motion Carried

Public Comments- None

Public Hearing- None

Reports and Correspondence:

a. Project Status Report- January 2026. Motion by Kehrig, 2" by Patchak to
receive and file reports and correspondence as presented.
All Ayes-Motion Carried

Unfinished Business: None




10. New Business-

a. Frontier Farms Site Plan Review for Homeschool Co/op located at 69475
Romeo Plank Rd, Parcel #13-02-31-400-035. Chad Asman representative for
Frontier Farms spoke about the project. The property was conditionally
rezoned last year for a bakery, but that tenant left and they were approached
by Raising Warriors Collective Academy to establish a learning center on the
property that was rezoned to B-1. Planner Habben went over her report dated
2-11-26, stating there was missing information and the applicant needs
direction from the Planning Commission. There was discussion on the
classifications for this use as to whether it is a nursery, church, or daycare.
Habben read the definition for nursery school, day school, and child center
that s listed in the Armada Township Zoning Ordinance and explained how
this use fits within this definition. Lindsay Sokana, owner of Frontier Farms,
spoke to the concern of the school already being operational on the property
without being approved. Sokana said that deadlines were missed when
submitting their application and they did not want to lose this tenant and had
let them run the academy in their greenhouses. She clarified that there was a
heating issue with the greenhouses and they then allowed the school to
move into the building temporarily. Nikkel then informed Sokana that this
building was built as an agricultural use building and was never inspected to
have people inside. Asman stated that this school does not require a license
to operate and it is more like a private club and usually would meet in
churches. The hours for the school will be 9am-3pm, which is diferent than
the 8am-5pm listed on the site plan. Landscaping was then discussed to
screen the property from the residential property to the south.

Motion by Nikkel, 2"¢ by Abercrombie to require adding a green belt along the
south property line starting at the southwest corner of the property 100 feet
to extend past the front porch of the building. The greenbelt shall consist of 1
evergreen every 15 ft. for a total of 7 trees.
Ayes- Nikkel, Finn, Patchak, Abercrombie
Nays- Kehrig, Jabara

-Motion Carried
The PC will waive section 2.33 pathways to not require a sidewalk along
Romeo Plank Rd. Section 5.06 trash receptables was then discussed.
Applicant stated there is already an enclosure on site that is 8 yards in size.
The PC will not be requiring an additional dumpster but would like the current
enclosure shown on the site plan. Section 6.01 talks about parking



requirements and that 5 stacking spaces were required per the zoning
ordinance, but they will not be used by the school. The parents will park and
go into the school with their children as the parents do stay in the school all
day and help with educational process. The 5 required spaces were met but
discussion was had on whether the location of the spaces and the
dimensions are appropriate. PC agreed the location and size are acceptable.
At a minimum a note should be on the site plan addressing the use of
temporary signs to identify the stacking space location in the parking lot
during hours of operation. Kevin Kanehl, Fire Marshal for Armada Township
spoke on fire code and a fire lane. The applicant may have to coordinate with
the Michigan Bureau of Fire Services due to this being an educational facility
and they would have jurisdiction overseeing this. Exterior lighting was then
discussed and if there are lights along the access path. Asman stated there
are lights under the overhang and above every door. The PC would like the
location of existing lighting shown on the site plan. The PC would also like the
location of the well and septic on the site plan and the hours of operation
updated on the site plan.
Motion by Kehrig, 2" by Jabara to postpone the site plan for a homeschool
co/op located at 69475 Romeo Plank Rd, Parcel # 13-02-31-400-035 to give
the applicant time to revise and resubmit the site plan to address the missing
information as noted in the planner’s review letter.
Ayes- Abercrombie, Patchak, Kehrig, Jabara, Finn
Nays-Nikkel

-Motion Carried
Motion by Nikkel, 2" by Abercrombie to excuse Township Attorney McGrail
and Fire Marshal Kevin Kanehl and to take a 5-minute recess.

All Ayes- Motion Carried
Motion by Nikkel, 2" by Abercrombie to restart the meeting at 9:10pm.

All Ayes-Motion Carried
b. APC Towers Historic Housing Request-Abercrombie read the email from
the Environmental Corporation of America requesting comment for a
telecommunications structure near 78230 McFadden Rd and its proximity to
historic homes in the area. Any comments can be directed to the planning
and zoning administrator to send on behalf of the township.

11. PC Projects: Zoning Ordinance Update- Section 6.0 Exterior lighting and section
6.20 Performance Standards were discussed with the PC agreeing to the changes
that were suggested regarding lighting fixtures height, illumination, and noise levels.



Section 6.30 Waste Receptacles were also discussed with when a dumpster should
be required and also the gate materials that would be considered acceptable.

12. Public Comments- Chair Abercrombie thanked Jabara for his many years on the
Planning Commission. Finn thanked the PC for sending flowers. Nikkel spoke on the budget
regarding the zoning ordinance update.

13. Adjournment- Motion by Nikkel, 2" by Finn to adjourn the meeting at 9:59pm.
All Ayes- Motion Carried

Respectfully submitted:

Michelle Bailey, Recording Secretary
Approved:

Date:

Beth Abercrombie, Chair


















Date-3-16-2026

Armada Township

Planning Commission Application # PSPR26-002
23121 E. Main Street, P.O. Box 578

Armada, MI 48005 Review feebl,875.00
Telephone: (586) 784-5200

Application for Site Plan Review/Special Land Use Approval

SitePlan___~  Site Plan Administrative Review x Special Land Use__
Appjjmn_ﬁs namehTrjIlium Famn Events Address 16191 32 Mie Road
City Amada Twp. State M! Z1P 48005 - ~ Phone 248-249-2498

Applicant email address iodiekinney@aol com o
Name of proposed development Existing SLU Trillium Farm Events

Proposed use Event Bam o
Parcel number 13-02- 31-400-004

Complete legal description (use back or attach separately)

Existing zanin&SLU Size (m acres) 102
Legal owner JodeKinney

Legal owner contact information

Site Plan Preparer Mauro Engineenng e
[f petitioner is not the owner, state basis for representative (i.e. attorney, representative, option-to-

buy)

Four (4) paper copies of the Application, Review Checklist, Letter of Intent and Site Plan, and an
electronic version of the site plan (thumb drive or emailed to planning@armadatwp.org) shall be
submitted to the township by 12:00 p.m. (noon) by the 3rd Monday of the month, one month prior
to the targeted scheduled planning commission meeting. The site plan shall include all
infortnation required by Article 1V of the Armada Township Zoning Ordinance. The applicant or
representative must be present at the planning commission meeting. All plans must be folded to 8
4 x 11 when presented. A recommendation may or may not be made at the meeting.

The undersigned deposes that foregoing statements and answers and accompanied information are
true and correct. The undersigned authorizes the members of the Armada Township planning
commission and/or employees of the building department to enter upon the described property to
visually inspect the proposed site before and after hearings scheduled for this application. Written
notification of any inspection shall be given to the applicant by the Township prior to any
inspection. Any additional costs incurred by the township, above and beyond the charged review
fee, shall be paid by the applicant. All additional fees shall be paid prior to the issuance of any

building permit.

/s

03/16/26
ature of applicant Date Signature of legal owner if not applicant Date
Jodw P. Kinney
Please pnnt/type name hare Please print/typc name here

Rewvisad December 2025



Armada Township

Planning and Zoning
23121 E. Main Street, P.O. Box 578

Armada, Michigan 48005
Site Plan Review Checklist

Pro[oct Name:

As required by Section 4.02: Submission Requirements of the Zoning Ordinance No. 114, a required site plan
shall include the entire site under the control or ownership of the applicant with all areas proposed for
improvement shown. Unplanned areas of the site shall also be shown.

———

All site plans submitted for consideration shall include the following information.
If one of the following categories is not applicable, provide details in the “Notes” column below.

r—

t——_—__—_____

General Site Data

—

Provided | Notes

e ——

a. The site plan shall be prepared by and carry the seal and signature of the
registered architect, landscape architect, community planner, land
surveyor or professional engineer who prepared it, and shall consist of E

[ one or more sheets necessary to adequately provide the required data.

- — 4# — — 4

b. The dimensions of all improvements and yards shall be labeled in a nf
manner that clearly indicates the plan's compliance with the applicable D a
Zoning Ordinance standards and requirements.

} —

c. Northpoint. Scale should customarily be provided at 1" = 20" or 1" = 30".
For largescale development, 1" = 50" or 1" = 100" may be acceptable, I
provided all important typical areas and Ordinance requirements are L;_'
thoroughly detailed in clearly recognizable form and presented at the
customary scale.

P - — =

d. Complete legal descnption. E
- - — — — = e it
Size of the site expressed in acres. m
= {- +
A legible location map (4 inches = 1 mile) showing major roads, nearby
cross- streets and property lines, where necessary. [)—d
i - BT A Wt B e
g. Zoning of site and all surrounding property. @
h. Proposed address, if available. X] __J
r — — — S re— + —_
i.  Location of existing structures and improvements onsite (indicate if any
such structure or improvement is to be removed) m
. —— S %
]. Location of proposed structures and improvements. E

Armada Township, Michigan - Site Plan Checklist
Updated: November, 2022 1



-1 i T
Provided | Notes
! = i —
Yards/setbacks and critical dimensions between buildings and other site n/a
improvements D
L | L
Existing improvements (buildings, parking, driveways, sidewalks, signs,
fences, walks etc.) within two hundred (200) feet of all property lines. B
- 4
. Topography at two (2) foot contours (existing and proposed), if site n/a
drainage is affected. All grades shall be provided using USGS Datum. D
t i 4
Recorded easements. E )
; | jaxe
Building Plans
l L
All architectural building elevations (front, sides and rear). B
b. Type of surface material and design of all exterior surfaces. @
= - 1
Dimensioned floor plans. D
- b } RS [
Access, Parking and Circulation
— — - T T
Existing and proposed rights-of-way for all abutting roads. E
! 1
Location and dimensions of all driveways and street approaches. [Z]
-t -1
Indicate the type of surface (paving). [Z]
' T T
Parking spaces (location, number, dimensions, aisle dimensions, and
surface matenal). m
= -t -
Site circulation pattern (direction of pedestrian and vehicular traffic flow if
one- way or not obvious from the arrangement). D_(-]
Environmental Features
# - — Pr—
Complete landscaping plan, including ground cover and the location,
number, type and size of all proposed plantings. D
8 2
Indications of trees and shrubs shall only be used on the site plan where
trees and shrubs exist, or where such vegetation will be planted prior to D
occupancy.

Armada Township, Michigan ~ Site Plan Checklist
Updated: November, 2022

- e~ ——



-

Provided | Notes
o SRR R 8 = J gl
c. Whenever a tree or group of trees of six (6) inch caliper or greater is to be n/a
removed as part of the planned improvements, its or their location shall D
be shown on the site plan in dotted outline and noted “to be removed.”
- ! =
d Greenbelts, walls and/or berm details (provide at least one cross-section n/a
for each type used.). D
L -+ | .
e. Treatment of all undeveloped areas (such as seeded, sodded, plantings,
maintenance or other). @
L s S ) R
f. Trash receptacles and method of screening. EJ
b { !
g. Site lighting details (location, height, type, intensity and shielding). E
L - |
h. All signage to be located on site (including location, size, height, area of
sign surface, and illumination). bZl
| + 7
I.  Location and extent of wetland areas or floodplains (if applicable). E
L = | S8 IR O] WL I
Other Information
ﬁ — ——
a. Location of all site utilities, including well or septic system [;]
& { !
b. Site drainage charactenstics and improvements. D n/a
K |
c. Park or recreation areas (show boundary and size in square feet). D n/a
| — -
d. Fences, screen wall or similar structure (location and details). [g]
t [ %
e. Statistical data shall be fumished, including: number of dwelling units;
size of dwelling units (i.e., 1-bedroom, 2-bedrooms and 3-bedrooms), if
any; and the total net acreage involved. (In the case of mobile home D n/a
parks, the size and location of each mobile home site shall be shown).
| Jo e e ) i
f. Where large equipment or machinery is to be installed as part of the
development, the location, type, horsepower, fuel, dimensions and other D
data of all such equipment and/or machinery shall be indicated. n/a
t — 1 T
g. Location of storage, use and disposal areas, if any, for hazardous
substances and evidence of approval by the applicable federal, state or ['_‘] y
local review agency. a
e 4 —
h. List of hazardous substances used, stored or generated at the proposed
facility. =] ol

Armada Township, Michigan -~ Site Plan Checklist
Updated: November, 2022




FLOOD LIGHT

FLOOR LIGHTS TO BE PROPOSED ON THE
EXTERIOR OF THE EXISTING GARAGE.

EXISTING FLOOD LIGHTS TO REMAIN OVER
THE EXISTING STORAGE BUILDING.

EXISTING OVERHEAD LIGHTS TO REMAIN OVER
THE DOOR ENTRANCES TO THE EXISTING
BARN; FRONT AND SIDE DOORS.

WALKWAY LANDSCAPE LIGHT

Details

Actual Color Temperature (K)
Coler Rendering Index (CRI)
Color Temperature
Color/Finish

Color/Finish Family
Dimmable Capability
Durability

Exterior Lighting Product Type
Features

Fixture Material

Glass/Lens Type

Included

Lens Material

Light Beam Angle

Light Bulb Type Included
Material

Maximum Lumens

Number of Lights

Qutdoor Lighting Features

4000

80

Bright Whits
Bronze
Bronze

0-10-Volt Dimming

Water Resistant, Weather Resistant

Floodlight

Dimmable, Dusk te Dawn
Aluminum

Clear

Hardware Included
Bolycarbonate

180

Integrated LED
Aluminum

5000

1 Light

Adjustable Lamp Head, Dusk to Dawn, Water Resistant, Weather Besistant

PER OWNER
/ABXEIA
*
® POWER:
INTEGRATED 3W COB "
AC 12V WARM WHITE 2
300K —
® BODY: |
HEAVY DUTY CAST
ALUMINUM (==
@ WATERPROOF
RATING:
P65 174
@ LIFE SPAN:
60,000 HOURS
@ FINISH:
BLACK
@® [INCLUDED: ‘
ABS GROUND SPIKE — 4
EXISTING DESCRIPTION PROPOSED
SILT FENCE —S
C STORM SEWER —_—(—
N SANITARY SEWER —_——
—_ —_— WATER MAIN —_— —
6 GAS MAIN —_—
——ok OH OVERHEAD WIRES —— OH——O———
T UNDERGROUND TELEPHONE T-
—_— OVERHEAD ELECTRIC —=
—_— W UNDERGROUND ELECTRIC — W
—o—o—0— FENCE OR GUARDRAIL —0——0—0—
—— RIGHT—OF—WAY P
_— — — EASEMENT _——
—— PROPERTY LINE
_— SETBACK LINE _—— —
_— ROADWAY CENTERLINE _
CONTOUR ——800——~
© SANITARY MANHOLE ®

STORM MANHOLE
REAR—YARD CATCH BASIN
STREET CATCH BASIN
FIRE HYDRANT

\ PIPE REDUCER

() VALVE AND VAULT, VALVE
® WATER STOP—BOX
— FLARED END_ SECTION
STREET LIGHT
GUY WIRE
o) UTILITY POLE
SIGN
SPOT ELEVATION
b SOIL BORING
——{>> | OVERLAND FLOOD ROUTE
1.0% DRAINAGE SLOPE

WATER’S EDGE OR ¢ OF DITCH

TREE, FIR TREE, BUSH

SECTION CORNER

CURB AND GUTTER
CLEANOUT

TELEPHONE RISER
CABLE RISER
ELECTRIC TRANSFORMER

FENCE SCREENING:

General Notes:

ALL INTERIOR GRADES (ARCHITECTURAL) SHALL BE VERIFIED BY THE
BUILDER, ARCHITECT AND/OR CONTRACTOR PRIOR TO CONSTRUCTION.
ALL TRADES MUST USE THE ARCHITECTURAL PLANS OF RECORD FOR

CONSTRUCTION

OWNER, BUILDER AND/OR ANY CONTRACTORS SHALL COMPLY WITH ALL
LOCAL CODES AND/OR ORDINANCES, APPROVAL OF THIS PLAN DOES
NOT RELIEVE ANY PARTIES FROM THOSE COMPLIANCE

Description Legend:
Tc — TOP OF CURB
DC — DEPRESSED TOP OF CURB
T™W — TOP OF WALK
TD — TOP OF DRIVE
ME — MATCH EXISTING
FG — FINAL (FINISHED) GRADE
SW — SWALE
HP — HIGH POINT
CB — CATCH BASIN
GFF — GARAGE FINISH FLOOR
FF — FIRST FINISH FLOOR
BFF — BSMT. FINISH FLOOR
STM—MH — STORM MANHOLE
SAN-MH — SANITARY MANHOLE
BLDG — BUILDING
T/WALL — TOP OF WALL
B/WALL — BOTTOM OF WALL
GRADE — TOPOGRAPHY SPOT GRADE
TREE — EXISTING TREE
BSMT — BASEMENT
UNEX — UNEXCAVATED
EOP — EDGE OF PAVEMENT
EOG — EDGE OF GRAVEL
P — PORCH
W/B — WATER BOX
IF — IRON FOUND
MF — MONUMENT FOUND
Cco — CLEAN ouT

UNAUTHORIZED USE
OF THIS DRAWING
WITHOUT WRITTEN
PERMISSION FROM

MAURO

ENGINEERING IS

STRICTLY

PROHIBITED, AND IS
A VIOLATION OF U.S.
COPYRIGHT LAWS

AND WILL BE

SUBJECT TO CIVIL

DAMAGES AND
PROSECUTION

CLIENT:

JODIE KINNEY

PROJECT LOCATION:

| | 4
u 33 MILE RD.
Site Data )
o
GOVERNING CODE: 2015 M.B.C. AND ARMADA TOWNSHIP ZONING ORDINANCE Y
: N e N
ZONING: R—1 RESIDENTIAL DISTRICT Spec|a| Land Use pd
. _ 1 <
USE GROUP: ASSEMBLY A-3 EXISTING ZONING OF PROPERTY : R—1 RESIDENTIAL ] i
PROPOSED : AGRI—BUSINESS VALUE ADDED FARMING
TOTAL EXISTING BUILDING AREA = 19,546 S.F. OPERATION FOR AN EVENT BARN L
— EXISTING INDOOR VENUE FLOOR AREA = 3,090 S.F. = . O
— EXISTING OUTDOOR TEMPORARY TENT FLOOR AREA = 3,500 S.F. @) = o
— PROPOSED LEAN-TO FLOOR AREA = 1,785 S.F. o O ” 5 =
PARKING REQUIRED: (1) SPACE FOR EACH 150 S.F. OF FLOOR AREA. NOteS Ve _ra A @)
— EXISTING INDOOR VENUE = 3,090 S.F./150 = 21 SPACES 0 50 150 Slte = o
~ EXISTING OUTDOOR TEMPORARY TENT = 3,500 S.F./150 = 24 SPACES B T o P AR T JTHER THIN PATHWAY &
= PROPOSED LEANTO = 1785 SF/150 = 12 SPACES ' ' —" — m
THERE WILL BE "NO PARKING— FIRE LANE” SIGNS LOCATED AT x
21+24+12 = 57 SPACES REQUIRED THE EMERGENCY TURN AROUND NEAR THE BARN. 25 100 0
TOTAL PARKING PROVIDED = 71 SPACES Z
— EXISTING PARKING PROVIDED = 50 SPACES SCALE 1”=50’ x
— PROPOSED ADDITIONAL PARKING PROVIDED = 21 SPACES
OCCUPANT LOAD = 100 PEOPLE MAX IN BARN. 200 PEOPLE MAX ON PROPERTY 52 MILE RD.
(PER FIRE MARSHALL)
TOTAL SITE AREA = 10.21 ACRES OnSite Contact' \_
JODIE KINNEY
586.726.2163
16191 32 MILE ROAD,
e Location map
ZONED
R—1
841.65'
N90° 00' 00"W \
£X. FLOWER / EXISTING FORESTED AND
GARDENS AND VEGETATED AREA TO REMAIN
g / WILD GRASS
= EX. TREES
LI TO REMAIN
N EX. FLOWER / % ? EX. 6'x6" DUMPSTER W/FENCE SCREENING .
o GQE%ENG%%/;D N OVER 10’x10° 6" CONCRETE PAD UNDER P
N / EX. TREES - DUMPSTER; PROVIDE (2) 6” BOLLARDS 2’ N
~ TO REMAIN EX. FLOWER N
%] \% GARDENS TO Y Parcel ID #02-31-400-004 BACK FROM EDGE OF DUMPSTER -
REMAIN
\ PR. GRAVEL PARKING IN
~ COMPLIANCE WITH
)] TOWNSHIP REQUIREMENTS
N S PER SECTION 8.01,B—6.3
N N
@ N 50.00° N ,
EX. FLOWER N S ex corn 8 PR. 6VI-II:IAYIT_L Ph%x F?—:?I%E
GARDENS TO g CRIB g
REMAIN \ 50.00’
.H
ZONED =
fe < 5 \ EXISTING |FORESTED AND PR. PARKING
N & VEGETATED |AREA TO REMA//N\ BLOCK (TYP.)
=Z
103.00° 8 5.50°
EX. FLOWER 3 EX. 3 o PR. 5° WIDE 110.00" ="
GARDENS TO EX. TEMPORARY BATHROOMS; $ STORACE g ORAVEL WALKWAY hpllii?ll_::%HTlNG
MENS: 2 STALLS + URINAL £X ORAVEL FIRE DEPT
WOMENS: 2 STALLS ' :
I 103.00° TURN AROUND (APPROVED
5 BY FIRE MARSHALL)
2 .
3 i . B / ex. FEncE TO /) WA o
N o EX. FLOODLIGHT EX. O _PARKING=FIRE EN EX. GRAVEL ~ BE REMOVED  § 9
T N TO REMAIN LANE” SIGN LOCATION o ‘DRIVE 3 < PR. LIGHTING
: IS |
N 1 EX. GRAVEL - N MARKER ZONED
| 50.00 | DRIVE D C =T
| |
: : | 6 12[[h2 15 4[] 22000
EX'CLA//SfOTg S/@AE//\?/CH EX. FLOWER / E } } 371.66° ol HH H
. d RS - | ’
GARDENS AND pe) 1S <Y ., & | . H EX. 12’ SERVICE H
WILD GRASS ol!S S EX. "NO PARKING—FIRE | o Eex parkinG DRIVE T0 REMAIN FOR| I | =
S| IR Rl LANE" SIGN LOCAT/ON\ 3 BLOCK (TYP.) HH OWNER USE AND H &
EX. FLOWER $|1 EX. OUTDOOR | O H Q© DUMPSTER PICK—UP .
GARDENS TO EX. N1 TEMPORARY TENT | EX. TREE TO o M ﬁ S
REMAIN SILOS £x I max 35° TALL | REMAIN (PARKING H 3 . w
N ! ! TO SURROUND) 5 HH H & =
! 50.00° ! <.
150 e IJ EX. TREES © HH H ':o 'l:
- - . [m} .
Q 2 TO REMAIN , HH EX. PARKING IN S~
) ’\ COLUMNS 2 CONCRETE EX. 6" TALL MAX. SOLID P COMPLIANCE WITH H o |9
= ROOF LINE. o EX. CONCRETE PVC VINYL FENCE O S HH TWP REQUIREMENTS o ©
A o\ /FLOOR LINE AURMENT | 53 PER SECTION | S
. z = 8.01,8-6.3
EX. LOADING/UNLOADING S PR. LEAN-TO. 3 EX. WALKWAY H ‘g HH W,/BUMPERS FOR H
: J 5 EX. 5° WIDE '
AREA AT BARN Q S 18.5 TALL MAX105.00' % EX. WALKWAY CONC. WALKWAY LIeHTS H N HH 50 SPACES H ~~
EX. TREES N . A LIGHTS © B -
: 103,00 HH S H
TO REMAIN //// s 0 e — o \ 5 — o Jn.c. S ;
, . IS \ Z) ) .
17.0Q’] 133,00 6 -
va ™ o ol — o — o = © HH c O
% 150.00° / / T — EX. FLOOD | ;
EX. FLOOD ]
. £X. INDOOR \ EX. OVERHEAM EX. LOGS LIGHTS LIGHTS H CC
g?;x WEDDNG VENUE ° LHTS 10 % WITH FLOWERS \ =
i H - qy EX. 5° WIDE 24.00’ o
Legal DeSCI’Iptlon. CONC. WALKWAY  3.00’ 5 ©
EX. OVERHEAD Y 3 GAER)XG E .
ELECTRICAL TO POLE
T5N,R13E, SEC 31 COMM AT S 1/4 POST ZONED ';U ALONG 32 MILE RD. x EX. OVERHEAD D/gi(vlg N C
SEC 31; TH E 1103.90 FT ALG S SEC LINE R-1 EX. NORTH BRANCH 9 % LIGHTS TO ; -l
- = ) REMAIN 24.00
TO PT OF BEG; TH E 391.30 FT ALG SD CLINTON RIVER ol. 6@ EX. FLOWER ¥o)
SEC LINE TH NO*07'54 E 657.77 FT; TH W 0 8 o GARDENS AND — &
841.65 FT TO CEN LINE OF N BRANCH OF 4 B N WILD GRASS X C
CLINTON RIVER; TH ALG SD CEN LINE THE I52) ()]
FOLL COURSES AND DISTANCES: S12*12'24 5’) EX. TREES O
W 98.98 FT AND S37*58'49 E 392.11 FT 5 TO REMAIN qh)
AND S03*09°'56 E 53.50 FT AND S48+38'18 ES S
E 300.45 FT TO PT OF BEG. 10.21 AC. \ Z
()
% EX. 14 S
GRAVEL DRIVE - x
S L
g EX. WELL FOR S o
\ HOUSE %t PN o
o 23 é éi) =
= § EX. 24’ GRAVEL e
%‘ RTERMEAF/i i DRIVE FOR GUEST %
S ENTRANCE AND EXIT S
NN /| x
Q
0~76\ 6\ = PR. VENUE SIGN; W
’ \ 6’:1" WIDTH TO i T
HEIGHT RATIO: -
o
9 VERIFY W/ OWNER |9 EX. 12’ SERVICE
9 24.00" DRIVE TO REMAIN FOR |
EX. NORTH BRANC OWNER USE AND
CLINTON RIVER DUMPSTER PICK—UP
O
5
\ EX._"DO NOT Ex R@’mv/iﬂ\ EX. ENTER™ SIGN EX. "DO NOT _|
- ENTER” SIGN ENTER” SIGN |
X. 33 ROW, X EX. 33’ ROW ™S
\ / B
& —
A N90° 00' 00"E ¢ OF ROAD N90° 00' 00"E
¥ 1103.90' 391.30'

SOUTH 1/4 SECTION POST
SECTION 31

RAY TOWNSHIP

ZONED
B—2

16191 32 Mile Rd. (120' R.O.W.)

Ur

Development

Ph: (586) 247—2800 =

Fax: (586) 247—2811
Visit us at: www.mauroeng.com

qgrneering

& Building ELIIUEYEY « Civil Engineers=Designers

Mauro Engineering
48657 Hayes Road Shelby Twp., Ml

Mauro Engineering

= Planners

48315

2.) This plan shall not be used to set foundations.

1.) Assumes no responsibility for given house dimensions. Client must verify dimensions prior to const.

3.) Setbacks shown on this plot plan were obtained from the municipality. Since deed restrictions are not

supplied by the municipality, the client must verify any special Subdivision restrictions.

lead locations.

6.) No title work given at the time of survey

4.) Lead locations shown on plan are approx. from approved plans. Contractor to field verify all

5.) Assumes no responsibility for house placement designed within 0.5' of approved setbacks.
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Passed as presented. 

-Kevin Kanehl, Fire Marshal


CANDICE S. MILLER
COMMISSIONER

IN

.,

| o SR
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October 2, 2024

Armada Township Planning Commission
23121 E. Main Street P.O. Box 578
Armada, MI 48005

RE: Trillium Farms — 16191 32 Mile Road
Parcel ID 13-02-31-400-004 — 10.21 Ac
Site Plan Review

Dear Commissioners,

The Office of the Macomb County Public \Works Commissioner has reviewed the site plan for the
project referenced and offer the following comments:

The site is located within the North Branch Clinton River Drain Drainage District and is traversed
by the North Branch Clinton River along the westerly boundary. Any stormwater discharged to
the North Branch of the Clinton River would require an approval from the Michigan Department
of Environment, Great Lakes, and Energy.

Furthermore, it appears the proposed site disturbance is less than one acre; therefore, this project
is not required to meet MCPWO'’s Procedures and Design Standards for Stormwater
Management (Rev. March 1%, 2024). If the proposed construction activities remain unchanged,
a no objection letter can be requested at engineering submittal phase.

Prior to the engineering design submission, it is advisable that the design consultant schedule an

engineering meeting with this office to discuss how our standards may apply by contacting
Heather Morin at (586)-307-8280 or heather.morin@macombgov.org.

Sincerely, i

Daryl D. Gapshes, P.E.
Plan Review Manager

Macomb County Public Works Commissioner Candice S. Miller
21777 Dunham Road, Clinton Township, Michigan 48036
MAIN LINE: 586-469-5325 | ENGINEERING 586-469-5910 | SOIL EROSION 586-469-5327



Bryan Santo, P.E.

Director
Macomb County Department of Roads

Office: 586-463-8671
117 South Groesbeck Highway, Mount Clemens,

M1 48043
Web: macombgov.org/roads

From: Bryan Santo <BSanto@RCMCWeb.org>
Sent: Thursday, October 10, 2024 4:08:23 PM
To: Michael Taylor <mtaylor@kirkhuthlaw.com>
Cc: Robert Bush <RBush@RCMCWeb.org>
Subject: RE: Trillium Farms Armada Township

Good afternoon -Mike

Looking at the information below, MCDR does not have objection to the ingress/egress to that venue
from 32 Mile Road.

Thank you,

Bryan
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	Site Plan History
	Site Plan Review
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	Site Dev Design D-1 Armada Twp Zoning Ord.pdf
	Article 6 General Development Design
	Section 6.00 Intent
	A. Provide for a consistent community character consistent with the Master Plan’s vision.
	B. Screen and buffer incompatible views and activities within and between uses.
	C. Define the limits of site functions and areas.
	D. Reduce or eliminate glare into and from adjacent sites and activities.
	E. Reduce dust and other pollutants from the air.
	F. Control noise and provide acoustical modification into and from adjacent sites.
	G. Contain odors and minimize their passage into and from adjacent sites.
	H. Control the direction and velocity of surface water runoff and minimize soil erosion.
	I. Maintain aesthetic quality of property and preserve its value.
	J. Maintain and enhance the visual quality of the Township.
	K. Consistent community character

	Section 6.10 Exterior Lighting
	A. Lighting in all use districts, excluding single family residential homes shall conform to the following requirements as to type, location and intensity.
	B. All outdoor lighting used to light the general area of a specific site shall be shielded to reduce glare and shall be so arranged as to reflect light away from all adjacent residential districts or adjacent residences.
	C. All outdoor lighting fixtures total height shall not exceed the maximum building height allowed in that zoning district. (Figure 6-1)
	D. All outdoor lighting shall be directed downward toward and confined to the ground areas of lawns, parking lots or surface areas, except as noted in F. below.
	E. All lighting in non-residential districts used for the external illumination of buildings, so as to feature said buildings, shall be placed and shielded so as not to interfere with the vision of persons on adjacent highways or adjacent property.
	F. Artificial light shall be maintained stationary and constant in intensity and color at all times when in use. There shall be no flashing, oscillating, moving or intermittent type of lighting or illumination except for an approved LED display. In ad...
	G. Holiday or ornamental lighting are not required to meet these requirements.
	H. The intensity of the outdoor lighting shall have an average illumination in the following areas per the zoning district classifications:
	I. The outdoor lighting shall have a zero (0) footcandle reading when the adjacent property is a residential zoning district or a residential use.
	J. All lighting shall meet requirements of the Michigan Building Code.
	K. A lighting as-built plan shall be submitted for all developments to which this Ordinance applies.

	Section 6.20 Performance Standards
	A. The sum of the effects of concurrent operations on two or more lots measured at any property line shall not be greater or more offensive to the senses than the standards contained in this Section. Compliance with the provisions of this subsection b...
	B. Noise. No operation or activity shall be carried out in any zoning district which causes or creates measurable noise levels exceeding a sound level duration or volume that is inconsistent with the residing zoning districts.
	C. Odors. Odors from any use shall not be discernible at the property line to a greater degree than odors from plants for the manufacture of electronic equipment. The values given in Table III (Odor Thresholds) in the latest revision of Chapter 5, “Ph...
	D. Glare. Any operation producing intense glare or heat shall be confined to an enclosed building so as to completely obscure and shield such operation from direct view from any point along the lot line, except during the period of construction of the...
	E. Vibration. Vibration shall not be discernible at any property line to the human sense of feeling.  In the Industrial District, vibration shall not cause a ground displacement exceeding .003 inches, as measured at any property line, and not detectab...
	F. Smoke. Emission of smoke on the site shall be controlled so that a nuisance will not result. Emission of smoke shall not exceed the number 1 standard as established by the Ringlemann Chart. In the Industrial District, the emission of smoke shall no...
	G. Gases. Fumes or gases shall not be emitted at any point in concentrations or amounts that are noxious, toxic, or corrosive. In the Industrial District, no obnoxious odors or gases shall be emitted which may be harmful to public health and/or safety.
	H. Electrical Radiation. Electrical radiation shall not adversely affect at any point any operations or any equipment other than those of the creator of the radiation.
	I. Air-Borne Matter General. There shall not be discharged from any source whatsoever such quantities of air contaminants or other materials which cause injury, detriment or nuisance to the public, or which endanger the comfort, repose, health or safe...
	1. Method of Measurement. For the purpose of determining the adequacy of such devices these conditions are to be conformed to when the percentage of excess air in the stack does not exceed fifty (50%) percent at full load. The foregoing requirement sh...

	J. Storage of Hazardous Substances.
	1. Applicability. These provisions apply to all businesses and facilities that use, store or generate hazardous substances in quantities greater than 100 kilograms per month (equal to about 25 gallons or 220 pounds). All hazardous substances regulated...
	2. Above-Ground Storage.
	a. Primary containment of hazardous substances shall be product-tight.
	b. Secondary containment of hazardous substances shall be provided for all facilities, subject to site plan review. Secondary containment shall be sufficient to store the substance for the maximum anticipated period of time necessary for the recovery ...
	c. Outdoor storage of hazardous substances is prohibited except in product-tight containers which are protected from weather, leakage, accidental damage and vandalism.  Secondary containment shall be sufficient to store the substance for the maximum a...
	d. At a minimum, State and Federal agency requirements for storage, leak detection, record-keeping, spill prevention, emergency response, transport and disposal shall be met Below-Ground Storage.

	3. Below Ground Storage.
	a. At a minimum, regulations of the Michigan Department of Natural Resources, Michigan Fire Marshall Division, and the Township for the installation, inspection, maintenance of a leak detection system, inventory and record-keeping, emergency response ...
	b. All underground storage tanks which have been out-of-service for nine (9) months or longer shall be removed from the site before a building permit is issued. This requirement may be adjusted by the Fire Chief in situations where a clear timetable f...



	Section 6.30 Waste Receptacles
	A. Number of Enclosures. The location of trash receptacle or method of trash removal shall be indicated on a site plan.  All such trash receptacles shall be located so as to facilitate collection and minimize any negative impact on persons occupying t...
	B. Material and Color. All trash receptacles shall be screened on three (3) sides by decorative masonry walls. The color shall be similar to, or compatible with, the exterior construction materials used elsewhere on site.
	C. Enclosure Dimensions. The height of the masonry screening shall be six (6) feet in height. The enclosure shall be at least ten (10) feet by ten (10) feet. The walls shall be maintained so as to remain structurally sound and neat and clean in appear...
	D. Gate Material. The enclosure shall be a solid face. Example acceptable materials are wood, metal, PVC, etc. Chain-link fencing with view obscuring slats or wooden fencing shall not be considered to be suitable gate material.
	E. Placement. All trash receptacles shall be located on site to be as accessible as possible without interfering with vehicular circulation patterns. (Figure 6-2)
	1. Trash receptacles shall be so located and arranged to minimize their visibility from adjacent street(s). Acceptable screening methods include landscaping or buildings.
	2. No trash receptacle shall be placed any closer than forty (40) feet to any residential zoning district or residential use.
	3. No trash receptable shall be located closer than ten (10) feet from any property line.
	4. All trash receptacles shall be located on site to be as accessible as possible without interfering with vehicular circulation patterns.

	F. Pad Dimensions. All trash receptacles shall be placed on a concrete pad having a minimum dimension of ten (10) feet by ten (10) feet.
	G. Bollards. Concrete or metal bollards shall be placed between the trash receptacle and the rear wall of the enclosure.
	H. Trash shall not be allowed to overflow from the receptacle.

	Section 6.40 Building Appearance
	A. Applicability. In any commercial, multiple family, or industrial zoning district where a principal building or accessory building is erected or placed within two-hundred (200’) feet of the front lot line, the front walls of said building or accesso...
	B. The approved exterior treatment shall be uniform on all sides of the building that are visible from a public right-of-way or abut a single-family residential district or use. Any ancillary buildings or out-lots shall be architecturally compatible w...
	C. Color. Prohibited colors for building facades include neon, metallic, or fluorescent.

	Section 6.50 Fences
	A. The erection, construction, or alteration of any fence must meet the requirements of this Section.
	1. Any proposed fence located along a property line for a single family residential shall require a zoning permit with a plot plan meeting the informational requirements in Section ###.
	2. Any fence proposed for a use other than single family residential or agricultural activities shall be reviewed by the Planning Commission. When only a fence is being proposed a plot plan meeting the informational requirements in Section ###.

	B. No fences shall be erected along the line dividing lots or parcels of land or located within any required side or rear yard in excess of six (6) feet or less than three (3) feet in height above the average finished grade of the land on either side ...
	C. Only decorative, non-obscuring split-rail, picket or other open style fences, twenty-four (24) to forty-two (42) inches high, as measured from the average finished grade of the land on either side of said fence, shall be permitted in a front yard. ...
	D. All fences hereafter erected shall be constructed of materials customarily used for fences (wood, wood simulated vinyl, chain link, wrought iron) and be properly maintained at all times. Barbed wire, or any other sharp or pointed object(s) of any k...
	E. Street side yard fences, other than those permitted above, shall be setback a minimum of fifteen (15) feet from the street right-of-way.
	F. The decorative side of the fence shall be directed outwards and be visible to adjacent properties.  Further all fences shall be kept in an acceptable and safe manner
	G. Fences constructed as a part of a cemetery, storage facility, or any other non- residential use may be constructed up to a height of six (6) feet in the front yard subject to site plan approval by the Planning Commission.

	Section 6.60 Pathways
	A. Applicability. For multiple family and subdivision developments an internal sidewalk system shall be developed.
	B. Pathways shall be constructed in the proposed right-of-way, generally one (1) foot from the outermost edge and shall meet the requirements of the Armada Township Engineering Ordinance.
	C. Waiver. The Planning Commission may waive the provision for pathways when an acceptable more imaginative interior solution is provided. The Commission may also outright waive the requirement for pathways upon the determination that pathways are not...

	Section 6.70 Residential Entry Ways
	A. Intent. The intent of this provision is to maintain the Township’s existing agricultural, rural, open space character while allowing for decorative entry structures which demarcate the entrance way of a subdivision, allow for the convenience of loc...
	B. Applicability. These regulations pertaining to entry walls, columns or fences for all subdivisions, site condominiums, and multiple family developments.
	C. Maximum Length. See provisions below:
	1. A wall shall not provide a continuous façade of more than twenty five (25) feet in any direction. Continuous walls and/or columns shall not be permitted along any adjacent exterior roadways except at such entry way.
	2. Open air fencing may be permitted along the entire exterior of the development. Such fencing shall be of a decorative nature, such as split rail or picket type fence and shall not exceed forty eight (48) inches in height

	D. Maximum Height. Such entry wall shall not exceed an average height of six (6) feet.   Architectural embellishments, columns, etc. may extend an additional two (2) feet above the six (6) foot high maximum.
	E. Illumination. If an entry way is to be lit, it shall be externally lit.  Such lighting should not exceed a total of sixty (60) watts for each lighted side of the sign or wall.  The lighting shall be directed solely at such wall and shall not provid...
	F. Material. Shall be built of decorative clay brick, natural stone, decorative poured concrete wall, wood, or other similar decorative material as approved by the Township.
	G. Gate houses or similar buildings located at an entry shall not exceed a total height of fifteen (15) feet.  Further, the square footage of the footprint of such gate house or similar building shall not exceed two-hundred and twenty-five (225) squar...

	Section 6.80 Open Space And Farmland Communities.
	A. Intent. The purpose of this Section is to allow and encourage alternative subdivision designs which preserve Armada Township’s character and environmentally sensitive elements, while providing housing communities that are desired by the community a...
	1. Provide a means of preserving and maintaining irreplaceable natural resources that define the Township’s character and preserve sensitive areas for future generations.
	2. Provide for “guided” growth, while maintaining the sense of rural, open space characteristics, by minimizing roadside views of urban development.
	3. Provide standards that accommodate the varying characteristics and circumstances of the specific site.
	4. Provide a diversity of lot sizes, arrangements, and housing types to meet the needs of all Township residents.
	5. Provide for the efficient use of Township land that will allow cost reductions in infrastructure, and consequently the overall development cost, by providing the opportunity to reduce the lengths of roads and utility lines.
	6. Provide the opportunity for establishing developments that create a greater sense of community by reducing the “dead” space between dwelling units, reducing the emphasis on the automobile, and providing areas conducive to personal interaction.
	7. Provide an array of recreational opportunities within proximity of all residents within the open space community.
	8. Achieve all the goals and objectives set forth in the Armada Township Master Plan and the Armada Township Open Space Study.

	B. Site Criteria.
	1. Location of Open Space Communities. An open space community may be located in the R-1 Residential and RM Moderate Density Residential zoning districts.
	2. Minimum Project Size. The total project property shall equal the total acreage that would be required if the property were to meet the minimum lot size requirements of the current required zoning district.
	3. Access. The open space community shall have direct access to an approved public roadway.
	4. Open Space Criteria. Open Space must be accessible or open to all residents within the open space community, with the exception of farmland that shall have only limited access. To be considered as an open space community, at least two of the follow...
	a. Preservation of Natural Assets. Sites preserving a significant amount of any of the following criteria:
	(1) Organic Amenities. Significant views and vistas, mature woodlands, wetland or lowland areas, prairies, bodies of open water (such as lakes, ponds, streams, natural drainage ways), wildlife habitat or corridors, and significant sized trees (six (6”...
	(2) Non-organic Amenities. Farmhouses (viable for restoration and/or preservation), fence lines (stone or wood), archeological sites (i.e., Indian artifacts or other pertinent historical items), buildings or foundations of historical value.

	b. Provision for Recreational Facilities. The submittal should include both passive and active recreation areas for residents within the open space community.  Passive recreation areas shall include areas such as trail way systems, common green areas ...
	c. Creation of Natural Amenities. These areas are to be constructed in a manner that replicates a natural setting. A percentage of these areas should remain “unmanicured,” allowing natural growth and processes to occur.  These areas can take a number ...
	d. Preservation of Agriculture. Land uses, such as orchards, horse stables, active farms, or other similar agricultural uses, shall be preserved where feasible or viable. In no way shall an intensive animal-raising, slaughter house, or similar use be ...


	C. Submission Requirements.
	1. Open Space Impacts Statement. Under the Open Space Community District, the net density shall be no greater than that normally permitted within that zoning district, and in no manner shall it negatively impact the site and/or its present residents, ...
	2. Density Calculations. The maximum density proposed and density of a development if the open space communities was not being used using standard zoning district lot size requirements.
	a. The maximum “density,” as referred to in this Plan, shall be the maximum number of lots permitted. Density does not guarantee any specific number of lots from any individual parcel or group of parcels.  Rather, density refers to the number of lots ...

	3. Site Analysis. A Site Analysis Plan shall be submitted to identify the organic, non-organic amenities, recreational facilities, natural features, and agricultural land to satisfy the open space criteria.
	4. Conservation Areas Plan. The combination of the site analysis elements noted above shall be used to outline the primary and secondary conservation areas. The primary conservation areas include areas where no development is to occur.  The secondary ...
	a. Primary Conservation Areas. Areas include floodplains, wetlands, drainage ways, easements, or other exceptional elements.
	b. Secondary Conservation Areas. Areas include farmlands, woodlands, road setbacks, tree lines, soils sensitive to development, soils prone to flooring, aesthetic views, etc.
	c. Building Area. Areas that are not dedicated to primary conservation areas may be treatable as buildable areas.  Housing sites should be located so as to complement the conservation area

	5. Open Space Plan. An open space plan, with the proposed housing layout, shall not exceed the maximum number of housing allowed.  The road shall also be shown to provide interior access to all dwelling units.

	D. The Review Process
	1. Preliminary Plan Review. The Planning Commission shall first review a preliminary plan which will include information to C. above. General site plan information shall be provided as noted in Sec. ##. The Planning Commission shall make a recommendat...
	2. Final Plan Review. The Planning Commission shall review the final plan review which will include final placement of features and amenities and provide a recommendation to the Township Board. The standards for approval shall be based on meeting requ...

	E. Site Design Requirement. Unless otherwise provided for in this Ordinance, all other applicable Zoning Ordinance provisions shall apply.
	1. Minimum Lot Size. Lot sizes shall be determined by the State and County Health Departments’ regulations or standards, but if a subdivision or site condominium individual lots shall not be less than a quarter of an twenty-five (0.25) acres. (Keep in...
	2. Minimum Yard Setback. Unless there are attached dwelling units the minimum setback between buildings shall be at least twenty-five (25) feet.
	3. Development Layout. The development is encouraged to include roads that are single loaded, referring to homes along only one side of the street.  This type of development will allow for a greater number of views and vistas onto the open space or fa...
	4. Minimum Exterior Road Buffer. The developer shall preserve a minimum of a one hundred and fifty (150) foot buffer from the proposed right-of-way along any County Road or State Highway servicing the open space development.
	5. Minimum Open Space. Under open space regulations, a minimum of fifty (50%) percent of the gross land area, shall be set aside for common open space uses, with the exception of a development which preserves farmland.  The open space requirements sha...
	a. Open Space shall be defined as follow: All areas within the open space development, not individually owned, which are designed and intended to preserve environmental features for the common use and enjoyment of the residents of the development for ...

	6. Maximum Amount of Unbuildable Land used as Open Space.  A maximum of fifty (50%) percent of the total open space allotment may be unbuildable land. Unbuildable land is considered to be those lands that are regulated by Michigan Department of Enviro...
	7. Houses Abutting the Open Space. A minimum of fifty (50%) percent of all dwelling units within the development shall abut or overlook the dedicated open space.  This percentage may be reduced in the case of active farmland being preserved or created.
	8. Access to Open Space. Access points or trails shall be provided to afford access to open space and common areas.  These access points shall link the open space to the roadway, sidewalks, or the remainder of the development.
	9. General Lot Character. Flag lots or panhandle lots shall not be permitted within an open space community.
	10. Natural Areas. An undisturbed greenbelt shall be required around any natural feature preserved under the common open space areas. These areas will remain natural in nature, and the Planning Commission may approve trails, lookouts, or other similar...
	11. Pedestrian Circulation. Adequate pedestrian circulation shall be provided by the applicant for on-site circulation.  Adequate access shall be provided to all open space/recreational spaces from the residential areas.  “Nature trails” are encourage...
	12. Garages. All dwelling units shall have at least one (1) attached garage. Garages that face the roadway shall not extend beyond the front plane of the house and are encouraged to be recessed at least five (5’) feet from the front plane of the house.
	13. Overall Architectural Character. A diversity of housing styles, colors, and configurations are encouraged throughout the development. The dwelling units shall also meet requirements in Section ### Single Family Residential Design Standards.
	14. Minimum Cropland Buffer. The Township may require the developer to preserve a minimum of a fifty-foot (50’) buffer from croplands or active pastures.
	15. Minimum Barn, Barnyard or Other Animal Housing Structure Buffer. The Township may require the developer to preserve a minimum of a 100-foot buffer from any area housing animals.

	F. Roadways. Any roadways developed in association with this type of project shall meet the requirements of the Macomb County Department of Roads.
	G. Dedication of Open Space. The dedicated open space shall be set aside in an irrevocable conveyance that is acceptable to the Township Attorney and approved by the Township Board, such as the following:
	1. A Conservation Easement, as established by the State of Michigan Conservation and Historic Preservation Act, Public Act 197 of 1980, as amended (M.C.L.399.251).
	2. Master Deed, as established by the State of Michigan Condominium Act, Act 59 Public Act of 1978, as amended
	3. Distribution, gift or sale of the development rights to all property owners within the Open Space Community.
	4. The above or similar conveyance shall indicate all proposed uses of the dedicated open space, which shall also be shown on the approved open space or farmland community.  The conveyance shall also detail a maintenance schedule and funding for opera...


	Section 6.90 Development Impact Statement
	A. Applicability. A Development Impact Statement will be required when a project meets the following criteria unless otherwise waived by the Planning Commission and Township Board.
	1. A rezoning that is deemed inconsistent with the Master Plan.
	2. A rezoning that is five (5) acres or more.
	3. A residential single family development with more than twenty-five (25) dwelling units.

	B. Information and Data Required.
	1. Location map at 1” = 200’, indicating the location of the subject property in relation to the Township’s thoroughfare system.
	2. Zoning Map, indicating the subject property and the zoning of adjacent properties for a radius of one half (½) mile, measured from the boundaries of the site.
	3. Land Use Map, indicating the subject property and adjacent land uses by type for a radius of one half (½) mile, measured from the boundaries of the site. An aerial photograph may be used to illustrate this information.
	4. Site conditions of the subject property, indicating the following information. All information shall be depicted graphically on an existing conditions map and accompanied by the most recent aerial photography.
	a. Location and size of existing natural features, such as streams, bodies of water, floodplains, soil types and conditions, topography, ground water table, and vegetation inventory (classification of existing types by general location and numbers or ...
	b. A woodlands map identifying the location, size and type of site vegetation
	c. Location and size of existing facilities and utilities, as applicable (thoroughfares, water service, sanitary sewer, storm drain, gas lines, electric lines, etc.) on the site or available to serve the site.
	d. Improvements adjacent to and directly across the street, i.e., driveway approaches, passing lanes, curb-cuts, etc.

	5. Conceptual Plan. A plan showing how the proposed composting facility relates to the above referenced conditions.
	6. Other information, as determined by the Planning Commission that may be necessary to assess the impact of the proposed development.

	C. Impact Assessment. The applicant shall provide information assessing the impact of the proposed composting facility as it pertains to the following factors.  The required information shall be provided in narrative and graphic formats, as appropriate.
	1. Land Use Impacts.
	a. Brief description of the proposed land use.
	b. Hours of operation.
	c. Identify whether the proposed use will create dust, noise, odor or glare that may impact abutting property and how such will be mitigated.
	d. Project phasing plan or schedule.
	e. Describe how existing natural features will be preserved.
	f. Describe impacts on ground water quality or quantity.

	2. Impact on Public Utilities/ Services.
	a. Describe how the site will be provided with water and sanitary sewer facilities, public system or private, including the adequacy of the   existing public utility system to accommodate the proposed new development
	b. For sites to be served by wells and septic systems, documentation of adequacy and/or permits from the Macomb County Health Department shall be required.
	c. Describe the methods to control storm water drainage from the site.  This shall include a description of measures to control soil erosion and sedimentation during construction.  Correspondence from the Macomb County Drain Commissioner stating their...
	d. If this is a residential development, provide an evaluation for impact on the local school district to see if there is adequate capacity for additional students.
	e. Describe how public services such as fire, police, or ambulance current capacity may be impacted by the proposed development.

	3. Traffic Impacts.
	a. Description of existing traffic conditions
	(1) Traffic Counts. Existing conditions, including existing peak-hour traffic volumes and daily volumes, if applicable, on street(s) adjacent to the site.  Traffic count data shall not be over two (2) years old, except the community or road agency may...
	(2) Roadway characteristics shall be described and illustrated, as appropriate.  Features to be addressed include land configurations, geometrics, signal timing, traffic control devices, posted speed limits, average running speeds and any sight distan...
	(3) Existing driveways and potential turning movement conflicts in the vicinity of the site shall be illustrated and described.
	(4) The existing right-of-way shall be identified, along with any planned or desired expansion of the right-of-way requested by the applicable road agency.
	(5) Approved developments within the study area shall be part of all calculations for anticipated traffic.

	b. Trip Generation
	(1) Forecasted trip generation of the proposed use for the a.m. (if applicable) and p.m. peak hour and average day. This shall include the anticipated truck traffic entering and exiting the site. The forecasts shall be based on the data and procedures...
	(2) Any trip reduction for pass-by trips, transit, ride sharing, other modes, internal capture rates, etc. shall be based both on ITE findings and documented survey results acceptable to the agency reviewers.  The community may elect to reduce the tri...
	(3) For projects intended to be developed in phases, the trip generation by phase shall be described.

	c. Trip Distribution. The projected traffic generated shall be distributed (inbound vs. outbound, left turn vs. right turn) onto the existing street network to project turning movements at site access points and nearby intersections, where required. P...
	d. Impact Analysis. Level of service or “capacity” analysis at all intersections significantly impacted by the proposed development shall be provided using the procedures outlined in the most recent edition of the Highway Capacity Manual published by ...
	e. Access Design/Access Management Standards. The report shall include a map and description of the location and design of proposed access (driveways or new street intersections),  including any sight distance limitations, dimensions from adjacent   d...
	f. Other Study Items. The traffic impact study shall include:
	(1) Need for, or provision of, any additional right-of-way where planned or desired by the applicable road agency
	(2) Changes which should be considered to the site plan layout.
	(3) If a traffic signal is being requested, the relationship of anticipated traffic-to-traffic signal warrants in the Michigan Manual of Uniform Traffic Control Devices.  Analysis should also be provided on the impacts to traffic progression along the...
	(4) Description of site circulation and available sight distances at site driveways.
	(5) The anticipated area for truck stacking and how such stacking area will alleviate stacking on the adjacent public thoroughfare, not negatively impact any surrounding residential properties, and not interfere with on-site circulation and emergency ...

	g. Mitigation/Alternatives. The study shall outline mitigation measures and demonstrate any changes to the level of service achieved by these measures.
	(1) Any alternatives or suggested phasing of improvements should be described. The mitigation measures may include items such as roadway widening, need for bypass lanes or deceleration tapers/lanes, changes to signalization, use of access management t...
	(2) Proposed mitigation measures should be discussed with the applicable road agency.
	(3) The responsibility and timing of roadway improvements shall be described.
	(4) All traffic impact studies shall be prepared by a registered Professional Engineer specializing in the preparation of traffic studies.  The preparer shall have a minimum of three (3) years of recent experience in the preparation of traffic impact ...



	D. Evaluation Standards. In reviewing Development Impact Statements, the Planning Commission shall consider the information provided in relation to the following standards:
	1. Land Use Impacts.
	a. The use shall not result in a negative impact on the surrounding neighborhood or future development, taking into consideration the type and intensity of use on the basis of the potential for nuisances (glare, noise, odor, etc.).
	b. The use is compatible with planned development patterns, as expressed in the Township’s adopted Master Plan.

	2. Public Utilities.
	a. Public water and sanitary sewers with adequate capacity to serve the site are available, as determined by the Township Engineer
	b. For sites where public utilities are not available, documentation has been provided by the appropriate agency that the site is capable of supporting on-site wastewater disposal systems and well(s).
	c. That the drainage plan for the proposed development is adequate to handle anticipated storm water runoff, and will not cause undue runoff onto neighboring property or overloading the watercourses in the area. Further, that such runoff will not impa...
	d. That the plan provides for the proper extension of public utilities and drainage improvements as provided for in the Township Master Plan and as determined by the Township Engineer.
	e. That the plan provides information to ensure public services such as local school district and emergency services do not unreasonable decrease due to the project.

	3. Traffic Impacts.
	a. The proposed development has access to a public road capable of supporting the development
	b. The use will not increase traffic that will effectively result in a level of service of “D” or lower on the abutting road at intersections proximate to the proposed development.
	c. The number of driveways serving the site are the minimum necessary to accommodate anticipated traffic.
	d. The placement and design of driveways will accommodate safe movement of traffic into and out of the site, giving particular attention to truck traffic.
	e. Appropriate mitigation measures have been provided to address anticipated traffic impacts of the development.

	4. Natural Resources.
	a. That natural resources will be preserved to the maximum extent feasible, and that areas to be left undisturbed during construction shall be so indicated on the plan.
	b. The proposed development does not encroach into floodways or floodplains.
	c. That soil conditions are suitable for excavation and site preparation and the wet or unstable soils not suitable for development will be either undisturbed or modified in an acceptable manner.
	d. The proposed development will not cause soil erosion or sedimentation problems.
	e. Any adverse impacts that are the direct result of mitigation strategies shall also be addressed.





	Admin D-1 Armada Twp Zoning Ord.pdf
	Article 12 Administration and Enforcement
	Section 12.00 Intent
	Section 12.10 Responsibilities
	A. Zoning Administrator
	1. Answer and guide residents or applicants with navigation and understanding of the Zoning Ordinance.
	2. Grant zoning compliance and conduct inspections of buildings or premises necessary to carry out their duties in the enforcement of this Ordinance. It shall be unlawful for the Zoning Administrator to approve any plans or issue any permits for any e...
	3. Verify compliance with lot split and combination requests.
	4. The Zoning Administrator shall administer and maintain records regarding the Zoning Ordinance.
	5. The Zoning Administrator shall not refuse to issue a permit when conditions imposed by this Ordinance are complied with by the applicant despite violations of contracts, such as covenants or private agreements which may occur upon the granting of s...

	B. Building Inspector/Official
	1. Review of building grades
	2. Buildings being moved
	3. Restore unsafe building
	4. Construction of pond permits
	5. Permitting single family homes
	6. Permit swimming pools
	7. Permit temporary dwelling
	8. Inspection & approval of nonconforming sales of natural seasonal items
	9. Review and approval of building permits and Certification of Occupancy (CFO)

	C. Code Enforcement
	1. Motor vehicle blight (Sec 2.24)
	2. Enforcement of the provisions and approvals related to this Ordinance.

	D. Planning Commission
	1. The Planning Commission (PC) is hereby designated as the Commission specified in the Michigan Zoning Enabling Act, P.A. 110 of 2006, as amended, (M.C.L. 125.3101 et seq.), and shall perform the duties of said Commission as provided in the statute i...
	2. The PC is empowered to recommend approval for site plans and special land uses requested.
	3. The PC shall provide recommendations to the Township Board regarding decisions on rezonings and text amendments.
	4. The PC shall hold public hearings as required under the rules and regulation of this Ordinance. (See Section Section 12.90 Public Hearing Process)
	5. The PC may recommend imposing such conditions or limitations in recommending approval as may in its judgment be necessary to fulfill the spirit and purpose of this Ordinance per Section 12.100 Conditions.

	E. Zoning Board of Appeals (ZBA). Complete the duties are described in Sec. 14.10 Duties.
	F. Township Board
	1. The hiring of Township staff and consultants to review and implement this Ordinance.
	2. Appoint officials to the PC and ZBA.
	3. Provide final approval of site plans, special land uses, rezoning, and text amendments.

	G. Township Clerk.
	1. Assist with the writing and processing of public hearing notices and procedures where required.
	2. Assist in maintaining of records of ordinance amendments.

	H. Township Treasurer.
	1. Assist in the maintaining of performance bonds.
	2. Assist in the collection of payment for applications and certificates.


	Section 12.20 Permits
	A. Zoning Permits.
	1. Applicability. A zoning permit shall be acquired from the Zoning Administrator before a property located within Township:
	a. Commence excavation for.
	b. Any construction of a structure (building, signs, etc.) is undertaken (excluding commercial farm uses and fences).
	c. Demolition of building.
	d. Any building is moved.
	e. Any change in the use of any land or structure is undertaken. The term “change in use” shall mean a land use which is a new land use on the property.
	f. Structural changes or repairs to any existing building or structure of a building.

	2. Application. An applicant shall complete and pay associated fee for a zoning permit. A plot plan may be used to satisfy these requirements in . The following are examples of when a zoning permit is appropriate:
	a. A change in use of an existing building that is a permitted use with no physical changes to the physical site.
	b. A sign permit.
	c. Construction of onsite solar energy facilities.
	d. Construction of an accessory building to a single family home.
	e. Construction of a single family home.
	f. Adding a temporary residential housing where permitted Sec. ####


	B. Certification of Occupancy. It shall be unlawful to use or permit the use of any land, building or structure for which a building permit is required, and use or permit to be used any building or structure hereafter altered, extended, erected, repai...
	1. Certificate Validity. The Certificate of Occupancy, as required for new construction of or renovations to existing buildings and structures in the Building Code, shall also constitute Certificates of Occupancy as required by this Ordinance.
	2. Certificates for Existing Buildings. Certificates of Occupancy may be issued for a part of a building or structure prior to the occupation of the entire building or structure, provided that such Certificate of Temporary Occupancy.
	3. Temporary Certificates. Certificates of Temporary Occupancy may be issued for a part of a building or structure prior to the occupation of the entire building or structure, provided that such Certificate of Temporary Occupancy. A Certificate of Tem...
	4. Records of Certificates. A record of all Certificates of Occupancy shall be kept in the office of the Building Inspector and copies of such Certificates of Occupancy shall be furnished upon request to a person or persons having a proprietary or ten...
	5. Certificates for Accessory Buildings to Dwellings. Accessory buildings or structures to dwellings shall not require a separate Certificate of Occupancy, but rather may be included in the Certificate of Occupancy for the principal dwelling, building...
	6. Application for Certificates. Certificates of Occupancy shall be applied for in writing to the Building Inspector coincidentally with an application for building permits, if it is found that the building or structure, or part thereof, or the use of...


	Section 12.30 Final Inspection
	Section 12.40 Plot Plan
	A. The subject parcel size and dimensions.
	B. The subject parcel address and parcel ID.
	C. The size, dimensions, and location of all existing and proposed buildings or other structures.
	D. The location of existing or proposed utilities such as well, septic system, or other utilities.
	E. An aerial map of the subject parcel.
	F. If applicable, the location, size, and number of parking spaces.
	G. Other information as identified by the Township representative to help verify compliance with the provisions of this Ordinance.

	Section 12.50 Administrative Review Authority
	A. The administrative review committee consisting of the Zoning Administrator, Township Board Member, and Planning Commission Chair. The administrative review committee shall have the authority to review and approve minor amendments to an existing sit...
	1. A building addition that is less than one thousand (1,000) square feet in area.
	2. When a parking lot is expanded by less than ten (10) parking spaces.
	3. Changes in landscape specifications and designs that do not reduce the total amount of landscaping on the site (provided the intent of the original approval is maintained).
	4. Changes to the building façade which do not create additional square footage.
	5. Fences within any nonresidential development or district.
	6. Changes in location of previously approved sidewalks, dumpsters, heating and cooling units, and the like.
	7. Temporary buildings such as construction trailers and the like.
	8. All appeals for administrative review determinations shall be made to the Planning Commission. In such cases, the PC shall review the site plan in accordance with the procedures outlined in Section 12.60 Site Plan Review.

	B. The administrative review committee shall also:
	1. Have the authority to consult with any other Township department head, consultant or other appropriate agency regarding site plan issues.
	2. Refer any issue to the full PC for their review should they deem such necessary.
	3. Provide a report to the PC each month regarding the issues which the administrative review committee heard.

	C. Any and all costs associated with the administrative review shall be paid by the applicant prior to the issuance of a building permit.

	Section 12.60 Site Plan Review
	A. Intent. Site plan review provides the Township with an opportunity to review the proposed use of a site in relation to all applicable provisions of the Zoning Ordinance and Township planning. Site plan review is to ensure compliance with new and ex...
	B. When A Site Plan Is Required.
	1. A site plan shall be submitted for review and approval by the Planning Commission (PC) whenever one or more of the following conditions apply:
	a. Whenever a building permit is required for the erection of a building (other than one-family homes, farm buildings or accessory structures to these uses which would require a zoning permit or applicable building permits). Building additions that ar...
	b. For the construction, use or establishment of a new parking lot area. For when parking lot areas are being expanded by ten (10) parking spaces or more.
	c. For the construction, use or establishment of a new or additional storage area.
	d. For all special land uses.

	2. Administrative Site Plans are required as defined in Section 12.50 Administrative Review Authority.
	3. A required site plan shall include the entire site under the control or ownership of the applicant with all areas proposed for improvement shown.  Unplanned areas of the site shall also be shown. All site plans submitted for consideration shall inc...

	C. Application Requirements. The Zoning Administrator shall create and maintain the site plan application. The application will outline fees, due dates, number and file type of the site plan, and required information to be provided to process an appli...
	1. The PC and Zoning Administrator may require additional information to evaluate compliance with the Zoning Ordinance.
	2. The PC and Zoning Administrator may waive any informational requirements they deem are necessary for determining compliance.

	D. Procedure.
	1. Preliminary Site Plan Review with Township Staff and Representatives. An applicant may request a preliminary meeting before formal submittal of a site plan to review the general concept or basic location of various features and characteristics. The...
	a. Township Staff and other Township Representatives can meet with the applicant to provide general feedback and information about the preliminary plan.
	b. The applicant can be placed on the Planning Commission’s agenda to provide general feedback and information about the preliminary plan.

	2. A completed application, associated fee, and proof of ownership shall be provided to the Zoning Administrator.
	3. The Zoning Administrator shall then refer the site plan to the PC and Township Board for review and decision. The Township may request additional Township Representatives such as the Township Attorney, Township Assessor, Township Fire Department, T...
	4. The PC shall review the site plan and provide a recommendation to the Township Board.
	5. The Township Board shall review and provide final approval.
	6. An appeal of the Township Board’s decision is subject to the process outlined in Sec. 14.30 Appeals Procedures (18.01).

	E. Planning Standards. In reviewing all applications for site plan approval, all of the following standards shall be met:
	1. Vehicular Access and Circulation.  The location and design of driveways providing vehicular access to the site shall be arranged to promote the safety and convenience of vehicles and pedestrians and to provide access in a manner that promotes prope...
	2. Relationship to Surrounding Property. All site development features shall be arranged to minimize the potential for negatively impacting surrounding property and generally be harmonious with the surrounding area. In making this determination, the P...
	3. Relationship to Natural Features. All buildings, driveways, parking lots and site improvements shall be designed to be compatible with the physical characteristics of the site, including, but not limited to, woodlands, wetlands, slopes, floodplains...
	4. Adequacy of Public Utilities and Public Services. There is adequate maneuverability and capacity for public safety services including but not limited to fire services, police, EMS, etc. The proposed site plan shows there is adequate capacity of pub...

	F. Final Approval. The approved site plan shall be part of the record of approval and subsequent actions relating to the authorized activity shall be consistent with the approved site plan unless a change conforming to the zoning ordinance receives th...
	G. Approval Period. A site plan shall be valid for a period of twelve (12) months from the date of the Township Board meeting date where final approval was granted.
	1. Construction Completion. Site improvements shall be completed within two (2) years from the date of the Township Board meeting date where final approval was granted.  If physical improvement to the site is not in progress at the end of the twelve (...
	2. Expiration Due to No Action. Any approval granted by the PC, under which premises are not used or work is not started within one (1) year, or when such use or work has been abandoned for a period of one (1) year, shall lapse and cease to be in effect.
	3. Extension of Site Plan. Prior to the expiration of site plan approval, the applicant/landowner may request an extension of such approval in a written request to the Township. The PC shall review and approve these extensions. Such request shall be s...
	a. The PC shall act on such request for extension at their next available meeting. The PC may grant an extension for a period of one to twelve (1-12) months based upon no major changes to the zoning ordinance compliance and no significant changes in t...
	b. The PC does not have a limitation on the number of extensions it may grant, however, the PC shall take into consideration, economic conditions, diligence in pursuing the project to completion, the number of previous extensions granted, changes to O...
	c. The PC may request a review from the Township Planner and/or Engineer or other reviewing department to determine to what extent the site plan may be impacted by new or modified Ordinances in making their determination to grant additional extensions...


	H. Site Plan Amendments. Any incidental and minor variations as determined by the Zoning Administrator will require administrative approval by the Zoning Administrator. These shall include, but are not limited to:
	1. Movement of a building or structure no more than five (5) feet from the location originally indicated in the site plan (must still meet all other requirements unless otherwise noted).
	2. Movement of required landscaping no more than five (5) feet from the location originally indicated in the site plan.
	3. Changes required or requested by Macomb County, state, or federal agency for safety reasons or for compliance with applicable laws that do not alter the basic design, compliance with the standards of approval, nor any specified conditions of the ap...
	4. Any changes more significant than previously mentioned are considered major changes and shall be reviewed as a new application by the PC for site plan compliance.

	I. Site Plan Phased Approvals. When a phased development is part of a site plan, the Township Board shall determine which phases are part of the site plan approval.  Phases are required to be completed within one (1) year of finished construction or t...
	J. Maintenance of Site Plan. All required elements on the site plan shall be required to be maintained by the property owner.
	K. Violation of Site Plan. Unapproved changes to the site plan or removal of required site plan elements will result in a zoning violation. See Section 12.140 Enforcement Procedure.

	Section 12.70 Condominiums
	A. Intent. The intent of these requirements is to ensure that all condominium subdivisions are developed in compliance with accepted planning and engineering standards applicable to similar forms of development, as reflected in the ordinances and requ...
	B. Submission Requirements. All condominium subdivision plans shall be submitted for review, as required by Section 12.60 Site Plan Review of this Ordinance and Section 66 of the Condominium Act, and include the following additional information:
	1. A survey of the condominium subdivision site.
	2. A plan delineating all natural features on the site, including, but not limited to, ponds, streams, lakes, drains, floodplains, wetlands and woodland areas.
	3. The location, size, shape, area and width of all condominium units and common areas and the location of all proposed streets.
	4. A copy of the Master Deed and a copy of all restrictive covenants to be applied to the project.
	5. A utility plan showing all sanitary sewer, water and storm drainage improvements, plus all easements granted to the Township for installation, repair and maintenance of all utilities.
	6. A street construction, paving and maintenance plan for all streets within the proposed condominium subdivision plan.
	7. A storm drainage and stormwater management plan, including all line, swales, drains, basins and other facilities.

	C. Review. Pursuant to authority conferred by Section 141 of the Condominium Act, Act 59 of 1978, as amended, all condominium subdivision plans shall require approval by the Planning Commission before units may be sold or site improvements initiated. ...
	1. Preliminary Plan Review. In the Preliminary Review phase, the PC shall review the overall plan for the site, including basic road and unit configurations and the consistency of the plans, with all applicable provisions of the Armada Township Zoning...
	2. Final Plan Review. Upon receipt of Preliminary Plan Approval, the applicant should prepare the appropriate engineering plans and apply for Final Review first with the PC to give a recommendation to the Township Board. Final plans shall include info...
	3. District Requirements. The development of all condominium subdivisions shall observe the applicable yard setback and minimum floor area requirements of the district within which the project is located.  The dwelling unit density of the project shal...
	4. Design Standards. All streets and roads in a condominium subdivision shall conform to the standards of the Armada Township Subdivision Ordinance. All other improvements in condominium subdivisions shall meet the standards of the Armada Township Sub...
	5. Utility Easements. The condominium subdivision plan shall include all necessary public utility easements granted to Armada Township to enable the installation, repair and maintenance of all necessary public utilities to be installed. Appropriate de...
	6. Final Acceptance. The Township shall also require all the appropriate inspections. After construction of the condominium subdivision, an as-built reproducible mylar of the completed site is to be submitted to the Township for review by the Township...


	Section 12.80 Special Land Use Review
	A. Intent. This Section is intended to provide regulations for Special Land Uses, which may be compatible with permitted uses in a zoning district, under specific location and site criteria. This Section provides standards for the Township Board to de...
	B. Special Land Use Review Application. An application for the approval of a special land use shall be made by a person having an interest in the land on which the special land use is to be located to the Township Zoning Administrator, accompanied by ...
	1. The Planning Commission can choose to accept a Plot Plan (See Section 12.40 Plot Plan) in lieu of a full site plan if limited or no physical changes are proposed as part of the special land use. (Figure 12-1)

	C. Procedure.
	1. Pre-Application. An applicant may request a preliminary meeting before formal submittal of an application to review the general concept or basic location of various features and characteristics. The preliminary meeting can be held in two (2) differ...
	a. Township Staff and other Township Representatives can meet with the applicant to provide general feedback and information about the preliminary plan.
	b. The applicant can be placed on the Planning Commission’s agenda to provide general feedback and information about the preliminary plan.

	2. Planning Commission. The Planning Commission shall hold the public hearing related to the special land use and provide a recommendation to the Township Board. The public hearing shall meet all notice requirements in Section 12.90 Public Hearing Pro...
	3. Township Board. The Township Board will review and make the final decision regarding the proposed special land use. The standards for basis of the decision are in subsection D below.
	a. Approval. If the Township Board determines that the particular special land use(s) should be allowed, it shall endorse its approval thereof on the written application and clearly set forth in writing thereon the particular use(s) which have been al...
	b. Further, the Township shall have the right to inspect the approved site on a yearly basis to determine whether the site plan and conditions of special land use approval are being met.
	c. Denial. The decision on a special land use shall be incorporated in a statement of conclusions relative to the special land use under consideration. The statement shall specify the basis for the decision and any conditions imposed.

	4. Record. The decision on a special land use shall be incorporated in a statement of conclusions relative to the special land use under consideration. The statement shall specify the basis for the decision and any conditions imposed as part of minute...
	5. Conditions. The Planning Commission may recommend conditions as well as the Township Board establish conditions. The conditions imposed should meet the requirements in Section 12.100 Conditions.

	D. Standards for Approval. The Township Board shall review each application for special land use approval individually and must find affirmatively to each of the following standards if the proposed use is to be approved. Such uses shall be subject to ...
	1. The proposed special land use shall be of such location, size and character that it will be in harmony with the appropriate and orderly development of the surrounding neighborhood and/or vicinity and applicable regulations of the zoning district in...
	2. The proposed use shall be of a nature that will make vehicular and pedestrian traffic no more hazardous than is normal for the district involved, taking into consideration vehicular turning movements in relation to routes of traffic flow, proximity...
	3. The proposed use shall be designed as to its location, size, intensity, site layout and periods of operation so as to eliminate any possible nuisance emanating therefrom which might be noxious to the occupants of any other nearby permitted uses, wh...
	4. The proposed use will continue to promote and protect natural features.
	5. The proposed use is so designed, located, planned and to be operated that the public health, safety and welfare will be protected.

	E. Revocation. If any special land use fails to conform to the specific standards for the particular use, any conditions imposed as part of the special land use permit, the lot area and width requirements of this Ordinance, any other provisions of the...
	1. Have its Ordinance Enforcement Officer inspect the site and use under consideration and issue a written notice of the violations and follow the procedure in Section 12.140 Enforcement Procedure.
	2. If all violations are not corrected within the allotted timeframe, the Township Board shall hold a revocation hearing as follows:
	a. The Township Board shall notify the permit holder by Regular U.S. Mail of the date, time and place of a hearing concerning the proposed revocation of the special land use permit.
	b. Public notice of the revocation hearing shall be given in the same manner as required by Section 12.90 Public Hearing Process.
	c. During the hearing, the permit holder shall be afforded an opportunity to present any reasons for why the standards of the permit and/or this Ordinance are not being met.
	d. Following the hearing, the Township Board may revoke the special land use permit, based upon findings made in the specific case and testimony received during the hearing, and shall notify the permit holder of the findings and decision in writing.


	F. Transfer of Ownership. If at any point the original Special Land Use permit holder transfers the land and the use to another party, the permit shall remain valid for the property subject to the conditions and requirements and any conditions placed ...
	G. Validity of Special Land Use. A Special Land Use approval shall be valid for a period of twelve (12) months from the date of the Township Board meeting date where the final approval was granted. The validity of the Special Land Use will follow the ...
	1. Expiration Due to No Action. Any approval granted by the PC, under which premises are not used or work is not started within one (1) year, or when such use or work has been abandoned for a period of one (1) year, shall lapse and cease to be in effect.
	2. Extensions. The Township Board may grant an extension thereof for good cause shown under such terms and conditions and for such period of time not exceeding six (6) months (per extension) as it shall determine to be necessary and appropriate. OR Re...

	H. Amendment to Special Land Use. An amendment to a Special Land Use shall be required when there are the following changes from the original Special Land Use approval:
	1. Increase in the gross floor area of the Special Land Use area
	2. Increase in the gross floor area of the parking lot
	3. Increase in intensity resulting in more traffic, off-site impacts (odor, noise, etc.)
	4. Changes to conditions required by the original Special Land Use.
	5. An amendment to a Special Land Use shall require a full reapplication including a public hearing with the PC following the procedure in Section 12.06 Public Hearing Process and approval by the Township Board.


	Section 12.90 Public Hearing Process
	A. The Township Clerk shall prepare and post the necessary notice with the following information:
	1. A description of the nature of the request.
	2. The street address of parcel that is the subject of the request in the case of a rezoning. If the property does not have a street address, the parcel’s tax description will be used.
	3. When and where the amendment public hearing will be held.
	4. When and where written comments can be sent.
	5. When and where a copy of the request can be reviewed.

	B. The notices shall be published, mailed, or personally delivered no less than fifteen (15) days before the hearing date. The following lists the different notices to maintain:
	1. The public hearing case shall be published in a newspaper of general circulation in the Township.
	2. Notice shall also be delivered personally or by mail to the owner of the subject property and the owners of all property within three hundred (300) feet of the subject property. Notice shall be based on the latest tax assessment roll.
	3. Notice shall also be given to any occupants of structures within three hundred (300) feet if the occupants are different than the owners.
	4. Located at the Township Hall and Township website.


	Section 12.100 Conditions
	A. The Township Board may impose such conditions or limitations in granting approval, as may be permitted by State Law and this Ordinance, which it deems necessary to fulfill the spirit and purpose of this Ordinance.  The conditions may include condit...
	1. Be designed to protect natural resources, the health, safety, and welfare, as well as the social and economic well-being of those who will use the land use or activity under consideration, residents and landowners immediately adjacent to the propos...
	2. Be related to the valid exercise of the police power and purposes which are affected by the proposed use or activity.
	3. Be necessary to meet the intent and purpose of the zoning regulations; be related to the standards established in this Ordinance for the land use or activity under consideration; and be necessary to ensure compliance with those standards.

	B. The conditions imposed with respect to the approval of a land use or activity shall be recorded in the record of the approval action and shall remain unchanged except upon the mutual consent of the approving authority and the landowner. The Townshi...
	C. The conditions imposed on an approved application run with the property and not with the owner of such property.
	D. Amending Conditions. The conditions shall remain unchanged, unless an amendment is approved by the approving body. A new public hearing is required to change conditions associated with the decision. See public hearing requirements in Section 12.90 ...
	E. The Zoning Administrator is responsible for confirming conditions have been met, on a modified site plan or addendum to the original plan. Once met, the Zoning Administrator shall issue a zoning permit which will serve as a record that conditions a...

	Section 12.110 Performance Guarantees
	A. Intent. In the interest of ensuring compliance with the Zoning Ordinance and protecting the natural resources and health, safety and welfare of the residents of the Township and future users or inhabitants of an area for which a site plan for a pro...
	B. Payment Method. Performance guarantee as used shall mean a cash deposit, certified check, or surety bond in the amount of the estimated cost of the improvements to be made as determined by a representative of the Township.
	C. Condition. Where the Township Board, as a condition of approval of a proposed use of land requires a performance guarantee, said performance guarantee shall be deposited with Armada Township at the time of issuance of a building permit by Armada To...
	D. Where a performance guarantee is required by the Township Board as a condition of approval for a proposed use, the Township Board shall also prescribe the period of time within which the improvements for which the performance guarantee has been req...
	E. The amount of the deposit shall be five (5%) percent of the project cost or one-hundred and ten (110%) percent of the remaining work to be completed. The amount of such guarantee shall be no less than the estimated cost of removal and may include a...
	F. Once sufficient funds are within Township accounts satisfactory to the Township Treasurer a Certificate of Temporary Occupancy may be submitted at the discretion of the Building Inspector. OR
	G. Upon the satisfactory completion, as determined by the Township, of the improvement for which the performance guarantee was required, the Township shall return to the applicant the remainder of any performance guarantee deposited and any interest e...
	H. In the event the applicant defaults in making the improvements for which the performance guarantee is required within the time period established by the Township Board, the Township shall have the right to use the performance guarantee deposited an...
	I. In the event the applicant defaults in making the improvements and the performance guarantee are not sufficient to allow the Township to complete the improvements for which it was posted, the applicant shall be required to pay to the Township the a...
	J. In the event the applicant defaults in making the improvements and the Township uses the performance guarantee or a portion thereof, to complete the required improvements, any amount remaining after said completion shall be applied first to the Tow...
	K. In the event the applicant has been required to post a performance guarantee or bond with another governmental agency to ensure completion of an improvement associated with the proposed use, the applicant shall not be required to deposit a performa...

	Section 12.120 Fees
	A. Inspection and Certification. Fees for inspections and the issuance of permits or certificates or copies thereof, required or issued under the provisions of this Ordinance, shall be collected by the Township Treasurer in advance of the issuance of ...
	B. Appeals. Any person appealing this Ordinance in all cases shall pay the established fixed fee plus such additional fees as may be deemed reasonable by the Township Board for expert services necessary to render a proper decision.
	C. Reviews. Fees for the review of site plans, special land uses, or other matters requiring Township Board, Planning Commission or the Zoning Board of Appeals review under the terms of this Ordinance, shall be paid to cover the cost of such reviews i...
	D. Rezonings. Any petition for the rezoning of land requiring an amendment of the Armada Township Zoning Ordinance shall be accompanied by a fee payable by the petitioner. Said fee shall be utilized to defray all costs including necessary expert opini...
	E. Other. Fees for special resolutions pertaining to any matter relevant to this Ordinance or for the cost of special meetings of the Township Board, Planning Commission or the Board of Appeals shall be paid by the applicant prior to said resolution o...

	Section 12.130 Enforcement
	Section 12.140 Enforcement Procedure
	A. The provisions of this Ordinance shall be administered and enforced by the Zoning Administrator or by such deputies of his department as the Zoning Administrator may delegate to enforce the provisions of this Ordinance.
	B. Process. The violation and enforcement process shall follow the below order:
	1. Identification of the violation.
	2. Inspection of the violation.
	3. Notification to the violating property owner and/or occupant.
	4. If the situation is remedied, it shall be noted in the Township records. If compliance is not provided, proceed with the other stated legal action as deemed appropriate by the Zoning Administrator and/or Township Board.


	Section 12.150 Violations
	A. Any person, corporation or firm who violates, disobeys, omits, neglects or refuses to comply with any provision of this Ordinance or any permit, license or exception granted hereunder, or any lawful order of the Code Enforcement Officer, Building I...
	B. Fines, Imprisonment. The owner of any building, structure or premises or part thereof, where any condition in violation of this Ordinance shall exist or shall be created, and who has assisted knowingly in the commission of such violation shall be g...
	C. Separate Offense. A separate offense shall be deemed committed upon each day during or when a violation occurs or continues.
	D. Rights And Remedies Are Cumulative. The Township Board, Township Attorney, or Township representative acting upon the direction of the Township Board may institute injunction, stop work orders, mandamus, abatement or any other appropriate action or...

	Section 12.160 Public Nuisance Per Se.





