
Acme Township Planning Commission  June 8, 2020 

CALL TO ORDER WITH PLEDGE OF ALLEGIANCE at 7:02 pm 

ROLL CALL: Members present: K. Wentzloff (Chair), S. Feringa (Vice Chair), M. Timmins, D. Rosa, 

D. VanHouten, B. Balentine, J. Aukerman

Members excused: None

Staff present: L. Wolf, Planning & Zoning Administrator, S. Winter, Planning Consultant Becker & Raeder,

J. Jocks, Legal Counsel, V. Donn, Recording Secretary

A. LIMITED PUBLIC COMMENT: Open at 7:05pm

Jim Stevens, Acme Mini Storage M72, opposed self-storage in former Kmart building. His concern is the

commercial market is down and another self-storage in the area would cause hardship.

Brian, Kelley, Acme resident, voiced his concerns on there is no document to compare the zoning

ordinance process on what has changed to the current ordinance. Nothing has been in the packet.

Limited Public Comment closed at 7:11 pm

B. APPROVAL OF AGENDA: Motion by Timmins to approve the agenda as presented with the

addition to G. Correspondence, 13. Brian Kelley, 14. Brian Kelley, 15. Mary Raymer, 16. John &

Irene Stuart, 17. Joy Landis, supported by Balentine. Roll call motion carried unanimously.

C. INQUIRY AS TO CONFLICTS OF INTEREST: None

D. SPECIAL PRESENTATIONS: None

E. CONSENT CALENDAR:

1. RECEIVE AND FILE

a. Township Board Regular Meeting Minutes 05.12.20

2. ACTION:

a. Approve Draft Planning Commission Meeting Minutes 5.11.20

b. Approve Draft Planning Commission Special Meeting Minutes 05.26.20

Motion by Timmins to approve the Consent Calendar as presented, supported by Balentine. Roll 

call motion carried unanimously. 

F. ITEMS REMOVED FROM THE CONSENT CALENDAR: None

G. CORRESPONDENCE:

1. Rachelle Babcock

2. Arlene Beall

3. Patricia Bernard

4. CCATs

5. Distributed flyer

6. Jan Fusi

7. Jim & Kris Goran

8. Karen Howie

9. C.J. Kalil

ACME TOWNSHIP PLANNING COMMISSION 

REMOTE ZOOM MEETING AGENDA 

6042 Acme Road, Williamsburg MI 49690 

Tuesday, June 8, 2020 7:00 p.m. 

APPROVED MINUTES
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10. Susan Kozlowski 

11. Christy Lundgren & Heather Spooner 

12. Watershed Center 

13. Brian Kelley (1) – Wentzloff read out loud for the record 

14. Brian Kelley (2) – Wentzloff read out loud for the record 

15. Mary Raymer – Wentzloff read out loud for the record 

16. John & Irene Stuart, Wentzloff read out loud for the record 

17. Joy Landis, Wentzloff read out loud for the record 

 

Wentzloff informed no one is to enter private property without permission from the owner. Any questions 

regarding the properties that are being discussed, are to be directed to the township. All those who have 

property within 300 feet of the PD application sites have been notified twice by mail, advertised in the 

Record Eagle and on the township website. The post office notified the township that people were 

stuffing flyers in personal mailboxes and that is not permissible. Any correspondence must be sent by first 

class mail. The Planning Commission does work on behalf of the township and its citizen, please keep in 

mind of that when you are making assumptions on the work that we are doing going forward. No emails 

or texts are to be sent to the Planning Commission’s personal email or phone. Any correspondence is to 

be sent to the emails that are used for township business and can be found at acmetownship.org.  

 

The Planning Commission has always followed procedures for Public Hearings, the motivation for 

 having them up front is to allow the public to comment in a timely fashion and not have to stay  

through the entire meeting since thy can last for several hours. She will look at the Bylaws and  

address that.   

 

H. PUBLIC HEARINGS:  

1. PD 2019-01 Lormax Stern – Planned Development (former Kmart): Open at 7:25 pm 

 

James Stevens, Acme Mini Storage M-72, is opposed to the project and sees it as a problem for 

those who already have been in the storage business. He feels it does not help Acme Township or 

the residents.  

 

 Rachelle Babcock, 4261 Bartlett Rd, stated this area is a prime spot and the amenities allowed 

             there should be for shopping, living, working, walkability with a neighborhood feel about it.  

 

Brian Kelley, Acme resident, wanted to say for the record the meeting is not following the  

Bylaws where the applicant presents their project first and then the public gets to respond to that.  

He is opposed to the Kmart project and where the primary use is not defined. He does not see  

how it is good for the master plan if it is rezoned. It could lead to other properties nearby to be 

allowed to do this as well.  

 

Jim Goran, AAA Storage, 6631 & 6719 M-72, he is opposed to the storage project and sees it not 

zoned for warehousing. It does not fit in the master plan zoning and there is no need for B-4 in  

that area. It should be a walkable area and not open it up for potential further sprawling.  

 

Mary Rohn, Acme resident, it does not make sense to have this project. It is not a B-4 area and is 

 not what the residents want there.  

 

Public Hearing closed at 7:37 pm 

 

2. SUP 2020-01 Prism Power Partners Solar Energy Farm Special Use/Site Plan Review 

Opened at 7:37 pm 

 

Wentzloff stated there is no updates on this project from the last meeting and the applicants are 

not on the call. 

 

Rachelle Babcock, 4261 Bartlett Rd., the applicants should do a soil boring test before coming to 
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the next meeting. She hopes they are not creating new runoffs for stormwater in the creek. We 

should be taking care of the environment and Yuba Creek.   

 

Brian Kelley, Acme resident, there is nothing in the plan showing the slope views for the packet. 

Applicants should clarify some of the plan views. There is a wetland in the northwest corner on 

the adjacent property not being shown in their plan sheet. Soil erosion control in the ordinance 

states on earth change activity. 

 

Mary Rohn, Acme resident, it would be risky to do anything on this property that would destroy 

the creek and effect the waters leading to the bay. There should be an environmental engineer 

review at the expense of the applicant.  

 

Public Hearing closed at 7:47 pm 

 

I. OLD BUSINESS:  

1. SPR 2020- 05 – PC review of Satellite Dish 4620 US 31 N 

Wentzloff informed the updates for the review are in the packet and Jack Turner was on the call 

to respond to any questions.  

 

Wolf stated since the report was put on the website the stormwater review had been received. She 

read off the review from Gosling Czubak and it showed the dish requirements to be efficient to 

meet the stormwater ordinance. There is a note that a signoff of soil erosion would be required. 

 

  The PC discussed the type of landscaping to help conceal the dish without interfering with its 

 reception and would not block the visibility of cars pulling in and out of the parking lot.  

 

Wentzloff pointed out on the plan it still showed the dish pole as 8’ instead of 4’, a total of 14’ for  

both the dish and pole. Turner stated it was missed on the plan and he will have them correct that.  

 

Timmins wanted to be sure the dish would not be a disturbance to the wetlands, by leaving the 

 trees that are already there. Turner said they would not change that area.  

 

Feringa suggested to do a non-deciduous scrub for the landscaping so as not to block the visibility  

of those driving into the parking area.  

 

Wentzloff noted in the review completed by Bob Verschaeve with Gosling Czubak, it has a 25-

year storm event and asked Jocks if that met the stormwater ordinance requirements that has 100 

year back to back event.  

 

Jocks stated the ordinance does have back to back 100-year stormwater review with approval of 

conditions. It can be a condition upon approval from Gosling Czubak with Wolf as staff, that  

the review meets the stormwater requirements.  

 

Winter stated in this case it does reference in the ordinance the 25-year storm event could be 

proper for this project. 

 

 Motion by Timmins to approve the installation of the satellite dish at 4620 US 31 N as indicated on  

             the site plan (revised 06/01/20 subject to the following conditions: 

• Staff will confirm with Gosling Czubak the stormwater review meets the townships 

ordinance requirements and approval by Bob Verschaeve. 

• The applicant will be responsible for the cost of the stormwater review. No land use permit 

will be issued until payment is received. 

• A bond shall be submitted to the township for the cost of removal prior to the issuance of a 

land use permit.  

• No disturbance of vegetation between the satellite dish area and wetlands 

• Non-deciduous scrubs will replace the landscaping around the fencing for shading   
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• Correct the plan showing the 14 ft. for the satellite dish and post  

• Review of soil erosion and permit 

Supported by Aukerman. Roll call motion carried unanimously.  

 

2. PD 2019-01 Lormax Stern – Planned Development (former Kmart) 

Winter stated in the packet is a set of draft development conditions taking into account what the 

applicant has request to do to the property after hearing the concerns from the PC and 

community. This is not a rezoning of the property it is a Plan Development application, which in 

the ordinance does allow with township approval for certain uses. The list shows the uses that are 

allowed on the site with a definition for some clarity. 

 

For the existing building could include outdoor sales like a nursery, call center, or sports center. 

The townhouses mentioned in the draft development conditions are a conception at this point, this 

is being explored for something in the future. In the stormwater management section, it requires 

for any new buildings on the property to be treated with low impact development. The existing 

stormwater basin is a non-conforming structure for today’s ordinance. A new structure should be 

treated as the zoning ordinance requires in relation to the stormwater ordinance.  

 

A phasing plan was put together for the developer on what the township would like to see come 

from the property.  

 

Daniel Stern, Lomax Stern, informed there has been a change from a commercial building up by 

the street to proposing residential use. Commercial is going to be soft for some time and that is 

why there was a shift. Not looking to store anything outside except maybe a nursery. Considering 

having it being used for a Call Center, he has a tenant at another property that is doing this. 

Maybe the site could have a sport training facility. The long-term plan was to have climate 

control storage. He would like to use it to store boats, nothing would be outside. He is 100% 

committed to work on the application for the townhouses and beautifying the property.  

 

Jocks confirmed this is not rezoning the property. The PC needs to be cautious on what is allowed 

and how and not let it be too expansive. The purpose of the PD is not to be a defect of rezoning 

from another district, but is allowing some variance from what the existing zoning  

already allows to achieve a larger product. The PD is allowed in the zoning ordinance and is not 

something that others can use once it is approved to change the zoning in the entire district. In the 

review and considerations, look at how much it does allow for change. Keep it as narrow and 

limited as possible. It should not be an open door to allow all or a large amount of uses from 

another district that would otherwise not be allowed. The intent is to allow something that would 

otherwise not be allow in order for the project to go, not the entire project to allow different uses 

in its own district. 

 

Timmins asked if the property were sold, would the new owner have to follow the PD phases?  

 

Wentzloff said they would need to do the phases as planned under the PD. 

 

Jocks said the PD can be revoked for failure to follow the phasing requirements. The township 

does have that authority. If the developer wanted out of it after the first phase was completed, that 

request should be denied. They are subject to the PD as a whole, unless a new or amended plan 

met the requirements.  

 

Stern stated they have trimmed down the uses that would be allowed on the property. Somehow a 

rumor was started that he bought the property as a temporary exchange property, this is not true. 

He has been upfront with the community on his intentions and the developer for the storage that 

was at the beginning no longer exists. He is doing the project now as Lormax Stern. 

 

The PC discussed the uses that would be good fit for the site from the Regulated Uses and 

Dimensions list Winter provided Stern of possible options.  
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Wentzloff stated the phasing plan is what is lacking in the application. 

 

Jocks said the Planning Commission is responsible for the approval or denial of this project. PC 

should be satisfied with the phasing plan and its clarification. It is critical to assure to not approve 

the project for a use and then once that is completed nothing else happens. There should be a 

drawing showing a clear description of what is going to be done with each of the phases.   

 

Stern stated the only part of the phasing he can’t confirm at this time is the partnership with 

Homestretch. They are doing the application for funding with MSHA, but it is not guaranteed 

they will receive it. In the PD he can commit to the access for Bata Bus, trail along the frontage, 

landscaping by the entrance, rehab of the Kmart building, and put in the application for the 

housing.  He said with today’s market this is all he can commit to at this time.   

 

Wentzloff noted without having a phasing plan it is hard to assess what they have been presented 

for the PD. The housing would be an amendment in the PD if the funding goes through.  

 

Wolf suggested having Jon Stimson with Homestretch give a presentation in July to explain what 

they are about. 

 

Jon Stimson, Executive Director with Homestretch, explained funding with MSHA on the project 

could take at least a year. The townhouses are for people that fit in the financial guidelines, or 

maybe senior citizens that want to downsize. 

 

Jocks said looking at the plan he doesn’t see clarification of phase one. This would need to be 

done.  

 

The PC census was they did not feel comfortable to pass it on to the board at this point until the 

phases are more defined.  

 

Winter said the phases and establishing the uses is what is still needed.  

 

Wolf stated once the PD is initiated than that PD is valid. You can extend or amendment 

                          the agreement. Once you build the first phase than he would be locked in to the 

                          agreement and good to go.   

  

Stern will not have warehousing in the former Kmart building, but would like to consider 

temporary storage for smaller boats and jet ski storage on trailers as overflow from his Northport 

building. It would give him some revenue from his investment until he can get the property 

developed. He would not need to make any changes to the building to do this.  

 

Jocks said there should be a condition on a limited timeframe as a temporary use. Questions 

should be answered on the details as part of the review.  

 

Daniel Stern had said if he was not able to do indoor storage for cars and boats in the old Kmart 

building, that would be a deal breaker for him.   

 

The PC felt it could be a possibility to use the Kmart building with a timeframe of 24 months for 

boat storage and would like to see more details in writing of what is involved. 

 

Feringa, stated he did not see the project as a PD but a rezone 

 

Wentzloff recommended to have the phases clarify and to keep the Public Hearing open to be 

continued at the next scheduled Planning Commission meeting. The plan needs to be more 

acceptable with phases completed.  
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Motion by Balentine to keep the public hearing opened for PD 2019-01 Lormax Stern – Planned 

Development (former Kmart) for the next scheduled Planning Commission meeting, supported by 

Timmins. Roll call motion carried unanimously. 

 

3. SUP 2020-01 Prism Power Partners Solar Energy Farm Special Use/site Plan Review 

 

Wentzloff stated there has been no updates to discuss. She recommends keeping the public 

hearing opened for the regular July Planning Commission meeting after the requirements are 

completed. 

 

Motion by Timmins to keep the public hearing open for Prism Power Trailside Solar Farm until the July 

Planning Commission meeting, supported Balentine. Roll call motion carried unanimously. 

  

        4.          Zoning Ordinance Review Continued Discussion Article 3 (time permitting) – postponed  

  

J.    NEW BUSINESS: 

        1.          Zoning Ordinance Review Article 4 (time permitting) – postponed 

 

K.     PUBLIC COMMENT & OTHER PC BUSINESS: Open at 10:23 pm 

 

Brian Kelley, Acme resident, voiced the PD for the Lormax Stern project should be complete.  

 

Public comment closed at 10:26 pm 

 

1.        Planning & Zoning Administrator Report: No report 

         2.        Township Board Report: no report 

         3.        Parks & Trails Committee: Wolf informed there will be a Parks and Trails meeting next 

                     Monday at 4:00 pm at Shelter #3 in Sayler Park.  

 

ADJOURN:  Motion by Balentine to adjourn, supported by Timmins. Roll call motion adjourned 10:28 pm          

              



ACME TOWNSHIP  
PUBLIC NOTICE OF MEETING BY TELEPHONE CONFERENCE CALL 

FOR THE ACME TOWNSHIP SPEICAL PLANNING COMMMISSION MEETING 
MONDAY, June 8, 2020 AT 7:00 PM 

 
On March 18, 2020, Governor Whitmer issued Executive Order No. 2020-15 authorizing 

remote participation in public meetings and hearings for public bodies and other governmental 
entities by telephonic conferencing in a manner in which both the general public and the 
members of the public body may participate by electronic means.   
 
 The Acme Township Planning Commission is holding its June 8, 2020 Special Meeting by 
telephonic conference in the interest of the public health, safety, and welfare during the 
Coronavirus outbreak to limit in-person contact and interaction.  There will be no physical 
meeting location. 
 
 To implement this mitigation strategy and to allow the public to attend Planning 
Commission meetings remotely, the Township Board authorizes Planning Commission 
members, Township staff, and members of the public to attend by telephonic conference as 
follows: 
 

1. Call in number:  1-312-626-6799 
2. Enter Meeting ID: 825 8977 1340 # 
3. Press # again when asked if you are a participant 

 
The conference call meeting will begin as soon as the Planning Commission has logged 
on. 
 
Upon opening the meeting, the Planning Commission will recite the Pledge of Allegiance 

and then take roll call of the Planning Commission members present.  The chair will then ask for 
the names or identifying information of all members of the public participating on the 
conference call.  The chair will then open Public Comment by calling on each member of the 
public on the conference call to allow for each person to provide comment in an orderly 
fashion.  The meeting will then continue pursuant to the agenda.  The chair will allow further 
Public Comment as deemed necessary and then again at the end of the meeting. 
 
 The meeting packet is available at acmetownship.org under the “Current Meeting 
Minutes” tab. 
 
 If you require special assistance or auxiliary aids and services to attend the meeting by 
telephone conference, please contact Clerk Cathy Dye within 24 hours of the meeting at 938-
1350 or cdye@acmetownship.org.  



If you are planning to attend and are physically challenged, requiring any special assistance, please notify Cathy Dye, Clerk, within 24 hours of 
the meeting at 938-1350. 

                        
 

 
 
 
 
CALL TO ORDER WITH PLEDGE OF ALLEGIANCE 
 
ROLL CALL: 
 
A. LIMITED PUBLIC COMMENT: The chair will ask for the names or identifying information of all members of 

the public participating on the conference call.  The chair will then open Public Comment by calling on each member 
of the public on the conference call to allow for each person to provide comment in an orderly fashion  Public 
comments are limited to three minutes per individual.  Comments during other portions of the agenda may or may not 
be entertained at the moderator’s discretion. 
 

B. APPROVAL OF AGENDA:  
 
C. INQUIRY AS TO CONFLICTS OF INTEREST: 

 
D. SPECIAL PRESENTATIONS: 
 
E. CONSENT CALENDAR: The purpose of the consent calendar is to expedite business by grouping non-

controversial items together for one Commission motion without discussion.  A request to remove any item 
for discussion later in the agenda from any member of the Commission, staff or public shall be granted.  
1. RECEIVE AND FILE 

a. Township Board Regular Meeting Minutes 05.12.20 
2. ACTION: 

a. Approve Draft Planning Commission Meeting Minutes 05.11.20 
b. Approval Draft Planning Commission Special Meeting Minutes 05.26.20 

 
F. ITEMS REMOVED FROM THE CONSENT CALENDAR 

1. _______________________________________ 
2. _______________________________________ 
3. _______________________________________ 

 
G. CORRESPONDENCE: 

1. Babcock 
2. Beall 
3. Bernard 
4. CCATs  
5. Distributed flyer 
6. Fusi 
7. Goran 
8. Howie 
9. Kalil 
10. Kozlowski 
11. Lundgren & Spooner 
12. Watershed Center  

 
H. PUBLIC HEARINGS:  

1. PD 2019-01 Lormax Stern – Planned Development (former Kmart) 
2. SUP 2020-01 Prism Power Partners Solar Energy Farm Special Use/Site Plan Review 
 

I. OLD BUSINESS: 
1. SPR 2020-05 – PC review of Satellite Dish 4620 US 31 N  

ACME TOWNSHIP PLANNING COMMISSION SPECIAL  
REMOTE ZOOM MEETING AGENDA 
6042 Acme Road, Williamsburg MI 49690  

June 8 , 2020 7:00 p.m. 
 



If you are planning to attend and are physically challenged, requiring any special assistance, please notify Cathy Dye, Clerk, within 24 hours of 
the meeting at 938-1350. 

2. PD 2019-01 Lormax Stern – Planned Development (former Kmart) 
3. SUP 2020-01 Prism Power Partners Solar Energy Farm Special Use/Site Plan Review 
4. Zoning Ordinance Review Continued Discussion Article 3 (time permitting) 

 
 
J. NEW BUSINESS: 

1. Zoning Ordinance Review Article 4 (time permitting) 
 

K. PUBLIC COMMENT & OTHER PC BUSINESS 
1. Planning & Zoning Administrator Report – Lindsey Wolf 
2. Township Board Report – Jean Aukerman 
3. Parks & Trails Committee Report – Marcie Timmins 

 
ADJOURN:                                
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To: Acme Township Planning Commission 

From: Lindsey Wolf, Planning & Zoning Administrator 

Date: June 3, 2020 

Re:  June 8, 2020 Planning Commission Packet Summary 
               
A. LIMITED PUBLIC COMMENT:           

Open:      Close:  
 
B. APPROVAL OF AGENDA:           

Motion to approve:    Support: 
  

C. INQUIRY AS TO CONFLICTS OF INTEREST:         
Name:      Item: 
Name:      Item: 

 
D. SPECIAL PRESENTATIONS:   none          

 
E. CONSENT CALENDAR:           

1. RECEIVE AND FILE: 
a. Township Board Regular Meeting Minutes 05.12.20 

2. ACTION: 
a. Approve Draft Planning Commission Meeting Minutes 05.11.20 
b. Approve Draft Planning Commission Special Meeting Minutes 05.26.20 

 
Motion to adopt:    Support: 

 
F. ITEMS TO BE REMOVED FROM THE CONSENT CALENDAR:       

1. __        
2. _________________________________________   
 

G. CORRESPONDENCE:            
1. Babcock 
2. Beall 
3. Bernard 
4. CCATs  
5. Distributed flyer 
6. Fusi 
7. Goran 
8. Howie 
9. Kalil 
10. Kozlowski 
11. Lundgren & Spooner 
12. Watershed Center  

 

MEMORANDUM 
Planning and Zoning 

6042 Acme Road | Williamsburg, MI | 49690 
Phone: (231) 938-1350   Fax: (231) 938-1510   Web: www.acmetownship.org 

 

http://www.acmetownship.org/
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H. PUBLIC HEARINGS:           
1. PD 2019-01 Lormax Stern – Planned Development (former Kmart) 
2. SUP 2020-01 Prism Power Partners Solar Energy Farm Special Use/Site Plan Review 

 
I. OLD BUSINESS:            

1. SPR 2020-05 – PC Review of Satellite Dish 
 

Staff has received a request for the installation of a large satellite dish (18’ high x 10’ wide) to 
accommodate the offices of a radio station at 4620 US 31 North. The use of a professional office 
will remain the same – and is a use by right within the district. There will be no external changes 
to the property with the exception of the installation of the satellite dish. The dish poses some 
challenges as follows:  
• The Acme Township Zoning Ordinance provides little language pertaining to accessory 
 structures within the  C: Corridor Commercial District. It does not contain language to 
 prohibit the installation of the dish. 
• Due to the size it will be highly visible from US 31 N and from the neighboring properties of 5 
 mile road.  
• It cannot be placed in another location on the property would not allow it to function 
 properly due to trees, the existing building, and ravine.  
• The radio station will be leasing the space. It would be beneficial to the township to require a 
 bond for removal and restoration of the area when the dish is no longer in use.  
 
Minor modifications to an existing site plan may be brought before the Planning Commission 
without a formal application. After discussion with legal counsel it was advised to bring this item 
for the Planning Commission for their recommendations and conditions of approval.  
 
Discussion was had at the May 11th and May 26th Planning Commission Meeting: 
Census was to have Jack Turner get the answers asked by the PC for the amount of the 
impervious surface, application of the stormwater ordinance, distance from neighboring 
property, visual screening,  lessen height options, lighting, and overhead powerline location, to 
discuss either at the May 26 or June 8 meeting. Answers to the questions are included in detail in 
Planning & Zoning Report No. 2020-06. 
 
SUGGESTED MOTION FOR CONSIDERATION:  
Motion to approve the installation of the satellite dish at 4620 US 31 N as indicated on the site plan 
(revised 06/01/20) subject to the following conditions: 
• Receive stormwater approval from Gosling Czubak. 
• The applicant will be responsible for the cost of the stormwater review. No land use permit 
 will be issued until payment is received.  
• A bond shall be submitted to the township for the cost of removal prior to the issuance of a 
 land use permit.  

 
 

2. PD 2019-01 Lormax Stern – Planned Development (former Kmart) 
 

 A public hearing was held on May 26, 2020 for a planned development for reuse of the former 
Kmart property (6455 US-31 N) with a mixture of commercial and residential opportunities. 
Discussion was had on refining the uses and providing a phasing plan. A motion was made by 
Timmins to keep the public hearing open for PD 2019-01 for the June 8, 2020 Planning Commission 
meeting. All members were in support. A detailed report has been provided by the township 
Planning Consultant, Shawn Winter. He has provided several recommendations regarding land 
uses and phasing plan.   

 



Planning Commission 06.08.20 
 

Page 3 of 3 
 

SUGGESTED MOTION FOR CONSIDERATION:  
Winter states that at this point, the developer has addressed a number of the concerns and 
recommendations from previous review meetings. If the Planning Commission is satisfied with the 
draft development conditions, along with any revisions including addressing the items above, then 
a recommendation of approval to the Township Board would be appropriate.  
 
 
3.  SUP 2020-01 – Prism Power Partners Solar Energy Farm Special Use/Site Plan 

Review 
 
A public hearing was held on May 26, 2020 for a special use permit and site plan approval to 
construct a 51-acre solar energy farm on the property located near the corner of E M-72 and Bates 
Road (parcel ID: 28-01-002-002-02). Detailed discussion was held on the concerns of the 
sensitivity of neighboring Yuba Creek. Soil erosion, stormwater, and restoration were a vital 
concern. A motion was made by Aukerman to keep the public hearing open for Prism Power 
Trailside Solar until June 8, 2020 to discuss outstanding subjects again so the PC can make a 
decision. All members were in support.  
 
SUGGESTED MOTION FOR CONSIDERATION:  
No additional materials have been provided at this time. Staff recommends that the public hearing 
be kept open until the regular July 13, 2020 Planning Commission meeting.  
 
 
4.  Zoning Ordinance Review: Continued Discussion on Article 3 (time permitting) 

 
J. NEW BUSINESS:              

1. Zoning Ordinance Review Article 4 (time permitting) 
 

 
K. PUBLIC COMMENT & OTHER PC BUSINESS:         

1. Public Comment: 
Open:     Close: 

  
2. Planning & Zoning Administrator Report: Lindsey Wolf 
 
3. Township Board Report: Jean Aukerman 
 
4. Parks & Trails Committee Report: Marcie Timmins 

 
L. ADJOURN:             

Motion to adjourn:     Support: 
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CALL TO ORDER WITH PLEDGE OF ALLEGIANCE at 7:00 pm 
 
ROLL CALL: Members present: K. Wentzloff (Chair), S. Feringa (Vice Chair), M. Timmins, D. Rosa, 
D. VanHouten, B. Balentine, J. Aukerman 
Members excused: None 
Staff present: L. Wolf, Planning & Zoning Administrator, S. Winter, Planning Consultant Beckett & Raeder,  
V. Donn, Recording Secretary 
 
A. LIMITED PUBLIC COMMENT: Open at 7:03pm 

 
Brian, Kelley, Acme resident, voiced major parts of the stormwater requirements were incomplete and 
missing in the packet for the KOTI project. He asked to have it brought back to the PC meeting when 
completed.  
 
Jim Goran, AAA Storage, 6631 & 6719 M-72, he and his wife Kristen do not support the rezoning of the 
Fisk property. 
 

 Limited Public Comment closed at 7:11 pm 
 
B. APPROVAL OF AGENDA: Motion by Timmins to approve the agenda as presented with the 

addition to G. Correspondence 3. Brian Kelley Letter, 4. Watershed Center Letter, 5. John Kroupa 
letter, supported by Balentine. Roll call motion carried unanimously. 

 
C.  INQUIRY AS TO CONFLICTS OF INTEREST: None 

 
D. SPECIAL PRESENTATIONS: None 
 
E. CONSENT CALENDAR:  

1. RECEIVE AND FILE 
a. None 

2. ACTION: 
a. Approve Draft Planning Commission Special Meeting Minutes 02.24.20 
b. Approve Draft Planning Commission Meeting Minutes 04.13.20 

 
Motion by Timmins to approve the consent calendar as presented, supported by Balentine. Roll call 
motion carried unanimously.  

 
F. ITEMS REMOVED FROM THE CONSENT CALENDAR: None 
 
G. CORRESPONDENCE:  

1. Haggard’s Plumbing & Heating 
2. Jim & Kris Goran 
3. Brian Kelley letter – Wentzloff read out loud for the record 
4. Watershed Center letter – Wentzloff read out loud for the record 
5. John Kroupa letter – Wentzloff read out loud for the record 
 

H. PUBLIC HEARINGS: Opened at 7:21 pm  
1. Zoning Ordinance Amendment #052 Fisk Rezoning Request 

ACME TOWNSHIP PLANNING COMMISSION MEETING 
ACME TOWNSHIP HALL 

REMOTE ZOOM MEETING AGENDA 
6042 Acme Road, Williamsburg MI 49690 

Monday, May 11, 2020 7:00 p.m. 
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Jeff Jocks explained the rules for doing a public hearing remotely. The open time is offered to anyone for 
an opportunity to speak and each person’s intent of what they discussed to be written in the meeting 
minutes.  
 
John Kroupa, Nomad Properties Holdings, 6578 M-72, does not support the rezoning of the Fisk property 
from A-1 agricultural to B-4 material processing.  He is concerned with the environmental encroachment 
on Yuba Creek for any future uses that might occur.  
 
Brian Kelley, Acme resident, stated he has heard from some of the residents who live near the project are 
not in support of the rezoning. That section already has a traffic issue and he has concerns with the 
increase it will create. He is opposed of the rezoning and feels the township should not be giving up an 
agriculture property to B-4 zoning. There are adjacent wetlands there that are not compatible with 
industrial.  
 
Closed at 7:27 pm 
 

I. OLD BUSINESS:  
1. Zoning Ordinance Amendment #052 Fisk Rezoning Request 

Jody Fisk stated one of the reasons they are requesting the change is because the property is only 
3.50 acres and is under the agriculture requirements of 5 acres. The rezoning is for a business that 
supplies the needs for people with disabilities. It would be a showroom of equipment of home 
modifications for those to stay independent in their homes and not for industrial use.  

 
Wentzloff informed when considering the rezoning request any uses under that ordinance that 
would be allowed. We are looking at this independently of any specific site plan or use that is 
 being proposed. Keep in mind if we do rezone, there is no requirement of that use going forward.  
With the rezoning as agricultural a large building could be built on it without restrictions 
 for stormwater.   

 
Timmins commented to allow B4 with a special use permit, it would have to come to the PC for  
approval if there were any changes in the type of use in the future.  
 
Wolf informed due to the proximately to Yuba Creek it is subject to a site plan review regardless  
of what the development is.  
 
Rosa noted the parcel looked landlock between properties on each side making it less useful for 
agriculture.  

 
Aukerman asked John Kroupa now that he knows the intent and property size not to be conducive 
for agricultural, if that lessens his concerns? 

 
John Kroupa stated his concern is looking at the long term. If the property gets rezone and gets 
resold, it could change to some other use. 

 
Wentzloff added any future use for B-4 would have to be one that is outlined in the township 
ordinance.  
 
Jocks stated the minimum acreage question needs to be examined. This parcel was not created 
after the adoption of the ordinance when the 5-acre requirement was put in place. Because of that, 
agriculture uses would not be prohibited. The future land use map is what the PC adopted, which 
is a consideration with the zoning amending for that parcel. To rezone in a way that is 
inconsistent with the master plan is to determine if that corner and property surrounding it is the 
appropriate use of that area.   
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Wolf informed for the site and soil erosion review all of that would need to come to the PC and   
the Township Board for a final rezoning approval.  
 

Motion by Timmins to send proposed Zoning Ordinance Amendment 052 to rezone approximately 
3.60-acres from A-1: Agricultural to B-4: Material Processing for the property located at 5990 
Bates Road, Parcel ID 28-01-002-031-00, owned by Jody Fisk/M72 Bates, LLC to the Township 
Board for approval, supported by Balentine. Roll call carried unanimously. 
 

J. NEW BUSINESS: 
1. SPR 2020-04 KOTI Planned Development Phase 1    

Winter gave an overview of the submitted site plan review application for Phase 1of the KOTI 
Planned Development, consisting of 14 single-family residential units in two separate clusters one 
on the east side and one on the west side, between Acme Creek portions on the property. This site 
plan review is different than most the Planning Commission reviews since it has been reviewed 
for consistency with the previously approved planned development and subsequent amendment. 
The specific conditions spelled out in the development agreement that was part of that approval, 
and the applicable standards of the Acme Township Zoning Ordinance. It includes grading, 
necessary infrastructure improvements, landscaping, and site lighting.  
 
Applicant has indicated that all necessary agencies have received copies of the site plans and he is 
awaiting approval and/or permits. Due to the current executive orders from the coronavirus, many 
agencies are currently not processing permit applications. Each agency, perhaps except for 
EGLE, reviewed the conceptual plans as part of the PD review and approval process. It is 
recommended that approval of this site plan be conditioned to require all necessary approvals 
and/or permits prior to issuing a land use permit. Any changes to the site plan because of agency 
approval and/or permitting outside of what would qualify as an insignificant deviation will need 
to come back to the Planning Commission for a minor or a major amendment. Also needed is a 
baseline Acme Creek monitoring report. 
 
Wolf said she has an update from Bob Verschaeve from Gosling Czubak on the stormwater 
process and an add on. The concern is the outstanding stormwater items and there needs to be a 
site and soil review. 
 
Nate Elkins, with Influence Design Forum in Traverse City, said the agencies will be giving 
reports of stormwater and the sewer to township. He informed because of the coronavirus, 
agencies reviews are not moving through the process quickly.   
 
He explained the stormwater infiltration system will move water using channels and basins as 
quickly as possible. There will be large basins for the infiltration to create a system with a natural 
feeling vegetated with native plants. Underground pipes will filter water into the soil. He is 
working to design a system that will have zero water entering in the creek. Trench channels will 
be installed to keep the elevations higher as moving across the site. In the future they will be 
adding a decorative filter system. They also need to have a perk test completed to give to the 
township. 
  
Wolf let Elkins know an approved stormwater management system permit is required by the 
Township Engineer. 
 
Winter informed this phase provides the easement to align the entrance to the TART Trail not to 
construction the bridge the township will do.  
 
Winter asked Elkins back in 2017 EGLE had permits for part 31-33 that had to be submitted, was 
that still needed?  
 
Elkins said there is no requirement because they are completely removing that. There is a 
stormwater basin down by the creek with a slow release structure for the wetlands. EGLE wanted 
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a record of it to show. They are going to modify it and remove the slow release structure.  
 
Winter inquired on future phases for units 13-17 will they be able to do construction to those 
units with the stormwater system functioning?  
 
Elkins said certain locations will be closed off initially and there will be provisions put in place 
with a strategy on how to work around it. Anything that needs to, will get a new permit.  
 

Motion by Balentine to adopt the findings of this report and to approve Site Plan Review 2020-04 
for the construction of Phase 1 of the KOTI Planned Development as indicated on the submitted 
plans with the following conditions being met before issuing a land use permit:  

1. All applicable agency approvals and or permits are submitted to the Zoning  
    Administrator; 
2. An approval of a stormwater management system by the Township Engineer;  
3. The species list on the landscape plan be updated to reflect approved species; 
4. A bond, letter of credit, cash surety or certified check in the amount equal to the material 
    and labor costs to install the plantings on the landscape plan, with the costs prepared by a  
    professional landscaper;  
5. Submit a baseline water quality report for Acme Creek consistent with the requirements  
    of PD 2016-01 Development Agreement, Exhibit C, Item D.  
6. Indicate the location and means of refuse collection and disposal for the development; 
7. Submit an updated set of plans in pdf format and a printed set of full-size plans sealed by 
    a licensed engineer, architect, or landscape architect, signed by the Applicant and the  
    Planning Commission Chair, supported by VanHouten. Roll Call motion carried  
    unanimously. 

 
2. SUP 2020-02/SPR Flintfields Minor Amendment  

Dusty Christensen, LLA, with Mansfield Landuse Consultants, Traverse City, was in attendance 
for questions on the application for the amendments to the: Flintfields Horse Park – Great Lakes 
Equestrian Festival Horse Show, located at 6535 Bates Road. This request requires approval of a 
minor amendment to the existing special use permit that governs the development of the property, 
and its subsequent amendments. The proposed use is consistent with the intent and purpose of the 
zoning district as well as the future land use category.  

 
He is proposing the following amendments to the existing SUP to approve the property:  

1. Updated event schedule:  
a. Extend horse show events from 8 weeks to 10 weeks.  
b. Donating facility for two additional annual one-day horse show events • U of M, 

• MSU, NMC Polo Fundraiser for Scholarships  
• Stepping Stones Horse Show  

2. 20’ x 160’ Spectator Pavilion  
3. V.I.P Pavilion  
4. Future 24’ x 24’ Beverage Pavilion  
5. Future 30’ x 50’ Pavilion  
6. Central plaza area and tot-lot and food truck parking areas   
7. Pedestrian walk between parking lot and arena areas  
8. Entry features, way-finding signage, arena scoreboards  
 
Wolf asked if there was a phasing plan.  
 
Christensen said the VIP Pavilion and the 20’ x 160’ Spectator Pavilion with a fire access 
lane is on the first phase. The remainder will come into play over the next couple of years 
depending on the owners. Lighting will be to code, but they have not reached a design yet 
to submit. Currently there is no plan to remove trees or do any additional landscaping.    

   The food trucks will be near the plaza near the activity. 
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   Wolf informed him they need to get food preparation permits from the Health  
                                        Department for the food trucks.   
.  

Motion by Timmins to approve the site plan submitted by Mansfield and Associates for the 
following minor amendments to the Flintfields Horse Park located at 6535 Bates Road 
Williamsburg, MI 49690:  

1. Updated event schedule:  
e. Extend horse show events from 8 weeks to 10 weeks.  
f. Donating facility for two additional annual one-day horse show events  

• U of M, MSU, NMC Polo Fundraiser for Scholarships  
• Stepping Stones Horse Show  

2. 20’ x 160’ Spectator Pavilion  
3. V.I.P Pavilion  
4. Future 24’ x 24’ Beverage Pavilion  
5. Future 30’ x 50’ Pavilion  
6. Central plaza area and tot-lot and food truck parking areas  
7. Pedestrian walk between parking lot and arena areas  
8. Entry features, way-finding signage, arena scoreboards  

 
These amendments are subject to the following conditions prior to the issuance of a land use 
permit:  

• A permit from the Health Department shall be obtained. 
• A permit from Soil Erosion shall be obtained.  
• Road Commission approval shall be obtained.  
• An approval from the township stormwater engineer shall be obtained.  
• The addition of any exterior lighting will require a photometric plan subject to 
  departmental subject to Zoning Administrator approval.  
• If construction occurs in more than 1 phase a phasing plan shall be provided.  

Additional Condition for Approval:  
• Overhead entries will not obstruct clearance of emergency vehicles.  
• Any onsite food preparation will require a permit from the Health Department.  
• Mobile food vendors shall obtain a permit to comply with the Acme Township Mobile  
  Food Vending Ordinance.  
• Dates/times of additional events within the 10-week period will need to be provide to the  
  Township and Public Safety in advance to ensure health, safety welfare,  
• Current occupancy copy of as built as-builts shall be provided and inspected by the  
  township stormwater engineer to ensure stormwater compliance, supported by Balentine.  
  Roll call motion carried unanimously. 
 

3. SPR 2020-05- PC review of Satellite Dish 4620 US 31 N. (requested by staff/L.Wolf) 
Wolf informed there is a request for the installation of a large satellite dish (18’ high x 10’ wide) 
to accommodate the offices of a radio station at 4620 US 31 North. The use of the professional 
office will remain the same and is a use by right within the district. There will be no external 
changes to the property except for the installation of the satellite dish that will sit on a 14’ x 14’ 
pad. The dish poses some challenges. The Township Zoning Ordinance provides little language 
pertaining to accessory structures within the C: Corridor Commercial District. It does not contain 
language to prohibit the installation of the dish. Due to the size it will be highly visible from US 
31 N and from the neighboring properties of 5 Mile Road. It cannot be placed in another location 
on the property that would allow it to function properly due to trees, the existing building, and 
ravine. 
 
Jocks said in the zoning ordinance this is an accessory structure best handle as an amendment to 
an existing site plan. The accessory is allowed as part of the principal use and is not referred to in 
the ordinance. There is nothing in the ordinance that restricts it.   
 
Wolf said the radio station will be leasing the space. It would be beneficial to the township to 
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require a bond for removal and restoration of the area when the dish is no longer in use.  
  

Jocks added you can approve an amendment with considerations. 
 
Jack Turner with RSF Holdings, was in attendance for questions on the project.  

   
Wolf was concern with the property aerial measurements. It did not indicate the right  
amount of space. Turner was going by what the specifications had. She will get with Fred 
 Campbell who prepared them to answer that question. 
  

 Wentzloff said the Watershed commented on the proximately of the pad to the creek and  
wetlands behind the property. 
 
Wolf told Turner if a stormwater review is required by their engineer, the fee would be the  
responsibility of the applicant.   

          
Jocks said this is not a building so it may not apply. He said to ask Bob Verschaeve with Gosling 
Czubek, if there is an issue with the impervious surface and if a stormwater control review is 
required. Also, if the property line is correct and to check on the setbacks. He added there is little 
standards for accessory structures. It should fit in the requirements.  
 
The PC discussed ways of visually screening the dish and if the height was necessary.  
 

Census was to have Jack Turner get the answers asked by the PC for the amount of the impervious 
surface, application of the stormwater ordinance, distance from neighboring property, visual screening,  
lessen height options, lighting, and overhead powerline location, to discuss either at the May 26 or June 8 
meeting.  
 

K. PUBLIC COMMENT & OTHER PC BUSINESS: Open at 9:25 pm 
 

Brian Kelley, Acme resident, voiced his concerns on the KOTI property stormwater permit and the 
condition of Acme Creek.  
 
Public comment closed at 9:29 pm 

 
1. Planning & Zoning Administrator Report: No report  
2. Township Board Report: Jean Aukerman said the board is working on the 2021 budget to be 

completed by June 30. She will be getting with the board to discuss the RFP for the stormwater 
ordinance. 

3.          Parks & Trails Committee: No report 
 
ADJOURN:   Motion by Balentine to adjourn, supported by Timmins. Roll call motion adjourned 9:31 pm          
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CALL TO ORDER WITH PLEDGE OF ALLEGIANCE at 7:04 pm 
 
ROLL CALL: Members present: K. Wentzloff (Chair), S. Feringa (Vice Chair), M. Timmins, D. Rosa, 
D. VanHouten, B. Balentine, J. Aukerman 
Members excused: None 
Staff present: L. Wolf, Planning & Zoning Administrator, S. Winter, Planning Consultant Becker & Raeder,  
J. Jocks, Legal Counsel, V. Donn, Recording Secretary 
 
A. LIMITED PUBLIC COMMENT: Open at 7:05pm 

 
Brian, Kelley, Acme resident, voiced his concerns on the satellite dish and the sloop in the parking lot on 
what effects it could have with the stormwater running off to the basin by the creek. 
 

 Limited Public Comment closed at 7:11 pm 
 
B. APPROVAL OF AGENDA: Motion by Timmins to approve the agenda as presented with the 

addition to G. Correspondence, 10. Paul and Amanda Brink email and 11. Brian Kelley email, 
supported by Aukerman. Roll call motion carried unanimously. 

 
C.  INQUIRY AS TO CONFLICTS OF INTEREST: None 

 
D. SPECIAL PRESENTATIONS: None 
 
E. CONSENT CALENDAR:  

1. RECEIVE AND FILE 
a. None 

2. ACTION: 
a. None 

 
F. ITEMS REMOVED FROM THE CONSENT CALENDAR: None 
 
G. CORRESPONDENCE:  

1. Haggard’s Plumbing & Heating (2) 
2. Jim & Kris Goran (3) 2 in packet one received 5/26 
3. Fred & Denny Rohn 
4. Mary Raymer 
5. Rachelle Babcock 
6. Johanna & James Stevens 
7. Watershed Center   
8. John Zaloudek 
9. Bob & Kathy Garvey  
10. Paul and Amanda Brink- Wentzloff read out loud for the record 
11. Brian Kelley – Wentzloff read out loud for the record 
 

H. PUBLIC HEARINGS: Opened at 7:18 pm 
1. PD 2019-01 Lormax Stern – Planned Development (former Kmart) 

 
 

ACME TOWNSHIP PLANNING COMMISSION SPECIAL  
REMOTE ZOOM MEETING AGENDA 
6042 Acme Road, Williamsburg MI 49690 

Tuesday, May 26, 2020 7:00 p.m. 
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James Stevens, Acme Mini Storage M-72, opposed the project it does not follow the future goals 
of the township and would put a hardship on other storage business that already exist.  
 

 Rachelle Babcock, 4261 Bartlett Rd, opposed the warehouse storage in the project. 
 

Pam Cooper, Acme resident, is opposed of the storage with this project. 
 
Brian Kelley, Acme resident, said the community survey showed industrial warehousing as 
being very undesirable. He felt the storage was not appropriate for this site and there should not 
be an open PD of uses on this project. Mr. Stern should come back with a more specific proposal.   
 
Mary Rohn, Acme resident, does not support the project and feels this is not a fit for this area  
and we need to get back to the master plan goals. 
 
Jim Goran, AAA Storage, 6631 & 6719 M-72, he is opposed to the storage project it is not zoned  
for warehousing. It does not fit in the master plan zoning, damages current businesses, and would 
open the door for an out of control sprawling of businesses in that area. His letter was submitted  
to the packet with his concerns.  
 
Public Hearing closed at 7:32 pm 

 
2. SUP 2020-01 Prism Power Partners Solar Energy Farm Special Use/Site Plan Review 

Opened at 7:32 pm 
 
Rachelle Babcock, wondered how his property had escaped from special protection of the head 
waters of Yuba Creek when the master plan went in effect?  
 
Brian Kelley, Acme resident, felt the applicant has not provided the significant required 
information that protects the headwaters of Yuba Creek which extending to the bay. The impact 
of the stormwater soil erosion could affect the creek. He suggested the stormwater system should 
be reviewed by an expert at the applicant’s expense.  
 
Dave Hoxsie, 6259 E M-72, has concerns with the effects the project would have on the Yuba 
Creek and if the temperatures rise it would destroy the fish population.  
 
Mary Rohn, Acme resident, voiced her concerns with the sloop on the property having 
stormwater running off into the creek which empties into the bay. She feels it is very important to 
do an environmental impact study on this property.  
 
Public Hearing closed at 7:41 pm 

 
I. OLD BUSINESS:  

1. SPR 2020- 05 – PC review of Satellite Dish 4620 US 31 N 
Jack Turner was available to respond to questions that were asked at the last PC meeting.  
 
Timmins mention there had been a decrease of the size of the dish platform and the height had 
been lowered by 4 feet. She inquired where the location of the dish would be on the property.  
 
Turner said the platform and height had been reduced and there is a stake on the property that 
shows where the dish would be placed, 40-45 feet off the north boundary line.  
 
Rosa asked if tall evergreens could be planted to hide the dish to screen it from the highway. 
 
Turner said the trees would interfere with the reception now that the dish would be 4 feet lower. 
There will be some kind of landscaping around it. 
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Feringa stated to be sure not to have the dish under a powerline and to have it placed at the 
required distance from one. 
 
Turner stated they want to make sure it does not interfere and would be getting with the power 
company.  

 
Aukerman asked why the radio station at Bunker Hill could use a smaller satellite and this one 
was larger?  Turner said it was discussed and was told this was the size that was needed. 
However, they were able to lower the dish by four feet. 

 
Timmins inquired about the marsh area with cattails and how close to the edge of the property it 
is. 
 
Turner said he didn’t know, there should be a map that would show this area to evaluate. 
 
Wentzloff asked Jocks if the project fells under the size of the structure allowed under a land use 
permit.  
 
Jocks informed the dish is an ongoing use of property and is different from the land use standards. 
There would need to be an amendment to the existing property with changes indicated the dish 
height, pad size, and location at this point. These conditions need to be in a new drawing before 
considering an approval.   
 
Wentzloff stated the structure would have a requirement of a setback from the wetlands. There is 
some form of a wetland by the property.  
 
Jocks said in the stormwater ordinance it has as a setback of 50 feet from a watermark,  
lake or stream. This is a structure not a building. A 16” x 16” pad for the dish does not 
appear to have a need for a stormwater review. Landscaping would need to have the  
requirements be acceptable by the PC.  
 
Aukerman suggested to have Bob Verschaeve with Gosling Czubak, take a look and give more  
information on the stormwater to help the PC on a decision. Also, the location of the dish  
needs to be determine before approval.    
 
Wentzloff told Turner there is another PC meeting on June 8 for him to update the site plan and  
get with Wolf for a stormwater review by Bob Verschaeve. The paperwork will need to be given  
to Wolf in a week to have for the meeting packet.   
 
Turner said he will check on the actual location of the dish, pad size, direction of the 
antenna, get with Wolf on the landscaping, and with Bob Verschaeve on the stormwater, to have 
the week prior to the June 8 meeting. 
 

2. PD 2019-01 Lormax Stern – Planned Development (former Kmart) 
Winter this is a planned development for reuse of the property of the former Kmart property with 
uses to be determine. After the last meeting, the applicant took the recommendations that were 
provided and has resubmitted a revised plan and drawing for review. One item to discuss is the 
water source on the property. There is a letter from the Grand Traverse Health Department on the 
feedback of the well status. The site plan review has comments on specific conditions that needed 
to be addressed. The Planning Commission needs to determine whether the B-3 and B-4 uses on 
the included list, would be permitted and a good fit for this site. The applicant has been working 
with Homestretch Housing, a local non-profit housing for affordable townhouses as a component 
to the plan. This is not being reviewed at this time, it is something the applicant wanted to show 
in good faith to be considered. The phasing plan at this point has not been submitted, the 
applicant is waiting to figure what buildings would be first with confirmed tenants. There is no 
sign plan element that has been submitted at this time. The exterior lighting plan is new and 
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consistent throughout the property except for the entrance which would be at an acceptable higher 
brightness. The stormwater management is proposed as using the existing basin, if it can be 
verified the capacity is there. The utilities may need to be considered and the plants listed for 
landscaping would need to be approved by the PC. Ownership will be maintained by the property 
owner. After review and consideration, the PC would need to make a recommendation of their 
findings and pass them on to the board to make a decision to approve or deny the plan 
development.    
 
Daniel Stern, with Lormax Stern, stated the original plan did have a climate control storage in the 
Kmart building, but that developer has pulled out. He would like flexibility of uses for the 
project. The retail market conditions are extremely tough at this time for commercial developers 
and will stay that way for a long time. There are a lot of empty stores and probably more to come. 
He has been working on a residential component for the property if there can be funding. He has 
been speaking with Jon Stimson, Executive Director with Homestretch Housing, for affordable 
housing. They are considering having up to 30 units to be at the north end of the site. The issue of 
the townhouses is they have to be in for funding by October of this year, which means the 
approval needs to get rolling right away. If not, it would be put off until next year and the project 
would be sitting with nothing happening.  

 
  Jon Stimson informed his board has looked at the project and would like to pursue the funding 

 and invest their revenue to move forward. There is scoring that exist for the funding when  
applying. Their main source for funding is Michigan State Housing Authority Project, he spoke 
with them and is prepared to put in a notice of intent to apply. October is the deadline to have  
things in place with a developer. There is a pilot that has to be put in place on the performance, it 
would show a 6% of gross revenue from the receipts of the project and property tax to the  
township. It would give the township nice looking townships in a now vacant site. To start, a  
market study would need to be done with an analysis and an appraisal. 

   
Stern informed this is a public private partnership.  He does not feel comfortable sending money 
on the project without at least knowing there could be a preliminary approval. They will take the 
risk with the authorities because it is something the township wants to have done.    

 
Winter said there would need to be a discussion with the board on having a pilot ordinance in 
place. The application right now doesn’t include this housing component, this is a new concept.  
The PD would have to be amended once the funding was provided. If the housing funding for 30 
townhouses units were not approved, Stern would still want to move forward with what has been 
approved with a lesser number of units.  
 
Winter said required in the ordinance is to have a phasing plan and as of today there is not one.  
Winter recommended to look at the list of allowed uses proposing a mixed-use plan on what  
would fit and be appropriate.  
 
Stern stated he understands the community does not want industrial on the property, so he is  
taking that off the table and looking for other uses. Right now, in this hard market, he has no 
tenants interested. He stated the phases would be with the housing opponent, the former Kmart  
building, the lot building called daycare, and an entrance that looks good. Currently he would  
commitment 100% to the housing units.  

 
The Planning Commission supported the 30 affordable housing units. The uses on the list were 
discussed eliminating the drive-thru types and which ones would be appropriate for the site. 

 
Jocks said the PD agreement is what is done after the township board approves this with the 
requirements, conditions, uses, conceptional plan, and phasing plan. It should not be negotiated 
after the fact what was approved by the PC. What is being approved is what the PC should see in 
the agreement and not to be negotiated again. In the conceptional plan there should be the intent 
of what the development is going to be, with the understanding it might be amended.  
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His recommendation is to always have a phasing plan. It is important to have the commitment 
from the applicant to insure what is expected from the project and allowed in the township. 

 
Stern said he would commit for the phasing plan, the housing component, street front entrance 
infrastructure as indicated on the plan. He will work with the township staff on the uses that could 
be considered for the next PC meeting. 

 
Wentzloff said with some of the details still to be completed, she recommended the public 
 hearing to be continued at the June 8 Planning Commission meeting.  

 
Motion by Timmins to keep the public hearing opened for the PD 2019-01 Lormax Stern – Planned 
Development (former Kmart) for the June 8 Planning Commission meeting, supported by 
Balentine. Roll call motion carried unanimously. 
 
3. Prism Power Partners Solar Energy Farm Special Use/site Plan Review 

Jeremy Jones, Partner with Prism Power Partners, gave an overview of his company experience 
and projects they have completed. He along with Tim Jones, Civil Engineer with Atwell LLC and 
Randall Wood were available for questions. They became interested in this site with it zoned for 
commercial and saw it was once considered for a shopping center. They are aware of the 
concerns from the community and have gone through the process of a plan to protect the wetlands 
and meet the requirements. They are hoping to get a special land use permit approval showing the 
conditions are met with EGLE, the township’s engineer on the stormwater in compliance with the 
ordinance.   
 
They have had conversations with Grand Traverse County on the soil erosion and at that time it 
seemed they were comfortable with the soil conditions. The letter they sent did not sound like 
what we were told, so they will be follow up with them. Metro has been contacted and they 
reviewed and approved the site. MDOT approved the road entrances, and EGLE approved on the 
environment wetland delineation. The stormwater review was in compliance with the township 
ordinance and environmental goals. The site is of native grass. There is no cross easement for the 
power line it will be done out on the street. The setbacks would be 25-foot from wetland and 50-
foot from a water mark in compliance as in the ordinance. They have a plan to ensure no 
shortcuts will be taken. The projected starting date to stabilize the site would be August, with the 
solar panels to be put in next spring. There would be a tax bill giving funds to the township and it 
would increase reusable energy.  
 
Wolf said it had been discussed the last time they came before the PC, that a 6-foot fence with no 
barbed wire would be around the property. After seeing the site, she feels it is not necessary to 
fence the entire area. There is active wildlife and it would be better to have it maintain more of 
the natural properties.   
 
Jeremy Jones said they would agree with that as long as they could fence around the solar panels.  
 
Wolf said regarding the soil erosion review, they are asking to have it approved but it has 
incomplete conditions. All the information would need to be presented and completed before the 
PC could consider approval on the project.  
 
Jeremy Jones said they need to confirm the soil erosion with the county. They paid to do soil 
boring tests for erosion and now there has been a change from the county. In order to comply 
with what they are asking for, it could cost a lot of money to drill to the depth that is relevant for 
the county review. They would like to do that at the appropriate time of construction and if 
something unexpected was found, it could be modified at that time.   
 
Wentzloff stated that the soil erosion control during construction is a very vital concern. She does 
not feel comfortable with that plan.  
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Jeremy Jones said it would be helpful for them to know if the county agrees on the plan and on 
any further concerns. He didn’t want to pay to have it done if there will be other objections after.  
They should have the wetland delineation from EGLE in two weeks.  
 
Balentine asked on the minimum of a setback. Jones said they are working on that with the  
County to be sure their measurements are correct.  
 
Rosa inquired on if there was any clay soil on the property. 
 
Tim Jones, with Atwell Engineering, said with the soil boring testing it is to figure if there is any 
clay or sandy soil levels so there is not any disturbance.  

   
Aukerman voiced her concerns with the stormwater and erosion near the creek. She needs  
to see the review letters before considering an approval.  
 
Tim Jones, said he will be overseeing the project and will make sure the site is functioning 
properly. All permits will be met with a plan that will be carried out as designed.  

   
Aukerman asked if it rains does the running off water get heated from the panels that could  
affect the creek?  
 
Jeremy Jones said there would not be a temperature impact. The panels are designed not to 
get hot and do not capture water  
 
Feringa asked about the vegetated swale and said there are specific plants that work with the 
filtration.  
 
Jeremy Jones said on the site plan is a description of the native grasses that are within the 
ordinance and they will look at the plants Feringa suggested. 
 
Wentzloff stated before this can be considered, these items need to be completed, the stormwater 
review from Bob Verschaeve with the six items that he noted need to be addressed, EGLE soil 
erosion, and the county soil review.  
 
She recommends keeping the public hearing opened to June 8 after the requirements are 
completed. 
 

Motion by Aukerman to keep the public hearing open for Prism Power Trailside Solar Farm until June 8 
to discuss the outstanding subjects again so the PC can make a decision, supported VanHouten. Roll call 
motion carried unanimously. 

 
 PUBLIC COMMENT & OTHER PC BUSINESS: Open at 10:30 pm 
 

Wentzloff reminded everyone the applicants’ properties are private and are not to be trespassed on to do 
anything independently. Any questions should go through the township.  
 
Rachelle Babcock asked when the property considered for the solar farm zoning was changed to B-3? 
 
Winter informed her it was always zoned B-3. The future master plan land use map is a different  
document of zoning goals that may have shown differently, but that property has not changed the zoning.  
 
Brenda Wright, Acme resident, voiced her concerns on the satellite dish with the view and wetlands be  
impacted. 
 
Mary Rohn feels the PC should have an independent study done on the solar project and has concerns on  
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what it would be done to the creek. 
 
Brian Kelley, Acme resident, voiced there is clay on the solar project property and it will knock over silt 
fences during a storm and will cause erosion with the sloop on the property.  
 
Public comment closed at 10:42 pm 

 
1. Planning & Zoning Administrator Report: No report  
2.          Township Board Report: No report 
3.          Parks & Trails Committee: No report 

 
ADJOURN:  Motion by Balentine to adjourn, supported by Timmins. Roll call motion adjourned 10:43 pm          
              



June 2, 2020 
 
 
To Acme Township, 
 
Storm water management, and Storm water Ordinances, really are in need of review, and, in some 
areas need a complete over-haul.  I realize this puts more work on our Township Planners during 
these summer months when so many developments need attending to, and, especially now with 
Corona Virus wreaking havoc with our town hall meetings.  Many thanks for all the extra time you 
all have had to add to your normal work load.  
 
 To help cope with the many projects under review as of right now couldn't we hire a part time 
storm water /environmental Engineer; just to help get us through these next few months.  An 
engineer could also help with the rewrite of our Storm Water Ordinances too?   
 
Developers have a way of highlighting weak area's of the Townships ordinances in zoned areas for 
cost saving measures their team wishes to exploit. Not that I can blame them for trying!  But, 
because Acme is surrounded by so much WATER Storm-Water management comes into play three-
fourths of the time.  Watching this play out time, and time, again at meetings involvied in planed 
development, and, our Planning Commission struggle time and again with Storm Water issues it 
seems logical to bring a Storm-Water Engineer on through the remainder of this year at least. 
 
I hope I am not to late in requesting the Township have help with its Storm-Water issues when 
dealing with all the development before it now and into the future.  The flooding problems 
surrounding us right now make it all the more time sensitive.  The future, who knows what this 
climate change can bring in the way of water. 
 
Thanks again for taking the time to read this letter. 
 
Sincerely, 
 
Rachelle Babcock 
Acme 
 

















           June 2, 2020 
 
 
 
Subject:  Kmart Lormax Stern Re-Use – Thanks and Continued B4 Storage Opposition – June 8 Submission 
 
Ref:  Application number PD 2019-01 – Public Hearing 
 
I want to express our thanks to the Planning Commission for opening the May 26 virtual floor to our rationale 
for opposing the PD application, along with Jim Stevens, Rochelle Babcock, Pam Cooper, Rhonda Wright, Mary 
Rohn and Frank Kelley. Chair Karly Wentzloff and Township Council Jeff Jocks highlighted the key facts:  
 

• The applicant purchased the property with the understanding that it was zoned CF/MUV (which offers 
very generous opportunities for development), and not B3 or B4 

• B3 and B4 exceptions should ONLY be considered if the township and residents will benefit 
substantially from the proposal, and if the proposed development needing exception is in keeping with 
the Master Plan 

• The application had no phasing plan and assurance of the PD beyond the storage component  
 
We appreciate the Planning Commission’s leadership and management of the detailed discussion, 
understanding the impact such a change would have on the future of the township. If we can lend some of our 
self-storage industry knowledge and local and national Association data to provide additional insight on this 
rezoning request.  In summary, this request appears to be a get-rezoned-and-flip-it real estate deal with no 
township need addressed or substantial value added. 
 
With historically low interest rates over the last decade, REITs (Real Estate Investment Trusts) and Real Estate 
Private Equity firms have been buying up and building self-storage properties. They have been focusing on 
large urban areas and municipalities, but as those markets became oversaturated, these investment groups 
are now shifting to secondary markets like Traverse City and Acme. The industry is seeing unprecedented 
capitalization rates/inflated values, driving saturation that is leading (some experts predict) to a bursting of 
the bubble this decade – possibly sooner with the pandemic effect. These investment groups operate under 
the 1031 tax rule, which only allows a maximum 180-days between the selling of one property and the 
purchase of another (to avoid significant depreciation recapture). The 180-day rule does not allow enough 
time to coax cities and townships into amending a property’s zoning, which is why they need brokers to do 
this pre-work. 
 
Brokers, such as the applicant Mr. Stern’s of Mid-America Real Estate Group – Chicago, can realize 2-3x return 
on their investment instantly, if they can obtain a rezoning to flip the property to these investor groups. Large 
dividends are paid to the patient broker, but in many cases cities and townships are drained of real value, 
especially if the commercial storage bubble pops. It also decimates the current businesses committed to the 
community.  After the brokers and developers are gone, B4 deviations leave cities and townships exposed to 
these deep pocket investment groups where municipalities can easily lose control over these newly opened up 
B4 zones.      
 
It is evident that the main interest for the zoning change is for storage. The applicant has taken off the table 
the daycare, the outbuilding restaurants, and any guarantee of connecting to the TART trail, so how the 
township will benefit here is unclear. Even if some of the items were added back into a phase-in plan, what 
Acme is getting is still very small.  We would also like to see a better plan than putting low-cost housing along 
our beautiful US31 North branch right across from the iconic Grand Traverse Resort entrance.  



 
We ask that Acme officials ask one main question with respect to the Lomax/Stern Multi-Million rezone 
property deal:   
Is Acme getting substantial and incremental growth in an area this is needed, or is it a deal that cannibalizes 
the township’s existing healthy elements to make happen?   
 
Acme Township has been growing and becoming more vibrant, thanks to its leadership, Master Plan and 
current usage regulations that were carefully designed to maximize its land. We strongly urge that the 
Planning Commission and Trustees continue to uphold the voter and taxpayer-supported zoning and Master 
Plan and not risk opening up the saturation of our healthily developing B4 corridor. 
 
 
 
Thank you, 
 
 
Jim and Kris Goran 
 
 

Owners of AAA Self Storage 

 
 
Founders of The Greater Grand Traverse Self Storage Owner’s Association 

 













 
 
Date:    5.7.2020; revised 5.20.2020; revised 6.03.2020 
 
Project:  Large Satellite Dish Installation  
  4620 US 31 N 
  Traverse City, MI 49686 
 
Owner:  RSF Holdings, LLC 
  P.O Box 163 
  Bloomfield Hills, MI 48303 
 
Request:  Planning Commission Recommendation for Installation     
 
 
 
GENERAL DESCRIPTION  
 
Staff has received a request for the installation of a large satellite dish (18’ high x 10’ wide) to 
accommodate the offices of a radio station at 4620 US 31 North. The use of a professional office will 
remain the same – and is a use by right within the district. There will be no external changes to the 
property with the exception of the installation of the satellite dish. The dish poses some challenges as 
follows:  

• The Acme Township Zoning Ordinance provides little language pertaining to accessory 
structures within the  C: Corridor Commercial District. It does not contain language to prohibit 
the installation of the dish. 

• Due to the size it will be highly visible from US 31 N and from the neighboring properties of 5 
mile road.  

• It cannot be placed in another location on the property would not allow it to function properly 
due to trees, the existing building, and ravine.  

• The radio station will be leasing the space. It would be beneficial to the township to require a 
bond for removal and restoration of the area when the dish is no longer in use.  

 
Minor modifications to an existing site plan may be brought before the Planning Commission without a 
formal application. After discussion with legal counsel it was advised to bring this item for the Planning 
Commission for their recommendations and conditions of approval.  
 
Parcel Number:  28-01-109-005-00 
Location:  4620 US 31 N Traverse City, MI 49686 
Acres:    .97 
Zoning District:  C: Commercia Corridor   
Current Use:  Vacant- professional offices   
Propose Use:  Offices for radio station  
 
Legal Description: N 583' OF GOV LOT 3 LYING BETWEEN FIVE MILE ROAD & US 31 N EXC RR R/W & EXC BEG N LINE GOV 
LOT 3 & E R/W LINE US 31 N TH SLY ALG R/W 125' TH E TO RR R/W TH N TO N LINE GOV LOT 3 TH W TO POB EXC HWY R/W SEC 
9 T27N R10W 

Acme Township Planning & Zoning Report No. 2020-06 
Meeting Date:  June 8, 2020 
Subject:   Satellite Dish for Radio Station  
SPR #:   SPR 2020-05 



 
Adjacent Zoning & Land Uses 

Traffic Access:  US 31 N  
 
ZONING ORDINANCE REVIEW 
 
Section 7.2.1 Accessory Buildings provides standards for buildings which by definition are different than 
accessory structures.  
Accessory Buildings: A subordinate building on the same lot with a principal or main building, or the 
part of the main building occupied by or devoted exclusively to an accessory use.  
 
Accessory Structures: A subordinate structure on the same lot with a principal or main building. Shall 
include but not be limited to the following: playground equipment, sport courts, children’s playhouses, 
dog houses or similar pet accommodations, fallout shelters, swimming pools, gazebos, barbeque stoves, 
parking lots, and loading docks and radio and television antennas. Shall not include fences, hunting 
blinds or signs. 
 
The C: Corridor Commercial district section 6.6.5.2 notes:  
6. Air compressors, mechanical pumps, exterior water heaters, utility and telephone company 
transformers, meters or boxes, garbage cans / dumpsters, storage tanks, and similar equipment shall 
not be stored or located within any area adjacent to a street right-of-way. 
 
The Section also notes that Impervious coverage cannot exceed 85%.  
 
PLANNING COMMISSION DISCUSSION 5/11/2020 
Census was to have Jack Turner get the answers asked by the PC for the amount of the impervious 
surface, application of the stormwater ordinance, distance from neighboring property, visual screening,  
lessen height options, lighting, and overhead powerline location, to discuss either at the May 26 or June 
8 meeting.  

 
5/20/2020 Jack Turner (property representative) has provided the following in response:  
 

C: Commercial 
Corridor  

R2 – Single 
Family  

Neighborhood 

R2 – Single 
Family  

Neighborhood 

C: Commercial 
Corridor  



• There will not be a 14 foot x 14 foot concrete pad. The size of that concrete pad will be reduced 
to 16 inches by 16 inches and that small  concrete pad will be surround by landscaping. 

• There will not be any lighting on the dish. 
• The dish will not located under the electrical line depicted on the site plan. 
• The dish will be mounted 4 feet from grade and not 8 feet from grade as originally proposed. 
• The dish will be painted forest green to blend into the adjacent tree line. 
• A 10 foot diameter dish is required for this particular use. 
• The expectation is that the dish will not be located any nearer than 40 feet to the north 

boundary line, but the actual location will depend on maximizing the strength of signal. 

PLANNING COMMISSION DISCUSSION 5/26/2020 
Responses to the questions are listed below in red. 
 
Timmins mention there had been a decrease of the size of the dish platform and the height had been 
lowered by 4 feet. She inquired where the location of the dish would be on the property.  
Turner said the platform and height had been reduced and there is a stake on the property that shows 
where the dish would be placed, 40-45 feet off the north boundary line.  
Please refer to site plan for exact dish location. 45’ is correct distance (per survey); there is an 
encroachment of the adjacent property parking lot. 
 
Rosa asked if tall evergreens could be planted to hide the dish to screen it from the highway. 
Plantings changed to native species. Four (4) dotted hawthorn trees have been added around the 
perimeter. 
 
Feringa stated to be sure not to have the dish under a powerline and to have it placed at the required 
distance from one. 
Turner stated they want to make sure it does not interfere and would be getting with the power company.  
 
Aukerman asked why the radio station at Bunker Hill could use a smaller satellite and this one was larger?  
Turner said it was discussed and was told this was the size that was needed. However, they were able to 
lower the dish by four feet. 
Per Del Reynolds FCC Licensed Broadcast Black Diamond Broadcasting is seeking to use a 10 foot round 
satellite dish to receive C-Band transmissions for receiving broadcast programming for our radio 
properties.  The 10 foot dish will be approximately 4 feet off the ground and propagated to the Southwest 
at Satellite at SES-11 which is where the signals originates.  Since the satellite is over 22,000 miles away 
in orbit, it requires a 10 foot dish to have enough receive gain to receive the signal from the satellite 
reliably for broadcast.  Rain, snow and fog all limit the line of site so the size is a must to have the dish 
large enough to not have rain fade like the smaller dishes.  Dish Network and Direct TV have small dishes 
but when it rains hard or snows they lose signal.  We have to have a larger 10 foot dish to ensure that 
doesn’t happen. 
 
Timmins inquired about the marsh area with cattails and how close to the edge of the property it is. 
 
Turner said he didn’t know, there should be a map that would show this area to evaluate. 
 
Wentzloff asked Jocks if the project fells under the size of the structure allowed under a land use permit.  
 
Jocks informed the dish is an ongoing use of property and is different from the land use standards. There 
would need to be an amendment to the existing property with changes indicated the dish height, pad size, 
and location at this point. These conditions need to be in a new drawing before considering an approval.   
 
Wentzloff stated the structure would have a requirement of a setback from the wetlands. There is some 
form of a wetland by the property.  



 
Jocks said in the stormwater ordinance it has as a setback of 50 feet from a watermark, lake or stream. 
This is a structure not a building. A 16” x 16” pad for the dish does not appear to have a need for a 
stormwater review. Landscaping would need to have the requirements be acceptable by the PC.  
 
Aukerman suggested to have Bob Verschaeve with Gosling Czubak, take a look and give more information 
on the stormwater to help the PC on a decision. Also, the location of the dish needs to be determine 
before approval.   Wentzloff told Turner there is another PC meeting on June 8 for him to update the site 
plan and get with Wolf for a stormwater review by Bob Verschaeve. The paperwork will need to be given 
to Wolf in a week to have for the meeting packet.   
Per Bob Verschaeve: I have looked into it and it will require compliance with the storm water ordinance 
and a review.  The two criteria of the Ordinance that trigger compliance is that the proposed earth 
change is within 500 feet of the East Bay, and it is a commercial use.   
 
The main thing we would be looking at is the amount of impervious surface that replaces pervious 
surface on the ground and how the runoff from that is addressed.  We can work through that with the 
applicant as they go forward. Stormwater calculations have been provided by Bill Crain, P.E. included in 
this packet.  
 
It will be the applicant’s responsibility to cover the cost of the stormwater review prior the issuance of a 
land use permit. 
 
Turner said he will check on the actual location of the dish, pad size, direction of the antenna, get with 
Wolf on the landscaping, and with Bob Verschaeve on the stormwater, to have the week prior to the June 
8 meeting. 
Please refer to site plan included in this packet. 
 
 
SUGGESTED MOTION FOR CONSIDERATION:  
Motion to approve the installation of the satellite dish at 4620 US 31 N as indicated on the site plan 
(revised 06/01/20) subject to the following conditions: 

• Receive stormwater approval from Gosling Czubak. 
• The applicant will be responsible for the cost of the stormwater review. No land use permit will 

be issued until payment is received.  
• A bond shall be submitted to the township for the cost of removal prior to the issuance of a land 

use permit.  
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Beckett & Raeder, Inc. 
535 West William, Suite 101 
Ann Arbor, MI  48103 
 
734 663.2622 ph 
734 663.6759 fx 
 
www.bria2.com 

Traverse City Office 
148 East Front Street, Suite 207 
Traverse City, MI  49684 
 
231 649.1065 ph 
231 944.1709 fx 
 
 

Petoskey Office 
113 Howard Street 
Petoskey, MI  49770 
 
231 347.2523 ph 
231 347.2524 fx 

Toledo 
419.242.3428 ph 
  
 
 

Date:  06.03.20 
 
From: Shawn Winter 
To:  Karly Wentzloff, Chair 
 ACME TOWNSHIP PLANNING COMMISSION 
 109 East Front Street 304 
 Traverse City, MI 49684 
 
Project: Lormax-Stern Planned Development 
 
Enclosed: Draft development conditions; application drawings  
 
Remarks: 
 
After the comments and discussions at the May 26 Planning Commission meeting, I created 
a draft set of development conditions applicable to the Lormax-Stern PD. They were 
submitted to developer, in addition to the Township, for review and feedback. The 
developer provided comments, to which I replied, and additional feedback followed. The 
attached draft development conditions include the developer’s comments in red, and my 
replies in blue. The draft development conditions would be used as the basis for a 
recommendation of approval to the Township Board. Although the document should be 
reviewed in general, there are some specific items that still need to be addressed to the 
satisfaction of the Planning Commission and are provided below: 
 
Land Uses 
The draft development conditions list uses allowed anywhere on the site, those requiring a 
special use permit but not applicable to the existing building, and those specifically allowed 
within the existing building only. The list is a combination of uses allowed in the base CF 
zoning district, as well as those from the B-3 and B-4 districts requested by the developer 
and identified as potentially compatible with the development and surrounding area. Many 
of the uses in the zoning ordinance are not defined, or in some cases a similar use in two 
different districts may be listed under a different term. The draft development conditions 
include a section of definitions to provide clarity to this development. Please review the list 
to determine if the uses are appropriate, and modify as needed. Specific considerations for 
the existing building include: 
 
Should outdoor storage tied to a commercial use be allowed in the former garden center 
adjacent to the existing building? 

- What would be allowed to be stored would need to be clearly defined, if allowed at 
all. Leaving it fairly wide open may lead to reasonable community objections. I 
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recommend the Planning Commission review the request to determine if it is 
appropriate and what limitations will need to be applied.  

 
Is there objection to a call center as an allowed use? 

- In many respects I see this as similar to an office use. If there are no objections, then 
I recommend defining the use clearly in the definitions. 

 
Should an indoor storage facility, if allowed, include the storage of boats, RV’s, classic cars, 
etc.? 

- The impression I had throughout the review process is that the storage units would 
be small and intended for personal items such as furniture, business materials, etc. 
that would minimize any negative impacts the use may have on the development 
and adjacent properties. My recommendation is to limit the indoor storage to NOT 
include vehicles.  

 
Should outdoor recreational facilities be allowed? 

- I see no objection to using the existing building for an indoor recreational facility, 
however, I have some concerns with an outdoor recreational facility. The potential 
outdoor recreational facility uses could be quite broad and impactful in terms of 
noise, lighting, hours of use, etc. On the other hand, the use may be limited to a 
passive recreation park. I recommend the Planning Commission explore this as a use 
and if determined to be acceptable, then specify the intensity of recreational 
facilities permitted.  

 
Townhomes 
The townhome component under review includes those in the original application, not the 
workforce housing component discussed conceptually at the last meeting. Those units 
though strongly supported by me, have not been part of the official application to date and 
therefore are not being reviewed at this time. I encourage the developer to continue 
pursuing that option, with the Township’s support, and amending the PD agreement in the 
future if the mechanisms to provide it come together.  
 
Stormwater Management 
The language, as presented, allows for the use of the existing basin for stormwater 
management. The zoning ordinance requires LID stormwater technologies be used in this 
district, making the existing basin somewhat of a nonconforming use. Therefore, all 
additional new construction will be required to manage it’s stormwater runoff with LID 
technologies.  
 
Phasing Plan 
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I have included a phasing plan in the draft development conditions for consideration that 
are intended to ensure the development achieves the community benefits desired by the 
Township, while providing a degree of flexibility to the developer. The developer has 
submitted comments requesting clarification on the extent of the items required in Phase 1. 
The developer has submitted a schematic drawing to support the Phase 1 requests that I 
think is appropriate for what was proposed in the draft development conditions. However, I 
recommend discussing the items identified by the developer for clarification.  
 
 
At this point, the developer has addressed a number of the concerns and recommendations 
from previous review meetings. If the Planning Commission is satisfied with the draft 
development conditions, along with any revisions including addressing the items above, 
then a recommendation of approval to the Township Board would be appropriate.  
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DEVELOPMENT CONDITIONS - DRAFT 
Lormax-Stern Planned Development 
 
The following development conditions shall be part of the Lormax-Stern Planned Development (PD 2019-01): 

 
A. Land Uses: 

The following uses shall be allowed as indicated below. Definitions for each use follow at the end of this 
document. 
 
Uses Allowed By-Right Within The Development (including existing building) 
 Multiple Family Dwellings 
 Live/Work Units 
 Home Occupations 
 Public Uses: Critical, 

Essential & Supporting 
 Educational Institutions 
 Childcare Centers 
 Religious Institutions 
 Cultural Institutions 
 Theaters 
 Parking (public & private) 
 Public Transit Stop 
 Public Transit Station 
 Recreational Facilities 

 Healthcare Services 
 Hospitals & Urgent Care 

Facilities 
 Mixed Use w/ Residential 

Above 1st Floor 
 Restaurants without drive 

throughs 
 Bars, Taverns, & Lounges 
 Microbreweries 
 Small Distilleries 
 Small Wineries 
 Famers’ Markets 
 Veterinary Services 

 Hotels/Motels without 
conference or convention 
facilities 

 Financial Services without 
drive throughs 

 Retail: 
- General  
- Food & Beverage 

without gas stations 
 Professional Services 
 Personal Services 
 Accessory Uses Incidental 

to Principal Use 

Uses Permitted Through Additional Special Use Permit Approval (excluding existing 
building) 
 Retail: 

- Products Produced On-
Site 

- Department 
- Outdoor Sales 
- Night Time Operations 

 Outdoor Seating Areas 
 Restaurants with Drive 

Throughs 
 Financial Services with 

Drive Throughs 

 Hotels/Motels with 
Conference or Conventions 
Facilities 

Uses Permitted By-Right in the Existing Building Only 
 Retail: 

- Department 
- Products Produced On-

Site 
- Outdoor Sales in 

Existing Outdoor Sales 
Area 

- Contractor Retail 
Establishments 

 Nurseries & Garden 
Centers 

 Indoor Self Storage 
 

 Computing & Data 
Processing Centers 

 Research & Development 
Centers 

The uses permitted within the entire development site shall also include those that may be added in the 
future to the CF zoning district through an amendment, as the use is defined in the amendment language. 
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APPLICANT: Requested additional uses for existing building 
- Outdoor storage in garden area only 

o PLANNER: You’ll need to specify what that is the storage of, or an accessory to. The indoor 
storage use? Building materials for a retail establishment? 

o APPLICANT: We will not need storage in this area unless it is part of a commercial business.   
- Call center 

o PLANNER: I don’t see this as a controversial use 
o APPLICANT: Great, thank you. 

- Office/Medical Office 
o PLANNER: I see these as included under Healthcare Services, Hospitals & Urgent Care 

Facilities, and Professional Services. If you see these definitions as needing to be expanding 
lets bring that up for discussion at the meeting. 

o APPLICANT: Thank you, just wanted to confirm. 
- Outdoor recreation facility 

o PLANNER: did you mean indoor, since we’re speaking in the context of the existing Kmart 
building? 

o APPLICANT: In the B4 district there is a bullet point of “Private or nonprofit indoor and 
outdoor recreational facility”.  We would like this flexibility if a recreational tenant is 
found.  thank you. 

 
The following land uses by type and area shall be allowed in the general location as indicated on the 
conceptual plan: 
1. Commercial (existing building) – 88,272 square feet 
2. Commercial (new construction) – 15,000 square feet 
3. Residential – 24,000 square feet / 12 units (townhome style) 
4. If the developer wishes to increase items 1. – 3. above by up to ten (10%) percent, then the change 

shall constitute a minor amendment. If the developer wishes to increase items 1. – 3. above by more 
than ten (10%) percent, then the change shall constitute a major amendment. 

 
B. Townhomes: Multifamily townhome residential buildings shall be allowed in the northeast corner of the 

property in the general location indicated on the conceptual plan. Residential use shall be allowed on the 
first floor in this location and shall meet the building materials standard in Section 6.6.6.6 of the Acme 
Township Zoning Ordinance.   
APPLICANT: As an additional comment, we will provide evidence of two items in regards to the townhome 
portion of the development: 

• Evidence that we are agreeing to sell approximately 3 acres of land for $200,000 to try to help the 
economics work in a public private joint venture to develop components of the project.   

• Evidence of submission of an application for work force housing. 
 
C. Architecture & Construction: All new development, except for the proposed townhomes, shall meet the 

design standards of Section 6.6.6.6 Façade Components and Materials in the Acme Township Zoning 
Ordinance. The design of any façade improvements shall be approved by the Planning Commission as part 
of the applicable phase.  
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D. Nonmotorized Trail: A nonmotorized trail shall be provided by the developer along the US 31 frontage in 
the general location as indicated on the conceptual plan, with the final location being approved by the 
Planning Commission as part of the Phase 1 site plan review. The developer shall provide an easement to 
the Township for the nonmotorized trail who will assume ownership and maintenance responsibilities. The 
trail shall be constructed to meet AASHTO standards. 

- APPLICANT: As long as approved by TART Trails 
- PLANNER: The Planning Commission will work with TART Trails on the final trail design. The township 

and TART have a strong working relationship and have worked together on numerous trails. TART is 
even a non-voting ex officio of the township’s Parks & Trails Committee. 

 
E. Pedestrian Circulation: 

1. Sidewalks shall be provided on both sides of all interior drives constructed of concrete with a minimum 
width of five (5) feet. 

2. Direct pedestrian connections shall be provided from the sidewalk to each building entrance and each 
off-street parking area shall provide pedestrian connections to the sidewalk network and building 
entrances.   

3. Intersections shall have crosswalks at each corner. The street grade shall rise to meet the sidewalk 
grade at all crosswalk locations.  

 
F. Cross Access Easements: The developer agrees to enter into a mutually acceptable access easement 

agreement for vehicular and nonmotorized traffic with abutting property owners in the general locations 
indicated on the conceptual plan when those abutting properties are developed, redeveloped, and/or 
required by Acme Township 
 

G. Public Transit: The developer shall provide the opportunity to locate a transit stop within the development 
with the exact location to be determined by the Planning Commission as part of Phase 1 site plan review. 
The location of the transit stop shall be permitted to change with Planning Commission approval.  
 

H. Medians: All medians shall include ornamental landscaping as indicated on the landscape plan and be 
installed as part of Phase 1.  
 

I. Exterior Lighting: Exterior lighting shall be provided as proposed on the plan. Pole height, including 
luminaire shall not exceed fifteen (15) feet. Illumination shall be limited to 4,000 K and 800 lumens. 
Lighting intensity is permitted to exceed the two (2) fc limit along US 31 right-of-way at the development 
entrance to the limits proposed in the conceptual plan.  
 

J. Utility Plan: 
1. Water: Water will be provided by a well system servicing all existing and new developments. The 

existing Type 2 well may be permitted for use on the existing building through Phase 1. Additional 
development on the property shall require a Type 1 well system and will be required as part of Phase 2. 
The developer may opt to hook up to the Tribal water system in the future.  

2. Sanitary Sewer: The site is currently serviced by a two (2) inch forced main from the lift station in front 
of the existing building to the manhole on the southeast corner of the property, where it ties into the 
DPW system. The existing system may be used for Phase 1 if it is determined to be appropriately sized. 
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If not, then it shall be upgraded as part of Phase 1. Otherwise, the system will need to upgraded in 
capacity as determined with each subsequent phase.  

3. Underground Utilities: In addition to the water and sanitary sewer lines, all electric, communication and 
natural gas distribution lines shall be buried underground.  

 
K. Stormwater Management: The development shall be allowed to utilize the existing stormwater basin on-

site for the existing building upon approval by the Township Engineer that enough capacity is present. All 
stormwater management associated with new construction on the site shall be addressed through Low 
Impact Development (LID) stormwater management techniques. The Planning Commission shall approve 
the proposed LID techniques as required with any site plan review.  
 

L. Landscape Plan: The landscape plan, including tree islands, shall follow that provided in the conceptual 
plan, including the proposed species. Any change in species shall meet the native, non-invasive species 
requirements of the Zoning Ordinance.  

 
M. Phasing Plan: The property shall be developed based on the following schedule of development and shall 

not proceed until site plan approval: 
1. Phase 1: 

• Nonmotorized trail along US 31 
• Entrance improvements 

o APPLICANT: Will agree to landscape the entrance as well as along the TART trail. 
• Main interior access drive will curbing, sidewalks, medians, crosswalks, and exterior lighting as 

prescribed in these conditions or otherwise regulated by the Acme Township Zoning Ordinance. 
o APPLICANT: Please clarify that this is for the entrance only and does not include the back 

parking lot as shown on the attached site plan.  Please see the explanation below regarding the 
parking lot in front of the existing building and the reason. 

• Redevelopment and occupancy of fifty (50%) of the existing building (44,136 square feet). The 
developer may renovate the entire façade of the existing building as part of Phase 1. 

• Parking lot improvements to the main off-street parking area in front of the existing building. 
o APPLICANT:  Please see the attached drawing from Rogvoy Architects showing the sanitary 

sewer running directly through the middle of the main parking lot which will need reworking 
when the outlots and/or townhomes are built.  Before we can complete this, we will have to 
understand how many units ultimately get approved for workforce housing.  The amount of 
units approved may change the direction and location. 

• The location of a proposed public transit stop 
• All associated landscape improvements in the areas of Phase 1 
• Any necessary utility upgrades, including stormwater management 

o APPLICANT: Upgrades will be completed if the use in the back building requires it.  
PLANNER: As far as phasing, that is a major concern of the Planning Commission. They want to ensure 
components depicted in the plan are in fact incorporated, understanding that not everything will be done at 
once. Their concern is that the Kmart building will be granted permission to be utilized as a land use not 
currently allowed in the district and nothing else will happen. In the absence of a phasing plan, I proposed the 
one in the document. Your note mentions clarifying the extent of the improvements circled in Phase 1. I 
recommend coming to the meeting prepared with what you are willing to do in that initial phase for those items 
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identified. If you can put it in writing to go in their packets which go out tomorrow even better. I feel fairly 
confident that without a robust phasing plan that addresses their concerns, they will struggle to approve the PD.  
2. Phase 2: 

• At least 5,000 square feet of new development, either as commercial or residential use.  
• All off-street parking areas, sidewalks, curbing, access drives, exterior lighting and associated 

landscaping in the location of the new development.  
• Type 1 well system 
• Any necessary utility upgrades, including stormwater management 

3. Phase 3: 
• Additional redevelopment and occupancy of the remainder of the existing building 
• Any necessary utility upgrades, including stormwater management 

4. Phase 4: 
• Additional 5,000 square feet of new development, either as commercial or residential use. 
• All off-street parking areas, sidewalks, curbing, access drives, exterior lighting and associated 

landscaping in the location of the new development.  
• Any necessary utility upgrades, including stormwater management 

5. Phase 5: 
•  If 10,000 square feet of new commercial development has occurred without any residential, then 

at least fifty (50%) of the proposed residential use shall be developed before any new additional 
commercial development may occur. 

• All off-street parking areas, sidewalks, curbing, access drives, exterior lighting and associated 
landscaping in the location of the new development.  

• Any necessary utility upgrades, including stormwater management 
6. Phase 6: 

• Any remaining commercial or residential development 
• All off-street parking areas, sidewalks, curbing, access drives, exterior lighting and associated 

landscaping in the location of the new development.  
• Any necessary utility upgrades, including stormwater management 

 
Nothing in this plan shall prevent the developer from applying for site plan review for any subsequent 
phases simultaneously. For instance, the developer may apply for Phase 2 and 3 site plan review at the 
same time. No future phases shall proceed until the prior phases have been completed as presented, or an 
amendment has been approved to change the phasing plan.  
 

N. Ownership: The developer proposes to maintain ownership of the entire site, but reserves the right to 
subdivide the land under the Land Division Ordinance or seek approval of a site condominium 
development. If the property, or portion thereof, is divided as a site condominium development, then a 
copy of the HOA bylaws shall be submitted to the Township and include the contact information for the 
HOA. An updated copy of the HOA bylaws shall be provided to the Township any time they are amended.  

 
O. Zoning Standards, In General: Except where exemption has been granted in the development 

agreement, all applicable standards of the Acme Township Zoning Ordinance shall be in effect.  
 

P. Use Definitions: The following definitions apply to the uses identified in this document.  
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Accessory Uses Incidental to Principal Use: A use that is clearly incidental to, customarily found in 
connection with, subordinate to, and is located on the same zoning lot as the principal use to which it is 
exclusively related. 

 
Bars, Taverns & Lounges: A commercial enterprise whose primary activity is the sale of alcoholic 
beverages to be consumed on the premises. Bars include taverns, night clubs, private clubs, bottle clubs, 
and similar facilities serving alcoholic liquor. Bars may also include the incidental sale of prepared food and 
live performances.  
 
Child Care Centers: A facility, other than a private residence, receiving one (1) or more children under 
thirteen (13) years of age for care for periods of less than 24 hours a day, where the parents or guardians 
are not immediately available to the child. Child care center includes a facility that provides care for not less 
than two (2) consecutive weeks, regardless of the number of hours of care per day. The facility is generally 
described as a child care center, day care center, day nursery, nursery school, parent cooperative preschool, 
play group, before- or after-school program, or drop-in center. Child care center does not include those 
uses excluded under “Child Care Center” in the Child Care Organization Act (1973 PA 116, MCL 
722.111(1)(h). 

 
Computing & Data Processing: An establishment primarily involved in the compiling, storage, and 
maintenance of documents, records, and other types of information in digital form utilizing a mainframe 
computer. This term does not include general business offices, computer-related sales establishments, and 
business or personal services. 

 
Cultural Institutions: A public or non-profit institution that engages in the cultural, intellectual, scientific, 
environmental, educational, or artistic enrichment of the community. Examples include, but are not limited 
to museums, libraries, historical societies, art galleries, botanical societies, land conservation organizations, 
performing art centers, scientific societies, and wildlife conservation societies. Cultural Institutions do not 
include any school or institution primarily engaged in religious or sectarian activities. 

 
Educational Institution: Any public or private school for kindergarten through twelfth grade, or any 
colleges or universities, authorized by the State to award degrees. 

 
Farmers Markets: The seasonal selling or offering for sale at retail of home-grown vegetables or produce, 
occurring in a pre-designated area, where the vendors are generally individuals who have raised the 
vegetables or produce or have taken the same on consignment for retail sale. 

 
Financial Services: Any trust company, savings bank, industrial bank, savings and loan association, 
building and loan association, commercial bank, credit union, federal association, investment company, or 
other business association, which is chartered under federal or state law, solicits, receives, or accepts 
money or its equivalent on deposit and loans money as a regular business. 

 
Healthcare Services: A clinic, business or institution that offers any type of healthcare to the public which 
requires as a condition precedent to the rendering of such care the obtaining of a license or other legal 
authorization. By way of example, without limiting the generality of this definition, healthcare services 
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include services rendered by chiropractors, dentists, osteopaths, physicians, dieticians, surgeons, podiatrists, 
physical therapists, counselors, and psychiatrists. Healthcare services does not include a hospital. 
 
Home Occupation: A use incidental and secondary to a property’s primary residential use. A home 
occupation use shall not change the residential character of the property or the neighborhood and shall 
meet all applicable legal requirements. 

 
Hospitals & Urgent Care Facilities: An institution that is licensed by the State of Michigan to provide in-
patient and outpatient medical and surgical services for the sick and injured, and that may include such 
related facilities as laboratories, medical testing services, training facilities, central service facilities, and staff 
offices, staff dormitories, or other staff living accommodations, cafeterias and giftshops. 

 
Hotels/Motels (w/o conference or convention facilities): A building occupied as a more or less 
temporary lodging place for individuals with or without meals in rooms consisting of a minimum of one (1) 
bedroom and a bath, that are occupied for hire, and typically providing services such as maid service, 
telephone and secretarial or desk service, the use of furniture, a dining room and general kitchen. 

 
Hotels with Conference or Convention Facilities: A hotel, as defined above, that also includes facilities 
used for service organizations, business and professional conferences, and seminars limited to 
accommodations for conference attendees. The accommodations can include sleeping, eating, and 
recreation. A conference center is not designed to be only utilized by the general public for overnight 
purposes. 

 
Indoor Self Storage: A building divided into separate compartments used to meet the temporary storage 
needs of small businesses, apartment dwellers, and other residential uses; and may include climate 
controlled facilities. Access to individual units is provided on the interior of the building and does not 
permit outdoor storage. 
APPLICANT: Does this include indoor boat storage? 
PLANNER: The inclusion of boat storage within an indoor storage facility will need to be addressed with the 
Planning Commission 
APPLICANT: The plan over time is for a portion of the building to have climate controlled individual 
units.  While the building is built out, we plan to have storage for items items such as:  boats, jet skis, RV’s, 
classic cars etc. 

 
Live/Work Unit: A single unit (e.g. studio, loft, one-bedroom) consisting of both a residential and 
commercial/office component that is occupied by the same resident as their primary residence. 

 
Microbreweries: A facility or facilities owned or controlled by a licensed Micro Brewer 

 
Mixed Use w/ Residential Above 1st Floor: Any permitted commercial use with dwelling units occupying 
the upper stories. 

 
Multiple Family Dwellings: A building designed for and occupied by two (2) or more families living 
independently in separate dwelling units. 
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Nurseries & Garden Centers: A space, building or structure, or combination thereof, for the storage of 
live trees, shrubs or plants offered for retail sale on the premises including products used for gardening or 
landscaping. The definition of nursery within the meaning of this Ordinance does not include any space, 
building or structure used for the sale of fruits, vegetables or Christmas trees. 

 
Outdoor Seating Areas: An accessory use subordinate to a permitted principal use.   

 
Parking (Public or Private): An area within a lot or parcel that provides vehicular parking spaces along 
with adequate drives and aisles for maneuvering, so as to provide safe and convenient access for entrance 
and exit and for parking of more than three (3) vehicles. 

 
Personal Services: Enterprises serving individual necessities, such as barber shops, beauty salons and spas, 
clothing rental, coin-operated laundromats, marriage bureaus, massage services by masseurs/masseuses, 
personal laundry and dry cleaning establishments, pressing, dyeing, tailoring, shoe repair, photographic 
studios, tattoo parlors, and travel agencies. 

 
Professional Services: A business that offers any type of personal service to the public which requires as a 
condition precedent to the rendering of such service the obtaining of a license or other legal authorization. 
By way of example, and without limiting the generality of this definition, professional services include 
services rendered by certified public accountants, public accountants, engineers, architects, attorneys at 
law, and life insurance agents. Professional services shall not include healthcare or financial services, or 
veterinarian clinics. 

 
Public Transit Station: A building, structure, or area designed and used for persons changing 
transportation modes or routes. 

 
Public Transit Stop: A facility located at selected points along transit routes for passenger pickup, drop 
off, or transfer, but excluding areas for vehicle repair or storage, which are defined as a public service 
facility, or bus stops or shelters.   
 
Public Uses: Basic services usually furnished by local government or public utility, but which also may be 
provided by private enterprise to support the development of the community. Public uses may be 
categorized as one of the following:  

o Critical: such as, but not limited to fire station, ambulance services, police station, etc., and 
associated facilities.  

o Essential: the erection, construction, alteration, or maintenance by public utilities or municipal 
or governmental agencies of underground or overhead gas, electrical, steam, communications, 
supply, or disposal systems including poles, wires, mains, drains, sewers, pipes, traffic signals, 
hydrants, and other similar equipment and accessories in connection therewith, which are 
necessary for the furnishing of adequate service by such public utilities or municipal or other 
governmental agencies for the public health, safety or general welfare.  

o Supporting: such as, but not limited to, Township hall, library, civic center, park, public 
recreational facility, community center, official government offices, authority office, post office, 
etc., and associated facilities.  
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Recreational Facilities: An entity which receives a fee, whether by membership or daily passes, in return 
for the provision of some active recreational activity including but not limited to: gymnastic facilities, indoor 
soccer, bike & skate parks, racquet clubs, tennis and pickle ball courts, physical fitness facilities, swimming 
pools, athletic fields, yoga, spinning, martial arts, and other similar activities related to personal or team 
athletics, exercise, fitness and including their ancillary support services.   

 
Religious Institutions: A place of worship or religious assembly with related facilities such as the following 
in any combination: rectory or convent, private school, meeting hall, offices for administration of the 
institution, licensed child or adult daycare, playground, cemetery. 

 
Retail: 

- General:  Establishments primarily engaged in retailing new or used goods in general merchandise 
stores (except department stores, contractor establishments, and wholesale activities). These 
establishment retail a general line of new or used merchandise, such as apparel, automotive parts, 
dry goods, hardware, housewares or home furnishings, and other lines in limited amounts, with none 
of the lines predominating. 

- Food & Beverage (w/o gas service stations): Establishments that retail food and beverage merchandise 
from fixed point-of-sale locations and have special equipment (e.g., freezers, refrigerated display 
cases, refrigerators) for displaying food and beverage goods. They have staff trained in the processing 
and preparing of food products to guarantee the proper storage and sanitary conditions required by 
regulatory authority. Includes grocery stores, specialty food stores, and beer, wine and liquor stores. 

- Products Produced On-Site: Establishments that retail products other than food and beverage 
produced onsite. The products produced onsite may not be sold onsite exclusively, but may also be 
distributed to other locations for retail. 

- Department: Establishments that have separate departments for general lines of new merchandise, 
such as apparel, jewelry, home furnishings, and toys, with no one merchandise line predominating, 
or retail establishments exceeding 10,000 square feet. Department stores may sell perishable 
groceries, such as fresh fruits, vegetables, and dairy products, but such sales are insignificant. 
Department stores may have separate checkout areas in each department, central customer checkout 
areas, or both. 

- Contractor Retail Establishments: Establishments primarily engaged in retailing new building 
materials, lawn and garden equipment, and supplies from a fixed point-of-sale location for the 
construction, repair, maintenance and improvement of the home and associated grounds. May 
include display of products, and display equipment designed to handle lumber, materials, and related 
products, garden equipment, and supplies. The staff is usually highly knowledgeable in the use of the 
specific products being retailed. 

- Outdoor Sales: The outdoor standing or placement of immediately usable goods that are available for 
sale, lease or rental and that are displayed in such manner as to be readily accessible for inspection 
and removal by the potential customer. 

- Night-Time Operation: Any retail establishment operating between 10:00 pm and 7:00 am.  
 

Research & Development Centers: An establishment which conducts research, development, or 
controlled production of high-technology electronic, industrial, or scientific products or commodities for 
sale or laboratories conducting educational or medical research or testing. This term includes but is not 
limited to a biotechnology firm or a manufacturer of nontoxic computer components. 
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Restaurants: An establishment in which the principal use is the preparation and sale of food and 
beverage. The food and beverage may be consumed on-site, carried out, or offered for delivery. 
Restaurants may include the sale of prepared food and beverages to other establishments for resale or 
consumption.   
 
Small Distilleries: A facility or facilities owned or controlled by a licensed Distillery 
 
Small Wineries: A facility or facilities owned or controlled by a licensed Small Wine Maker. 

 
Theaters: An outdoor area or, building or part of a building devoted to showing motion pictures, or for 
dramatic, dance, musical, or other live performances. 

 
Veterinary Services: Establishments of licensed veterinary practitioners engaged in the practice of 
veterinary medicine, dentistry, or surgery for animals; and establishments primarily engaged in providing 
testing services for licensed veterinary practitioners. Use as a kennel shall be limited to short-time boarding 
and shall be only incidental to the principal use. 
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Schedule

Symbol Label Image Quantity Manufacturer Catalog Number Description Lamp
Number
Lamps

Filename
Lumens

Per

Lamp

Lumen
Multiplie

r

Light Loss
Factor

Wattage Efficiency
Distribut

ion
Plot Notes

S3

4 HUBBELL

OUTDOOR

RAR2-320L-140-4K7-3 B-70-CRI 1 RAR2-320L-140-

-4K7-3.ies

19558 1 1 133.2 100%

S3-EX

1 HUBBELL

OUTDOOR

RAR2-320L-140-4K7-3 B-70-CRI 1 RAR2-320L-140-

-4K7-3.ies

19558 1 1 133.2 100%

S4

1 HUBBELL

OUTDOOR

RAR2-320L-140-4K7-

4W

B-70-CRI 1 RAR2-320L-140-

-4K7-4W.ies

19251 1 1 133.2 100%

S4-EX

5 HUBBELL

OUTDOOR

RAR2-320L-140-4K7-

4W

B-70-CRI 1 RAR2-320L-140-

-4K7-4W.ies

19251 1 1 133.2 100%

S5

3 HUBBELL

OUTDOOR

RAR2-320L-140-4K7-

5QW

B-70-CRI 1 RAR2-320L-140-

-4K7-5QW.ies

19688 1 1 133.2 100%

S5-EX

5 HUBBELL

OUTDOOR

RAR2-320L-140-4K7-

5QW

B-70-CRI 1 RAR2-320L-140-

-4K7-5QW.ies

19688 1 1 133.2 100%

WM4

6 HUBBELL

OUTDOOR

TRP2-24L-70-4K7-4 GeoPak Size 2 C-70-CRI 1 TRP2-24L-70-

4K7-4.ies

7709 1 1 70.6 100%

WM3

5 HUBBELL

OUTDOOR

TRP2-24L-70-4K7-3 GeoPak Size 2 C-70-CRI 1 TRP2-24L-70-

4K7-3.ies

7916 1 1 70.6 100%

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

Parking

Areas/Drives
1.6 fc 4.4 fc 0.3 fc 14.7:1 5.3:1

Property Line Calc 0.2 fc 3.1 fc 0.0 fc N/A N/A
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	2020-6-08 PC minutes -revised
	June 8, 2020 PC Packet
	acme_PC_meeting_notice (1)
	2020-06-08 PC Agenda
	CALL TO ORDER WITH PLEDGE OF ALLEGIANCE
	ROLL CALL:
	A. LIMITED PUBLIC COMMENT: The chair will ask for the names or identifying information of all members of the public participating on the conference call.  The chair will then open Public Comment by calling on each member of the public on the conferenc...
	B. APPROVAL OF AGENDA:
	C. INQUIRY AS TO CONFLICTS OF INTEREST:
	D. SPECIAL PRESENTATIONS:
	E. CONSENT CALENDAR: The purpose of the consent calendar is to expedite business by grouping non-controversial items together for one Commission motion without discussion.  A request to remove any item for discussion later in the agenda from any membe...
	1. RECEIVE AND FILE
	a. Township Board Regular Meeting Minutes 05.12.20
	2. ACTION:
	a. Approve Draft Planning Commission Meeting Minutes 05.11.20
	b. Approval Draft Planning Commission Special Meeting Minutes 05.26.20
	F. ITEMS REMOVED FROM THE CONSENT CALENDAR
	1. _______________________________________
	2. _______________________________________
	3. _______________________________________
	G. CORRESPONDENCE:
	1. Babcock
	2. Beall
	3. Bernard
	4. CCATs
	5. Distributed flyer
	6. Fusi
	7. Goran
	8. Howie
	9. Kalil
	10. Kozlowski
	11. Lundgren & Spooner
	12. Watershed Center
	H. PUBLIC HEARINGS:
	1. PD 2019-01 Lormax Stern – Planned Development (former Kmart)
	2. SUP 2020-01 Prism Power Partners Solar Energy Farm Special Use/Site Plan Review
	I. OLD BUSINESS:
	1. SPR 2020-05 – PC review of Satellite Dish 4620 US 31 N
	ACME TOWNSHIP PLANNING COMMISSION SPECIAL  REMOTE ZOOM MEETING AGENDA
	6042 Acme Road, Williamsburg MI 49690
	June 8 , 2020 7:00 p.m.
	2. PD 2019-01 Lormax Stern – Planned Development (former Kmart)
	3. SUP 2020-01 Prism Power Partners Solar Energy Farm Special Use/Site Plan Review
	4. Zoning Ordinance Review Continued Discussion Article 3 (time permitting)
	J. NEW BUSINESS:
	1. Zoning Ordinance Review Article 4 (time permitting)
	K. PUBLIC COMMENT & OTHER PC BUSINESS
	1. Planning & Zoning Administrator Report – Lindsey Wolf
	2. Township Board Report – Jean Aukerman
	3. Parks & Trails Committee Report – Marcie Timmins
	ADJOURN:

	2020-06-08 PC Memo
	A. LIMITED PUBLIC COMMENT:
	Open:      Close:
	B. APPROVAL OF AGENDA:
	Motion to approve:    Support:
	C. INQUIRY AS TO CONFLICTS OF INTEREST:
	Name:      Item:
	Name:      Item:
	D. SPECIAL PRESENTATIONS:   none
	E. CONSENT CALENDAR:
	1. RECEIVE AND FILE:
	a. Township Board Regular Meeting Minutes 05.12.20
	2. ACTION:
	a. Approve Draft Planning Commission Meeting Minutes 05.11.20
	b. Approve Draft Planning Commission Special Meeting Minutes 05.26.20
	Motion to adopt:    Support:
	F. ITEMS TO BE REMOVED FROM THE CONSENT CALENDAR:
	1. __
	2. _________________________________________
	G. CORRESPONDENCE:
	1. Babcock
	2. Beall
	3. Bernard
	4. CCATs
	5. Distributed flyer
	6. Fusi
	7. Goran
	8. Howie
	9. Kalil
	10. Kozlowski
	11. Lundgren & Spooner
	12. Watershed Center
	H. PUBLIC HEARINGS:
	1. PD 2019-01 Lormax Stern – Planned Development (former Kmart)
	2. SUP 2020-01 Prism Power Partners Solar Energy Farm Special Use/Site Plan Review
	I. OLD BUSINESS:
	1. SPR 2020-05 – PC Review of Satellite Dish
	2. PD 2019-01 Lormax Stern – Planned Development (former Kmart)
	A public hearing was held on May 26, 2020 for a planned development for reuse of the former Kmart property (6455 US-31 N) with a mixture of commercial and residential opportunities. Discussion was had on refining the uses and providing a phasing plan...
	3.  SUP 2020-01 – Prism Power Partners Solar Energy Farm Special Use/Site Plan Review
	A public hearing was held on May 26, 2020 for a special use permit and site plan approval to construct a 51-acre solar energy farm on the property located near the corner of E M-72 and Bates Road (parcel ID: 28-01-002-002-02). Detailed discussion was ...
	4.  Zoning Ordinance Review: Continued Discussion on Article 3 (time permitting)
	J. NEW BUSINESS:
	1. Zoning Ordinance Review Article 4 (time permitting)
	K. PUBLIC COMMENT & OTHER PC BUSINESS:
	1. Public Comment:
	Open:     Close:
	2. Planning & Zoning Administrator Report: Lindsey Wolf
	3. Township Board Report: Jean Aukerman
	4. Parks & Trails Committee Report: Marcie Timmins
	L. ADJOURN:
	Motion to adjourn:     Support:

	051220 SIGNED Board minutes
	2020-5-11 PC minutes
	CALL TO ORDER WITH PLEDGE OF ALLEGIANCE at 7:00 pm
	ROLL CALL: Members present: K. Wentzloff (Chair), S. Feringa (Vice Chair), M. Timmins, D. Rosa,
	D. VanHouten, B. Balentine, J. Aukerman
	Members excused: None
	Staff present: L. Wolf, Planning & Zoning Administrator, S. Winter, Planning Consultant Beckett & Raeder,
	V. Donn, Recording Secretary
	A. LIMITED PUBLIC COMMENT: Open at 7:03pm
	Limited Public Comment closed at 7:11 pm
	B. APPROVAL OF AGENDA: Motion by Timmins to approve the agenda as presented with the addition to G. Correspondence 3. Brian Kelley Letter, 4. Watershed Center Letter, 5. John Kroupa letter, supported by Balentine. Roll call motion carried unanimously.
	C.  INQUIRY AS TO CONFLICTS OF INTEREST: None
	D. SPECIAL PRESENTATIONS: None
	E. CONSENT CALENDAR:
	1. RECEIVE AND FILE
	a. None
	2. ACTION:
	a. Approve Draft Planning Commission Special Meeting Minutes 02.24.20
	b. Approve Draft Planning Commission Meeting Minutes 04.13.20
	Motion by Timmins to approve the consent calendar as presented, supported by Balentine. Roll call motion carried unanimously.
	F. ITEMS REMOVED FROM THE CONSENT CALENDAR: None
	G. CORRESPONDENCE:
	1. Haggard’s Plumbing & Heating
	2. Jim & Kris Goran
	3. Brian Kelley letter – Wentzloff read out loud for the record
	4. Watershed Center letter – Wentzloff read out loud for the record
	5. John Kroupa letter – Wentzloff read out loud for the record
	H. PUBLIC HEARINGS: Opened at 7:21 pm
	1. Zoning Ordinance Amendment #052 Fisk Rezoning Request
	ACME TOWNSHIP PLANNING COMMISSION MEETING
	ACME TOWNSHIP HALL
	REMOTE ZOOM MEETING AGENDA
	6042 Acme Road, Williamsburg MI 49690
	Monday, May 11, 2020 7:00 p.m.
	Jeff Jocks explained the rules for doing a public hearing remotely. The open time is offered to anyone for an opportunity to speak and each person’s intent of what they discussed to be written in the meeting minutes.
	John Kroupa, Nomad Properties Holdings, 6578 M-72, does not support the rezoning of the Fisk property from A-1 agricultural to B-4 material processing.  He is concerned with the environmental encroachment on Yuba Creek for any future uses that might o...
	Brian Kelley, Acme resident, stated he has heard from some of the residents who live near the project are not in support of the rezoning. That section already has a traffic issue and he has concerns with the increase it will create. He is opposed of t...
	Closed at 7:27 pm
	I. OLD BUSINESS:
	1. Zoning Ordinance Amendment #052 Fisk Rezoning Request
	Jody Fisk stated one of the reasons they are requesting the change is because the property is only 3.50 acres and is under the agriculture requirements of 5 acres. The rezoning is for a business that supplies the needs for people with disabilities. It...
	Wentzloff informed when considering the rezoning request any uses under that ordinance that
	would be allowed. We are looking at this independently of any specific site plan or use that is
	being proposed. Keep in mind if we do rezone, there is no requirement of that use going forward.
	With the rezoning as agricultural a large building could be built on it without restrictions
	for stormwater.
	Timmins commented to allow B4 with a special use permit, it would have to come to the PC for
	approval if there were any changes in the type of use in the future.
	Wolf informed due to the proximately to Yuba Creek it is subject to a site plan review regardless
	of what the development is.
	Rosa noted the parcel looked landlock between properties on each side making it less useful for agriculture.
	Aukerman asked John Kroupa now that he knows the intent and property size not to be conducive for agricultural, if that lessens his concerns?
	John Kroupa stated his concern is looking at the long term. If the property gets rezone and gets resold, it could change to some other use.
	Wentzloff added any future use for B-4 would have to be one that is outlined in the township ordinance.
	Jocks stated the minimum acreage question needs to be examined. This parcel was not created after the adoption of the ordinance when the 5-acre requirement was put in place. Because of that, agriculture uses would not be prohibited. The future land us...
	Wolf informed for the site and soil erosion review all of that would need to come to the PC and   the Township Board for a final rezoning approval.
	Motion by Timmins to send proposed Zoning Ordinance Amendment 052 to rezone approximately 3.60-acres from A-1: Agricultural to B-4: Material Processing for the property located at 5990 Bates Road, Parcel ID 28-01-002-031-00, owned by Jody Fisk/M72 Bat...
	J. NEW BUSINESS:
	1. SPR 2020-04 KOTI Planned Development Phase 1
	Winter gave an overview of the submitted site plan review application for Phase 1of the KOTI Planned Development, consisting of 14 single-family residential units in two separate clusters one on the east side and one on the west side, between Acme Cre...
	Applicant has indicated that all necessary agencies have received copies of the site plans and he is awaiting approval and/or permits. Due to the current executive orders from the coronavirus, many agencies are currently not processing permit applicat...
	Wolf said she has an update from Bob Verschaeve from Gosling Czubak on the stormwater process and an add on. The concern is the outstanding stormwater items and there needs to be a site and soil review.
	Nate Elkins, with Influence Design Forum in Traverse City, said the agencies will be giving reports of stormwater and the sewer to township. He informed because of the coronavirus, agencies reviews are not moving through the process quickly.
	He explained the stormwater infiltration system will move water using channels and basins as quickly as possible. There will be large basins for the infiltration to create a system with a natural feeling vegetated with native plants. Underground pipes...
	Wolf let Elkins know an approved stormwater management system permit is required by the Township Engineer.
	Winter informed this phase provides the easement to align the entrance to the TART Trail not to construction the bridge the township will do.
	Winter asked Elkins back in 2017 EGLE had permits for part 31-33 that had to be submitted, was that still needed?
	Elkins said there is no requirement because they are completely removing that. There is a stormwater basin down by the creek with a slow release structure for the wetlands. EGLE wanted a record of it to show. They are going to modify it and remove the...
	Winter inquired on future phases for units 13-17 will they be able to do construction to those units with the stormwater system functioning?
	Elkins said certain locations will be closed off initially and there will be provisions put in place with a strategy on how to work around it. Anything that needs to, will get a new permit.
	Motion by Balentine to adopt the findings of this report and to approve Site Plan Review 2020-04 for the construction of Phase 1 of the KOTI Planned Development as indicated on the submitted plans with the following conditions being met before issuing...
	1. All applicable agency approvals and or permits are submitted to the Zoning
	Administrator;
	2. An approval of a stormwater management system by the Township Engineer;
	3. The species list on the landscape plan be updated to reflect approved species;
	4. A bond, letter of credit, cash surety or certified check in the amount equal to the material
	and labor costs to install the plantings on the landscape plan, with the costs prepared by a
	professional landscaper;
	5. Submit a baseline water quality report for Acme Creek consistent with the requirements
	of PD 2016-01 Development Agreement, Exhibit C, Item D.
	6. Indicate the location and means of refuse collection and disposal for the development;
	7. Submit an updated set of plans in pdf format and a printed set of full-size plans sealed by
	a licensed engineer, architect, or landscape architect, signed by the Applicant and the
	Planning Commission Chair, supported by VanHouten. Roll Call motion carried
	unanimously.
	2. SUP 2020-02/SPR Flintfields Minor Amendment
	Dusty Christensen, LLA, with Mansfield Landuse Consultants, Traverse City, was in attendance for questions on the application for the amendments to the: Flintfields Horse Park – Great Lakes Equestrian Festival Horse Show, located at 6535 Bates Road. T...
	He is proposing the following amendments to the existing SUP to approve the property:
	1. Updated event schedule:
	a. Extend horse show events from 8 weeks to 10 weeks.
	b. Donating facility for two additional annual one-day horse show events • U of M,
	• MSU, NMC Polo Fundraiser for Scholarships
	• Stepping Stones Horse Show
	2. 20’ x 160’ Spectator Pavilion
	3. V.I.P Pavilion
	4. Future 24’ x 24’ Beverage Pavilion
	5. Future 30’ x 50’ Pavilion
	6. Central plaza area and tot-lot and food truck parking areas
	7. Pedestrian walk between parking lot and arena areas
	8. Entry features, way-finding signage, arena scoreboards
	Wolf asked if there was a phasing plan.
	Christensen said the VIP Pavilion and the 20’ x 160’ Spectator Pavilion with a fire access lane is on the first phase. The remainder will come into play over the next couple of years depending on the owners. Lighting will be to code, but they have not...
	The food trucks will be near the plaza near the activity.
	Wolf informed him they need to get food preparation permits from the Health
	Department for the food trucks.
	.
	Motion by Timmins to approve the site plan submitted by Mansfield and Associates for the following minor amendments to the Flintfields Horse Park located at 6535 Bates Road Williamsburg, MI 49690:
	1. Updated event schedule:
	e. Extend horse show events from 8 weeks to 10 weeks.
	f. Donating facility for two additional annual one-day horse show events
	• U of M, MSU, NMC Polo Fundraiser for Scholarships
	• Stepping Stones Horse Show
	2. 20’ x 160’ Spectator Pavilion
	3. V.I.P Pavilion
	4. Future 24’ x 24’ Beverage Pavilion
	5. Future 30’ x 50’ Pavilion
	6. Central plaza area and tot-lot and food truck parking areas
	7. Pedestrian walk between parking lot and arena areas
	8. Entry features, way-finding signage, arena scoreboards
	These amendments are subject to the following conditions prior to the issuance of a land use permit:
	• A permit from the Health Department shall be obtained.
	• A permit from Soil Erosion shall be obtained.
	• Road Commission approval shall be obtained.
	• An approval from the township stormwater engineer shall be obtained.
	• The addition of any exterior lighting will require a photometric plan subject to
	departmental subject to Zoning Administrator approval.
	• If construction occurs in more than 1 phase a phasing plan shall be provided.
	Additional Condition for Approval:
	• Overhead entries will not obstruct clearance of emergency vehicles.
	• Any onsite food preparation will require a permit from the Health Department.
	• Mobile food vendors shall obtain a permit to comply with the Acme Township Mobile
	Food Vending Ordinance.
	• Dates/times of additional events within the 10-week period will need to be provide to the
	Township and Public Safety in advance to ensure health, safety welfare,
	• Current occupancy copy of as built as-builts shall be provided and inspected by the
	township stormwater engineer to ensure stormwater compliance, supported by Balentine.
	Roll call motion carried unanimously.
	3. SPR 2020-05- PC review of Satellite Dish 4620 US 31 N. (requested by staff/L.Wolf)
	Wolf informed there is a request for the installation of a large satellite dish (18’ high x 10’ wide) to accommodate the offices of a radio station at 4620 US 31 North. The use of the professional office will remain the same and is a use by right with...
	Jocks said in the zoning ordinance this is an accessory structure best handle as an amendment to an existing site plan. The accessory is allowed as part of the principal use and is not referred to in the ordinance. There is nothing in the ordinance th...
	Wolf said the radio station will be leasing the space. It would be beneficial to the township to require a bond for removal and restoration of the area when the dish is no longer in use.
	Jocks added you can approve an amendment with considerations.
	Jack Turner with RSF Holdings, was in attendance for questions on the project.
	Wolf was concern with the property aerial measurements. It did not indicate the right
	amount of space. Turner was going by what the specifications had. She will get with Fred
	Campbell who prepared them to answer that question.
	Wentzloff said the Watershed commented on the proximately of the pad to the creek and
	wetlands behind the property.
	Wolf told Turner if a stormwater review is required by their engineer, the fee would be the
	responsibility of the applicant.
	Jocks said this is not a building so it may not apply. He said to ask Bob Verschaeve with Gosling Czubek, if there is an issue with the impervious surface and if a stormwater control review is required. Also, if the property line is correct and to che...
	The PC discussed ways of visually screening the dish and if the height was necessary.
	Census was to have Jack Turner get the answers asked by the PC for the amount of the impervious surface, application of the stormwater ordinance, distance from neighboring property, visual screening,  lessen height options, lighting, and overhead powe...
	K. PUBLIC COMMENT & OTHER PC BUSINESS: Open at 9:25 pm
	Brian Kelley, Acme resident, voiced his concerns on the KOTI property stormwater permit and the
	condition of Acme Creek.
	Public comment closed at 9:29 pm
	1. Planning & Zoning Administrator Report: No report
	2. Township Board Report: Jean Aukerman said the board is working on the 2021 budget to be completed by June 30. She will be getting with the board to discuss the RFP for the stormwater ordinance.
	3.          Parks & Trails Committee: No report
	ADJOURN:   Motion by Balentine to adjourn, supported by Timmins. Roll call motion adjourned 9:31 pm

	2020-5-26 PC minutes
	CALL TO ORDER WITH PLEDGE OF ALLEGIANCE at 7:04 pm
	ROLL CALL: Members present: K. Wentzloff (Chair), S. Feringa (Vice Chair), M. Timmins, D. Rosa,
	D. VanHouten, B. Balentine, J. Aukerman
	Members excused: None
	Staff present: L. Wolf, Planning & Zoning Administrator, S. Winter, Planning Consultant Becker & Raeder,
	J. Jocks, Legal Counsel, V. Donn, Recording Secretary
	A. LIMITED PUBLIC COMMENT: Open at 7:05pm
	Limited Public Comment closed at 7:11 pm
	B. APPROVAL OF AGENDA: Motion by Timmins to approve the agenda as presented with the addition to G. Correspondence, 10. Paul and Amanda Brink email and 11. Brian Kelley email, supported by Aukerman. Roll call motion carried unanimously.
	C.  INQUIRY AS TO CONFLICTS OF INTEREST: None
	D. SPECIAL PRESENTATIONS: None
	E. CONSENT CALENDAR:
	1. RECEIVE AND FILE
	a. None
	2. ACTION:
	a. None
	F. ITEMS REMOVED FROM THE CONSENT CALENDAR: None
	G. CORRESPONDENCE:
	1. Haggard’s Plumbing & Heating (2)
	2. Jim & Kris Goran (3) 2 in packet one received 5/26
	3. Fred & Denny Rohn
	4. Mary Raymer
	5. Rachelle Babcock
	6. Johanna & James Stevens
	7. Watershed Center
	8. John Zaloudek
	9. Bob & Kathy Garvey
	10. Paul and Amanda Brink- Wentzloff read out loud for the record
	11. Brian Kelley – Wentzloff read out loud for the record
	H. PUBLIC HEARINGS: Opened at 7:18 pm
	1. PD 2019-01 Lormax Stern – Planned Development (former Kmart)
	ACME TOWNSHIP PLANNING COMMISSION SPECIAL
	REMOTE ZOOM MEETING AGENDA
	6042 Acme Road, Williamsburg MI 49690
	Tuesday, May 26, 2020 7:00 p.m.
	James Stevens, Acme Mini Storage M-72, opposed the project it does not follow the future goals of the township and would put a hardship on other storage business that already exist.
	Brian Kelley, Acme resident, said the community survey showed industrial warehousing as
	being very undesirable. He felt the storage was not appropriate for this site and there should not
	be an open PD of uses on this project. Mr. Stern should come back with a more specific proposal.
	Mary Rohn, Acme resident, does not support the project and feels this is not a fit for this area
	and we need to get back to the master plan goals.
	Public Hearing closed at 7:32 pm
	2. SUP 2020-01 Prism Power Partners Solar Energy Farm Special Use/Site Plan Review
	Opened at 7:32 pm
	Rachelle Babcock, wondered how his property had escaped from special protection of the head waters of Yuba Creek when the master plan went in effect?
	Brian Kelley, Acme resident, felt the applicant has not provided the significant required information that protects the headwaters of Yuba Creek which extending to the bay. The impact of the stormwater soil erosion could affect the creek. He suggested...
	Dave Hoxsie, 6259 E M-72, has concerns with the effects the project would have on the Yuba Creek and if the temperatures rise it would destroy the fish population.
	Mary Rohn, Acme resident, voiced her concerns with the sloop on the property having stormwater running off into the creek which empties into the bay. She feels it is very important to do an environmental impact study on this property.
	Public Hearing closed at 7:41 pm
	I. OLD BUSINESS:
	1. SPR 2020- 05 – PC review of Satellite Dish 4620 US 31 N
	Jack Turner was available to respond to questions that were asked at the last PC meeting.
	Timmins mention there had been a decrease of the size of the dish platform and the height had been lowered by 4 feet. She inquired where the location of the dish would be on the property.
	Turner said the platform and height had been reduced and there is a stake on the property that shows where the dish would be placed, 40-45 feet off the north boundary line.
	Rosa asked if tall evergreens could be planted to hide the dish to screen it from the highway.
	Turner said the trees would interfere with the reception now that the dish would be 4 feet lower. There will be some kind of landscaping around it.
	Feringa stated to be sure not to have the dish under a powerline and to have it placed at the required distance from one.
	Turner stated they want to make sure it does not interfere and would be getting with the power company.
	Aukerman asked why the radio station at Bunker Hill could use a smaller satellite and this one was larger?  Turner said it was discussed and was told this was the size that was needed. However, they were able to lower the dish by four feet.
	Timmins inquired about the marsh area with cattails and how close to the edge of the property it is.
	Turner said he didn’t know, there should be a map that would show this area to evaluate.
	Wentzloff asked Jocks if the project fells under the size of the structure allowed under a land use permit.
	Jocks informed the dish is an ongoing use of property and is different from the land use standards. There would need to be an amendment to the existing property with changes indicated the dish height, pad size, and location at this point. These condit...
	Wentzloff stated the structure would have a requirement of a setback from the wetlands. There is some form of a wetland by the property.
	Jocks said in the stormwater ordinance it has as a setback of 50 feet from a watermark,
	lake or stream. This is a structure not a building. A 16” x 16” pad for the dish does not
	appear to have a need for a stormwater review. Landscaping would need to have the
	requirements be acceptable by the PC.
	Aukerman suggested to have Bob Verschaeve with Gosling Czubak, take a look and give more
	information on the stormwater to help the PC on a decision. Also, the location of the dish
	needs to be determine before approval.
	Wentzloff told Turner there is another PC meeting on June 8 for him to update the site plan and
	get with Wolf for a stormwater review by Bob Verschaeve. The paperwork will need to be given
	to Wolf in a week to have for the meeting packet.
	Turner said he will check on the actual location of the dish, pad size, direction of the
	antenna, get with Wolf on the landscaping, and with Bob Verschaeve on the stormwater, to have
	the week prior to the June 8 meeting.
	2. PD 2019-01 Lormax Stern – Planned Development (former Kmart)
	Winter this is a planned development for reuse of the property of the former Kmart property with uses to be determine. After the last meeting, the applicant took the recommendations that were provided and has resubmitted a revised plan and drawing for...
	Daniel Stern, with Lormax Stern, stated the original plan did have a climate control storage in the Kmart building, but that developer has pulled out. He would like flexibility of uses for the project. The retail market conditions are extremely tough ...
	Jon Stimson informed his board has looked at the project and would like to pursue the funding
	and invest their revenue to move forward. There is scoring that exist for the funding when
	applying. Their main source for funding is Michigan State Housing Authority Project, he spoke
	with them and is prepared to put in a notice of intent to apply. October is the deadline to have
	things in place with a developer. There is a pilot that has to be put in place on the performance, it
	would show a 6% of gross revenue from the receipts of the project and property tax to the
	township. It would give the township nice looking townships in a now vacant site. To start, a
	market study would need to be done with an analysis and an appraisal.
	Stern informed this is a public private partnership.  He does not feel comfortable sending money
	on the project without at least knowing there could be a preliminary approval. They will take the
	risk with the authorities because it is something the township wants to have done.
	Winter said there would need to be a discussion with the board on having a pilot ordinance in
	place. The application right now doesn’t include this housing component, this is a new concept.
	The PD would have to be amended once the funding was provided. If the housing funding for 30
	townhouses units were not approved, Stern would still want to move forward with what has been
	approved with a lesser number of units.
	Winter said required in the ordinance is to have a phasing plan and as of today there is not one.
	Winter recommended to look at the list of allowed uses proposing a mixed-use plan on what
	would fit and be appropriate.
	Stern stated he understands the community does not want industrial on the property, so he is
	taking that off the table and looking for other uses. Right now, in this hard market, he has no
	tenants interested. He stated the phases would be with the housing opponent, the former Kmart
	building, the lot building called daycare, and an entrance that looks good. Currently he would
	commitment 100% to the housing units.
	The Planning Commission supported the 30 affordable housing units. The uses on the list were discussed eliminating the drive-thru types and which ones would be appropriate for the site.
	Jocks said the PD agreement is what is done after the township board approves this with the requirements, conditions, uses, conceptional plan, and phasing plan. It should not be negotiated after the fact what was approved by the PC. What is being appr...
	His recommendation is to always have a phasing plan. It is important to have the commitment
	from the applicant to insure what is expected from the project and allowed in the township.
	Stern said he would commit for the phasing plan, the housing component, street front entrance infrastructure as indicated on the plan. He will work with the township staff on the uses that could be considered for the next PC meeting.
	Wentzloff said with some of the details still to be completed, she recommended the public
	hearing to be continued at the June 8 Planning Commission meeting.
	Motion by Timmins to keep the public hearing opened for the PD 2019-01 Lormax Stern – Planned Development (former Kmart) for the June 8 Planning Commission meeting, supported by Balentine. Roll call motion carried unanimously.
	3. Prism Power Partners Solar Energy Farm Special Use/site Plan Review
	Jeremy Jones, Partner with Prism Power Partners, gave an overview of his company experience and projects they have completed. He along with Tim Jones, Civil Engineer with Atwell LLC and Randall Wood were available for questions. They became interested...
	They have had conversations with Grand Traverse County on the soil erosion and at that time it seemed they were comfortable with the soil conditions. The letter they sent did not sound like what we were told, so they will be follow up with them. Metro...
	Wolf said it had been discussed the last time they came before the PC, that a 6-foot fence with no barbed wire would be around the property. After seeing the site, she feels it is not necessary to fence the entire area. There is active wildlife and it...
	Jeremy Jones said they would agree with that as long as they could fence around the solar panels.
	Wolf said regarding the soil erosion review, they are asking to have it approved but it has incomplete conditions. All the information would need to be presented and completed before the PC could consider approval on the project.
	Jeremy Jones said they need to confirm the soil erosion with the county. They paid to do soil boring tests for erosion and now there has been a change from the county. In order to comply with what they are asking for, it could cost a lot of money to d...
	Wentzloff stated that the soil erosion control during construction is a very vital concern. She does not feel comfortable with that plan.
	Jeremy Jones said it would be helpful for them to know if the county agrees on the plan and on any further concerns. He didn’t want to pay to have it done if there will be other objections after.
	They should have the wetland delineation from EGLE in two weeks.
	Balentine asked on the minimum of a setback. Jones said they are working on that with the
	County to be sure their measurements are correct.
	Rosa inquired on if there was any clay soil on the property.
	Tim Jones, with Atwell Engineering, said with the soil boring testing it is to figure if there is any clay or sandy soil levels so there is not any disturbance.
	Aukerman voiced her concerns with the stormwater and erosion near the creek. She needs
	to see the review letters before considering an approval.
	Tim Jones, said he will be overseeing the project and will make sure the site is functioning properly. All permits will be met with a plan that will be carried out as designed.
	Aukerman asked if it rains does the running off water get heated from the panels that could
	affect the creek?
	Jeremy Jones said there would not be a temperature impact. The panels are designed not to
	get hot and do not capture water
	Feringa asked about the vegetated swale and said there are specific plants that work with the filtration.
	Jeremy Jones said on the site plan is a description of the native grasses that are within the ordinance and they will look at the plants Feringa suggested.
	Wentzloff stated before this can be considered, these items need to be completed, the stormwater review from Bob Verschaeve with the six items that he noted need to be addressed, EGLE soil erosion, and the county soil review.
	She recommends keeping the public hearing opened to June 8 after the requirements are completed.
	Motion by Aukerman to keep the public hearing open for Prism Power Trailside Solar Farm until June 8 to discuss the outstanding subjects again so the PC can make a decision, supported VanHouten. Roll call motion carried unanimously.
	PUBLIC COMMENT & OTHER PC BUSINESS: Open at 10:30 pm
	Wentzloff reminded everyone the applicants’ properties are private and are not to be trespassed on to do anything independently. Any questions should go through the township.
	Rachelle Babcock asked when the property considered for the solar farm zoning was changed to B-3?
	Winter informed her it was always zoned B-3. The future master plan land use map is a different
	document of zoning goals that may have shown differently, but that property has not changed the zoning.
	Brenda Wright, Acme resident, voiced her concerns on the satellite dish with the view and wetlands be
	impacted.
	Mary Rohn feels the PC should have an independent study done on the solar project and has concerns on
	what it would be done to the creek.
	Brian Kelley, Acme resident, voiced there is clay on the solar project property and it will knock over silt
	fences during a storm and will cause erosion with the sloop on the property.
	Public comment closed at 10:42 pm
	1. Planning & Zoning Administrator Report: No report
	2.          Township Board Report: No report
	3.          Parks & Trails Committee: No report
	ADJOURN:  Motion by Balentine to adjourn, supported by Timmins. Roll call motion adjourned 10:43 pm

	Babcock
	Beall
	Bernard
	CCAT Letter
	Flyer
	Fusi
	Goran
	Howie
	Kalil
	Kozlowski
	Lundgren & Spooner
	Watershed Center
	Disk Packet1
	4620 US 31 N letter to Acme 6 2 2020
	2020-06-02 - 4620 US 31 North - C-1 - Site Plan
	dish size explanation
	Bob V. correspondence

	PD 2019-01 Public Hearing PACKET II
	2020-06-03 Conditions Memo
	From: Shawn Winter
	Project: Lormax-Stern Planned Development

	PD 2019-01 Conditions with Comments
	PD 2019-01 REVISED Sheet 1 Boundary Survey
	PD 2019-01 Sheet 1 Topographic Survey
	Sheets and Views
	2019489002 E-TOPO-Topo Landscape


	PD 2019-01 REVISED Sheet SP1 Site Plan
	PD 2019-01 REVISED Sheet C1.0 Grading Plan
	PD 2019-01 REVISED Sheet L1.0 Landscape Treatment
	PD 2019-01 REVISED Sheet L1.1 Tree Mitigation
	PD 2019-01 SP1 Lighting Plan
	PD 2019-01 REVISED Sheet A3 Bldg B
	PD 2019-01 REVISED Sheet A4 Bldg C
	PD 2019-01 REVISED Sheet A5 Bldg D
	PD 2019-01 REVISED Sheet A6 Office Bldg
	PD 2019-01 REVISED Sheet A7 Townhouses
	PD 2019-01 Kmart Elevation

	ZO Section 3&4 _print




