
 
A G E N D A 

 

 
REGULAR MEETING OF THE MIDLAND CITY PLANNING COMMISSION,  

TO TAKE PLACE ON TUESDAY, JANUARY 28, 2020 7:00 P.M.,  
COUNCIL CHAMBERS, CITY HALL, MIDLAND, MICHIGAN 

 
1. Call to Order 

2. Pledge of Allegiance to the Flag 

3. Roll Call 

4. Approval of the Minutes 

 a. Regular Meeting – January 14, 2020 
 

5.    Public Hearings    

 a.  Site Plan No. 395 - initiated by DGR Properties, LLC for site plan review and approval of a five (5)        
building, 32,100 square foot mini-storage facility located at 916 Waldo Avenue.  

 b.  Site Plan No. 396 - initiated by D & M Site, Inc. for site plan review and approval for an 8,820 square 
foot medical office facility located at 217 & 223 N. Saginaw Road and 2924 Manor Drive. 

 c.  Site Plan No. 397- initiated by Jerome Schafer for site plan review and approval of two (2) site 
condominiums totaling 33 residential units located at 204 Commerce Drive. 

 d.  Capital Improvement Plan 2020-2026 (see packet from January 14, 2020) 

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

6. Old Business 

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

8.    New Business   

9.   Communications  

10.  Report of the Chairperson 

11.  Report of the Planning Director 

12.  Items for Next Agenda – February 11, 2020  

 a.  Zoning Petition No. 628 - initiated by Bierlein Investments, LLC to rezone property located at 2100 
Bay City Road from RC Regional Commercial to IA Industrial A. 

 b.  Site Plan Review Process Data and Detailed Proposal 

 c. Upcoming Comprehensive Master Planning Process  

13.  Adjournment 



MINUTES OF THE REGULAR MEETING OF THE  
MIDLAND CITY PLANNING COMMISSION, 

TO TAKE PLACE ON TUESDAY, JANUARY 14, 2020 7:00 P.M., 
COUNCIL CHAMBERS, CITY HALL, MIDLAND, MICHIGAN 

 
 

1. The meeting was called to order by Chairman Mayville at 7:00 p.m. 
 

2. The Pledge of Allegiance was recited in unison by the members of the Commission and the other 
individuals present.  

 
3. Roll Call 

PRESENT:  Bain, Broderick, Hanna, Heying, Koehlinger, Mayville, Rodgers and Sajbel 
ABSENT:   Pnacek 
OTHERS PRESENT:  Grant Murschel, Director of Planning & Community Development, Nicole Wilson, 

Community Development Planner and sixteen (16) others. 
 

4. Approval of Minutes  
Heying made a motion to approve the minutes of the regular meeting of December 10, 2019, seconded 
by Rodgers. Motion was approved 8-0. 
 

5. Public Hearings 

a. Zoning Petition No. 628 - initiated by Shannon Romanik to rezone property located at 3115 Isabella 
Street from RB Multiple Family Residential to RA-1 Single Family Residential. 
 
Broderick indicated that she had a conflict of interest with the petition noting her involvement with the 
sale transaction.  She excused herself from her chair and left the chamber.  The other 
Commissioners noted her conflict and agreed with her decision to not participate in the discussion or 
deliberation.   
 
Murschel gave the staff presentation for Zoning Petition No. 628.  
 
Bain asked if the parcel was originally rezoned to accommodate Shelterhouse. Murschel said he 
could not definitely say this was the case but the property could have received other approvals to 
allow Shelter house to locate there.   
 
Bain further asked about the historic potential for a Native American burial area in this location. 
Murschel responded that in the past, federal grants were used in this location requiring an 
archeological review of the property prior to construction activities. Throughout that process soil 
testing was completed and the archeologist rendered an opinion that the construction would not have 
an impact on the burial ground and construction was able to commence. Murschel stated that the 
proposed change of zoning would not have an impact on the historic preservation of the site. 
 
Hanna commented that the use of the property was traditionally as a single family home, and then 
was converted to meet a need in the community.  
 
Heying asked about the condition to delay the rezoning until the time of closing. Murschel commented 
that while unusual with regard to intentionally delaying the rezoning, conditions are offered regularly.  
 



Mayville commented that without the closing, the property zoning would remain RB. Mayville further 
asked about the advantages to RA-1 zoning as opposed to RB. Murschel responded that single 
family homes are not permitted in an RB zoning district and the applicant is desiring to use this 
property for single-family home purposes. 

Petitioner Comments:  
Shannon Romanik, 4900 Sturgeon Avenue 
Ms. Romanik commented that her goal is really to provide a home for her family and thanked the 
Planning Commission for the opportunity to present this request. 
 
Public Comments in support: 
Janine Ouderkirk, 3115 Isabella Street 
Ms. Ouderkirk commented that the move could not happen prior to April 1 due to the impending move 
and completion of construction of the organization’s new facility. The existing house was built by a 
doctor in 1925 and served most notably as a shelter throughout the years, first ran by Midland County 
as Harbor House. 
 
Gene Anderson 3309 Isabella Street 
Immediate neighbor ‘upstream’ and welcomes the new neighbors to the area. 
 
Meg Harding, 3319 Rivercrest Court 
Neighbor a couple of houses upstream and noted that she moved to her residence in 1962 and is 
excited to see it returned to a family home. 
 
Janet Lang Cannon, 2921 Chippewa Lane 
Parents built their home in 1957. She also owns 2915 Chippewa Lane and stated that she 
remembers the history of the property. Ms. Cannon commented that she is concerned about the high-
density/multi-family low income housing to the north.  
 
Public Comments in opposition: 
 
No comments were made in opposition.  
 
Mayville closed the public hearing.  

 
Bain made a motion to waive the rules of procedure and consider the zoning petition this evening. 
Seconded by Rodgers.  Motion carries 7-0. 
 
Hanna commented that this is a great opportunity to restore the home to its former use.  Heying 
commented that the rezoning is a step in the process to return the building to a home and a challenge 
for someone to tackle but that it is good to see the use returned to single family. 
 
Bain commented that the rezoning is consistent with the Master Plan and its Future Land Use Map.  
 
Heying made a motion to recommend approval of Zoning Petition No. 628 initiated by Shannon 
Romanik to rezone property located at 3115 Isabella Street from RB Multiple Family Residential to 
RA-1 Single Family Residential with the condition of the rezoning not taking effect until upon closing 
of the property.  The motion was seconded by Hanna.  
 
Yeas:  Bain, Hanna, Heying, Koehlinger, Mayville, Rodgers and Sajbel 
Nays:  None 



Abstain: Broderick 
Absent: Pnacek 
 
Motion carries 7-0. 
 

6. Old Business – None. 
 

7. Public Comments (unrelated to items on the agenda) – None. 
 

8. New Business – None. 
 

9. Communications 
  
a. Site Plan Review Process 

Murschel gave a presentation related to the Site Plan Review.  
 
Hanna asked about administrative action as relates to staff discretion and if this was meant to allow 
staff to approve plans that are denied by the Planning Commission. Murschel replied that staff would 
not have “veto” authority under this proposal and that any appeal option would remain with either the 
City Zoning Board of Appeals or City Council.   
 
Mayville asked about the parameters that would be applied to administrative review. Murschel 
responded that those items have not yet been identified and that staff would bring forward a more 
detailed proposal. Mayville commented that this is a good discussion and good direction and 
suggested that assembling the square footage of the site plans reviewed in the previous years to 
identify an appropriate cutoff point. 
 
Bain commented that the criteria often have objective criteria (e.g. Health & Safety) and how broadly 
the umbrella of that criteria are applied. Murschel responded that the criteria themselves do not 
identify the specific regulation. Murschel spoke to the site plan check list that has been developed 
that provides methodical check list of those criteria required by the ordinance.  This helps to 
communicate what standards are to be and are being met.  Bain further commented the need to 
identify clear lines of division between what is under our regulation power and what falls to other 
jurisdictions.   
 
Heying asked for clarification of the timeline expected. Murschel responded that staff would bring 
forward a more detailed proposal at the first meeting in February.  Murschel also commented that 
staff will be prepared to handle any public concerns or questions relating to this.  
 
Hanna commented that the general public should be educated as to the processes. Murschel 
commented that an MCTV session will be filmed around education of the public of the site plan review 
process.  

 
b. Capital Improvement Plan 2020-2026 - Enclosed within packet only.  Staff presentation and public 

hearing scheduled for January 28, 2019. 
 

10. Report of the Chairperson – None. 
 

11. Report of the Planning Director 
 



12. Items for Next Agenda – January 28 , 2020  
 a.    Site Plan No. 395 - initiated by DGR Properties, LLC for site plan review and approval of a five (5)        
building, 32,100 square foot mini-storage facility located at 916 Waldo Avenue.  

 b.    Site Plan No. 396 - initiated by D & M Site, Inc. for site plan review and approval for an 8,820 square 
foot medical office facility located at 217 N Saginaw Road. 

 c.    Site Plan No. 397- initiated by Jerome Schafer for site plan review and approval of two (2) site 
condominiums totaling 33 residential units located at 204 Commerce Drive. 

 d.    Capital Improvement Plan 2020-2026 – Staff presentation and public hearing. 

13. Adjournment 
It was moved by Rodgers and seconded by Heying to adjourn at 8:06 p.m. Motion passed unanimously. 
 

Respectfully submitted, 

 

 
Grant Murschel 
Director of Planning & Community Development 
 

MINUTES ARE NOT FINAL UNTIL APPROVED BY THE PLANNING COMMISSION 
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Site Plan SP #395       Date: January 22, 2020 
 

 
STAFF REPORT TO THE PLANNING COMMISSION 

 
SUBJECT: Neighborhood Storage 
 
APPLICANT: DGR Properties, LLC 
 
LOCATION: 916 Waldo Avenue 
 
ZONING: IA Industrial Zoning 
  
ADJACENT ZONING: N: RC Regional Commercial 
     W:  IA Industrial A     

E: IA Industrial A 
S:   IA Industrial A 
 

ADJACENT DEVELOPMENT:  N: Vacant 
W:  Commercial Office 
E: United Steel Workers; commercial business 
S: Vacant, former railroad right-of-way 

 
 
 

REPORT 
 
Site Plan No. 395 is the proposal of DGR Properties, LLC for a five (5) building mini-storage facility, 
totaling 32,100 square feet, located at 916 Waldo Avenue.   
 
The subject property is zoned IA Industrial A by the City of Midland Zoning Ordinance. Mini Storage units 
are uses permitted by right.  Site plan review and approval under Section 27.02(A) of the Zoning 
Ordinance is required for this proposed use.  Section 27.06(A) of the Zoning Ordinance states that:  “The 
following criteria shall be used as a basis upon which site plans will be reviewed and approved:” 
 
BASIS FOR ACTION 

 
1. Adequacy of Information 

The site plan shall include all required and requested information in sufficiently complete and 
understandable form to provide an accurate description of the proposed uses and structures. 
 
This site plan contains all of the required information within its site plan. As is standard practice, the 
following items remain outstanding and will be addressed at the time of permitting: 

1. A final stormwater management plan and permit to the satisfaction of the City Engineering 
Department.  

2. A final soil erosion and sedimentation control permit to the satisfaction of the City Building 
Department. 
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3. A final site sign package, including existing ground signage on the parcel, shall be in 
compliance with Article 8.00 of the Zoning Ordinance or by approval of the City Zoning 
Board of Appeals to the satisfaction of the City Building Department. 
 

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

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

 
 The proposed site plan elements are efficiently organized within the parcel, with the buildings 

oriented north to south to allow for efficient use of the parcel and appropriate access to the storage 
units with adjacent parking and necessary stormwater management.  

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

and located on the site so that the proposed development is aesthetically pleasing and harmonious 
with nearby existing or future developments. 
 
The design and layout of the proposed development is consistent with the appearance of the 
adjacent (east) building in terms of design. The obscuring fence required of mini-storage facilities is 
accomplished via a shadow box, wood fence on three sides at 6’ height. The north property line is 
fenced and gated with iron fencing, and includes additionally screening via landscaping. Overall, 
street frontage and general site landscaping has been proposed in line with the requirements of the 
zoning ordinance.  

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

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

 
The project meets all setback, lot area, height and other dimensional requirements for the proposed 
use.       
 

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

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

 The site as exists today is undeveloped and vacant. No notable natural features exist on the parcel.   
 
6. Privacy 
 The site design shall provide reasonable visual and sound privacy.  Fences, walls, barriers, and 

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

 
The proposed site design provides visual privacy via a shadow-box style fence 6’ in height on the 
east, south and west property lines of the subject parcel. The north property line is proposed to be 
fenced with a wrought iron style fence, with landscaping to provide additional screening.  No trash 
enclosures are proposed as is common with these types of individual storage facilities.  

 
7. Emergency Vehicle Access 

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

 
The proposed site plan has been arranged to permit appropriate access for emergency vehicles 
and equipment into the interior of the parcel from James Savage Road. The site plan identifies drive 
lanes adequate to support the size and weight of emergency vehicles to access each structure. 
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8. Ingress and Egress 
 Every structure or dwelling unit shall be provided with adequate means of ingress and egress via 

public or private streets and pedestrian walkways. 
 

Pedestrian walkways have not been included in this development as it is not required in the context 
of the Industrial A zoning district; there is also a lack of sidewalk continuity to the east and west 
within the adjacent development.  
 
Adequate means of vehicular ingress and egress are provided via the one (1) commercial driveway 
extending south into the subject parcel from James Savage Road. 
 

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

reasonably possible from the vehicular circulation system. 
 

Pedestrian circulation internal to the site is handled via the low-speed lanes between the storage 
buildings. No connection via pedestrian means is proposed to the exterior of the fence line.  
 

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

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

 
Pedestrian walkways have not been included in this development as mentioned for the reasons 
above.   
 
Adequate means of vehicular ingress and egress are provided via the one (1) commercial driveway 
extending south into the subject parcel from James Savage Road. Non-motorized pathways are not 
present in this area of the city. 
 

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

requirements in Article 5.00 of this ordinance. 
 

 In total, twenty-three (23) parking spaces are provided within the proposed development. These 
spaces are parallel to the proposed buildings and are used for loading and unloading purposes. No 
office space exists within the development. 

 
12. Drainage 

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

 As is consistent practice, preliminary plans have been submitted, and the final stormwater plan and 
permit must be approved by the City Engineering Department.  Two mechanisms for required 
drainage have been included in this plan as a result of the departmental site plan review process; 
the detention area at the west of the parcel and the swale identified at the eastern property line. No 
areas of concern were identified.  

 
13. Soil Erosion and Sedimentation 
 The proposed development shall include measures to prevent soil erosion and sedimentation 

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

 
 As is consistent practice, a final soil erosion and sedimentation control permit is required at the 

construction permitting stage of development.  Preliminary information submitted to date is 
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adequate at this time.   
 
14. Exterior Lighting 
 Exterior lighting shall be designed so that it is deflected away from adjoining properties and so that 

it does not impede vision of drivers along adjacent streets and comply with the provisions in Section 
3.12. 
 
Proposed lighting is provided via sixteen (16) wall mounted LED fixtures. The photometric plan 
provided is compliant with the requirement of less than one foot candle of light at the property lines.  
  

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

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

 
Adequate public services and utility capacity exists in the public system as evaluated through the 
Departmental Site Plan Review process.  As mentioned previously, a final stormwater management 
plan and permit remains outstanding but is usually accomplished during final engineering design 
and review.   

 
16. Screening 

Off-street parking, loading and unloading areas, outside refuse storage areas, and other storage 
areas shall be screened by walls or landscaping of adequate height and shall comply with Articles 
6.00 and 7.00 of this Ordinance.  All roof-top mechanical equipment shall be screened from view 
from all residential districts and public roadways.   
 
Screening to the proposed development is accomplished via shadow box fence at the east, south 
and west of the buildings. The north property line is screened via wrought iron fence and 
accompanying landscaping. No outside refuse or storage areas are proposed. 
 

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

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

 
The proposed development is to be completed in a single phase without impact to adjacent parcels.   

 
19. Coordination with Adjacent Sites 

All site features; including circulation, parking, building orientation, landscaping, lighting, utilities, 
common facilities, and open space shall be coordinated with adjacent properties. 

 
The proposed development is self-contained with required obscuring fence surrounding the parcel 
and thus is not intended to coordinate with adjacent sites. 
 

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

 
The site plan as proposed does not include detail of signs to serve the development. It is worth 
noting that an existing ground sign (billboard) exists at the north east corner of the parcel. The 
applicant has estimated that the ground sign is approximately 10’ from the ground to the bottom of 
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the sign and that the total area of the sign is approximately 160 square feet. This ground sign will 
be calculated as existing ground signage alongside any proposed signage as to compliance and 
permitting by the City Building Department.  
 

CONTINGENCY ITEMS 
 
Based on evaluation of the site plan as proposed, staff is of the opinion that the proposal meets the City’s 
requirements and is designed in a manner to fit harmoniously into this area of the city.  That said, 
inclusion of the following contingencies should be maintained in order for the plan to fully satisfy City 
requirements: 
 

1. A final stormwater management plan and permit to the satisfaction of the City Engineering 
Department.  

2. A final soil erosion and sedimentation control permit to the satisfaction of the City Building 
Department.  

3. A final sign package to the satisfaction of the City Building Department. 
 
PLANNING COMMISSION ACTION 
 
Staff currently anticipates that the Planning Commission will hold a public hearing on this request during 
its regular meeting on January 28, 2020 and will formulate a recommendation to City Council thereafter.  
If recommended to City Council the same evening, we anticipate that on February 10, 2020 the City 
Council will consider the site plan and Planning Commission recommendation.  Please note that these 
dates are merely preliminary and may be adjusted due to Planning Commission action and City Council 
agenda scheduling. 
 
Respectfully Submitted, 

 
Grant Murschel 
Director of Planning & Community Development  
 
 
grm/NMW 
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Site Plan SP #396       Date: January 22, 2020 
 

 
STAFF REPORT TO THE PLANNING COMMISSION 

 
SUBJECT: Midland Eye Associates 
 
APPLICANT: D & M Site Inc.  
 
LOCATION: 217 & 223 N. Saginaw Road and 2924 Manor Drive 
 
ZONING: C Circle  
  
ADJACENT ZONING: N: C Circle 
     W:  C Circle and RA-1 Single-Family Residential  
     E: C Circle  

S:   RA-1 Single-Family Residential  
 

ADJACENT DEVELOPMENT:  N: Medical offices 
W:  Commercial business 
E: Commercial business 
S: Residential single and two family homes 

 
 
 

REPORT 
 
Site Plan No. 396 is the proposal of D & M Site, Inc. for site plan review and approval for an 8,820 square 
foot medical office facility located at 217 & 223 N. Saginaw Road and 2924 Manor Drive.  D& M Site Inc. 
is the agent for Midland Eye Associates.   
 
The subject property is zoned C Circle District by the City of Midland Zoning Ordinance. Medical Offices 
are a permitted by right.  Site plan review and approval under Section 27.02(A) of the Zoning Ordinance 
is required for this proposed use.  Section 27.06(A) of the Zoning Ordinance states that:  “The following 
criteria shall be used as a basis upon which site plans will be reviewed and approved:” 
 
BASIS FOR ACTION 

 
1. Adequacy of Information 

The site plan shall include all required and requested information in sufficiently complete and 
understandable form to provide an accurate description of the proposed uses and structures. 
 
This site plan contains all of the required information within its site plan.  As is standard practice, 
the following items remain outstanding and will be addressed at the time of permitting: 

1. A final stormwater management plan and permit to the satisfaction of the City Engineering 
Department.  

2. A final site sign package in compliance with Article 8.00 of the Zoning Ordinance to the 
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satisfaction of the City Building Department. 
 

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

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

 
 The proposed site plan elements are efficiently organized within the parcel, locating the structure 

along the adjacent roadways, with parking areas and the trash enclosures at the rear of the parcel.  
The proposal is consistent in size and type to adjacent structures.  

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

and located on the site so that the proposed development is aesthetically pleasing and harmonious 
with nearby existing or future developments. 
 
Landscaping is proposed along the North Saginaw Road and Manor Drive frontages and 
throughout the parking area islands, consistent with the requirements of the Zoning Ordinance. No 
additional berms or walls are proposed outside of screening of the dumpster area. An existing 
obscuring fence presently exists at the rear of the parcel separating the office use from the 
residential uses that are adjacent.  
 
The applicant has not yet finalized the sign package or the building. Any signage desired must 
obtain a sign permit through the process administered by the Building Department.  

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

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

 
The project meets all setback, lot area, height and other dimensional requirements for the proposed 
use.       
 

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

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

 The site as exists today has three structures with adjacent parking and landscape features, 
including existing trees. The existing trees interior to the site stand in locations contrary to the 
desires of the applicant’s new development and are intended to be removed. Existing street trees 
proposed to remain untouched by this project.  

 
6. Privacy 
 The site design shall provide reasonable visual and sound privacy.  Fences, walls, barriers, and 

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

 
The proposed site design provides visual privacy via the location of the building at closer distance 
to the roadway than the existing structures. The existing fence will remain separating the office use 
and parking lot for the residences located to the rear. The dumpster area will be screened as is 
discussed later in this report.  

 
7. Emergency Vehicle Access 

All buildings or groups of buildings shall be so arranged as to permit convenient and direct 
emergency vehicle access. 
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The proposed site plan has been arranged to permit appropriate access for emergency vehicles 
and equipment into the interior of the parcel from Manor Drive and North Saginaw Road. At 
present, fire hydrant access is from the northeast side of North Saginaw Road and the northwest 
side of Manor Drive.  
 
Should the applicant elect to construct the leased space, as identified as a second phase, an 
additional fire hydrant will be required to meet the requirements of the International Fire Code. 
Discussion as to water feed and hydrant location have been discussed and are shown on the plan.  
 

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

public or private streets and pedestrian walkways. 
 

Pedestrian walkways are proposed surrounding the parking areas to the east and south of the 
building with connections to the public sidewalk network via Manor Drive and North Saginaw Road.  
 
Vehicular site access is provided via two (2) commercial driveways; one (1) extending from North 
Saginaw Road and one (1) from Manor Drive into the public street network.  In the interest of 
improved circulation, a shared access agreement is being pursued with the property owner to the 
south.  Said agreement is recommended as a contingency to approval in order to establish shared 
access in perpetuity between the two properties.  Shared access is a main objective of the City’s 
commercial driveway standards.   
 

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

reasonably possible from the vehicular circulation system. 
 

Pedestrian walkways are proposed surrounding the parking areas to the east and south of the 
building with connections to the public sidewalk network via Manor Drive and North Saginaw Road.  
A bike rack is also proposed on the site. 
 

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

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

 
Pedestrian walkways are proposed surrounding the parking areas to the east and south of the 
building with connections to the public sidewalk network via Manor Drive and North Saginaw Road. 
No dedicated bike lanes are in existence along either Manor Drive or North Saginaw Road. 
 
Vehicular site access is provided via two (2) commercial driveways; one (1) extending from North 
Saginaw Road and one (1) from Manor Drive into the public street network. The proposed layout 
removes two (2) existing driveways to North Saginaw Road. In the interest of improved circulation, 
a shared access agreement is being pursued with the property owner to the south. 
 

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

requirements in Article 5.00 of this ordinance. 
 

 In total, the one (1) contiguous parking area located to the south and southwest of the principal 
structure identifies thirty (30) spaces, twenty-seven (27) standard spaces and three (3) barrier-free, 
one (1) of which is a van accessible space.  

 
 Note that due to its location in the C Circle zoning district, the required parking is reduced by 50%. 

As the applicant is proposing more parking than what the calculation is for office space within the C 
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Circle district, the Planning Commission will need to determine that this is appropriate.  Staff is 
supportive of the amount of parking as proposed, given the proposed use and information supplied 
by the applicant during the review process. 

 
12. Drainage 

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

 As is consistent practice, preliminary plans have been submitted, and the final stormwater plan and 
permit must be approved by the City Engineering Department.  TO date, the Engineering 
Department has noted that the landscaped area southwest of the parking area must be connected 
to the overall stormwater management system remains.  Inclusion of this, along with final 
calculations, will be part of the final review once final engineering drawings are completed for the 
development.   

 
 Staff has received concerns from surrounding residents regarding site drainage within this area as 

infill development has taken place.  City ordinance requires that new development cannot drain 
water onto surrounding properties more than what takes places already.  Infill development is prone 
to drainage concerns from surrounding properties which is why each new site plan must meet the 
City’s stormwater criteria and design standards.  The City Engineering Department reviews this 
information in great detail to ensure compliance is met and all issues are mitigated appropriately.   

 
13. Soil Erosion and Sedimentation 
 The proposed development shall include measures to prevent soil erosion and sedimentation 

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

 
 As is consistent practice, a final soil erosion and sedimentation control permit is required at the 

construction permitting stage of development. No concerns regarding soil erosion or sedimentation 
control were identified during the Departmental Site Plan Review process.  

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

it does not impede vision of drivers along adjacent streets and comply with the provisions in Section 
3.12. 
 
The photometric plan as provided is compliant with the requirement of less than one (1) foot candle 
of light at the property line. A mix of pole-mounted lighting and wall-mounted lighting provide 
adequate coverage throughout the parking area and surrounding the building.  
  

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

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

 
Adequate public services and utility capacity exists in the public system today to serve the 
development as evaluated through the Departmental Site Plan Review process. The development 
proposes to access the publicly availably water, sanitary sewer and stormwater systems that exist 
within the surrounding street right-of-ways.  

 
16. Screening 

Off-street parking, loading and unloading areas, outside refuse storage areas, and other storage 
areas shall be screened by walls or landscaping of adequate height and shall comply with Articles 
6.00 and 7.00 of this Ordinance.  All roof-top mechanical equipment shall be screened from view 
from all residential districts and public roadways.   
 
Screening between the residential homes and the proposed parking area is accomplished via an 
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existing fence. The orientation of the building itself provides a good deal of screening from the 
adjacent roadways. The site plan identifies a gated masonry surround of eight feet (8’) height to 
screen the refuse area. 
 

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

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

 
The applicant has planned for the possibility of two phases, with the additional leased space and 
the associated fire hydrant being the components of the second phase.  Final determination of this 
will happen when final construction pricing is determined and budget constraints are considered. 

 
19. Coordination with Adjacent Sites 

All site features; including circulation, parking, building orientation, landscaping, lighting, utilities, 
common facilities, and open space shall be coordinated with adjacent properties. 

 
In the interest of improved circulation, a shared access agreement is being pursued with the 
property owner to the south.  The City’s commercial driveway standards establish shared access as 
a main objective, as such a shared access agreement is proposed as a condition of final approval.  
 

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

 
The site plan as proposed includes conceptual signage. Signage must comply with Article 8.00 and 
is permitted by the City Building Department.   
 

CONTINGENCY ITEMS 
 
Based on evaluation of the site plan as proposed, staff is of the opinion that the proposal meets the City’s 
requirements and is designed in a manner to fit harmoniously into this area of the city.  That said, 
inclusion of the following contingencies should be maintained in order for the plan to fully satisfy City 
requirements: 
 

1. A final stormwater management plan and permit to the satisfaction of the City Engineering 
Department and shall include required EGLE water permit,  

2. A final Soil Erosion and Sedimentation Control Permit to the satisfaction of the City 
Building Department. 

3. A shared access easement agreement shall be obtained and recorded at the Midland 
County Register of Deeds.   

 
PLANNING COMMISSION ACTION 
 
Staff currently anticipates that the Planning Commission will hold a public hearing on this request during 
its regular meeting on January 28, 2020 and will formulate a recommendation to City Council thereafter.  
If recommended to City Council the same evening, we anticipate that on February 10, 2020 the City 
Council will consider the site plan and Planning Commission recommendation.  Please note that these 
dates are merely preliminary and may be adjusted due to Planning Commission action and City Council 
agenda scheduling. 
 
Respectfully Submitted, 
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Grant Murschel 
Director of Planning & Community Development  
 
 
grm/NMW 
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5" INVERTED CURB & GUTTER DETAIL

(END AREA = 1.17 S.Ft.)

(END AREA = 1.33 S.Ft.)

12
 
•

"

•
" R
.

•
" R
.

AT ALL OTHER LOCATIONS

(2) -#4 BARS SHALL BE INSTALLED 

8' EACH SIDE OF CATCH BASINS.

(3) -#4 BARS SHALL BE INSTALLEDDIVISION PLATE

ƒ"    OF SLOPE AT SIDEWALK RAMPS
1"   OF SLOPE STANDARD

2
" 6
•

" 
 S

T
D
.

AT ALL OTHER LOCATIONS

2-#4 BARS SHALL BE INSTALLED

8' EACH SIDE OF CATCH BASINS.

3-#4 BARS SHALL BE INSTALLED

6
"

V
A

R
IA

B
L
E

4'-0"

INTEGRAL BASE

CONCRETE
GRADE 30M

6"

MIN.

CHANNELS IN CONCRETE
FORM SMOOTH AND UNIFORM

EXCAVATION
LIMIT OF

V
A

R
IA

B
L
E
 

3
' 

M
IN
.

CONCRETE
GRADE 30M

MANHOLE-ASTM C-478
PRECAST CONCRETE

SAN.  SEWER

4%

WITH O-RING SEALS
WATER TIGHT JOINTS

24"

LIMESTONE
6" MIN.  6-A CRUSHED 

STANDARD DROP MANHOLE

EQUAL
"KOR-N-SEAL" OR APPROVED
GASKET-TYPE CONNECTION
FLEXIBLE,  WATER TIGHT,

EQUAL
"KOR-N-SEAL" OR APPROVED
GASKET-TYPE CONNECTION
FLEXIBLE,  WATER TIGHT,

BACKFILL
SAND

BACKFILL
SAND

MIRAFI  140

GEOTEXTILE FABRIC

PRECAST ADJUSTING RINGS

CLEAR OPENING.

TYPE "AGS" SOLID COVER AND 24" 

STANDARD CASTING EJIW 1040 WITH 

COMPOUND. 

250 GC-R" EPOXY PATCHING AND SURFACING

LAYER OF TREMCO INC. "TREM PROOF

RINGS,  AND CASTING WITH A 1/8" THICK

COAT TOP OF STRUCTURE,  ADJUSTING

1 •
" R
.

DIVISION PLATE

(END AREA = 1.24 S.Ft.)

4"8"8"4"

2'-0"

8
"

2
"

6"

3
"

7
•

"

7
"

FULL WIDTH OF INDUSTRIAL DRIVEWAYS

(3) -#4 BARS SHALL BE INSTALLED

OPENING CURB & GUTTER DETAIL

MODIFIED INDUSTRIAL DRIVEWAY

AT ALL OTHER LOCATIONS

2-#4 BARS SHALL BE INSTALLED

8' EACH SIDE OF CATCH BASINS.

3-#4 BARS SHALL BE INSTALLED

DIVISION PLATE

AT ALL OTHER LOCATIONS

2-#4 BARS SHALL BE INSTALLED

8' EACH SIDE OF CATCH BASINS.

3-#4 BARS SHALL BE INSTALLED

MOUNTABLE CURB DETAIL
WITH E.J.I.W.  7420 CASTING

(END AREA = 1.13 S.Ft.)

2
"

6
 
•

"

2'-0"

4"8"8"4"

3
"

3
"

9
"ƒ"

15
"10ƒ"

11"

9
"R 6
"R

7/22/2014 2:06:05 PM R:\CADFILES\DETAILS\STANDARD DETAIL SHEET\STANDARD DETAIL SHEET.dgn,1:22.2325,Default



CIVIL ENGINEER
D&M Site Inc.
401 BALSAM, PO BOX 159
CARROLLTON, MI 48724
PH. 989-752-6500
CONTACT:  

ENGINEER
JOHN D. MOREY, P.E.
(jmorey@dandmsite.com)

MIDLAND EYE ASSOCIATESMIDLAND EYE ASSOCIATES

DESIGN
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DESIGN
DEVELOPMENT
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DESCRIPTION

DRAWING INDEX ABBREVIATIONS

101

PLAN SYMBOLS

MATERIAL LEGEND

CONCRETE BLOCK

CONCRETE

FACE BRICK

METAL FRAME WALL 

RIGID INSULATION

DIMENSIONED LUMBER

FINISHED LUMBER   

PIT RUN SAND AND GRAVEL

PLYWOOD

ACOUSTICAL CEILING TILE

EXISTING EARTH

EXPANSION JOINT  

GYPSUM WALLBOARD

BATT INSULATION

BACKFILL EARTH
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S301 Foundation Details
S302 Framing Details
S303 Framing Sections
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NEW OFFICE BUILDING

217 N SAGINAW RD.
MIDLAND, MI 48640

THIS PLAN INCLUDING THE DESIGN AND CONCEPT,
IS THE PROPERTY OF ROBERT J. STENSLAND

 IS PROTECTED UNDER COPYRIGHT LAW.
UNAUTHORIZED USE IS STRICTLY PROHIBITED.

COPYRIGHT 2019, MODERN DESIGN ARCHITECTS.

NOTE:
GENERAL CONTRACTOR AND ALL SUBCONTRACTORS RESPONSIBLE FOR 
VERIFYING AND COORDINATING WORK ON ALL PAGES OF THIS DOCUMENT.  
ANY DISCREPANCIES BETWEEN CONSTRUCTION DOCUMENTS DOES NOT 
RELIEVE ANY TRADE(S) OF RESPONSIBILITY FOR ALL ITEMS ASSOCIATED WITH 
THEIR SCOPE OF WORK.

DISCREPANCIES SHOULD BE BROUGHT TO THE ARCHITECTS ATTENTION 
BEFORE BID.  ANY ITEMS NOT BROUGHT TO THE ARCHITECTS ATTENTION 
BEFORE BID DATE ARE ASSUMED TO BE THE RESPONSIBILITY OF THE 
GENERAL CONTRACTOR.

I HEREBY CERTIFY THAT THIS PLAN OR TECHNICAL 
SUBMISSION WAS PREPARED BY ME OR UNDER MY DIRECT 
SUPERVISION AND RESPONSIBLE CHARGE.  I AM A DULY 
REGISTERED ARCHITECT UNDER THE LAWS OF THE STATE 
OF MICHIGAN.

ROBERT J. STENSLAND,A.I.A.

MY REGISTRATION RENEWAL DATE IS 

PAGES OR SHEETS COVERED BY THIS SEAL:

DATE:                                         REG.:

AA, CP1.0,CP1.1,A1.0-A5.1

OCT 31, 2020

1301063223--

ARCHITECT
MODERN DESIGN ARCHITECTS
202 MAIN STREET
P.O. BOX 418
JANESVILLE, IA 50647
PH. 319-987-2101
FAX. 319-987-2562
CONTACT:  

ARCHITECT
ROB STENSLAND 
(rob@moderniowa.com)

PROJECT COORDINATOR
DANIEL HALBACH 
(daniel@moderniowa.com)

OWNER
DR. PAUL KIMBALL & 
DR. CARL ERICKSON
MIDLAND EYE ASSOCIATES
PH. 989-621-8430
(drkimball@midlandeyeassociates.com)
(erick1cj@gmail.com)

99'-0"

1

DOOR / WINDOW NUMBER

NOTE REFERENCE

X

X

RNAME

99'

RNO

99'

99'-0"

NEW SPOT ELEVATION

EXST. SPOT ELEVATION

EXISTING GRADE CONTOURS

ROOM NAME AND NUMBER

NEW GRADE CONTOURS

DETAIL NUMBER

A WALL TYPE

SECTION, DETAIL, OR PLAN REFERENCE

DRAWING SHEET NUMBER
ELEVATION NUMBER

ELEVATION REFERENCE

DRAWING SHEET NUMBER

DIRECTION OF VIEW 

DWG.

SHT.

DWG.

SHT.

                       CENTERLINE

A.B.                ANCHOR BOLT
ADJ.               ADJUSTABLE
ALUM.            ALUMINUM 
A.C.T.             ACOUSTICAL CEILING TILE
AUTO.            AUTOMATIC

BC.                 BOTTOM OF CURB
BLK.               BLOCK
BLKG.             BLOCKING
BOT.               BOTTOM
BRG.              BEARING

C.H.                CEILING HEIGHT
C.J.                 CONTROL JOINT
CLG.               CEILING
CMU.              CONCRETE MASONRY UNIT
CONC.            CONCRETE
CO                  CLEAN OUT
CONSTR.       CONSTRUCTION
CONT.            CONTINUOUS
CT.                  CERAMIC TILE
CR.J               CONSTRUCTION JOINT
CW.                 COLD WATER

DBL.               DOUBLE
D.F.                DRINKING FOUNTAIN
DIA.                DIAMETER
DIM.                DIMENSION
DL.                  DEAD LOAD
DN.                 DOWN
DS.                 DOWNSPOUT

EA.                 EACH
EF.                  EXHAUST FAN
E.J.                 EXPANSION JOINT
EL.                  ELEVATION
ELEV.             ELEVATOR
ELEC.             ELECTRICAL
EQ.                 EQUAL
E.W.               EACH WAY
EXP.               EXPANSION
EXT.               EXTERIOR

F.D.                FLOOR DRAIN
FDN.               FOUNDATION
F.F.                 FINISH FLOOR
FLR.               FLOOR
FLOUR.          FLUORESCENT
F.O.C.             FACE OF CONCRETE
F.O.F.             FACE OF FINISH
F.O.M.            FACE OF MASONRY
F.O.S.             FACE OF STUD
FT.                  FOOT OR FEET
FTG.               FOOTING
FURR.            FURRING

GA.                 GAUGE
GALV.             GALVANIZED
G.B.                GRAD BAR
G.C.                GENERAL CONTRACT
GWB.              GYPSUM WALL BOARD
GYP.               GYPSUM

H.B.                HOSE BIBB
H.C.                HANDICAP
H.M.                HOLLOW METAL
HORIZ.           HORIZONTAL
HT.                 HEIGHT
HW.                HOT WATER
HVAC.            HEATING/VENTILATING/AIR COND.

I.D.                  INSIDE DIAMETER (DIM.)
INSUL.            INSULATION
INT.                 INTERIOR

JT.                  JOINT

LAV.               LAVATORY
LH.                  LEFT HAND
LL.                  LIVE LOAD

MAS.              MASONRY
MAX.              MAXIMUM
MECH.            MECHANICAL
MFR.              MANUFACTURE
MIN.               MINIMUM
MISC.             MISCELLANEOUS
M.O.               MASONRY OPENING
MTD.              MOUNTED
MTL.               MATERIAL

N.I.C.              NOT IN CONTRACT
NO. OR #       NUMBER
NOM.              NOMINAL
N.T.S.             NOT TO SCALE

O.C.                ON CENTER
O.D.                OUTSIDE DIAMETER (DIM.)

P.C.F.             POUNDS PER CUBIC FOOT
P.LAM./P.L.    PLASTIC LAMINATE
PLYWD.         PLYWOOD
P.S.I.              POUNDS PER SQUARE INCH

Q.T.                QUARRY TILE

RA.                 RETURN AIR
RAD.               RADIUS
R.D.                ROOF DRAIN
REINF.           REINFORCED
REQ.              REQUIRED
REQMTS.       REQUIREMENTS
REV.               REVISED
RH.                 RIGHT HAND
R.O.                ROUGH OPENING
R.O.W.           RIGHT OF WAY
R.S.                ROUGH SAWN
RVS                REVERSE

SA                  SUPPLY AIR
S.C.                SOLID CORE
SCHED.         SCHEDULE
S.D.                STORM DRAIN
SHR.               SHOWER
SIM.                SIMILAR
SPEC.            SPECIFICATIONS
SQ.                 SQUARE
S.S.                STORM SEWER
STD.               STANDARD
STL.               STEEL
STRUC.          STRUCTURE
SUSP.            SUSPENDED

T.C.                 TOP OF CURB
T. & G.            TONGUE AND GROOVE
T.O.B.             TOP OF BEAM
T.O.F.             TOP OF FOOTING
T.O.M.            TOP OF MASONRY
T.O.P.             TOP OF PIER
T.O.S.             TOP OF SLAB
T.O.W.            TOP OF WALL
TYP.               TYPICAL

UR.                  URINAL

VB.                  VINYL BASE
V.C.T.              VINYL COMPOSITE TILE
VERT.             VERTICAL
VEST.             VESTIBLE
VT.                  VINYL TILE
VWC.              VINYL WALLCOVERING

W/                   WITH
WC.                WATER CLOSET
WH.                WATER HEATER
WDW.             WINDOW
W/O                WITHOUT
WT.                 WEIGHT
W.W.F.            WELDED WIRE FABRIC

LOCATION MAP
NOT TO SCALE
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STRUCTURAL ENGINEER
SELECT STRUCTURAL ENGINEERING
606 14th AVE. SW
CEDAR RAPIDS, IA 52404
PH. 563.359.9117
CONTACT:  

ENGINEER
DAVID VALLIERE, P.E.
(dvalliere@select-structural.com)

MEP ENGINEER
SMITH & BOUCHER ENGINEERS
25501 WEST VALLEY PARKWAY SUITE 200
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PH. 913-345-2127
CONTACT:  

ENGINEER
JARED LANGENFELD, P.E.
(jlangenfeld@smithboucher.com)



FIRE EXTINGUISHER CABINET
FEC = FIRE EXTINGUISHER CABINET (LARSON 2409-6R (VERTICAL DUO) SEMI-RECESSED CABINET 
(9.5" W X 24" H X 6" D) W/ 10 LB ABC FIRE EXTINGUISHER CABINET MUST BE INSTALLED SO 
HANDLE IS ADA ACCESSIBLE (48" A.F.F)

B
E

N
C

H

B
E

N
C

H

MICRO.
(N.I.C.)

CL TRAINING
124

89 sq ft
12'9 1/4" x 7'11 1/4"

ADA EXAM #5
118

120 sq ft
13'3 1/4" x 9'0 1/4"

FUTURE EXAM #7
113

107 sq ft
12'7 1/4" x 8'11"

HALL
137TL STOR.

139
105 sq ft

17'1" x 6'2 1/4"

(N
.I.

C
.)

FUTURE EXAM #6
116

119 sq ft
13'3 1/4" x 8'11 1/2"

TESTING #1
112

60 sq ft
8'11" x 8'6"

FI
E

LD
S

(N
.I.

C
.)

OCT
(N.I.C.)

B
E

N
C

H

TECHS
138

142 sq ft
16'3" x 9'7"

PRE EXAM #1
136

82 sq ft
10'7 1/4" x 8'1 1/4"

R/X DELIVERY
126

75 sq ft
10'3" x 7'7"

STAIRS
131

C
O

P
Y

(N
.I.

C
.)

BUSINESS OFFICE
129

164 sq ft
20'2 3/4" x 10'1"

OFFICE MANAGER
130

116 sq ft
12'10 1/4" x 11'9"

HALL
140

HALL
106

HALL
107

HALL
141

HALL
120

HALL
133

ADA EXAM #4
119

120 sq ft
13'3 1/4" x 9'0 1/4"

EXAM #1
123

115 sq ft
12'9 1/4" x 9'0 1/4"

EXAM #3
121

108 sq ft
12'9 1/4" x 9'0"

EXAM #2
122

108 sq ft
12'9 1/4" x 9'0 1/4"

LAB
125

133 sq ft
12'10 1/2" x 12'0"

J.C.
132

RECEPTION
103

93 sq ft
14'7" x 6'9"

WAITING
101

238 sq ft
22'4" x 13'7 1/8"

KIDS
102

24 sq ft
5'5 3/4" x 4'11 3/4"

VEST.
100

75 sq ft
9'11" x 7'7"

STAFF R.R.
110

47 sq ft
7'7" x 6'2"

ELEC.
109

72 sq ft
9'6 1/4" x 7'7"

TESTING #2
108

140 sq ft
16'3" x 9'5 1/4"

OPTICIAL
127

1000 sq ft
38'6 3/4" x 31'7"

REF.
(N.I.C.)

BREAKROOM
111

269 sq ft
24'3" x 16'8 1/4"

MEN'S R.R.
105

45 sq ft
7'3" x 6'2"

WOMEN'S R.R.
104

44 sq ft
7'2 1/4" x 6'2"

DRS. LIBRARY
115

116 sq ft
13'3 1/4" x 8'9"

(N
.I.

C
.)

PRE EXAM #2
134

82 sq ft
10'7 1/4" x 8'1 1/4"

TESTING #3
135

72 sq ft
10'1 1/4" x 7'1 1/4"BENCH

BENCH

FIELDS
117

42 sq ft
8'2" x 5'2"

LEASE SPACE
300

1622 sq ft
49'0 1/2" x 37'6"

OCT
(N.I.C.)

TOPO
(N.I.C.)

FILES
(N.I.C.)

LI
P

IF
LO

W
(N

.I.
C

.)

B
E

N
C

H

B
E

N
C

H

FILE
S

(N
.I.C

.)

FILE
S

(N
.I.C

.)

DESK
(N.I.C.)

CHECK OUT
128

80 sq ft
12'0" x 9'1"

REF.
(N.I.C.)

BENCH BENCH

BENCH BENCH

TV (N.I.C.)

TOPO
(N.I.C.)

TOPO
(N.I.C.)

OCT
(N.I.C.)

EDGER
(N.I.C.)

RX BAG
RACK
(N.I.C.)

D.W.
(N.I.C.)

TV (N.I.C.)

TABLE
(N.I.C.)

TABLE
(N.I.C.)

TABLE
(N.I.C.)

PRINTER
(N.I.C.)

P
R

IN
TE

R
(N

.I.
C

.)

BENCH BENCH

(N.I.C.) (N.I.C.)

(N
.I.

C
.)

CAFE TABLE
(N.I.C.)

SELECTION
STATION
(N.I.C.) SELECTION

STATION
(N.I.C.)

SELECTION
STATION
(N.I.C.)

DISPLAY
(N.I.C.)

D
IS

P
LA

Y
(N

.I.
C

.)

DISPLAY
(N.I.C.)

DISPLAY
(N.I.C.)

DISPLAY
(N.I.C.)

DISPLAY
(N.I.C.)DISPLAY

(N.I.C.)

TABLE
(N.I.C.)

D
IS

P
LA

Y
(N

.I.
C

.)

D
IS

P
LA

Y
(N

.I.
C

.)

D
IS

P
LA

Y
(N

.I.
C

.)

DISPLAY
(N.I.C.)

D
IS

P
LA

Y
(N

.I.
C

.)

F.E.C.

17

X
9 TOTAL

2

2

1

1

3

2

X
28 TOTAL

2

F.
E

.C
.

F.E.C.

X
8 TOTAL

X
20 TOTAL

1

2
2 2

2

2

X
10 TOTAL

1

2
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1

1

2

1

2

1

1

1
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CODE PLAN
Scale: 3/16" = 1'-0"

X  - EXIT

- OCCUPANTS

- PATH OF EGRESS

LEGEND:

#

 CONSTRUCTION TYPES
   

STRUCTURAL FRAME
(INCLUDING COLUMNS, GIRDERS AND TRUSSES  0

   
BEARING WALLS

   EXTERIOR          0
   INTERIOR 0

NONBEARING WALLS AND PARTITIONS
EXTERIOR SEE TABLE 602

NONBEARING WALLS AND PARTITIONS
INTERIOR                              0

                                    
   FLOOR CONSTRUCTION
   INCLUDING SUPPORT BEAMS AND JOISTS 0

  
ROOF CONSTRUCTION

   INCLUDING SUPPORT BEAMS AND JOISTS          0

DISTANCE
<5

>/= 5, <10
>/= 10, <30

>/= 30

TYPE
V-B

FIRE-RESISTANCE-RATED
CONSTRUCTION

  FIRE SEPARATION DISTANCE
RATING

1-HR
1-HR
0-HR
0-HR

GENERAL BUILDING INFORMATION

CONSTRUCTION TYPE: TYPE V-B

BUILDING AREA:    7,483 S.F. MAIN FLOOR
    797 S.F. UPPER MECHANICAL FLOOR

ALLOWABLE HEIGHT, STORIES, AREA CHECK:
HEIGHT - 40 F.T - OK 
STORIES - 2 STORY - OK
SQ FT - 9,000 SQ FT  - OK

OCCUPANT LOAD:
PER TABLE 1004.1.2  
BUSINESS: 100 GROSS   (7,483 s.f./100 =  75)

EXITING: 
75 OCC X .2 = 15 INCHES (252 INCHES PROVIDED)
PER TABLE 1017.2 
EXIT ACCESS TRAVEL DISTANCE 200'

PLUMBING FIXTURES:
TOILETS: 1 PER 25 FOR FIRST 50, 1 PER 50 REMAINDER - (3 REQUIRED)

   LAVATORIES: 1 PER 40 FOR FIRST 80, 1 PER 80 REMAINDER (3 REQUIRED)
DRINKING FOUNTAINS: 1 PER 100 - (1 REQUIRED)

SPRINKLED: ALARMED:
NOT REQUIRED NOT REQUIRED

GENERAL CODE INFORMATION

CONSTRUCTION CLASSIFICATION

EXIT PASSAGEWAY
CORRIDORS

ROOMS

INTERIOR WALL & CEILING FINISH
REQUIREMENTS

CLASS A
CLASS B
CLASS C

   APPLICABLE CODES AND ORDINANCES:

   BUILDING CODES: 2015 MICHIGAN BUILDING CODE 

   LIFE SAFETY CODE: 2000 NFPA 101

   ACCESSIBILITY CODES: ICC/ANSI A117.1 2009

   MECHANICAL CODE: 2015 MICHIGAN MECHANICAL CODE

   PLUMBING CODE: 2015 MICHIGAN PLUMBING CODE

   ELECTRIC CODE: 2017 NATIONAL ELECTRICAL CODE

   FIRE CODE: 2015 INTERNATIONAL FIRE CODE

   ENERGY CODE: 2013 ASHRAE 90.1 COMMERCIAL ENERGY CODE

ENERGY CODE
ZONE: 5A
ROOF INSULATION : R-30 CONTINUOUS OR R-38 IN ATTIC
WALL INSULATION : R-13 + R3.8 CONTINUOUS OR R-20
FOUNDATION INSULATION : R-10 FOR 24" BELOW GRADE
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STAIRS
131

MECH./I.T./STOR.
203

372 sq ft
20'3" x 19'5"

MECH./STORAGE
202

409 sq ft
28'6 3/4" x 15'2"

OPEN TO BELOW

OPEN TO BELOW

HVAC

HVAC

HVAC

HVACI.T. RACK

2
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KEY NOTES
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.

FIRESTONE DELTA PANEL CFP16F (CHARCOAL GRAY)
BRICK VENEER - SIOUX CITY BRICK (FINE ART SMOOTH)
NICHIHA ARCHITECTURAL BLOCK ED6321 (GRAY)
NICHIHA VINTAGE WOOD EPC762F (CEDAR)
PREFINISHED METAL COPING (FIRESTONE - CHARCOAL GRAY)
ASPHALT SHINGLES- LANDMARK (CHARCOAL BLACK)
CAST STONE CAP- EDWARDS CAST STONE (10-031)
PREFINISHED METAL FASCIA (FIRESTONE - CHARCOAL GRAY)
PREFINISHED METAL GUTTER (FIRESTONE - CHARCOAL GRAY)
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Site Plan SP #397       Date: January 22, 2020 
 

 
STAFF REPORT TO THE PLANNING COMMISSION 

 
SUBJECT: Copper Leaf East 
 
APPLICANT: Larkin East, LLC  
 
LOCATION: 204 Commerce Drive 
 
ZONING: RA-4 Residential Single & Two Family Residential Zoning 
  
ADJACENT ZONING: N: Township Zoning 

W:  RA-4 Residential Single & Two Family Residential 
Zoning       

E: Township Zoning  
S:   Township Zoning  
 

ADJACENT DEVELOPMENT:  N: Residential Single Family Homes 
W:  Residential Single Family Homes 
E: Residential Single Family Homes 
S: Residential Single Family Homes 
 

 
REPORT 

 

Site Plan No. 397 is the proposal of Larkin East, LLC for site plan review and approval of two site 
condominiums totaling 33 residential units located at 204 Commerce Drive.  The northern cul-de-sac 
includes 21 single-family residential units whereas the southern cul-de-sac proposes 12 units within six 
(6) duplexes.   
 
The subject property is zoned RA-4 Residential Single & Two Family Residential by the City of Midland 
Zoning Ordinance. Singe and two-family (duplex) residential units are a permitted by right.  Site plan 
review and approval under Section 27.02(A) of the Zoning Ordinance is required for this proposed use.  
Section 27.06(A) of the Zoning Ordinance states that:  “The following criteria shall be used as a basis 
upon which site plans will be reviewed and approved:” 
 
BASIS FOR ACTION 

 
1. Adequacy of Information 

The site plan shall include all required and requested information in sufficiently complete and 
understandable form to provide an accurate description of the proposed uses and structures. 
 
This site plan contains all of the required information within its site plan. As is standard practice, the 
following items remain outstanding and will be addressed at the time of permitting: 

1. A final stormwater management plan and permit to the satisfaction of the City Engineering 
Department.  

2. A final soil erosion and sedimentation control permit to the satisfaction of the City Building 
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Department and shall include EGLE Notice of Coverage as disturbed area is in excess of 
five (5) acres. 

3. Final engineering drawings and public sanitary sewer and water utility easements to the 
satisfaction of the City Engineering Department. 

4. Final approval of the condominium Master Deed and By-Laws to the satisfaction of the City 
Planning Department.  

5. Final approval and execution of a development agreement to the satisfaction of the City 
Attorney’s Office, Engineering and Planning Departments. 

6. Private Street Collection agreement to facilitate City curbside refuse and recycling 
collection. 
 

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

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

 
 The proposed site plan elements are efficiently organized within the parcel, with the proposed two-

family units located nearer to Commerce Drive. The single-family dwellings proposed are consistent 
with the first phase of Copper Leaf development. The two phases of development meet at Bartos 
Trail, a public street.  

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

and located on the site so that the proposed development is aesthetically pleasing and harmonious 
with nearby existing or future developments. 
 
The design and layout of the proposed development is consistent with the appearance of the initial 
phase and thus the surrounding neighborhood. Landscaping is proposed nearby the twelve (12) 
two-family units and is consistent with requirements of the Zoning Ordinance.  
 
A berm is proposed at the east termination of Copper Leaf East near the Jefferson Avenue right of 
way. The berm is split into two sections to allow for both emergency access and required easement 
for connection to the public water main that exists on the west side of Jefferson Avenue.  

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

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

 
The project meets all setback, lot area, height and other dimensional requirements for the proposed 
use. The density of two-family units proposed meets the requirements of the RA-4 zoning district. 
Further, the placement of the higher density units nearer to the street is customary within 
surrounding uses.    
 

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

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

 The site as exists today is undeveloped and vacant. 
 
6. Privacy 
 The site design shall provide reasonable visual and sound privacy.  Fences, walls, barriers, and 

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

 
The proposed site design provides visual privacy via a landscaped berm barriers from the adjacent 
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roadways (Commerce Drive & Jefferson Avenue). Landscaping surrounding the retention area of 
the initial Copper Leaf phase provides separation and thus privacy from the adjacent dwellings.  

 
7. Emergency Vehicle Access 

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

 
The proposed site plan has been arranged to permit appropriate access for emergency vehicles 
and equipment into the interior of the parcel from both Commerce Drive and Jefferson Avenue. 
Access to Jefferson Avenue is provided via a gated emergency access at the east termination of 
Copper Leaf East.    
 

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

public or private streets and pedestrian walkways. 
 

Pedestrian walkways have been identified along the interior (private) street network, with 
connection points at Bartos Trail (public) and Commerce Drive (public).  
 
Adequate vehicular site access is provided via Bartos Trail, a public street, with Shelby Court and 
Copper Leaf East extending to the east.  A gravel connection is proposed for emergency vehicle 
purposes at the eastern edge of Copper Leaf East as indicated above. 
 

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

reasonably possible from the vehicular circulation system. 
 

Pedestrian walkways have been identified along the interior (private) street network, with 
connection points at Commerce Drive.  
 

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

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

 
Vehicular circulation is provided via connections from Bartos Trail extending to the east along the 
proposed private streets of Bartos Trail and Shelby Court. As described above, public sidewalk is 
proposed along Commerce Drive with pedestrian connections provided to the interior sidewalk 
network of Bartos Trail, Copper Leaf East and Shelby Court.  
 

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

requirements in Article 5.00 of this ordinance. 
 

 The proposed development provides off-street parking via driveway and garage facilities for all 
units. 

 
12. Drainage 

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

 As is consistent practice, preliminary plans have been submitted, and the final stormwater plan and 
permit must be approved by the City Engineering Department.  An extension of the private 
stormwater system that exists from the initial phase of the Copper Leaf development is proposed 
and extends from Bartos Trail to the east terminations of both Shelby Court and Copper Leaf East.  
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13. Soil Erosion and Sedimentation 
 The proposed development shall include measures to prevent soil erosion and sedimentation 

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

 
 As is consistent practice, a soil erosion and sedimentation control permit is required at the 

construction permitting stage of development. As previously identified, the disturbed area exceeds 
five (5) acres and thus will require a Notice of Coverage by EGLE (Michigan Department of 
Environment, Great Lakes and Energy, formerly MDEQ). No concerns regarding soil erosion or 
sedimentation control were identified during the departmental site plan review process.  

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

it does not impede vision of drivers along adjacent streets and comply with the provisions in Section 
3.12. 
 
Proposed lighting is provided via pole mounted street light at the intersection of Shelby Court and 
Bartos Trail.  
 

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

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

 
Adequate public services and utility capacity exists in the public system today as evaluated through 
the Departmental Site Plan Review process. The development does propose to access the publicly 
availably water, sanitary sewer and stormwater systems, though all utilities outside of Bartos Trail 
are privately owned.  
 
Four (4) fire hydrants and accompanying water lines have been included, reviewed and approved 
by the Midland Fire Department.  The public water main connection is proposed via Jefferson 
Avenue is provided within a public easement.  The easement documents are handled during 
construction and are approved by the City Engineering Department and the City Attorney.  As 
previously identified, the final stormwater plan and permit application must be submitted to the 
satisfaction of the City Engineering Department.   
 
Similar to the first phase of Copper Leaf, public refuse and recycling collection is anticipated.  As 
such, an agreement for Private Street Collection is needed to the satisfaction of the City Public 
Services Department.   

 
16. Screening 

Off-street parking, loading and unloading areas, outside refuse storage areas, and other storage 
areas shall be screened by walls or landscaping of adequate height and shall comply with Articles 
6.00 and 7.00 of this Ordinance.  All roof-top mechanical equipment shall be screened from view 
from all residential districts and public roadways.   
 
The site plan does not include loading or unloading areas, outside refuse or other storage areas. 
Generally the site is screened from public right of way via landscaped berm areas along Commerce 
Drive and Jefferson Avenue. 
 

17. Health and Safety Concerns 
Any use in any zoning district shall comply with all applicable public health, pollution, and safety 
laws and regulations.  
 
No health and safety concerns have been identified in the review of this site plan.  
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18. Sequence of Development 
All development phases shall be designed in logical sequence to insure that each phase will 
independently function in a safe, convenient and efficient manner without being dependent upon 
subsequent improvements in a later phase or on other sites. 

 
The proposed on-site development is to be completed separately as the two site condominiums will 
be developed independently.  It is anticipated that this work will be done without impact to adjacent 
parcels, though close management of construction activities will be required to maintain adequate 
access to Copper Leaf Drive.  

 
19. Coordination with Adjacent Sites 

All site features; including circulation, parking, building orientation, landscaping, lighting, utilities, 
common facilities, and open space shall be coordinated with adjacent properties. 

 
The proposed development are proposed to align with the initial phase of the Copper Leaf 
development. 
  

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

 
The site plan as proposed includes placement of identifying signage. All proposed signs shall apply 
for sign permits in line with the requirements of Article 8.00 and be approved by the City Building 
Department.   
 

CONTINGENCY ITEMS 
 
Based on evaluation of the site plan as proposed, staff is of the opinion that the proposal meets the City’s 
requirements and is designed in a manner to fit harmoniously into this area of the city.  That said, 
inclusion of the following contingencies should be maintained in order for the plan to fully satisfy City 
requirements: 
 

1. A final stormwater management plan and permit to the satisfaction of the City Engineering 
Department and shall include required EGLE water permit,  

2. A final soil erosion and sedimentation control permit to the satisfaction of the City Building 
Department and shall include EGLE Notice of Coverage as disturbed area is in excess of 
five (5) acres,  

3. Final engineering drawings and public sanitary sewer and water utility easements to the 
satisfaction of the City Engineering Department. 

4. Final approval of the condominium Master Deed and By-Laws to the satisfaction of the City 
Planning Department.  

5. Final approval and execution of a development agreement to the satisfaction of the City 
Attorney’s Office, Engineering and Planning Departments. 

6. Private Street Collection agreement to the satisfaction of the City Public Services 
Department.  

 
PLANNING COMMISSION ACTION 
 
Staff currently anticipates that the Planning Commission will hold a public hearing on this request during 
its regular meeting on January 28, 2020 and will formulate a recommendation to City Council thereafter.  
If recommended to City Council the same evening, we anticipate that on February 10, 2020 the City 
Council will consider the site plan and Planning Commission recommendation.  Please note that these 
dates are merely preliminary and may be adjusted due to Planning Commission action and City Council 
agenda scheduling. 
 
Respectfully Submitted, 
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Grant Murschel 
Director of Planning & Community Development  
 
 
grm/NMW 
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