
AGENDA 
CITY OF MARSHALL PLANNING COMMISSION 

City Hall-Council Chambers-323 W. Michigan Ave., Marshall, MI 
Wednesday – August 12, 2015 – 7:00 p.m. 

 
CALL TO ORDER 
 
ROLL CALL 
 
CONSIDERATION OF MINUTES  
 

Regular meeting minutes from July 8, 2015 
 
APPROVAL OF AGENDA 
 
AUDIENCE PARTICIPATION 
 
Items on the agenda-- Citizens who wish to speak on a matter on the agenda may do so when called upon by 
the Chairman.  Those people addressing the Board are required to give their name and address for the record 
and shall be limited to speaking for a maximum of five (5) minutes on a given matter.   
 
PUBLIC HEARINGS 

 
 None 
 
NEW BUSINESS  
 
  
 1. Discuss and consider approval of site plan #SP15.04 for County Storage Building at 318 S. Grand  
     Street 
            2. Discuss and consider approval of site plan #SP15.06 for additions and additional parking at   
     Excelsior, 1506 George Brown Drive 
 
 
OLD BUSINESS 
 
 None  
 
PUBLIC COMMENTS FOR ITEMS NOT ON THE AGENDA -- Citizens who wish to address the Board on 
items not on the agenda may do so at this time.  When called upon by the Chairman, please state your name 
and address for the record.  Members of the public shall be limited to speaking for a maximum of five (5) 
minutes. 
 
REPORTS 

Commissioners 
 City Council Liaison 

DDA Liaison 
ZBA Minutes: Found online at www.cityofmarshall.com 
Staff Reports 

 
ADJOURN  
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MINUTES 

MARSHALL CITY PLANNING COMMISSION 
WEDNESDAY, July 8, 2015 

 
In a regular meeting session, Wednesday, July 8, 2015 at 7:03 p.m. at City Hall, Council 
Chambers, 323 W. Michigan Ave., Marshall, MI, the Marshall Planning Commission was 
called to order by Chair Davis.                                
 
ROLL CALL 
 
Members Present: Commissioners Davis, Banfield, Burke-Smith, Collins, Mankerian, 

McNiff, Meservey, Zuck and Council Liaison Miller 
 
Members Absent:  Commissioner Rodgers 
 
Staff Present: Natalie Dean, Director of Community Services 
  
 
MINUTES 
 
MOTION by Zuck, supported by McNiff, to accept the minutes of the June 10, 2015 
work session as presented. On a voice vote; MOTION CARRIED. 
 
MOTION by Zuck, supported by Mankerian, to accept the minutes of the June 10, 2015 
regular meeting with the following correction: 

 Commissioner Collins noted under Commissioner Reports the dates for the 
Magic History collectors weekend dates should be recorded as May 28-30, 2015. 

On a voice vote; MOTION CARRIED. 
 
AGENDA 
 
MOTION by Collins, supported by McNiff, to accept the agenda for the July 8, 2015 
regular meeting as presented.  On a voice vote; MOTION CARRIED. 
 
AUDIENCE PARTICIPATION 
 
None 
 
PUBLIC HEARINGS 

Public Comment on Zoning Amendment request #RZ15.01 for 309 W. Hanover and 318 
S. Grand from Calhoun County to rezone from multiple family residential (MFRD) to 
Public/Semi-Public (PSP) districts. 
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Public Hearing Open 

Jill Koyl, 303 S. Grand and 339 S. Grand, questioned the county’s intentions of using 
the area for a recycling center.  If so, she stated that she was against it. 

Dave Stevenson, 313 S. Grand and 403 S. Kalamazoo and 802 W. Michigan, urged 
against the rezoning as he feels that the current residential zoning protects businesses 
and homeowners. 

Barbara Ramirez, 325 S. Kalamazoo and the lot adjacent to 318 S. Grand, reported that 
she is concerned about the current litter and abandoned vehicles in the area and feels 
these conditions would worsen if rezoning were approved and the parcel were to be 
used as a recycling center. She asked the Planning Commission if there was any way to 
zone the land so that a recycle center could not be placed on the lot.   

Kathy Johnson, of 317 W. Hanover, stated she is opposed to the rezoning of the parcels 
and construction of a storage building as she feels it will negatively impact the 
aesthetics of the neighborhood.  

Linda Nielson, 323 W. Hanover, stated she is in the process of purchasing her home 
and is now reconsidering as she is concerned about the effect rezoning will have on 
property values.  

Richard Lindsey, Corporation Counsel for Calhoun County, discussed the need for the 
construction of a storage building on the property and stated the only way this can be 
accomplished is through the rezoning to Public/Semi-Public. He stated Calhoun County 
plans to demolish the existing jail structure, which houses records and equipment, and 
replace it with handicap accessible parking spaces. He stated with the former jail 
structure removed, there are no other viable options for the storage of records, 
materials and equipment. He explained that this site was one of twenty sites being 
discussed for placement of a recycle center but no decisions had been made. He noted 
that he is a member of the LDFA and DDA and feels that the county has been a good 
neighbor. He stated that the current plans also include resurfacing the lot at 318 S. 
Grand and landscaping improvements. He emphasized that the major goal is 
beautification of the area.  

Public Hearing Closed 

NEW BUSINESS 
 

Review and discuss comments received on Zoning Amendment request #RZ15.01 for 

309 W. Hanover and 318 S. Grand from Calhoun County to rezone from multiple family 

residential (MFRD) to Public/Semi-Public (PSP) districts. 
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Staff stated that upon initial review, it was found that the parcels are currently 

improperly zoned as MFRD. She stated the appropriate zoning for a parking lot is PSP, 

especially for a county or municipal use. She explained that in order for Calhoun County 

to construct a storage building at this location, they would either need to request a use 

variance from the Zoning Board of Appeals, or request a Zoning Amendment to rezone 

the property to the more appropriate PSP district. Staff advised that Calhoun County 

has not presented any plans to operate a recycling center from this location, and this 

would not be a permitted use in the PSP district.  

 

Banfield inquired if the proposed storage building could be placed on the property with 

its current zoning of MFRD. Staff reported that it is not a permitted use under MFRD.  

 

Davis asked staff to discuss the permitted uses, along with special land uses, under 
Public/Semi-Public zoning. Staff read aloud the permitted and special land uses from 
the Zoning Ordinance and further clarified that any structures in addition to the 
proposed storage building would be required to go before the Planning Commission for 
a site plan amendment. Additionally, if Calhoun County determined they would like to 
operate a recycling facility at this location, they would be required to go before the 
Zoning Board of Appeals to request a use variance. 

Commissioners questioned the ability to keep equipment and files in the same storage 
area and asked if there would be any odors that would affect neighbors. Mr. Lindsey 
stated that there would be a firewall between the two uses inside the storage building 
and that the odors would be contained inside the building with no effect to the 
neighbors.   

Recommendation to City Council on #RZ15.01 on 309 W. Hanover and 318 S. Grand 
from Calhoun County rezoning from multiple family residential (MFRD) to Public/Semi-
Public (PSP) districts.  
 

Commissioners worked through the rezoning criteria worksheet addressing the following 
criteria: 
 

(1) The proposed zoning district is more appropriate than any other zoning district, 
or more appropriate than adding the desired use as a special land use in the 
existing zoning district. 
Commissioners discussed that PSP is the most appropriate district and 
offers some level of protection to bordering residential because uses in 
the PSP are limited. 

(2) The property cannot be reasonably used as zoned. 
Commissioners discussed the property could be reasonably used by 
different owners, but it is not developable by the County in its current 
zoning district. 

(3) The proposed zone change is supported by and consistent with the goals, 
policies and future land use map of the adopted city master plan.  If conditions 
have changed since the plan was adopted, as determined by the Planning 
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Commission, the consistency with recent development trends in the area shall 
be considered.  
Commissioners discussed that the Master Plan indicates that the property 
could be high density residential; however, an apartment complex which 
could be placed in this zone has the potential to have greater impact on 
the neighborhood than storage and parking. 

(4) The proposed zone change is compatible with the established land use pattern, 
surrounding uses, and surrounding zoning in terms of land suitability, impacts 
on the environment, density, nature of use, traffic impacts, aesthetics, 
infrastructure and potential influence on property values, and is consistent with 
the needs of the community. 
Commissioners discussed that the proposed change is compatible with 
the established uses and surrounding businesses.  

(5) All the potential uses allowed in the proposed zoning district are compatible with 
the site's physical, geological, hydrological and other environmental features. 
Commissioners discussed that this is not a highly sensitive property. 

(6) The change would not severely impact traffic, public facilities, utilities, and the 
natural characteristics of the area, or significantly change population density, 
and would not compromise the health, safety, and welfare of the city. 
Commissioners discussed that the zoning change would not affect the 
neighborhood characteristics because PSP uses are compatible. 

(7) The rezoning would constitute and create an isolated and unplanned district 
contrary to the city master plan which may grant a special privilege to one 
landowner not available to others. 
Commissioners discussed that it may be isolated but not unplanned. This 
area will continue to be governmental use. 

(8) The change of present district boundaries is consistent in relation to existing 
uses, and construction on the site will be able to meet the dimensional 
regulations for the proposed zoning district listed in the schedule of regulations. 
Commissioners noted that the site plan has been produced and reviewed 
by staff for compatibility. The site plan will be received following the 
current discussion. 

(9) There was a mistake in the original zoning classification, or a change of 
conditions in the area supporting the proposed rezoning.  
Commissioners noted the zoning should be POSD or PSP. 

(10) Adequate sites are neither properly zoned nor available elsewhere to 

accommodate the proposed uses permitted in the requested zoning district. 

Commissioners discussed that there are no other adequate sites within 
the vicinity of the County Building. 
 

MOTION by Banfield, supported by McNiff, to recommend City Council approve Zoning 

Amendment request RZ#15.01 for 309 W. Hanover and 318 S. Grand from Calhoun 

County to rezone from multiple family residential (MFRD) to Public/Semi-Public (PSP) 

districts. On a roll-call vote - ayes: Banfield, Burke-Smith, Collins, Mankerian, McNiff, 

Meservey, Zuck and Chair Davis; nays - None.  Motion Carried. 
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Receive site plan #SP15.04 for County Storage Building at 318 S. Grand Street.  
 
MOTION by Banfield, supported by McNiff, to receive site plan #SP15.04 for Calhoun 
County Storage Building at 318 S. Grand Street. On a voice vote; MOTION CARRIED. 
 
Receive site plan #SP15.06 for additions and additional parking at Excelsior, 1506 
George Brown Drive.  
 
MOTION by Burke-Smith, supported by McNiff, to receive site plan #SP15.06 for 
additions and additional parking at Excelsior, 1506 George Brown Dr.  
  

MOTION by Collins, supported by Meservey, to recuse Commissioners Zuck and 
Banfield due to conflict of interest. On a voice vote; MOTION CARRIED. 
 

On a voice vote: MOTION CARRIED. 
 
Present staff changes to use matrix in zoning ordinance update. 
 
Staff discussed the use matrix in the zoning ordinance update that was presented to the 
Planning Commission during the regular June meeting. Staff had identified uses that 
require input from the Planning Commission and asked to form a subcommittee for 
review and discussion. Commissioners Mankerian, McNiff and Meservey agreed to 
serve on the subcommittee. 
 
OLD BUSINESS 
 
None 
 
PUBLIC COMMENTS 
 
None 
 
REPORTS 
 
None 
 
ADJOURN 
 
The Planning Commission adjourned at 8:20 pm.   

 
Submitted by, 
 

Crystal Lane 



Report To: Chairman Davis and Planning Commission Members 
 
From:  Natalie Dean, Director of Community Services 
  
Re:  Approval of site plan #SP15.04 for County Storage Building at 318 S. Grand 
 
Date:  August 12, 2015 
 

 
 
Calhoun County has submitted a proposal to build a 40 x 80 storage building on the lot at 318 S. Grand.  The 
plan was initially received by staff on June 9, 2015. Since that time, City staff has completed an inter-
departmental review of the plan and suggested some revisions (see attached staff letter). All improvements 
and revisions have been made as requested. 
 
The storage building is proposed to be built in the southern-most end of the parking lot and due to the 
neighborhood it’s in and the size of the lot, there are a mix of zoning districts surrounding the area (MFRD to 
the west, POSD across the street to the north, B-4 to the south, and R-3 and POSD to the east). Directly 
surrounding the proposed building, however, is mostly commercial; the exception being the west MFRD 
properties. Also, the lot at 309 W. Hanover has been combined with 318 S. Grand. 
 

 
 

 
All site plan requirements have been included in the site plan and many things are not changing on the site, 
such as driveway locations. Since this lot is over 1 acre, the County is required to have a Landscape Plan, 
stamped by a Landscape Professional; however, the site was assessed and it was found that there is 
adequate and healthy screening provided to the south of the proposed building currently. According to: 
 
 § 156.303 SPECIAL PROVISIONS FOR EXISTING SITES. 
    (A)   Special provision shall be made for applying these standards to developed sites that existed prior to the city 
 adopting landscaping requirements.  When an existing site is undergoing improvement, a change in use or  
 expansion, the objective of these standards shall be to gradually bring the site into compliance with the minimum 
 standards of this subchapter in proportion to the extent of the expansion or improvement. 



    (B)   Upgrades to landscaping or screening on an existing site shall conform to the following guidelines: 
       (1)   Each building expansion of 1% of gross floor area shall include a minimum of 2% of the landscaping  
  required for new developments, or a minimum of 30% of the landscaping required for new developments,  
  whichever is greater. 
        (2)   Landscaping along the street and as a buffer between adjacent land uses shall take priority over  
  parking lot and site landscaping.  Where parking lot landscaping cannot be provided, additional   
  landscaping along the street or in the buffer areas shall be considered. 
 
 

 
South lot line 
 

 
South west lot line (Ramirez property to the west) 
 



 
Street trees along the east lot line 
 
Assuming the Planning Commission finds the current landscaping adequate, the ordinance allows any 
requirement to be waived: 
 
 § 156.382 MINIMUM SITE PLAN INFORMATION REQUIRED.  
 (O)   The Planning Commission may waive any of the foregoing requirements determined unnecessary for site 
 plan review purposes. 

 
Staff is satisfied that the ordinance standards have been met for Site Plan Approval. 
 
 
 § 156.391 STANDARDS FOR SITE PLAN APPROVAL. 
    The Planning Commission shall consider the following standards in the process of reviewing any site plan for 
 approval: 
    (A)   Adequacy of information.  The site plan information is complete, accurate, and in an understandable form 
 that accurately depicts and describes the proposed development.  
 
    (B)   Site appearance and preservation.  The site layout promotes the normal and orderly development of 
 surrounding lots, and the development layout preserves, to the extent feasible, the site's natural, cultural, and 
 historical features, such as but not limited to significant buildings, wetlands, topography, and woodlands. 
 



    (C)   Pedestrian access.  Existing and proposed sidewalks or pedestrian pathways connect to existing and 
 planned public sidewalks and pathways in the area, and comply with applicable barrier-free access standards. 
 
    (D)   Vehicular circulation.  Drives, streets, parking, site access and other vehicle-related elements are designed 
 to minimize traffic conflicts on adjacent streets, and to promote safe and efficient traffic circulation. 
 
    (E)   Parking and loading.  Off-street parking lots and loading areas are arranged and located to accommodate 
 the intensity of proposed uses, minimize conflicts with adjacent uses, and promote shared-use of common 
 facilities where feasible.  
 
    (F)   Building composition.  Building design and architecture are harmonious with the surrounding neighborhood 
 with regard to scale, mass, proportion, and materials. 
 
    (G)   Screening.  Adequate screening elements have been provided to buffer or separate unlike or conflicting 
 land uses, and to screen off-street parking, mechanical appurtenances, loading and unloading areas and storage 
 areas from abutting residential districts and street rights-of-way. 
 
    (H)   Exterior lighting.  All exterior lighting fixtures are designed and arranged to minimize glare and light trespass, 
 prevent vision impairments, and maximize security. 
 
   (I)   Impact upon public services.  The impact upon public services (including utilities, streets, police and fire 
 protection, emergency access, and public sidewalks and pathways) will not exceed the existing or planned 
 capacity of such services. 

 
The County is still working through the rezoning process with City Council and a public hearing will be held on 
August 17th; therefore approval by the Planning Commission should be made contingent upon the approval of 
the zoning amendment. 

































Report To: Chairman Davis and Planning Commission Members 
 
From:  Natalie Dean, Director of Community Services 
  
Re:  Approve site plan #SP15.06 for additions and additional parking at Excelsior, 1506 George  
  Brown Drive 
 
Date:  August 12, 2015 
 

 
 
Marshall Excelsior’s site plan is final and should complete development for the property at 1506 George Brown 
Drive.  There are 3 different items being proposed:  increased parking site-wide, a front office addition to the 
east, and a rear plant addition to the west.  Due to the extensive plans, staff suggested filing a new site plan 
and not amending previous plans. 
 
Staff has presented the plan to the LDFA and received their approval at the June 25, 2015 meeting.  Also, the 
front office addition required a variance which was heard and approved (for a front yard setback of 20’) at the 
July 16, 2015 ZBA meeting.  City staff has completed an inter-departmental review of the plan and suggested 
some revisions (see attached staff letter).    The final plan contains all the revisions requested. 
 
 

 
§156.  

 
When city staff evaluates a site plan, we make sure the information required by ordinance is shown: 

 Plans submitted for site plan review shall be stamped by a design professional licensed by the State of 
Michigan such as a landscape architect, architect, or civil engineer. 

 Site plans shall be drawn to an engineer's scale appropriate for a sheet size of at least 24 inches by 36 
inches, not to exceed one inch equals 50 feet.  If a large development must be depicted in sections on 
multiple sheets, then an overall composite sheet shall be provided.   

 Date, north arrow scale, existing zoning, zoning of adjacent properties, legal description of the property, 
easements, and the names and addresses of the architect, planner, designer, or civil engineer 
responsible for the preparation of the site plan.  

 The dimensions of all lot and property lines, showing the relationship of the subject property to abutting 
properties and a boundary survey of the parcel. 

 The location, height and dimensions of all existing and proposed structures on the subject property and 
all existing structures within 100 feet of the subject property. 



 A finished floor elevation and exterior building elevation drawing shall be submitted with the site plan. 

 The location of all existing and proposed drives, walks and parking areas. 

 The location and right-of-way widths of all abutting streets and alleys. 

 The location and size of all existing and proposed sanitary sewer lines, water lines, and storm drainage 
facilities must be shown. 

 The location and size of all existing and proposed electric, natural gas, telephone, cable TV and solid 
waste disposal facilities must be shown. 

 The location, height area of illumination and fixture details of all existing and proposed lighting shall be 
provided.  All lighting shall be located and oriented to have minimal impact on adjacent properties. 

 The size, height, location and illumination of all existing and proposed signs shall be provided to insure 
ordinance compliance. 

 The location of existing natural features such as wooded areas, floodplains, wetlands, drainage 
courses, and a topographic survey of spot elevations of the site. 

The lighting for the site will be provided through wall fixtures and screening for the dumpster has been 
provided.   All aspects of the final plan meet with City staff approval and safety services are confident there is 
adequate emergency access to the site.  Should the commission feel the site plan is sufficient, Marshall 
Excelsior would like final approval at this meeting.   
 
 
























