
 
 

PLANNING COMMISSION 
TUESDAY, SEPTEMBER 10, 2019 

Sycamore Room - 1st Floor - 6:30 P.M. 
201 West Ash Street, Mason MI 

 
 

AGENDA 
 

1. CALL TO ORDER 
2. ROLL CALL 
3. PUBLIC COMMENT 
4. APPROVAL OF MINUTES  

A. Approve Minutes of Regular Planning Commission Meeting July 7, 2019 
5. PUBLIC HEARINGS 

A. Resolution 2019-12: Jamie Robinson, Robinson Realty LLC, has requested a zoning text 
amendment to add short-term rentals as an allowed use in the C1 Central Business District. 

B. Resolution 2019-10: Matt Haenlien, FED Corporation, on behalf of Paul Davis Corporation, has 
submitted a request for a Special Use Permit and approval of a Preliminary Site Plan for new 
construction of a 27,000 sq. ft., building to include offices and storage related to their business of 
home damage restoration services, on property located at the northeast corner of Temple Street 
and Kipp Road, parcel 33-19-10-09-400-009. 

6. UNFINISHED BUSINESS 
7. NEW BUSINESS 

A. Resolution 2019-11: James Giguere, Giguere Realty & Development, LLC, is requesting a 
Preliminary Site Plan Approval for the development of a new residential subdivision containing 20 
residential lots and one common area. The subdivision will include paved public streets, public 
water, public sanitary sewer, and public storm sewer. The new subdivision will be developed on 
property located north of the intersection of Stratford and Eaton roads, parcel 33-19-10-04-426-002 
POLP, City of Mason, Ingham Co. 

8. LIAISON REPORT 
9. ADJOURN 
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  CITY OF MASON 
PLANNING COMMISSION MEETING 

MINUTES OF JULY 9, 2019 
DRAFT  

 
 
Waxman called the meeting to order at 6:30 p.m. in the Sycamore Room 1st floor at 201 West Ash Street, Mason 
MI. 
 
Present:  Barna, Droscha, Perrault, Vercher, Waxman, Wren  
Absent:  Howe, Sabbadin, Shattuck  
Also Present:     Elizabeth A. Hude, AICP, Community Development Director 

 
PUBLIC COMMENT 

NONE.  
 

APPROVAL OF MINUTES 
MOTION by Droscha second by Vercher, to approve the Planning Commission meeting minutes from 
June 11, 2019. 

 
Yes (6) Barna, Droscha, Perrault, Vercher, Waxman, Wren 
No  (0) 
Absent (3) Howe, Sabbadin, Shattuck 

 
MOTION PASSED  

 

UNFINISHED BUSINESS 
None.  

 
NEW BUSINESS 

A. Resolution 2019-08: Jesse Howard of Service Master Inc. has requested joint preliminary and final site 
plan approval related to a change of use in an existing building and construction of an 11-space parking 
lot on property located at 213 N. East St. 

 
DISCUSSION: 
Hude explained the proposal was in a C-1 zoning district and the project appears to meet the zoning requirements. 
The applicant understands that there is no parking in the surrounding area so the site plan now includes a parking 
lot adjacent to the building to accommodate Service Master vehicles. Hude reviewed comments from other 
departments and agencies. The fire chief had no issues with the site plans, but the police chief asked for additional 
lighting on the building. The Department of Public Works and the city engineer requested relocating water service 
to new spot on East Street and evaluate sewer line when it is exposed during parking lot improvements. Hude 
added that the Department of Public Works would be able to help during this inspection. Hude indicated that all 
requirements have been met in the site plan and the only addition is to add lighting to the building.   
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VOTE  
 
Motion by Droscha, second by Barna to approve resolution 2019-08.  
 
Yes (6) Barna, Droscha, Perrault, Vercher, Waxman, Wren 
No (0) 
Absent (3) Howe, Sabbadin, Shattuck 
 
MOTION PASSED  
 
 
Planning Commission took a recess at 6:45 p.m. and resumed at 6:55 p.m. 

 
 
B. Resolution 2019-09: Pacifica companies is seeking approval of a final site plan amending a previously 

approved site plan to build a 5,460 addition that will accommodate up to four new retailers on property 
located at 125 E. Kipp Rd. 

 
DISCUSSION:  
Hude gave an overview of the project and reviewed comments received from city departments and outside 
agencies. She noted DPW requirements related to water service and a fire hydrant, and that police department 
would like to see lighting above each door along the backside of building to address safety concerns.  
 
Waxman asked if any amendments needed to be made. Hude confirmed that the only amendment would be the 
requirement of lighting above each retail door.  
 
Barna asked if the applicant could be asked to change the color of the building finish. Hude explained that the 
commission does have legal power to ask for a change in the façade to ensure that the site shall be developed so 
all elements are harmoniously and efficiently organized in relation to the size, shape, type and topography of 
the site and surrounding property. Hude added that the site plan indicated the façade would be masonry.  
 
Droscha asked if there was a way to require the applicant to finish the façade so that the color is consistent around 
the entire building, including the existing Dollar Tree. Waxman added there were concerns for the aesthetics on 
the east side of the building because it backs up to an existing trail.  
 
VOTE - AMENDMENTS 
 
Motion by Droscha, second by Perrault to amend resolution 2019-09 by requiring the applicant to finish the façade 
on the north side of the building with a consistent pattern and color as the west and south façade of the building.  
 

Yes (6) Barna, Droscha, Perrault, Vercher, Waxman, Wren 
No (0) 
Absent (3) Howe, Sabbadin, Shattuck 
 

MOTION APPROVED TO AMEND RESOLUTION 
 
Motion by Droscha, second by Wren to approve Resolution 2019-09 as amended. 
 

Yes (6) Barna, Droscha, Perrault, Vercher, Waxman, Wren 
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No (0) 
Absent (3) Howe, Sabbadin, Shattuck 

 
MOTION PASSED 
 
  

LIAISON REPORT 
A.  Development Update: City Manager’s Report  

Council Member Droscha informed the commission that City Council accepted a motion for the construction 
project on Temple Street.  

Hude informed the commission that city managers reports can be found online at the city managers if they are 
not completed by the time meeting packets are sent out.  

Hude formally introduced and recognized Ross Whitehead, an Intern in the Community Development 
Department. During his time working for the City of Mason he set up the city’s first GIS library of existing layers. 
He accepted a position with Wolverine Engineering. 

 

ADJOURN 
The meeting adjourned at approximately 7:16 p.m. 
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TO:  Planning Commission 
FROM:  Elizabeth A. Hude, AICP, Community Development Director 
SUBJECT: C-1 Central Business District Short Term Rentals Amendment  
DATE:  September 5, 2019 
Jamie Robinson, Robinson Realty, LLC, has requested an amendment to the Mason Code to amend the 
City of Mason ordinances Part II, Chapter 1, Sec 1-2; Chapter 94, Article IV, Section 94-141(b); and 
Chapter 94, Article IV, Section 94-192 to allow for short term rentals in the C-1: Central Business district. 
 
Chapter 94 Article XII. Amendments of the Mason Code Section 94-392 provides for an amendment to 
this chapter (94 – Zoning) may be initiated by the city council, by the planning commission, or by 
petition of one or more persons having an interest in property located within the jurisdiction of this 
chapter.  
 
PUBLIC NOTICE 
Notice was given as required in Sec. 94-394 and Sec. 94-395. The public hearing notice was published in 
the Ingham County Community News Legal Section on Sunday, August 25, 2019. 
 
STAFF REVIEW 
This application has brought forward an aspect of our zoning ordinance that challenges our goals for 
economic development, community character, and vitality downtown. Communities across the country 
are debating the pros and cons of Short-term Rentals. An article shared by the Michigan Municipal 
League is attached for reference. Because the use is being proposed exclusively in a C-1 Central Business 
District, it is somewhat similar to the transient nature of commercial hotel activity. The difference is that 
there is no staff or owner present on a 24/7 basis to monitor guests or immediately respond to issues. 
 
In considering the importance of the C1 District as the historical, commercial center of Mason, Staff 
finds that the request for the C-1 District would allow for even more flexibility in the future for 
activation of properties in the Downtown Center. 
 
The City of Mason Master Plan discusses future land uses related to Commercial Development and the 
Downtown Center on page 3-2. The proposed amendment is also tied to the City’s Economic 
Development goals discussed on page 2-5, specifically Objective 8 calling for development of a bed and 
breakfast program. 
 
A Bed and Breakfast as a use is defined in Mason as a short-term use in an owner-occupied residential 
structure, and is currently allowed by right in the C1 District. As the applicant’s proposed Short-term 
rental use is defined as a non-owner-occupied use in a residential structure, staff recommends in 

  
  City of Mason 
  Planning Commission 
   Staff Report 
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proposed Ordinance 227 that the use require a Special Use Permit to ensure adequate provisions for 
health, safety and welfare are addressed.  
 
Short-term non-owner-occupied rentals are currently not allowed in any zoning district in the City of 
Mason. However, owner-occupied short-term rentals such as a Rooming House with a limited number of 
rooms are allowed in some residential districts. 
 
Staff is also recommending a sunset provision of three years which would allow the City to observe the 
use and address any unforeseen impacts that may arise. 
 
In accordance with Sec. 94-396, the matters to be considered by the planning commission which shall 
include the following findings of fact: 
 

1. Compliance with the Master Plan of the City. The proposed amendment supports several 
objectives of the City of Mason Master Plan including Future Land Use; Growth Management, 
Public Services, and Quality of Life; Community Character, Historic Preservation and the 
Environment; Economic Development.  

 
2. What, if any, identifiable conditions related to the proposed amendment have changed which 

justify the proposed amendment? Significant investment in Downtown Mason over the years 
has made it more attractive for economic development; land use practices today are 
encouraging a return to mixed-uses in downtowns which is consistent with the historical pattern 
in Downtown Mason. 

 
3. What, if any, error in judgment, procedure or administration was made in the original chapter 

which justifies the petitioner’s change in zoning? There is no known error of this sort. 
 
4. What are the precedents and the possible effects of such precedent which might result from 

the approval or denial of the petition? Land use practices have shifted to promote more mixed-
use zoning in downtown districts. The approval of the petition may result in increased property 
values, more economic activity, an increase in pedestrian activity, and improved vitality overall.  

 
5. What is the impact of the amendment on the ability of the City and other governmental 

agencies to provide adequate public services and facilities, and/or programs that might 
reasonably be required in the future if the petition is approved? There is no unique impact. The 
C-1 District is currently served with public utilities. 

 
6. Does the proposed amendment adversely affect the value of the surrounding property? The 

amendment may result in an increase in property values due to potential development in the 
district. 

 
7. Are there any significant environmental impacts which would reasonably occur if the 

petitioned zoning change and resulting allowed structures were built? There are no known 
significant environmental impacts associated with the proposed amendment. The additional use 
will not uniquely impact the downtown. 

 
8. The ability of the property in question to be put to a reasonable economic use in the zoning 

district in which it is presently located. The additional use made possible by this amendment 
will increase the ability of all properties in the C-1 Central Business District to be put to a 
reasonable economic use. 
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ACTION 
The Planning Commission has the following options: 

• Recommend City Council approve the request as presented,  
• Recommend City Council deny the request as presented,  
• Recommend City Council consider an amendment to the request with consideration for one or 

more of the items noted by staff above and/or presented by others through the public hearing 
process. This option would require that a new public hearing be posted to allow the public to 
reconsider the revised request. 

• Recommend City Council approve the request as presented, separately discuss options for a 
future amendment which considers one or more of the items noted by staff above and/or 
presented by others through the public hearing process. 

 
Relation to Other Actions  
Pending the recommendation of the Planning Commission, City Council would conduct the first reading 
at their September 23, 2019 meeting, second reading and possible adoption on October 7, 2019. The 
ordinance would go into effect on the date of its publication, anticipated to be October 13, 2019. If the 
Planning Commission recommends adoption, staff would recommend allowing the applicant to move 
forward. 
 
Staff Recommendation 
With the findings and analysis described above, the following action is recommended for consideration 
by the Planning Commission:   
 
The Planning Commission approve Resolution No. 2019-12 recommending that City Council adopt 
Ordinance 227. 
 
Attachments: 
1. Resolution 2019-12 
2. Image of the C1 District 
3. Application  
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CITY OF MASON 

PLANNING COMMISSION RESOLUTION No. 2019-12 
 

A RESOLUTION RECOMMEDING THAT THE CITY COUNCIL 
ADOPT ORDINANCE NO. 221 – AN ORDINANCE TO AMEND 

CHAPTER 100 TABLE 100-02 (i)e – BUILDING DIMENSIONAL REGULATIONS 
 

September 10, 2019 
 

WHEREAS, Jamie Robinson, Robinson Realty, LLC, has requested an amendment to the Mason Code to 
amend the City of Mason ordinances Part II, Chapter 1, Sec 1-2; Chapter 94, Article IV, Section 94-141(b); 
and Chapter 94, Article IV, Section 94-192 to allow for short term rentals in the C-1: Central Business 
district; and, 
 
WHEREAS, a public hearing on the request was noticed and held at the Planning Commission’s regular 
meeting of September 10, 2019, with testimony given and public comment solicited in accordance with 
Section 94-101 of the Mason Code; and, 
 
WHEREAS, the Planning Commission finds that proposed Ordinance 227 is consistent with the relevant 
criteria of Section 94-396(a) and accepts the Staff Report dated September 5, 2019 as findings of fact 
which includes: 
 

9. Compliance with the Master Plan of the City. The proposed amendment supports several 
objectives of the City of Mason Master Plan including Future Land Use; Growth 
Management, Public Services, and Quality of Life; Community Character, Historic 
Preservation and the Environment; Economic Development. 

  
10. What, if any, identifiable conditions related to the proposed amendment have changed 

which justify the proposed amendment? Significant investment in Downtown Mason over 
the years has made it more attractive for economic development; land use practices today 
are encouraging a return to mixed-uses in downtowns which is consistent with the historical 
pattern in Downtown Mason. 

 
11. What, if any, error in judgment, procedure or administration was made in the original 

chapter which justifies the petitioner’s change in zoning? There is no known error of this 
sort. 

 
12. What are the precedents and the possible effects of such precedent which might result 

from the approval or denial of the petition? Land use practices have shifted to promote 
more mixed-use zoning in downtown districts. The approval of the petition may result in 
increased property values, more economic activity, an increase in pedestrian activity, and 
improved vitality overall.  

 
13. What is the impact of the amendment on the ability of the City and other governmental 

agencies to provide adequate public services and facilities, and/or programs that might 
reasonably be required in the future if the petition is approved? There is no unique impact. 
The C-1 District is currently served with public utilities. 
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14. Does the proposed amendment adversely affect the value of the surrounding property? 
The amendment may result in an increase in property values due to potential development in 
the district. 
 

15. Are there any significant environmental impacts which would reasonably occur if the 
petitioned zoning change and resulting allowed structures were built? There are no known 
significant environmental impacts associated with the proposed amendment. The additional 
use will not uniquely impact the downtown. 
 

16. The ability of the property in question to be put to a reasonable economic use in the 
zoning district in which it is presently located. The additional use made possible by this 
amendment will increase the ability of all properties in the C-1 Central Business District to be 
put to a reasonable economic use. 

 
NOW THEREFORE BE IT RESOLVED, that the City of Mason planning Commission does hereby 
recommend that the City Council adopt Ordinance No. 227 – an ordinance to amend the City of Mason 
ordinances Part II, Chapter 1, Sec 1-2; Chapter 94, Article IV, Section 94-141(b); and Chapter 94, Article 
IV, Section 94-192 to allow for short term rentals in the C-1: Central Business district. 
 
 
 
Yes (0) 
No (0) 
Absent (0) 
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Introduced: September 9, 2019 
First Reading: September 9, 2019 
Second Reading: _____________ 
Adopted:  _____________ 
Effective:  _____________ 
 
 

CITY OF MASON 
 

CENTRAL BUSINESS DISTRICT REGULATION 
 

AN ORDINANCE TO AMEND PART II, CHAPTER 1, SEC 1-2;  
CHAPTER 94, ARTICLE IV, SECTION 94-141(B); AND  

CHAPTER 94, ARTICLE VI, SECTION 94-192  
TO ALLOW FOR SHORT TERM RENTALS IN THE  

C-1: CENTRAL BUSINESS DISTRICT 
 
 
THE CITY OF MASON ORDAINS: 
 
 
Part II, Sec 1-2 Definitions of the Mason City Code is hereby amended by adding: 
 

Part II Code of Ordinances 
 
Chapter 1 Sec 1-2. Definitions 
 
Short-term rental consists of a legal dwelling rented for a period of less than thirty days and is non-
owner occupied. 
 

Chapter 94 of the Mason City Code is hereby amended by adding short-term rentals to Article IV, 
Sec. 94-141(b) and Article VI, Sec. 94-192, which amended, articles shall read as follows: 
 

Chapter 94  Zoning 
 
Article IV. Sec. 94-141. C-1: Central business district  

 
(a)   Intent and purpose. It is the primary purpose of this district to provide opportunities for business 
       establishments in the area generally referred to as the Downtown Center in the city master plan that      
       address the local day-to-day office, retail, and service needs of residents of, and visitors to, the city.  It  
       is the intent of this district to prohibit uses that draw from a regional population causing excessive  
       traffic levels or that may otherwise undermine the intended function and character of the historic  
       business area of the city. 

(b)   Uses permitted by right. 

  (1)   Offices for financial institutions, real estate offices, insurance offices, investment brokers, credit  
          reporting  agencies, business management and consulting, information technology services and  
          consulting, and similar business offices. 
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  (2)   Photographic studios. 

  (3)   Professional services establishments providing human health care on an outpatient basis. 

  (4)   Medical, optical and dental offices and laboratories. 

  (5)   Offices for non-profit organizations, professional associations, labor unions, civic-social-fraternal   
          organizations, political organizations, and religious organizations. 

  (6)   Music, dance, or performing arts studios. 

  (7)   Offices for professional practitioners in the component fields of medicine, dentistry, psychiatry, and  
          psychology including practitioners committed to ministering to individual and community health.   
         These offices can include group or clinical practice and therapeutic paramedical services. 

  (8)  Offices for the practice of law, professional services, business services, scientific endeavors, creative  
         activities and similar professions, and the operation of professional associations, societies, and 
         institutes. 

  (9)  Retail trade, office and personal service businesses including financial institutions, hardware and  
         appliance stores, barber and beauty shops, clothing, food, restaurants, with or without outdoor food 
         and drink service (refer to section 94-173(j)), drug, variety, furniture, jewelry, self-service and/or drop 
         off laundry including dry cleaning performed off-premise, small job printing provided non-explosive 
         fluids are used and similar uses when conducted within a building and no part of which consists of 
         manufacturing or processing on the premises. 

       (10)  Bed and breakfast (refer to section 94-192(7)). 

       (11)  Residential use located above a business use that meets the minimum floor area standards of the  
                RM multiple-family residential district. 

       (12)  Establishments licensed for the sale of alcoholic beverages where consumption is allowed on and/or  
               off the premises. 

       (13)  Public assembly buildings, indoor theaters, and auditoriums. 

  (c)   Permitted accessory uses. Accessory uses and structures as defined in this chapter. 

  (d)   Uses authorized by special use permit. 

        (1)  Public buildings including nonresidential governmental, utility, or public service use excluding storage  
               yards, transformer stations, and substations (refer to section 94-192(8)). 

        (2)   Public or private educational structures or uses (refer to section 94-192(8)). 

        (3)   Vehicular drive-in service when associated with a principal use. 

        (4)   Off-street public or private parking facilities (refer to section 94-192(8)). 

        (5)   Boarding and rooming houses. 

http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=michigan(mason_mi)$jumplink_q=%5bfield%20folio-destination-name:%2794-192%27%5d$jumplink_md=target-id=JD_94-192
http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=michigan(mason_mi)$jumplink_q=%5bfield%20folio-destination-name:%2794-192%27%5d$jumplink_md=target-id=JD_94-192
http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=michigan(mason_mi)$jumplink_q=%5bfield%20folio-destination-name:%2794-192%27%5d$jumplink_md=target-id=JD_94-192
http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=michigan(mason_mi)$jumplink_q=%5bfield%20folio-destination-name:%2794-192%27%5d$jumplink_md=target-id=JD_94-192
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       (6)   Pub, tavern, or restaurant with outdoor entertainment, including music. 

       (7)   Any use permitted in this district involving one or more structures that occupy, either individually or  
              collectively, more than 15,000 square feet of gross floor area.  

       (8)   Monopole telecommunication towers and antennae in accordance with the requirements of  
              section 94-173(d)(13)(a)5. 

(9)  Short-term dwelling rental (refer to section 94-192(11)). 

 

   (e)   Development standards. Any use of land or structures in this district shall comply with the general  
          development standards of section 94-121(c) of this chapter. 

(Ord. No. 152, 5-1-2006; Ord. No. 156, 9-5-2006; Ord. No. 161, 9-4-2007; Ord. No. 166, 8-4-2008) 

 
Article VI. Sec. 94-192. Listed special uses. 
 
Special land uses listed in this section shall satisfy the supplementary standards found in this section in 
addition to the general standards found in section 94-191. The following are the listed special uses subject to 
this section: 

   (1)   Planned residential developments (PRD). 

      a.   Intent and purpose. The intent and purpose of a PRD shall be the same as that described for a PUD  
            under section 94-161(a) insofar as subsection 94-161(a) is consistent with other requirements of this  
            section. 

      b.   Permitted uses. Only the following uses may be permitted in a PRD: 

         1.   All uses permitted by right in the district in which the PRD is proposed. 

         2.   Any additional uses which can be shown to be compatible with the general objectives of the Master  
               Plan as well as integral to the specific PRD scheme in which they are contained. For the purpose of  
               this section, an integral use shall be defined as a use which has a specific functional relationship with  
               other uses contained in the development, such as a day care center which serves primarily the needs  
               of residents of the development. 

      c.   Site development standards and deviations.  All proposed individual land uses and facilities in a PRD  
            shall be in conformance with the standards of the district in which the PRD is proposed and any other  
            applicable sections of this code, including such standards pertaining to lot area and dimensions,  
            density, lot coverage, setbacks, building height, parking, loading, landscaping and screening, road  
            widths, and similar requirements, except that the planning commission may permit deviations from such  
            standards where such deviations will result in a higher quality of development than would be possible  
            without the deviations. 

         1.   Any deviation from applicable standards affecting density shall not result in an increase in density in  
               excess of 30% of the density allowed in the district in which the PRD is proposed. 

         2.   Except where a deviation is granted, mixed uses shall comply with the regulations applicable for each  
               individual use, including applicable standards for special uses contained in Article VI of this chapter. If  

http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=michigan(mason_mi)$jumplink_q=%5bfield%20folio-destination-name:%2794-173%27%5d$jumplink_md=target-id=JD_94-173
http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=michigan(mason_mi)$jumplink_q=%5bfield%20folio-destination-name:%2794-121%27%5d$jumplink_md=target-id=JD_94-121
http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=michigan(mason_mi)$jumplink_q=%5bfield%20folio-destination-name:%2794-191%27%5d$jumplink_md=target-id=JD_94-191
http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=michigan(mason_mi)$jumplink_q=%5bfield%20folio-destination-name:%2794-161%27%5d$jumplink_md=target-id=JD_94-161
http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=michigan(mason_mi)$jumplink_q=%5bfield%20folio-destination-name:%2794-161%27%5d$jumplink_md=target-id=JD_94-161
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               regulations are inconsistent with each other, the regulations applicable to the most dominant use  
               shall apply. 

         3.   Deviation from development standards may be authorized only upon a finding by the planning  
               commission that said deviation will encourage creative design including the enhancement of open  
               space and the protection of natural features, and that there are adequate features or planning  
               mechanisms designed into the project to achieve the objectives intended to be accomplished with  
               respect to each of the standards from which a deviation is sought. 

      d.   Minimum eligibility criteria.  A PRD shall satisfy the minimum eligibility criteria for a PUD as provided by  
            section 94-161(g) insofar as such criteria are consistent with this section. 

      e.   Phasing.  A PRD may be constructed in phases in the manner described for a PUD as provided by  
            section 94-161(I) insofar as such phasing is consistent with this section. 

   (2)   Auto service station.  Location and special needs for auto service stations require careful planning to  
           properly integrate this type of use into the pattern of other commercial and retail activities and special  
           consideration, therefore, must be given to location, site, layout, use and storage facilities, traffic safety  
           and compatibility with surrounding uses. The following are minimum requirements: 

      a.   Site size of 20,000 square feet with a minimum width of 150 feet of frontage on a major street. 

      b.   Buildings shall be set back 50 feet from all street right-of-way lines and shall not be less than 25 feet  
            from a property line of a residentially used lot. Structures, except signs and buildings, shall be no closer  
            than 15 feet to the street right-of-way line. 

      c.   All activities connected with auto service, except sale of gasoline and associated products, shall be  
            carried on within the building. Outdoor storage of wrecked or partially dismantled vehicles is prohibited. 

      d.   No more than two driveway approaches shall be permitted directly from any major street nor more than  
            one drive approach from any minor street, each of which shall not exceed 30 feet in width at the  
            property line. If the property fronts on two or more streets, the driveway shall be located as far from the  
            street intersection as practicable, but not less than 30 feet measured from the intersecting corner lot  
            lines. All parking areas shall be constructed from hard-surface materials together with curb, gutter, and  
            sidewalks as exist in the area. 

      e.   An opaque fence or wall six feet in height shall be erected along all property lines abutting residentially  
            used lots. 

      f.   Lighting shall be deflected away from adjacent residential properties. 

   (3)   Junk and salvage yards. Dealers in junk or salvage shall maintain such records of operation as required  
           by the laws of the State of Michigan and satisfy the requirements of this section and any other  
           applicable parts of this chapter. 

      a.   No junk or salvage operation shall be located on the same lot as a residential use. 

      b.   All junk or salvage material shall be stored in a building constructed specifically for that purpose,  
            provided however, that junk automobiles, farm machinery, or recreational vehicles, and parts thereof,  
            stored for the purpose of dismantling may be stored on an outdoor lot. Such a lot shall have an opaque  
            fence or wall eight feet in height which encloses the view of said dismantled automobiles from any  
            public road or street and from adjoining residential and commercial properties. Outdoor storage shall be  
            completely within the enclosed area and shall not exceed the height of the fence. 

      c.   Junk and salvage yards adjacent to a residential or agricultural zone shall be set back from the property  
            line 100 feet with an intervening greenbelt. The planning commission may reduce the setback  

http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=michigan(mason_mi)$jumplink_q=%5bfield%20folio-destination-name:%2794-161%27%5d$jumplink_md=target-id=JD_94-161
http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=michigan(mason_mi)$jumplink_q=%5bfield%20folio-destination-name:%2794-161%27%5d$jumplink_md=target-id=JD_94-161
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            requirements of this provision where, by reason of natural or artificial barriers, topographic conditions,  
            the use of natural screening, or the nature of operations, a lesser setback would substantially meet the  
            purpose and intent of this chapter. 

      d.   No open burning shall be permitted and all industrial processes involving the use of cutting,  
            compression, or packaging shall be conducted within a completely enclosed building. 

      e.   Signs are permitted only as they apply to the junk or salvage business. 

      f.   No materials, trash, or garbage causing offensive odors or unsanitary conditions shall be stored on the  
           premises. 

   (4)   Removal and disposal of soil, sand, gravel, and other materials. To minimize and avoid open and  
           dangerous excavations, accumulations of stagnant water, erosion of land and conditions unfit for  
           growing of turf and other land uses, harmful and dangerous landfills and potential pollution of the city  
           water supply, the removal of soil, sand, stone, gravel or the dumping of such material or other refuse on  
           any lands in the city, except in the excavation for a structure pursuant to a building permit, is prohibited  
           unless by a special use permit issued by the planning commission. In permitting such use, the  
           commission shall condition the permit on the following requirements: 

      a.   A fence, adequate to protect trespassing children, and at least six feet in height shall be placed around  
            the entire periphery of the property and no closer than 50 feet to the top of any slope. 

      b.   No slope shall exceed an angle with the horizontal of 45 degrees. 

      c.   The planning commission shall establish truck traffic haul routes where necessary to minimize traffic  
            hazards and road damage to and from the site. 

      d.   Depleted or abandoned areas shall be rehabilitated progressively to a condition entirely lacking in  
            hazards, inconspicuous and blended with the surrounding ground topography. A site reclamation plan  
            must be submitted and approved by the planning commission prior to the granting of a special use  
            permit. 

      e.   All slopes, banks, pits and denuded areas shall be reasonably graded, filled and treated to prevent  
            erosion. 

      f.   All material used for landfill shall be reasonably leveled, covered and graded and no refuse shall be  
           dumped at any location, which might imperil the city water supply or endanger persons or property. 

      g.   A performance guarantee in accordance with section 94-100 of this chapter may be required to assure  
            compliance with these requirements. 

   (5)   Community commercial center. The unique and changing characteristics of this type of business activity  
           requires standards and procedures specifically designed to provide for the flexible application of  
           protective regulations to insure that a safe, efficient, attractive and pleasing shopping environment can  
           be created and maintained. 

      a.   Area, height, bulk and placement requirements. Except as herein specified, the district regulations shall  
            apply to area, height, bulk and placement requirements. 

         1.   Lot size. Not less than five acres. 

         2.   Lot frontage. Not less than 300 feet. 

         3.   Minimum yard setbacks. Where side or rear yard setbacks, or vehicular parking abuts a residential  
               area, a minimum yard setback of 25 feet shall be provided with an intervening fence or wall and  
               greenbelt adjacent to the residential area. No parking shall be permitted within the front yard setback. 
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         4.   Minimum floor area. Not less than 800 square feet per business unit. 

      b.   Parking areas and circulation. 

         1.   All areas accessible to vehicles or pedestrians shall be clearly illuminated, adequately graded and  
               paved, clearly marked and maintained, and adequately drained. 

         2.   Automobile circulation design shall provide access to and from the parking areas without backing-up  
               or interfering with traffic onto or from an external street under normal anticipated traffic conditions  
               and, where deemed necessary, the front yard setback requirement may be increased to insure  
               against such congestion and/or to provide for safe ingress and egress. A determination shall be made  
               by the planning commission that the external access street to the shopping center shall be fully  
               capable of absorbing the maximum hourly traffic generated by the center without undue interference  
               to other traffic and pedestrians in the area. 

         3.   All ingress and egress approaches from the external street shall have adequate acceleration and  
               deceleration lanes. 

         4.   Design of the site shall consider pedestrian protection by providing site access sidewalks and internal  
               walkways separated from the traffic circulation and parking bays. Such pedestrian walkways shall be  
               a minimum of five-feet wide. 

   (6)   Temporary outdoor use. Temporary and seasonal uses on private property in all districts may be  
           permitted by the planning commission when such uses do not impede pedestrian and vehicular traffic.  
           Such uses may include sale of Christmas trees, shrubbery, flowers, fruits and vegetables in season,   
           sidewalk or garage sales or short term promotional activities. The licensee shall be required to  
           indemnify the city against the cost of removing and cleaning up any waste or debris, or replacing or  
           repairing any damage to public facilities. If approved, a license shall be issued specifying the terms,  
           conditions and time limitations of the activity in accordance with the applicable city ordinance. 

      a.   Any temporary use of public streets or public property shall be permitted only by the prior approval of  
            the city council, and the council shall, where deemed necessary for the protection of the public interest,  
            require an adequate personal injury and property damage liability policy indemnifying the city against  
            any claim, suit or loss occasioned by the use of city streets or public property. 

      b.   Any license issued shall be carried by the owner in charge of the activities or posted on the property by  
            the licensee and shall be available for inspection by a police officer at all times. 

   (7)   Bed and breakfast.  It is the intent of this section to provide standards for the utilization of the older large  
           residential structures located in older neighborhoods of the city as bed and breakfast accommodations  
           for tourists while maintaining the character of the surrounding neighborhoods. Bed and breakfast  
           accommodations are subject to the following requirements: 

      a.   Meals shall only be served to residents, the guests of residents, employees, family members and  
            overnight guests.  There shall be no food preparation in any guest sleeping room.  Restaurant type  
            operation is prohibited. 

      b.   Accessory retail or service uses to a bed and breakfast establishment shall be prohibited including gift  
            shops, antique shops, restaurants, and bakeries. 

      c.   Each premises must be occupied and operated by its owner. The dwelling unit in which the bed and  
            breakfast operations take place shall be the principal residence of the operator, who shall live on the  
            premises while the operation is active. The living area for the owner/operator may be separated from  
            the guest rooms. No more than six transient/guest rooms shall be provided. 
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      d.   Only one sign shall be allowed for identification purposes only. Such sign shall be non-illuminated and  
            unanimated, be mounted flat against the wall of the principal building or freestanding, and not exceed  
            four square feet in area. The planning commission, in its sole discretion, shall approve the indirect  
            lighting of any sign on the site. 

      e.   Exterior solid waste facilities beyond what might normally be expected for a single-family dwelling shall  
            be prohibited. 

      f.   Additions or modifications to a structure for the purpose of accommodating additional guests shall be  
           allowed only if such additions or modifications maintain the character of the buildings on, and within the  
           neighborhood of, the property operating a bed and breakfast. Physical modifications to the structure  
           may be permitted including the provision of barrier free access in order to meet building code  
           requirements. 

      g.   Meals for bed and breakfast patrons shall be prepared using the same kitchen facilities as are used for  
            the residents. Kitchen facilities shall comply with all appropriate city, county and state regulations. 

      h.   One off-street parking space per room to be rented shall be provided, in addition to the parking required  
            for a single-family dwelling. Parking shall be arranged so as not to pose negative impacts on adjacent  
            properties or necessitate on-street parking. 

      i.   All sleeping rooms in the bed and breakfast shall be provided in accordance with the Michigan  
           Residential Code promulgated pursuant to MCL 125.1504 and the additional requirements of MCL  
           125.1504b. 

      j.   Every bed and breakfast bedroom shall contain a functional smoke detector, and an approved fire  
           extinguisher shall be located on each floor on which such sleeping rooms are located. 

      k.   Bed and breakfast bedrooms shall be a minimum of 120 square feet for the first two occupants and an  
            additional 30 square feet for each additional occupant in that bedroom. 

      l.   One bathroom group for every three sleeping rooms shall be provided, with a minimum of two  
           bathrooms for the exclusive use of bed and breakfast guests. 

      m.   The stay of bed and breakfast occupants shall be no more than 14 consecutive days and not more  
             than 30 days in any one calendar year. 

      n.   The operator of each facility shall keep a list of the names of all persons staying at the bed and  
            breakfast, which list shall be available for inspection by the zoning official. 

      o.   The bed and breakfast use shall not cause a nuisance to adjoining residences due to noise, odor,  
            lighting, or traffic. 

      p.   All dimensional requirements and setbacks shall be maintained for the district in which the bed and  
            breakfast is located. No unique or special equipment or mechanical devises shall be permitted that are  
            not common for single-family dwelling use. 

   (8)   Institutional structures and uses. In recognition of the institutional types of nonresidential uses which  
          may be found compatible with and useful in residential areas, and in recognition of the peculiar and  
          unique functional requirements of certain types of institutional uses, the planning commission may  
          authorize such uses by special use permit when in compliance with the general standards and specific  
          requirements of this article. 

      a.   Institutional uses include the following: 
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         1.   Institutions for human care including hospitals, sanitariums, day care, nursing or convalescent  
               homes, homes for the aged, and philanthropic institutions, but not institutions for substance abuse  
               patients or correctional institutions. 

         2.   Religious uses including churches, or similar places of worship, convents, parsonages, parish houses  
               and other houses for clergy. 

         3.   Education and social uses including public and private schools, auditoriums and other places of  
               assembly, centers for social activities, lodges, fraternities, and sororities. 

         4.   Public buildings and public service uses including publicly owned and operated buildings, public utility  
               buildings and structures, transformer stations and substations, gas regulator stations, radio,  
               television, and microwave towers. 

         5.   Recreation uses including parks, playgrounds, ball fields, public swimming pools, stadiums,  
               community centers, and country clubs. 

      b.   Site location standards. In addition to any other regulations or requirements of this chapter, the  
            following standards shall be utilized to evaluate any institutional use for approval: 

         1.   An institutional use shall preferably be located at the edge of a residential district, or abutting a  
               business or industrial district or public open space. 

         2.   All means shall be utilized to face an institutional use on a major street with motor vehicle egress and  
               ingress thereon to avoid the impact of traffic generated by the institutional use in the surrounding  
               area. 

         3.   An institutional use shall preferably be located on a site that offers natural or manmade barriers that  
               will lessen the effect of the institutional use on the surrounding area. 

         4.   A proposed institutional use shall not require costly or uneconomical extensions of public services  
               inconsistent with the growth of the district. 

   (9)   Racetrack, racing theater, and casino.  To recognize and accommodate the unique and functional  
          requirements of this use, the intensity of the use, the exceptional demands on transportation facilities  
          and public services that may be generated, the potential for excessive light, noise, dust, odors and  
          fumes, all of which require that special consideration be given to siting, location, layout, parking, storage,  
          traffic circulation, hours of operation, and to ensure compatibility with neighboring uses, such uses shall  
          be subject to the following additional requirements: 

      a.   Minimum site. 

         1.   Racetrack.  Twenty acres with an aggregate minimum frontage of not less than 300 feet on at least  
               two major streets. 

         2.   Racing theatre.  A minimum site of 10 acres with at least 200 feet of frontage on at least one major  
               street. 

         3.   Casino.  A minimum site of 10 acres with at least 200 feet of frontage on at least one major street. 

         4.   Adequate ingress and egress from major street approaches shall be available through appropriate  
               deceleration and acceleration  and turning lanes as determined by the city Traffic Engineer. 

      b.   Setbacks.  All buildings shall be set back 100 feet from the public street right-of-way and 50 feet from  
            all side and rear lot lines.  Parking facilities shall be set back 50 feet from the public street right-of-way  
            and 25 feet from all side and rear lot lines. 
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      c.   Lighting.  Lighting shall be contained on site, directed inward and downward and not be deflected onto  
            adjacent properties.  Except for entry drives, no lighting fixtures shall be located within the required  
            setbacks. 

      d.   Parking requirements.  There shall be provided 0.5 paved parking spaces per seat or one space per 6  
            feet of bench seating in the stadium or grandstand areas of such facilities plus the following additional  
            parking: 

         1   One paved parking space for each employee on the largest shift of the facility and each owner and  
              trainer. 

         2.   One paved parking space per 50 square feet of usable floor area in any area where food or beverage  
               is sold. 

         3.   One paved parking space per 100 square feet of usable floor area for all betting areas or viewing  
               areas where seats are not provided.  

         4.   One paved parking area suitable to accommodate parking of one truck and horse trailer for each  
               horse entered on the daily racing card. 

      e.   Hours of operation.  Such facility shall not be opened to the public except between the hours of 8:00  
            a.m. and 2:00 a.m., Monday through Saturday and 12:00 p.m. and 2:00 a.m. on Sunday. 

   (10)   Outdoor retail sales and service.  Location and special needs for outdoor retail sales and service  
             require careful planning to properly integrate this type of use into the pattern of the local commercial  
             activities that is compatible with adjacent populations including size, site layout, screening, duration,  
             hours of operation and compatibility of surrounding areas.  The following minimum standards shall  
             apply: 

      a.   Sales and service shall be limited to 15% of the gross floor area of the individual business unit. 

      b.   Outdoor retail sales and service hours shall not exceed 8 a.m. to 8 p.m. Monday through Saturday and  
            10 a.m. to 4 p.m. Sunday. 

      c.   All merchandise shall be removed from the outdoor sales area and placed within a fully enclosed  
            building during non-business hours. 

      d.   Permanent outdoor display areas may be allowed provided they are fully screened from view on all  
            sides at all times of year. 
 

   (11)  Short term rentals for legal dwelling units are permitted in the C1 Central Business District. No  
            more than six adults per bathroom may occupy a unit. No more than two adults per bed. One  
            annual city parking permit per unit is required if no onsite parking is provided. 

 

Sunset Provision.  The provisions of this ordinance shall expire 36 months (3 years) from the date the 
ordinance goes into effect. 

 
Effective Date.  This ordinance shall take effect immediately upon publication of the notice of adoption in a 
newspaper of general circulation within the city. 
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The foregoing Ordinance was moved for adoption by Council Member ______________ and supported by 
Council Member ____________, with a vote thereon being:  YES (    )  NO (    ), at a regular meeting of the City 
Council held pursuant to public notice in compliance with the Michigan Open Meetings Act, on the _____ day of 
___________, 2019.  Ordinance No. 227 declared adopted this _____ day of __________, 2019. 

 

 

               
              

Russell Whipple, Mayor 
  

     ________________________________________ 
 Sarah J. Jarvis, City Clerk 
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Short-term rental advocates, foes work 
toward a deal on laws in Michigan 

MENU



Michigan policymakers are again working to regulate short-term rentals such as those on sites 

like Airbnb, as they try to balance neighborhood concerns with private property rights. 

But unlike previous attempts in Lansing, legislators are enlisting the help of groups that have 

fought on opposite sides of the issue.

Since the spring, a group of local government advocates, hotel representatives and real estate 

agents -‒ all with strong, often conÙicting stances on how to manage the growing short-term 

rental industry -‒ has met to Ønd middle ground. 

It’s not yet clear if they will be successful, but both sides report progress. How cities and 

townships use zoning rules to determine where rentals are allowed remains a sticking point. 

They do, however, seem to have found consensus that local governments should not be allowed 

to enact outright bans on short-term rentals.

On one side is the real estate industry, which supports giving homeowners expansive leeway to 

rent out their properties and views local restrictions as potentially dampening sales in 

Michigan’s second home market. 

On the other side are municipal government leaders, who want to maintain control over zoning 

practices and preserve neighborhood stability. Aligning with local governments is the hotel 

industry, which has its own stake in short-term rental policy. Hotels see Airbnb and sites like it as 

direct competition for hospitality dollars, and argue that people who routinely rent out their 

homes are engaged in a commercial enterprise and should have to pay the same industry fees 

hotels are saddled with.

Despite the potential for conÙict, those engaged in negotiations told Bridge Magazine they feel 

like early talks have unfolded in a spirit of good faith, perhaps another example of an effort to 

seek common ground in a new era of divided government in Lansing.

“There’s been ideas we’re throwing out on the table,” said Jennifer Rigterink, a legislative 

associate for the Michigan Municipal League, which represents the interests of cities. “I think 

Lawmakers this spring convened a work group of local government advocates and representatives of the hotel and 
real estate industries to see if they can Ønd a path toward a compromise on statewide short-term rental 
regulations. One of the biggest sticking points: whether municipalities should be allowed to use local zoning rules 
to decide in which neighborhoods short-term rentals are allowed to operate. (Shutterstock image)
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there’s a path, but all the different stakeholders around the table have to be willing to give 

something up.”

Whether they reach an agreement or not, the short-term rental industry isn’t going away. More 

than 7,000 Michigan residents listed their homes on Airbnb as of August 2018, per the company. 

Another site, Vrbo, says it has more than 10,000 vacation listings in Michigan in 2019.

In 2018, an estimated 640,000 guests booked stays through Airbnb in Michigan, and 

homeowners in the state who used the service earned roughly $78 million from the rentals, 

Allison Schraub, Airbnb’s deputy policy director, said in House committee testimony earlier this 

year.

Competing laws introduced

The debate over regulating short-term rentals is playing out in two competing sets of legislation 

in Lansing.

The Ørst, introduced in January by Rep. Jason Sheppard, a commercial real estate agent, would 

forbid outright zoning bans and is supported by Airbnb. It deØnes a short-term rental as housing 

leased for fewer than 28 days at one time and, crucially, classiØes it as a residential property use, 

not a commercial one, and would allow them in all residential zones.

Sheppard’s bill would not preclude local governments from enforcing ordinances on noise, trafØc 

or nuisances to deal with nightmare renters, nor would it prevent towns from setting rules about 

occupancy or allowing local fees, such as for inspections or permits.

Sheppard, R-Temperance, did not respond to messages left with his ofØce seeking comment.

In testimony on his bill at a House committee hearing in May, Sheppard argued that 

homeowners have rented second vacation homes long before sites like Airbnb were created to 

offset more expensive non-homestead taxes and costs incurred for a house they don’t use the 

entire year.

People who book short-term homestays contribute to the local economies they visit, notably in 

resort communities popular with tourists, Sheppard said.

“Many local units of government have shut down this practice by zoning out the use of short-

term rentals completely,” he testiØed. “We are looking to reverse those bans today with this bill, 

because I believe that’s a clear violation of a personal property right.”



Airbnb declined to comment to Bridge on Sheppard’s legislation, citing the ongoing work group 

discussions, which it said it is not participating in.

The company paid more than $4.2 million in state use taxes to the Michigan Department of 

Treasury in the Ørst year of a voluntary agreement it reached with the state, starting in July 

2017, according to Airbnb. Treasury does not release information about individual taxpayers, 

but said in general a 6 percent use tax is applied to each nightly rental.

Sheppard’s effort is backed by Michigan Realtors, a trade association representing real estate 

agents in the state. The group worked with Sheppard on crafting the bill.

Prospective buyers ask real estate agents if they’re allowed to rent out the property when 

they’re not using it, Brian Westrin, the association’s public policy and legal affairs director, told 

Bridge. If the home is located in a neighborhood that a municipality has closed off to short-term 

rentals, he said, it creates uncertainty for potential buyers and may lead them not to buy the 

home.

“This idea that Realtors would want to support the second-home market, yes, absolutely, that 

makes good sense because that’s good for Michigan,” Westrin said. “Also, Realtors want to 

support people’s rights to maximize the value of their property.”

Private property rights also get invoked by opponents of Sheppard’s bill ‒ namely, the right of 

exasperated neighbors to be free from loud partying and trash produced by a revolving cast of 

renters.

Local government leaders say they’re concerned about what they view as a proliferation of 

people buying homes not as a secondary residence, but as an investment for the sole purpose of 

renting it out. Absentee owners, they argue, are less invested in renting out to responsible 

guests and less attuned to neighbors’ concerns. Evidence of an uptick in investment purchases is 

mostly anecdotal, but municipal leaders say it already has had the effect of changing the 

character of primarily owner-occupied neighborhoods.

In Grand Haven, city leaders surveyed property owners and occupants about short-term rentals 

and found that, in general, residents supported the positive impact they have on the local 

economy. But they also wanted them thoughtfully placed in neighborhoods, City Manager Pat 

McGinnis told Bridge.

In late 2016, the city released a report that led to an overhaul of a city ordinance related to 

short-term rentals. It allowed short-term rentals in some neighborhoods, prohibited them in 

another and required special use permits in still others, McGinnis said. The changes were 



developed with input from property owners based on the share of short-term rentals they 

believed their neighborhoods could support.

Local leaders like McGinnis say Sheppard’s bill is more overreach from Lansing and infringes on 

the ability of communities to make their own land-use decisions based on what their residents 

want.

“The proponents of these bills are saying, ‘You’re trying to tell people what to do with their 

properties.’ Well, that’s what zoning is,” McGinnis said. “It’s what supports and stabilizes 

property values.”

If every individual property was developed however someone wanted, with no guiding principles 

or rules, “you’d have a real patchwork and hodgepodge of uses in every town,” he said.

Legislators seek compromise

A bipartisan group of legislators, led by Rep. Jim Lilly, a Republican from Ottawa County’s Park 

Township, responded to Sheppard’s measure by introducing a separate package of bills that 

places speciØc restrictions on such rentals. It would create a statewide short-term rental 

registry and require operators of short-term rentals to pay the kind of state excise taxes also 

required of hotels, which support such things as tourism promotion and convention facilities.

The legislation would exempt homes or apartments from the regulations if they’re rented for no 

more than 14 days out of the year. This is intended to exclude homeowners who only 

sporadically rent out their homes from having to comply with the proposed rules.

Like the Sheppard package, these bills would also prevent local governments from completely 

banning short-term rentals from their communities.

Lilly did not respond to messages seeking comment about the bill. But Rep. Julie Brixie, a 

Democrat from Ingham County’s Meridian Township who cosponsored the legislation, told 

Bridge that short-term rentals are essentially commercial properties and should be treated as 

such.

“I am a big fan of local control,” said Brixie, a former township elected ofØcial, “and every 

community is different.”

The lobbying arm for Michigan’s hotel industry, the Michigan Restaurant and Lodging 

Association, said it was involved in crafting the bills Lilly and Brixie sponsored.



Homeowners who open their homes to vacationers have disrupted the traditional hotel 

industry, offering travelers vacation experiences without charging the same fees hotels are 

legally required to pass on to guests. That’s a sore point for the lodging industry, which argues 

short-term rentals are essentially hotels, and so their operators should have to play by similar 

rules.

Last term, when Sheppard introduced a similar bill to the one this year that challenges local 

zoning rules, the hotel industry “was only on defense,” said Justin Winslow, the association’s 

president and CEO. “We got a lot more aggressive this year.”

Why? Because, Winslow said, short-term rental operators and hosts like Airbnb bene t from 

regional tourism marketing efforts, but don’t pay the taxes hotels do to support the larger 

system, Winslow said.

“I think the Airbnbs or any of these short-term rentals would bene t just as much as the hotels 

would on that return on investment,” he said, since the purpose of the fees is to help drive 

tourism and visitors to a region.

Lilly’s legislation has not been debated in a House committee hearing; Sheppard and Lilly 

convened the work group to nd a compromise, several participants told Bridge.

Representatives of the three industries involved in the discussions say the groups remain far 

apart on local zoning rules.

But they are nding other areas of compromise. Westrin, of Michigan Realtors, said his 

association hasn’t necessarily opposed the idea of a statewide registry of short-term rentals. 

Rigterink, of the Michigan Municipal League, said it has compromised on language that exempts 

rentals of 14 days or less from regulation, even though some city leaders aren’t happy about 

that.

While differences remain, “we’re not going to leave the conversation,” Westrin said. “We still 

think it’s an important discussion to have.”
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TO:  Planning Commission 
FROM:  Elizabeth A. Hude, AICP, Community Development Director 
SUBJECT: Special Use Permit and Preliminary Site Plan Review – Paul Davis Corporation 
DATE:  September 6, 2018 
 
Matt Haenlien, FED Corporation, on behalf of Paul Davis Corporation, has submitted a request for a 
Special Use Permit and approval of a Preliminary Site Plan for new construction of a 27,000 sq. ft., 
building to include offices and storage related to their business of home damage restoration services, on 
five acres of property located at the northeast corner of Temple Street and Kipp Road, parcel 33-19-10-
09-400-009, City of Mason, Ingham Co.  This is shown on plans as follows: 

• Sheets C-1-13, prepared by Paul Davis Corporation, dated August 9, 2019, revised August 15, 
2019, and  

• Sheets A-1-2, prepared by Seidell Architects, LLC, dated August 9, 2019, revised August 16, 2019. 
 
LAND USE AND ZONING 
The development is proposed on a parcel currently owned by the City of Mason and zoned AG. The 
property was previously leased for farming. If the proposal is approved, the City will initiate the 
necessary steps to have the property re-zoned to M-1: Light Manufacturing District and complete the 
sale of the property to Paul Davis. Section 94-222 states that any use permitted in this district requires 
site plan review and Section 94-141(7) states that any use permitted in the district involving one or more 
structures that occupy, either individually or collectively, more than 15,000 square feet of gross floor 
area requires a Special Use Permit. Section 94-191(e) states that a preliminary site plan must be 
submitted with the application for a Special Use Permit. 
 
The surrounding land uses and zoning are as follows: 
 

 Current Land Use Zoning Future Land Use 

North Agriculture  AG (Single-Family Agriculture District) Mixed Use 

East Agriculture  AG (Single-Family Agriculture District) Mixed Use 

South Commercial B-2 (Highway Service District) Mixed Use  

West Agriculture  AG (Single-Family Agriculture District) Mixed Use  

 
 
REVIEW OF SUBMITTAL 
All applications for preliminary site plan review and approval shall comply with the basic required submittal 
standards of subsection 94-225(d)(1). The additional required submittal standards of subsection 94-225(d)(2) 
shall be satisfied by any application for site plan review and approval. The planning commission may require 

  
  City of Mason 
  Planning Commission 
   Staff Report 

http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=michigan(mason_mi)$jumplink_q=%5bfield%20folio-destination-name:'94-225'%5d$jumplink_md=target-id=JD_94-225
http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=michigan(mason_mi)$jumplink_q=%5bfield%20folio-destination-name:'94-225'%5d$jumplink_md=target-id=JD_94-225
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that supplemental information and analysis be submitted as part of any application for preliminary site plan 
review and approval if such information is deemed necessary to demonstrate compliance with the 
requirements of Chapter 94 Zoning. The costs for such supplemental analysis and information shall be incurred 
by the applicant. Supplemental information may include the items listed in section 94-225(d)(2). 
 
The proposed preliminary site plan offers detailed information to help staff determine if the city’s ordinances 
have been met. The vision for future development in this area is discussed in several sections of the City’s 
Master Plan, including but not limited to, page 2-6 Industrial Development, and page 3-7 item 3-Airport. While 
the general concept appears to be consistent with the vision for this area, there are several concerns stated in 
the comments below that will need to be addressed to support development of the site to be complementary 
to the City and meet requirements for health and safety.  
 
COMMENTS 

Police Include lighting on the building near doors 
Fire No concerns 
Building Building permit required. Per the Michigan Building Code, the Architect is 

responsible for identifying all required Special Inspections from Chapter 17 and 
submitting them along with the credentials of the testing agency for the 
Building Official to approve. 

City Engineer 1. It appears the storm water outlet pipe coming from the proposed 
stormwater detention basin is crossing into the adjacent private parcel. 

2. Because this site is within the recharge area for Well No. 8, all storm sewer 
should be piped to the detention basin.  Overland flow is not preferred. 

3. When the building is relocated to eliminate front yard parking along 
Temple Street and Kipp Road, it may be necessary for a fire hydrant to the 
installed on the easterly side of the building to meet Fire Code 
requirements. 

Water • On page #8 require curb and gutter surrounding all parking. (also required 
as part of buffer/landscaping) 

• Provide hard surface pavement on all parking. 

• Drainage from all parking by configuration of catch basin with grease / oil 
trap and pipe to retention pond instead of ditching runoff to pond. 

• These conditions for Parking area added because of Drinking water 
wellhead protection from runoff and percolation in to the soil of 
contamination from parking area.  

• The USGS delineations of 10-year water movement in the recharge of the 
area aquifer indicate water movement in this area. 

• To reduce risk to this aquifer requires attention to detail because four of 
the seven water producing wells for the city of Mason are in an 1800 ft 
triangle that this parcel of land is located within said triangle. 

 
Ingham County 
Drain Commissioner 

Pending 

Ingham County The applicant will need to apply for a permit from the Ingham County Road 

http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=michigan(mason_mi)$jumplink_q=%5bfield%20folio-destination-name:'94-225'%5d$jumplink_md=target-id=JD_94-225
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Road Commission Department for any work occurring within the Kipp Road right of way, such as 
the sidewalk construction and any associated grading/restoration. 

Zoning •  

 
 
 
Table 1: Submittal Standards 

Ordinance Status Note 
§94-225(d)(1) Basic 
required submittal 
standards 

D Sheet C-2 and throughout: Change jurisdictional references to 
City of Mason, Ingham County, etc. 
94-225 (d)(1)h9: Will there be additional signage on site – 
monument/pole? See Ch 58 for requirements, separate sign 
permits will be required. 
§94-225(d)(1)f and g: Please provide a narrative that includes a 
description of intent for all uses on site; a Statement of facts is 
required.  
 

§94-225(d)(2) Additional 
required submittal 
standards 

D §94-225(d)(2)g – A detailed cost estimate has not been provided. 

§94-225(d)(3) 
Supplemental analysis 
and information. 

TBD  

M = Meets requirements; I = Information Needed; R = Recommendation 
 
 
 

§94-227.  Standards for site plan review and approval. In reviewing an application for site plan review and 
approval the following standards shall apply: 

STATUS/NOTE REQUIREMENT 
*M = Meets requirements; I = Information Needed; R = Recommendation 
D    (1)   The site shall be developed so that all elements shall be harmoniously 

and efficiently organized in relation to the size, shape, type and topography 
of the site and surrounding property. 

M – The site will be 
served by adequate 
access points and 
parking/loading areas. 

   (2)   The site shall be developed so as not to impede the normal and 
orderly development, improvement, and use of surrounding property for 
uses permitted in this chapter. 

M    (3)   All buildings or groups of buildings shall be arranged to permit 
emergency vehicle access by some practical means to all sites. 

M – Access on Temple 
St., a public street. 

   (4)   Every structure or dwelling unit shall have direct access to a public 
street or indirect access to a public street via an approved dedicated private 
street. 

D – See City Engineer, 
Water comments 

   (5)   Appropriate measures shall be taken to ensure that the addition or 
removal of surface waters will not adversely affect neighboring properties, 
that controls are in place to minimize sedimentation and erosion, and that 

http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=michigan(mason_mi)$jumplink_q=%5bfield%20folio-destination-name:'94-225'%5d$jumplink_md=target-id=JD_94-225
http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=michigan(mason_mi)$jumplink_q=%5bfield%20folio-destination-name:'94-225'%5d$jumplink_md=target-id=JD_94-225
http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=michigan(mason_mi)$jumplink_q=%5bfield%20folio-destination-name:'94-225'%5d$jumplink_md=target-id=JD_94-225
http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=michigan(mason_mi)$jumplink_q=%5bfield%20folio-destination-name:'94-225'%5d$jumplink_md=target-id=JD_94-225
http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=michigan(mason_mi)$jumplink_q=%5bfield%20folio-destination-name:'94-225'%5d$jumplink_md=target-id=JD_94-225
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topographic alterations are minimized to accommodate storm water 
management. 

D – See City Engineer, 
Water comments 

   (6)   Provisions shall be made for the construction of storm sewer facilities 
including grading, gutters, piping, on-site storage, and treatment of turf as 
required to handle stormwater and prevent erosion. 

I - Unknown    (7)   Secondary containment for above ground areas where hazardous 
substances are stored or used shall be provided as required by the city fire 
chief. 

M – See comments    (8)   Exterior lighting shall be designed and located so that the source of 
illumination is directed away from adjacent properties, the intensity of 
lighting is the minimum necessary, and the direction of lighting is downward 
as much as is possible and appropriate for the project. 

D – See comments    (9)   All loading and unloading areas, outside storage areas, and refuse 
receptacles shall be screened from casual view from the public rights-of-
way and adjoining land uses. 

R – Generally meets 
requirements provided 
conditions are met to 
address comments  

   (10)   Site plans shall meet the driveway, traffic safety, and parking 
standards of the city in such manner as necessary to address the following: 
      a.   Safe and efficient vehicular and non-vehicular circulation, including 
parking areas, non-motorized linkages to abutting parcels, uses, sidewalks, 
and trails. 
      b.   Shared driveways and service drives. 
      c.   Adequate and properly located utilities.   

M – None proposed    (11)   Provisions shall be made for proposed common areas and public 
features to be reasonably maintained. 

D – See staff comments 
above and below 

   (12)   The site plan submittal shall demonstrate compliance with all 
applicable requirements of this chapter, chapters 58 and 74, the building 
code, and county, state, and federal law. 

Sec. 94-172 d-3-a: Add vision clearance triangles at drive and corner to ensure landscaping/signs do not 
encroach 
 
94-173 b: See also discussion on parking. The goal is to keep dumpsters out of the view of the general 
public. Dumpsters should be located behind the building, out of sight and enclosed.  
 
94-176 d: Note – Right of way permits required – City for Temple, County for Kipp 
94-173 f: Access – please add measurements/reference 
94-177 c: Discharges and flammable/hazardous materials. Please provide information 
94-177 e: Lighting – include height of poles as ‘accessory structure’ in zoning table; add lighting above 
doors on building; update the photometric plan to include all light sources, some appear to be missing 
where numbers are high 
94-177 q: This site is near city wells. Stricter measures for water management will be requested per 
City Engineer and Water Dept. 
 
94-241: Landscaping Standards 
Please review the requirements carefully and provide a summary table on the sheet to indicate you 
have met all requirements: 
• 94-241(c)8: Buffer area + parking lot + 10% of site area + 1 tree per 10k if disturbed land. (M-1 to 

AG = Buffer D) 
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• 94-241(h): Standards for screen walls/fences (detention pond, option for dumpsters) 

• 94-241(i): parking area landscape standards 

94-292: Off-Street Parking - Please review this section carefully: 
• Parking is not allowed in a front yard unless proven to be critical to the operation. You have 2 front 

yards. Staff recommends the building and parking flip – mirror image. This is important for meeting 
the objectives stated for zoning/special use and community master plan vision – social/economic 
welfare, character, and walkability.  

• Provide a detailed breakdown of calculations, # of ADA spaces/measurements required/provided. 

• Note option to reduce parking space size – where more than 40 spaces required, 20% can be 180 
sq. ft.; and to defer parking for future. 

 
 
In addition to these standards, Section 94-191(f) of the Mason Code provides the Basis of Determination for 
Special Use Permits.  These standards must be met before a Special Use Permit can be approved.  The 
standards and staff commentary regarding compliance follow: 
 
(1) Be designed, constructed, operated, and maintained so as to be harmonious and appropriate in 

appearance with the existing or intended character of the general vicinity and that such a use will not 
change the essential character of adjacent property or the zoning district in which it is proposed. 
The location is currently zoned agricultural. The surrounding area on the north side of Kipp Rd is 
mostly natural and undeveloped or used for agricultural purposes.  This property is owned by the 
city and the outcome of the proposed project will be an important influence for leading future 
development this area. Provided the conditions listed in the resolution are met, the proposed 
development will meet this requirement. 

(2) Not be hazardous or disturbing to uses in the same general vicinity and will be a substantial 
improvement to property in the immediate vicinity and to the community as a whole. 
Provided the conditions listed in the resolution are met, the development appears to have the 
potential to be a substantial improvement to the area. The western elevation should consider 
aesthetics to break up the façade along Temple such as architectural lighting, additional landscaping 
or sculpture art. Staff is not aware of any additional conflicts of a hazardous or disturbing nature 
associated with the proposed use.  

 
(3) Be served adequately by essential facilities and services, such as highways, streets, police and fire 

protection, drainage structures, refuse disposal, water and sewage facilities, and schools. 
 Provided the conditions listed in the resolution are met, the site will be adequately served by 

essential facilities and services. 
 
(4) Not create additional requirements at public cost for public facilities and services. 
 It does not appear that the proposed use will create additional public costs. 
 
(5) Not involve uses, activities, processes, materials, and equipment or conditions of operation that will be 

detrimental to any person, property, or the general welfare by noise, fumes, glare, or odors. 
 Staff is not aware of any conflicts of this nature. A full description of the uses as requested should 

disclose information to support a determination. 
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(6) Not be located such that it will directly or indirectly have a substantial adverse impact on the natural 

resources of this city. 
 Provided the conditions listed in the resolution are met, there will not be any substantial adverse 

impact. 
 
(7) Be in compliance with other applicable local, county, state, or federal rules and regulations.  
  It appears that the proposed use will be in compliance, provided the specified conditions of approval 

are met. Additional permits through the county will be required for soil erosion.  
 
 
STAFF RECOMMENDATION: 
The concurring vote of a majority of the members appointed to and serving on the planning commission shall 
be necessary to approve a special use permit.  
 
Because of the nature of the conditions requested during the preliminary site plan review, staff recommends 
that the Planning Commission approve the Preliminary Site Plan with conditions that address comments in the 
staff report, and continue the Public Hearing to allow the applicant to submit the Final Site Plan as evidence of 
fact that the proposal will meet  the criteria for issuance of a Special Use Permit have been met. 
 
Staff offers the following motions: 
 
MOTIONS 
 
1 – Motion to continue the Public Hearing for the Special Use Permit to the next regular meeting on October 
15, 2019 at 6:30 p.m. or shortly thereafter to allow the applicant to submit a revised plan in the form of a Final 
Site Plan with the requested conditions addressed. 
 
2 - Motion to approve Resolution 2019-10. 
 
 
Attachments: 
1. Resolution 2019-10 
2. Application  
3. Site Plan 
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CITY OF MASON  
PLANNING COMMISSION  
RESOLUTION No. 2019-10 

 
A RESOLUTION GRANTING PRELIMINARY SITE PLAN APPROVAL FOR NEW CONSTRUCTION OF A 27,000 SQ. 

FT. BUILDING TO INCLUDE OFFICES AND STORAGE RELATED TO THE BUSINESS OF HOME DAMAGE 
RESTORATION SERVICES, ON FIVE ACRES OF PROPERTY LOCATED AT THE NORTHEAST CORNER OF TEMPLE 

STREET AND KIPP ROAD, PARCEL 33-19-10-09-400-009. 
 

SEPTEMBER 10, 2019 
 

WHEREAS, a request has been received from Matt Haenlien, FED Corporation, on behalf of Paul Davis 
Corporation, for Preliminary Site Plan Approval to construct a new 27,000 sq. ft., building to include offices and 
storage related to their business of home damage restoration services; and, 
 
WHEREAS, the subject property contains five acres of land located at the northeast corner of Temple Street 
and Kipp Road, parcel 33-19-10-09-400-009; and, 
 
WHEREAS, the proposal was shown on plans dated August 9, 2019 and revised August 15, 2019; and  
 
WHEREAS, the parcel is zoned AG Agricultural; and 
 
WHEREAS, Section 94-222 states that proposal requires site plan review; and 
 
WHEREAS, the Planning Commission finds that the proposal exhibits sufficient deficiencies and lack of clarity in 
instances that the granting of a Special Use Permit is improper at this time, according to the finding of facts 
and overall comments in the Staff Report, but that the Planning Commission generally supports the overall 
concept for the redevelopment of the subject property;  
 
WHEREAS, the Planning Commission accepts the staff report dated September 6, 2019 as findings of fact that, 
with the conditions listed herein, the plans will comply with the Preliminary Site Plan Review Standards listed 
in Section 94-227 of the Mason Code: 
 
NOW THEREFORE BE IT RESOLVED, that the City of Mason Planning Commission does hereby grant  
preliminary site plan approval for the construction of a new 27,000 sq. ft., building to include offices and 
storage related to their business of home damage restoration services on five acres of land located at the 
northeast corner of Temple Street and Kipp Road, parcel 33-19-10-09-400-009 with the following conditions: 

1. A revised Final Site Plan will be submitted addressing the concerns presented in the comments by staff 
and agencies stated in the Staff Report dated September 6, 20219; and 

2. Approval of a Special Use Permit is required consistent with Section 94-141(7) of the Mason Code; and 
3. The property will be re-zoned to M-1 Light Manufacturing prior to submittal of a Building Permit. 

 
Yes ()  
No ()  
Absent () 
Vacant () 
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Part of the Southeast 1/4 of Section 9, T2N, R1W, City of Mason, Ingham County, Michigan, described as: Beginning at the
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Submission Table:
Aug 9, 2019 Submit initial preliminary site plans to City of Mason for their review.

These plans are not to be used for construction.

Aug 15, 2019 Revised plans to include storm water management and grading plans and
to address early comments from city planner from email dated Aug. 12th.
These plans are not to be used for construction.

Prepared For

FED Corporation
Section 9, T.2N., R.1W., City of Mason, Ingham County, Michigan
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NOTE SHEET BENCHMARKS

PLAN LEGEND

= PLS SYSTEM CORNER

= OVERHEAD ELECTRIC LINE

= BURIED GAS LINE

= SANITARY SEWER

= UNDERGROUND TELEPHONE

= SANITARY MANHOLE

= FIRE HYDRANT

= LIGHT POLE

GAS GAS

SAN. SAN.

= STREET SIGN

= FENCE LINE

= UTILITY POLE

= FOUND CAPPED IRON

= WATER VALVE

xxx

= WATER MAIN
WATER

= BITUMINOUS PAVING

= CONCRETE PAVING OR WALKWAY

=  SET CAPPED IRON

O.H.ELECT.

U.G.TELE.

= RECORDED AS IN TITLE DESCRIPTION

= PREVIOUSLY DESCRIBED

= MEASURED AS
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OTHER NOTES
1. The contractor shall be responsible to review and be familiar with all portions of

these plans.  Any discrepancies between different portions of the plans shall be
brought to the attention of the Engineer and shall be resolved prior to
construction.

LIST OF ABBREVIATIONS Definitions

A.C.    Alternating Current
A.F.C. Adult Foster Care
ASPH. Asphalt Paving
ASTM      American Society of Testing Materials
AWS    American Welding Society
AWWA            American Waterworks Association
BLDG. Building
CIP Compacted in place
CL        Class
CONC. Concrete
C.Yd. or CYD        Cubic Yard
DR                  Dimension Ratio
° Degrees
EA    Each
EJ      East Jordan Iron Works
ELEV. Elevation
EX Existing
F.F. Finish Floor
G.P.M.     Gallons Per Minute
I.Q.        Inside Diameter
Inv.           Invert
Lbs.  Pounds
LFT  Lineal Feet
L.S.     Lump Sum
Max.      Maximum
MDOT Michigan Department of Transportation
M.H.      Manhole
Mil.        Millimeter
Min.      Minimum
MUW Maximum Unit Weight at optimum moisture content
No. Number
NSF        National Sanitation Foundation
OSHA  Occupational Safety Health Administration
PSIGP Pounds per square inch gauge
PVC          Polyvinyl Chloride
R.O.W. or R/W      Right-of-Way
RAD. Radius
SDR         Standard Dimension Ratio
SYD  Square Yard
T.D.H.          Total Dynamic Head
V.L.F.        Vertical Lineal Feet
'         Minutes of angles or Feet
"      Seconds of angles or Inches
%      Percent
#       Pounds

ABBREVIATIONS

= PROPOSED LIGHT POLE
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ZONING MAP

FLOODZONE MAP

1. EXTENSION OF PUBLIC UTILITIES:  All public sanitary sewer and/or
watermain SHALL be extended to the fullest limits of the property,
including corner lots, with the pipe size and material approved by Milford
Township.  This is necessary for plan approval.  For water service of 1” or
less or a building on a corner lot, the requirements to extend the public
watermain and/or sanitary sewer along both property lines will be
reviewed.

2. SOIL EROSION:  The DEVELOPER shall submit a detailed Soil Erosion and
Sedimentation Control plan and obtain an Act 451 Part 91, Soil Erosion and
Sedimentation Control permit.  This includes the payment of fees and the
providing of necessary bonds.  No earth changes or excavation shall be
started prior to the issuance of this permit.  The DEVELOPER shall protect
all existing and proposed storm sewer facilities on and adjacent to the site
during excavation and construction.  All sediment shall be contained on
site.  Any silt in county drains, storm sewer, culverts, etc. as a result of this
project, shall be removed by the DEVELOPER at the cost of the DEVELOPER.

3. FLOOD PLAIN OR WETLAND CONSTRUCTION:  The DEVELOPER shall apply
to the Michigan Department of Environment Great Lakes and Energy
(EGLE) for a permit for the alteration and/or occupation of a flood plain or
floodway, as required under PA 451.  Evidence of this permit may be
required prior to plan approval by Milford Township.

4. NPDES STORM WATER DISCHARGE PERMIT:  The owner of the property
shall obtain a NPDES Storm Water Discharge permit for construction
activities from EGLE as required under Public Act 451.  The notice of
coverage form shall be submitted through The City of Midland Public
Works with the Soil Erosion Control permit application.  All EGLE fees shall
accompany the Notice of Coverage.

5. ROAD COMMISSION FOR OAKLAND COUNTY OF ROADS PERMIT:  The
DEVELOPER shall obtain a permit from the Road Commission for Oakland
County to perform work within the RCOC Right-of-Way.  All fees for the
permit, bonds and insurances are the responsibility of the developer.

6. MUNICIPALITY SANITARY SEWER AND WATER PERMIT:  Prior to the
issuance of a building permit by the local municipality, the developer may
be required to obtain a sanitary sewer and/or water tap-in permit from
Milford Township.

7. STATE CONSTRUCTION PERMITS:  The sanitary sewer and watermain
construction permits from the Michigan Department of Enviroment Great
Lakes and Energy shall be submitted to the EGLE after approval by Milford
Township.  Construction shall not begin until these state permits are
issued.

8. Utility Warning - Underground locations as shown on the plans were
obtained from utility owners, and were not field located.  A minimum of
three (3) working days prior to beginning construction, the contractor shall
notify “MISS DIG” (800-482-7171) and have all underground utilities staked
before any work may begin.  The contractor shall be responsible for the
protection and/or relocation of all utilities that may interfere with
construction.  Three (3) Working Days Before You DIG - Call MISS DIG
(1-800-482-7171).

= STORM MANHOLE

= CATCH BASIN

= CURB INLET

NRCS SOILS MAP
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Benchmark #1
South bolt on fire hydrant flange on south side of Kipp Road
at southeast of intersection of Temple Street and Kipp Road.
Elev. =  910.72

Benchmark #2
East bolt on fire hydrant flange on east side of Temple Street
approximately 340 feet north of centerline of Kipp Road.
Elev. =  910.81

WETLAND MAP
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Curb Inlet
Rim Elev. 909.38

E. 12" Inv. 906.02
SE 12" Inv. 906.05

Curb Inlet
Rim Elev. 909.44
W. 12" Inv. 905.88

Catch Basin
Rim Elev. 909.99

N. 12" Inv. 901.74
E. 12" Inv. 904.69

W. 12" Inv. 904.69

Sanitary Manhole
Rim Elev. 909.82
E. 8 " Inv. 896.47

Sanitary Manhole
Rim Elev. 909.51
N. 8" Inv. 896.10
W. 8" Inv. 896.20

Curb Inlet
Rim Elev. 908.08

E. 12" Inv. 904.73

Curb Inlet
Rim Elev. 908.03
W. 12" Inv. 904.58

Storm Catch Basin
Rim Elev.  908.46
N. 15" Inv. 899.36
E. 12" Inv. 903.51
S. 12" Inv. 899.46
W. 12" Inv. 903.51

Storm Manhole
Rim Elev. 904.55
N. 8" Inv. 890.04
S. 8" Inv. 890.14

Sanitary Manhole
Rim Elev. 905.26

Sanitary Manhole
Rim Elev. 905.26
N. 8" Inv. 891.83
S. 8" Inv. 892.33
W. 8" Inv. 892.23

Sanitary Manhole
Rim Elev. 908.56
N. 8" Inv. 890.04
S. 8" Inv. 890.14
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Southeast Corner, Section 9
T2N, R1W, City of Mason,
Ingham County, Michigan
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Site Plan Notes:
1. These plans and specifications are subject to modification during construction when

conditions develop that were not apparent during the design and preparation of these
plans.  All modifications must be approved by local jurisdiction prior to construction
and/or implementation.

2. In the event of any discrepancy between any drawing and the figures written thereon,
the figures shall be taken as correct.

3. Should it appear that the work to be done or any matter relative thereto is not
sufficiently detailed or explained on these plans, the contractor shall contact the engineer
for such further explanations as may be necessary.

4. Before commencement of work, the contractor shall review all plans and specifications
and the job site.  The contractor shall notify the owner and the engineer of any
discrepancies that may require modification to these plans or of any field conflicts.

5. Contractor agrees that in accordance with generally accepted construction practices, the
contractor will be required to assume sole and complete responsibility for job site
conditions during the course of construction of the project, including safety of all persons
and property.  This requirement shall be made to apply continuously and not be limited
to normal working hours.

6. Contractor shall obtain all necessary permits prior to commencing construction involving
right-of-ways, and for the construction, modification, or connection to facilities.  All
workmanship, equipment and materials shall conform to local jurisdiction standards and
specifications.

7. Traffic control shall be provided in accordance with local jurisdiction.

8. The contractor shall provide all lights, signs, barricades, flag men, or other devices
necessary to provide for public safety.

9. Where soil or geologic conditions encountered in grading operations are different from
those generally anticipated, or where conditions warrant changes to the
recommendations contained therein, a report of soil or geologic conditions shall be
submitted along with proposed changes for approval and shall be accompanied by an
engineer's opinion as to the safety of the site from the possibility of land slippage,
settlement and seismic activity.

10. A preconstruction meeting shall be scheduled with the developer, services personnel and
the developer's contractor.  A preconstruction meeting shall take place prior to the
starting of any construction on the site.

11. Meet all current applicable ADA requirements for parking, signage, ramps, sidewalks, and
warning notification on sidewalks approaching drives as required.
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Zoning Notes:
Owner: Paul Davis Restoration

881 Hull Road
Mason, MI 48854

Use: Warehouse & light manufacturing permitted use by right per
Sec. 94-151(b)

Zoning: M1 Light Manufacturing

Setbacks: Front Setback 50'
Side Setback 10'
Rear Setback 20'

Lot Coverage: 50% maximum allowed

Parking Calculations:
Parking Spaces Required:

0.33 Spaces per 100ft² per Table 100.5 for Industrial use
27,500ft² x 0.33 / 100ft² = 91 Spaces
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ADA SIGNAGE DETAIL
SCALE: NONE

1
C-6

BITUMINOUS PAVEMENT DETAIL
SCALE: NONE

3
C-6

TYPICAL SIDEWALK DETAIL
SCALE: NONE

11
C-6

TYPICAL CONCRETE
SIDEWALK LAYOUT

SCALE: NONE
2

C-6

BARRIER FREE RAMP - TYPE I
SCALE: NONE

10
C-6

6" AGGREGATE - M.D.O.T. 22A DENSE
GRADED AGGREGATE COMPACTED TO NOT
LESS THAN 98% OF M.U.W.

MIN. 12" SUBBASE-M.D.O.T. GRANULAR
MATERIAL CLASS II COMPACTED TO NOT
LESS THAN 95% OF M.U.W.

EXISTING
SUBGRADE

330 LBS/SYD BIT MIX 13A
1-1/2" LEVELING COURSE
AND 1-1/2" TOP COURSE

NOTE: REMOVE ALL TOPSOIL,
ROOTS AND GRASS IN AREAS
TO BE PAVED.

APPLICABLE IN ALL ASPHALT
PARKING/DRIVE AREAS AND
APPROACHESVARIABLE GRADE PER PLANS

1/2" EX. JT. (TYP.)

SECTION A-A PLAN VIEW

CONCRETE CURB
SEE CURB DETAIL

6" RADIUS ON CONC. EDGE

CONCRETE LIGHT BROOM
FINISH - MATCH CURB

ISOMETRIC VIEW

CONCRETE CURB
SEE CURB DETAIL

RAMP LENGTH

A
PAVEMENT

A WALK

GUTTER

1'R

1/2" EX. JT.

R
AM

P 
LE

N
G

TH

5'

6" M
AX

UNDISTURBED SUBGRADE, OR COMP.
TO 95% MAX. UNIT DENSITY BY PROOF
ROLLING FOR ACCEPTANCE.

4" CONC. SLAB

4" COMPACTED SUBGRADE
COMPACTED TO 90%
MAX. DENSITY

5' WIDE WALK
1/2" EX. JT.

HEAVY BROOM FINISH:
NOTE DIRECTION

HEAVY BROOM FINISH:
NOTE DIRECTION

CONCRETE LIGHT BROOM
FINISH - MATCH CURB

CONCRETE FINISH
MATCH GUTTERS

(SEE SITE PLAN FOR EXP. JT. AND
CONTROL JT. LAYOUT)

1/8" TOOLED CONTROL
JOINT, SCORE 2" DEEP (TYP.)

WALKS ARE TO HAVE
MEDIUM BROOM FINISH
CONCRETE SEE SPECS.

1/2" PREMOLDED EXPANSION
JOINT SET 1/4" BELOW FINISHED
GRADE

1 
O

N
 1

2 
SL

O
PE

 M
AX

.

MIN. 4" OF CLASS II SAND BACKFILL
COMPACTED TO 90%

NOTE: SIDEWALK SHALL BE DIVIDED INTO UNIT AREAS OF NOT
MORE THAN 30 SQUARE FEET AND NOT LESS THAN 16 SQUARE
FEET, WITH CONTROL PLANE JOINT PROVIDE 50' MAX. EXPANSION
JOINT SPACING.  WHERE CURB DOES NOT EDGE WALK, DRAIN
AWAY FROM BUILDING.  EDGE SIDEWALK WITH 1/4" RADIUS AND
BROOM FINISH SURFACE.

UNCLASSIFIED

4" CONCRETE SIDEWALK TOPSOIL AND SEEDING OR
LANDSCAPING AS APPLICABLE
(SEE SITE PLAN)

16
"

6" 8"

1/4" PER FOOT

BUILDING AS APPLICABLE
(SEE SITE PLAN)

3 1/2"

1 
13

/1
6"

1 1/4"

4 LB/FT
"U" CHANNEL
(GALVANIZED)

SIGN

NUT AND LOCK
WASHER

5/16" MACHINE SCREW
OR BOLT

1"
 O

.C
.

3/
8"

 H
O

LE
S

(3
6 

TY
P.

)

SIDEWALK OR
FINISHED GRADE

CONCRETE

6"

18
"

VAN
ACCESSIBLE

NOTE: ADA SIGNAGE REQUIRED FOR ALL
RESERVED PARKING AREAS.  PLACE SIGN ONE
FOOT BEHIND THE BACK OF CURB OR SIDEWALK
WHERE APPLICABLE.

18
"

M
IN

.
80

" M
IN

.

12"
MIN.

18
"

M
IN

.
80

" M
IN

.

12"
MIN.

12"
MIN.

18
"

M
IN

.
60

" M
IN

.

POST MOUNTED SIGN MOUNTED POST

POST SECTION

MOUNTING PARTIAL ELEVATION
ELEVATIONS

1/8" TOOLED CONTROL JOINT,
SCORE 2" DEEP (TYP.)

VA
R

IE
S

5' MAX.

WALKS ARE TO HAVE MEDIUM BROOM
FINISH CONCRETE, SEE SPECS.

1/2" PREMOLDED EXPANSION JOINT SET
1/4" BELOW FINISHED GRADE

DUMPSTER ENCLOSURE DETAIL
SCALE: As Shown

8
C-6

REDUCE THICKENED EDGE TO 10" WHERE
SIDEWALK IS FLUSH WITH PAVEMENT

1"
 O

.C
.

3/
8"

 H
O

LE
S

(3
6 

TY
P.

)

SIDEWALK OR
FINISHED GRADE

CONCRETE

6"

18
"

TYPICAL BOLLARD
SCALE: NONE

6
C-6

CONCRETE
FOOTING

COMPACTED FILL
1.5'

ROUND OR
SQUARE

6" 3'
-0

"
1"

5'
-0

"

6" STEEL PIPE FILLED WITH
CONCRETE PAINTED "CAUTION
YELLOW" OR OTHER ALLOWABLE
COLOR PERMITTED

LIGHT POLE BASE
SCALE: NONE

12
C-6

24" DIA GROUND ROD CLAMP
BURNDY NO. GAR-644C

5
8"x8' COPPER WELD GROUND
ROD

NO. 8 TW GREEN GROUND
WIRE

HOME RUN C/WHOME RUN C/W

4 NO. 5 REBARS

WELD NO. 5 TIE RODS ALL
AROUND @ 12" O.C.

3
4" CONDUIT FOR
GROUND WIRE

30
"

GROUT VOID BETWEEN BASE FLANGE AND TOP OF
CONCRETE.  HAND FINISH.  PROVIDE 38"D.  WEEPHOLE
THROUGH GROUT AT BASE OF POLE.

PROJECT ANCHOR BOLTS 3" ABOVE TOP OF BASE.
PROVIDE DOUBLE NUTS FOR LEVELING UNIT (ONE
ABOVE AND ONE BELOW BASED FLANGE)

HAND HOLE - 4"x6" (NOMINAL)

POLE ID TAG

FUSE(S) IN CKT. TO BALLAST WITH BUSS TYPE "BBS"
FUSE(S) AND BUSS "TRON" HEH WATERPROOF FUSE
HOLDERS.  SIZE FUSES AS REQUIRED BY LUMINAIRE
MANUFACTURER

CONNECT GROUND TO POLE
BASE W/ BURNDY NO. GB4C

BASE COVER

1" CHAMFER

CKT # TAG

FINISH GRADE

CARSON 8"x8"x4" CURVED LID
JUNCTION BOX P/N E88C24

ANCHOR BOLTS TO BE FURNISHED BY
POLE MANUFACTURER

REINFORCED CONCRETE BASE

NOTE:
DOES NOT APPLY TO PERIMETER
WHERE BASE IS INSTALLED IN GRASS
OR OFF OF ASPHALT

FACTORY FINISHED ALUMINUM OR ELECTROSTATICALLY
APPLIED POLYESTER POWDER COATED POLE (NO
SPRAY PAINTED OR SITE PAINTED POLES ARE
PERMITTED).  POLE COLOR SHALL MATCH LUMINAIRE.

PVC - SCHEDULE 40 CONDUIT (PROVIDE SCHEDULE
80 UNDER HEAVY TRAFFIC AREAS)

GALVANIZED STEEL TO PVC CONDUIT CONNECTOR

ACCESSIBLE PARKING STALLS
SCALE: NONE

5

10
C-6

EDGE OF WALK AGAINST
BUILDING OR LANDSCAPE
AREA

TEXTURE, SEE

CONC. WALK
REGULAR BROOM FINISH

1/2" EXP. JT.

WALK

WALK

6'
5'

x5
'

6'
1:

12
 M

AX
.

SL
O

PE
 (T

YP
.)

FLUSH WITH PARKING LOT
SURFACE

2% MAX.
SLOPE

PLAN VIEW - ADA PARKING ISOMETRIC VIEW

SIGN POST WITH ACCESSIBILITY SYMBOL
& "VAN ACCESSIBLE" SIGN MOUNTED
BELOW (VAN ACCESSIBLE SIGN NOT
REQUIRED WITH MIN. 8 FT. STRIPED
AISLE), SEE

EDGE OF WALK AGAINST
BUILDING OR LANDSCAPE
AREA

EDGE OF RAMP TO
BE FLUSH WITH
PARKING LOT
SURFACE

NATIONAL STANDARD
ACCESSIBILITY SYMBOL
PAINTED ON PAVEMENT
(AS APPLICABLE - SEE SITE
PLAN)

4" PAINTED STRIPING 1'-6"
O.C. AT 45° IN FRONT OF
RAMP
(AS APPLICABLE -
SEE SITE PLAN)

SE
E 

SI
TE

 P
LA

N
 F

O
R

 D
IM

PAVEMENT SLOPE 2% MAX. IN
ALL DIRECTIONS

96" OR PER
LOCAL CODE
IF LARGER

96" PER
A.D.A.

96" OR PER
LOCAL CODE

IF LARGER

1
C-6

PLAN VIEW - RAMP

C-6

10
'-0

"

12'-0"
3'-0"

7'
-0

"

3'
-0

"

10
'-0

"

10
'-0

"

15'-0"

DUMPSTER

7" THICK CONC. PAD
W/ WIRE REINF.

4" PIPE BOLLARDS - 7' IN LENGTH
4' CEMENTED BELOW GRADE

6x6 TREATED POST
SET ON OUTSIDE OF

CONC. PAD (TYP.)

GATES
GALVANIZED PIPE FRAME

W/ CYCLONE STYLE
FENCING W/ SLATES

WOVEN IN LINKS

POST AND GATES BY
MIDLAND FENCE

4" BOLLARD
6X6 TREATED

CORNER
POST

6'
-0

"

2x4 TREATED
STUD

TREATED
1x6 CEDAR
FENCING

WIRE

SEE EXPANDED VIEW

STAGGER 1x6s
W/ 1/2" OVERLAP

NAIL 2x4 ON
OUTSIDE

EXPANDED VIEW
Thicken edges of pad to extend to 10" Min. below finish grade.

CONCRETE

NOTE:  HEAVY DUTY PAVED
AREAS SHALL CONSIST OF 660
LBS/SYD BIT MIX 13A WITH (2) 2"
LEVELING COURSES & 2" TOP
COURSE

GRAVEL FIRE DRIVE DETAIL
SCALE: NONE

7
C-6

6" AGGREGATE - M.D.O.T. 23A DENSE
GRADED AGGREGATE COMPACTED TO NOT
LESS THAN 98% OF M.U.W.

MIN. 12" SUBBASE-M.D.O.T. GRANULAR
MATERIAL CLASS II COMPACTED TO NOT
LESS THAN 95% OF M.U.W.

EXISTING
SUBGRADE

VARIABLE GRADE PER PLANS
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r
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MDOT F4 CURB
SCALE: NONE

4
C-6

TYPE M CONCRETE DRIVEWAY OPENING
SCALE: NONE

9
C-6

ALIGN DRIVEWAY RETURN TO
FIT OPENING IN CURB AND GUTTER

(SEE SECTION A-A)

1" EXPANSION JOINT

GUTTER PAN

CURB

PLANE OF
WEAKNESS JOINTS

1" EXPANSION JOINT

1'-6" 1'-
6"

RADIUS AS SHOWN ON
PLANS OR AS DIRECTED BY
THE ENGINEER

FLOW LINE

GUTTER

1"
 M

IN
.

C
U

R
B

H
EI

G
H

T

REINFORCEMENT AS IN
ADJACENT CURB & GUTTER

PLAN VIEW SECTION A-A

A

A

9"

14
"

5.5"

2'

4 
5/

8"
9"

4" 4"
#4 REBAR (2 TYP.)

2"
R

2"
R
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Curb Inlet
Rim Elev. 909.38

E. 12" Inv. 906.02
SE 12" Inv. 906.05

Curb Inlet
Rim Elev. 909.44
W. 12" Inv. 905.88

Catch Basin
Rim Elev. 909.99

N. 12" Inv. 901.74
E. 12" Inv. 904.69

W. 12" Inv. 904.69

Sanitary Manhole
Rim Elev. 909.82
E. 8 " Inv. 896.47

Sanitary Manhole
Rim Elev. 909.51
N. 8" Inv. 896.10
W. 8" Inv. 896.20

Curb Inlet
Rim Elev. 908.08

E. 12" Inv. 904.73

Curb Inlet
Rim Elev. 908.03
W. 12" Inv. 904.58

Storm Catch Basin
Rim Elev.  908.46
N. 15" Inv. 899.36
E. 12" Inv. 903.51
S. 12" Inv. 899.46
W. 12" Inv. 903.51

Storm Manhole
Rim Elev. 904.55
N. 8" Inv. 890.04
S. 8" Inv. 890.14

Sanitary Manhole
Rim Elev. 905.26

Sanitary Manhole
Rim Elev. 905.26
N. 8" Inv. 891.83
S. 8" Inv. 892.33
W. 8" Inv. 892.23

Sanitary Manhole
Rim Elev. 908.56
N. 8" Inv. 890.04
S. 8" Inv. 890.14

12" End Section Inv. 906.68
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Proposed Storm
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SAN.
SAN.

SAN.
SAN.

SAN.
SAN.

SAN.
SAN.

SAN.
SAN.

SAN.
SAN.

SAN.
SAN.

SAN.
SAN.

195lf of 6" PVC @ 3.0%P

WATER WATER WATER WATER WATER WATER WATER WATER WATER

W
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W
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160lf of 6" Watermain 50lf of 6" W
atermain

100lf of 6" W
aterm

ain Existing Edge
of Woods

Prop. Ditch
Slope = ±1.25%

Prop. Ditch
Slope = ±1.00%

Prop. 12" End Section
Inv. = 901.00

Prop. 12" Outlet Pipe
Inv. = 901.75

Prop. 4'Ø Outlet Structure

75 LF of 12" HDPE Pipe
@ 1.00% Slope
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50' Front Setback
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k

10' Side Setback

80
' R

.O
.W

.

66' R.O.W.

20' Wide Utility Easement

Existing Edge
of Woods
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Grading & Storm Water Notes:

· Roof Drains shall be connected to drain tiles and either
discharge to swales or catch basins.

· All Grades subject to field adjustment.

R
EV

IS
ED

: 

LEGEND:

- ELEVATION AT LOCATION

TP - TOP OF PAVEMENT
TC - TOP OF CONCRETE
BC - BACK OF CURB
GP - GUTTER PAN
FF - FINISH FLOOR
G - GROUND
RIM - RIM ELEVATION
INV - INVERT ELEVATION

Grading Notes:
1. The forms for concrete sidewalks, curbs, gutters, and driveways that are to be

constructed to conform to existing roads shall be installed to the grades shown on
these plans.  Prior to placing concrete, the forms shall be inspected and approved
by local jurisdiction for conformance to existing road improvements.  Grades of
new improvements are subject to field adjustment to fit conditions.

2. The contractor shall be responsible for matching existing facilities to avoid any
abrupt or apparent changes in grades or cross slopes, low spots, or hazardous
conditions.

3. All grading, back filling, excavation, etc., shall be in accordance with the
specification or normal practice if not specified.

4. Where unstable or unsuitable materials are encountered during subgrade
preparation, the area in question shall be over excavated and replaced with
engineered backfill material.

5. If requested, a representative of the engineer shall be on the site during grading
operations and shall observe the construction and identify any conditions that
should be corrected and recommend corrective measures to the contractor.

6. All grading, erosion, and sediment control and related work undertaken on this site
shall be in accordance with local jurisdiction.

7. The contractor shall not disturb any permanent survey points without the consent
of local jurisdiction.  Any points destroyed shall be replaced by a licensed
surveyor at the contractor's expense.

8. Grading at the boundaries shall be done so as not to obstruct the runoff of storm
waters from adjacent properties.

9. All disturbed areas shall be topsoiled, seeded, fertilized and mulched.

10. Contractor to maintain all soil erosion control measures.  Surrounding paved
areas shall be power broomed as necessary to remove mud tracking from the site.

11. Contractor shall obtain soil erosion permit prior to any construction.

12. All structures, sidewalks, curbs and asphalt shall have a minimum of 12" of clean
granular material (MDOT Class II) as a sub-base and compacted to 95%
maximum unit density.  If pumping or yielding is caused by the compactive efforts,
the sand layer shall be increased until density can be obtained without pumping
water through the subgrade.

13. Temporary grading easements form property owners shall be obtained for grading
off-site prior to working on adjacent properties.

- DIRECTION OF SURFACE FLOW
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75 LF of 12" HDPE Pipe
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Grading & Storm Water Notes:
· All sidewalks to have an integral curb with an exposed face of

typically 6" above paving unless a ramp at Barrier Free parking
spaces.

· Roof drains from the southwest portion of the building shall be
connected to drain tiles discharge to CB#9.  Roof drains from the
northwest portion of the building shall be connected and
discharge into CB#12.  Roof drains from the east half of the
building shall be connected to and discharge into the

· All Grades subject to field adjustment.

DETENTION POND DESIGN
Per Oakland County Specifications

1. Determine contributing acreage (A) and runoff Coefficient (C)

Contributing Acreage

A = 5.00acres

Runoff Coefficient

Cover Description C Area (acres) CxArea
Pervious 0.45 3.21 1.445
Gravel 0.85 0.22 0.187
Impervious 0.95 1.57 1.492

Totals = 5.00 3.124

C (weighted) = Total C x Area / Total Area = 0.625

2. Determine maximum allowable outflow Qa

Allowable outflow 0.2 cfs/ac  = 0.2cfs/ac x 5.00 ac = 1.00 cfs

3. Calculate Outflow Qo

Qo =  Qa/(A x C) = (0.2cfs/Ac x A) / (A x C) = 0.2cfs/Ac / 0.625 = 0.32 cfs/Ac

4. Determine the type of outlet that will be used

Orifice outlet

5. Calculate Maximum Storage Time (T)

T = -25 + (6875/Qo)^0.5 = 121.575 min.

6. Calculate the Maximum Storage (Vs) from the storage equation

Vs = (16500 T /(T + 25)) - 40 Qo T  = (2005987.5 / 146.575) - 1556.16

Vs = 12129.58 cft/acre imperviousness

7. Calculate Total Volume of storage required for total site (Vt)

Vt = Vs * A * C = 12129.58* 5.00 * 0.625

Vt = 37,905 cft

8. Calculate the Volume of the Sediment Forebay

Required volume = 5% total volume

V = 37,905 cft x 0.05 = 1895.25 cft

South Sediment Forebay:

Volume = 971 cft > 948 cft (1/2 required volume)

North Sediment Forebay:

Volume = 1189 cft > 948 cft (1/2 required volume)

TOTAL VOLUME IN SEDIMENT FOREBAYS = 2160 cft > 1895.25 cft

TOTAL STORAGE VOLUME:
Note: Does not include the permanent pond volume between 900.75-901.75.

Plus the forebay volume of 2160 cft = 40084 cft > 37905 cft
Freeboard Elevation = 904.50

OUTLET DESIGN

Required = Permanent Pool Volume (not included in total pond volume) = 4540 x C x A
= First Flush Volume = 1st Inch of Rainfall = 3630 x C x A
= Bankfull Volume (discharges between 24-48 hours) = 8170 x C x A

P.P. = 4540 x C x A = 4540 x 5.00 x 0.625 = 14187.50 cft

F.F. = 3630 x C x A = 3630 x 5.00 x 0.625 = 11343.75 cft
B.F. = 8170 x C x A = 8170 x 5.00 x 0.625 = 25531.25 cft

Proposed Outlet Orifices = (8) 1"Ø Orifices at 901.75 = 0.28 cfs
First Flush Volume Occurs at an Elevation of 902.33.
First Flush Maximum Discharge = 0.192 cfs = ±24 Fours to Discharge

Bankfull Volume occurs at an Elevation of 902.98
Bankfull Volume average discharge rate:  25531.25 cft / 86400 sec = 0.2955 cfs
Additional Orifices = (8) 1"Ø Orifices at 902.33
Max Discharge Rate = 0.48 cfs, 0.192 cfs at First Flush = average rate of 0.336 cfs

= ±12 Hours to First Flush Volume = 36 Hours Total (26-48 hours required)

At 100-yr Volume:
Discharge though orifices at 901.75 = 8 x 0.042 = 0.336 cfs
Discharge through orifices at 902.33 = 8 x 0.034 = 0.272 cfs
Additional (4) 2"Ø orifices at 903.00 = 4 x 0.089 = 0.356 cfs

MAXIMUM DISCHARGE = 0.964 cfs < 1.00 cfs allowable

ELEV
AREA
(sq. ft.)

DEPTH
(ft)

AVG END
INC. VOL.

(cu. ft.)

AVG END
TOTAL VOL.

(cu. ft.)
902.5 343 N/A 0 0

903 953 0.50 324 324

903.5 1633 0.50 647 971

ELEV
AREA
(sq. ft.)

DEPTH
(ft)

AVG END
INC. VOL.

(cu. ft.)

AVG END
TOTAL VOL.

(cu. ft.)
903 2100 N/A 0 0

903.5 2657 0.50 1189 1,189

ELEV
AREA
(sq. ft.)

DEPTH
(ft)

AVG END
INC. VOL.

(cu. ft.)

AVG END
TOTAL VOL.

(cu. ft.)
900.75 13862 N/A 0 0

901 14856 0.25 3590 3590

901.25 15867 0.25 3840 7,430

901.5 16889 0.25 4095 11,525

901.75 17924 0.25 4352 15,877

ELEV
AREA
(sq. ft.)

DEPTH
(ft)

AVG END
INC. VOL.

(cu. ft.)

AVG END
TOTAL VOL.

(cu. ft.)
901.75 17924 N/A 0 0

902 18971 0.25 4612 4612

902.5 21102 0.50 10018 14,630

903 23282 0.50 11096 25,726

903.5 25511 0.50 12198 37,924

ORIFICE DISCHARGE CALCULATIONS

DETENTION POND OUTLET DETAIL
SCALE: NONE

1
C-11

3" WASHED STONE

MDOT 6A STONE

STEEL GRATE
MIN. OPENING: 3"
MAX. OPENING: 4"

(8) 1"Ø OUTLET HOLES
ELEV. = 902.33

SEED & MULCH
POND BANKS

OUTLET PIPE
INVERT = 901.75CONCRETE

BASE

DESIGN STORM LEVEL
ELEV. 903.5

75 LF 12" OUTLET PIPE, SLOPED AT 1.00%

MIN. 1' FREEBOARD
ELEV. = 904.5

(8) 1"Ø OUTLET HOLES
ELEV. = 901.75

(4) 2"Ø OUTLET HOLES
ELEV. = 903.00

BOTTOM OF POND
ELEV. = 900.75
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CONCRETE FORMING
DIVISION 03 10 00

PART 1 GENERAL

1.01 Scope:

A. Provide, install and remove all concrete formwork and accessories necessary for
concrete construction as indicated on the drawings and specified herein.

1.02 Related Work Specified Elsewhere:

A. Concrete Reinforcement -DIVISION 03 20 00
B. Cast-in-place Concrete -DIVISION 03 30 00

1.03 Referenced Standards:

A. ACI, "ACI Manual of Concrete Practice"
B. American Plywood Association, "Plywood for Concrete Forming"
C. American Institute of Timber Construction, "Timber Construction Manual"
D. National Forest Products Association, "Design of Wood Formwork for Concrete

Structures"

1.04 Design:

A. The Design and Engineering of Concrete Formwork shall be the responsibility of the
Contractor.

PART 2 PRODUCTS

2.01 Form Materials:

A. Forms shall be either metal free of irregularities, dents, and/or sags; or plywood made
specifically for concrete form use complying with APA "Plywood for Concrete
Forming."

2.02 Coatings and Release Agents:

A. Steel Forms:  Colorless mineral oil which will not stain concrete.

2.03 Accessories:

A. Form ties and spreaders shall be removable or snap-off commercially manufactured
metal with cone ends leaving no metal exposed within 1" of finished face of concrete
and causing no surface disfiguration greater that 3/4" in diameter.

PART 3 EXECUTION

3.01 General Requirements:

A. Design, install, and remove Concrete Formwork specified herein in strict accordance
with the Referenced Standards.

3.03 Supplemental Requirements:

A. Attach, as required elsewhere in the Construction Documents or as required to
properly interface Concrete Work with the Work of other trades, all required
accessories, anchor bolts, hangers, sleeves, slots and/or inserts.

B. Unless indicated otherwise on the Drawings, provide 3/4" chamfer strips at all outside
corners of exposed Cast-in-Place Concrete.

C. Earth cuts may be used as forms where concrete is not to be exposed or to receive
waterproofing.

D. Formwork shall be constructed to the shape, line, and dimension as required by the
plans.  Do not scale off plans.  Construction is to be according to written dimensions.

E. Forms shall be sufficiently tight to prevent leakage of concrete and shall be properly
braced and tied together to maintain position and shape during concrete placement.

END OF SECTION

CONCRETE REINFORCEMENT
DIVISION 03 20 00

PART 1 GENERAL

1.01 Scope:

A. Provide and install all concrete reinforcement and accessories, complete, as indicated
on the drawings and specified herein.

1.02 Related Work Specified Elsewhere:

A. Concrete Forming -DIVISION 03 10 00
B. Cast-in-Place Concrete -DIVISION 03 30 00

1.03 Referenced Standards:

A. ACE "ACI Manual of Concrete Practice"
B. ASTM A185, "Welded Steel Wire Fabric for Concrete Reinforcement"
C. ASTM A615, "Specifications for Pre formed and Plain Built-Steel Bars for Concrete

Reinforcement"

1.04 Storage of Materials:

A. Materials shall be stored so as not to deteriorate due to excessive rusting or become
contaminated by foreign substances.

PART 2 PRODUCTS

2.10 Bar Reinforcement:

A. Shall comply with ASTM A615, grade 60 billet steel deformed bars, uncoated finish.

2.02 Welded Wire Fabric:

A. Shall conform to ASTM A185, plain type.

2.03 Accessories:

A. Tie Wire:  Annealed steel, 16-gauge minimum.
B. Reinforcement Supports:  Galvanized steel bolster, chairs and supports with plastic

coating where in contact with formwork.

PART 3 EXECUTION

3.01 General Requirements:

A. Design, fabricate and place Concrete Reinforcement specified herein in strict
accordance with Referenced Standards.

3.02 Supplemental Requirements:

A. Unless indicated otherwise on the Drawings, maintain a minimum 3" clearance
between all reinforcement specified and the outside face of the concrete enclosing the
reinforcement through the use of concrete bricks and galvanized reinforcement bars
anchored into adjacent earth where earth cut forms are utilized and through the use of
prefabricated chairs and spreaders with vinyl coated feet where concrete formwork
utilized.

END OF SECTION

CAST-IN-PLACE CONCRETE
DIVISION 03 30 00

PART 1 GENERAL

1.01 Scope:

A. Provide, place, patch, cure and finish all concrete as indicated on the Drawings and
specified herein.

1.02 Related Work Specified Elsewhere:

A. Concrete Forming -DIVISION 03 10 00
B. Concrete Reinforcement -DIVISION 03 20 00

1.03 Submittals:

A. Concrete test results.
B. Concrete design mix proposed to comply with Specifications.
C. Provide Specification indicating materials to actually be utilized under this Section if

choice permitted.
D. Concrete Truck batch ticket indicating presence of specified admixture and amount

added.

1.04 Referenced Standards:

A. ACI, "Manual of Concrete Practice"
B. ASTM C31, "Practice for Making and Curing Concrete Test Specimens in the field"
C. ASTM C33, "Specification for Concrete Aggregates"
D. ASTM C39, "Test Method of Compressive Strength of Cylindrical Concrete

Specimens"
E. ASTM C94, "Specification for Ready-Mixed Concrete
F. ASTM C143, "Test Method for Slump of Hydraulic Cement Concrete"
G. ASTM C150, "Specification for Portland Cement"
H. ASTM C172, "Method of Sampling Freshly Mixed Concrete:
I. ASTM C231, "Test Method of Air Content of Freshly Mixed Concrete By the Pressure

Method"
J. ASTM C260, "Specification for Air-Entraining Admixtures for Concrete"

1.05 Testing:

A. Testing of concrete as specified in this section shall be arranged by the Contractor.
B. Concrete shall be sampled, handled and tested in strict accordance with the following

Referenced Standards for the procedure indicated.
1) Sampling fresh Concrete:  ASTM C172
2) Slump Determination:  ASTM C143
3) Making, curing, protecting and transporting concrete test specimens:  ASTM C31
4) Testing Compressive Strength:  ASTM C39
5) Testing Air Content:  ASTM C231

C. The following information shall be recorded concerning each sampling by the Testing
Technician:
1) Name of Technician taking sample.
2) Date and time of sampling.
3) Air temperature and weather condition at time of sampling.
4) Design compressive strength of Concrete being sampled.
5) Source of Concrete, Truck Number and Ticket Number if batched offsite.
6) List of Admixtures indicated to be present in Concrete on batch ticket.
7) List of Admixtures and/or water added to the Concrete mix on site, whether

added before or after sampling taken by Testing Technician and quantity of item
added.

8) Specific location in structure in which the concrete is placed after sampling.
D. Tests shall be performed for each Concrete Sampling to determine the following:

1) Concrete temperature at time of sampling.
2) Concrete Slump.
3) Concrete Air Content, if air entrainment specified, at the time of sampling.
4) Compressive Strength of Test Cylinders in the following quantities at the

following increments from the date of sampling:
a) One test at 7 days
b) Two tests at 28 days
c) One specimen shall be retained in reserve for later testing if required.

E. The Testing Laboratory shall prepare a report recording the information required in
items C. and D. above and mail the report directly to the Owner, Engineer and
Contractor the day of the compressive tests.

F. Four cylinders shall be made for each test.  Perform a minimum of one test for each
100 cubic yards per class of concrete placed, but in no case shall there be less than
one test for each day's concreting per class of concrete.

G. Concrete to be tested shall be randomly selected by the Testing Technician without
direction from the Contractor or material supplier.

PART 2 PRODUCTS

2.01 Concrete:

A. Concrete shall be composed of Portland Cement in conformance with ASTM C150,
aggregates in conformance with ASTM C33 and water in conformance with ASTM
C94, proportioned to achieve a compressive strength of 3,500 psi at 28 days unless
noted otherwise in the specifications or on the drawings.  Unless noted otherwise the
maximum allowable slump shall be 4".

B. Unless noted otherwise the water-cement ration shall not exceed .5 by weight.
C. Air-entraining Admixture, where specified, shall conform with Referenced Standard

ASTM C260.  Provide air entraining admixture for all concrete exposed to freeze-thaw
cycling.  Air content shall be 7% +- 1%.

2.02 Additives:

A. Admixtures containing thyocyanates or calcium chloride are not permitted.
B. Water reducing chemical admixtures shall conform to ASTM C494 - Type A.

C. Unless specified herein, additives or admixtures shall not be used without written
approval from the Engineer.

2.03 Curing Compound:

A. "Ellis Clear Acrylic cure 309" as manufactured by Ellis Construction Accessories, or
equal meeting ASTM C309.  Curing compound shall be an acrylic formula designed
and certified to be compatible with resilient flooring adhesives.

2.04 Non-Shrink Grout:

A. "Masterflow 713" by Master Building Co.; "Sonogrout" by Sonnebrone Building
Products; "Crystex", as manufactured by L&M Construction Chemicals, Inc., or
approved equal; with a minimum compressive strength of 5 psi at 28 days.

2.05 Vapor Barrier:
A. 6 mil. polyethylene film.

PART 3 EXECUTION

3.01 General Requirements:

A. Mix, transport, test, place, finish and cure all Cast-In-Place Concrete and other
products specified herein in strict accordance with Referenced Standards and
manufacturer's written specifications.

B. Notify Testing Laboratory 24 hours prior to placement of all concrete.

3.02 Supplemental Requirements:

A. Grind smooth surface projections, remove loose concrete and patch with Non-shrink
grout, in strict accordance with manufacturer's written specifications, all surface
honeycombs, wall tie holes and other vertical wall surface deformations on concrete
walls to be exposed or to receive waterproofing assembly.

B. Provide light broom finish on sidewalks unless noted otherwise.
C. Apply curing Compound to all slab concrete in strict accordance with manufacturer's

written specifications.  Apply in sufficient quantity and reapply if necessary depending
on weather conditions to protect concrete from premature drying.  Apply additional
coat of Curing Compound to slab concrete immediately after final cleaning of floor.

D. Perform Cold Weather Concreting operations in strict accordance with the
requirements of ACI 306R.

E. Perform Hot Weather Concreting operations in strict accordance with the
requirements of ACI 305R.

F. Secure and install items to be embedded in Cast-In-Place Concrete in strict
accordance with the manufacturer's written specifications, Referenced Standards
and/or as indicated in the Drawings and Specifications.

3.03 Defective Concrete:

A. Modify or replace concrete not conforming to required strength, levels, lines, details,
and elevations.

B. Repair or replace concrete not properly placed or not of the specified type or finish.

END OF SECTION

SITE CLEARING
SECTION 31 10 00

PART 1 - GENERAL

1.01 DESCRIPTION OF WORK
The extent of site preparation work expected to be minimal. This work includes, but is not
limited to furnishing all labor, material, equipment, tools, incidentals, and services necessary for:

Temporary silt fencing
Protection of existing trees and vegetation
Related work as required

1.02 SOIL EROSION AND SEDIMENTATION CONTROL
A. Purpose - The purpose of this section is to minimize soil erosion and control

sedimentation as required by the Soil Erosion and Sedimentation Control Act, Part 91,
PA 451 of 1994 of the State of Michigan as amended.

B. Permit - It is anticipated that a Soil Erosion and Sedimentation Control Permit will be
required for this project.  If a permit is required it shall be obtained prior to construction
and shall be the responsibility of the contractor.

C. Implementation - It shall be the responsibility of the Contractor to implement the Soil
Erosion and Sedimentation Control Plan for this project in strict accordance with the
permit, if required to be obtained. Unless specified within other sections of the
specifications, all work under this section shall be in strict accordance with the
construction methods as prescribed by the State of Michigan Department of Natural
Resources for the implementation of this legislation. Refer to Michigan Guidebook for
Soil Erosion and Sedimentation Control, prepared for and distributed by the Water
Resources Commission of the Department of Natural Resources, State of Michigan.

1.03 JOB CONDITIONS
A. Protection of Existing Improvements - Provide barricades, coverings or other types of

protection necessary to prevent damage to existing improvements indicated to remain in
place. Protect improvements on adjoining properties and on the Owner's property.
Restore any improvements damaged by this work to the original condition as acceptable
to the Owner and other parties or authorities having jurisdiction.

PART 2 - PRODUCTS

2.01 PREASSEMBLED SILT FENCE
A. Geotextile fabric - Polypropylene woven fabric, 2.3 oz./sq.yd., UV resistance 80%

Propex® 2127, as mfd by Amoco Fabrics and Fibers Company, Austell, GA
(770-944-4569), or approved equal.

B. Silt Fence posts - As mfd by Amoco Fabrics and Fibers Company, Austell, GA
(770-944-4569), or approved equal.

PART 3 - EXECUTION

3.01 GENERAL
Call Miss Dig (1-800-482-7171) 72 hours prior to start of clearing and excavation work. Work
shall not begin on site until after the project site has been marked by all utility companies.

3.02 PREASSEMBLED SILT FENCE
Install silt fencing where shown on drawings and prior to beginning site clearing and grubbing
work. Unroll, stretch, and drive fence posts plumb. Posts shall be installed on the downward
side of the fencing. The bottom of the fabric shall be placed under 6” of compacted soil to
prevent sediment from flowing underneath the fence.

3.03 SITE CLEARING AND GRUBBING
Remove vegetation, improvements or obstruction interfering with the installation of new
construction. Clear the project site of trees, shrubs and other vegetation - except for those
indicated to be left standing. Removal includes new and old stumps of trees and their roots.
Carefully and cleanly cut roots and branches of trees indicated to be left standing, where such
roots and branches obstruct new construction. Completely remove stumps, roots and other
debris protruding through the ground surface. Use only hand methods for grubbing inside the
drip line of trees indicated to be left standing. Fill depressions caused by clearing and grubbing
operations with satisfactory soil material, unless further excavation or earthwork is indicated.
Place fill material in horizontal layers not exceeding 0.5' loose depth, and thoroughly compact to
a density equal to adjacent original ground.

3.04 DISPOSAL OF WASTE MATERIALS
Burning of combustible cleared and grubbed materials is not permitted on the Owner's property.
Remove from the Owner's property and legally dispose of all waste materials and unsuitable or
excess soils.

3.05 TOPSOIL REMOVAL
Topsoil is defined as friable clay loam surface soil found in a depth of not less than 0.4' or
greater depth as indicated on the drawings. Satisfactory topsoil is reasonably free of subsoil,
clay lumps, stones and other objects over 2.0" in diameter, and without weeds, roots and
foreign materials. Strip topsoil from within the areas to be occupied by the construction and from
other areas within the grading limits to be cut, filled or re-graded. Strip topsoil to whatever depth
encountered in a manner to prevent intermingling with the underlying subsoil or objectionable
material. Remove heavy growth of grass from areas before stripping. Where trees are indicated
to be left standing, stop topsoil stripping at a sufficient distance to prevent damage to the main
root system. Stockpile topsoil as indicated and where it will not interfere with construction
operations or site work. Locate topsoil storage piles in areas shown or where otherwise
directed. Construct storage piles to freely drain surface water and cover if required to prevent
windblown dust. If soil or weather conditions are unsuitable, the Contractor shall cease topsoil
removal operations and resume only when directed to do so by the owner or engineer. Dispose
of excess topsoil the same as waste material, herein specified.

3.06 SILT FENCE REMOVAL
Upon completion of all work, remove the silt control fence and legally dispose off project site.
Rake and smooth soil along location of silt fence, and seed as required.

END  OF SECTION

EARTH MOVING
SECTION 31 20 00

PART 1 - GENERAL

1.01 DESCRIPTION OF WORK

The extent of Earthwork required is shown on the drawings. This work includes, but is not
limited to furnishing all labor, material, equipment, tools, incidentals, and services necessary for:

Site grading
Placement of fill materials
Related work as required

1.02 QUALITY ASSURANCE

A. Codes and Standards - Perform excavation work in compliance with applicable
requirements of governing authorities having jurisdiction.

B. Lines and Grades - The Contractor shall provide all instrumental surveying required to
lay out and construct this work in conformance with the drawings.

1.03 JOB CONDITIONS

A. Site Information - The Contractor shall make his or her own investigation, as he or she
deems necessary prior to the bid opening. Data on surface or subsurface conditions is
not intended as representations or warranties of accuracy or continuity of actual site
conditions. It is expressly understood that the Owner and project consultants employed
as representatives of the work will not be responsible for interpretations or conclusions
drawn therefrom by the Contractor. Data made available is for the convenience of the
Contractor.

B. Existing Utilities - Call MISS DIG prior to beginning work on the site. Locate existing
underground utilities in the areas of work. If utilities are to remain in place, provide
adequate means of protection during earthwork operations. Should uncharted, or
incorrectly charted, piping or other utilities be encountered during excavation, consult
the utility owner immediately for directions. Cooperate with the Owner and utility
companies in keeping respective services and facilities in operation. Repair damaged
utilities to the satisfaction of the utility owner. Do not interrupt existing utilities serving
facilities occupied and used by the Owner or others, except when permitted in writing by
the owner or engineer, and then only after acceptable temporary utility services have
been provided.

C. Explosives - The use of explosives is not permitted.
D. Protection of Persons and Property - Protect structures, utilities, sidewalks, pavements,

and other facilities from damage caused by settlement, lateral movement, undermining,
washouts and other hazards created by earthwork operations.

PART 2 - PRODUCTS

2.01 DEFINITIONS

A. Standards - Satisfactory soil materials are defined as those complying with American
Association of State Highway and Transportation Officials (AASHTO) M145, soil
classification Groups A-1, A-2-4, A-2-5 and A-3. Unsatisfactory soil materials are those
defined in AASHTO M145 Soil Classification Groups A-2-6, A-2-7, A-4, A-6 and A-7.
Also listed as unsatisfactory are peat and other highly organic soils. Cohesion-less soil
materials include gravel, sand gravel mixture and gravely sands. Cohesive soil
materials include clay and silty gravel, sand clay mixtures, gravel silt mixtures, clay and
silty sands, sand silt mixtures, clays, silts and very fine sands.

B. Subbase Material - Subbase material shall be properly graded mixtures of natural or
crushed gravel, crushed stone, crushed slag, or natural or processed sand that will
readily compact to the required density complying with AASHTO M147, Grade A,
unless otherwise indicated or acceptable to the owner or engineer.

C. Topsoil - Topsoil shall be fertile, friable organic soil, characteristic of the soils in the
project area that will produce heavy growths of vegetation. Topsoil shall be capable of
supporting a healthy and vigorous stand of turf (lawn) grass.

PART 3 - EXECUTION

3.01 EXCAVATION

A. Excavation consists of removal and disposal of material encountered when establishing
required grade elevations. Earth excavation includes removal and disposal of
pavements and other obstructions visible on the ground surface, underground
structures and utilities indicated to be demolished and removed, material of any
classification indicated in data on subsurface conditions, and other materials
encountered that are not classified as rock excavation or unauthorized excavation.
Unauthorized excavation consists of removal of materials beyond indicated subgrade
elevations or dimensions without specific direction of the owner or engineer.
Unauthorized excavation, as well as remedial work directed by the owner or engineer,
shall be at the expense of the Contractor.

B. Dewatering - Prevent surface water and subsurface or groundwater from flowing into
excavations and from flooding project site and surrounding area. Convey water
removed from excavations and rainwater to collecting or runoff areas. Establish and
maintain temporary drainage ditches and other diversions outside excavation limits for
each structure. Do not use trench excavations as temporary drainage ditches.

C. Materials Storage - Stockpile satisfactory excavated materials where directed, until
required for fill. Place grade and shape stockpiles for proper drainage. Locate and
retain soil materials away from the edge of excavations. Cover stockpile, or provide
temporary vegetative cover as may be required to comply with the Soil Erosion and
Sedimentation Act. Dispose of excess soil material and waste materials as directed.

3.03 COMPACTION
Control soil compaction during construction providing minimum percentages of density specified
for each area classification. Compact soil to not less than the following percentages of
maximum dry density for soils that exhibit a well-defined moisture density relationship
determined in accordance with ASTM D 1557.

3.04 BACKFILL AND FILL
Place acceptable soil material in layers to required subgrade elevations, for each area
classification listed below:

A. Placement and Compaction - Place fill materials in layers not more than 1.0 foot in
loose depth for material compaction by heavy construction equipment and not
more than 0.5 foot in loose depth for material compacted by hand operated
tampers.

B. At Existing Trees to Remain - Remove vegetation within dripline and fill with a
single layer of uncomplicated topsoil. Hand grade to attain required finish grade.

3.05 DISTRIBUTION OF TOPSOIL
Prior to topsoil placement, the subgrade shall be prepared to uniform levels and slope between
points where elevations are shown. Abrupt changes in slope are to be rounded off. Loosen
subgrade to a minimum depth of 0.4 foot. Remove stones over 1.0" in any dimension and sticks
roots, rubbish and other extraneous matter. Fine rake by York Rake\, Viking Roller Blade\, or
approved equal or by hand to produce a smooth even surface that conforms to the grades
established on the drawings. Any irregularities shall be corrected in order to prevent the
formation of depressions or water pockets. Topsoil shall be uniformly distributed to a minimum
depth of 0.4 foot after firming, unless otherwise indicated. Topsoil in planting bed areas, if
applicable, shall be placed to a minimum depth of 1.0 foot. Topsoil shall be spread in such a
manner that finish grading, seeding or sodding, and landscape planting operations can proceed
with a minimum of additional soil preparation. Place approximately 50% of the total amount of
the topsoil required, work into top of loosened subgrade to create a transition layer, and then
place remainder of topsoil. Topsoil shall not be placed while in a frozen or muddy condition,
when the subgrade is excessively wet or in a condition that may otherwise be detrimental to
proper grading. Irregularities in the surface resulting from topsoil spreading or other operations
shall be corrected in order to prevent the formation of depressions or water pockets. Provide
additional clean topsoil - subject to approval of the owner or engineer - as may be required to
complete work. Remove any excess topsoil from the site, or distribute it and grade it as directed
by engineer on site if approved by Owner.

3.06 MAINTENANCE
A. Protection of Graded Areas - Protect newly graded areas from traffic and erosion. Keep

free of trash and debris. Repair and reestablish grades in settled, eroded and rutted
areas to specified tolerances.

B. Reconditioning of Compacted Areas - Where completed compacted areas are disturbed
by subsequent construction operation or adverse weather, scarify surface, reshape and
compact to required density prior to further construction.

3.07 DISPOSAL OF EXCESS AND WASTE MATERIALS
Remove excess excavated material, soil, trash, debris and waste materials and legally dispose
of such off the property, except as otherwise specifically noted.

END OF SECTION

BASES, BALLASTS AND PAVING
DIVISION 32 10 00

PART 1 GENERAL

1.01 Scope:

A. Provide sub-base, base and bituminous paving for driveways walkway, sidewalk, and
concrete pads, as indicated on the drawings, as specified herein, and as needed for a
complete and proper installation.

1.02 Referenced Standards:

A. MDOT Standard Specifications

PART 2 PRODUCTS

2.01 Materials

A. MDOT 22A Agregate (Base)
B. MDOT Class II Granular Material (Subbase)
C. MDOT 13A HMA (Pavement)
D. Seed, Mulch and Fertilizer (See Seeding Section 32 92 00)
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PART 3 EXECUTION

3.01 General Requirements:

A. Base
1. Subgrade Preparation for Subbase - The subgrade shall be smoothed and

trimmed to the required line, graded and cross sectioned to receive the sub
base course with no topsoil, organic material, sticks, roots or other deleterious
materials and shall be compacted to not less then 90 percent (90%) M.U.W.

2. Subbase Preparation for Base - the subbase shall be smoothed and trimmed to
the required line, grade, and cross section to receive the base course and shall
be compacted to not less than 95 percent (95%) of M.U.W.

3. The subbase thus formed shall be maintained in a smooth and compacted
condition until the base course has been placed.

4. No base course shall be placed on the subbase until it has been approved in
writing by the Engineer or owner.

a. Placing Base - aggregate base shall not be placed when there are
indications that the mixture may become frozen before the M.U.W. is attained
and in no case shall the base be placed on a frozen subbase or subgrade.

5. The subbase shall be shaped to the specified crown and grade and maintained
in a smooth condition.  If hauling equipment should cause ruts in the subbase,
such equipment will not be permitted on the subbase but shall be operated on
the aggregate base.

6. The aggregate shall be placed in uniform layers to such a depth that when
compacted the course will have the thickness shown on the plans.  The
aggregate shall be compacted to not less than 98% of M.U.W.

7. The finished surface shall be shaped to the crown and grade within a tolerance
of ¾ inch, more or less.  The surface shall be continuously maintained in a
smooth condition.

8. Should the subbase or aggregate base become damaged due to the
Contractor's operation, the subgrade, subbase or base shall be restored to the
conditions required by these specifications at the Contractor's expense.

9. If the subbase or subgrade at any time prior to acceptance of the work
becomes soft or unstable to the extent that it is forced up through or prevents
compaction of the aggregate, such subbase or subgrade material and
aggregate shall be immediately removed and disposed of and new material
shall be placed and compacted as required by these documents.

10. A certification that the base material is in compliance with MDOT Specifications
for Aggregate Base under Bituminous 22A shall be furnished to the Owner prior
to payment or test slips shall be provided.

B. Bituminous Paving
1. All materials and placement shall meet the requirements specified he MDOT

Specifications, current Edition .
2. A certification that the bituminous material is in compliance with MDOT

Specifications shall be furnished to the Owner prior to payment for the material.
C. Foundation Preparation

1. Before placing the bituminous mixture, the surface of the foundation shall be
swept clean and all foreign material removed.

2. The finished aggregate base surface shall be shaped to the crown and grade
within a tolerance of plus or minus ¾ inch, and compacted to at least 98% of
M.U.W. before placing bituminous material.

3. Catch basins, manhole covers, and water valve covers shall be adjusted to the
proper elevation by removing the castings and setting them to the required
elevation by supporting them on a concrete collar or on masonry so constructed
as to hold them firmly in place and not allow settlement around them.

D. Rollers
1. Self-propelled steel tandem rollers weighing not less than eight tons each will

be required unless rollers of other types are specifically permitted.  Rollers shall
be equipped with wheel sprinklers and scrapers.

E. Placing Bituminous Paving
1. Bituminous mixture shall be placed with an approved mechanical paver.

Bituminous material thickness shall not exceed 2-½ inches per application.
Placing, rolling and other requirements or restrictions shall be governed by the
MDOT Specifications, current Edition.

2. No bituminous material shall be placed without written permission from the
Engineer.

END OF SECTION

TURF & GRASSES
SECTION 32 92 00

PART 1 - GENERAL

1.01 SCOPE
The extent of seeding work required for this project is shown on the drawings. The work of this
section includes, but is not limited to furnishing all labor, materials, tools, incidentals, equipment
and service for:

Seeding of all turf.
Related work as required

1.03 DELIVERY, STORAGE AND HANDLING
Seed and fertilizer materials shall be in original unopened containers and shall indicate weight,
analysis, germination rate, name, and date code of the manufacturer. Materials shall be stored
in an orderly manner, at a location acceptable to the Engineer, in a manner to prevent wetting
and/or deterioration.
1.04 PROJECT CONDITIONS

A. Seed Blend - Submit proposed seed blend to the owner or Engineer for approval.
B. Seeding - Perform seeding work only after other work affecting ground surface has been

completed.
C. Watering - Provide adequate hose and watering equipment as required.
D. Germination - Within thirty (30) days after seeding, it is expected that 60-80% of the

seed will have germinated and grown.

1.05 SITE CONDITIONS
All unsatisfactory topsoil quantities or qualities or other unsatisfactory conditions detrimental to
seeding shall be reported in writing to the Engineer or Owner. Seeding shall not continue prior
to correction of, or written acceptance of the encountered conditions by the Owner.

1.06 WARRANTY
The Contractor shall provide a uniform stand of grass and shall provide watering, mowing and
maintenance of all seeded areas prior to final acceptance by the Owner. The Contractor shall
reseed all areas, with specified materials, which fail to provide a uniform stand of grass until the
Owner accepts all affected areas.

PART 2 - PRODUCTS

2.01 TURF SEED
A. Turf Supplier: All turf seed shall be as supplied from Michigan State Seed Company,

717 Clinton St., Grand Ledge, MI (Ph. 800-647-8873) or approved alternate source.
B. Permanent cover (& Dormant Cover): shall be a consistent mixture of the following

varieties for the Area Designated:

Grade A Mixture
Seed %/Wt. Germination
Kentucky Bluegrass (Mix.) 40% 85%
Fine Fescue 40% 85%

Note: On highly erodable slopes, contractor may have to add other varieties to the seed mix
such as cereal grass.

2.02 FERTILIZER
Fertilizer for turf areas shall have a chemical analysis of at least 12% available nitrogen, 12%
readily available phosphoric acid and 12% total available potash (12-12-12).

2.03 HYDRO-SEED MULCH
Nu-Wool® HydroGreen Plus™ 50/50 Hydroseeding Mulch, prepared for use in a tank of a
hydro-mulching machine, as mfd by Nu-Wool, Inc., Jenison, MI, (Ph. 800-748-0128), or
approved equal. Mulch shall be made from recycled paper material and be green in color. Mulch
may be made from 50% virgin wood fiber and 50% recycled paper where approved by the
Engineer.

2.04 STRAW MULCH
Mulch shall be straw or other approved organic material commonly used by the industry for the
purpose of the mulching of seeded areas, and approved by the Engineer. Mulch shall be held in
place with an approved seal/binder agent and Nu-Wool® HydroGreen Plus™ 50/50
Hydroseeding Mulch.

2.05 STRAW BINDER/ SEALER
Terra-Mulch Tacking Agent III, a water emulsified acrylic resin, Seal, as manufactured by Profile
Products, Buffalo Grove, IL, (Ph. 800-508-8681), or approved equal.

2.06 WATER
Water shall be potable water, free of substance harmful to seed growth or other foreign mater.
The Contractor shall furnish hoses and other methods of water transportation and application.

PART 3 - EXECUTION

3.01 TURF AREA SURFACE PREPARATION
Topsoil shall be fine raked to produce a smooth even surface that conforms to established
grades. All stones, roots, clods 1.0" and larger in diameter, and all foreign matter shall be
removed from the surface of areas to be seeded. The area shall be made smooth and uniform
and parallel to the finished grade. The tops and bottoms of all slopes shall be rounded to blend
into the natural ground or adjacent slopes by vertical curves. Seeded areas will be allowed a
tolerance of 0.1 foot. Slope for drainage over turf areas shall have a minimum grade of 0.5%.

3.02 TURF - HYDRO-SEEDING METHOD
A. This method shall be used for permanent seeding unless otherwise authorized in

writing by the Engineer. The mixture of the seed, fertilizer, mulch and a tackifier used
shall be as follows (2 parts water to one part mulch):
Grade A Seed Mixture: 4-5# /1,000 sq. ft. (175-220#/acre)
Fertilizer: 3.5# /1,000 sq. ft.
Hydro-Seed Mulch:
On slopes up to 3/1: (38) 40# bags / acre
On slopes from 3:1 to 2:1: (50) 40# bags / acre
Greater than 2:1 slopes: (62.5) 40# bags / acre. Tackifier: 20# /acre (or more based
on slope and mfr's recommendations)

B. Slopes 2:1 and greater shall also be straw mulched after being hydroseeded. Apply
straw, and then apply Terra-Mulch Seal and Nu-Wool® HydroGreen Plus™ 50/50
with a hydroseeder at the rate as recommended by mfr.

C. Protect surfaces and areas from overspray which are not indicated to be
hydroseeded, including shrub bed, walks, light poles, etc. Immediately remove and
clean hydroseed material from all such areas, which may accidentally have been
sprayed.

D. Provide barriers as required to keep traffic off the seeded areas after they are
completed. Contractor shall remove all barriers he installed when turf is established,
and before acceptance by Owner.

E. For dormant cover areas, mulching must also be used on the hydro-seeded areas.
The rate of application shall be 3 tons per acre of prepared seed bed.

3.09 TURF - MULCHING
Spread straw at the rate of one bale per 1000 square feet (43.5 bales /acre). Straw shall be
mechanically crimped, and a sealer/binder shall be applied by hydro-seeder at the rate of 30# to
1,000 gallons of water along with 150# cellulose fiber per acre.

3.12 WATERING
To the point of acceptance, the Contractor shall be responsible for providing adequate water
and application to assure the establishment of a dense, permanent turf. Provide adequate water
during germination and after to continually keep the seed bed moist (without puddling).

END OF SECTION
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TO:  Planning Commission 

FROM:  Elizabeth A. Hude, AICP, Community Development Director 

SUBJECT: Rayner Ponds Phase 4  

DATE:  Thursday, September 5, 2019 

 
 
James Giguere, Giguere Realty & Development, LLC, is requesting a Preliminary Site Plan Approval for 
the development of a new subdivision with 20 buildable lots and one common area. The subdivision will 
include paved public streets, public water, public sanitary sewer, and public storm sewer. The new 
subdivision will be developed on property located north of the intersection of Stratford and Eaton roads, 
parcel 33-19-10-04-426-002 POLP, City of Mason, Ingham Co. A full legal description is included in the 
application materials. 
 
The proposal is shown on the following plans and documents: 
 

• Zoning Permit Application, received August 13, 2019 
• Plan set dated August 9, 2019  

The applicant paid a fee of $200 ($200 Preliminary Site Plan Review), and together with the plans and 
documents listed above, the application appears to satisfy the submittal requirements of Sec. 94-226(c). 
 
CONSTRUCTION SCHEDULE 
The project is expected to begin as soon as possible for completion in May 2020. 
 
LAND USE/ZONING/MASTER PLAN 
The development is proposed on parcels zoned RS-2 Single Family Residential. The existing surrounding 
land uses, zoning, and planned future use are as follows: 
 

 Current 
Land Use 

Current 
Zoning 

Future Land Use 
(Master Plan) 

North Single-family Residential RS-2 Single Family Residential Residential 

West Single-family Residential RS-2 Single Family Residential Residential 

South Single-family Residential RS-2 Single Family Residential Residential 

East Single-family Residential  RS-2 Single Family Residential Residential 

 

  
  City of Mason 
  Planning Commission 
  Staff Report 
 
 



SPR – Rayner Ponds Phase 4 
September 5, 2019 

Page 2 of 7 

The use and redevelopment of this property is generally consistent with the Master Plan’s Future Land 
Use Strategy (Chapter Three) as described on page 3-5, Residential. 
 
COMMENTS – DEPARTMENTS AND AGENCIES 
Staff circulated the application and plans to city staff and agencies with jurisdiction over the project. The 
following comments were received: 
 

CITY ENGINEER Pending 

FIRE No concerns 

POLICE No concerns 

Ingham County 
Drain Commission 

Pending 

 
STAFF REVIEW 
Staff finds that the site plan appears to meet the site development standards of the Zoning Ordinance 
Preliminary Site Plan approval is recommended. Comments are presented below regarding the 
proposal’s compliance with review standards and is intended to serve as findings of fact.   
 
§94-227.  Standards for site plan review and approval. In reviewing an application for site plan review 
and approval the following standards shall apply: 

STATUS/
NOTE 

REQUIREMENT 

M = Appears to meet requirement; D = Does not appear to meet requirement; I = Information 
Needed; R = Recommendation; W = Waiver Requested; Italics = Staff comments 

M    (1)   The site shall be developed so that all elements shall be harmoniously and 
efficiently organized in relation to the size, shape, type and topography of the site and 
surrounding property. 

The new 20 residential lot subdivision, phase four of the existing Rayner Ponds Estates development, 
appears to be developed in a manner that fits the character of the surrounding neighborhood. Access 
to Martells Lane is provided by Stratford Drive, creating adequate circulation of vehicles and access for 
emergency vehicles.  

M    (2)   The site shall be developed so as not to impede the normal and orderly 
development, improvement, and use of surrounding property for uses permitted in this 
chapter. 

The new residential neighborhood will not impede future developments and improvements on 
surrounding properties. All surrounding properties are residential in character and part of the Rayner 
Ponds Estates Development. It is anticipated that traffic levels will not be excessive or that the use of 
the property would generate excessive noise or other nuisance conditions. Martells Lane provides for 
the extension of the road to serve potential future development to the east. 

M    (3)   All buildings or groups of buildings shall be arranged to permit emergency vehicle 
access by some practical means to all sites. 

The new residential lots will be accessible to emergency vehicles from either Stratford Drive, Martells 
Lane, or both. Emergency access is also available directly from Stratford Drive and Martells Lane, with 
the proposed housing no more than 15’ to 30’ from the drivable surface of the streets.  

M    (4)   Every structure or dwelling unit shall have direct access to a public street or indirect 
access to a public street via an approved dedicated private street. 

The proposed development will include two public streets, Stratford Drive and Martells Lane. Both 
streets are under the jurisdiction of the City of Mason. Martells Lane is only accessible from Stratford 
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Drive. 
M    (5)   Appropriate measures shall be taken to ensure that the addition or removal of 

surface waters will not adversely affect neighboring properties, that controls are in place 
to minimize sedimentation and erosion, and that topographic alterations are minimized 
to accommodate storm water management. 

NOTE: See (6) below. 
M    (6)   Provisions shall be made for the construction of storm sewer facilities including 

grading, gutters, piping, on-site storage, and treatment of turf as required to handle 
stormwater and prevent erosion. 

Two proposed storm sewer pipes are located on both Stratford Drive (15-inch diameter) and Martells 
Lane (12-inch).  

M/I    (7)   Secondary containment for above ground areas where hazardous substances are 
stored or used shall be provided as required by the city fire chief. 

Assuming the uses are to be limited to residential, it is reasonable to assume there will be no 
hazardous substances stored or used on the lots other than common household cleaning supplies. It is 
recommended that the applicant provide information regarding the extent to which hazardous 
substances will be present and if so, the type of substances. 

I    (8)   Exterior lighting shall be designed and located so that the source of illumination is 
directed away from adjacent properties, the intensity of lighting is the minimum 
necessary, and the direction of lighting is downward as much as is possible and 
appropriate for the project. 

The city anticipates that there will be public lighting provided by Consumer’s Energy along the two 
public roads within the development, Stratford Drive and Martells Lane.    

M    (9)   All loading and unloading areas, outside storage areas, and refuse receptacles shall 
be screened from casual view from the public rights-of-way and adjoining land uses. 

There will not be any loading/unloading areas, outside storage areas, or refuse receptacles within the 
new development.   
See a-c 
below 

   (10)   Site plans shall meet the driveway, traffic safety, and parking standards of the city 
in such manner as necessary to address the following: 

M       a.   Safe and efficient vehicular and non-vehicular circulation, including parking areas, 
non-motorized linkages to abutting parcels, uses, sidewalks, and trails. 

There is a proposed 4’ wide sidewalk in the Stratford Drive and Martells Lane right of way. The 
proposed plan appears to meet the requirements for safe and efficient vehicular access and Sec. 94-
176 Supplemental Access Regulations. See also comments in (12) below, Sec. 94 Art. X – Parking and 
Loading Areas. 

M       b.   Shared driveways and service drives. 
The residential lots are accessible from Stratford Drive. Per Sec. 94-292(j)5, Adequate ingress and 
egress to each lot by means of clearly limited and defined drives shall be provided. 

M       c.   Adequate and properly located utilities.   

The site will be served by public water, public storm sewer, and public sanitary sewer. Water to serve 
the new residential lots will be located along Stratford Drive and Martells Lane with a proposed water 
main. Proposed sanitary sewer pipe is also located along Stratford Drive and Martells Lane.   

M    (11)   Provisions shall be made for proposed common areas and public features to be 
reasonably maintained. 

The site plan provides details for one common area that will be maintained by the Rayner Ponds 
Estates Community Association (RPECA). The Rayner Ponds Estates Community Association states that 
the deed restrictions and association by-laws require extensions to the subdivision to be part of the 
RPECA.  

See    (12)   The site plan submittal shall demonstrate compliance with all applicable 
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below requirements of this chapter, chapters 58 and 74, the building code, and county, state, 
and federal law. 

M Chapter 94 – Zoning and Chapter 100 – Dimensional Requirements 
The plan appears to the meet the setbacks and lot coverage site development standards listed in 
Section 94-121(c) and Tables 100-1 and 100-2 as noted on the plan sheets and in the zoning   

M Sec. 94-172(d)(3)(a) Vision clearance 
There appear to be no vision clearance problems with the proposed site plan. 

M Sec. 94 – Art. X Off-street Parking and Circulation 
The proposed plan appears to meet the requirements for circulation with a clear and logical design.  

M Sec. 94-241 Landscape, screening and buffer requirements 
Table 100-4 sets forth the required landscape buffers for the RS-2 Zoning District, which requires no 
buffers. 

M Chapter 58 - Signs 
No sign information has been submitted at this time.  

I Building Code 

Approval of a Final Site Plan is required prior to a submittal for a building permit. See Building Official 
comments. 

I County, State and Federal Law 

The applicant is responsible for seeking and complying with additional permit requirements.  

M Sec. 74-77 Data Required  

It appears all requirements are met.  

M Sec. 74-127 Streets  

The proposed plan shows Martells Lane with a 66’ right of way with a 150’ diameter turnaround.  

M Sec. 74-128 Easements and Utilities  

The proposed plan shows all lots being served with public sanitary sewer, public water, and public 
storm sewer. All lots will have a service lead for each public utility.  

I Sec. 74-129 Underground Wiring  

Requires more information. 

M Sec. 74-130 Blocks  

The proposed length of Martells Lane from the intersection of Stratford is 200+/- feet going west and 
460+/- feet going east, which is less than the 600 feet maximum allowed.  

M Sec. 74-131 Public Walkways  

The proposed plan includes a 4’ sidewalk on both sides of Martells Lane.  

M/R Sec. 74-132 Public Reservations  
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The plan shows a proposed common area. A letter from the Rayner Ponds Estates Community 
Association (RPECA) dated April 15, 2018 was sent to Jim Giguere stating that the deed restrictions and 
association by-laws require extensions to the subdivision to be part of the RPECA (attached).  
 
Staff recommends a neighborhood playground be installed in the common area.  

M Sec. 74-133 Lots  

Lots appear to meet the minimum requirements of the zoning ordinance and the depth-to-width ratio 
of 3:1.  

M Sec. 74-157 Streets 

The extension of Stratford Drive and Martells Lane appear to be proposed as public roads. The 
proposed curb cut is intended to be permanent and greater than 24 feet wide to serve as a private 
right of way for the purpose of meeting the necessary zoning requirements for frontage on an 
approved public or private road.  

M Sec. 74-158 Water Supply  

It appears all requirements are met. The lots will be served by the public water system.  

M Sec. 74-159 Sanitary Sewer System  

It appears all requirements are met. The lots will be served by the public sewer system.  

M Sec. 74-160 Storm Drainage System  

It appears all, requirements are met. The lots will be served by the proposed storm drainage system 
indicated on the plan.  

M Sec. 74-161 Street Trees   

Street trees will be expected on the construction plans in accordance with this section.  

I Sec. 74-162 Monuments  

Monuments will be installed and inspected by the city prior to the issuance of building permits. An as-
built plan of the right of way and lot divisions must be provided.  

I Sec. 74-163 Guarantee of completion of required improvements  

To be determined.  
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ACTION 

§94-226.  Final site plan review and approval.  
The planning commission shall have the authority to approve, approve with conditions, or deny an 
application for final site plan review and approval. The Planning Commission may also choose to amend 
the proposed resolution, or continue the review to a future time and date certain to allow for plans to be 
revised and/or for the applicant to provide additional information. 
 
§94-229.  Extension of site plan approval. 
Approvals of a final site plan are valid for a period of 12 months. Only one extension of a final site plan 
may be granted for an additional 12 months at the sole discretion of the approving authority. A final site 
plan is deemed to have expired if a building permit has not been obtained for the development within 
12 months of approval of the final site plan. A request to extend preliminary or final site plan validity 
shall be submitted prior to the expiration of the preliminary or final site plan. 
 
§94-230.  Conformance to approved site plan. 
A development project shall conform to the approved final site plan.  Failure to conform to the 
approved final site plan shall constitute a violation of this chapter.  
However, amendments to an approved site plan can be made subject to the provisions of §94-228 
Amendments to an approved site plan. 
 
§94-231.  Review standards for planning commission decision. 
(a)   A decision rejecting, approving, or conditionally approving a site plan shall be based upon 
requirements and standards contained in the zoning ordinance, other statutorily authorized and 
properly adopted local unit of government planning documents, other applicable ordinances, and state 
and federal statutes. 
 
(b)   A site plan shall be approved if it contains the information required by the zoning ordinance and is 
in compliance with the conditions imposed under the zoning ordinance, other statutorily authorized and 
properly adopted local unit of government planning documents, other applicable ordinances, and state 
and federal statutes. 
 
The applicant has submitted a Preliminary Site Plan. Staff recommends approval of the proposed 
preliminary site plan. 
 
Therefore, the following motion is offered for consideration: 
 
MOTION 
Motion to approve Resolution 2019-11. 

 
Attachments: 
1. Resolution 2019-11 
2. Zoning Permit Application, received August 13, 2019 
3. Plan set dated March 29, 2019 and revised August 9, 2019 
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CITY OF MASON  

PLANNING COMMISSION  
RESOLUTION No. 2019-11 

 
A RESOLUTION GRANTING PRELIMINARY SITE PLAN APPROVAL TO DEVELOP NEW 20 HOME 

RESIDENTIAL SUBDIVISION. 
 

SEPTEMBER 10, 2019 
 

WHEREAS, a request has been received from James Giguere, Giguere Realty & Development, LLC, for 
Preliminary Site Plan Approval to develop new residential subdivision with 20 buildable lots and one 
common area on property located north of the intersection of Stratford and Eaton roads, parcel 33-19-
10-04-426-002 POLP; and, 
 
WHEREAS, the proposal was shown on plans dated March 29, 2019 and revised August 9, 2019; and  
 
WHEREAS, the parcel is zoned RS-2, Single Family Residential; and 
 
WHEREAS, Section 94-222 states that platted subdivisions require site plan review; and 
 
WHEREAS, the Planning Commission accepts the staff report dated September 5, 2019 and revised, 
2019 as findings of fact that, with the conditions listed herein, the plans will comply with the Site Plan 
Review Standards listed in Section 94-227 of the Mason Code; and 
 
NOW THEREFORE BE IT RESOLVED, that the City of Mason Planning Commission does hereby grant  
preliminary site plan approval for the development of new subdivision with 20 buildable lots and one 
common area on property located north of the intersection of Stratford and Eaton roads, parcel 33-19-
10-04-426-002 POLP with the following condition: 
 
1. A final site plan will be submitted for review consistent with all requirements of Chapter 94, Article 
VII,  and will address the requests for more information as noted in the Staff Report dated September 5, 
2019. 
 
 
Yes ()  
No ()  
Absent () 
Vacant () 
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