CHAPTER 17

SITE PLAN REVIEW

Section 17.01 — DESCRIPTION AND PURPOSE

It is the purpose of this Chapter to require site development plan review and approval for buildings,
structures, and/or uses that can be expected to have a significant impact on natural resources,
traffic patterns, adjacent parcels, and/or the character of existing and/or future development. The
regulations contained in this Chapter are intended to promote:

A.

B.

Safe and convenient traffic movement, both within a site and in relation to access streets;

Harmonious relationships of buildings, structures, and uses, both within a site and with
adjacent sites;

Conservation of natural amenities and resources; and

Compliance with the provisions of this Ordinance, the Master Plan and all other applicable
Township, state, and federal laws.

Section 17.02 - SCOPE

Except as hereinafter set forth, the zoning administrator shall not issue a permit for any
construction or uses until a site plan, submitted in accordance with this section, shall have been
reviewed and approved by the Planning Commission.

A.

B.

Single or two-family homes under separate ownership on an individual lot for each one.

Interior, accessory and subordinate buildings requiring no new or additional means access
thereto from adjoining public roads or highways and complying with all zoning ordinance
requirements.

Subdivisions, Site Condominiums and Land Divisions, however these applications are subject to
Section 2.18 of Elk Rapids Township Zoning Ordinance and other applicable Township
Ordinances.

Section 17.03 - OPTIONAL SKETCH PLAN REVIEW

A.

Preliminary sketches of proposed site and development plans may be submitted for review
to the Planning Commission prior to final site plan review. The purpose of such procedure is
to allow discussion between a developer and the Planning Commission to better inform the
developer of the acceptability of the proposed plans prior to incurring extensive engineering
and other costs which might be necessary for final site plan approval. Such sketch plans
shall include as a minimum the following:

1. The name and address of the owner and applicant or developer, including the names
of any officers of a corporation or partners of a partnership.
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2. A legal description of the property and the tax number for each parcel thereof.

3. Sketch plans showing tentative site and development plans.
B. The Planning Commission shall not be bound by any tentative approval given at this time.
C. Requests for sketch plan review shall be made by filing with the Township Zoning

Administrator with a completed application accompanied by ten (10) copies of a sketch plan.
Fees as established in the Elk Rapids Township Fee Resolution Schedule must accompany
the complete application.

Section 17.04 - APPLICATION PROCEDURE

Requests for final site plan review shall be made by filing with the Township Zoning Administrator a
completed application accompanied by ten (10) copies of a detailed site and development plan
which shall contain all information required in this ordinance. The Zoning Administrator shall review
the submittal to determine that all the required information has been provided. Upon finding that the
Site Plan is complete, the Site Plan shall be placed on the Planning Commission’s agenda for the
next meeting as per Township policy. The fees as established in the Elk Rapids Township Fee
Resolution Schedule must accompany the complete application.

A. At a minimum, the application shall include the following information:
1. The applicant’s full name, address and phone number including area code.
2. Proof of property ownership, and whether there are any options on the property, or liens
against it.
3. A signed statement that the applicant is the owner of the property or officially acting on the

owner’s behalf.

4. The name and address of the owner(s) of record if the applicant is not the owner of record
(or firm or corporation having a legal or equitable interest in the land), and the signature of
the owner(s).

5. The address and parcel (Tax Roll) number of each parcel contained in the proposed site
plan.

6. The name and address of the developer (if different from applicant).

7. Name and address of the engineer, architect and/or land surveyor.

8. Project title.

9. Project description, including the total number of structures, units, bedrooms, offices,
square feet, total and usable floor area, parking spaces, carports or garages, employees
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10.

11.

12.

13.

14.

by shift, amount of recreation and open space, type of recreation utilities to be provided,
and related information as pertinent or otherwise required by the ordinance.

A vicinity map drawn at 1” = 2,000" with north point indicated.
The gross and net acreage of all parcels in the project.

Land uses, zoning classification and existing structures on the subject parcel and
adjoining parcels.

Project development phases and completion schedule.
Written statements relative to project impacts on existing infrastructure (including traffic

capacity of streets, schools and existing utilities) and on the natural environment of the
site and adjoining lands.

The site plan shall consist of an accurate, reproducible drawing at a scale of 1” = 100’ or less,
showing the site and all land within 150’ of the site. If multiple sheets are used, each shall be
labeled and the preparer identified. Each site plan shall depict the following:

1.

Location of proposed and/or existing property lines, dimensions, legal descriptions,
setback lines and monument locations.

Existing topographic elevations at two (2) foot intervals, proposed grades and directional
drainage flows.

The location and type of existing soils on the site.

Location and type of significant existing vegetation, and how it will be altered to permit
construction of the project.

Location and elevations of existing water courses and water bodies, including county
drains, man-made surface drainage ways, floodplain and wetlands (as identified by the
DNR in an official determination request).

Location of existing and proposed buildings and intended use thereof as well as the
length, width and height of each building, and typical elevation views of proposed
structures.

Proposed location of accessory structures, buildings and uses, including but not limited to
all flagpoles, light poles, bulkheads, docks, storage sheds, transformers, air conditioners,
generators and similar equipment, and the method of screening where required.

Location of existing public roads, rights-of-way and private easements of record and
abutting streets.
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of

10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

Location and dimensions of proposed streets, drives, curb cuts, and access
easements, as well as acceleration, deceleration and passing lanes serving the
development. Details of entryway and sign locations shall be separately depicted with an
elevation view.

Location, design and dimensions of existing and/or proposed curbing, barrier-free
access, carports, parking areas (including indication of all spaces and methods of
surfacing) fire lanes and all lighting thereof.

Location, size and characteristics of all loading and unloading areas.

Location and design of all sidewalks, walkways, bicycle paths and areas for public
use.

Location of water supply lines and/or wells, including fire hydrants and shut off valves,
and the location and design of storm sewers, retention and detention ponds, waste water
lines, cleanout locations, connection points and treatment systems, including septic
systems if applicable.

Location of all other utilities on the site including but not limited to natural gas, electric,
cable TV, telephone and steam.

Proposed location, dimensions and details of common open spaces and common
facilities such as community buildings and swimming pools if applicable.

Location, size and specifications of all signs and advertising features showing all views.
All exterior lighting including lighting for parking areas or for the external illumination

buildings or grounds, or for the illumination of signs and other uses shall be directed
away from and shall be shielded from residential districts and shall also be so
arranged and directed as to not adversely affect driver visibility on adjacent streets.
Dark sky lighting principals shall be implemented in the design of lighting. For
example, lighting fixtures should be of the shoebox variety directing light downward
not outward, including wall and pole mounted fixtures. A fixture proposed on a light
pole shall be no greater than twenty five (25) feet in height. Site lighting shall not
exceed twenty (20) foot candles directly under the fixture as measured six (6) feet
above the ground surface.

Location and specifications for all fences, walls and other screening features with cross
sections.

Location and specifications for all proposed perimeter and internal landscaping and other
buffering features. For each new landscape material the proposed size at the time of
planting must be indicated. All vegetation to be retained on the site must also be
indicated, as well as its typical size by general location or range of sizes as appropriate.
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20.

21.

22.

23.

24,

25.

26.

27.

Location, size and specifications for screening of all trash receptacles and other solid
waste disposal facilities.

Location and specifications for any existing or proposed above or below ground storage
facilities for any chemicals, salts, flammable materials, or hazardous materials as well
as any containment structures or clear zones required by government authorities.

Identification of any significant site amenities or unique natural features.

Identification of any significant views onto or from the site to or from adjoining areas.

North arrow, scale and date of original submission and last revision.

Seal of the registered engineer, architect, landscape architect, surveyor, or planner who
prepared the plan.

Building elevations for typical units of new buildings or exterior remodeling of existing
buildings, illustrating exterior building materials, building heights, and proposed wall
sign or window sign area.

In addition to the written application and the plans, whenever the nature of the
proposed development makes information or documents such as the following
relevant, such documents or information shall be provided. The following is a
representative list of the types of information or documents that may be requested:

a)

b)

f)

9)

Documentation confirming that the applicant has a legally sufficient interest in
the property proposed for development to use it in the manner requested, or is
the duly appointed agent.

Certifications from the appropriate agencies, including the local fire
department, that proposed utility systems, are or will be adequate to handle the
proposed development and that all necessary easements have been provided.

Legal documentation establishing property owner associations or other legal
entities responsible for control over required common areas and facilities.

Bonds, letters of credit, or other surety devices.

Time schedules for the completion of phases in the occurrence of a staged
development.

Calculations for drainage and storm water design detention/retention.

Drainage - Site Plans shall fully conform to the Antrim County Drain
Commission standards.
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h)  Erosion - Site Plans shall fully conform to the Antrim County Soil Erosion and
Sedimentation Control Ordinance.

i)  Hazardous Waste Management - Site Plans shall demonstrate that reasonable
precautions will be taken to prevent hazardous materials from entering the
environment.

)] Public Health - Site Plans shall fully conform to the requirements of the
Michigan Department of Public Health and the Antrim County Health
Department.

k)  Statutory Compliance - Site Plans shall fully conform to all applicable state and
federal statutes.

)  Conformance with Township Master Plan - Site Plans shall fully conform to the
land use policies, goals and objectives of the Elk Rapids Township Master Plan.

Waiving of Requirements - The intent of this section is to allow an applicant to request that
specific site plan requirements listed herein under Section 17.04-B be waived by the Planning
Commission and not required on the site plan due to only minor improvements proposed on the
site. The Planning Commission shall only be able to waive the specific requirements listed below
if the proposed development is not:

1. Creating any new parking lots.
2. Creating more than 1000 square feet of impervious surface, including buildings.
3. Changing or modifying the existing elevation or grade of the site.

The Planning Commission may waive the following requirements if it is determined that they do
not have any significant review applicability:

Section 17.04-B (2), (3), (13), (14), and (26)
If the Planning Commission determines that the previous waiving of any requirement impedes

performing an appropriate review, the Planning Commission may require the applicant to provide
such information prior to taking any official action.

Section 17.05 - ACTION ON APPLICATION AND PLANS

A.

Upon receipt of the application and plans, the Zoning Administrator shall record the date of the
receipt thereof and transmit one (1) copy there of to the Secretary of the Planning Commission;
one copy to the Township Clerk, and one copy to the Township Planning Consultant.

Planning Commission review shall be scheduled by the Secretary of the Planning Commission,
or designated appointee, for review of the application and plans as well as the recommendations
of the Township Planning Consultant and the Zoning Administrator. The Secretary of the
Planning Commission, or designated appointee, shall deliver copies of the application and
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plans to all members of the Planning Commission upon receipt of same for their preliminary
information and study for the review. The Township Zoning Administrator shall schedule the
review within 45 days following the date of receipt of a complete application and plans.

C. The applicant, members of the Planning Commission, the Township Planning Consultant and the
Zoning Administrator shall be notified of the date, time and location of the review at the time the
date is established. A notice shall be placed in a newspaper of local circulation to inform the
general public of a site plan review.

D. The Planning Commission shall disapprove, approve, or approve with conditions the Site
Plan. The Planning Commission may impose conditions in addition to the specific
requirements of this Ordinance. Conditions may be based on, but are not limited to, the
following conditional criteria:

1. To insure that public services and facilities affected by a proposed land use or activity
will be capable of accommodating increased service and facility loads caused by the
land use or activity.

2. To protect the natural environment and conserve natural resources and energy.

3. To maintain compatibility and character with the neighborhood, and to promote the
use of land in a socially and economically desirable manner.

Any conditions required by the Planning Commission, together with the reasons for those
conditions, shall be provided in writing to the applicant. The Planning Commission may
approve the plans contingent upon the required conditions, if any or may require a further review
after the same have been included in the proposed plans by the applicant.

E. Two copies of the approved final site plan with any required modifications thereon shall be
maintained as part of the Township records for future review and enforcement. One copy shall
be returned to the applicant. Each of the three above mentioned copies shall be signed and
dated by the Chairman of the Planning Commission and the applicant, identifying the same as
the “OFFICIAL FINALLY APPROVED SITE PLAN FOR THE ‘PROJECT TITLE™ as specified in
Section 17.04-A-8. If any variances from the zoning ordinance have been granted or other action
taken by the Zoning Board of Appeals pursuant to the project, the minutes concerning the same,
duly signed, shall also be filed with the Township records as part of the site plan and a copy
delivered to the applicant for his/her information and direction.

Section 17.06 - CRITERIA FOR REVIEW
In reviewing the application and site plan and approving, disapproving or modifying the same, the
Planning Commission shall be governed by the following standards:

A. That there is a proper relationship between the existing streets and highways within the vicinity
and proposed deceleration lanes, service drives, entrance and exit driveways and parking areas
to assure the safety and convenience of pedestrian and vehicular traffic.
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That the buildings, structures and entryway thereto proposed to be located upon the premises
are so situated and designed as to minimize adverse effects upon owners and occupants of
adjacent properties and the neighborhood.

That as many natural features of the landscape shall be retained as possible where they furnish
a barrier or buffer between the project and adjoining properties used for dissimilar purposes and
where they assist in preserving the general appearance of the neighborhood or help control
erosion or the discharge of storm waters.

That the adverse effects of the proposed development and activities emanating there from upon
adjoining residents or owners shall be minimized by appropriate screening, fencing or
landscaping.

That all provisions of the Township Zoning Ordinance are complied with unless an appropriate
variance there from has been granted by the Zoning Board of Appeals.

That all buildings and structures are accessible to emergency vehicles.

That the plan, as approved, is consistent with the intent and purpose of zoning to.

1. Promote the public health, safety, and general welfare.

2. Encourage the use of lands in accordance with their character and adaptability.

3. Avoid the overcrowding of population.

4. Lessen congestion on the public roads and streets.

5. Reduce hazards to life and property.

6. Facilitate adequate provisions for a system of transportation, sewage disposal, safe and

adequate water supply, education, recreation and other public requirements.

7. Conserve the expenditure of funds for public improvements and services to conform with
the most advantageous uses of land, resources and property.

8. Conserve property values and natural resources.
9. Give reasonable consideration to the character of a particular area; its peculiar suitability

for particular uses, and the general and appropriate trend and character of land, building
and population development.

Section 17.07 - CONFORMITY TO APPROVED SITE PLAN

Property which is the subject of site plan approval must be developed in strict compliance with the
approved site plan and any amendments thereto which have received the approval of the Planning
Commission. If construction and development does not conform with such approved plan, the
approval thereof shall be forthwith revoked by the Zoning Administrator of the Township by written
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notice of such revocation posted upon the premises involved and mailed to the developer at his/her
last known address. Upon revocation of such approval, all further construction activities shall
cease upon the site, other than for the purpose of correcting the violation. However, the Planning
Commission may, upon proposed application of the developer after an official review, approve a
modification in the site plan to coincide with the developer’s construction provided such
construction complies with the criteria contained in the site plan approval provisions and with the
spirit, purpose and intent of the Township Zoning Ordinance.

Approval of the site plan shall be valid for a period of one (1) year after the date of approval. If a
building permit has not been obtained and on-site development actually commences within said
one year, the site plan approval shall become void and a new application for site plan approval
shall be required, and new approval shall be required and obtained before any construction or
earth change is commenced upon the site. Any such new application for site plan approval shall be
processed as a completely new request, requiring new fees, new copies of all information and
plans, and full and complete review by the Planning Commission pursuant to any approval.

Section 17.08 - PERFORMANCE GUARANTEE REQUIRED

In the interest of insuring compliance with the zoning ordinance provisions, protecting the natural
resources and the health, safety and welfare of the Township of Elk Rapids residents and future
users or inhabitants of an area for which a site plan for a proposed use has been submitted, the
Planning Commission may require the applicant to deposit or otherwise provide for a performance
guarantee as set forth herein. The purpose of the performance guarantee is to insure completion of
improvements connected with the proposed use as required by this ordinance, including but not
limited to, roadways, lighting, utilities, sidewalks, drainage, fences, screens, walls, landscaping any
interfacing with adjoining properties.

A. For the purpose of executing any performance guarantee, the date of such execution shall be
established by the Planning Commission in their site plan approval by establishing the required
completion date of such improvements, 180 days after which the Township shall execute the
performance guarantee.

B. Performance guarantee as used herein shall mean a surety bond in the amount of the
estimated cost of improvements to be made as determined by the applicant and verified by
the Township Consultant, made payable to the Elk Rapids Township on the date established
in accordance with Section 17.08-A.

C. The Zoning Administrator shall not issue a zoning permit until the required performance
guarantee is received by the Township Clerk.

D. If the specified improvements have been completed within the time frame specified, the
performance guarantee will be returned to the applicant upon approval by the Zoning
Administrator.

E. In the event the applicant defaults in making the improvements for which the performance
guarantee was required, the Elk Rapids Township Board shall have the right to execute the
performance bond to complete the improvements through contract or otherwise, including
specifically the right to enter upon the subject property to make the improvements. If the
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performance bond is not sufficient to cover the costs incurred by the Township in completing the
improvements, the applicant shall be required to pay Elk Rapids Township the amounts by which
the costs of completing the improvements exceeded the amount of the performance bond.

Section 17.09 - APPEALS OF FINAL SITE PLAN

Persons aggrieved by a decision of the Planning Commission in granting or denying approval of a
final site plan may appeal the decision to the Zoning Board of Appeals. The appeal must be filed
within seven (7) days of the decision and shall state the factual basis for the appeal. An appeal
shall stay action on the issuance of any permit pursuant to an approved site plan.

The Zoning Board of Appeals shall review the record of action taken on the final site plan and shall
determine whether the record supports the action taken. No new evidence shall be presented. The
Zoning Board of Appeals shall approve the final site plan if the requirements of this Section and
other applicable ordinance requirements are met. The Zoning Board of Appeals shall make written
findings in support of its opinion on the appeal.

Section 17.10 - LAND CLEARING

No person shall undertake or carry out such activities, or use, including any grading, clearing,
cutting and filling excavating, or tree removal associated therewith for which site plan approval is
first required by this ordinance. Nor shall such activity proceed prior to obtaining necessary soil
erosion and sedimentation control permits, wetlands permits, or flood plain permits. Any violation
of this provision is subject to the fines and penalties prescribed in Section 19.09 of this ordinance
for each day of the violation from the day of discovery of the incident until an approved restoration
plan, or an approved site plan is granted.

Section 17.11 - AMENDMENTS TO APPROVED SITE PLANS
Amendments to an approved site plan may be made as prescribed below provided that all proposed
changes conform to the Zoning Ordinance.

A. Minor amendments to an approved site plan may be approved by the Zoning Administrator
provided the applicant justifies the need for these changes and that the delay in making the
changes by waiting for a Planning Commission meeting would seriously disrupt the ability of the
project to be completed in a timely fashion and would endanger the public health, safety and
welfare. The Zoning Administrator upon approving minor amendments to the site plan shall
provide a report to the Planning Commission documenting the justification for approving any
changes.

Minor amendments approvable by the Zoning Administrator shall be limited to the following:
1. Relocation of building entrances or exits, or shortening of building canopies.

2. Changing the angle of parking provided there is no reduction in the amount of required
off-street parking.

3. Moving of ingress and egress drives a distance of not more than one hundred (100) feet if
required by the appropriate State, County or other local road authority with jurisdiction.
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4, Substituting landscape materials or species provided a nurseryman, landscape architect,
engineer or architect certifies the substituted species is similar in nature and will
accomplish the same or an increased screening effect.

5. Change type and design of lighting fixtures provided an engineer or architect certifies
there will be no change in the intensity of light at the property boundary.

6. Increase perimeter yards.

7. Changing the location of an exterior building wall or location not more than ten (10) feet
because of a natural impediment or hazard such as bedrock or muck soils, provided that
in so doing no setback requirement of the Ordinance is violated and no significant
reduction in safety or in the amount of open space is thereby affected.

8. Sidewalks.

9. Refuse containers.

10. Lighting.
11. Decrease in building size from an approved site plan.
12. Moving a proposed building on an approved site plan no more than ten (10) feet or
five (5) percent of the distance to the closest property line, whichever is smaller.
13. An increase in a building size that does not exceed five thousand (5,000) square feet
or five (5) percent of the gross floor area, whichever is smaller.
B. Any other proposed amendment which does not meet the criteria in Section 17.11-A shall be

considered a major amendment and require a resubmission, review by the Planning
Commission and payment of fee.
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