
  

Persons with disabilities needing special accommodations should contact Kim Triplett at (616) 698-6640 at least one 
week prior to the meeting to request mobility, visual, auditory, or any other assistance. 

 

PLANNING COMMISSION – REGULAR MEETING 
Township Board Room – 8555 Kalamazoo Ave SE, Caledonia, MI 49316 

 
 
 

DRAFT Agenda 
7:00 p.m. – Thursday, August 27th, 2026 

 
 

1. Call to Order and Roll Call 

2. Consideration of Agenda 

3. Consideration of July 23rd, 2026, Meeting Minutes 

4. Inquiry of Conflict of Interest 

5. Items for Consideration 

A. Public Hearing; 10688 Kalamazoo Ave & 2110 100th Street – Special Land Use 
Permit, Mineral Extraction 
 

B. 6870 Hanna Lake Ave – Site Plan Review, Dutton Center Depot (Phase III) 
 

C. Zoning Ordinance Amendment Introduction 
 
 

6. Public Comment 
 

7. General Discussion 
 

8. Adjournment  
  

 

 

 



DRAFT Minutes of the Gaines Charter Township Planning Commission 

Regular Meeting held July 23rd, 2026, at 7 pm 

8555 Kalamazoo Ave., SE, Caledonia, MI 49316 

 

MEMBERS PRESENT: Waayenberg, Rober, Giarmo, Wiersema, Thomas, Billips, Haagsma 

MEMBERS ABSENT: None. 

STAFF PRESENT: Dan Wells, Community Development Director; Dakota Swan, Assistant Planner  

 

1. CALL TO ORDER AND ROLL CALL  
 
Chair Waayenberg called the meeting to order at 7:00 PM.  
 

2. CONSIDERATION OF MEETING AGENDA 
 
 

3. CONSIDERATION OF MEETING MINUTES 
Consideration of the June 25th, 2026, regular Planning Commission meeting minutes. 

Motion:   Motion by Wiersema, supported by Giarmo, to approve the minutes of  
   June 25th, 2026, with corrections.  
DISCUSSION:  None.  
AYES:   All 
NAYS:   None 
ABSTAIN:  None 
DECISION:                   Motion carried (7-0). 
 

 
4. INQUIRY OF CONFLICT OF INTEREST 

 
 

5. ITEMS FOR CONSIDERATION 
 
A. Public Hearing; 2045 68th Street – Special Land Use Permit, Accessory Building 

 
Jason Verhey of DV Construction and Dave, the Facilities Manager at Ada Bible Church, explained their 
request for a Special Land Use permit: Ada Bible needs additional storage for safely storing property 
maintenance equipment. The site plan depicts a 1,824 square-foot pole barn with front-porch like 
railing on the western face and a dumpster enclosure to the west.  



 
Planner Wells explained that a Special Land Use permit was necessary in this instance since the 
proposed pole barn is 1,824 square feet, which is 960 square feet greater than the 864 square feet 
permitted by right.  
 
Chair Waayenberg opened and closed the public hearing.  
 
Giarmo and Thomas agreed that a brick dumpster enclosure would be preferable and would emulate 
the stone appearance of the main building.  
 
Wiersema agreed and complimented the main stone building and inquired why corrugated metal was 
chosen as the material to be used for the building. Verhey responded that Ada Bible Church is not 
opposed to using alternative materials, and that corrugated metal was chosen since it is a fairly 
common and cost-effective construction method.  
 
As part of site preparation for the building, an existing berm to the east must be flattened. Wells, 
Verhey, Wiersema, and Giarmo discussed landscaping which could be implemented to soften the view 
for neighbors to the east, specifically endorsing the use of shrubs and evergreens. Wells suggested 
reusing soil to recreate the berm after construction and before planting.  
 

Motion:   Motion by Haagsma, supported by Rober, to approve the Special Land  
   Use permit for an oversized accessory building at 2045 68th Street with  
   the condition that the applicant must work with staff to create a   
   landscaping plan.  
DISCUSSION:  Wiersema inquired whether the Planning Commission was   
   comfortable with corrugated metal being used as the primary   
   construction material; Giarmo and Thomas agreed that corrugated  
   metal is adequate so long as the color is consistent with that of the  
   primary building and dumpster enclosure.  
AYES:   All 
NAYS:   None 
ABSTAIN:  None 
DECISION:  Motion Carried (7-0) 

 
 

B. Public Hearing; 129 100th Street – Special Land Use Permit, Child Daycare Center 
 
Gwen Wild and Eden Verbeek of Branch and Vine Childcare & Preschool LLC explained that they are 
establishing a daycare in the lower level of Corinth Reformed Church. Giarmo inquired about the 
intended structure of the day care; Wild responded that they intend to have one group of infants, one 
group of toddlers, and one group of three- and four-year-olds. Chair Waayenberg inquired about where 



they are in the process of obtaining approvals from the State of Michigan; Wild explained that they are 
working on getting fire suppression approval, and they have submitted their official filing with the state. 
Wild added that a licensing representative from the State has visited the site, and that approval from the 
Township is necessary for State approval.  
 
Chair Waayenberg opened and closed the public hearing.  
 
Planner Wells explained that daycare operations in residential zoning districts require issuance of a 
Special Land Use permit and offered an overview of the site plan which indicates potential play areas to 
be fenced, and the designated parking area for parents of students. Wells stated that staff endorses 
approval of this request as the plan exhibits compliance with zoning requirements and added that this 
project helps to satisfy the desperate need for more childcare facilities in the Township.  
 
Haagsma, Billips, and Rober agreed that this use is appropriate and fitting for such a large building that 
sits empty most of the week. Wiersema inquired about whether the State would review the proposed 
location of the play area prior to approval, which Wild and Wells confirmed was accurate.  
 
Billips inquired about how many staff members there will be and whether the applicant has a currently 
established daycare: Wild clarified that they intend to have 6 full-time teachers and up to 8 part-time 
teachers, and specified that although they do not currently run a daycare center, Verbeek is a 
kindergarten teacher, and Wild, an occupational therapist, previously ran a developmental childcare 
center in Texas. Billips sought clarification on when they expect to open and whether or not they have a 
waitlist for enrollment; Wild responded that they were hoping for September, but fire approval is taking 
longer than anticipated, and that they do not have a list of prospective students but will begin 
advertising after obtaining all agency and government approvals.  
 

Motion:   Motion by Haagsma, supported by Giarmo, to approve the Special Land  
   Use permit for a child daycare center in a residential zoning district  
   (ARR) with the condition that the applicant must provide the Township  
   with proof of approval at the State level once obtained.  
DISCUSSION:  None.   
AYES:   All 
NAYS:   None 
ABSTAIN:  None 
DECISION:  Motion Carried (7-0) 

 
 

C. Public Hearing; 10195 Hanna Lake Avenue – Special Land Use Permit, Solar Array 
 

Applicant and builder Dave VanHaitsma and Greg Oliver of Agathon Solar explained that the property 
owner of 10195 Hanna Lake is seeking a Special Land Use permit to allow for the construction of an 



oversized solar array. Last year the applicant obtained Special Land Use approval for a smaller oversized 
solar array at 2844 100th Street, which is adjacent and under the same ownership as 10195 Hanna Lake; 
since the size has been modified and the array is now being proposed on a different parcel, a new 
Special Land Use permit is necessary. The new site plan depicts the array as being in a low-lying area of 
the subject parcel which will be significantly less visible than the previous iteration of the site plan. 
 
Planner Wells explained that the panels total 9,075 square-feet, and that staff is endorsing the request 
based on satisfaction of all applicable standards from Section 18.270 of the Zoning Ordinance. In the 
previously approved Special Land Use permit, the array was approved at 8,880 square feet. 
 
Chair Waayenberg opened the public hearing at 7:44 and closed the public hearing at 7:45.  
 
Haagsma stated that given the size of the lot and the location of the panels being in a low-lying area, it is 
likely the array will not be visible from the right-of-way or neighboring properties. Waayenberg agreed 
and added that someone would have to work hard to get a view of the panels.   
 
Wiersema noted a typo on the site plans for clarifications sake, which indicate that the panels are 179 
feet long, where they are actually proposed to be 17 feet and 9 inches long. Planner Wells inquired 
about the angle of the tilt and whether it is adjustable or not; Oliver responded that the tilt is fixed at 30 
degrees.  

 
Motion:   Motion by Giarmo, supported by Billips, to approve the Special Land Use 
   Permit for an oversized solar array in the Agricultural/Rural Residential  
   zoning district with the condition that final approval must be obtained  
   from the Township Engineer and Township Building Official. 
DISCUSSION:  None.   
AYES:   All 
NAYS:   None 
ABSTAIN:  None 
DECISION:  Motion Carried (7-0) 
 

D. Public Hearing; 3950 60th Street – Rezoning from Light Industrial to General Commercial 
 

Eric Carter of Weihe Engineers explained that a rezoning is being requested primarily to find relief from 
strict setback requirements in industrial zoning districts. The subject property is currently zoned as Light 
Industrial which requires a minimum setback of 100 feet off of 60th Street, which is not conducive to the 
operation of the intended end user, 7-Eleven. Although site plans are not a requirement for rezoning 
requests, Carter displayed preliminary plans which depict a 4,800 square-foot store with 12 fueling bays 
and 29 parking spaces. Carter added that the development team is working with the Kent County Road 
Commission to establish adequate ingress/egress points, as currently the site has one on 60th Street and 
one on East Paris Ave, both of which are too close to the intersection for the Road Commission’s liking.  



 
Planner Wells gave an overview of the staff review, noting that the rezoning would make the parcel 
usable and is sensible in staff’s opinion. This request is also consistent with the trend of investment into 
this area of the Township with the arrival of new businesses such as Stonepro and First Companies. Since 
setback requirements are so restrictive, it would be challenging for any industrial user operating under 
the current zoning designation to create a compliant site plan. Wells clarified that the proposed rezoning 
would open the parcel up for any land uses permitted in the General Commercial zoning district.  
 
Chair Waayenberg opened the public hearing at 7:56 PM.  
 
Sue of 7632 Copper Corner said that there are a lot of gas stations around this area already and she is 
nervous about the end user going “belly up” due to oversaturation.  
 
Karina, a resident of the Township, said that she would not like to see any additional gas stations, and 
questioned how many other businesses may seek rezoning requests to find relief from setbacks in the 
future. 
 
Chair Waayenberg closed the public hearing at 7:59 PM.  
 
Haagsma stated that his comments have more to do with the preliminary 7-Eleven site plan that Carter 
shared as opposed to the request for a rezoning itself. Establishing three access points on the site for a 
gas station would be challenging, however, Haagsma added that other permitted uses in the GC zoning 
district could make use of the site with a single entry on 60th Street, and that he is comfortable with the 
rezoning request and other permitted uses that could then take place.  
 
Wiersema expressed concern that this request may create spot zoning. Rober agreed and expressed 
concern about the additional traffic that could come with a gas station, to which Thomas agreed.  
 
Wells encouraged the Planning Commission to consider the range of uses permitted in the Light 
Industrial and General Commercial zoning districts and think about which uses would be preferable 
there. Although Carter provided a preliminary site plan with the end user being a gas station, the 
Planning Commission must consider all uses which would be permitted on this parcel and in the GC 
zoning district. Giarmo said that the Planning Commission would have more agency over what the end 
use of the parcel becomes if the zoning designation remains Light Industrial.  

 
Motion:   Motion by Giarmo, supported by Thomas, to make a recommendation  
    for denial to the Township Board of Trustees for a proposed rezoning  
    from LI to GC at 3950 60th Street SE. 
DISCUSSION:  None.   
AYES:   All 
NAYS:   None 



ABSTAIN:  None 
DECISION:  Motion Carried (7-0) 

 
E. Site Plan Review; 4400 60th Street – Switch Phase 3 Data Center 

 
Natalie Stewart, a representative from Switch, and Kevin Wilks, the engineer working on the project, 
explained their request for site plan review. The proposed building will constitute Phase 3 of the Switch 
data center and will use approximately 1,000 gallons of water a day and run on 100% renewable energy. 
Stewart noted that the project has received approval from EGLE and the EPA, both of which gave no 
comments or suggestions. She also specified that additional unused land will be going into a 
conservation trust, and sidewalks will be installed around the perimeter of the site.  
 
Wilks explained that the request for site plan review also entails two requested conditions. Each phase of 
the Switch campus is on its own parcel; the current alignment makes for noncompliant lighting, setbacks, 
and fencing. A lot line adjustment would bring such matters into compliance; therefore the first 
condition being requested is one which would allow Switch to obtain approval and then execute a lot 
line adjustment within 120 days of approval. The second condition being requested is to satisfy the 
landscaping requirements outlined in Chapter 23 with the Wetland Mitigation Plan administered by 
EGLE, which will require Switch to plant upwards of 16,000 trees as a result of clear-cutting the site 
without EGLE’s approval.  
 
Planner Wells gave an overview of the staff report, highlighting that the building is proposed to be just 
over 14,000 square feet, and will be flanked by chiller units. The site plan also includes a pump house, a 
previously approved electrical substation, and backup Tier 4 diesel generators, which meet the strictest 
EPA standards for particulate matter and are over 90% more efficient than older models. Wells noted 
that the initial fill of the system will use 300,000 gallons of water spread out over several days and in 
accordance with the Byron Gaines Utility Authority.  
 
Wiersema expressed weariness about the wetland mitigation plan substituting landscaping 
requirements, as the mitigation plan was put into place as a consequence of Switch clear cutting against 
EGLE’s guidelines and “getting caught”, and 3-gallon plantings appear to be too small. Wiersema inquired 
about exactly which lot lines need to be adjusted to achieve compliance, and how many generators will 
be on site. Stewart responded that the west and south property boundaries will need adjustments, and 
that four different Tier 4 generators will be used, but technically Switch could implement up to six.  
 
Waayenberg inquired whether the 3-gallon plantings are specifically required by EGLE’s mitigation plan, 
to which Wells responded yes, adding that the Township has the authority to require bigger plantings.  
 
Giarmo inquired about the Township Engineer’s report; Wilks explained that the Engineer hasn’t 
received full plans yet, but even if site plan approval is granted, Switch will still need to get final approval 



from the Township Engineer. Rober expressed concern that details keep shaking out differently than 
originally proposed, which is making her skeptical.  
Haagsma inquired about the mitigation plan, which specifies that 125 trees will be planted on two areas 
of the site, and asked where the remaining trees will be planted. Wells specified that those numbers 
refer to planting 125 trees per acre, noting that the remaining trees will be planted in an off-site 
restoration area. Wiersema inquired about whether there will be irrigation on site for the planting; Wilks 
responded that trees will be planted in an active wetland site which will be monitored for ten years and 
then will be assigned a conservation steward to further oversee. Rober noted that discussion cleared up 
her concerns.  

 
Motion:   Motion by Haagsma, supported by Giarmo, to approve the request for  
   site plan review for Phase 3 of the Switch data center campus, located at 
   4400 60th Street SE with the following conditions:  

1. An application for a lot line adjustment to alter the western and 
southern property lines to achieve compliance with setback, 
lighting, and height requirements must be submitted within 120 
days of approval (November 20th).  

2. The Planning Commission finds that the Wetland Mitigation Plan 
administered by EGLE is acceptable and otherwise satisfies the 
landscaping requirements outlined in Chapter 23 of the Zoning 
Ordinance.  

3. Sidewalk must be installed along frontage on 60th Street.  
4. All outside agency approvals must be obtained, including but not 

limited to: 
• Township Engineer 
• Township Building Official 
• Kent County Road Commission 
• Kent County Drain Commission 
• Kent County Health Department 
• Gaines Charter Township Fire Department 
• Byron Gaines Utility Authority 
• State of Michigan regulatory agencies 

DISCUSSION:  Wiersema inquired whether the Planning Commission is comfortable  
   with 3-gallon plantings; Haagsma and Waayenberg agreed that since the 
   building is so far from roadways and given that the expressway is on the  
   south side of the site, the proposed plantings should be adequate. 
AYES:   Waayenberg, Giarmo, Billips, Haagsma, Thomas, Rober 
NAYS:   Wiersema 
ABSTAIN:  None 
DECISION:  Motion Carried (6-1) 
 



 
6. PUBLIC COMMENT 

Chair Waayenberg opened the public comment period at 8:58 PM.  

Sue Vought expressed concern and advocated for a moratorium on data center development in the 
Township.  

Phil, a resident of the Township, explained that he is worried about chemicals, nuisance, blight and 
abandonment. 

Stephanie Pratt, a resident of the Township, said that Switch using 1,000 gallons of water per day is 
excessive and requested an ordinance amendment to address data centers.  

Christine, a resident of Cook’s Crossing, said that she was recently in Wisconsin where she visited a 
Microsoft data center in Mount Pleasant, and shared her notes and observations with the Planning 
Commission.  

Amy, a resident from the Township, explained that she is concerned about the potential effects of data 
centers on animals, pollinators, local ecology, and public health.  

Keith, an IT professional and resident of the Township, said that although he is not anti-data center, he 
recommends the Township adopt guidelines and define hyperscale data centers vs. not based on 
wattage. 

Karina of 736 Firestone advocated for a moratorium on data center development, in addition to 
independent studies and updated ordinances.  

Dane Olson of 3925 Carpet Rose said that he is considering moving due to the proposed development 
and advocated for adoption of a moratorium.  

Danielle of 7010 Patterson expressed concern regarding noise, resource consumption, and energy 
sources, advocating for alternative methods of energy generation such as solar.  

Patty of 3664 Merriville Court expressed disappointment that the Zoning Ordinance does not contain 
guidelines on noise levels, specifically noting that the ordinance contains stricter guidelines for noise 
emitted by wind turbines.  

Diane, a resident of Grand Rapids, expressed concern regarding potential applications of artificial 
intelligence, specifically replacing the workforce and human jobs with AI.  

Rebecca of 8063 Kraft Avenue expressed concern regarding noise pollution and low vibrational sounds.  

John DeVries of Leighton Township expressed that although he does not live in Gaines, he is concerned 
about the potential unknown impacts of the Microsoft data center.  

Cyntia Olson of 3925 Carpet Rose and her child expressed concern regarding the proposed data center, 
specifically noting potential health complications for their family and their neighbors.  



Katie, a resident of Caledonia, expressed gratitude for Commissioner Wiersema’s no vote on the Switch 
site plan review, and stated that she felt as though Switch’s proposal should have been more scrutinized.  

John Marino, a non-resident of the Township, expressed concern and noted that protecting the 
community begins at the local level and that people must be put over profit.  

Chair Waayenberg closed the public comment period at 9:42 PM.  

 
7. GENERAL DISCUSSION 

 
Planner Wells clarified some matters brought up during the public comment period. Wells noted that 
recent water rate increases in Caledonia Township are because recently the Township transitioned from 
using groundwater to joining Grand Rapids’ water supply. Wells also clarified that rate increases in 
Gaines are determined by annual rate studies and increases happen on behalf of long-planned upgrades 
and changes to the water system.  
 
Regarding Microsoft, the Township is engaging a third-party audio engineering firm to establish baseline 
measurements along several areas of the property boundaries and across different seasons to 
understand current noise levels of both dbA and dbC which will inform requirements for a noise efficient 
site. Wells clarified that Microsoft will be paying for the study but the Township will be selecting the firm.  
 
Overall, Wells said, Township staff is taking in and synthesizing as much feedback as possible to help 
inform the conditions associated with the rezoning and subsequently amendments to the Zoning 
Ordinance. The conditional rezone will be a legally binding document in which costs and bonds will be 
established entirely by Microsoft. Wells added that after the rezoning decision is finalized, a 
development agreement will be put in place, and Microsoft will need to return to the Planning 
Commission for site plan review. Chair Waayenberg added that we are still in the early stages of a very 
long process.  
 

8. ADJOURNMENT 
 

Motion:   Motion by Giarmo, supported by Rober, to adjourn at 9:55PM.   
DISCUSSION:  None.   
AYES:   All 
NAYS:   None 
ABSTAIN:  None 
DECISION:  Motion Carried (7-0) 

  

 

 



CERTIFICATION:  

I hereby certify that the above is a true copy of the minutes from the July 23rd, 2026, Planning 
Commission Meeting of the Gaines Charter Township Planning Commission held at the time and 
place mentioned above pursuant to the required statutory procedures. 

  

  Respectfully submitted, 

 

  _______________________________ 

  Lani Thomas, 

  Secretary 

  Gaines Charter Township Planning Commission  

  Date: __________________________ 

 



From: Karin Sekelsky
To: Kim Triplett; Bob Terpstra; Michael Brew; Dan Wells; Dakota Swan; Laurie Lemke, MiCPT, CPFA;

velderstel@gainestownship.org; fryling@gainestownship.org; Tim Haagsma; Robert DeWard;
cliff@bloomsluggett.com

Subject: Public Comment, Health-Based Objection, and Formal Record Request re Data Center Use Permit
Date: Wednesday, July 15, 2026 7:46:08 PM

Karin Sekelsky 

7491 Carpet Rose Drive Caledonia MI 49316

July 15, 2026

To: The Gaines Township Planning Commission & Board of
Supervisors
RE: Public Comment, Health-Based Objection, and Formal Record
Request regarding Data Center Conditional Use Permit

As an immediately adjacent property owner located less than 1,000 feet from the
proposed data center property line, I am filing this formal objection to the developer’s
baseline offer of a continuous 65 dBA threshold.

According to peer-reviewed clinical research published in the Journal of Exposure
Science & Environmental Epidemiology, continuous environmental noise
exposure operates as a direct physiological stressor heavily linked to cardiovascular
system degradation. Epidemiological studies consolidated by the World Health
Organization (WHO) confirm that unmitigated, long-term industrial sound
exposure triggers an elevated risk of arterial hypertension, nocturnal cortisol spikes,
and ischemic heart disease (IHD).

Furthermore, data center-specific environmental health assessments published
in Frontiers in Climate and Eco-Environment & Health identify the relentless
operation of massive server-chilling infrastructure as an emerging public health
concern. Independent acoustic research published via the Infrasonic and Low-
Frequency Noise Exposure Analytical Framework documents that the
continuous, narrow-band low-frequency noise (LFN) and infrasound emitted by these
mechanical cooling arrays penetrate home structures, causing sleep fragmentation,
headaches, and chronic cognitive fatigue in adjacent homeowners.

Because our township lacks a local industrial noise ordinance, the Board has a
fiduciary, ethical, and legal duty to insulate residents from these documented hazards
by writing strict performance standards directly into this project’s Conditional Use
Permit (CUP)before granting approval. To prevent severe health and property
value degradation, I urge the Board to adopt international public health and zoning
frameworks—specifically the health-based ceiling established by the WHO Night
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Noise Guidelines, which mandates a maximum outdoor evening threshold of 40
dBA (\(L_{night,outside}\)), alongside European land-use standards
establishing a strict 300-meter (approximately 1,000-foot) industrial
setback from residential parcel boundaries. [1]

I formally request that the Board mandate the following five legally binding conditions
for project approval:

1. Bifurcated Noise Caps Linked to WHO Standards: A maximum
of 50 dBA at the datacenter property line during daytime hours
(7:00 AM – 10:00 PM), dropping to a strict maximum of 40 dBA
during nighttime hours (10:00 PM – 7:00 AM), measured as a
continuous sound level (\(L_{eq}\)). [1, 2]

2. C-Weighted and Low-Frequency Tonal Penalties: Because
standard dBA metrics artificially filter out low-frequency data center
humming, the permit must include a maximum cap of 35 dBC at
the datacenter property line. Furthermore, if an audit detects a
"prominent discrete tone" (narrow-band humming or drone), a
mandatory 5 dB penalty must be automatically applied to the
facility's allowable limits.

3. Mandatory 8-Meter Acoustical Berm and Dense Vegetation: To
satisfy European environmental shielding protocols, the developer
must construct a continuous, structurally sound earthen berm with
a minimum height of 8 meters (approx. 26 feet) along the
property boundaries facing adjacent residential zones. This berm
must be densely planted with mature canopy trees and continuous
evergreen vegetation to serve as an acoustically soft, low-
frequency sound absorption buffer.[1]

4. Continuous, Public-Facing Real-Time Sound Monitoring: The
developer must fund the installation of a permanent, continuous
environmental noise monitoring system along the datacenter
property line facing adjacent residential areas. This system must
be managed by an independent third-party entity, operate
24/7/365, and capture both dBA and dBC metrics. All live acoustic
data must be broadcasted in real time to a publicly accessible
website, ensuring complete operational transparency for the
community. [1]
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5. Mandatory Post-Occupancy Audits: A requirement that the
developer fund an independent, certified acoustical engineer to
conduct comprehensive sound testing at the datacenter property
line 90 days after operations begin, and annually thereafter, to
verify the absolute accuracy of the permanent monitoring
equipment under full operational load.

Administrative Record and File Request:
Pursuant to local administrative procedures, I request that this letter, the cited
scientific journal sources, and these five requested permit conditions be formally
added to the permanent, official project file for this developer's application,
as well as the township zoning files associated with my adjacent property
parcel. Furthermore, I request that the Township Clerk or Zoning Administrator issue
a written confirmation acknowledging receipt of this correspondence and verifying its
formal inclusion in the public record.

Sincerely,

Karin Sekelsky 



From: Karin Sekelsky
To: Kim Triplett; Bob Terpstra; Michael Brew; Dan Wells; Dakota Swan; Laurie Lemke, MiCPT, CPFA;

velderstel@gainestownship.org; fryling@gainestownship.org; Tim Haagsma; Robert DeWard
Subject: Re: Mandatory Resident Protections Omitted from Microsoft"s 14-Point Proposal
Date: Monday, July 13, 2026 8:14:51 PM

Please put the below in the agenda meeting minutes for July and August meetings. - Thank
You! 

On Mon, Jul 13, 2026 at 6:20 PM Karin Sekelsky <karinsekelsky@gmail.com> wrote:
Dear Supervisor Terpstra, Planning Commissioners, and Board Members,

As a taxpayer and resident of Gaines Township, I am writing to formally demand that the
Planning Commission reject Microsoft’s current 14-point rezoning application until five
critical, legally binding community protections are added to the contract.
While Microsoft’s current proposal attempts to address surface-level concerns, it contains
severe technical loopholes that expose our neighborhood to permanent property devaluation,
physical health risks, and utility strain. We are actively watching the legal fallout in Mount
Pleasant, Wisconsin, where residents have been forced to file a federal class-action lawsuit
against Microsoft due to these exact oversight failures.

To protect your constituents against severe nuisance, the Township must extract the
following five non-negotiable demands before any rezoning vote occurs:

    1    Mandate Drastically Lower Noise Caps, dBC/dBZ Metrics, and Day/Night
Multipliers: Microsoft’s proposal allows a baseline of 65 dBA, which is far too loud for a
residential border. The Township must look to international industrial benchmarks, such as
Sweden’s strict noise standards, which limit industrial noise affecting residential areas to 50
dBA during the day, 45 dBA in the evening, and a maximum of 40 dBA at night to protect
human health and sleep cycles. Microsoft must match these protective limits. Furthermore,
because Microsoft's proposal only limits A-weighted decibels (dBA), it completely filters
out low-frequency rumble. The contract must mandate that C-weighted (dBC) and
unweighted (dBZ) noise levels do not exceed dBA levels by more than 15 decibels at
residential property lines. This is the only way to prevent the structural vibrations that cause
chronic sleep deprivation and neurological distress. If Microsoft says their tech is too loud to
meet European standards, then they do not belong in Gaines Township. Period. They are a
trillion dollar company and can afford these measures in Europe. A casual daytime site visit
to Wisconsin where one "hears birds chirping" is not scientific evidence of safety. Our
community requires legally binding, enforceable contracts that hold a trillion-dollar
corporation accountable to the people who built this township. Microsoft will likely balk at
the 40 dbA at night, but it is what the World Health Organization is dictating not to cause
long term sleep disturbances or a long term health crisis in our residential neighborhoods.
The dbC simply must not penetrate any homes! 

    2    Establish an Escrow-Funded Property Value Guarantee: While Microsoft has agreed
not to seek local tax abatements, they have offered zero protections for the individual
homeowners whose property values will suffer from living next to an industrial mega-
complex. The Township must require Microsoft to fund an independent, third-party escrow
account. If a resident within a 1-mile radius must relocate and an independent appraisal
proves a drop in market value due to the data center, Microsoft must legally buy out the

mailto:karinsekelsky@gmail.com
mailto:Kim.triplett@gainestownship.org
mailto:Bob.terpstra@gainestownship.org
mailto:Michael.Brew@gainestownship.org
mailto:dan.wells@gainestownship.org
mailto:dakota.swan@gainestownship.org
mailto:laurie.lemke@gainestownship.org
mailto:velderstel@gainestownship.org
mailto:fryling@gainestownship.org
mailto:tim.haagsma@gainestownship.org
mailto:robert.deward@gainestownship.org
mailto:karinsekelsky@gmail.com


property at its pre-development rate, plus moving costs, or cover the financial deficit. If
Microsoft is as certain as they claim that this facility is quiet and safe for property values,
they should have absolutely no problem signing a Property Value Guarantee. If they refuse
to sign it, it proves they know our home values are in danger, and the township must deny
the rezoning.

    3    Enforceable Hard Caps on Power and Public Water Usage: Microsoft states it will rely
on the Byron-Gaines Water System rather than groundwater. However, the proposal lacks a
legally binding ceiling on daily consumption. If Microsoft shifts this site into a resource-
heavy "hyperscale AI" facility, our infrastructure is at risk. The contract must include an
absolute maximum limit on allowed Gallons Per Day (GPD) and Megawatts (MW), giving
the Township the power to automatically throttle operations if limits are breached.

    4    Independent, Real-Time Community Compliance Monitoring: Microsoft promises a
"performance guarantee," but Gaines Township does not possess the staff or specialized
technology to monitor a tech giant's real-time emissions. Microsoft must be contractually
forced to fully fund permanently installed, independent acoustic and environmental sensors
along its borders. This live data stream must be fully transparent, accessible online to the
public, and managed by a neutral third-party engineering firm.This again, includes both
dBA, dBC, and dBZ. 

    5    Automatic, Multi-Million Dollar "Stipulated Civil Penalties": Code enforcement
actions move too slowly to protect a neighborhood. The contract must outline automatic,
non-negotiable financial penalties. Any documented violation of noise, water, or
environmental caps must trigger an immediate $50,000 fine per day, paid directly into a
Gaines Township community protection fund.

I request that this letter be entered into the official public record for the upcoming planning
meetings, board meetings, as in plural, for the months of July and August. I look forward to
your response and your action to protect your constituents.

Sincerely,
Karin Sekelsky



From: Dan Wells
To: Karin Sekelsky; Kim Triplett; Bob Terpstra; Michael Brew; Dakota Swan; Laurie Lemke, MiCPT, CPFA; Kathy

Vanderstel - Hotmail; vanderstel@gainestownship.com; fryling@gainestownship.org; Tim Haagsma;
cliff@bloomsluggett.com

Subject: Re: Property Protection
Date: Thursday, July 23, 2026 4:14:41 PM
Attachments: image387155.png

Hello Karin,

This will be provided to the Planning Commission this evening. 

Thank you. 

​​​​

www.gainestownship.org
dan.wells@gainestownship.org

Dan Wells
Community Development Director
Office: 616‑698‑6640 Ext.120
Cell:  616‑980‑6188

From: Karin Sekelsky <karinsekelsky@gmail.com>
Sent: Thursday, July 23, 2026 3:54 PM
To: Kim Triplett <Kim.triplett@gainestownship.org>; Bob Terpstra
<Bob.terpstra@gainestownship.org>; Michael Brew <Michael.Brew@gainestownship.org>; Dan
Wells <dan.wells@gainestownship.org>; Dakota Swan <dakota.swan@gainestownship.org>; Laurie
Lemke, MiCPT, CPFA <laurie.lemke@gainestownship.org>; Kathy Vanderstel - Hotmail
<kathy.vanderstel@hotmail.com>; vanderstel@gainestownship.com
<vanderstel@gainestownship.com>; fryling@gainestownship.org <fryling@gainestownship.org>;
Tim Haagsma <tim.haagsma@gainestownship.org>; cliff@bloomsluggett.com
<cliff@bloomsluggett.com>
Subject: Property Protection
 
July 23, 2026

Hello Gaines Township Board Members and Planning Committee, 

I can’t attend tonight’s meeting, but would like the below speech be recorded in the next
available meeting minutes. Thank for listening and your support. 

Public Comment Speech: 2,000-Foot Property Protection

Good evening, members of the Board and the Planning Commission.

My name is Karin Sekelsky, and I live in Carpet Rose Estates, just one row over from the
proposed Microsoft data center parcels.
I am here tonight because this pending rezoning is not just a debate about land use—it is a
direct threat to the single largest financial investment of my life. If you approve this project
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without strict financial safeguards, you are treating my family, and my neighbors, as
acceptable collateral damage.

We have heard a lot about 150-foot setbacks and 8-foot berms: Way too short distances and
tiny berms that will not protect us. But low-frequency dBC noise, visual industrial blight, and
years of construction dust do not stop at a single fence line, nor a measly 8-foot berm. They
travel through open air and vibrate right through the walls of our homes. Our homes function
as an amplifier box making the vibrations worse IN the home than outdoors. 

Because of this reality, I as a member of Carpet Rose Estates have submitted a formal letter to
the record tonight. I am demanding that any final conditional rezoning contract with Microsoft
include a Property Value Guarantee and a Proactive Land Buyout Program for all residential
properties within a 2,000-foot radius of the campus boundary.

If Microsoft is confident that their engineering will fully eliminate neighborhood impacts, they
should have zero objection to legally guaranteeing our home values. If an independent
appraisal proves our home values drop because of this industrial campus, Microsoft must
make us whole.

Furthermore, if this project forces us to move based on disruptive nuisance as we experience
 it living here, Microsoft must cover 100% of our relocation costs, including a Tax Differential
Subsidy. Under Michigan’s Proposal A, our current property taxes are capped. Forcing us to
sell means our taxable value resets, punishing us with a massive tax hike on any comparable
future home. Microsoft must pay that difference. For residents within 2,000 feet who cannot
live with a 50-foot server warehouse in their backyards, Microsoft must offer a voluntary
premium buyout option.
YOU have a fiduciary and ethical duty to protect the taxpaying citizens of Gaines Township
over the financial interests of a multinational corporation. Do not force us to pay the price for
Microsoft's footprint. 

We EXPECT these explicit protections to be integrated into the next revised draft of the
zoning text.

Thank you.

Karin Sekelsky 
7491 Carpet Rose Drive, Gaines Township
Caledonia, MI 49316



PLANNING COMMISSION MEMO
Meeting Date: August 27thth, 2026 

AGENDA ITEM: 5.A

REQUEST: Special Use Permit and Site 
Plan Review for Mineral Extraction

ADDRESSES: 2110 100th Street and 
10688 Kalamazoo Avenue

APPLICANT: Stoneco of Michigan

ZONING: Agricultural-Rural Residential

PROPERTY SIZE: ca. 181 acres

REPORT BY: Dan Wells, Community 
Development Director 
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OVERVIEW:  
The applicant requests a Special Land Use (SLU) permit and Site Plan Review to permit a ca. 181-
acre gravel and sand mine in the Agricultural-Rural Residential zoning district. The Planning 
Commission has the responsibility to consider a SLU for mineral extraction projects and can 
review site plans concurrently.   

The Planning Commission's role is to review the SLU request for consistency with Section 18.190 
Mineral Extraction Special Land Use Approval Standards, and the Site Plan dated August 17, 2026.  

Stoneco will move the mined material via a conveyor system used at the Barnaby and Jeplawy 
pits, no trucking of materials will be undertaken. Work will begin at the north end of the site and 
move south over time, the mine is expected to be in operation for 6-10 years depending on 
demand and supply of minable sand and gravel deposits. All processing and sorting will be 
performed at the current processing facility located at 908 100th Street. 
the land will be regraded and returned to Agricultural-Rural Residential use.  

A report has been prepared by Natural Resources Management titled “Special Land Use Permit 
Application & Site Plan Review for Mineral Extraction”, revised August 17th, 2026 (NRM 2026). It is 

NRM also prepared a Comprehensive 
Environmental Impact Assessment as part of their EGLE permit, which was submitted as part of 
the SLU application (dated November 24th, 2025). 

NRM 2026 includes responses to standards under the zoning ordinance, site plans, and 
appendices including an Environmental Impact Assessment, Sound Level Compliance Plan, 
Fugitive Dust Plan, and Construction Sand & Gravel Need and Marketability Analysis. 
review of this request using applicable standards from the Zoning Ordinance are included in the 
Planning Commission packet, but the full appendices associated with this request are not 
included. Full appendices are available upon request or can be viewed in the digital version of the 
meeting packet, posted to the Township website. 

The Planning Commission should be aware that Michigan sand and gravel mining law limits local 
government control over aggregate operations, which are generally regulated by Department of 
Environment, Great Lakes and Energy (EGLE). These regulations aim to facilitate mining of 
"valuable natural resources" unless "very serious consequences" can be demonstrated.  
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SURROUNDING ZONING:  
 

 NORTH: Agricultural/Rural 
Residential 

 

WEST: Agricultural/Rural 
Residential 

SUBJECT PARCELS EAST: Agricultural/Rural 
Residential 

 SOUTH: Agricultural/Rural 
Residential 

 

 
 
PROCESS: 
The request for a combined Special Land Use permit and Site Plan Review is subject to the 
following process:  

1. Submittal by applicant (Section 25.20 A-C) 
2. Completeness review by Zoning Administrator (25.20 D)  
3. If complete, a public hearing shall be scheduled (Section 25.70) 
4. Administrative review of special land use and preliminary plan by Zoning Administrator 
5. Public hearing (for the SLU) and review and decision by the Planning Commission (Section 

25.50) 

 
STANDARDS OF REVIEW: 
Mineral extraction uses are permitted in the Agricultural-Rural Residential zoning district if they 
meet the standards in Section 27.40 Special Land Use Approval Standards, Section 18.190 
Mineral Extraction, and Chapter 26.40 Site Plan Review. The Planning Commission shall review all 
details of the application and submittal to ensure satisfaction of those requirements.  

SECTION 27.40 SPECIAL LAND USE APPROVAL STANDARDS  

The following special land use approval standards shall be considered by the Planning 
Commission.  

ZONING ORDINANCE AND MASTER PLAN The special land use will be consistent with the 
goals, intent, and purposes of the Zoning Ordinance and the Master Plan. The associated site 
plan will comply with all requirements of this Ordinance and satisfy all site plan standards of 
approval.  

Meets Standard. The proposed mining area is currently zoned Agricultural-Rural Residential which 
allows for mineral extraction with issuance of a SLU permit and is not located close to any 
properties in the Suburban Residential zoning district. Sand and gravel mining has historically 
been permitted and carried out to the west of the proposed mine parcels.  
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regulated by EGLE, 
and the state controls permitting. In addition, the Michigan Zoning Enabling Act  that 
local zoning cannot prohibit mining unless it causes "very serious consequences". The thresholds 
for “very serious consequences” is a high legal bar and must "substantially exceed the ordinary 
impacts" of customary operations and pose an actual, unavoidable risk to public health, safety, or 

 

If the Planning Commission determines the proposed mine meets the SLU and site plan review 
standards, then compliance will be met.  

B. USE COMPATIBILITY AND CHARACTER The site plan and buildings associated with the use 
will be designed and constructed, and the use will be operated and maintained in ways to 
ensure compatibility with adjacent and nearby land uses. Establishment of the use will not 
degrade the essential character of the area in which it is proposed. Further, it will not impede 
the normal and orderly development and improvement of surrounding property and shall not 

or uses.  

Meets Standard. The land is currently zoned Agricultural-Rural Residential, which allows for 
mining, and uses that are generally more intensive than residential. Six residential homes are 
located within 500 feet of the mine perimeter that will be most impacted both by noise during 
active mining and the visual impacts once mining is completed. The mine will have to comply with 
EGLE-Air Quality Division regulations for dust suppression.  

Although the noise impacts during mining likely will not reach the threshold for "very serious 
consequences", the Planning Commission may consider that Stoneco will utilize the conveyor 

that would otherwise be necessary.  

A 6 to 8-foot-high berm will be constructed of topsoil around the mine perimeter which will limit 
noise from mining operations and visual impacts of active mining to surrounding homes. This 
berm will would be views 

with an EGLE approved seed mix so the soil is 
stabilized and the berms are more visually appealing. They will be removed after mining 
operations are completed as part of the mine reclamation process.   

Once the mine is abandoned, the topsoil collected in the berms will be pushed back into the 
mined area and slopes will be contoured to stabilize the mine walls. Reclamation is monitored by 
EGLE. Applications for mining permits must include plans for grading, revegetation, and stabilizing 

three years of closing. 

C. PUBLIC SERVICES AND INFRASTRUCTURE The use and its associated buildings and site 
improvements will be adequately served by essential infrastructure and services, such as 

ction; 
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will not create excessive additional requirements at public cost for infrastructure; and will 
not be detrimental to the economic welfare of the community.   

Meets Standard. No utility extensions will be necessary, and other public services will not be 
impacted based on any previous or proposed mining operations. Other than initial staging and 

 due to use of the conveyor 
system.   

D. IMPACT AND NUISANCES The use and its associated buildings and site improvements will 
not be hazardous or disturbing to existing or future uses in the same general vicinity and in 
the community as a whole, and it will not involve uses, activities, processes, materials, 
equipment, or conditions of operation that will be detrimental to persons, property or 
general welfare by reason of excessive activity, noise, vibration, smoke, fumes, glare, odor, or 
visual impact.  

Substantially complies, condition recommended. 
active mining activity and visual impacts of an open pit mine both during excavation and after 
mining is completed. The Township has not received valid complaints regarding smoke, fumes, or 
odor from existing active mines, other than complaints about stump burning during land clearing, 
which was a temporary nuisance; the mining operation proposed in this request will not require 
tree clearing.  

The Sound Level Compliance Plan (Appendix B of the Comprehensive Environmental Impact 

during mine operation including mining with heavy equipment, backup alarms, and loading gravel 
onto the conveyor system. Noise generated by these activities is  
berms and moderated as most mining activity is done below the rim of the berm. Heavy 
equipment (a “jaw crusher”) will be operating on site that performs an initial sorting of rock and 
sand before it is put on the conveyor. Noise from the conveyor system is very low, and generally 
not noticeable beyond 50 feet away.  

Based on previous studies undertaken in similar environmental settings, Stoneco does not 
anticipate excessive vibrations will be created by mining operations, nor 
property boundaries.  

The application states that on-site lighting may be utilized during winter hours of operation after 
sundown and prior to sun-up units, and it 
seems that there is potential for glare considering their power, potential height up to 23 feet, and 
use of LED technology.  for a pole height of 15 feet high 
unless the top of the light is below grade, and that LED lights are limited to 2700 kelvin per 
residential standards.  
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E. ENVIRONMENTAL IMPACT The use and its associated buildings and site improvements will 

sensitive natural resources.   

Meets standard. Mining is inherently a destructive practice as it removes minerals necessitating 
topsoil grading, vegetation removal and mass excavation, but the mine will be reclaimed per EGLE 
regulations, which limits long term degradation. The practice of stockpiling topsoil in berms for 
later redistribution when mining is complete has been successfully done in other areas of the 
larger mining operation (portions of 1070 100th Street and 1264 100th Street).  

Stoneco has prepared a Comprehensive Environmental Impact Assessment as part of their State 
permit application which details environmental conditions and impacts.  

Four small “pothole” wetlands were located within the proposed mine area, but no regulated 
wetlands or surface waters are present. The mine will not extend into the groundwater bearing 
soils and will not  

 

daily.  

G. PRECEDENCE AND REASONABLE LAND USE The proposed use shall not set precedents for 
-term plans or policies of the Township. 

The proposed use will be reasonable. 

Meets standard. Sand and gravel mining activities have been carried out in Sections 29, 32 and 33 
of the Township for decades due to the presence of a lens of glacial moraine deposits that are 
economically viable for mining. The future land use map associated with the 2023 Master Plan 
indicates that former mines to the East of Kalamazoo Ave are intended to return to agricultural 
use; the applicant has indicated their intention is to do the same with the subject parcels once 
mining is complete.  

SECTION 18.190 MINERAL EXTRACTION   

C. SETBACKS, BUFFERS, AND SEPARATION  

1. Setbacks.   

a. No excavation shall occur within 100 feet of a road right-of- -
site residence, housing development, or residential district, and within 100 feet of a property 
line other than the above limits.  

Meets Standard. The site plan indicates conformance with the setback requirements. The 100 foot 
 

b. The special land use permit may allow mineral extraction within the required setback area 
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minimum setbacks provide written consent prior to the Planning Commission’s 
recommendation of the site plan. However, in no case shall an excavation occur within 200 

-site residence or 100 feet of a property owned by a non-consenting party.  

Meets Standard. The applicant could apply for an amendment if negotiations with adjacent 
landowners are successful.  

shall remain in a natural state, farmland, woodland, or planted with vegetation. The Township 
may require berms and/or other screening to reduce sound or vibration impact on 
neighboring properties when existing vegetation or topography is determined to be 

 

Meets Standard. Topsoil from the site will be piled along the margins and within setbacks to create 
a 6-8 foot high berm to block noise and sightlines into the mining area. Areas along residential 
properties with homes will have additional landscaping (see Site Plan Review below for 
discussion, and Landscape Plan). 

maintained, and noticeable gaps shall be replanted. Management or thinning is permitted to 
her 

 

Meets Standard. A landscaping plan was provided, which meets the requirements of Chapter 23 
(see Site Plan Review below for discussion). NRM 2026 pg. 5 indicates that the berms will be 
continuously monitored and maintained per EGLE regulations.  

4. Markings. Visible posts or markers shall be staked at the excavation limit setback lines 
every 50 feet during extraction in the active area to warn excavator operators of the limits of 
site disturbance.  

Meets Standard. Marking methods are noted in Operating Plan notes and indicate conformance 
with markers every 50 feet as required.  

any stream or waterway as established by the Michigan Department of Environment, Great 
Lakes, and Energy.  

Meets Standard. Wetland delineations were carried out in 2025 and indicate that no regulated 
wetlands are located within the proposed mining area. Any additional wetland studies required by 
EGLE will be regulated under a state mining permit.   
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D. PROCESSING PLANTS AND STOCKPILE  

1. Setback. Permanent and temporary processing plants and accessory structures shall not 
be closer than 200 feet from any property line, including the road right-of-way.  

Meets Standard. Processing will be undertaken at the 100th Street & Eastern Avenue processing 
facility ca. 1.15 miles to the west. Mined materials will be transported via a conveyor system.  

2. Location. When practicable, the permanent processing plant shall be located within the 
excavation area, at a point lower than the general level of the surrounding terrain to reduce 
the visual and noise impact of the plant structure.  

Not applicable. Processing will be undertaken at the 100th Street & Eastern Avenue facility.  

3.   Conveyor Belts and Related Apparatus.  Notwithstanding the 200-foot general setback 
requirement, conveyor belt and related accessories and apparatus may be located closer 
than 200 feet from any property line (including the road right-of-way) so long as the Planning 

 

a.       Such location will not unreasonably impact the residents of adjoining or nearby properties. 

The proposed conveyor system will pass within 150-200 feet of the home at 10195 Kalamazoo Ave. 
Depending how far down the slope it is placed, it may not be visible or be heard from that home.  

b.      No other location or alternative is reasonably practicable. 

The location and path of the conveyor system is highly dependent on adjacent landowner 
permission. It is unlikely that any other path is feasible as landowners other than 1856 100th St 
(previously mined Barnaby parcel) are unlikely to allow a conveyor system across their property.  

c.       The proposal is consistent with the other mining requirements in Section 18.190 

The application meets all the standards for Section 27.40 Special Land Use Approval Standards, 
Section 18.190 Mineral Extraction, and Chapter 26.40 Site Plan Review. 

E. OPERATIONAL PLAN  

With the application for a special land use permit, an operational plan must be submitted for 
review by the Planning Commission and Township Board. At a minimum, the operation plan 
shall include the following information:  

1. The areas to be mined and the proposed phases.  

A phasing map has been provided that indicates 11 overall phases. Mining will generally begin in 
the north and proceed southward. The exception is the last phase, which is at the far north end of 
the project area closest to 100th Street.   

2. The location of permanent structures.  

No permanent structures will be constructed on the site.  
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3. Locations for storage piles.  

Overburden from the mine area will be used to build the berms that surround the site, and those 

operations, materials will be temporarily stored adjacent to the conveyor feeder, so they will move 
throughout the site.  

4. The points of access upon public streets.  

The main entrance will be on 100th Street. Two other gates will be opened through the berm, one to 
allow the conveyor to lead to the west, and one gate accessing the Seif property on the south. The 
main entrance will be the only one used for vehicle access.   

6. Screening and reclamation plans.  

A 6- to 8-foot-high berm will surround the property which helps screen sound emitting from the 
property and views into the property. Additional plantings will be installed along segments of the 
property which are adjacent to residential homes so that vegetation will grow in over time and 
further block views into the pit.  

Reclamation is regulated by EGLE, and the current plan is to push the topsoil stored in the berms 
back into the pit, grade it and then stabilize the slopes. At that point the property can be used for 
Agricultural-Rural Residential uses.  

7. Hours of operation.  

As with previous Stoneco operations, during the week the mine will operate 7am -7pm Monday 
through Friday, 7am – 
18.190.I.  

8. Estimated type and quantity of mineral materials to be removed.  
Stoneco estimates that there is approximately 6.1 million cubic yards of sand and gravel deposits 
that are available across 143.3 acres. The quality of materials is good for construction and road 
building.  

 
9. Description of extraction and processing methods.  
Once overburden is stockpiled in the berms, heavy equipment will be used to excavate salable 
materials from the north end of the site. Materials will be stockpiled at the conveyor feeder, loaded 
and sent to the processing facility at 100th Street & Eastern Avenue.  
 
10. Equipment to be placed on the site. 
No permanent equipment will be located on site, only mining vehicles and related support 
equipment, and temporary conveyor systems which will be extended as mining progresses across 
the site.  
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11. A summary of the procedures and practices that will be used to ensure compliance with 
the requirements of this section. 

Meets Standards. Both operational and administrative controls will be employed to meet 
compliance. The Operational Plan is outlined in NRM 2026, pages 6-8.  

F. SECURITY AND SAFETY  

1. Signage. Upon commencement of mining operations, the active mining area shall be 
enclosed by a fence that is no less than four (4) feet in height, and “No Trespassing” signs 
shall be placed along the fence at least every 100 feet. Fences shall be maintained in an 
upright position and in good repair.  

2. Gate. A gate at the active mining area shall be locked when the mine is not in active 
operation.  

Meets Standards. A welded wire perimeter fence will be installed and no trespassing signs 
installed at the required intervals. Three gates will be placed that will remain locked when not 
used for ingress & egress for mining or farming activities.  

G. NUISANCE AND IMPACT MITIGATION  

1. Noise and Vibration. Noise and vibration shall not be made at a frequency or intensity so as 
to constitute a nuisance to the general health, safety, and welfare of the residents in the 

es by the proper use of 
berms, walls, screen plantings, and fences.  

Meets Standard. NRM 2026 Appendix B includes a Sound Level Compliance Plan that will help 
reduce the noise generated by mining, material sorting and conveying activities. NRM 2026 also 
notes that noise is regulated by the federal Mine Safety and Health Agency to protect workers in 

Vibration has not been an issue is past mining activities in the area, nor is vibration expected to be 
an issue at the proposed mining facility as it is very similar in nature to past/existing mines.  

2. Air Pollution and Dust Control. Air pollution in the form of dust and dirt shall be kept at a 
minimum. Regular dust control practices shall be implemented for general excavation, 
moving soils, screening, and crushing, and records of activities shall be kept on site. Upon a 
complaint-based inspection or regularly scheduled inspection, a Township code 

levels are due to environmental factors (dry season, wind, etc.) or management practices, 

action, including but not limited to:  

a. As-needed watering of unpaved travel surfaces.  

b. As-needed sweeping of internal roads.  
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c. Paving additional segments of the internal roadway or applying millings.  

d. As-needed watering during the crushing operations.  

other dust control measures.  

Meets Standard. Dust from mining operations is regulated by EGLE-Air Quality Division and NRM 
2026 Appendix C includes a Fugitive Dust Plan. No paved roads will be used within the active 
mine, and haul roads will be watered as necessary. No crushing operations are occurring at the 
mine site that would generate dust.  

3. Equipment Operation. All equipment used for the mining operation shall be operated in 
such a manner as to minimize, to the maximum extent practicable, dust, noise, and vibration 
conditions that are injurious or substantially annoying to persons living in the vicinity.  

Meets Standard. Based on the state and federally required controls on mining activities, the 
threshold of very serious consequences is not likely to be exceeded due to a lack of processing 
equipment at the mine, and use of a conveyor instead of semi-trucks to transport materials. 

H. INTERIOR ROADS  

1. Surface. Interior road surfaces may be gravel, crushed stone, concrete, or asphalt millings. 
When paving is required, it shall be completed prior to the commencement of operations.  

2. Maintenance. Internal roads shall be maintained to reduce potholes and ruts as 
reasonable.  

3. Signs. Internal road signs shall be established, as required by the Township. Required 
signs may include, but are not limited to: No Engine Brake, Speed Limit, Slow, and Stop.  

4. Route. Operations shall incorporate internal circulation routes that minimize the need for 
truck reverse movements.  

Not applicable. No paved interior roads are proposed. If such roads are proposed in the future, 
they will be subject to an amendment.   

I. HOURS AND DAYS OF OPERATION The operation of mineral extraction and processing shall 
be restricted to the Township-approved hours and days of the week. No operations shall be 
conducted on Sundays or legal holidays, or at any time over the Memorial Day or Labor Day 
weekend, or the Independence Day weekend if July 4 falls on a Monday or Friday. The 
Planning Commission may further restrict hours, days, seasons, or months to minimize 
nuisance impacts on neighbors or to address public safety considerations regarding road 
use. In emergency, unanticipated, or unusual circumstances, the hours of operation may be 

Administrator's approval.  
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7am-7pm Monday though 
Friday, 7am-3pm on Saturday, and closed on Sunday.  

J. FINANCIAL GUARANTEE  

determined by the Township. The Township may adjust the guarantee amount at the time of 
special land use permitting and on an annual basis.  

2. Type. The guarantee shall be provided in one (1) of the following forms and approved by the 

acceptable to the Township Board.  

3. Release. Upon Township approval of the reclamation of mined acreage and reduction of 
net operational area, the bond or security may be released in accordance with the amount or 
security required per acre.  

Meets Standard. The Township Engineer has reviewed the reclamation requirements and 
estimates a security deposit of $726,000 will be necessary based on $6,000 per acre of mined 
area within 30 days of active mining activity. 
approval.  

K. VERY SERIOUS CONSEQUENCES  

1. Additional Review and Inquiry. In the event the Planning Commission determines that the 
application for a special land use permit for mineral extraction does not satisfy the 
standards in this section or those in Sections 26.40 and 27.40, the Planning Commission 
shall conduct an additional inquiry to determine whether a special land use permit must 
nevertheless be granted in order to comply with Section 205 of the Zoning Enabling Act, MCL 
125.3205. In conducting this inquiry, the burden is on the applicant to show that there are 
valuable natural resources located on the subject property, that there is a need for the 
natural resources by the applicant or in the market served by the applicant, and that no very 
serious consequences would result from the extraction, by mining, of the natural resources. 
To determine whether very serious consequences would result from the proposed mining 
activity, the Planning Commission shall consider:  

a. The relationship of extraction and associated activities with existing land uses.  

b. The impact on existing land uses in the vicinity of the property.  

c. The impact on property values in the vicinity of the property and along the proposed 
hauling route serving the property, based on credible evidence.  

proposed hauling route serving the property.  
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government.  

property.  

2. Approval and Conditions. If the Planning Commission determines that the applicant has 

permit on reasonable conditions, notwithstanding any other provision of this Ordinance. 

Meets Standards
standards are not met.  
 
NRM 2026 includes a Construction Sand and Gravel Need and Marketability Analysis which 
establishes that there are approximately 6.1 million cubic yards (8.6 million tons) of valuable 
construction sand and gravel present on site  
due to sand and gravel being non-renewable resources which are in high demand to support Kent 

.  
 

additional sections of Section 205 of the Zoning Enabling Act (MCL 
125.3205) below for reference.  
 
  (3) An ordinance shall not prevent the extraction, by mining, of valuable natural resources from 
any property unless very serious consequences would result from the extraction of those natural 
resources. Natural resources shall be considered valuable for the purposes of this section if a 
person, by extracting the natural resources, can receive revenue and reasonably expect to operate 

 
 
    (4) A person challenging a zoning decision under subsection (3) has the initial burden of showing 
that there are valuable natural resources located on the relevant property, that there is a need for 
the natural resources by the person or in the market served by the person, and that no very serious 
consequences would result from the extraction, by mining, of the natural resources. 
 
    (6) Subsections (3) to (5) do not limit a local unit of government's reasonable regulation of hours 

part 632 of the natural resources and environmental protection act, 1994 PA 451, MCL 324.63201 
to 324.63223. However, such regulation shall be reasonable in accommodating customary mining 
operations. 

 



Planning Commission  Meeting Date: August 27th, 2026 

Property values, addressed under K.1.c, 
assembled a comparison of arms-length sale values for several properties close to historic mine 
operations in the area. 
 

Address Prior Sale Year and Value Most Recent Sale  2026 Value* 
10195 Kalamazoo Ave  1996 - $123,000 2022 - $317,100 $398,100 
1320 100th St SE 2012 - $137,500 2022 - $355,000 $453,900 
1533 100th St SE 2007 - $52,500 2021 - $300,000 $408,600 

 *Per Zillow 
 

K.1.f (public interest) is addressed in NRM 2026 statement to be 
adequate to establish public interest.  
 
SECTION 26.40 SITE PLAN STANDARDS OF APPROVAL  
A site plan must also meet all of the standards of this section.  
 
A. ZONING COMPLIANCE AND COMPATIBILITY Site plan proposals shall conform to all zoning 
district requirements (Chapters 4 to 13, as applicable), land use regulation (Chapter 15), 
building requirements (Chapter 16), general requirements (Chapter 17), and any applicable 

 prior to the 
Planning Commission’s approval (Chapter 30). Site planning shall consider both zoning 
compliance and compatibility with adjacent properties and land uses. All uses, structures, 
and buildings will fully comply with this Ordinance and all other applicable Township 
ordinances.  

 demonstrates compliance with all applicable 
requirements outlined in the Zoning Ordinance which are mentioned above. The application 
includes details pertaining to lighting, 

 
 
B. LIGHTING   
No permanent lighting will be placed on the site. Mobile lighting using trailers with telescoping 
light poles may be used during fall-winter-spring months when sunlight is inadequate for 
operations. The Applicant states that all lighting will face downward so that it will not glare onto 
adjoining property. Spec sheets for the light trailers is attached. As discussed in “D. Impacts and 
Nuisances” above, 
that LED lights are limited to 2700 kelvin per residential standards. 
 
C. PARKING AND LOADING Parking lot design shall demonstrate compliance with all 
dimensional and circulation requirements and shall be arranged to provide safe and 
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convenient access to buildings and land uses (Chapter 20). If applicable, stacking and 
loading spaces shall be designed to minimize the impact on internal circulation routes and 

 
 
Not Applicable. No parking lots will be established.  
 
D. MOBILITY, TRAFFIC, AND ACCESS Pedestrian and bicycle travel shall be accommodated in 

maintained (Section 21.30). Driveway placement, connectivity, and shared access shall be 

site. Compliance with access management requirements shall be demonstrated (Section 
21.40). All sites and buildings shall be accessible to emergency service vehicles and 
personnel to respond to emergencies and calls for service. Streets and driveways shall 
conform to the requirements of Chapter 22.  
 
Section 21.20 and Chapter 22 Not Applicable. Pedestrian and bicycle accommodations are not 
necessary for the project, and streets will not be constructed.  
 

County primary roads will serve it.  
 
Section 21.40 Meets Standard. One driveway will be established onto 100th Street for egress & 
ingress of vehicles and equipment, and any necessary permits from Kent County Road 
Commission will be obtained.  
 
E. LANDSCAPING, SCREENING, AND ENVIRONMENTAL PROTECTION All applicable 

appropriate for the reasonable development of a site. Site plans shall demonstrate that the 
impact of exterior uses and activities is minimized by required landscaping and screening.  
 
Meets Standard. A landscaping plan with screening plantings has been submitted that exceeds 
landscaping ordinance requirements for screening industrial operations from residential uses 

 The landscaping plan also indicates areas 
that have existing hedgerows and tree lines which will provide screening. ote that the 
screens have been placed where the direct impact to residences occurs; although screening has 
not been applied to the entire perimeter of the mine site, the berm will encompass the entire site.  
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Trees and shrubs for screening are placed on the outside edge of the berms. The intent is that the 
berm will screen for the short-term, and by the time of removal, vegetation will be mature enough 
to screen the view into the reclaimed mine.  
 

 that new berms used for screening would be grassed and vegetation 
would be maintained per EGLE standards. This treatment is appropriate for mine boundaries 
adjacent to undeveloped land.  

 
S
into the mine area, particularly along the western side of the mine. From a  

they will be looking into the abandoned mine.  
 

The Planning Commission has the authority to modify landscaping requirements under Section 
25.100.   
 
F. STORMWATER AND WATER QUALITY Stormwater detention, retention, and drainage 
systems shall be designed to protect neighboring properties from the negative impacts of 
increased stormwater run-
public stormwater drainage systems under the authority of the Kent County Drain 
Commission, Kent County Road Commission, or the Michigan Department of Transportation 
(MDOT).   
 
Meets Standards. Stormwater on the site is regulated by Kent County Road Commission, and a 
Soil Erosion and Sedimentation Control permit will be obtained. No stormwater discharge will be 
necessary from the property; all stormwater will be retained on site.  
 
G. SIGNS Proposed signs shall meet dimensional and location requirements and shall be 
placed in locations that limit driver distraction and prevent visual clutter (Chapter 24).  
 
Meets Standards. No signs are proposed on the expansion property with the exception of the “No 
Trespassing” signs that will be placed along the perimeter fence at least every 100 feet. Any 
additional signage will need to meet Agricultural-Rural Residential standards.  
 
H. WATER AND SEWER Public water and sewer connections shall be approved by the Byron 
Gaines Utility Authority (BGUA) in accordance with Section 17.90 B as applicable. The site 
plan will not overburden BGUA’s ability to provide public services, while at the same time 
adequately providing for sewage collection and treatment.  
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Not applicable. No water or sewer connections are proposed for this project. 

I. OUTSIDE AGENCIES Applicants shall secure all applicable outside agency approvals,
including but not limited to the Kent County Health Department, Kent County Road
Commission, Kent County Drain Commission, Fire Department, and State of Michigan
regulatory agencies. Securing applicable approvals may also be a condition of approval if not
received prior to the Planning Commission review.

Meets Standard. 

Kent County Road Commission: Stoneco will apply for a Soil Erosion and Sedimentation 
Control permit (SESC) with the Road Commission. 

EGLE: Stoneco has met wetland obligations, and will apply for a construction stormwater permit 
once the County SESC permit has been obtained. 

Kent County Drain Commission, Fire Department, and Kent County Health Department: No 
permits are required for this project with these agencies. 

All permits will be obtained prior to commencement of operations, and a copy will be provided 
to the Township. 

STAFF RECOMMENDATION 
For both the 
conditions: 

A security deposit for restoration of $726,000 is required within 30 days of beginning active mining 
activity. Any letters of credit or other security instruments shall be reviewed and subject to 
approval by the Township Attorney.  

Mobile light poles be limited to a height of 15 feet high unless the top of the light is below natural 
ground level grade, and that LED lights are limited to 2700 kelvin per residential standards. 

Planning Commission decisions are limited to the following: 
1. Approval.
2. Approval with conditions.
3. Denial, based on a determination the application does not meet one or more standards.
4. Postpone decision.
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Hi Dan,

We have reviewed the updated information submitted for the proposed mineral extraction PUD on the Seif properties near Kalamazoon
Avenue between 100th Street and 108th Street.  We have no additional comments to make at this time.  We note that some of the
comments made in our February 5, 2026 review letter have been addressed and we expect that the remaining items will be conditions of
the Township if the mining PUD is approved.

thanks,

Jeff Gritter, P.E.
VK Civil
c. (616) 292-8242
o. (616) 277-2185
www.VKcivil.com

From: Dan Wells <dan.wells@gainestownship.org>
Sent: Tuesday, August 4, 2026 9:12 AM
To: Jeff Gritter <jeff@vkcivil.com>; Pat Quick <Pat.Quick@gainestownship.org>
Cc: Nate Bosma <nbosma@vkcivil.com>; Dakota Swan <dakota.swan@gainestownship.org>
Subject: Fw: Seif SUP Application

Jeff & Pat,

I don't think I sent these revised plans! I doubt they impact the previous plan review, but if you could take a look and revise your review if
necessary I'd appreciate it.

www.gainestownship.org
dan.wells@gainestownship.org

Dan Wells
Community Development Director
Office: 616 698 6640 Ext.120
Cell: 616 980 6188

From: Fisher, Austin (Michigan Paving & Materials Company) 
Sent: Tuesday, July 21, 2026 2:26 PM
To: Dan Wells <dan.wells@gainestownship.org>; Singer, Garrett (Michigan Paving and Materials) 
Cc: Dakota Swan <dakota.swan@gainestownship.org>; Jakiemiec, Mason (Stoneco, Inc. - Michigan) ;
Lenon, Dan (Michigan Paving and Materials) 
Subject: Re: Seif SUP Application

Dan,

Attached is our updated application pending the ordinance approval for conveyors in the setback areas. We updated and provided more
detail to the screening areas with the appropriate native type plantings. Let us know if you have any initial feedback. Due to the size of
the files we are sending these to you via a google link 130MB in size. Can you confirm the receipt of our documents?

https://drive.google.com/file/d/152HIO8P_WK9BgDkC1baHo6h8pG3TNDNV/view?
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Feburary 5, 2026
1583

Via Email: Dan.Wells@gainestownship.org

Dan Wells, Director of Community Development
Gaines Charter Township
8555 Kalamazoo Avenue, SE
Caledonia, MI  49316

RE: StoneCo of Michigan – Mineral Extraction Site Plan Review
Section 33, Gaines Charter Township

Dear Dan:

We have reviewed the proposed Mineral Extraction Site Plan submitted by StoneCo of Michigan
dated December 18, 2025 for the properties located at 2110 100th Street (approx. 45 acres) and 
10688 Kalamazoo Avenue (approx. 136.2 acres). We provide the following comments for the 
consideration of the Applicant and the Planning Commission:

1. The proposed drive entrance to 100th Street, the proposed tunnel under Kalamazoo 
Avenue, the proposed tunnel under Pease Avenue, and all other work in the public street
right-of-way will require the review and approval of the Kent County Road Commission.  
Evidence of Road Commission approvals should be submitted to the Township for their 
records prior to the start of any mineral extraction on the properties above.

2. We recommend that the Applicant update the cover sheet indicating adjacent properties 
with names, addresses, and parcel numbers.

3. The Applicant has indicated that the end use plan for the properties included in the 
proposed mineral extraction will be a returned to an agricultural use; we assume this 
means row crop production, and we find this to be consistent with the existing land uses 
in the area.

4. The Applicant has indicated that dust control will be accomplished with water trucks and 
if necessary, the addition of chloride treatment to facilitate the dust control efforts. We 
find that this is acceptable for dust control for this proposed mineral extraction.

5. The Applicant has proposed a berm of 6 to 8 feet around the entire mineral extraction 
area. We find that this is acceptable for mitigation of noise that may result from the 
mineral extraction activities proposed on the site.

6. Stormwater runoff from the areas of mineral extraction will not be directed offsite and 
we find that this is acceptable for managing stormwater runoff from the impacted areas
of the properties.



Dan Wells, Director of Community Development 
February 5, 2026 
Page 2 
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7. We recommend that the Applicant provide copies of all EGLE permits or other permits 

related to the proposed mineral extraction to the Township. 
 

8. The Applicant has indicated that all mineral extraction will take place at an elevation that 
is above the existing ground water table.  The Applicant has also included well logs for 
surrounding residential wells and we find that the Applicant’s mineral extraction 
activities should have no impact to the groundwater. 

 
9. The Applicant has indicated that the existing processing plant is located southeast of the 

intersection of Eastern Avenue and 100th Street and no additional processing is proposed 
on the properties included in the application for the mineral extraction. 
 

10. We recommend that the Township includes a condition of approval that no outside 
materials be imported to the site for stock piling, processing, crushing, or any other 
purpose. 

 
11. We recommend that the Township require a performance bond (or other financial 

guarantee) in the amount $6,000/acre for restoration of all disturbed areas of the mineral 
extraction including the area occupied by the processing plant and stockpiles so that if 
the mining operator cannot or will not restore the site to a stable condition the Township 
may utilize the performance bond to restore the parcels impacted. 
 

12. The Applicant indicates that the mineral extraction will begin toward the north end of the 
properties and continue to the south and east ends of the properties.  We recommend the 
Applicant provide a phasing plan as a condition of approval.  We further recommend 
that the Applicant update the phasing plan annually. 
 

13. We recommend that the Township require an annual review of the mineral extraction 
activities if the application is approved to review the progress and planned annual 
activities on the sites. 

 
If you have any questions, concerns, or require additional information, please do not hesitate to 
contact our office. 
 
Sincerely, 

VK Civil 
 
 
 
Jeffrey M. Gritter, P.E. 
 
JMG/nfb 
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c.   Bob Terpstra, Gaines Township Supervisor 
Connie Giarmo, Chair of Planning Commission 
Dakota Swan, Assistant Planner 

 Paul Sheeley, Fire Chief 
 Pat Quick, Fire Marshall  

Cliff Bloom, Bloom Sluggett, PC 
 Erik Easterly, P.E., Kent County Road Commission 
 Dave Beck, Kent County Road Commission 
 Austin Fisher, StoneCo of Michigan, Inc. 
  
 













































































































































































































































































































































































































































































































































































































OCES 
George V. Oravecz, Consulting Engineer

Oravecz Consulting &
Engineering Services LLC

2807 West Course Road, Maumee, OH. 43537







OCES 
George V. Oravecz, Consulting Engineer

Oravecz Consulting &
Engineering Services LLC

2807 West Course Road, Maumee, OH. 43537















          

 

    PLANNING COMMISSION 
        Meeting Date: August 27th, 2026 

 
 

 

AGENDA ITEM: 5.B 

 

REQUEST: Site Plan Review, Dutton 

Center PUD Phase 3 

 

ADDRESS: 6870 Hanna Lake Avenue 

APPLICANT: Aaron Besmer, Allen Edwin 
Homes  
 
ZONING AND PROPERTY SIZE:  
Dutton Center PUD, 7.18 acres 
 
REPORT BY: Dakota Swan, Assistant 
Planner
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OVERVIEW:  
The applicant is requesting site plan review for Phase 3 of the Dutton Center PUD, which 
makes up the multifamily portion of the development. During the approval for the overall 
Dutton Center PUD in 2024, the Planning Commission made a positive recommendation to 
the Township Board of Trustees with several conditions recommended by staff, one of 
which requires that “Phases 2 (plat), 3, 4, and 5 shall be subject to the final site plan review 
process by the Planning Commission”.  
 
Dutton Center Depot is planned to feature 96 total dwelling units across eight 12-unit 
buildings. Four of the proposed buildings will be 2-stories tall, and the remaining four will 
be 3-story buildings. The site plan includes details pertaining to lighting, landscaping, 
utilities, and several amenities including courtyards, pedestrian infrastructure, and 
enclosed dumpsters.  
 
In addition to satisfying all applicable standards from the Zoning Ordinance, the submitted 
site plans must also demonstrate conformity with the approved Dutton Center PUD. Minor 
deficiencies have been identified by staff and are subject to review and approval by the 
Planning Commission.  
 
SURROUNDING ZONING:  
 

 NORTH: General 
Commercial (GC) 

 

WEST: Hanna Lake 
Ave, Suburban 
Residential (SR) 

 
SUBJECT PARCEL 

EAST: Dutton Center 
PUD, Phase 1 

 SOUTH: Office and 
Service (OS), Dutton 

United Reformed Church 

 

 
PROCESS: 
The request for site plan review is subject to the following process:  

1. Submittal by applicant (Section 25.20 A-C) 
2. Completeness review by Zoning Administrator (25.20 D) 
3. If complete, administrative review by Zoning Administrator 
4. Review and decision by the Planning Commission (Section 25.50) 
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STANDARDS OF REVIEW: 
The request for site plan review is subject to review against standards outlined in Section 
26.40 of the Zoning Ordinance – “Site Plan Standards of Approval”. The Planning 
Commission shall review all details of the application and submittal to ensure satisfaction 
with the requirements outlined in Section 26.40.   
 
A. ZONING COMPLIANCE AND COMPATIBILITY: Site plan proposals shall conform to 
all zoning district requirements (Chapters 4 to 13, as applicable), land use regulation 
(Chapter 15), building requirements (Chapter 16), general requirements (Chapter 17), 
and any applicable specific use requirements (Chapter 18). If necessary, variances 
shall be secured prior to the Planning Commission’s approval (Chapter 30). Site 
planning shall consider both zoning compliance and compatibility with adjacent 
properties and land uses. All uses, structures, and buildings will fully comply with this 
Ordinance and all other applicable Township ordinances. 

Substantially complies. The provided site plan indicates moderate deviations from the 
original PUD approval, most notably the reconfiguration of the site layout for all eight 
buildings. In the approved PUD plan (dated 3/14/2025), the layout called for the 3-story 
buildings to line the north and south sides of Cloudcroft Street, and the 2-story buildings to 
be configured behind those/farthest from the right-of-way. The most recent iteration of the 
site plan (dated 6/25/2026) depicts the opposite, with 2-story buildings lining Cloudcroft 
Street and the 3-story buildings behind and farthest from the right-of-way. The 2-story 
buildings have also been rotated and arranged differently than they were in the approved 
PUD plan.  
 

 
 
 
 
 
 
 
 
 
 

Approved PUD Plan                                                                      Phase III Plan 
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REQUIREMENT COMPLIANCE COMMENT 
DUTTON CENTER PUD 
REQUIREMENTS 

  

Max. Building Height – 35’ or 
2 stories, whichever is less 
within 50’ of PUD boundary; 
45 feet or 3 stories 

Yes Four 3-story 
buildings and four 2-

story buildings 

Min. Distance to PUD 
Boundary – 30’ 

Yes  

Min. Distance to Adjacent 
ROW – 10’ 

Yes Note of 10-foot 
setback west of 

building A6 
Minimum building 
separation – 25’ 

Yes Greatest proposed 
separation is 28.3’ 

Min. Dwelling Unit Size – 720 
SF 

Yes No specific details 
depicting unit 

layout, but site plan 
notes call for 

compliant square 
footage 

 
Section 16.60 of the Zoning Ordinance outlines specific building requirements for multiple-
family dwellings, commonly referred to as apartments. The site plan demonstrates 
compliance with the requirements of Chapter 16, as all buildings face towards primary 
streets and/or courtyard areas to promote accessible pedestrian mobility.  
 
Site plans indicate that the proposed buildings will incorporate step-backs to break up the 
mass of the buildings, and distinct architectural features to emulate the appearance of 
large single-family townhomes. The buildings are proposed to be arranged in a way which 
embodies the spirit of traditional side-yard setbacks by centering them around courtyards 
and street frontages. 
 
Elevations and site plans indicate that exterior and interior walls satisfy the design 
requirements outlined in Section 16.60 via the use of several distinct architectural features 
proposed on all four sides of the buildings, including: 

• Balconies 
• Prominent entry features 
• Windows (at least 10% of building facades)  
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• Door openings 
• Variation in materials  
• Variation in roof form 
• Projected and recessed building walls 

 
B. LIGHTING: Lighting plans shall demonstrate compliance with all requirements and 
shall be designed to ensure safe conditions and minimal impact on neighboring 
properties and the night sky (Chapter 19). 
 
Partially complies, conditions recommended. The applicant has submitted a photometric 
plan that indicates 24 light poles throughout Phase 3; the applicant has not specified what 
height they will be mounted at. 
 

REQUIREMENT COMPLIANCE COMMENT 
LIGHTING – CH 19   
Max. Color 
Temperature 
(19.40.B) 

No Fixtures noted to exceed 2,700K, 
however, could consider this a 
mixed-use district which calls 

for max temperature of 4,000K. 
PC must make a determination 

on whether this phase of 
development should follow 

residential or mixed-use lighting 
guidelines.  

Fixture Type 
(19.40.C) 

Yes Fixtures are fully cut off and 
down lit.  

Mounting Height 
(19.40.D) 

Undetermined 20’ maximum, applicant has not 
noted mounting heights for 

poles 
Illumination Levels 
(19.50) 

No Illumination should be 0fc at all 
lot lines adjacent to residential 

uses, several deficiencies 
 
 
C. PARKING AND LOADING: Parking lot design shall demonstrate compliance with all 
dimensional and circulation requirements and shall be arranged to provide safe and 
convenient access to buildings and land uses (Chapter 20). If applicable, stacking and 
loading spaces shall be designed to minimize the impact on internal circulation routes 
and off-site traffic patterns. 
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Meets standard. Details pertaining to parking and loading demonstrate compliance with 
the overall PUD plan, originally approved in 2024, and the requirements outlined in Chapter 
20 of the Zoning Ordinance. Drive aisles, setbacks, and dimensions of spaces all exhibit 
consistency with provisions of Chapter 20, in addition to the number of spaces provided.  
 
In the original approval, 354 parking spaces were provided which were intended to serve 
both the apartments and the mixed-use areas; the new submittal indicates that proposed 
parking counts have been reduced but still demonstrate compliance with the provisions of 
Chapter 20. Section 20.50 stipulates that 2.25 parking spaces must be provided per every 
dwelling unit in multifamily housing, which makes for a minimum requirement of 216 
spaces – the site plan provides 236 including 16 on-street spaces and 12 ADA-compliant 
spaces.  
 
The site plan also specifies that some of the parking included in Phase 3 is still intended to 
support commercial uses in Phase 4, as originally approved, but does not provide a 
number or specifically designate any spaces. Retail uses require 1 parking spot per every 
250 square feet. Spaces intended for use by both phases will require some clarification, 
however, the plan for Phase 3 alone demonstrates compliance. Staff recommends that the 
applicant explain calculations and request any necessary parking deviations at the time of 
Phase 4 site plan review.  
 
The Gaines Charter Township Fire Marshal has reviewed and approved the provided site 
plan. 
 
D. MOBILITY, TRAFFIC, AND ACCESS: Pedestrian and bicycle travel shall be 
accommodated in accordance with this Ordinance (Section 21.20). Acceptable traffic 
conditions shall be maintained (Section 21.30). Driveway placement, connectivity, 
and shared access shall be designed to promote safe and efficient access to and from 
the site and circulation within the site. Compliance with access management 
requirements shall be demonstrated (Section 21.40). All sites and buildings shall be 
accessible to emergency service vehicles and personnel to respond to emergencies 
and calls for service. Streets and driveways shall conform to the requirements of 
Chapter 22. 

Substantially complies, conditions recommended. Dutton Center Depot will be accessible 
via sidewalks, internal parking lots, and Cloudcroft Street, a private road extending 
eastward from Hanna Lake Avenue. Parking areas and Cloudcroft will be lined with 
sidewalks, providing reasonable access to other phases of the PUD, Hanna Lake Avenue, 
and beyond. The applicant has also committed to defining a specific trail with markers that 
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directs cyclists towards Shadyside Park and the Paul Henry Thornapple trail, as pedestrian 
mobility was identified as a priority by the development team and the Planning 
Commission during PUD approval.  
 
An observation was made that the site plan does not indicate whether there will be bike 
racks provided; staff finds it appropriate to require a condition in which the applicant must 
provide bike racks for residents and retail users. Additionally, no crosswalks are depicted in 
the site plan to offer safe access across Cloudcroft, although staff identified three areas 
where a crosswalk could potentially be implemented (pictured below). Staff recommends 
the applicant work with the Kent County Road Commission to provide a designated 
crosswalk providing safe north-south pedestrian travel across Cloudcroft. All site plans are 
subject to review and approval by the Gaines Charter Township Fire Department and Kent 
County Road Commission.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
E. LANDSCAPING, SCREENING, AND ENVIRONMENTAL PROTECTION: All applicable 
landscaping, buffering, screening, and environmental requirements shall be satisfied 
(Chapter 23), and sites shall not be significantly disturbed in ways beyond what is 
appropriate for the reasonable development of a site. Site plans shall demonstrate 
that the impact of exterior uses and activities is minimized by required landscaping 
and screening. 

Substantially complies. All landscaping requirements outlined in Chapter 23 of the Zoning 
Ordinance are satisfied through the provided landscaping plan, however, staff would note 
that buffering/screening to the north is not depicted but may be preferable to soften the 
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view of industrial users to the north. The Planning Commission may consider requiring the 
applicant to implement screening to the north.  
 

REQUIREMENT COMPLIANCE COMMENT 
LANDSCAPING – CH 23   
Native Plantings and 

Variety (23.30.D) 
Yes More than 25% of trees 

and shrubs native, 
compliant variety 

Planting Separations 
(23.30.E) 

Undetermined In some instances looks 
like trees may be closer to 
curb than 4 feet 

Installation Size (23.30.E) Yes  
Irrigation (23.30.F) Yes Specified that the site will 

be irrigated 
Prohibited Trees (23.30.J) Yes  

Landscaping Plan 
Requirements (23.40.B) 

Substantial Only missing identification 
of where snow storage 
areas are planned to be 
located 

Front Yard Trees (23.50) Yes 590 feet of frontage, 17 
medium trees or 13 large 
trees, proposing 15 of 41 

total trees 
Screening (23.70) Yes Stone enclosure and 

evergreen shrubs 
Parking Lot Landscaping 

(23.80) 
Yes 1 tree per 12 spaces, 20 

canopy trees required; 41 
trees provided 

Multi-Family Site 
Landscaping (23.90) 

Yes 1 shrub per 5 feet of 
building width; 87 shrubs 
per every 2-story building 

and 70 shrubs per every 3-
story building; 628 

required, 928 provided 
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F. STORMWATER AND WATER QUALITY: Stormwater detention, retention, and 
drainage systems shall be designed to protect neighboring properties from the 
negative impacts of increased stormwater run-off and flooding. Systems shall be 
designed to function with public stormwater drainage systems under the authority of 
the Kent County Drain Commission, Kent County Road Commission, or the Michigan 
Department of Transportation (MDOT). 

Substantially complies. The Township Engineer has reviewed the provided site plans and 
made several recommendations for the development team, including a request for an 
updated stormwater calculations package to account for the modified layout. All 
stormwater plans are subject to review and final approval by the Township Engineer and the 
Kent County Road Commission.  
 
G. SIGNS: Proposed signs shall meet dimensional and location requirements and 
shall be placed in locations that limit driver distraction and prevent visual clutter 
(Chapter 24). 
 
Undetermined. Although no signage plan was submitted during original approval in 2024, 
the applicant committed to compliance with the Zoning Ordinance and the application did 
not include any PUD modifications to accommodate signage. The site plan associated with 
Dutton Center Depot (dated 6/25/2026) similarly does not contain any details on signage. 
Staff notes that this phase of development does, however, encompass the right-of-way on 
both Cloudcroft and Hanna Lake, and areas where an entry point sign would typically be 
located. Absent a sign plan, the provided building elevations also did not specify whether 
wall signage would be included for building identification, or if any additional signage is 
intended to be placed for wayfinding purposes. Staff would request that signage be 
delegated to be reviewed administratively.  
 
Additionally, staff would point out that Chapter 24 of the GCTZO has been updated since 
original approval in 2024 and contains specific guidelines for permanent signs in 
residential zoning districts. Staff would ask that the applicant take new ordinance 
requirements into consideration prior to submitting a signage plan.  
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H. WATER AND SEWER: Public water and sewer connections shall be approved by the 
Byron Gaines Utility Authority (BGUA) in accordance with Section 17.90 B as 
applicable. The site plan will not overburden BGUA’s ability to provide public services 
while at the same time adequately providing for sewage collection and treatment 

Substantially complies. The applicant is continuing to work with the Township Engineer and 
the Byron Gaines Utility Authority on the utility review process; no water or sewer 
infrastructure has been placed for this phase of development yet.  
 
The Township Engineer pointed out one deficiency that doesn’t pertain to underground 
infrastructure; a light pole on Toggenburg Street must be moved to be at least 10 feet from a 
proposed fire hydrant. 
 
I. OUTSIDE AGENCIES: Applicants must secure all applicable outside agency 
approvals, including but not limited to the Kent County Health Department, Kent 
County Road Commission, Kent County Drain Commission, Fire Department, and 
State of Michigan regulatory agencies. Securing applicable approvals may also be a 
condition of approval if not received prior to the Planning Commission review. 
 
Substantially complies. The applicant is working closely with all applicable outside 
agencies to secure necessary approvals as the project progresses through development 
phases. 
 
STAFF RECOMMENDATION 
The Planning Commission must make the following determinations:  
 
1. Shall the applicant be required to implement additional screening to the north?  
2. Shall signage be delegated to be reviewed administratively?  
3. Shall this phase of development follow guidelines for residential lighting or mixed-use 

lighting?  
 
Staff endorses approval of the request for site plan review, with the following 
recommendations: 
 
1. Bike racks must be provided for residential and retail users. 
2. Applicant must work with the Kent County Road Commission to establish a safe 

crosswalk across Cloudcroft, providing safe north-south pedestrian access.  
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3. Applicant must obtain all applicable outside agency approvals, including but not 
limited to:  

• Kent County Road Commission 
• Kent County Drain Commission 
• Department of Environment, Great Lakes, and Energy (EGLE) 
• Township Engineer 
• Gaines Charter Township Fire Department 
• Byron Gaines Utility Authority 
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THORNAPPLE FARMS

Part of the Northwest 1/4 of Section 11, Town 5 North, Range 11 West, Gaines Township, Kent County, Michigan, described as:
Commencing at the Northwest corner of said Section; thence S00°09'34"E 165.00 feet along the West line of said Section to the Point
of Beginning; thence continuing S00°09'34"E 643.41 feet along said West line; thence N89°52'04"E 577.10 feet parallel with the North
line of said Section; thence N00°09'34"W 92.46 feet; thence S89°50'26"W 18.00 feet; thence N00°09'34"W 72.52 feet; thence
S89°52'04"W 99.08 feet; thence N00°07'54"W 311.97 feet; thence N89°52'04"E 118.83 feet; thence N00°07'56"W 166.48 feet; thence
S89°52'04"W 579.08 feet to the Point of Beginning. Contains 7.66 acres. Subject to easements, restrictions and rights-of-way of record.
Also subject to highway right-of-way for Hanna Lake Avenue over the most Westerly 33.00 feet thereof.
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CONTRACTOR SHALL VERIFY THE LOCATION, DEPTH AND STATUS OF ALL
UTILITIES AND SERVICE LINES PRIOR TO NEW CONNECTIONS.
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UTILITY LOCATIONS ARE DERIVED FROM ACTUAL MEASUREMENTS OR
AVAILABLE RECORDS.  THEY SHOULD NOT BE INTERPRETED TO BE
EXACT LOCATIONS NOR SHOULD IT BE ASSUMED THAT THEY ARE THE
ONLY UTILITIES IN THIS AREA.

NOTE:
EXISTING UTILITIES AND SERVICE LINES IDENTIFIED AS "(PLAN)" WERE
OBTAINED FROM AVAILABLE AS-BUILT RECORD DRAWINGS.  THE
CONTRACTOR SHALL VERIFY THE LOCATION, DEPTH AND STATUS OF ALL
UTILITIES AND SERVICE LINES PRIOR TO NEW CONNECTIONS.
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1) ZONING OF PROPERTY: PUD [PLANNED UNIT DEVELOPMENT]
2) APPROVED SITE REGULATING STANDARDS:

   MULTIPLE FAMILY BUILDINGS (A1-A8)
1. MAXIMUM BUILDING HEIGHT = 35 FT. OR 2 STORIES, WHICHEVER IS LESS FOR BUILDING

AREAS WITHIN 50 FT. OF THE PUD BOUNDARY; 45 FT. OR 3 STORIES, WHICHEVER IS
LESS FOR ALL OTHER BUILDING AREAS

3. MINIMUM DISTANCE TO PUD BOUNDARY = 30 FT.
4. MINIMUM DISTANCE TO ADJACENT R.O.W. = 10 FT.
5. MINIMUM BUILDING TO BUILDING SEPARATION DISTANCE (FOUNDATION WALL TO

FOUNDATION WALL) = 25 FT.
6. MINIMUM DWELLING UNIT SIZE = 720 SQ.FT.

3) SUMMARY OF LAND USE:
A) TOTAL ACREAGE OF PHASE 3 = 6.10 ACRES (265,731 SQ.FT.) (EXCLUDING EX. R.O.W.)
B) TOTAL DWELLING UNITS PROPOSED = 96 DWELLINGS (8 BUILDINGS)

1. 2-STORY, 12-UNIT BUILDINGS = 48 DWELLINGS (4 BUILDINGS)
2. 3-STORY, 12-UNIT BUILDINGS = 48 DWELLINGS (4 BUILDINGS)

D) ZONING OF PARCELS TO NORTH = C-2
ZONING OF PARCELS TO EAST = RL-10
ZONING OF PARCELS TO WEST = C-2, RL-10, & O-S
ZONING OF PARCELS TO SOUTH = RL-14

4) PARKING REQUIREMENTS:
A) MINIMUM REQUIRED SPACE PER TOWNSHIP = 9'x18' (24' AISLE)
B) TYPICAL PARKING SPACE PROVIDED = 9'x18' (24' AISLE)
C) TYPICAL VAN ACCESSIBLE PARKING SPACE = 11'x18' WITH 5' AISLE
D) TYPICAL CAR ACCESSIBLE PARKING SPACE = 8'x18' WITH 5' AISLE
E) NUMBER OF SPACES REQUIRED (2.25 PER DWELLING UNIT) = 216
F) NUMBER OF SPACES PROVIDED = 236 (INCLUDING 16 ON-STREET SPACES)

1. NORTHERN PARKING AREA = 121 SPACES (INCLUDING 8 ON-STREET SPACES)
2. SOUTHERN PARKING AREA = 115 SPACES (INCLUDING 8 ON-STREET SPACES
3.   NOTE: A PORTION OF THE PARKING BEING CONSTRUCTED IN THIS PHASE WILL

SUPPORT THE FUTURE COMMERCIAL USES OF PHASE 4
5) THIS PROJECT IS NOT LOCATED IN THE 100 YEAR FLOOD PLAIN, BASED ON THE NATIONAL FLOOD

INSURANCE PROGRAM RATE MAPS
6) BEST MANAGEMENT PRACTICES WILL BE UTILIZED DURING AND AFTER CONSTRUCTION OF THE

PROJECT. MEASURES WILL INCLUDE THE USE OF SEEDING AND MULCHING, SEDIMENT INLET
FILTERS, COMPACTION AND PAVING. THE OWNER OF THE SUBJECT PARCEL SHALL HAVE THE
RESPONSIBILITY TO MAINTAIN THE PERMANENT SOIL EROSION PROTECTION MEASURES.

7) ALL LIGHTING SHALL BE SHIELDED FROM ALL ADJACENT PROPERTIES.
8) THE PERMANENT PARCEL NUMBER FOR THE SITE IS 41-22-11-101-022.

THE ADDRESS OF THE PROPERTY IS 6870 HANNA LAKE AVENUE SE.
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A1
2-STORY
12-UNIT
BUILDING

A3
12-UNIT
3-STORY
BUILDING

A6
2-STORY
12-UNIT
BUILDING

A5
2-STORY
12-UNIT
BUILDING

A7
12-UNIT
3-STORY
BUILDING

A8
12-UNIT
3-STORY
BUILDING

EXISTING
HYDRANT TO
BE REMOVED

EXISTING
HYDRANT TO
BE REMOVED

MITTERSILL

INTEGRAL CURB AND WALK DETAIL
N.T.S.

VA
RI

ES

PROVIDE MINIMUM 1.0% SLOPE FROM BACK TO FRONT OF SIDEWALK (TYP)

NOTE:
1. LIGHT BROOM FINISH
2. LOCATE CONTROL JOINTS AND EXPANSION JOINTS PER ACI STANDARDS
3. PANEL SIZE SHALL NOT EXCEED 8 FEET
4. PANELS SHALL BE KEPT AS SQUARE AS POSSIBLE WITH THE LENGTH

NEVER EXCEEDING 1.25X THE WIDTH
5. 3.0#/CU.YD. FIBER REINFORCEMENT
6. AIR ENTRAINMENT - 6% ± 1%
7. SLUMP 4"±1"

VARIES
PAVEMENT

6"

12
"

6"

8" MI
N.

3' MIN.

MDOT CLASS II SAND SUBBASE (CIP)

SIDEWALK TOOLING, CONTROL
JOINTS AND REINFORCEMENT AS
DIRECTED BY ARCHITECT
AND/OR STRUCTURAL ENGINEER

6" MI
N.

ST
AN
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RD

SP
EC

IF
IE

D
TH

IC
KN

ES
S

AGG.
BASE

2" R.
SEE GENERAL CONSTRUCTION
NOTE #32 ON SHEET C-500

0.02'/ FT.

2.0% 2.0%

CLOUDCROFT STREET
TYPICAL ROAD CROSS-SECTION (PRIVATE ROAD)
N.T.S.

0.02'/ FT.

18.0'
BIT. SURFACE

2.0' 2.0'
CONCRETE

GUTTER PAN

2.0%

1.5'

2.0%

CONCRETE
CURB &
GUTTER
(SPILL)

18.0'
BIT. SURFACE

1.5'
CONCRETE

CURB &
GUTTER
(SPILL)

LANDSCAPE MEDIAN
3.0' WIDE

MDOT GRAVEL BASE
MDOT CL II SAND SUBBASE

2.0%

MDOT BIT. PAVING (2 COURSES)
MDOT GRAVEL BASE
MDOT CL II SAND SUBBASE

MDOT BIT. PAVING (2 COURSES)
STA. RIGHTSTA. LEFT

1.5'
CONCRETE

CURB &
GUTTER
(SPILL)

8.5'
BIT. SURFACE

(PARKING SPACE)
CONCRETE

GUTTER PAN

8.5'
BIT. SURFACE

(PARKING SPACE)

1.5'
CONCRETE

CURB &
GUTTER
(SPILL)

0.02'/ FT.

2.0%

11.0'

DRIVE AISLE 'B'
TYPICAL ROAD CROSS-SECTION (PRIVATE ROAD)
N.T.S.

0.02'/ FT.

BIT. SURFACE
11.0'

BIT. SURFACE
2.0'

2.0%

BIT. VALLEY
CURB

STA. LEFT

MDOT GRAVEL BASE
MDOT CL II SAND SUBBASE

MDOT BIT. PAVING (2 COURSES)

2.0%

2.0'
BIT. VALLEY

CURB

2.0%
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SYMBOL CODE BOTANICAL NAME COMMON NAME SIZE QTY

TREES

Aa Acer x freemanii 'Jeffersred' TM Autumn Blaze Freeman Maple 2.0" Cal. 3

Cel prs Celtis occidentalis 'JFS-KSU1' Prairie Sentinel® Hackberry 2.0" Cal. 2

Ls Liquidambar styraciflua Sweet Gum 2.0" Cal. 8

Lt Liriodendron tulipifera Tulip Poplar 2.0" Cal. 7

Na Nyssa sylvatica 'Autumn Cascades' Autumn Cascades Tupelo 2.0" Cal. 11

Que bic Quercus bicolor Swamp White Oak 2.0" Cal. 8

Tb Tilia americana 'Boulevard' Boulevard American Linden 2.0" Cal. 2

SHRUBS/PERENNIALS
Cle tom Clethra alnifolia 'Tom's Compact' Tom's Compact Summersweet #5 104

Hb Hydrangea paniculata 'ILVOBO' TM Bobo Panicle Hydrangea #3 40

Hyd l75 Hydrangea paniculata 'SMHPLQF' Little Quick Fire® Panicle Hydrangea #5 32

Jw Juniperus scopulorum 'Wichita Blue' Wichita Blue Juniper #5 28

Jt2 Juniperus virginiana 'Taylor' Taylor Eastern Redcedar #15 44

Jx Juniperus x 'Grey Owl' Grey Owl Juniper #5 56

Mp Myrica pensylvanica Northern Bayberry #7 12

Ns2 Nepeta x 'Six Hills Giant' Six Hills Giant Catmint #1 164

Phy ti6 Physocarpus opulifolius 'SMPOTW' Tiny Wine® Ninebark #5 128

Si Sorghastrum nutans 'MNYG318153' Golden Sunset® Indian Grass #3 104

Tc2 Thuja occidentalis 'Congabe' Fire Chief™ Arborvitae #5 116

Tg Thuja occidentalis 'Golden Globe' Golden Globe Arborvitae #5 36

Vib muf Viburnum dentatum 'Blue Muffin' Blue Muffin Arrowwood Viburnum #5 64

PLANT SCHEDULE CODE COMPLIANT ONLY
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LANDSCAPE LEGEND / SCHEDULE

 
LANDSCAPE NOTES

PLANTING NOTES:
1) ALL PLANT MATERIAL SHALL BE LOCALLY NURSERY GROWN NO.1 GRADE AND INSTALLED ACCORDING TO ACCEPTED

PLANTING PROCEDURES.  ALL PLANT MATERIALS SHALL MEET CURRENT AMERICAN ASSOCIATION OR NURSERYMEN
STANDARDS.  DO NOT PLANT MATERIALS UNTIL DIRECTED BY OWNER, LANDSCAPE ARCHITECT, AND/OR CONSTRUCTION
MANAGER.  THE LANDSCAPE ARCHITECT RESERVES THE RIGHT TO REJECT ANY PLANT MATERIAL, FOR ANY REASON
BEFORE OR AFTER IT IS INSTALLED.

2) SIZES SPECIFIED ARE MINIMUM SIZES TO WHICH THE PLANTS ARE TO BE INSTALLED.
3) ANY PLANT SUBSTITUTIONS SHALL BE APPROVED BY THE LANDSCAPE ARCHITECT.
4) MAINTENANCE OF LANDSCAPING ITEMS, TREES, AND PLANTS SHALL BE PERFORMED BY THE PROPERTY OWNER OR A

QUALIFIED PROFESSIONAL. ALL LANDSCAPING SHALL BE INSTALLED AND MAINTAINED IN ACCORDANCE WITH
APPLICABLE MUNICIPAL STANDARDS AND IN ACCORDANCE WITH CURRENT INDUSTRY STANDARDS IN A NEAT, HEALTHY
AND WEED FREE CONDITION.  ANY DEAD, DISEASED OR DAMAGED PLANT MATERIALS ARE TO BE REPLACED
IMMEDIATELY AFTER NOTIFIED TO DO SO.

5) PLANT TREES AND SHRUBS IN ACCORDANCE WITH PLANTING DETAILS.  DIG TREE PITS PER DETAILS.  PLANT TREES AND
SHRUBS AT THE SAME GRADE LEVEL AT WHICH THEY WERE GROWN AT THE NURSERY.  IF HEAVY CLAY SOILS ARE
EVIDENT, PLANT TREES AND SHRUBS HIGHER, APRROX. 1/4 OF THE ROOT BALL ABOVE GRADE, AND BACKFILL TO TOP OF
ROOT BALL.

6) REMOVE ALL TWINE, WIRE, NURSERY TREE GUARDS, TAGS AND INORGANIC MATERIAL FROM ROOT BALLS.  REMOVE THE
TOP 1/3 OF BURLAP FROM EARTH BALLS AND REMOVE BURLAP FROM AROUND TRUNK.

7) FINELY SHREDDED HARDWOOD BARK MULCH, NATURAL COLOR (NON-COLORED), IS REQUIRED FOR ALL PLANTINGS AND
PLANTING BEDS.  MULCH PER PLANTING DETAILS.  MULCH IN PLANT BEDS SHALL BE 3" THICK AT TIME OF INSPECTION
AND AFTER COMPACTED BY RAIN OR IRRIGATION. ALL PLANTING BEDS SHALL BE EDGED WITH 6" X 12 GAUGE STEEL
LANDSCAPE EDGING.

8) LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR THE VERIFICATION OF ALL UNDERGROUND AND OVERHEAD
UTILITIES.  IF A CONFLICT WITH UTILITIES EXIST, NOTIFY OWNER/CONSTRUCTION MANAGER PRIOR TO PLANTING.

9) PLANT MATERIAL SHALL BE GUARANTEED FOR ONE YEAR AFTER PLANTING AND ACCEPTANCE.

TOPSOIL AND TURF NOTES:
1) WHEREVER GROUND IN ITS NATURAL STATE HAS BEEN DISTURBED, APPROVED LANDSCAPING OR GRASS SHALL BE

FULLY INSTALLED, AND ESTABLISHED WITHIN A REASONABLE PERIOD OF TIME, BUT NO LONGER THAN ONE GROWING
SEASON (UNLESS OTHERWISE NOTED AND APPROVED).

2) DURING EXCAVATION, GRADING, AND INSTALLATION OF REQUIRED LANDSCAPING, ALL SOIL EROSION AND
SEDIMENTATION CONTROL REGULATIONS SHALL BE STRICTLY FOLLOWED AND COMPLIED WITH.

3) ALL LAWN AREAS SHALL RECEIVE SOD OR HYDROSEED.  TURF SHALL BE INSTALLED ON TOPSOIL UNLESS APPROVED
OTHERWISE.  DO NOT PLANT UNTIL ACCEPTANCE OF FINISH GRADE.

3) SOD SHALL BE GROWN ON TOPSOIL UNLESS APPROVED OTHERWISE.  SOD SHALL BE 2 YEARS OLD AND STRONGLY
ROOTED.  PLACE SOD TIGHTLY WITH NO GAPS AND WITH GRAIN IN SAME DIRECTION.  SEAMS OF SOD SHALL BE
STAGGERED IN A RUNNING BOND PATTERN. SOD SHALL BE WATERED IMMEDIATELY TO AVOID DRYING OUT.  DO NOT
INSTALL SOD UNTIL ACCEPTANCE OF FINISH GRADE AND IRRIGATION SYSTEM IS OPERATING PROPERLY UNLESS
DIRECTED IN WRITING TO DO OTHERWISE. FINISH ROLL SOD WITH A WATER FILLED LAWN ROLLER, ROLL
PERPENDICULAR TO LENGTH OF SOD.

4) TURF SHALL BE INSTALLED ON A MIN. OF 3"-4" OF LIGHTLY COMPACTED APPROVED TOPSOIL.  TOPSOIL SHALL BE
FERTILE, SCREENED, FRIABLE TOPSOIL FREE OF STONES 1/2" IN DIA. AND LARGER, ROOTS, STICKS, OR OTHER
EXTRANEOUS MATERIAL INCLUDING NOXIOUS PLANTS.  PH BETWEEN 6.0 AND 6.5, SALTS 500 PARTS PPM, ORGANIC
CONTENT 3% MIN. DO NOT INSTALL TOPSOIL UNTIL APPROVED BY OWNER/C.M..  TOPSOIL SHALL BE FINE GRADED TO A
SMOOTH FINISH, FREE OF LUMPS AND DEPRESSIONS.

5) ALL LANDSCAPE ISLANDS WITHIN PARKING LOTS SHALL BE BACK FILLED WITH TOPSOIL TO A DEPTH OF 18" MIN.

IRRIGATION NOTES:
1) ALL PLANTING AREAS, LAWN AREAS AND LANDSCAPE ISLANDS SHOWN ARE TO HAVE A COMPLETE IRRIGATION SYSTEM.

THE G.C. SHALL BE RESPONSIBLE FOR RETAINING A QUALIFIED FIRM FOR THE DESIGN OF THE IRRIGATION SYSTEM.  THE
DESIGN MUST SHOW HOW THE SYSTEM TIES INTO THE BUILDING AND MUST SHOW ALL OF THE NECESSARY EQUIPMENT
FOR A COMPLETE SYSTEM.  THE G.C. SHALL SUBMIT THE IRRIGATION SYSTEM DESIGN TO THE ARCHITECT/OWNER FOR
APPROVAL PRIOR TO COMMENCEMENT OF WORK.

MINIMUM PLANT SIZES
REQUIRED: MEDIUM AND LARGE DECIDUOUS TREES = 2.5 INCHES DBH, SMALL DECIDUOUS TREES - 1.5 INCHES DBH,
EVERGREEN TREES = 6 FEET HEIGHT, SHRUBS = 18 INCHES SPREAD OR HEIGHT

PROPOSED: AS SHOWN IN LANDSCAPE LEGEND/SCHEDULE

FRONT YARD TREES (SEC 23.50): 1 MEDIUM TREE PER 35.0' AND/OR 1 LARGE TREE PER 45.0'

REQUIRED: 590.0' OF FRONTAGE ON HANNAH LAKE AVE (590/35 = 17 OR 590/45 = 13 TREES)

PROPOSED: 15

LANDSCAPE BUFFERING (SEC 23.60):

REQUIRED: N/A

PROPOSED: N/A

SCREENING (SEC 23.70): SCREENING OF DUMPSTER ENCLOSURE

REQUIRED:  SOLID ARCHITECTURAL SCREENING AROUND DUMPSTER

PROPOSED: SOLID ARCHITECTURAL SCREEN AND EVERGREEN SHRUBS AROUND DUMPSTER ENCLOSURES

PARKING LANDSCAPE REQUIREMENTS (SEC 23.80): 1 TREE PER 12 SPACES AND 2 SHRUBS PER
PARKING SPACE THAT ABUTS ROW

REQUIRED CANOPY TREES: 236 SPACES / 12 = 20.0 TREES

REQUIRED SCREENING OF ROW: N/A

PROPOSED: N/A

MULTI-FAMILY BUILDING SITE LANDSCAPE

REQUIRED: 1 SHRUB PER EVERY 5 FEET OF BUILDING WIDTH FOR EACH SIDE

REQ: 4 BUILDINGS (A2, A3, A7, & A8) AT 349.0' = 70 SHRUBS PER BUILDING

REQ: 4 BUILDINGS (A1, A4, A5, & A6) AT 443.0' = 87 SHRUBS PER BUILDING

PROPOSED: 70 SHRUBS FOR BUILDINGS A2, A3, A7, & A8  AND 87 SHRUBS FOR BUILDINGS A1, A4, A5, & A6

LANDSCAPE CALCULATIONS

EVAN D.
GILL

LANDSCAPE
ARCHITECT

No.
3901047135

ST

ATE OF MICHIGAN

L IC ENSED  LA NDS C A PE  A RCHIT
EC

T

INSTALL MINIMUM 18" ROOT BARRIER (E.G., DEEPROOT
UB 18-2 OR APPROVED EQUAL) AS NEEDED IN
LOCATIONS SHOWN ON THE PLANS, AND IN STRICT
COMPLIANCE WITH MANUFACTURER’S CURRENT
WRITTEN INSTALLATION INSTRUCTIONS AND
RECOMMENDATIONS

A8
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UTILITY LOCATIONS ARE DERIVED FROM ACTUAL MEASUREMENTS OR
AVAILABLE RECORDS.  THEY SHOULD NOT BE INTERPRETED TO BE
EXACT LOCATIONS NOR SHOULD IT BE ASSUMED THAT THEY ARE THE
ONLY UTILITIES IN THIS AREA.

NOTE:
EXISTING UTILITIES AND SERVICE LINES IDENTIFIED AS "(PLAN)" WERE
OBTAINED FROM AVAILABLE AS-BUILT RECORD DRAWINGS.  THE
CONTRACTOR SHALL VERIFY THE LOCATION, DEPTH AND STATUS OF ALL
UTILITIES AND SERVICE LINES PRIOR TO NEW CONNECTIONS.

Know what's below.
    CALL before you dig.

TYPICAL SHRUB / PERENNIAL /
ORNAMENTAL GRASS PLANTING DETAIL
N.T.S.

TOPSOIL OR GOOD NATIVE SOIL THAT  HAS
BEEN AMENDED FOR PLANTING; (FREE  FROM
CLODS, ROCKS, STICKS, ETC.). PLACE SOIL IN 6
INCH LIFTS; LIGHTLY  TAMP AND WATER AFTER
EACH LIFT TO REMOVE AIR POCKETS.

FORM 2" SAUCER
(CONTINUOUS)

3" SHREDDED HARDWOOD MULCH

EXCAVATE PLANT WELL 1 1/2 TIMES  THE
SIZE OF THE CONTAINER;

2 STRAND TWISTED 12 GAUGE GALVANIZED
WIRE ENCASED IN 1" DIA. RUBBER HOSE
(RUBBER HOSE AT BARK - TYP.) WIRE SHALL
HAVE SOME SLACK IN IT TO ALLOW  THE
TRUNK TO SWAY SLIGHTLY, WHILE KEEPING
THE ROOT SYSTEM STABILIZED. WHITE
FLAG EACH GUY WIRE TO INCREASE
VISIBILITY.

(3) 2 INCH X 2 INCH HARDWOOD  STAKES
DRIVEN (MIN. 18") FIRMLY INTO SUBGRADE
PRIOR TO BACKFILLING
NECESSARY, STAKE ABOVE FIRST
BRANCHES FOR FIRM SUPPORT

FORM SAUCER OUT OF PREPARED SOIL
(6 INCH MIN.)- TAMPED

TYPICAL TREE PLANTING DETAIL
N.T.S.

TREE PITS SHALL BE A MINIMUM OF 2 TIMES THE
DIAMETER OF THE TREE BALL/CONTAINER, WITH
THREE TO FOUR TIMES THE DIAMETER
RECOMMENDED.

ROPES AT TOP OF BALL SHALL BE
CUT. REMOVE TOP 1/3 OF BURLAP;
CONTAINERS AND
NON-BIODEGRADABLE MATERIAL
SHALL BE TOTALLY REMOVED

3" SHREDDED
HARDWOOD MULCH

KEEP MULCH AWAY
FROM ROOT COLLAR

IMPORTANT:
FOR MULTI-STEMMED TREE
PLANTING, TIE ALL MAJOR
STEMS/BRANCHES TOGETHER
WITH  WIRE (USE RUBBER
HOSE TO PROTECT EACH
STEM/BRANCH FROM THE
WIRE).

GOOD NATIVE SOIL OR TOPSOIL; (FREE FROM
CLODS, ROCKS, STICKS, ETC.) PLACE SOIL IN
6 INCH LIFTS; LIGHTLY TAMP AND WATER
AFTER EACH LIFT TO REMOVE AIR POCKETS

PLACE ROOTBALL ON UNDISTURBED
PEDESTAL TO PREVENT SETTLING.
PLANT SO THAT TOP OF ROOT BALL
IS EVEN WITH THE FINISHED GRADE .

HE
IG

HT

SPREAD 2 STRAND TWISTED 12 GAUGE GALVANIZED
WIRE ENCASED IN 1" DIA. RUBBER HOSE
(RUBBER HOSE AT BARK - TYP.) WIRE SHALL
HAVE SOME SLACK IN IT TO ALLOW  THE
TRUNK TO SWAY SLIGHTLY, WHILE KEEPING
THE ROOT SYSTEM STABILIZED. WHITE
FLAG EACH GUY WIRE TO INCREASE
VISIBILITY.

(3) 2 INCH X 2 INCH HARDWOOD  STAKES
DRIVEN (MIN. 18") FIRMLY INTO SUBGRADE
PRIOR TO BACKFILLING
NECESSARY, STAKE ABOVE FIRST
BRANCHES FOR FIRM SUPPORT

FORM SAUCER OUT OF PREPARED SOIL
(6 INCH MIN.)- TAMPED

TYPICAL EVERGREEN TREE PLANTING DETAIL
N.T.S.

TREE PITS SHALL BE A MINIMUM OF 2 TIMES THE
DIAMETER OF THE TREE BALL/CONTAINER, WITH
THREE TO FOUR TIMES THE DIAMETER
RECOMMENDED.

ROPES AT TOP OF BALL SHALL BE
CUT. REMOVE TOP 1/3 OF BURLAP;
CONTAINERS AND
NON-BIODEGRADABLE MATERIAL
SHALL BE TOTALLY REMOVED

3" SHREDDED
HARDWOOD MULCH

KEEP MULCH AWAY
FROM ROOT COLLAR

IMPORTANT:
FOR MULTI-STEMMED TREE
PLANTING, TIE ALL MAJOR
STEMS/BRANCHES TOGETHER
WITH  WIRE (USE RUBBER
HOSE TO PROTECT EACH
STEM/BRANCH FROM THE
WIRE).

GOOD NATIVE SOIL OR TOPSOIL; (FREE FROM
CLODS, ROCKS, STICKS, ETC.) PLACE SOIL IN
6 INCH LIFTS; LIGHTLY TAMP AND WATER
AFTER EACH LIFT TO REMOVE AIR POCKETS

PLACE ROOTBALL ON UNDISTURBED
PEDESTAL TO PREVENT SETTLING.
PLANT SO THAT TOP OF ROOT BALL
IS EVEN WITH THE FINISHED GRADE .

HE
IG

HT

SPREAD

AC CONDENSER UNITS (TYP.)

KEEP MULCH AWAY
FROM ROOT COLLAR

ROUND-TOPPED SOIL
BERM 4" HIGH X 8"
WIDE ABOVE ROOT
BALL SURFACE SHALL
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August 11, 2026 
1650 
 
Via Email:  dan.wells@gainestownship.org 
 
Dan Wells, Community Development Director 
Gaines Charter Township 
8555 Kalamazoo Ave SE 
Caledonia, MI 49316 
 
RE: Dutton Center Phase 3 – Preliminary Site Plan Review 

6870 Hanna Lake Ave SE, Section 11, Gaines Township  
 

Dear Dan: 

We have reviewed the site plan for the proposed Dutton Center Phase 3 development located at 
6870 Hanna Lake Ave SE that we received on July 8, 2026. We provide the following comments 
for the consideration of the Applicant and the Planning Commission. 

1. The proposed private street connection and public utility work in the Hanna Lake Avenue 
Right-of-Way (ROW) will require the review and approval of the Kent County Road 
Commission (KCRC). A copy of any reviews or approvals shall be provided to the 
Township and our office.  

2. The Applicant’s Engineer shall submit drainage plans and an updated stormwater 
calculation package including the current version of the LGROW spreadsheet, maps 
showing the delineated drainage areas, site C-factors, rainfall intensities, and storm sewer 
pipe sizing calculations for review. The stormwater facilities shall be designed to comply 
with all requirements of the Kent County Drain Commissioner’s Site Development Rules. 
We note that the layout of this phase appears to have changed from the original layout 
shown when the overall PUD was approved. The Applicant’s Engineer shall confirm that 
the altered layout aligns with the original drainage design. If there is more impervious 
area than planned, additional detention volume may need to be provided for the site. 
Please submit a stormwater calculation package showing the drainage areas, C-factors, 
rainfall intensities, and pipe calculations for the site.  

3. The Applicant is proposing an inverted crown cross section design for some of the private 
streets. Inverted crown road designs are not allowed under the Township’s private street 
ordinance, and this shall be revised to a crowned or single sloped cross section. All 
aspects of the design and construction of the proposed private streets must meet the 
requirements of the KCRC Standards and Specifications for public streets.  
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4. The Applicant shall provide a list of all water-using appurtenances for each proposed 
building, and a meter size will be determined for each building. We note that the 
Applicant will be responsible for all costs related to purchasing and installing the meters.  

5. The Applicant’s Engineer shall provide a cover sheet on the plans in future submittals. 

6. The Applicant’s Engineer shall show all existing public and private utilities. All existing 
utilities shall be labeled with type and diameter. 

7. A detailed construction plan review of the proposed public utilities will be performed by 
our office and the Byron-Gaines Utility Authority at a later date. The Applicant’s 
Engineer shall submit detailed public utility construction plans with plan and profile 
views of the proposed watermain and sanitary sewer. Stations and invert elevations shall 
be called out for all watermain fittings, valves, and deflection points, and sanitary 
manhole rims and inverts. The grades and lengths between all fittings, valves, and 
deflection points shall be shown on the watermain profile. All relevant existing and 
proposed utility information shall be shown in the profile views.  

8. While a detailed construction plan review will be performed later, we have a few 
preliminary public utility comments at this time. 

a. The watermain location on the south side of buildings A5 and A6 has less than 5-
feet of separation from the building footprints. This shall be revised so that the 
watermain is a minimum of 10-feet away from any part of the building structures.  

b. The watermain connection out to Hanna Lake shall be revised to the north side of 
Cloudcroft Street. 

c. The existing sanitary sewer in Hanna Lake Ave shall be shown on future plans. 
The proposed sanitary sewer shall connect to the existing sanitary manhole in 
Hanna Lake Avenue approximately 30-feet north of the current location shown. 

d. The hydrant between buildings A2 and A3 shall be moved to the greenspace 
island. 

e. A light pole is being shown on top of the existing hydrant in Toggenburg Street 
near the point of connection. This shall be revised to be a minimum of 10-feet 
away from the hydrant.  

Thank you for your consideration in this matter. If you have any questions or concerns, please do 
not hesitate to call. 
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Sincerely, 
VK Civil 
 
 
Nathan Bosma, P.E. 
 
NFB/jmg 
 
c.  Bob Terpstra, Supervisor 
 Rod Weersing, Manager 
 Brad Waayenberg, Planning Commission Chair 
 Dakota Swan, Assistant Planner 
 Tracy Lawrence, Water & Sewer Administrator 
 John Stuyfzand, Building Inspector 
 Ken Van Hall, Fire Chief 
 Pat Quick, Fire Marshall 
 Micah Huver, Byron-Gaines Utility Authority 
 Barry Korhorn, Byron-Gaines Utility Authority 
 Erik Easterly, P.E., Kent County Road Commission 
 Dave Beck, Kent County Road Commission 
 Dan Larabel, Allen Edwin Homes 
 Nate Voigt, P.E., Nederveld 
 Jeff Gritter, P.E., VK Civil 
 



Gaines Charter Township Fire Department
Inspection Report

Plan Review-Site Plan Inspection Result
Inspection Status Inspected by Completed at

Completed 24-53 - Pat Quick 08/19/2026

Business Name Address Suite City Zip
Dutton Center 3316 68th St SE -- Caledonia 49316

Introduction:

 ITEM: REVIEW REQUIREMENTS We have reviewed your plans for the above facility. The following
items are noted for compliance with code requirements. Code references to the International Fire Code
2024, as amended, are noted IFC; references to the Michigan/International Building Code are noted
MBC; references to National Fire Protection Association codes and standards are noted NFPA. Please
review the appropriate code for further details. All construction and processes must meet applicable
code provisions.

RESULT: Plan Review

REMARK: 

Phase III of Dutton Center consisting of (4) 2 story 12 unit apartment buildings and (4) 3 story 12 unit
apartment buildings.

General Construction and Demolition:

 ITEM: VEHICLE ACCESS Approved fire apparatus access roads shall be provided for every facility,
building or portion of a building hereafter constructed or moved into or within the jurisdiction. The fire
apparatus road shall comply with the requirements of this section and shall extend to within 150 feet of
all portions of the facility and all portions of the exterior walls of the first story of the building as
measured by an approved route around the exterior of the building or facility. Fire apparatus access
roads shall be installed and arranged in accordance with sections 503.2.1 through 503.2.8. Where fire
apparatus access roads or a water supply for fire protection are required to be installed, such protection
shall be installed and made serviceable prior to an during the time of construction except where
approved alternative methods of protection are provided. Temporary street signs shall be installed at
each street intersection where construction of new roadways allow passage by vehicles in accordance
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with section 505.2 (IFC 501.4, 503.1.1, 503.4)

RESULT: Plan Review

 ITEM: WATER SUPPLY FOR FIRE PROTECTION An approved water supply for fire protection, either
temporary or permanent, shall be made available as soon as combustible materials arrive on site, on
commencement of vertical combustible construction and on installation of a standpipe system in
buildings under construction in accordance with Sections 3307.2.1 through 3307.4 (IFC 3307.2)

RESULT: Plan Review

 ITEM: STREET or ROAD SIGNS Streets and roads shall be identified with approved signs. Temporary
signs shall be installed at each intersection when construction of new roadways allow passage by
vehicles. Signs shall be of approved size, weather resistant and be maintained until replaced by
permanent signs. (IFC 505.2)

RESULT: Plan Review

 ITEM: TRAFFIC CALMING DEVICES PROHIBITED Traffic calming devices shall be prohibited unless
approved by the fire code official (IFC 503.4.1)

RESULT: Plan Review

Fire Protections Systems:

 ITEM: SPRINKLER SYSTEM REQUIRED An approved automatic sprinkler system shall be provided
throughout the entire building or in specific portion (s)/area(s) identified by the Fire Marshal in
accordance with the code. (IFC 903; NFPA 13)

RESULT: Plan Review

REMARK: 

All buildings to be sprinkled.

 ITEM: LOCATION OF FIRE DEPARTMENT CONNECTIONS With respect to hydrants, driveways,
buildings and landscaping, fire department connections shall be so located that fire apparatus and hose
connected to supply the system will not obstruct access to the buildings for other fire apparatus. The
location of the fire department connections shall be approved by the fire code official. (IFC 912.2)

RESULT: Plan Review

 ITEM: VISIBLE LOCATION OF FIRE DEPARTMENT CONNECTIONS Fire department connections
shall be located on the street side of buildings, fully visible and recognizable from the street or nearest
point of fire department vehicle access or as otherwise approved by the fire code official. (IFC 912.2.1)
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RESULT: Plan Review

Closing:

 ITEM: SUBJECT TO FIELD INSPECTIONThere may be additional requirements as a result of
conditions found during inspections. Call the Gaines Township Fire Department at 616-893-2906 at least
24 hours in advance to schedule inspections.

RESULT: Plan Review

Plans Approved or Denied:

 ITEM: PLAN APPROVAL Any changes must be reviewed and approved by the Gaines Township Fire
Department. All construction and processes must meet applicable codes and standards.

RESULT: Approved

Inspection Signatures

Inspector Signature

__________________________
24-53 - Pat Quick

Fire Marshal
Deputy Chief

--
pat.quick@gainestownship.org

Powered by TCPDF (www.tcpdf.org)
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Schedule

Symbol Label QTY Catalog Number Description
Number
Lamps

Lumens
per Lamp

LLF Wattage

T4
7 UTLD-PA1-40-740-U-

T4W
TRADITIONAIRE LED DOWNLIGHT
LUMINAIRE (1) 70 CRI, 4000K, 500mA
LIGHT ENGINE WITH 24 LEDS AND TYPE IV
WIDE OPTICS

24 217 0.9 40

5W
16 UTLD-PA1-40-740-U-

5WQ
TRADITIONAIRE LED DOWNLIGHT
LUMINAIRE (1) 70 CRI, 4000K, 500mA
LIGHT ENGINE WITH 24 LEDS AND TYPE V
WIDE OPTICS

24 225 0.9 40

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

Calc Zone #3 0.2 fc 2.7 fc 0.0 fc N/A N/A
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Dimensional Details

Decorative Post Top Luminaire

Streetworks  
UTLD Traditionaire

27-1/2"
[699mm]

16-1/4" [414mm]
Optional Decorative

Ladder Rest

17" [432mm]

4-5/8" [119mm]

6-7/8" [175mm]

16" [405mm]

3-3/4" [95mm]

32-13/16"
[833mm]

17" [432mm]

6-15/16" [175mm]

6-7/32" [157mm]

19-3/4" [501mm]

UTLD UTLD - Tall Cupola

27-1/2"
[699mm]

16-1/4" [414mm]
Optional Decorative

Ladder Rest

17" [432mm]

4-5/8" [119mm]

6-7/8" [175mm]

16" [405mm]

3-3/4" [95mm]

32-13/16"
[833mm]

17" [432mm]

6-15/16" [175mm]

6-7/32" [157mm]

19-3/4" [501mm]

UTLD UTLD - Tall Cupola

3" [76mm] 

8" [203mm]
Square 

UTLD

UTLD - Tall Cupola

Optional Bird Cone

Product Specifications
OPTICAL 
•	 Choice of five patented, high-efficiency AccuLED 

Optic technology manufactured from injection-
molded acrylic. 

•	 Optics are precisely designed to shape the light 
output, maximizing efficiency and application 
spacing.

•	 AccuLED Optic technology creates consistent 
distributions with the scalability to meet 
customized application requirements.

•	 Optional 2700K, 3000K, 4000K and 5000K CCT. For 
the ultimate level of spill light control, an optional 
house-side shield accessory can be field, or 	
factory installed.

•	 Optics are IP66 enclosure rated.
•	 Offered open sided as a standard with four lens 

options.

ELECTRICAL 
•	 120-277V 50/60Hz operation. 347V and 480V 

options available
•	 10kV and 20kV surge protection options with series 

or parallel configurations
•	 0-10V dimming standard
•	 Ambient operating temperature from -40°C to 40°C 
•	 Standard three-position tunnel type compression 

terminal block

PHYSICAL CHARACTERISTICS 
•	 Hinged (stainless steel hinge pins) die-cast 

aluminum housing and cover with cupola.
•	 Self-aligning pole-top fitter for 3” O.D. pole tops or 

vertical tenons. 
•	 Square headed 1-1/4” polymer coated mounting 

bolts with a lock nut. 
•	 Cast components finished in a super TGIC 

polyester powder coat paint, 2.5 mil nominal 
thickness for superior protection against fade and 
wear.

•	 Optional colors include bronze, grey and white.  
RAL and custom color matches available.

CONTROLS
•	 3- and 7-pin photocell receptacle options
•	 Field Adjustable Dimming Control option for  

manual adjustment of power consumption and 
lumen output. Factory preset to highest output level

COMPLIANCE
•	 UL wet location rated
•	 Configurations available that meet DLC and DLC 

Premium requirements, submission in progress 
- visit www.designlights.org  to confirm listed 
variants 

•	 BAA domestic preference option meets BAA 
requirements. See DOMESTIC PREFERENCES 
website or consult the CLS Domestic Preferences 
team for more information

•	 FHWA and FTA agencies are utilizing their BAA 
rules for BABA compliance. Cooper’s products with 
a BAA designation are manufactured in the US and 
utilize a BAA COTS exemption rule for compliance. 
To verify a configured product with specific 
accessories and options meet BABA Domestic 
Preference Requirements; submit this catalog 
number to Cooper Lighting Quotation team for 
validation by our Engineering and Manufacturing 
teams. Please refer to the DOMESTIC 
PREFERENCES website or consult the CLS 
Domestic Preferences team for more information. 
Components shipped separately may be separately 
analyzed under domestic preference requirements

SHIPPING DATA
•	 Approximate Net Weight: 37 lbs. (17 kgs.)
•	 Effective Projected Area: 2.3 (Sq. Ft.)   

WARRANTY 
•	 Five-year limited warranty.  Consult website for 

details. www.cooperlighting.com/legal

3" [76mm] 

8" [203mm]
Square 

Product Certifications & Features
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Product Family 1 Configuration Wattage Bucket
Color  

Temperature
Voltage Distribution Lens Finish

UTLD=Traditionaire™  
LED Downlight
BAA-UTLD=Traditionaire LED 
Downlight Buy American Act 
Compliant13

TAA-UTLD=Traditionaire LED 
Downlight Trade Agreements 
Act Compliant13

BABA-UTLD=Traditionaire 
LED Downlight Build America 
Buy America Act Compliant17

PA1=Direct Mount         
Rectangle (24 LED)

20=20W 2 

30=30W 
40=40W 
50=50W 
60=60W 
70=70W 
80=80W 
90=90W 
100=100W

740=70CRI, 4000K
727=70CRI, 2700K 6

827=80CRI, 2700K 6 

730=70CRI, 3000K 6

750=70CRI, 5000K 6

AMB=Amber 590nm 15  

U=Universal (120-277V) 
2=120V 2   
8=480V 4, 5   
9=347V 5   
PV = 12v/24v DC/DC 
enabled solar driver 
16, 17, 18

T2U=Type II Urban 
T3=Type III 
T4W=Type IV Wide 
5WQ=Type V Square Wide 
SL3=Type III w/ Spill Control

[Blank]=Open (No Lens)
A=Refractive Lens Panels 9 

CL=Clear Lens Panel 9  

FP=Frosted Lens Panel 9  

TL=Textured Lens Panel 9

BK=Black
AP=Grey
BZ=Bronze
WH=White 

Ordering Information
SAMPLE NUMBER: UTLD-PA1-100-740-U-T2U-CL-BK

Options (Add as Suffix) Controls Accessories (Order Separately)14

10K=Series 10kV UL 1449 Surge Protective Device
20K=Series 20kV UL 1449 Surge Protective Device
20KI=Series 20kV UL 1449 Surge Protective Device with light indicator
20MSP=Parallel 20kV MOV Surge Protective Device 
10MSP=10kV MOV Surge Protection Device 

HA=50°C High Ambient Temperature 8  
W=20’ #10 Input Leads 
S=Snap Latches for Tool-less Light Replacement 
J=Factory Installed Ladder Rest 
BC=Bird Cone 9  
HSS=Factory Install UTLD House Side Shield 10 
TC=Tall Cupola 11

PSC=Photocontrol Shorting Cap
NPC=NEMA Photocontrol - Multi-Tap
LLPC=Longlife Photocontrol Included
CC=Coastal construction finish 12

Dxxxxx=DOT Configuration - Contact Quotes Team
Uxxxxx=Utility Configuration - Contact Quotes Team

5LTD=DALI 3 
PR=NEMA Photocontrol Receptacle 7 
PR7=NEMA 7-PIN Twistlock Photocontrol Receptacle
FADC=Field Adjustable Dimming Controller 16

TA1BK=Decorative Ladder Rest for Field Installation (Black) 
OA/RA1013=Photocontrol Shorting Cap 
OA/RA1014=NEMA Photocontrol - 120V 
OA/RA1016=NEMA Photocontrol - Multi-Tap 
OA/RA1027=NEMA Photocontrol - 480V 
OA/RA1201=NEMA Photocontrol - 347V 
OA1223=10kV Surge Module Replacement 
HS-UTLD-24=Field Installed UTLD House Side Shield for PA1 10

VGS-ARCH=Short Vertical Drop Shield
VGL-ARCH=Long Vertical Drop Shield

NOTES: 
1. Customer is responsible for engineering analysis to confirm pole and fixture compatibility for all applications. Refer to our white paper WP513001EN for additional support information. 
2. PA1-20 only available in 120V. 
3. Only available in universal voltage. Consult your lighting representative at Cooper Lighting Solutions if custom programming is required. Not available with PA1-90, PA1-100. Consult your lighting representative at Cooper Lighting Solutions if greater than PA1-80 (83W) 
is needed.
4. Only for use with 480V Wye systems. Per NEC, not for use with ungrounded systems, impedance grounded systems or corner grounded systems (commonly known as Three Phase Three Wire Delta, Three Phase High Leg Delta and Three Phase Corner Grounded Delta 
systems). 
5. Not available with 5LTD driver. 
6. Use dedicated IES files for when performing layouts. These files are published on the UTLD Traditionaire product page on the website. 
7. If “PR” selected, dimming functionality not available, dimming leads will be capped. 
8. Not available with HSS or 5LTD driver. 
9. Lens panel and birdcone cannot be ordered together. 
10. HSS not available with 5WQ distribution. 
11. Use tall cupola to accommodate network control solutions requiring the 7-pin receptacle
12. Coastal construction finish salt spray tested to over 5,000-hours per ASTM B117, with a scribe rating of 9 per ASTM D1654.
13. Only product configurations with these designated prefixes are built to be compliant with the Buy American Act of 1933 (BAA) or Trade Agreements Act of 1979 (TAA), respectively. Please refer to DOMESTIC PREFERENCES website for more information. Components
shipped separately may be separately analyzed under domestic preference requirements.
14. Accessories sold separately will be separately analyzed under domestic preference requirements. Consult factory for further information.
15. Narrow-band 590nm +/- 5nm for wildlife and observatory use. Choose drive current A; supplied at 500mA drive current only. Exact luminaire wattage available in IES files. Available with 5WQ, 5MQ, SL2, SL3 and SL4 distributions. Can be used with HSS option.
13. DC/DC drivers receive direct current as an input in 12v or 24v configurations.  
14. Controls not compatible with DC/DC drivers.  
15. Available in PA1-70, PA1-80, PA1-90, & PA1-100
16. Cannot be used with PR7 or other motion response control options.
17. FHWA and FTA agencies are utilizing their BAA rules for BABA compliance. Cooper’s products with a BAA designation are manufactured in the US and utilize a BAA COTS exemption rule for compliance. To verify a configured product with specific accessories and 
options meet BABA Domestic Preference Requirements; submit this catalog number to Cooper Lighting Quotation team for validation by our Engineering and Manufacturing teams. Please refer to the DOMESTIC PREFERENCES website or consult the CLS Domestic 
Preferences team for more information. Components shipped separately may be separately analyzed under domestic preference requirements
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Power and Lumens (Standard Configuration - No Bird Cone)

Light Engine * PA1-20 PA1-30 PA1-40 PA1-50 PA1-60 PA1-70 PA1-80 PA1-90 PA1-100

Nominal Power (Watts) 21 31 40 54 64 74 83 94 96

Wattage Label 20 30 40 50 60 70 80 90 100

Current @ 120V (A) 0.18 0.26 0.34 0.45 0.53 0.62 0.70 0.78 0.80

Current @ 277V (A) -- 0.12 0.15 0.21 0.24 0.28 0.31 0.35 0.35

Current @ 347V (A) -- 0.10 0.13 0.16 0.19 0.22 0.24 0.28 0.28

Current @ 480V (A) -- 0.07 0.09 0.13 0.14 0.17 0.18 0.21 0.21

Optics

T2U

4000K 2,875 4,024 5,231 6,705 7,794 8,723 9,544 10,321 10,343

Lumens per Watt 137 130 131 124 122 118 115 110 108

BUG Rating B1-U0-G1 B1-U0-G1 B2-U0-G2 B2-U0-G2 B2-U0-G2 B2-U0-G2 B3-U0-G3 B3-U0-G3 B3-U0-G3

3000K 2,618 3,665 4,764 6,107 7,098 7,944 8,692 9,400 9,419

Lumens per Watt 125 118 119 113 111 107 105 100 98

BUG Rating B1-U0-G1 B1-U0-G1 B2-U0-G2 B2-U0-G2 B2-U0-G2 B2-U0-G2 B2-U0-G2 B3-U0-G3 B3-U0-G3

T2U-A

4000K 2,461 3,444 4,476 5,740 6,672 7,466 8,168 8,834 8,853

Lumens per Watt 117 111 112 106 104 101 98 94 92

BUG Rating B1-U3-G1 B1-U3-G1 B1-U3-G2 B2-U3-G2 B2-U4-G2 B2-U4-G2 B2-U4-G2 B2-U4-G2 B2-U4-G2

3000K 2,241 3,136 4,077 5,227 6,076 6,798 7,438 8,045 8,063

Lumens per Watt 107 101 102 97 95 92 90 86 84

BUG Rating B1-U3-G1 B1-U3-G1 B1-U3-G2 B1-U3-G2 B2-U3-G2 B2-U4-G2 B2-U4-G2 B2-U4-G2 B2-U4-G2

T2U-CL

4000K 2,682 3,754 4,880 6,258 7,273 8,138 8,905 9,631 9,651

Lumens per Watt 128 121 122 116 114 110 107 102 101

BUG Rating B1-U2-G1 B1-U3-G1 B2-U3-G2 B2-U3-G2 B2-U3-G2 B3-U3-G3 B3-U3-G3 B3-U3-G3 B3-U3-G3

3000K 2,443 3,419 4,445 5,698 6,624 7,412 8,110 8,770 8,790

Lumens per Watt 116 110 111 106 104 100 98 93 92

BUG Rating B1-U2-G1 B1-U2-G1 B2-U3-G2 B2-U3-G2 B2-U3-G2 B2-U3-G2 B3-U3-G3 B3-U3-G3 B3-U3-G3

T2U-TL

4000K 2,637 3,690 4,799 6,152 7,151 8,002 8,755 9,468 9,488

Lumens per Watt 126 119 120 114 112 108 105 101 99

BUG Rating B1-U3-G1 B1-U3-G1 B2-U3-G2 B2-U3-G2 B2-U3-G2 B3-U3-G3 B3-U3-G3 B3-U3-G3 B3-U3-G3

3000K 2,402 3,362 4,369 5,602 6,512 7,287 7,973 8,622 8,640

Lumens per Watt 114 108 109 104 102 98 96 92 90

BUG Rating B1-U2-G1 B1-U3-G1 B2-U3-G2 B2-U3-G2 B2-U3-G2 B2-U3-G2 B3-U3-G3 B3-U3-G3 B3-U3-G3

T2U-FP

4000K 2,458 3,441 4,473 5,736 6,668 7,460 8,164 8,828 8,847

Lumens per Watt 117 111 112 106 104 101 98 94 92

BUG Rating B1-U3-G2 B1-U3-G2 B1-U3-G3 B2-U4-G3 B2-U4-G3 B2-U4-G3 B2-U4-G4 B2-U4-G4 B2-U4-G4

3000K 2,240 3,134 4,075 5,224 6,072 6,795 7,434 8,039 8,056

Lumens per Watt 107 101 102 97 95 92 90 86 84

BUG Rating B1-U3-G2 B1-U3-G2 B1-U3-G3 B2-U4-G3 B2-U4-G3 B2-U4-G3 B2-U4-G3 B2-U4-G3 B2-U4-G3

T2U-HSS

4000K 1,949 2,728 3,547 4,546 5,285 5,914 6,471 6,998 7,013

Lumens per Watt 93 88 89 84 83 80 78 74 73

BUG Rating B0-U0-G1 B0-U0-G1 B0-U0-G1 B0-U0-G1 B0-U0-G1 B0-U0-G1 B0-U0-G1 B1-U0-G2 B1-U0-G2

3000K 1,775 2,485 3,230 4,141 4,813 5,386 5,893 6,374 6,387

Lumens per Watt 85 80 81 77 75 73 71 68 67

BUG Rating B0-U0-G0 B1-U0-G1 B1-U0-G1 B1-U0-G1 B1-U0-G1 B1-U0-G1 B1-U0-G1 B1-U0-G1 B1-U0-G1

NOTE: * Photometric data is reported for lower hemisphere only.

Energy and Performance Data
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Power and Lumens (Standard Configuration - No Lenses or Bird Cone)

Light Engine * PA1-20 PA1-30 PA1-40 PA1-50 PA1-60 PA1-70 PA1-80 PA1-90 PA1-100

Nominal Power (Watts) 21 31 40 54 64 74 83 94 96

Wattage Label 20 30 40 50 60 70 80 90 100

Current @ 120V (A) 0.18 0.26 0.34 0.45 0.53 0.62 0.70 0.78 0.80

Current @ 277V (A) -- 0.12 0.15 0.21 0.24 0.28 0.31 0.35 0.35

Current @ 347V (A) -- 0.10 0.13 0.16 0.19 0.22 0.24 0.28 0.28

Current @ 480V (A) -- 0.07 0.09 0.13 0.14 0.17 0.18 0.21 0.21

Optics

SL3

4000K 2,784 3,896 5,065 6,493 7,547 8,446 9,241 9,994 10,015

Lumens per Watt 133 126 127 120 118 114 111 106 104

BUG Rating B1-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G3 B1-U0-G3 B1-U0-G3 B2-U0-G3 B2-U0-G3 B2-U0-G3

3000K 2,535 3,548 4,612 5,913 6,873 7,692 8,416 9,102 9,120

Lumens per Watt 121 114 115 110 107 104 101 97 95

BUG Rating B1-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G3 B1-U0-G3 B1-U0-G3 B2-U0-G3 B2-U0-G3

SL3-A

4000K 2,320 3,247 4,219 5,410 6,288 7,037 7,699 8,326 8,344

Lumens per Watt 110 105 105 100 98 95 93 89 87

BUG Rating B1-U3-G1 B1-U3-G2 B1-U3-G2 B1-U3-G2 B1-U3-G3 B1-U4-G3 B1-U4-G3 B1-U4-G3 B1-U4-G3

3000K 2,112 2,956 3,842 4,926 5,726 6,408 7,011 7,583 7,599

Lumens per Watt 101 95 96 91 89 87 84 81 79

BUG Rating B1-U3-G1 B1-U3-G2 B1-U3-G2 B1-U3-G2 B1-U3-G3 B1-U4-G3 B1-U4-G3 B1-U4-G3 B1-U4-G3

SL3-CL

4000K 2,608 3,651 4,746 6,085 7,073 7,915 8,660 9,365 9,385

Lumens per Watt 124 118 119 113 111 107 104 100 98

BUG Rating B1-U2-G2 B1-U3-G2 B1-U3-G2 B1-U3-G3 B1-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3

3000K 2,375 3,325 4,322 5,542 6,441 7,208 7,886 8,529 8,546

Lumens per Watt 113 107 108 103 101 97 95 91 89

BUG Rating B1-U2-G2 B1-U3-G2 B1-U3-G2 B1-U3-G3 B1-U3-G3 B1-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3

SL3-TL

4000K 2,527 3,535 4,597 5,893 6,849 7,665 8,387 9,070 9,090

Lumens per Watt 120 114 115 109 107 104 101 96 95

BUG Rating B1-U3-G2 B1-U3-G2 B1-U3-G2 B1-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3

3000K 2,300 3,220 4,186 5,366 6,239 6,981 7,639 8,261 8,278

Lumens per Watt 110 104 105 99 97 94 92 88 86

BUG Rating B1-U3-G2 B1-U3-G2 B1-U3-G2 B1-U3-G3 B1-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3

SL3-FP

4000K 2,344 3,282 4,265 5,470 6,359 7,114 7,784 8,419 8,437

Lumens per Watt 112 106 107 101 99 96 94 90 88

BUG Rating B1-U3-G2 B1-U3-G3 B1-U3-G3 B1-U4-G3 B1-U4-G4 B2-U4-G4 B2-U4-G4 B2-U4-G4 B2-U4-G4

3000K 2,136 2,989 3,885 4,980 5,790 6,479 7,089 7,667 7,683

Lumens per Watt 102 96 97 92 90 88 85 82 80

BUG Rating B1-U3-G2 B1-U3-G3 B1-U3-G3 B1-U3-G3 B1-U4-G3 B2-U4-G4 B2-U4-G4 B2-U4-G4 B2-U4-G4

SL3-HSS

4000K 2,305 3,226 4,194 5,376 6,250 6,994 7,652 8,276 8,293

Lumens per Watt 110 104 105 100 98 95 92 88 86

BUG Rating B0-U0-G1 B0-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G2

3000K 2,099 2,938 3,820 4,896 5,692 6,369 6,969 7,537 7,552

Lumens per Watt 100 95 96 91 89 86 84 80 79

BUG Rating B0-U0-G1 B0-U0-G1 B0-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G2

NOTE: * Photometric data is reported for lower hemisphere only.
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Light Engine * PA1-20 PA1-30 PA1-40 PA1-50 PA1-60 PA1-70 PA1-80 PA1-90 PA1-100

Nominal Power (Watts) 21 31 40 54 64 74 83 94 96

Wattage Label 20 30 40 50 60 70 80 90 100

Current @ 120V (A) 0.18 0.26 0.34 0.45 0.53 0.62 0.70 0.78 0.80

Current @ 277V (A) -- 0.12 0.15 0.21 0.24 0.28 0.31 0.35 0.35

Current @ 347V (A) -- 0.10 0.13 0.16 0.19 0.22 0.24 0.28 0.28

Current @ 480V (A) -- 0.07 0.09 0.13 0.14 0.17 0.18 0.21 0.21

Optics

T3

4000K 2,853 3,992 5,190 6,653 7,733 8,654 9,469 10,241 10,262

Lumens per Watt 136 129 130 123 121 117 114 109 107

BUG Rating B1-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G2 B2-U0-G2 B2-U0-G3 B2-U0-G3 B2-U0-G3 B2-U0-G3

3000K 2,598 3,636 4,726 6,059 7,043 7,882 8,624 9,326 9,345

Lumens per Watt 124 117 118 112 110 107 104 99 97

BUG Rating B1-U0-G1 B1-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G2 B2-U0-G2 B2-U0-G3 B2-U0-G3 B2-U0-G3

T3-A

4000K 2,425 3,395 4,413 5,657 6,577 7,359 8,052 8,709 8,727

Lumens per Watt 115 110 110 105 103 99 97 93 91

BUG Rating B1-U3-G1 B1-U3-G2 B1-U3-G2 B1-U3-G2 B1-U4-G3 B2-U4-G3 B2-U4-G3 B2-U4-G3 B2-U4-G3

3000K 2,209 3,091 4,019 5,152 5,989 6,702 7,332 7,931 7,947

Lumens per Watt 105 100 100 95 94 91 88 84 83

BUG Rating B1-U3-G1 B1-U3-G2 B1-U3-G2 B1-U3-G2 B2-U4-G3 B2-U4-G3 B2-U4-G3 B2-U4-G3 B2-U4-G3

T3-CL

4000K 2,695 3,773 4,905 6,288 7,309 8,179 8,949 9,679 9,698

Lumens per Watt 128 122 123 116 114 111 108 103 101

BUG Rating B1-U2-G2 B1-U3-G2 B1-U3-G2 B2-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3

3000K 2,455 3,435 4,467 5,726 6,656 7,448 8,150 8,815 8,832

Lumens per Watt 117 111 112 106 104 101 98 94 92

BUG Rating B1-U2-G1 B1-U3-G2 B1-U3-G2 B1-U3-G2 B2-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3

T3-TL

4000K 2,616 3,661 4,760 6,102 7,093 7,937 8,685 9,392 9,413

Lumens per Watt 125 118 119 113 111 107 105 100 98

BUG Rating B1-U3-G2 B1-U3-G2 B1-U3-G2 B2-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3

3000K 2,382 3,334 4,335 5,558 6,459 7,229 7,909 8,554 8,572

Lumens per Watt 113 108 108 103 101 98 95 91 89

BUG Rating B1-U3-G1 B1-U3-G2 B1-U3-G2 B1-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3

T3-FP

4000K 2,430 3,401 4,420 5,668 6,588 7,372 8,066 8,723 8,742

Lumens per Watt 116 110 111 105 103 100 97 93 91

BUG Rating B1-U3-G2 B1-U3-G3 B1-U3-G3 B1-U4-G3 B2-U4-G3 B2-U4-G4 B2-U4-G4 B2-U4-G4 B2-U4-G4

3000K 2,213 3,097 4,026 5,161 5,999 6,714 7,345 7,945 7,961

Lumens per Watt 105 100 101 96 94 91 88 85 83

BUG Rating B1-U3-G2 B1-U3-G3 B1-U3-G3 B1-U4-G3 B2-U4-G3 B2-U4-G4 B2-U4-G4 B2-U4-G4 B2-U4-G4

T3-HSS

4000K 2,126 2,976 3,869 4,959 5,765 6,451 7,059 7,634 7,650

Lumens per Watt 101 96 97 92 90 87 85 81 80

BUG Rating B0-U0-G1 B0-U0-G1 B0-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G2

3000K 1,973 2,710 3,523 4,517 5,250 5,875 6,428 6,952 6,967

Lumens per Watt 94 87 88 84 82 79 77 74 73

BUG Rating B0-U0-G1 B0-U0-G1 B0-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G2

NOTE: * Photometric data is reported for lower hemisphere only.

Power and Lumens (Standard Configuration - No Lenses or Bird Cone)
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Light Engine * PA1-20 PA1-30 PA1-40 PA1-50 PA1-60 PA1-70 PA1-80 PA1-90 PA1-100

Nominal Power (Watts) 21 31 40 54 64 74 83 94 96

Wattage Label 20 30 40 50 60 70 80 90 100

Current @ 120V (A) 0.18 0.26 0.34 0.45 0.53 0.62 0.70 0.78 0.80

Current @ 277V (A) -- 0.12 0.15 0.21 0.24 0.28 0.31 0.35 0.35

Current @ 347V (A) -- 0.10 0.13 0.16 0.19 0.22 0.24 0.28 0.28

Current @ 480V (A) -- 0.07 0.09 0.13 0.14 0.17 0.18 0.21 0.21

Optics

T4W

4000K 2,856 3,997 5,196 6,660 7,742 8,664 9,480 10,253 10,274

Lumens per Watt 136 129 130 123 121 117 114 109 107

BUG Rating B1-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G2 B2-U0-G3 B2-U0-G3 B2-U0-G3 B2-U0-G3 B2-U0-G3

3000K 2,601 3,640 4,732 6,066 7,051 7,891 8,634 9,337 9,356

Lumens per Watt 124 117 118 112 110 107 104 99 97

BUG Rating B1-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G2 B2-U0-G2 B2-U0-G3 B2-U0-G3 B2-U0-G3 B2-U0-G3

T4W-A

4000K 2,388 3,343 4,346 5,572 6,476 7,247 7,929 8,576 8,594

Lumens per Watt 114 108 109 103 101 98 96 91 90

BUG Rating B1-U3-G2 B1-U3-G2 B1-U3-G2 B1-U3-G3 B1-U4-G3 B2-U4-G3 B2-U4-G3 B2-U4-G3 B2-U4-G3

3000K 2,175 3,044 3,958 5,073 5,899 6,600 7,221 7,809 7,827

Lumens per Watt 104 98 99 94 92 89 87 83 82

BUG Rating B1-U3-G1 B1-U3-G2 B1-U3-G2 B1-U3-G2 B1-U3-G3 B1-U4-G3 B1-U4-G3 B1-U4-G3 B1-U4-G3

T4W-CL

4000K 2,684 3,758 4,885 6,262 7,280 8,145 7,913 9,639 9,660

Lumens per Watt 128 121 122 116 114 110 95 103 101

BUG Rating B1-U3-G2 B1-U3-G2 B1-U3-G2 B2-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3

3000K 2,445 3,422 4,449 5,703 6,629 7,418 8,118 8,779 8,797

Lumens per Watt 116 110 111 106 104 100 98 93 92

BUG Rating B1-U2-G2 B1-U3-G2 B1-U3-G2 B1-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3

T4W-TL

4000K 2,595 3,631 4,721 6,053 7,036 7,873 8,615 9,316 9,336

Lumens per Watt 124 117 118 112 110 106 104 99 97

BUG Rating B1-U3-G2 B1-U3-G2 B1-U3-G2 B2-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3

3000K 2,363 3,306 4,300 5,513 6,407 7,170 7,845 8,485 8,502

Lumens per Watt 113 107 108 102 100 97 95 90 89

BUG Rating B1-U3-G2 B1-U3-G2 B1-U3-G2 B1-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3 B2-U3-G3

T4W-FP

4000K 2,414 3,377 4,391 5,629 6,542 7,322 8,012 8,663 8,683

Lumens per Watt 115 109 110 104 102 99 97 92 90

BUG Rating B1-U3-G2 B1-U3-G3 B1-U3-G3 B1-U4-G3 B2-U4-G4 B2-U4-G4 B2-U4-G4 B2-U4-G4 B2-U4-G4

3000K 2,197 3,076 3,999 5,126 5,958 6,667 7,296 7,890 7,907

Lumens per Watt 105 99 100 95 93 90 88 84 82

BUG Rating B1-U3-G2 B1-U3-G3 B1-U3-G3 B1-U4-G3 B2-U4-G3 B2-U4-G4 B2-U4-G4 B2-U4-G4 B2-U4-G4

T4W-HSS

4000K 2,092 2,928 3,806 4,879 5,671 6,347 6,944 7,510 7,525

Lumens per Watt 100 94 95 90 89 86 84 80 78

BUG Rating B0-U0-G1 B0-U0-G1 B0-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G2

3000K 1,905 2,666 3,466 4,443 5,165 5,780 6,324 6,840 6,854

Lumens per Watt 91 86 87 82 81 78 76 73 71

BUG Rating B0-U0-G1 B0-U0-G1 B0-U0-G1 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G2 B1-U0-G2

NOTE: * Photometric data is reported for lower hemisphere only.

Power and Lumens (Standard Configuration - No Lenses or Bird Cone)
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Power and Lumens (Standard Configuration - No Lenses or Bird Cone)

Light Engine * PA1-20 PA1-30 PA1-40 PA1-50 PA1-60 PA1-70 PA1-80 PA1-90 PA1-100

Nominal Power (Watts) 21 31 40 54 64 74 83 94 96

Wattage Label 20 30 40 50 60 70 80 90 100

Current @ 120V (A) 0.18 0.26 0.34 0.45 0.53 0.62 0.70 0.78 0.80

Current @ 277V (A) -- 0.12 0.15 0.21 0.24 0.28 0.31 0.35 0.35

Current @ 347V (A) -- 0.10 0.13 0.16 0.19 0.22 0.24 0.28 0.28

Current @ 480V (A) -- 0.07 0.09 0.13 0.14 0.17 0.18 0.21 0.21

Optics

5WQ

4000K 2,971 4,158 5,405 6,929 8,055 9,014 9,862 10,666 10,688

Lumens per Watt 141 134 135 128 126 122 119 113 111

BUG Rating B2-U0-G1 B3-U0-G1 B3-U0-G2 B3-U0-G2 B3-U0-G2 B4-U0-G2 B4-U0-G2 B4-U0-G3 B4-U0-G3

3000K 2,706 3,787 4,923 6,310 7,335 8,209 8,982 9,714 9,734

Lumens per Watt 129 122 123 117 115 111 108 103 101

BUG Rating B2-U0-G1 B3-U0-G1 B3-U0-G2 B3-U0-G2 B3-U0-G2 B3-U0-G2 B4-U0-G2 B4-U0-G2 B4-U0-G2

5WQ-A

4000K 2,480 3,471 4,513 5,786 6,726 7,525 8,235 8,905 8,924

Lumens per Watt 118 112 113 107 105 102 99 95 93

BUG Rating B1-U3-G1 B1-U3-G2 B2-U3-G2 B2-U3-G2 B2-U4-G2 B2-U4-G3 B2-U4-G3 B2-U4-G3 B2-U4-G3

3000K 2,259 3,161 4,110 5,269 6,125 6,853 7,499 8,110 8,128

Lumens per Watt 108 102 103 98 96 93 90 86 85

BUG Rating B1-U3-G1 B1-U3-G2 B2-U3-G2 B2-U3-G2 B2-U3-G2 B2-U4-G2 B2-U4-G3 B2-U4-G3 B2-U4-G3

5WQ-CL

4000K 2,854 3,995 5,192 6,658 7,739 8,660 9,475 10,248 10,269

Lumens per Watt 136 129 130 123 121 117 114 109 107

BUG Rating B2-U3-G2 B3-U3-G2 B3-U3-G2 B3-U3-G3 B3-U3-G3 B3-U3-G3 B4-U3-G3 B4-U3-G3 B4-U3-G3

3000K 2,599 3,639 4,730 6,063 7,048 7,886 8,630 9,333 9,352

Lumens per Watt 124 117 118 112 110 107 104 99 97

BUG Rating B2-U3-G1 B3-U3-G2 B3-U3-G2 B3-U3-G2 B3-U3-G3 B3-U3-G3 B3-U3-G3 B3-U3-G3 B3-U3-G3

5WQ-TL

4000K 2,730 3,821 4,967 6,368 7,402 8,283 9,063 9,802 9,823

Lumens per Watt 130 123 124 118 116 112 109 104 102

BUG Rating B2-U3-G2 B3-U3-G2 B3-U3-G2 B3-U3-G3 B3-U3-G3 B3-U3-G3 B3-U3-G3 B4-U3-G3 B4-U3-G3

3000K 2,486 3,480 4,524 5,799 6,741 7,544 8,254 8,926 8,945

Lumens per Watt 118 112 113 107 105 102 99 95 93

BUG Rating B2-U3-G2 B2-U3-G2 B3-U3-G2 B3-U3-G3 B3-U3-G3 B3-U3-G3 B3-U3-G3 B3-U3-G3 B3-U3-G3

5WQ-FP

4000K 2,545 3,563 4,630 5,938 6,901 7,722 8,450 9,140 9,158

Lumens per Watt 121 115 116 110 108 104 102 97 95

BUG Rating B1-U3-G2 B2-U3-G2 B2-U3-G3 B2-U4-G3 B3-U4-G3 B3-U4-G3 B3-U4-G4 B3-U4-G4 B3-U4-G4

3000K 2,318 3,245 4,217 5,408 6,285 7,033 7,696 8,322 8,340

Lumens per Watt 110 105 105 100 98 95 93 89 87

BUG Rating B1-U3-G2 B2-U3-G2 B2-U3-G3 B2-U4-G3 B3-U4-G3 B3-U4-G3 B3-U4-G3 B3-U4-G4 B3-U4-G4

NOTE: * Photometric data is reported for lower hemisphere only.
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Lumen Maintenance 

Light Engine Ambient Temperature
TM-21 Lumen Mainentance 

(60,000 Hours)
Theoretical L70  

(Hours)

PA1 Up to 40°C > 98% > 800,000

Lumen Multiplier

Ambient  
 Temperature

Lumen  
Multiplier

0ºC 1.02

10ºC 1.01

25ºC 1.00

40ºC 0.99

50ºC 0.97

FADC Position
Percent of Typical 

Lumen Output

1 25%

2 46%

3 55%

4 62%

5 72%

6 77%

7 82%

8 85%

9 90%

10 100%

Note: +/-5% typical value

FADC Settings
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PLANNING COMMISSION MEMO 
Meeting Date: August 27th 2026

 
AGENDA ITEM: 5.C 
 
PROPOSED REQUEST: Introduction to 
Zoning Ordinance Text Amendments 
(Various) 

 
ADDRESS: Universal 

ZONING: Universal 
 
APPLICANT: Staff Request 
 
REPORT BY: Dan Wells, Community 
Development Director; David Jirousek, 
AICP, Planning Consultant; Dakota 
Swan, Assistant Planner

 
PARCEL NUMBER: Universal 

 
OVERVIEW 
A large update and overhaul of the Gaines Charter Township Zoning Ordinance was approved and 
adopted by the Township Board in April of 2025 (amended through December 2025). Staff has been 
applying new guidelines and standards to applications and various zoning requests over the last year 
and have noted a number of deficiencies and/or sections that need clarification. Deficient sections 
were identified by staff while executing reviews and communicating requirements, in addition to 
numerous applicants who interfaced with the Zoning Ordinance during the application and approval 
process.  
 
Staff would note that the initiative to take up such amendments and clarifications is to a certain 
extent, to be expected. The Zoning Ordinance rewrite entailed a plethora of improvements and major 
reformatting for a document which had been reworked and referenced over the course of decades. A 
change as large as the one adopted in 2025 will certainly influence how applicants interact with the 
ordinance and how staff interprets and administers zoning requirements. Staff determined that now 
is a good time to introduce potential amendments as the ordinance has been used in practice for 
over a year now, and for the sake of getting ahead of other unknown deficiencies coming to surface.  
 
 
 
 

www.gainestownship.org 
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DISCUSSION 
The Planning Commission’s role is to discuss the proposed amendments and provide any feedback or 
additions to staff who will continue to revise and refine the proposed amendments prior to final submittal. 
Staff has compiled proposed amendments into an amendable document to be reviewed and modified prior 
to final submittal.  

 
PROCESS 

 This agenda item serves solely as an introduction and a jumping point for further discussion and edits 
to potential amendments. No decision is to be made on this agenda item, discussion is intended to 
provide further instruction and direction to staff.  

 
 After amendments are refined, finalized, and ready for a recommendation from the Planning 

Commission to the Township Board, the process for the amendment request is as follows: 
 

1. Public hearing and review and recommendation by the Planning Commission (Section 25.50). 
2. First reading by the Township Board, public hearing scheduled (Section 25.70). 
3. Public hearing and decision by the Township Board . 
4. Publication of the approval notice within a newspaper of general circulation within the Township 
 within 14 days. 
5.  Effective date of the approval is the expiration of seven (7) days after publication unless a longer 
 timeframe is set. 
 
STANDARDS OF REVIEW 
All zoning text amendments are subject to review by the Planning Commission, and a 
recommendation is given to the Board for either approval or denial. The request will then get two 
readings at the Township Board, one of which will be a public hearing. Requests for text amendments 
are subject to review using all applicable standards from Section 31.40.B, Zoning Amendment 
Approval Standards – Zoning Text Amendment. When staff is ready to submit the amendments for 
final consideration, the standards of review used to analyze the request will be as follows: 
 
**The amendment shall satisfy at least one (1) of these factors. 
 
1. The amendment will implement the Township’s Master Plan.   

 
2. The amendment addresses changing conditions in development trends, housing types, 

industrial standards, environmental best practices, and citizen preferences. 
 

3. The proposed text amendment would clarify the intent of the Zoning Ordinance.  
 

4. The proposed text amendment would correct an error in the Zoning Ordinance.  
 



Planning Commission  Meeting Date: August 27th, 2026 

5. The proposed text amendment would address changes to the State legislation, recent case law, 
opinions of the Attorney General of the State of Michigan, or any other county, state, or federal 
regulations.  

 
6. In the event the amendment will add a use to a district, that use shall be fully consistent with the 

character of the range of uses provided for within the district.  
  
 

7. The amendment shall not create incompatible land uses within a zoning district or between 
adjacent districts.  
 

8. The proposed change shall be consistent with the Township’s ability to provide adequate public 
facilities and services.  

 
9. The proposed change shall be consistent with the Township’s desire to protect the public health, 

safety, and welfare of the community.  
 

 
 
 



 
 
Amendment 1.  
STAFF NOTES: Intends to prevent corner lots from being able to reclassify as interior lots via a lot line 
adjustment to encompass access easements and ultimately circumvent street side setback requirements. 
A diagram will be provided as part of this particular amendment to help visualize a scenario as such, and 
will be submitted to the Planning Commission for review once completed at a later time.  
 
Section 3.30 B.2. Creation of a Corner Lot by a New Street 
 

2. Lot, Corner. A lot with at least two (2) contiguous sides abutting two (2) intersecting streets 
and where the interior angle of the intersecting streets is less than 135 degrees. Also, a lot 
located on a curved street or streets, if tangents of the curve, at the points of beginning with the 
lot or the points of intersection of the side lot lines with the street line, intersect at an interior 
angle of less than 135 degrees.  
 
In the case where a private street and a private street easement are established on a lot abutting 
and along the side lot line of an interior lot with existing buildings, the interior lot shall not be 
reclassified as a corner lot.  
 
OR 
 
In the case where a private street and a private street easement are established on a lot abutting 
and along the side lot line of an interior lot with existing buildings, the interior lot shall be 
reclassified as a corner lot. 

 
 
Amendment 2.  
STAFF NOTES: Clarity on clear vision requirements depending on type of intersection, whether two 
streets or a street and a driveway.  
 
Section 3.40 C. Clear Vision Corner at Driveway Intersections. 
C. CLEAR VISION CORNER 

1. Street Intersections. Signs, fences, walls, structures, benches, shrubbery, or other potential 
obstructions to vision shall not be permitted to exceed a height of three (3) feet within a 
triangular area formed by the intersection of two (2) street right-of-way lines and a line 
connecting two (2) points located on those intersecting right-of-way lines 20 feet from the point 
where the right-of-way lines intersect; provided, utility poles, street lights, and street signs shall 
be exempt from this requirement (Figure 3-5). 

2. Street and Driveway Intersections. A 10-foot radius from the intersection of the outside edges 
of driveways and a public street right-of-way or private street easement. 

 
 
 
 
 



Amendment 3.  
STAFF NOTES: Clarification regarding how parallel plan lots may include undevelopable area for the 
purpose of calculating the number of units.  
  
Section 4.30 D.2.a. Parallel Plan Requirements for Open Space Development Option. 

2. Submittal Requirements. In addition to the requirements of the applicable approval process, 
an application for the development of land under the provisions of this section shall also include 
the following: 

a. A parallel plan prepared for the purpose of demonstrating the number of dwelling 
units that could be developed on the land under its existing zoning, if the open space 
preservation option was were not exercised. The parallel plan may be conceptual in 
nature, but shall be technically feasible and shall include at least the following 
information: 

i. Date, north arrow, and scale, which shall not be more than 1” = 100’, and, in all 
cases, the scale shall be the same as that utilized for the site plan illustrating the 
proposed development using the clustering option permitted by this Chapter. 

ii. Location of streets and driveways. 

iii. Location of all lots, illustrating lot area and width of each lot to demonstrate 
compliance with the minimum requirements of the applicable zoning district. 

iv. Location of stormwater retention or detention basins, community sewage 
treatment systems, individual septic systems, community water supply facilities, 
and individual wells, as applicable, necessary to serve a development under the 
Parallel Plan. and which would not be located within any public road right-of-
way or private road easement, or on buildable lots. 

v. The parallel plan shall illustrate all unbuildable land, which shall include lakes, 
streams, detention ponds, and other wetlands, public utility easements, 
floodplains, slopes of 20 percent or greater, and other similar features that limit 
or prevent the construction of buildings or roads. Parallel Plan lots may include 
unbuildable land if a sufficient building envelope remains and has sufficient 
space for individual septic systems and wells, if applicable. 

 
 
Amendment 4.  
Section 15.40 D, Table 15.40 D. General Offices and Services 
STAFF NOTES: Although excluded in the current ordinance, we see no reason why the following uses 
could not be integrated into NC as a permitted use.  
 

TABLE 15.40 D: PRINCIPAL LAND USE REGULATION 

Use 
Residential Commercial 

and Mixed-Use Industrial 
Other 

ARR SR VR MFR NC GC OS MB LI HI 

Offices and Services. Includes businesses and organizations that provide professional, administrative, 
healthcare, personal services, and vehicle-oriented services, including corporate offices, financial 
institutions, medical facilities, and automotive services. 



TABLE 15.40 D: PRINCIPAL LAND USE REGULATION 

Use 
Residential Commercial 

and Mixed-Use Industrial 
Other 

ARR SR VR MFR NC GC OS MB LI HI 

General Offices and Services -- -- -- -- P  P P P -- -- NONE 
 
Current definition:  
 
General Offices and Services. Establishments that offer financial, business, business support, medical, 
personal, professional, and administrative services.   

• Business Services. Establishments providing direct services to consumers, including, but not 
limited to: employment agencies, insurance agent offices, real estate offices, and travel agencies.   

• Business Support Services. Establishments providing services to other businesses, including, but 
not limited to, computer rental and repair, copying, quick printing, and mailing and mailbox 
services.   

• Financial Services. Financial institutions, including, but not limited to, banks, credit agencies, 
investment companies, security, and commodity exchanges.   

• Medical. A facility other than a hospital where medical, dental, mental health, surgical, and/or 
other personal health care services are provided on an outpatient basis, including, but not 
limited to, chiropractors, medical doctors, psychiatrists, etc., other than nursing staff.   

• Personal Services. Establishments providing non-medical services to individuals, including, but 
not limited to, barber and beauty shops, tattoo parlors, self-serve laundry facilities, dry cleaning 
pick-up and dropoff, small appliance repair, laundromats, massage therapists, shoe repair shops, 
and tanning salons. These uses may include incidental retail sales related to the services they 
provide.   

• Professional and Administrative Services. Office-type facilities occupied by businesses or 
agencies that provide professional or government services or are engaged in the production of 
intellectual property. 

 
Amendment 5.  
STAFF NOTES: Specifying that utility trailers are also required to follow the same requirements as 
recreational equipment and recreational trailers.  
 
Sections 17.80 and 35.70. Recreational Vehicles and Recreational & Utility Trailers. 
SECTION 35.70 
Recreational and Utility Trailers Equipment. Any of the following: recreation vehicle, boat, boat trailer, 
snowmobile snowmobile trailer, motorcycle or motorcycle trailer, all-terrain vehicle, all-terrain vehicle 
trailer, enclosed trailers, utility trailers, or similarly licensed vehicles trailers intended to be pulled by a 
motorized vehicle via hitch or other attachment.. 
 
SECTION 17.80 RECREATIONAL VEHICLES AND RECREATIONAL & UTILITY TRAILERS  

A. INTENT 

This section applies only to recreational vehicles intended for camping or travel with sleeping areas, 
including travel trailers, camping trailers, motor homes, and truck campers, as well as recreational 
vehicles & utility trailers. However, t This section does not apply to any recreational vehicle at a 
campground, recreational vehicle park, or self-storage facility. 



B. REQUIREMENTS FOR RECREATIONAL VEHICLES   

1. Principal Building. Recreational vehicles shall not be stored or parked on any property without 
a principal building. 

2. Setbacks. Recreational vehicles shall not be parked within the minimum setbacks required for 
principal buildings. 

3. Location.  

a. Recreational vehicles shall not be parked in front yards or secondary front yards 
except on a formal driveway surface. 

b. Recreational vehicles may be stored for extended periods outside of principal building 
setbacks in side or rear yards, provided the vehicle is on a hard-surfaced, stone, or gravel 
area suitable for that purpose and is screened from view of adjoining properties in 
accordance with the requirements of Section 23.70.  

4. Number. 

a. No more than one (1) recreational vehicle shall be parked on lots under one (1) acre. 

b. No more than two (2) recreational vehicles shall be parked on lots one (1) acre or 
greater. 

5. Licensing and Condition. Unless stored or parked at a commercial storage facility or a repair 
facility, all recreational vehicles shall be licensed, operable, and regularly used for their intended 
purposes. 

6. Connections. Recreational vehicles shall not be connected to a permanent dedicated power 
source or to well and septic service. 

7.  Living Purposes Prohibited. Recreational vehicles are not considered single-family dwellings 
or lawful residential dwellings and are prohibited from being used for living or habitation 
purposes unless approved as a temporary dwelling in accordance with Section 18.300 C. 

8.Temporary Stays. Recreational vehicles may be used for temporary guest stays for periods not 
to exceed 10 days no more than twice per calendar year, provided the recreational vehicle: 

1a. contains sleeping accommodations; 

2b. is solely for the use of the owner of the lot or guests of the owner; and 

3c. is parked on a driveway outside the required front and side street setbacks. 

C. REQUIREMENTS FOR RECREATIONAL & UTILITY TRAILERS 

1. Principal Building. Recreational & utility trailers shall not be stored or parked on any property 
without a principal building. 

2. Setbacks. Recreational & utility trailers shall not be parked within the minimum setbacks 
required for principal buildings. 

3. Location.  
a. Recreational & utility trailers shall not be parked in front yards or secondary front 
yards except on a formal driveway surface. 

b. Recreational & utility trailers may be stored for extended periods outside of principal 
building setbacks in side or rear yards, provided the vehicle is on a hard-surfaced, stone, 



or gravel area suitable for that purpose and is screened from view of adjoining 
properties in accordance with the requirements of Section 23.70.  

4. Number. 

a. No more than one (1) recreational & utility trailer shall be parked on lots under one 
(1) acre. 

b. No more than two (2) recreational & utility trailers shall be parked on lots one (1) acre 
or greater. 

 
Amendment 6.  
STAFF NOTES: First, moving away from having a separate 200SF shed designation, and lumping it back 
into a total per parcel so people have more flexibility.  
 
Second, clarifying that the accessory buildings are per attached dwelling unit, to clarify that it applies to 
each unit in multifamily situations rather than the entire building.  
 
Third, bumped up the number from 3 to as many as desired in SR.  
 
Section 18.20 A, Table 18.20 A. Residential Accessory Storage Buildings and Detached Garages 
 
TABLE 18.20 A: ACCESSORY BUILDING DIMENSIONAL AND NUMERIC REQUIREMENTS 

Requirement 

Zoning District 
Agricultural - 

Rural Residential  
Suburban 

Residential 
Village 

Residential 
Multiple-Family 

Residential 
Accessory Building Less Than 200 Square Feet 

Min. 
Setback 
(ft.) 

Front 60  Greater than or equal to the established front setback for the 
principal building 

Street Side 60 Greater than or equal to the established street side setback for 
the principal building 

Side 3 3 3 3 
Rear 3 3 3 3 

Accessory Buildings 200 Square Feet or Greater 
Min. 
Setback 
(ft.) 

Front 60 Greater than or equal to the established front setback for the 
principal building 

Street Side 60 Greater than or equal to the established street side setback for 
the principal building 

Side 20 8 8 8 
Rear 5 5 5 5 

Requirements for All Accessory Buildings 
Separation from Other 
Buildings (ft.) 10 10 10 10 

Maximum Height (ft.) 25 16 16 16 



TABLE 18.20 A: ACCESSORY BUILDING DIMENSIONAL AND NUMERIC REQUIREMENTS 

Requirement 

Zoning District 
Agricultural - 

Rural Residential  
Suburban 

Residential 
Village 

Residential 
Multiple-Family 

Residential 
Maximum 
Square 
Footage 
(s.f.) 
 
Accessory 
buildings 
serving as 
garages for 
attached 
dwelling 
units and 
dwelling 
units 
within 
multiple-
family 
buildings 
may be 
attached 
 

Lots less 
than 6,500 
s.f 5776 per 

detached dwelling 
unit plus one 
building 200 or 
less 

5776 per 
detached dwelling 
unit plus one 
building 200 or 
less 

5776 per 
detached 
dwelling unit 
plus one 
building 200 or 
less / 576 per 
attached 
dwelling unit 

576 per detached 
dwelling unit 

Lots 6,500 
to 9,999 
s.f.  8641,064 per 

detached dwelling 
unit plus one 
building 200 or 
less 

8641,064 per 
detached dwelling 
unit plus one 
building 200 or 
less 

8641,064 per 
detached 
dwelling unit 
plus one 
building 200 or 
less / 576 per 
attached 
dwelling unit 

576 per detached 
dwelling unit 

Lots 
10,000 to 
19,999 s.f.  1,064 864 per 

detached dwelling 
unit plus one 
building 200 or 
less 

1,064 864 per 
detached dwelling 
unit plus one 
building 200 or 
less 

1,064 864 per 
detached 
dwelling unit 
plus one 
building 200 or 
less / 576 per 
attached 
dwelling unit 

576 per detached 
dwelling unit 

Lots 
20,000 s.f. 
to One (1)  
Acre  

1,296 1,496 per 
detached dwelling 
unit plus one 
building 200 or 
less 

1,496 1,296 per 
detached dwelling 
unit plus one 
building 200 or 
less 

1,064 846 per 
detached 
dwelling unit 
plus one 
building 200 or 
less / 576 per 
attached 
dwelling unit 

576 per detached 
dwelling unit 

Lots 
Greater 
than One 
(1) Acre  

2,400 2,600 per 
detached dwelling 
unit plus one 
building 200 or 
less plus 500 
square feet per 
whole acre over 
one (5,000 square 
feet max.) 

1,296 1,496 per 
detached dwelling 
unit plus one 
building 200 or 
less 

1,064 864 per 
detached 
dwelling unit 
plus one 
building 200 or 
less / 576 per 
attached 
dwelling unit 

576 per detached 
dwelling unit 

Maximum Number of 
Accessory Buildings 

No Limit No Limit 3 

2 per detached 
dwelling unit 

and 1 per 
attached 

dwelling unit 

1 per dwelling unit 



 
 
Amendment 7.  
STAFF NOTES: Add the Office Service zoning district to 18.20.B.2 
 
Section 18.20 B. Non-Residential Accessory Storage Buildings and Detached Garages 
 
B. NON-RESIDENTIAL ACCESSORY STORAGE BUILDINGS AND DETACHED GARAGES 

1. Dimensional Requirements. Accessory buildings for authorized non-residential uses in 
residential zoning districts and non-residential uses in non-residential zoning districts shall be 
subject to all of the requirements for principal buildings.  

2. Size. 

a. NC, GC, OS, and MB Districts. The total square footage of accessory buildings on a lot 
shall not exceed the square footage of the principal building on the lot on which they are 
situated. 

b. LI and HI. The total square footage of accessory buildings on a lot shall not exceed the 
square footage of the principal building on the lot on which they are situated. However, 
if the use involves a collective use of buildings for general business operations, there is 
no limitation on building sizes. 

 
 
Amendment 9.  
STAFF NOTES: Clarifies that heavy equipment repair as a business is included as a prohibited activity.  
 
Section 18.150 B. Prohibited Uses- Home Occupations 
 

B. PROHIBITED USES 
The following uses are prohibited as home occupations: 

1. Restaurants. 
2. Vehicle, heavy equipment, heavy machinery, and tractor repair. 
3. Any other use that, in the opinion of the Zoning Administrator, would result in an 
adverse or disrupting effect on other properties or on the residential character of the 
neighborhood by way of noise, odor, vibration, dust, electronic interference, traffic, 
safety, or other attribute or emission. 

 
Amendment 10.  
STAFF NOTES: Proposal to return to a narrower right-of-way requirement for smaller developments and 
land division lot additions where residential streets are required.  Also to specify that Commercial and 
industrial (?) zone private streets need to comply with KCRC standards.  
 
 
Section 22.60 Private Street Requirements and Design 
 
 C. SPECIFIC DESIGN REQUIREMENTS- RESIDENTIAL PRIVATE STREETS 
 



TABLE 22.60 C: STREET REQUIREMENTS 
Requirement Residential Minor Private Street Major Private Street 
Maximum Lots 
Served 

4 lots No limit as long as compliant with current Fire 
Code 

Minimum Easement 
Width 

50 ft. 66 ft. 
 

Minimum Surface 
Width 

16 ft. plus 2 ft. wide gravel 
shoulders on each side  

26 ft. plus 2 ft. of valley gutter on each side 
 

Minimum Vertical 
Clearance 

14 ft. 14 ft. 

Minimum 
Horizontal 
Clearance 

15 ft. from edge of surface material 
on both sides 

8 ft. from edge of surface material on both 
sides 
 

Intersections See Section 21.40 Access Management 
Minimum Cul-De-
Sac Radius 

48 ft. 11 in. unless a wider radius is required by the Kent County Road Commission 
Requirements and Specifications for Plat Development or Fire Department 

Paved Surface Private streets shall be paved with asphalt in accordance with the Kent County Road 
Commission Requirements and Specifications for Plat Development 

Other For cross section, cul-de-sac, horizontal curve centerline radius, sub-surface and 
surface material and minimum thickness, intersections, and grade see the current 
edition of the Kent County Road Commission Requirements and Specifications for Plat 
Development 

 
 
D. SPECIFIC DESIGN REQUIREMENTS- COMMERCIAL PRIVATE STREETS 

Commercial private streets shall comply with all Kent County Road Commission design 
requirements for commercial streets. 

  
 
 
Amendment 11.  
STAFF NOTES: Add clarification that a ground sign could be placed at each entry point for multifamily 
buildings.  
 
Section 24.80, Table 24.80. Permanent Signs- Residential Zoning Districts 
 
TABLE 24.80: PERMANENT SIGNS- RESIDENTIAL ZONING DISTRICTS 
Type Requirements 
Freestanding 
Sign: Ground 
Sign for Non-
Residential Uses 
or Bed and 
Breakfasts 

Zoning District All residential districts  
Maximum Number 1 per lot 
Maximum Size 16 s.f. for bed and breakfasts  

32 s.f. for all other uses 
Maximum Height 6 ft. 
Minimum Setbacks 10 feet from any front lot line 

20 feet from all other property lines 
Illumination External- for bed and breakfasts 

Internal and external (permitted) and ECM (special land use)- all 
other non-residential uses 



TABLE 24.80: PERMANENT SIGNS- RESIDENTIAL ZONING DISTRICTS 
Freestanding 
Sign: Ground 
Sign for 
Residential 
Development 
Entry Point and 
Multiple-Family 
Buildings 
 

Zoning District All residential districts 
Maximum Number 1 per entry 
Maximum Size 48 s.f. 
Maximum Height 6 
Minimum Setbacks 10 ft. from all property lines 
Illumination External 

Wall Sign: for 
Non-Residential 
Uses, Bed and 
Breakfasts, or 
Home 
Occupations 

Zoning District All residential districts 
Maximum Number 1 per building 
Maximum Size 8 s.f. for bed and breakfasts and home occupations 

32 s.f. for all other non-residential uses 
Illumination External 

 
 
Amendment 12.  
STAFF NOTES: Refining language that addresses abutting nonconforming lots being treated as one parcel 
under the Zoning Ordinance, to be further modified and clarified by the Township’s legal counsel.  
 
Section 33.40 B. Abutting Nonconforming Lots Under Single Ownership. To be edited by Township 
Attorney. 
 
B. ABUTTING NONCONFORMING LOTS UNDER SINGLE OWNERSHIP 

1. If two (2) or more adjoining lots of record or combination of lots and portions of lots of 
record, in lawful existence at the time of the passage of this Ordinance, or an amendment 
thereto, with continuous frontage and under single ownership do not meet the requirements 
established for lot width, dimension, or lot area, the lands involved shall be considered to be an 
undivided single lot for the purposes of this Ordinance, and no portion of such lot shall be used 
or divided in a manner which diminishes compliance with lot width, dimension, and area 
requirements established by this Ordinance. 

2. Where two (2) or more lawful nonconforming adjacent lots are in the same or similar 
ownership and each contain less than minimum required area, dimension, or width of the zoning 
district in which it is located, the lots shall be considered a single lot for zoning purposes. These 
lots may not be used individually, but shall be deemed automatically combined to create a lot 
that conforms as closely as possible to the zoning district regulations. 

 

Amendment 13 

STAFF NOTES: Creating an allowance for higher fences in industrial areas, as long as they are set back 
from property lines.  
 

Section 17.40 Fences and Walls 

F. HEIGHT Fence height requirements are subject to the maximum heights in Table 17.40.F.  



Table 17.40 F: Maximum Fence and Wall Height  

Location on Site Zoning District  

 All Residential Districts and NC 
District 

OS and GC Districts and 
Industrial Districts 

Front Yard (ft.) 3 6 

Secondary Front Yard on 
Corner Lot at or Behind Building 
Setback (ft.) 

6 6 

Side and Rear Yard (ft.) 6 8 

Each 5 feet from property line - Industrial only; +1 foot, must be 
chain link or other clear view 
material. 12-foot maximum 
height. 

 



From: Karin Sekelsky
To: Dan Wells; Kim Triplett; Bob Terpstra; Michael Brew; Dakota Swan; Laurie Lemke, MiCPT, CPFA; Kathy

Vanderstel - Hotmail; vanderstel@gainestownship.com; Tim Haagsma; cliff@bloomsluggett.com
Subject: Power generation and air pollution concerns re Microsoft Data Center proposal
Date: Wednesday, July 29, 2026 1:26:10 PM

Date: July 29, 2026
From: Karin Sekelsky
To: The Gaines Township Board of Trustees and Planning Commission
Subject: Demand for Strict Ordinances on Proposed Data Center and On-Site Power
Generation

Please read and add the below to the next available planning/board meeting minutes for public
comment. Thank You!

Trustees and Commissioners,

We are writing on behalf of the residents living within the immediate footprint of the proposed
data center facility. While we recognize the pressures of technological expansion, our priority
must be protecting our community's public health, safety, and environment.

A growing body of independent scientific research reveals that data centers—specifically their
reliance on industrial gas-powered turbines and diesel backup generators—pose severe,
localized health risks. A 2026 review published in Frontiers in Climate outlines how the
massive energy footprint of these facilities introduces [significant health risks associated with
localized air pollution
(https://www.frontiersin.org/journals/climate/articles/10.3389/fclim.2026.1648912/full). Most
alarming is the direct threat to families, schools, and outdoor spaces located within a 1-mile
radius of these sites, where concentrated emissions accumulate during routine system testing,
grid stress events, and power outages.

Further validating these fears, a landmark 2026 air quality study commissioned by The
Piedmont Environmental Council mapped the immediate plume effects of data centers
bypassing local power grids. Their research confirmed that the localized air pollution from
these facilities creates up to $99 million annually in health-related damages and causes severe,
unmonitored public health burdens on nearby residential zones (Piedmont Environmental
Council, 2026). Additionally, data compiled by the Environmental Health Project reveals that
emissions from these gas-powered configurations cause sharp spikes in volatile organic
compounds and fine particulates. Projections show that by 2030, this pollution could trigger
600,000 acute asthma symptom cases nationwide and account for over one-third of total U.S.
asthma deaths annually (Environmental Health Project, 2026).

Furthermore, an analysis by the North Carolina League of Conservation Voters, drawing on
research from Virginia Commonwealth University and the University of Washington,
highlights that running data center generators for less than an hour weekly creates a health
burden comparable to operating five large gas-fired power stations. Research from UC
Riverside and Caltech adds that diesel exhaust from these sites could cause 14,000 localized
asthma incidents annually. Additionally, unpermitted methane turbines can release significant
amounts of toxic pollutants, including nitrogen oxides and formaldehyde.

We urge the Board to enact strict municipal controls, including a mandatory 1-mile protective
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buffer between any data center industrial zone and residential properties, parks, or schools.
Furthermore, the township must require the installation of continuous ambient air monitoring
stations at the developer's expense, alongside a hard cap on allowable operational testing
hours.

We expect our elected officials to prioritize human lives over industrial convenience.

Sincerely,
Karin Sekelsky
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centers/
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PUBLIC NOTICE 
 
Date: July 23, 2026 
Permit No.: MI0060445 
Designated Site Name: Related Digital WWTP 
 
The Department of Environment, Great Lakes, and Energy (Department), Water Resources Division 
(WRD), proposes to issue a permit to RD Michigan Property Owner I LLC for the Related Digital 
Wastewater Treatment Plant to be located on the north side of US-12 between Willow Road and Case 
Road, Saline Township, Washtenaw County, Michigan 48176.  The applicant will collect domestic 
wastewater from a data center.  The applicant will discharge treated sanitary wastewater to the Saline 
River. 
 
This draft permit authorizes an increased loading of pollutants to the Saline River which will lower the 
water quality with respect to certain parameters.  The permitted discharge shall not cause an exceedance 
of water quality standards in the receiving water.  In accordance with R 323.1098 of the Part 4 Rules, 
Water Quality Standards, promulgated under Part 31, Water Resources Protection, of the Natural 
Resources and Environmental Protection Act, 1994 PA 451, as amended, the applicant submitted an 
Antidegradation Demonstration.  The WRD proposes that the applicant's Antidegradation Demonstration, 
based on information required by Subrule (4) of R 323.1098, shows that lowering of water quality is 
necessary to support the identified important social and economic development in the area.  In no event 
may this decision allow water quality to be lowered below the minimum level required to fully support the 
designated uses.  This is solely for purposes of satisfying state water quality regulations and is not 
intended to supplant local requirements, including land use or zoning laws.  It is not, and should not be, 
construed as a finding by the WRD that the proposed development meets local requirements or 
ordinances.  In addition to the proposed permit, the WRD is proposing to accept the Antidegradation 
Demonstration as adequate. 
 
Copies of the permit application, Public Notice, Antidegradation Demonstration, Basis for Decision Memo, 
draft permit, and other relevant documents associated with this proposed permitting action may be 
obtained via the Internet at https://mienviro.michigan.gov/ncore/ (select ‘Public Notice Search,’ enter the 
permit number into the search field, and then click ‘Search’), or at the WRD's Jackson District Office 
located at 301 East Louis Glick Highway, Jackson, MI 49201-1535, telephone: 517-780-7690. 
 
Persons wishing to submit comments on the draft permit should do so through MiEnviro Portal.  
Go to https://mienviro.michigan.gov/ncore/, select ‘Public Notice Search,’ search for this public notice by 
entering the permit number into the search field, click ‘Search,’ click ‘View,’ click ‘Add Comment,’ enter 
information into the fields, and then click ‘Submit.’  Comments or objections to the draft permit and 
proposed decision concerning the Antidegradation Demonstration received by August 24, 2026, will be 
considered in the final decision to issue the permit, as will comments made at a public hearing should one 
be requested and held by the Department on the draft permit.  
 
Any person may request the Department to hold a public hearing on the draft permit.  The request should 
include specific reasons for the request, indicating which portions of the draft permit constitute the need 
for a hearing.  If submitted comments indicate significant public interest in the draft permit or if useful 
information may be produced, the Department may, at its discretion, hold a public hearing on the draft 
permit.  If a public hearing is scheduled, public notice of the hearing will be provided at least 30 days in 
advance.  Inquiries should be directed to Tom Braum, Permits Section, WRD, Department of 
Environment, Great Lakes, and Energy, P.O. Box 30458, Lansing, Michigan 48909-7958; telephone:  
517-331-7377; or e-mail: BraumT2@Michigan.gov. 



Subject: DO NOT IGNORE US: Demand for a Data Center Moratorium and Ordinance Updates

Dear Gaines Charter Township Board,

I am writing to you today as a frustrated resident, a Registered Nurse, and a member of this 
community to tell you that we are sick and tired of being ignored. For seven months, we have 
been coming to you with serious, valid fears about the massive Microsoft data center planned for 
Patterson Avenue. You either push us aside or straight up tell us you won't help. That is 
completely unacceptable. You work for us, not Microsoft.

As a nurse, I know firsthand that environmental destruction and massive industrial plants cause 
real public health crises. We are demanding that this board immediately pass a temporary 
moratorium on all data center applications and take the time to actually update our zoning 
ordinances to protect our neighborhoods.

I am attaching a public notice from EGLE for a data center project over in Washtenaw County 
(Permit No. MI0060445). Look at what is happening there. EGLE openly admits that the data 
center's wastewater plant will actively lower the water quality of the local river, but they are 
pushing it through anyway.

We know the Patterson Avenue site will put a dangerous strain on our local infrastructure, our 
water, and our clean energy grid. We cannot trust state agencies to save us. Right there in the 
attached notice, EGLE explicitly states that their permits do not override local land use or 
zoning laws.

The legal power to protect Gaines Township rests entirely with you. You have the authority to 
pause this, update the ordinances, and stop this reckless industrial encroachment from destroying 
our community.

Stop telling us you won't do it. Listen to the hundreds of residents who have been pleading with 
you for seven months. Protect our health, protect our township, and pass a moratorium 
immediately.

Sincerely,

STEPHANIE L. PRATT, BSN, RN, CNOR

4642 76TH ST SE CALEDONIA, MI 49316

616-890-1584
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