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SYLVAN TOWNSHIP

18027 Old US 12
Chelsea, Michigan 48118-9673
(734) 475-8890
Fax: (734) 475-8905

Sylvan Township Planning Commission
DRAFT AGENDA
December 18, 2025
7:00pm

1. Call to Order — Mike Van Buren, Planning Commission Chair

2. Pledge of Allegiance

3. Roll call of members: Mike Van Buren, Tom Bareis, Chris Scharrer, Leah Herrick, Matthew Koenn, Courtney
Heller and Doug Jackson.

4. Accept agenda

5. Minutes:

a. November 20, 2025 Meeting Minutes

6. Consent Agenda:

7. Public Comment —

8. Unfinished Business —

9. New Business —
a. Zoning Text Amendment 25-002: Initial review of draft amendments to the following:

Changing the minimum lot size in the Recreation Conservation (RC) District from 10 acres to 80 acres;
Extending preliminary and final site plan validity, as well as ZBA approvals, from 6 months to 1 year;
Revising the wording in Sec. 30-182(b)(5) regarding accessory buildings to improve clarity;

Revising the language in Sec. 30-792 — Access to Public Street to better reflect the intent of the
regulation;

Allowing RVs and travel trailers to be used as temporary structures during construction;

Creating Site Plan Review Standards; and

Allowing home occupations as a permitted use rather than a special land use

b. 2026 Planning Commission meeting schedule

10. Comments/ concerns of the Planning Commission members

11. Adjournment

Reminder: Next PC meeting is January 15, 2026.
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Sylvan Township Planning Commission
Regular Meeting — November20, 2025 at 7:00 p.m.
DRAFT Meeting Minutes

1. Call to Order: Mike Van Buren, Planning Commission Chairperson at 7:00 p.m.

2. Pledge of Allegiance: Recited

3. Members Present: Chairperson Mike Van Buren, Secretary Matt Koenn, Township Clerk
Doug Jackson, Commissioner Tom Bareis, Commissioner Leah Herrick and Commissioner
Chris Scharrer

Members Absent: Vice Chairperson Courtney Heller with notice

Others Present: Karl Vollmar, Kathy Gunderson, Sandy Belz, Kevin Haman, MC Moritz,
Carl Schwarze, Kathy Keinath, Jim McMarl, Jeff Heim, Lori Butler, Township Planner Scott
Pacheco, and Recording Secretary Doty Latuszek

Present on Zoom: None

4. Accept Agenda: Motion to accept the agenda by Bareis, seconded by Herrick. Motion
carried.

5. Minutes: Motion to approve the meeting minutes of October 16, 2025 made by Herrick,
seconded by Koenn. Motion carried.

6. Consent Agenda:
a. Administrative Site Plan Review 25-005 Chelsea Spring Il (Landscaping change)
b. Administrative Site Plan Review 25-006 18481 Bush Road (Pond)
Both ASPR 25-005 and ASPR 25-006 qualified under Section 30-87 for approval by the
Township Zoning Administrator and were granted such approvals on October 6, 2025
and October 29, 2025 respectively. Motion by Van Buren, seconded by Jackson to
accept the consent agenda. Motion carried.

7. Public Comment:
Lori Butler, resident near proposed project on 719 McKinley Road, was interested in

additional information related to the lighting and other components of the project.

8. Unfinished Business: None
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9. New Business:

Van Buren opened the Public Hearing at 7:11 p.m.

a. Public Hearing for a Special Use Permit (SUP 25-001) and Combined Preliminary and
Final Site Plan Review Application (CSPA 25-007) to allow a church use on the
property at 719 McKinley Road. The project will include the construction of a new
10,000 square foot building to be used for the primary church services and the
existing 1,875 square foot home on the site will be converted to office space to
support the church use. The improvements will also include parking spaces for 104
vehicles, a 480 square foot storage garage, a 150 square foot garbage enclosure, and
new landscaping.

Carl Schwarze, project applicant, stated he has owned this property for 35 years and now
is the time he is ready to develop the site into the church as proposed.

Kathy Keinath, project engineer, verbally addressed locations of the infrastructure items.
Carl Vollmer, project architect, verbally described the renderings of the project.

Jackson suggests darker colors for the exterior of the buildings.

Scharrer stated he lives near the north boundary of the project and noted the trees that
had lined and screened that section of the property had been removed. Additionally,
there is a partial fence with broken fence posts and wire that may pose a danger. He
would like to see a restoration of the trees on the north side of the property. Has there
been any thought about the turn-around for fire vehicles for the property?

MC Moritz, township engineer, commented on 5 minor items that would not impact the
approval of this project. Recommended approval.

Van Buren asked what was intended as a recreation event? Any night time activities that
are lighted? Parishes festivals? Venders? Outside activities? Youth soccer leagues?
Schwarze responded youth group games (e.g. softball, soccer, etc), not the other
activities as described. Van Buren asked about any plans for child care and Schwarze
replied there were no plans at this time. Van Buren asked about hall rental or other
commercial ventures and Schwarze replied there would not be commercial ventures such
as these. Van Buren expressed concern that this project start and then not be completed.
Schwarze stated their goal is to complete their church but they need approvals prior to
receiving bank funding. Van Buren asked about the need for bonding for completion.
Moritz and Pacheco did not believe it was necessary but did think an extension of time is
a possible consideration. Van Buren also stated no temporary shelters should be put up
on site for more than one week.

Jackson expressed a desire to maintain a 50 foot tree buffer on the southern-most
boundary of the property. Keinath stated that section is a wetland and cannot be easily
accessed or altered at least 25 feet from the boundary.

Pacheco noted the applicant would need to return to the Planning Commission if any
trees were removed from an approved site plan.

Van Buren closed the public hearing at 8:20 p.m.
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Van Buren led a review of the Special Use Permit Standards.
Standard 1. SUP will be harmonious, and in accordance with the objectives, intent,
purposes, and regulations...Consensus of PC members was yes.
Standard 2. SUP will be compatible with the natural environment and existing and
future land uses in the vicinity. Consensus of PC members was yes.
Standard 3. SUP will be compatible with the comprehensive plan. Consensus of PC
members was yes.
Standard 4. SUP will be served adequately by essential, public facilities and
services. Consensus of PC members was yes.
Standard 5. SUP will not be detrimental, hazardous, or disturbing to exiting or
future neighboring uses, persons, property or the public welfare. The PC members
were clear with the applicant there should be no commercial uses of the facility
(e.g. hall rental, day care, or other), any temporary structures limited to no more
than one week, and landscaping plan to be approved by the PC prior to issuance
of a building permit.
Standard 6. SUP will not create additional requirements at public cost... Consensus
of PC members was yes.
Standard 7. SUP must comply with all other applicable statutes, regulations, and
laws. Consensus of PC members was yes.

Special Use Permit Motion:

Special Use Permit (SUP 25-001) to allow the proposed church use of the site at 719 McKinley
Road because, as discussed at the November 20, 2025 Planning Commission meeting and as
presented in the Planning Commission staff report, the proposed use with the following
conditions will meet the standards of section 30-643 (1-7).

Conditions of Approval:

a.

The proposed wall lights shall be fully shielded, all lighting shall utilize light
temperature of 3000 Kelvin or lower; and except where used for security purposes, all
outdoor lighting fixtures, existing or hereafter installed and maintained shall be turned
off between 11:00 p.m. and sunrise.

There shall be no commercial uses of the facility such as hall rental, day care, or any
other such uses.

Any temporary structures are limited to one week only.

The landscaping plan must be approved by the Planning Commission prior to issuance
of a building permit.

All required federal, state and local reviews and approvals will be required for this
project prior to issuance of a building permit; including but not limited to Washtenaw
County Road Commission, Washtenaw County Environmental Health Department,
Township Engineering Consultant, Chelsea Area Fire Authority, and Chelsea Area
Construction Agency.

The Special Use Permit 25-001 is only valid with the approval of a proposed site plan
(CSPA 23 5 -007)

Moved by Jackson, seconded by Bareis. Motion carried.
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Van Buren led a review of the Final Site Plan Review Standards.
Standard 1. The final site plan conforms to the preliminary site plan. Yes, they are
the same.
Standard 2. This standard does not apply.
Standard 3. The plan meets the specifications of the township for protection,
facilities and services. The plan will have to be approved by all local governmental
units and agencies.
Standard 4. The plan will not cause soil erosion or sedimentation problems.
Approval needed by Chelsea Area Construction Agency.
Standard 5. The drainage plan is adequate. Final engineering approval of the
drainage plan will be required prior to issuance of a Zoning Permit.
Standard 6. The proposed development is coordinated with others in vicinity.
Consensus of PC members was yes.
Standard 7. Outside lighting... Consensus of PC members was yes.
Standard 8. Outdoor storage...PC members asked for fence to fully shield trash
containers.
Standard 9. Grading or filling will not destroy the character of surrounding area...
Consensus of PC members was yes.
Standard 10. Parking layout... Currently plan has 104 spaces but minimum
required is 86. Will need approval from Chelsea Area Fire Authority.
Standard 11. Plan meets standards of other governmental units. Will be a
condition of approval.
Standard 12. This standard does not apply.

Site Plan Motion:

Combined Preliminary and Final Site Plan Review (CSPA 25 - 007) to allow improvements to
the property at 719 McKinley Road for the future church, because, as discussed and presented
at the November 20, 2025 Planning Commission meeting and as presented in the Planning
Commission staff reports, the proposed project with the following conditions will meet the
standards of preliminary site plan review of section 30-76 (c)(1-10) and final site plan review of
section 30-78 (c)(1-12). The project includes but is not limited to the construction of a new
10,000 square foot building to be used for the primary church services and the existing 1,875
square foot home on the site will be converted to office space to support the church use. The
improvements will also include parking spaces for 104 vehicles, a 480 square foot storage
garage, a 150 square foot garbage enclosure, new lighting and new landscaping. The approved
improvements as shown in the 10/2/2025 project plans (Exhibit B).

Conditions of Approval:

a. The proposed wall lights shall be fully shielded, all lighting shall utilize light
temperature of 3000 Kelvin or lower, and except where used for security purposes, all
outdoor lighting fixtures, existing or hereafter installed and maintained shall be turned
off between 11:00 p.m. and sunrise.

b. Landscape plan subject to Sylvan Township Planning Commission Approval prior to the
issuance of a building permit.

c. If revisions to the parking areas or drive aisles are required to meet fire district
engineering, or other applicable local, state, or federal review requirements, the Zoning
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Administrator shall review the proposed modifications. If the Zoning Administrator
determines that the revisions are minimal, they may be approved administratively as
part of the zoning permit approval.

d. Allrequired federal, state and local reviews and approval will be required for this
project prior to issuance of a building permit; including but not limited to Washtenaw
County Road Commission, Washtenaw County Environmental Health Department,
Township Engineering Consultant, Chelsea Area Fire Authority, and Chelsea Area
Construction Agency.

e. Applicant has 365 days to acquire a building permit.

Moved by Scharrer, seconded by Herrick. Motion carried.

10. Comments/concerns of the Planning Commission members:

Jackson asked members to continue to think about how the group might use the training
modules the Township has made available. An additional topic could be establishing
protection for smaller wet lands that are not protected under EGLE.

11. Adjournment
Motion by Bareis, seconded by Scharrer to adjourn the meeting. Motion carried.
Meeting adjourned at 9:22 p.m.

Reminder:
Next regular meeting to be held (Thursday, December 18, 2025 at 7:00 p.m.)

Draft minutes respectfully submitted by Doty Latuszek, Recording Secretary.

These minutes were approved: D as submitted D with corrections

by majority vote at the Sylvan Township Planning

Commission meeting.

Matthew Koenn, Planning Commission Secretary Date
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FROM: Scott Pacheco, AICP, Planning and Zoning Administrator

RE: Zoning Text Amendment ZTA 25-002
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PROJECT HISTORY

On January 28, 2025, the Sylvan Township Board, Planning Commission, and Zoning Board of
Appeals held a joint meeting to establish priorities for the Planning and Zoning Department’s 2025

workflow.

During this meeting, the groups discussed which zoning text amendments should be addressed in

2025. The following zoning ordinance topics were prioritized:

1. Creating renewable energy regulations (ZTA 25-001)
. Creating dark sky regulations (ZTA 25-001)
3. Implementing the 2024 Master Plan Update, including:
a. Removal of the P-5 Zoning District (ZTA 25-001)

b. Changing the minimum lot size in the Recreation Conservation (RC) District from

10 acres to 80 acres

c. Allowing Planned Unit Developments (PUDs) within areas designated for Special

Land Uses

4. Extending preliminary and final site plan validity, as well as ZBA approvals, from 6

months to 1 year

)]

Revising the wording in Sec. 30-182(b)(5) regarding accessory buildings to improve clarity

6. Revising the language in Sec. 30-792 — Access to Public Street to better reflect the intent

of the regulation

Creating Site Plan Review Standards

o o~

10. Adding keyholing regulations

Allowing home occupations as a permitted use rather than a special land use

Allowing RVs and travel trailers to be used as temporary structures during construction

11. Revising the Open Space Preservation Development (OSPD) regulations to improve

clarity, streamline the process, and incorporate perimeter buffer requirements.

Items 1, 2 and 3 (a) above were approved in July 8, 2025 under Zoning Text Amendment (ZTA)

25-001.
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Items 3 (b), 3(c), 4, 5, 6, 7, 8, and 9 will be discussed at tonight’s meeting and are designated as
ZTA 25-002.
The remaining items 10, and 11will be discussed at a future Planning Commission meeting under
ZTA 25-003.

In addition to the prioritized items listed above, staff has identified a zoning regulation that requires
clarification. During routine application of the ordinance, it became apparent that the lot area
requirements within the AG (Agricultural) Zoning District contain wording that is unclear,
internally conflicting, and potentially unenforceable. This section should be reviewed and revised
to ensure consistency, legal defensibility, and clear guidance for both applicants and staff.

ANALYSIS

RECREATION CONSERVATION

The 2024 Master Plan Update recommended amendment the allowed lot size within the
Conservation future land use. The 2024 Master Plan states that the uses for this property should be
restricted to recreational use or single-family residential land uses as a special land use at a density
of one (1) dwelling unit per eighty (80) acres. The 2024 Master Plan also included a
implementation measure to “ Increase the minimum lot size in the Recreation Conservation zoning
district to eighty (80) acres.”

The Recreation Conservation Future Land Use Designation is shown, in dark green, on the snippet
from the 2024 Future Land Use map below:
2024 Update Future Land Use Map (Map 1)
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Most of the area that is designated Recreation Conservation in the Future Land Use Map is within
the Sylvan Township Recreation Conservation (RC) Zoning District, shown, in purple, on the
snippet below of the Sylvan Township Zoning Map:

Sylvan Township Zoning Map (Map 2)

This revision was to further protect the land that caried the Recreation Conservation Future Land
Use Designation from development.

Sec. 30-222. Regulations and performance standards.
The following regulations shall apply in all RC-Recreation Conservation Districts.

(1)

)
3)
“)
)

Lot area. No building or structure shall be established on any lot less than eighty (80)ten
acres in area.

Lot width. The minimum lot width shall be 300 feet.

Lot coverage. The maximum lot coverage shall not exceed ten percent.

Floor area ratio. The maximum floor area shall not exceed ten percent of the lot area.
Yard and setback requirements.

a. Front yard: Not less than 60 feet.

b. Side yard: Least width of either yard shall not be less than 30 feet, except in the case of
a corner lot. Corner lots fronting upon public or private streets or roads shall have two

front yards and two side yards.

¢. Rear yard: Not less than 50 feet.

The above requirements shall apply to every lot, building or structure within this district and all
measurements shall conform to sections 30-5 and 30-182.
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(6) Height requirements. Except as otherwise provided in section 30-182(b)(4), the following
height requirements shall apply in this district: For all buildings and structures: No
building or structure shall exceed three stories or 40 feet.

(7) Required off-street parking. As required in article V of this chapter.

(8) Performance standards. As required in article VIII of this chapter.

9) Preservation of environmental quality. As specified in section 30-794.

There are currently four property that are zoned RC that are privately owned they are as follows
and are shown in the map below:
1) Parcel F-06-05-457-001 (H.

/\

2) Parcel F-06-04-100-005 (Mathew Roberts)(3 acres)
3) Parcel F 06-04-100-003 (Mathew Roberts) (.35 acres)

o

Waish
Lake

All of the other property shown in the purple on the Sylvan Township Zoning Map (map 2) are
under State of Michigan ownership.

Changing the minimum lot size from 10 acres to 80 acres will help preserve this land into the
future. Although it is unlikely that the state would sell this land, in the event this land is sold by
the state of Michigan it will not be able to be divided into lot smaller than 80 acres, making the
development of this property in the future less desirable and therefore less likely to be sold.
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EXTENDING APPROVALS
The Township’s current zoning regulations establish a 6-month expiration period for the following
approvals:

e Preliminary site plan approval
o Final site plan approval
e Zoning Board of Appeals (ZBA) decisions

Historically, applicants have frequently needed to request extensions to these approvals. These
requests typically arise due to factors such as securing project financing, obtaining required
approvals from federal, state, or local agencies, and delays related to consultant or contractor
availability.

Staff recommends amending the ordinance to extend the expiration period for final site plan
approvals and ZBA decisions from 6 months to 1 year from the date of approval. This additional
time would better reflect the realities of project development and reduce the number of extension
requests brought before the Township.

Staff further recommends maintaining the 6-month expiration period for preliminary site plan
approvals. Keeping the preliminary approval period shorter helps ensure projects continue
progressing toward final site plan submission in a timely manner and keeps project details fresh in
the Planning Commission’s review process.

Sec. 30-78. Final site plan.
(f) Expiration of approval.

(1) A final site plan approval expires upon the occurrence of either of the following:

a. The applicant does not secure a building permit within 480 365 days of the date the
final site plan was approved, or

b. The applicant does not start construction on the property and show evidence of
diligently completing construction per the approved site plan 545 days after the
date the final site plan was approved.

(2) Notwithstanding the conditions of expiration in subsection (f)(1) of this section, the
planning commission may extend the approval period (i.e., grant extensions from
the deadline set forth in subsection (f)(1) of this section) for up to one year upon
applicant's written application and showing a good cause. The planning
commission may approve more than one extension using the same good cause
standard.

Sec. 30-149. Same—Expiration.

Each variance approved shall expire and be of no effect unless the construction authorized by the
variance has been commenced within 480 365 days after the date of approval and has been
pursued diligently to completion, or the occupancy of land or buildings authorized by the variance
has commenced within 186-365 days of the date of approval.
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ACCESSORY STRUCTURES

Under the current wording of section 30-182 an attached accessory building (garage) shall not be
more than one story of 15 feet in height. This code would not allow any rooms above an attached
garage many homes within the township have space over the attached garage either for storage or
living space.

Sec. 30-182. Application of regulations.
(b) Density and height regulations.
(5) Accessory buildings. Detached accessory buildings shall conform to all yard

requirements of the district in which it is located. An-attached-aceessorybuilding
shall-not-be-mere-than-one(story-of 1 5-feetinheight-An accessory building which

is a structural part of the principal building shall conform to all yard requirements
of the district in which it is located.

ACCESS TO PUBLIC STREETS

Section 30-792 item (a)(1) states the following:

Unless stated elsewhere in the Chapter, In any district, every use, building or structure established
after the effective date of the ordinance from which this article is derived shall be on a lot or parcel
which adjoins a public street or is accessed from an exclusive access driveway (Section 10-484)
or shared private driveway (Section 10-485). Public street or road right-of-way shall be at least
66 feet in width, unless a lesser width was duly accepted by the public, in accordance with law,
prior to the effective date of the ordinance from which this article is derived. Notwithstanding the
above, a mobile home site within a mobile home park shall not be required to front upon a public
road, provided that access is permitted in accordance with the requirements of this article.

My main concern with this wording is with respect to the following sentence: In any district, every
use, building or structure established after the effective date of the ordinance from which this
article is derived shall be on a lot or parcel which adjoins a public street or is accessed from an
exclusive access driveway (Section 10-484) or shared private driveway (Section 10-485).

I am not sure if this was the intent of the Township but if this regulations was followed as written
that would mean that new uses, buildings or structures could only be permitted on parcels that
adjoins a public street or is accessed from an exclusive access driveway or shared private driveway.
So if there was an existing vacant parcel that was accessed from an existing private roadway a new
uses, buildings or structures could not be permitted to be constructed on it.

I would imagine this was not the intent of this ordinance and in reality, this regulations was to not
allow new parcels to be created unless they adjoins a public street or is accessed from an exclusive

access driveway (Section 10-484) or shared private driveway (Section 10-485).

I would suggest amendment the wording of this section to clarify the regulation as follows:
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Sec. 30-792. Access to public street.

(a) The following provisions regarding access to public streets shall apply:

(1) Unless stated elsewhere in the chapter, In any district, every-use—buildine-or—structure
estublished after the effective dute of the ordinance from which this article is devived shatl
be-on-alotorparcelsvhich any newly create parcel shall adjoins a public street or is-have
accessed from an exclusive access driveway (section 10-484) or shared private driveway
(section 10-485). Public street or road right-of-way shall be at least 66 feet in width, unless
a lesser width was duly accepted by the public, in accordance with law, prior to the
effective date of the ordinance from which this article is derived. Notwithstanding the
above, a mobile home site within a mobile home park shall not be required to front upon a
public road, provided that access is permitted in accordance with the requirements of this
article.

TEMPORARY STRUCTURES

It was discussed that the Township would like to look into allowing Recreation Vehicles or Campers to be
used as a temporary dwelling during the construction of new homes or extensive remodels of existing
homes. Currently section 30-185 Temporary Dwelling restricts the use of a temporary structure as a
dwelling unless it is during the reconstruction of a single-family residence that was damaged by a disaster
such as a fire, flood, windstorm, or tornado. Also, it restricts the temporary structure to a mobile home that
is hooked to well and septic and receives approval of a building permit and certificate of occupancy. This
code also requires that the lot be a conforming lot.

In

Sec. 30-185. Temporary dwellings.

(a) Permitted temporary dwelling. A mobile home, or recreation vehicle may be used as a
temporary dwelling by a family while building a new single-family home or repairing or
replacmg an existing single famzly residence which is damaged by a disaster such as fire,

x : ; ot that-itis-urinhabi . Such temporary dwellings
shall meet all setback and hezght regulattons ofthe Zomng dlstrlct in whlch the subject site is
located b 1iH iet. No eamnpers

#avel—#a#e;%ee#ea—ﬁen—vehfele—mefe%heme—eabm— tent, basemen—t— yurts e#garage or other

permanent structures shall be used as a temporary dwelling in any zoning district.

(b) Required approvals. A mobile home temporary—dwetting shall not be occupied until a
certificate of occupancy has been issued by the building inspector. The building inspector
shall not issue a certificate of occupancy untzl a certificate of zoning compltance has been
obtamed from thezonmg inspector.th 1A g :

vehicle shall not be occupied untzl a certificate of zoning compliance has been obtained.

(c) Application. An application for a certificate of zoning compliance permit to use, erect, or
move a temporary dwelling onto a lot shall be filed with and approved by the township beard.




(d) Township beard action. If the application, lot and temporary dwelling conforms to all
regulations of this chapter, the township board shall approve the certificate of zoning
compliance temporary dwelling permit. The board may attach conditions to the approval
which it deems necessary to protect the publtc health safety and welfare and to ensure
comphance wzth this chapter - - = -

(e) Regulations.
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A temporary dwelling shall comply with all setback and height yard, area-and-lot
dimension requirements of the zoning district in which it is located. A certificate of
zoning comphance shall be obtained from the zoning inspector.

s—ha%kebtam—a—pemﬂﬁﬁcem—the—eeﬁmj%ea#h—depaﬁn% A mobzle home shall be

connected to an approved well and septic system, and the applicant shall obtain all
required permits from the county health department. A recreational vehicle shall
submit a plan demonstrating how water supply and sewage disposal will be
managed for the duration of its use.

A temporary dwelling shall be permitted only on the same lot as the principal
dwelling to be repaired or constructed. The term of the permit shall not exceed one
vear, provided that, at the discretion of the township board, the period may be
extended for one additional period not to exceed six months. Extension shall only
be permitted upon written application filed 20 days or more prior to such
expiration, setting forth facts showing due diligence in construction of the dwelling.

A written legal performance guarantee in—theform—of and a cash deposit or an
irrevocable bank letter of credit shall be deposited with the township treasurer in
the amount estimated by the township beard to be sufficient to ensure removal of
the temporary dwelling. For recreation vehicles a cash deposit of 2,500 dollars is
required. The guarantee shall provide that in breach thereof, the township shall be
entitled to enter upon the site and complete such removal and defray the costs
thereof out of said deposit.



(5) A temporary dwelling shall be removed or shall comply with the township
regulations within 14 days after the date of issuance of a certificate of occupancy
for the permanent structure or of the date of expiration of the temporary dwelling
permit, whichever occurs first. Each day thereafter that the temporary dwelling
remains upon the real estate shall be a violation of the chapter and shall subject
the owner to a civil infraction penalty for violation of the chapter, as provided
herein.

(6) A certificate of zoning compliance for a temporary dwelling permit—and the
certificate of occupancy issued thereon shall not be transferable to any other
person, use, structure or lot.

With this change the Township should also add a definition of Recreation Vehicles to Section
30-5 Definition of the Township Zoning Ordinance

Sec. 30-5. Definitions.

(b) The following words, terms and phrases, when used in this chapter, shall have the meanings
ascribed to them in this section, except where the context clearly indicates a different
meaning:

Recreation Vehicle: means a vehicle designed for temporary living quarters for recreational,

camping, or travel use, which may or may not have its own motor.

AMENDMENT REVIEW STANDARDS

Currently the Sylvan Township Zoning Ordinance under Article II Division 3 Amendments does
not contain criteria for rezoning or zoning amendment decisions. Common standards that are
included in other zoning ordinances include items such as:

Compliance with the Master Plan;

Traffic Impacts;

Natural and Environmental Impacts;

Consistency with the Zoning

Consistency and compatibility for general land use patterns

Identifiable public need; and

Others

o ae o

The following are the review standards for the surrounding municipalities regarding Site Plan
Review Standards:

Lyndon Township
C. Criteria for Amendment of the Official Zoning Map (Rezoning). In considering any petition for
an amendment to the Official Zoning map (rezoning), the Planning Commission and the Township
Board shall consider the following criteria in making its findings, recommendations and decision.
1. Consistency with the goals, policies and Future Land Use Map of the Lyndon Township
Master Plan, including all applicable sub-area and corridor studies. If conditions have
changed since the Master Plan was adopted, the consistency with recent development
trends in the area.
2. Compatibility of the site’s physical, geological, hydrological and other environmental
features with the potential uses allowed in the proposed zoning district.
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3. Evidence the applicant cannot receive a reasonable return on investment through
developing the property with one (1) of the uses permitted under the current zoning.

4. The compatibility of all the potential uses allowed in the proposed zoning district with
surrounding uses and zoning in terms of land suitability, impacts on the environment,
density, nature of use, traffic impacts, aesthetics, infrastructure and potential influence on
property values.

5. The capacity of Township infrastructure and services sufficient to accommodate the uses
permiitted in the requested district without compromising the health, safety and welfare”
of the Township.

6. The apparent demand for the types of uses permitted in the requested zoning district in the
Township in relation to the amount currently zoned to accommodate the demand.

Where a rezoning is reasonable given the above criteria, a determination shall be made that the
requested zoning is more appropriate than another district or amending the list of permitted or
special land uses within a district.

D. Criteria for Amendment of the Official Zoning Ordinance Text. The Planning Commission and
Township Board shall, at minimum, consider the following before taking action on any proposed
amendment.

1. Compatibility with the basic intent and purpose of the Zoning Ordinance.

2. Consistency with the goals and objectives and future land use map of the Lyndon Township

Master Plan, including any sub-area or corridor studies.

3. The requested amendment will correct an error in current appropriate documentation.

4. The requested amendment will resolve an inequitable situation created by the Zoning

Ordinance and does not grant special privileges.

The requested amendment will not result in unlawful exclusionary zoning.

6. There is documentation from Township staff or the Zoning Board of Appeals indicating
problems and conflicts in implementation or interpretation of specific sections of the
Ordinance.

7. The requested amendment will address changes in state legislation, other township
ordinances, or federal regulations.

8. The requested amendment will resolve potential legal issues or administrative problems
with the Zoning Ordinance based on recent case law or opinions rendered by the Attorney
General of the State of Michigan.

-

Lima Township

14.3.5. Criteria for Amendment of the Official Zoning Map (Rezoning). In considering any petition
for an amendment to the official zoning map (rezoning), the Planning Commission and the
Township Board shall consider the following criteria in making its findings, recommendations and
decision.

A. Consistency with the goals, policies and Future Land Use Map of the Lima Township Master
Plan, including all applicable sub-area and/or corridor studies. If conditions have changed since
the Master Plan was adopted, the consistency with recent development trends in the area.

B. Compatibility of the site's physical, geological, hydrological and other environmental features
with the potential uses allowed in the proposed zoning district.

C. Evidence the applicant cannot receive a reasonable return on investment through developing
the property with one (1) of the uses permitted under the current zoning.
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D. The compatibility of all the potential uses allowed in the proposed zoning district with
surrounding uses and zoning in terms of land suitability, impacts on the environment, density,
nature of use, traffic impacts, aesthetics, infrastructure and potential influence on property values.
E. The capacity of Township infrastructure and services sufficient to accommodate the uses
permitted in the requested district without compromising the "health, safety and welfare" of the
Township;

F. The apparent demand for the types of uses permitted in the requested zoning district in the
Township in relation to the amount of land in the Township currently zoned to accommodate the
demand.

G. Where a rezoning is reasonable given the above criteria, a determination shall be made that the
requested zoning district is more appropriate than another district or amending the list of permitted
or special land uses within a district. (Amended: Effective Date: July 2, 2009)

14.3.6. Criteria for Amendment of the Official Zoning Ordinance Text. The Planning Commission
and Township Board shall, at minimum, consider the following before taking action on any
proposed amendment.

A. Compatibility with the basic intent and purpose of the Zoning Ordinance.

B. Consistency with the goals and objectives and Future Land Use map of the Lima Township
Master Plan, including any sub-area and/or corridor studies.

C. The requested amendment will correct an error in current appropriate documentation.

D. The requested amendment will resolve an inequitable situation created by the Zoning Ordinance
and does not grant special privileges.

E. The requested amendment will not result in unlawful exclusionary zoning.

F. There is documentation from Township staff or the Zoning Board of Appeals indicating
problems and conflicts in implementation or interpretation of specific sections of the Ordinance.
G. The requested amendment will address changes in state legislation, other Township ordinances,
or federal regulations.

H. The requested amendment will resolve potential legal issues or administrative problems with
the Zoning Ordinance based on recent case law or opinions rendered by the Attorney General of
the State of Michigan.

Sharon Township

Planning Commission Review: In reviewing any application for an amendment to this Ordinance,
the Planning Commission shall identify and evaluate all factors relevant to the application.
Findings of fact shall be gathered and shall be made a part of the public records of the meetings
of the Planning Commission.

a. If the petition involves an amendment to the Zoning Map, matters to be considered by the
Planning Commission shall include, but shall not be limited to, the following:

1) What, if any, identifiable conditions related to the application have changed which justify
the proposed amendment?

2) What are the precedents and the possible effects of such precedent which might result from
the approval or denial of the petition?

3) What is the impact of the amendment on the ability of the Township and other governmental
agencies to provide adequate public services and facilities, and/or programs that might
reasonably be required in the future if the proposed amendment is adopted?

4) Would approval adversely affect environmental conditions?

5) Would approval adversely affect the value of surrounding properties?
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6) Is the site’s physical, geological, hydrological and other environmental features
compatible with the host of uses permitted in the proposed district?

7) Is the subject property able to be put to a reasonable economic use in the zoning district in
which it is presently located?

8) Does the petition generally comply with the adopted planning goals and policies of the
Township and other impacted governmental bodies?

9) Is the proposed rezoning consistent with the zoning classification of surrounding land?

10) Can all requirements in the proposed zoning classification be complied with on the subject
parcel?

b. If the petition involves an amendment to the text of the Ordinance, matters to be considered by
the Planning Commission shall include, but shall not be limited to, the following:

1) Is the proposed amendment supported by documentation, such as from the ZBA, that the
proposed amendment would minimize problems or conflicts with specific sections of the
Ordinance?

2) Is the proposed amendment supported by reference materials, planning and zoning
publications, information gained at seminars or experiences of other communities to more
effectively deal with certain zoning issues?

3) Is the proposed amendment supported by significant case law?

The following is the suggested revision adding a new section (30-120 Standards for Review) to
Article II Division 3 Amendments of the Township Zoning Regulations:

30-120 Standards for review.
(a) In reviewing a zoning map amendment, the following standards shall be consider:
(1) Consistency with the goals, policies and Future Land Use Map of the Master Plan,

including all applicable sub-area and corridor studies. If conditions have changed
since the Master Plan was adopted, the consistency with recent development trends in
the area.

(2) Compatibility of the site’s physical, geological, hydrological and other environmental
features with the potential uses allowed in the proposed zoning district.

(3) The compatibility of all the potential uses allowed in the proposed zoning district with
surrounding uses and zoning in terms of land suitability, impacts on the environment,
density, nature of use, traffic impacts, aesthetics, infrastructure and potential
influence on property values.

(4) Evidence the applicant cannot receive a reasonable return on investment through
developing the property with one (1) of the uses permitted under the current zoning.

(5) The apparent demand for the types of uses permitted in the requested zoning district
in the Township in relation to the amount currently zoned to accommodate the
demand.

(6) The capacity of Township infrastructure and services sufficient to accommodate the
uses permitted in the requested district without compromising the health, safety and
welfare of the Township.

(7) Can all requirements in the proposed zoning classification be complied with on the
subject parcel
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(b) In reviewing a zoning text amendment, the township standards shall be consider:

(1)
(2)

(3)
(4)
(3)
(6)
(7)
(8)

Compatibility with the basic intent and purpose of the Zoning Ordinance.
Consistency with the goals and objectives and future land use map of the Township
Master Plan.

The requested amendment will correct an error in current appropriate
documentation.

The requested amendment will resolve an inequitable situation created by the
Zoning Ordinance and does not grant special privileges.

The requested amendment will not result in unlawful exclusionary zoning.

There is documentation from Township staff or the Zoning Board of Appeals
indicating problems and conflicts in implementation or interpretation of specific
sections of the Ordinance.

The requested amendment will address changes in state legislation, other Township
ordinances, or federal regulations.

The requested amendment will resolve potential legal issues or administrative
problems with the Zoning Ordinance

HOME OCCUPATIONS

Currently in the Sylvan Township Zoning Ordinance; Home Occupations are only allowed in
the AG, LR, SR-1 and MR zoning district with approval of a Special Use Permit and in
compliance with the following regulations in section 30-800:

Sec. 30-800. Home occupations.

A home occupation may be permitted in a single-family dwelling within any zoning district where
such dwelling is permitted, subject to the following conditions:

(1)
)

)

4)
(3

(6
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No person other than the members of the family residing on the premises shall be
engaged in such occupation.

The use of the dwelling unit for the home occupation shall be clearly incidental and
subordinate to its use for residential purposes. The total floor area used by the home
occupation shall not exceed 30 percent of the floor area of the dwelling unit.

There shall be no change in the outside appearance of the structure or premises, or
other visible evidence of conduct of such home occupation, and there shall be no
external or internal alterations not customary in residential areas.

A home occupation shall be conducted within the dwelling unit or within a building
accessory thereto.

No article shall be sold on the premises except that which is prepared within the
dwelling or accessory building or is provided as incidental to the service or
profession conducted therein.

Traffic generated by a home occupation shall not be greater in volume than that
normally generated by the residence. Parking for the home occupation shall not
exceed two spaces. Such spaces shall be provided on the premises, off-street, subject
to regulations in article V of this chapter and provided the parking spaces shall not
be located in the required front yard.



(7) Exterior storage of material, equipment, or refuse associated with or resulting from
a home occupation shall be prohibited.

(8) No equipment or process shall be used in such home occupation which creates noise,
vibration, glare, fumes, odor, or electrical interferences which are nuisances to
persons off the lot. Any electrical equipment processes which create visual or audible
interference with any radio or television receivers off the premises or which cause
fluctuations in line voltages off the premises shall be prohibited.

(9) Hazard of fire, explosion, or radioactivity shall not exist at any time as a result of a
home occupation.

Because home occupations require special use permit approval under state law all uses that
require special use permit approval also require site plan review approval. This means that if you
want to have a home occupation on your property you need to apply for a special use permit and
site plan review which requires planning commission approval and the following fees:

1) Special Use Permit Fee: $900

2) Site Plan Review Fee: $900

3) Deposit (Consultants): $2500

The following is a summary of how the surrounding municipalities regulate Home Occupations:
Lyndon Township

Lima Township
Sharon Township

Staff would suggest that the township planning commission consider allowing Home Occupation
as a permit use instead of a special use in the residential zoning districts. The home occupation
would require approval of a certificate of zoning and approval of administrative site plan review.
In order to approve the certificate of zoning compliance, the home occupation would be required
to comply with the regulations under section 30-800. This zoning amendment would require the
following changes to the zoning ordinance:

ARTICLE I1. - ADMINISTRATION AND ENFORCEMENT
DIVISION 2. - SITE PLAN REVIEW
Sec. 30-87. Administrative site plan review.
The following administrative site plan review (ASPR) process shall apply in the circumstances
and to the extent specified in this section, as an alternate to the generally applicable preliminary
and final site plan review process.
(1) Projects eligible for ASPR. A project is eligible for the ASPR process only with respect to
any of the following changes to an existing development or an approved site plan:
a. An expansion of an existing building or structure, not exceeding 25 percent of the
existing square footage.
b. The internal rearrangement of a parking lot and/or parking spaces, which does not affect
the number of parking spaces provided nor alter access locations or design.
c. The relocation of a building or structure by ten feet or less, where all setback and yard
location requirements are met.
d. Changes required or requested by the Township for safety reasons.
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e. Home occupations.

f.  Other similar changes of a minor nature proposed to be made to the configuration,
design, layout or topography of the site which the Zoning Inspector, upon consultation
with the planning commission chairperson, determines will not materially affect the
character or intensity of use, vehicular or pedestrian circulation, drainage patterns, or
the demand for public services; will not have any adverse effect on adjacent or nearby
property or the use thereof; and will not have any adverse effect on the health, safety, or

welfare of the general public.

ARTICLE II1. - DISTRICT REGULATIONS

DIVISION 4. AG-AGRICULTURE DISTRICT

Sec. 30-277. Permitted uses.

(14) Home occupations subject to the requirements of section 30-800.

Sec. 30-278. Special uses.

DIVISION 6. LR-LOW DENSITY RESIDENTIAL DISTRICT
Sec. 30-346. - Permitted uses.
(3) Home occupations subject to the requirements of section 30-800

Sec. 30-347. - Special uses.
e L

DIVISION 7. SRI-SINGLE-FAMILY RESIDENTIAL DISTRICT ONE

Sec. 30-371. Permitted uses.
(7) Home occupations subject to the requirements of section 30-800
Sec. 30-372. Special uses.

e

DIVISION 8. MR-MULTIPLE-FAMILY RESIDENTIAL DISTRICT
Sec. 30-393. Permitted uses.
(5) Home occupations subject to the requirements of section 30-800

Sec. 30-394. Special uses.
B e

ARTICLE IX. - SUPPLEMENTAL REGULATIONS
Section 30-800

A home occupation may be permitted in a single-family dwelling within any zoning district where
such dwelling is permitted, subject to approval of an administrative site plan review (Section 30-
87) and a certificate of zoning compliance (Section 30-37) approval and the home occupation

meets the following conditions:

(1) No person other than the members of the family residing on the premises shall be engaged

in such occupation.
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)

)

(4)
(3)

(6)

(7)

(8
)

(10)

(11)

The use of the dwelling unit for the home occupation shall be clearly incidental and
subordinate to its use for residential purposes. The total floor area used by the home
occupation shall not exceed 30 percent of the floor area of the dwelling unit.

There shall be no change in the outside appearance of the structure or premises, or other
visible evidence of conduct of such home occupation, and there shall be no external or
internal alterations not customary in residential areas.

A home occupation shall be conducted within the dwelling unit or within a building
accessory thereto.

No article shall be sold on the premises except that which is prepared within the dwelling
or accessory building or is provided as incidental to the service or profession conducted
therein.

Traffic generated by a home occupation shall not be greater in volume than that normally
generated by the residence. Parking for the home occupation shall not exceed two spaces.
Such spaces shall be provided on the premises, off-street, subject to regulations in article
V of this chapter and provided the parking spaces shall not be located in the required
front yard.

The home occupations shall not have more than two customers and/or delivery vehicles
on-site at one time, excluding the vehicles of the occupants of the home. Shipments or
deliveries by vehicles having more than two axles are prohibited.

Exterior storage of material, equipment, or refuse associated with or resulting from a
home occupation shall be prohibited.

No equipment or process shall be used in such home occupation which creates noise,
vibration, glare, fumes, odor, or electrical interferences which are nuisances to persons
off the lot. Any electrical equipment processes which create visual or audible interference
with any radio or television receivers off the premises or which cause fluctuations in line
voltages off the premises shall be prohibited. Only customary domestic or household
equipment, or equipment judged by the Zoning Administrator not to be injurious or a
nuisance to the surrounding neighborhood shall be permitted.

A home occupation shall not endanger or infringe upon the health, safety, welfare, or
enjoyment of any other persons in the area, by reason of heat, glare, noise, vibration,
smoke, fumes, odor, unsanitary or unsightly conditions, electrical interference, traffic,
or parking congestion.

Hazard of fire, explosion, or radioactivity shall not exist at any time as a result of a home
occupation.

AMENDMENT PROCESS:

Chapter 30 Zoning, Article II Administration and Enforcement, Division 3 Amendments of the
Sylvan Township Municipal Code provide the Township the power to amend the Zoning
Ordinance. It required that the township planning commission hold a public hearing, review the
proposal, and make a recommendation before action is finally to be taken thereon by the township
board on the ordinance map amendment.

Because this division of the zoning ordinances lacks any standards for the review of the Zoning
text Amendment. Township staff suggest that the Planning Commission follow best planning
practices and review the proposed amendments and make a determination if the amendments are
compatible with the Master Plan, and protects the health safety and welfare of the community.
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The proposed amendments are created to make clarifications to the existing zoning regulations, to
provide the township guidance when enacting the zoning regulations and to protect the health
safety and welfare of the community and

Some of the Goals, Objectives, and Strategies (Bold) of the Township Master Plan that the
proposed amendment will help enact are as follows:

Preserve the rural character of the Township through growth management and preservation of
natural resources and active farming operations.

Maintain and enhance the integrity of the Township’s natural resources.

Focus future growth and development in areas where utility infrastructure is available, and
maintain the rural/agricultural character of the remainder of the Township.

Protect the integrity of existing and future residential areas, and develop future residential areas
of a character and density consistent with the Township’s goal to preserve its rural character.

Protect the integrity of existing and future residential areas, and develop future residential areas
of a character and density consistent with the Township’s goal to preserve its rural character.

Seek the development of housing types that are of high quality in terms of design and
construction, and are appropriate in terms of the Township’s rural preservation and growth
management objectives.

New residential development will be compatible with existing residences in terms of density, lot
sizes, and building types. In areas where a change in density is planned in or adjacent to an
established residential area, density gradation, buffer areas and natural features should be used
to create a gradual transition.

Protect the environment and the Township’s natural resources.

Planning Commission Recommendation:

Staff recommends the Commission review and comment on the proposed amendments. The
Commission should then direct staff to make any suggested changes to the draft amendments
(ZTA25-002) and notice the proposed draft zoning text amendment 25-002 for a public hearing.
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SYLVAN TOWNSHIP
PLANNING COMMISSION
MEETING SCHEDULE FOR 2026

3" Thursday of the month at 7:00 pm
(* All PC Meetings subject to cancellation)

Jlanuary 15, 2026
February 19, 2026
March 19, 2026
April 16, 2026
May 21, 2026
June 18, 2026
July 16, 2026
August 20, 2026
September 17, 2026
October 15, 2026
November 19, 2026
December 17, 2026
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