
 
 
 

MARSHALL CITY PLANNING COMMISSION 
Wednesday, February 10, 2021 at 7:00 p.m. 

Electronic Meeting Format 
 

ZOOM LINK: 
 

https://us02web.zoom.us/j/84334582657?pwd=QTZyTEZYdEw4SUhCdHNjbE5FY0tldz09 
You may participate in the virtual meeting by using the link listed above or join by phone 
at 1-312-626-6799  Meeting ID: 843 3458 2657  Passcode: 193265  

 
Call to Order 
 
Roll Call 
 
Approval of Agenda 
 
 Regular Meeting of the Planning Commission, February 10, 2021 
 
Approval of Minutes 
 
 Minutes from January 13, 2021 
 
Public Comments on Agenda Items 

 
Public Hearings 
 

1. Public Hearing on Zoning Amendment Request #RZ21.01 from the Calhoun County Land 
Bank Authority to rezone 410 East Drive from POSD (Professional Office Service District) to 
R-2 (Suburban Residential District) 

2. Public Hearing on Special Land Use Request #SLU21.01 for 1717 Pratt Avenue from MPM-
C Marshall, LLC for the construction of Hoop Houses 
 

 
New Business 
 

1. Recommendation on Zoning Amendment Request #RZ21.01 from the Calhoun County 
Land Bank Authority to rezone 410 East Drive from POSD (Professional Office Service 
District) to R-2 (Suburban Residential District) 

2. Recommendation on Special Land Use Request #SLU21.01 for 1717 Pratt Avenue from 
MPM-C, LLC for the construction of Hoop Houses 

3. Consider approval of Site Plan application #SP21.01 for 1717 Pratt Avenue from MPM-C 
Marshall, LLC 

4. Received and consider Site Plan amendment #SPA05.01 for 18720 Partello Road, Love’s 
Travel Stop 
 

 
Old Business 
 
Public Comment on Non-Agenda Items 
 
Reports 
 
Adjournment 
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MINUTES 
MARSHALL CITY PLANNING COMMISSION 

WEDNESDAY, JANUARY 13, 2021 
 
In a regular session, Wednesday, January 13, 2021 at 7:00 p.m. via Zoom the Marshall Planning 
Commission was called to order by Chair Banfield. 
 
ROLL CALL 
 
Members Present:  Chair Banfield, Commissioners Burke Smith, Davis, Hall, McNiff, Reed, Schwartz, and 
C. Zuzga and Council Liaison Wolfersberger 
 
Members Absent:  Commissioner Zuck 
 
Staff Present:  Trisha Nelson, City Clerk & Planner  
  Eric Zuzga, Director of Special Projects 
 
AGENDA 
 
MOTION by McNiff, supported by Reed, to accept the agenda for the Wednesday, January 13, 2021 as 
submitted. On a roll call vote; ayes- Burke Smith, Banfield, Davis, Hall, McNiff, Reed, C Zuzga; nays- 
none; MOTION CARRIED. 
 
 
MINUTES 
 
MOTION by Davis, supported by McNiff, to accept the minutes from the December 9, 2020 regular 
meeting. On a roll call vote; ayes- Burke Smith, Banfield, Davis, Hall, McNiff, Reed, C Zuzga; nays- none; 
MOTION CARRIED. 
 
PUBLIC COMMENTS ON AGENDA ITEMS 
 
None 
 
PUBLIC HEARINGS 
 
Chair Banfield opened the Public Hearing on Planning Commission Draft Capital Improvements Plan 2021-
2027. Hearing none, Chair Banfield closed the public hearing on Planning Commission Draft Capital 
Improvement Plan 2021-2027. 
 
NEW BUSINESS 
 
MOTION by Burke-Smith, supported by McNiff to recommend the Planning Commission Draft Capital 
Improvements Plan 2021-2027 to City Council. 
 
Banfield stated that there was a comment after the last meeting about wanting to see the entire plan, which 
has now been presented. He further stated that the Planning Commission only looks at projects with a 
priority ranking of 2 or above. Nelson stated that Directors meet with staff to come up with projects that 
are needed within departments that are then ranked 1-4 with 1 being the highest ranking. Once budget 
allows, projects can then move forward based on the plan. 
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MOTION by Burke-Smith, supported by McNiff to recommend the Planning Commission Draft Capital 
Improvements Plan 2021-2027 to City Council. On a roll call vote; ayes- Burke Smith, Banfield, Davis, 
Hall, McNiff, Reed, C Zuzga; nays- none; MOTION CARRIED. 
 
MOTION by Davis, supported by McNiff to receive Zoning Amendment Request #RZ21.01 from the 
Calhoun County Land Bank Authority to rezone 410 East Drive from POSD (Professional Office Service 
District) to R-2 (Suburban Residential District).  
 
Nelson stated that this is the first step in getting the property moving forward. She further stated that once 
it is rezoned, they intend to seek a Planned Urban Development. Krista Trout-Edwards of the Calhoun 
County Land Bank stated that this is a project that has been in the works since 2017 when the former State 
Farm building was demolished. She further stated that in 2019 they worked with the MEDC to put together 
a plan and a showcase was held right before COVID hit in 202 with many interested developers, but after 
the shutdown many didn’t want to go through the whole process, just the building portion. The current 
concept places 6 homes on East Dr this year. E Zuzga stated that part of the reason that the City and Land 
Bank are taking this step is to help jump start the project. East Drive is scheduled for a road project this 
year and the City would like to take advantage of the opportunity to install services while the road is already 
under construction.  
 
Banfield questioned if the Land Bank was acting as the developer. Trout-Edwards stated that the Land Bank 
is acting as the developer of the subdivision, but not of the actual construction of the homes. Banfield 
questioned the narrowness of the lots. Trout-Edwards stated that this will increase the density of the area 
while still keeping them single family homes. Banfield questioned if the homes would face East Drive or 
the new alley that will be installed. Trout-Edwards stated that the alley will be used to access to the homes, 
and the front facing East Drive will be all green space. They are looking at sidewalk to connect to the school 
and surrounding area and a long-term plan to increase the walkability for the area.  
 
MOTION by Davis, supported by McNiff to receive Zoning Amendment Request #RZ21.01 from the 
Calhoun County Land Bank Authority to rezone 410 East Drive from POSD (Professional Office Service 
District) to R-2 (Suburban Residential District). On a roll call vote; ayes- Burke Smith, Banfield, Davis, 
Hall, McNiff, Reed, C Zuzga; nays- none; MOTION CARRIED. 
 
MOTION by Davis, supported by McNiff to Schedule a Public Hearing for February 10, 2021 for Zoning 
Amendment Request #RZ21.01 from the Calhoun County Land Bank Authority to rezone 410 East Drive 
from POSD (Professional Office Service District) to R-2 (Suburban Residential District). On a roll call 
vote; ayes- Burke Smith, Banfield, Davis, Hall, McNiff, Reed, C Zuzga; nays- none; MOTION 
CARRIED. 
 
MOTION by McNiff, supported by Reed to receive Special Land Use Request #SLU21.01 for 1717 Pratt 
Avenue from MPM-C Marshall LLC. 
 
Nelson stated that the city recently adopted the ordinance change that adds hoop houses as a Special Land 
Use in areas zoned I1 and I2. This is just for receiving the application, and the actual decision will be made 
at the February 10 meeting. She further stated that City Attorney Revore is working with staff to come up 
with an agreement that will be presented at that meeting. C Zuzga stated that she had a few concerns with 
items on the site plan that don’t comply with the zoning ordinance and questioned whether they should be 
discussed at this meeting or at the February meeting. Nelson stated that staff is working with the petitioner 
on issues with the site plan to have them addressed. Davis stated that receiving the site plan starts a timeline 
for the petition and that he feels it is helpful to let the petitioner know of any potential concerns now. 
Banfield stated that in the past the commission has offered their concerns upon receiving the site plan to 
allow the petitioner to address those concerns before the next meeting. 
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Banfield stated that when they were developing the ordinance it only allowed the hoop houses to be 8 feet 
tall with an 8-foot fence, which would have screened it entirely, but it was changed to allow 18-foot hoop 
houses with 8 feet fences. He further stated that the ordinance goes on to say that the hoop houses must be 
entirely screened and the site plan states that since it is in the woods it would meet this screening 
requirement. He stated that while this would be true during the summer, that area is mainly deciduous, so 
for the majority of the year it would not be screened unless some evergreen trees were planted. He 
questioned where the run off from the structure would go. He further questioned how lighting would work 
for the structure. Nelson stated that they do not have plans for lighting and will use natural light for growing. 
She further stated that staff has addressed the need for some lighting for security.  
 
C Zuzga questioned if fire suppression would be needed given the size of the structure and that they are 
hoop houses. She stated that the minimum setback requirements are not being met and that only the area 
around the buildings is set to be paved, but the ordinance requires parking to be paved as well. She further 
stated that one of the six factors that must be considered for a Special Land Use pertains to smell and that 
she would like to know what their plan is to mitigate any odors. C Zuzga further questioned if the building 
code would require the hoop houses to be attached to the ground and that if there were concrete slabs 
involved that it would change the run off. E Zuzga stated that he would check with the City Building 
Inspector. Banfield stated that traditionally hoop houses are put straight into the ground without a 
foundation. C Zuzga stated that with the number of structures and them being right next to each other they 
may need to be attached somehow. Davis questioned if the building code applies as they are only temporary 
structures.  
 
Hall questioned what would happen after the three years of the Special Land Use is up. Revore stated that 
the intent is to not renew any hoop houses and that removing them is part of the Special Land Use process. 
He further stated that the intent is to not have any blighted structures after the useful life is up. Banfield 
stated that he would be interested to hear what would be done with the plastic after the 3 years is up. He 
further stated that the intent is to allow a company to grow and make money for a permanent structure. 
McNiff questioned if the commission can require a bond to ensure removal after the 3 years. Davis stated 
that he believes that is in the ordinance and that it is something that has been done in other situations in the 
past. Revore stated that he doesn’t believe it is in the ordinance, but that it was discussed and he doesn’t 
believe it is unreasonable to include. He further stated that this is a more complicated Special Land Use and 
having a performance bond is not a bad idea.  
 
MOTION by McNiff, supported by Reed to receive Special Land Use Request #SLU21.01 for 1717 Pratt 
Avenue from MPM-C Marshall LLC. On a roll call vote; ayes- Burke Smith, Banfield, Davis, Hall, McNiff, 
Reed, C Zuzga; nays- none; MOTION CARRIED. 
 
MOTION by McNiff, supported by Burke-Smith to set a Public Hearing for February 10, 2021 for Special 
Land Use Request #SLU21.01 for 1717 Pratt Avenue from MPM-C Marshall, LLC for the construction of 
Hoop Houses. On a roll call vote; ayes- Burke Smith, Banfield, Davis, Hall, McNiff, Reed, C Zuzga; nays- 
none; MOTION CARRIED. 
 
MOTION by McNiff, supported by Burke Smith to receive Site Plan application #SP21.01 for 1717 Pratt 
Avenue for MPM-C Marshall, LLC. On a roll call vote; ayes- Burke Smith, Banfield, Davis, Hall, McNiff, 
Reed, C Zuzga; nays- none; MOTION CARRIED. 
 
MOTION by Davis, supported by McNiff to receive and approve Site Plan application #SP21.02 for 343 
Mulberry Street, Delta One. 
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Mike Johnson of Delta one stated that this is for the 343 S Mulberry St and that with the vacating of the 
road on Sycamore, the plan is to make a campus between this site and 420 Sprue. The plan is to eventually 
divert all traffic to come in from the east. He further stated that there will be screening and minimal traffic 
on the Mulberry side of the project. He stated that they have changed construction method to include sealing 
the building and adding metal panels to create a better vapor barrier and revitalize the building. Banfield 
questioned if the roof would need to be replaced. Johnson stated that the flat roof portion that had been 
leaking was replaced but the rest of the roof is still in decent shape. Banfield questioned what would be 
coming out of the double gate on Mulberry Street and how often it would be used. Johnson stated that is 
would be used for deliveries in small van style vehicles approximately twice a month. He further stated that 
the plan is to have all deliveries going to the 420 Spruce site once construction is completed and that they 
are looking at changing the address of the campus to have trafficked directed in from the east. Banfield 
questioned if there were two different types of fencing in the plan. Johnson state that there is a screening 
fence on the Mulberry side of the campus and a traditional chain link fence. Banfield questioned if the fence 
would look uniform when the fence was closed. Johnson replied that it would. 
 
Ron Goodwin of 330 S Mulberry stated that the neighbors and he have several concerns. His first concern 
is why there needs to be 2 gates. He is fine with the gate in the cul-de-sac as it isn’t even big enough for a 
car to turn around in, but is concerned with the second gate as he doesn’t want trucks to be coming out of 
that drive and having to drive on neighbors’ grass to get out of the gate. He further stated that he would like 
to see where there is gravel for a parking lot to be planted with grass opposed to having it be for deliveries. 
He stated that the site plan shows a door off of Sycamore that is currently a garage style door that they are 
converting into a double door, but that he believes it would make more sense for the trucks to be on the 
Sycamore side opposed to the Mulberry side. He is concerned with the property values for the area and the 
look of the business in the residential neighborhood. He stated that his biggest concern is the smell as it is 
a residential neighborhood. He stated on the south side of the building there is a large pile of dirt near the 
fire hydrant that he believes posses an issue for future emergencies. He reiterated that his biggest concerns 
are the smell, the traffic and having two gates on the Mulberry side. He believes all traffic could be diverted 
to the Sycamore side with the Mulberry side being strictly for emergencies. He would also like for the 
gravel to be removed as it gets brought out with the run off and creating a gravel road.  
 
Banfield questioned if the fence on the Mulberry side would be 8 feet tall. Johnson replied that it would be. 
C Zuzga questioned if there only being 2 trucks a month being brought in on the Mulberry side if it was 
possible for them to be brought in on the Sycamore side. Johnson stated that is the long-term goal, but for 
the short term to get the site operational during construction of the campus it is needed access. It would not 
be a long term of heavily used entrance. C Zuzga questioned if there is an ordinance in the city that only 
allows trucks on certain roads or at certain times. E Zuzga stated that there is a City Ordinance but there is 
a coordination clause that was being used to allow the trucks on other roads. Goodwin stated that there is a 
sign on the road that states no truck traffic. 
 
Johnson stated that the area where there is currently gravel, will be paved with asphalt. Goodwin questioned 
where the storm water will go. He stated that the storm water will go into a detention pond on the east side 
of the property. Banfield questioned how the water from the west side of the building will get to the 
detention pond. C Zuzga stated that there appears to be a drywell on the west side of the property. Davis 
stated that the approval of the site plan should be subject to the review of the City Engineer that the storm 
water will be detained on site and not overflow on to Mulberry Street. 
 
Banfield questioned the need for 2 gates on the Mulberry side. Johnson stated that the curb is currently cut 
to allow 2 access points, so they kept both for emergency vehicles. Banfield questioned if they would be 
able to maneuver without the second gate. Johnson stated that he believes they would. Banfield questioned 
if there was a condition to eliminate one of the gates and what Johnson felt was an acceptable timeframe in 
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which they could divert traffic off of Mulberry completely. Johnson stated that he believes all the traffic 
could be converted within 18 months, and that they could eliminate one of the gates.  
 
C Zuzga questioned if there will be any outdoor storage or operations on the property. Johnson stated that 
construction material may be stored outside, but nothing operational or storage beyond construction 
materials.  
 
Goodwin stated that his main concern is still the smell. Johnson stated that there will be a 4-inch-thick metal 
panel and foam sprayed on the interior of the building. Banfield stated that the ordinance addresses odor 
issues. Nelson stated that is there is an odor complaint it will be handled as a code violation. 
 
Banfield stated that the commission should add conditions to the approval of the site plan. The first 
condition should be that the South Mulberry gate will only be used until July 30, 2022 at which point it will 
be used for emergency vehicles only. The second condition being that they eliminate the second northerly 
gate on the Mulberry side. C Zuzga added the third condition being that there is a storm water management 
plan that maintains all storm water on site approved by the city engineer. Banfield questioned Johnson if 
he felt that these are conditions that could be met by Delta 1. Johnson replied that his main concern falls 
with the Mulberry side becoming emergency only as there is mechanical equipment on that side of the 
building that may need to be serviced. Banfield questioned if that was the only way to access the equipment. 
Johnson replied they could walk through the building or property. McNiff questioned if fire access would 
be an issue with the gate. Banfield replied that there would be a Knox box for the fire department to gain 
access.  
 
MOTION by Davis, supported by McNiff to receive and approve Site Plan application #SP21.02 for 343 
Mulberry Street, Delta One with the following conditions 

1) The Northerly gate on South Mulberry will be eliminated from the plans. 
2) The remaining gate on South Mulberry will only be used until July 30, 2022 at which point it will 

be for emergency vehicle access only.  
3) The City Engineer approves a storm water management plan that maintains all storm water on site. 

On a roll call vote; ayes- Burke Smith, Banfield, Davis, Hall, McNiff, Reed, C Zuzga; nays- none; 
MOTION CARRIED. 
 
 
OLD BUSINESS 
 
None 
  
PUBLIC COMMENTS NOT ON AGENDA 
 
None 
 
 
REPORTS 
Chair Banfield welcomed Council Liaison Wolfersberger to the Commission. Wolfersberger stated that he 
is also on the Northeast Neighborhood Improvement Authority Board and the zoning board of appeals he 
is looking forward to seeing more of the planning process. He further stated that the information from the 
meetings will be great to bring back to council. 
 
Davis stated that the South Neighborhood Improvement authority approved the development agreement for 
phase one of Alwyn Downs, which will include 19 duplexes, for a total of 28 residences off of Circle Drive. 
He further stated that Marshall will be the first municipality to take advantage of the tax capture opportunity 
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offered by the state. The first phase is already zoned and plated and they will be within all the setback 
limitations. E Zuzga stated that there will be a phased PUD for the rest of the development. 
 
Nelson stated that the February meeting will have another full agenda. She further stated that Love’s Truck 
Stop is looking at a couple small additions to their building, but there haven’t been any plans submitted yet. 
 
ADJOURN 
 
Planning Commission adjourned at 8:43 p.m. 
 
 
Submitted by, 
 
Michelle Eubank 
 



 
 

 
MARSHALL PLANNING COMMISSION 

Staff report for February 10, 2021 
 
To:  Planning Commissioners 
From:  Trisha Nelson, Planning and Zoning Administrator 
Subject: Rezoning Request #RZ21.01 – from the Calhoun County Land Bank  
  Authority to rezone 410 East Drive from POSD (Professional Office   
  Service District) to R-2 (Suburban Residential District) 
 
 
SUMMARY 
The Calhoun County Land Bank Authority (CCLBA) is seeking to rezone the 8.23-acre 
property located at 410 East Drive, the former State Farm site, from POSD 
(Professional Office Service District) to R-2 (Suburban Residential District). 
 
BACKGROUND 
The CCLBA is submitting the attached rezoning request for the first phase in reaching 
the long-term goal of creating much needed residential development in the City.  This 
request is the first in a two-part rezoning request that will result in a PUD request based 
on the conceptual site plan attached.  The CCLBA expects to approach the PUD 
process in phases and plans to develop the lots along East Drive this year while 
creating additional building sites for the future as the funding allows. 
 
 

 
 
MASTER PLAN 
 
It is important to consider the Master Plan when making rezoning decisions to ensure 
alignment.  According to Section 4. Future Land Use of the Master Plan, 410 East Drive 
is listed as Special Project Area 1.  The Master Plan identifies one of the potential uses 
of this area as single-family development and states a preference for a planned unit 
development to address the whole site.  The rezoning request is solely for the property 
north of Mann Road, as the property south of Mann Road that is also identified as 
Special Project Area 1 has been purchased by Oaklawn Hospital.    The rezoning of this 
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2 

 
 
 

site would fit the vision set forth in the Master Plan and compliment the surrounding 
area. 
 
The Planning Commission must decide whether the requested zoning classification of 
R-2 Suburban Residential District is suitable for the property and work through the 
rezoning criteria worksheet. 
 
RECOMMENDATION 
After hearing public comment, it is recommended the Planning Commission formulate a 
recommendation to City Council.  The Council will receive the recommendation at their 
February 16, 2021 meeting. 
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 The Calhoun County Land Bank Authority is a catalyst for community stabilization by creating  

equitable, inclusive opportunities through sustainably repurposing challenged properties. 

January 4, 2021 

City of Marshall 

Attn: Trisha Nelson, City Clerk 

323 Michigan Ave W 

Marshall, MI 49068 

 

RE:  Rezone request of 410 East Drive from POSD to R2 to create a residential development on this 8.23 acre 

property consisting of sixteen single-family houses, eight duplexes, and fourteen cottages. 

 

Dear Ms. Nelson, 

The Calhoun County Land Bank Authority (CCLBA) is seeking the rezoning of an 8.23-acre property located at 410 

East Drive from POSD to R2 to support a residential development that would be consistent with surrounding 

uses and benefit the neighborhood.  The property is the former site of the State Farm headquarters building, 

which went through the local property tax foreclosure process in 2016, after sitting vacant for more than a 

decade.  At the time of the foreclosure, the County Treasurer’s Office worked closely with the Marshall Area 

Economic Development Alliance (MAEDA) to find a developer interested in investing in and rehabilitating the 

site, when no developer materialized the site was deeded to the CCLBA by default at the end of the foreclosure 

process. 

Based on the unsuccessful developer search and auction process, the CCLBA determined that the building was 

obsolete and in need of demolition.  As such, the CCLBA used its grant funding from the Environmental 

Protection Agency (EPA) to complete the necessary environmental assessments to prepare the site for 

demolition.  In addition, it sought, and was awarded, funding from the Michigan State Housing Development 

Authority to assist with the project and received additional monetary support from the County Treasurer to 

complete it; the demolition was finalized in 2019. 

Throughout its ownership, and acting as a responsible property owner, the CCLBA has engaged residents in 

dialogue about the site’s future through public meetings.  In 2019, it received monetary support from the 

Michigan Economic Development Corporation to engage a consultant, Abonmarche, to assist with a residential 

site design and public input process.  This process incorporated previous community input about density as well 

as the need to diversify the city’s housing choices, and resulted in the site plan attached in Exhibit A. This site 

plan contains sixteen single family lots, eight duplex sites, and fourteen cottages all accessed by an interior road 

that joins Mann Road to the south. 



The Calhoun County Land Bank Authority is a catalyst for community stabilization by creating 

equitable, inclusive opportunities through sustainably repurposing challenged properties. 

CCLBA staff, along with the MEDC and Abonmarche, hosted a successful Showcase Event in February of 2020 for 

interested developers.   Unfortunately, the COVID-19 pandemic interrupted the developer search and created 

uncertainty in the housing and development markets.  The CCLBA was forced to delay its deadlines due to the 

statewide shutdown, and by the time the project came back online in the fall of 2020 the landscape had 

significantly changed.  After interviewing developers and analyzing housing costs, the CCLBA is now seeking to 

rezone the site to R2 to set the stage for a rezone request to Planned Unit Development (PUD) for a future mixed 

residential housing development. 

This request is the first in a two-part rezoning request that will result in a PUD request based on the site plan 

attached here.  The proposed plan contains forty-six residential units ranging from single-family houses to 

duplexes to cottages.  The development would be served from an entrance off Mann Road, and houses along 

East Drive would be served by a back entrance along an alley.  The alley design is in part to reduce parking along 

the road, but also to all for narrow lots and more green space along East Drive.  The CCLBA expects to approach 

the PUD process in phases and plans to develop the lots along East Drive this year while creating additional 

building sites in the future as funding allows. 

The rezone request, a request to rezone the site from POSD to R2, is consistent with the surrounding zoning 

pattern of adjacent land and is in keeping with the many discussions held with the city and interested parties.  

The long-term goal is to create a residential development that compliments surrounding properties and benefits 

the community by providing much needed new housing. 

Sincerely, 

Krista Trout-Edwards 

Executive Director 

Enclosure:  Site Plan 
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ZONING DISTRICT AMENDMENT APPLICATION 
For Changing Zoning District Designation 

Fee:  $200 

PROPERTY OWNER NAME (Last, First): 

ADDRESS (House Number and Street):   

CITY, STATE, ZIP:   

TELEPHONE:   EMAIL ADDRESS: 

I would like to rezone my property from          to 
because  

 ATTACH A LEGAL DESCRIPTION OF PROPERTY TO THIS FORM

ADDRESS OF SUBJECT PROPERTY: 

EXISTING AND PROPOSED USE OF PROPERTY:  

NAME, ADDRESS & PHONE NUMBER OF ALL OTHER PERSONS, FIRMS, etc.  
HAVING A  LEGAL CONNECTION TO THE SUBJECT PROPERTY:   

OWNER’S SIGNATURE: __________________________ DATE:   

-OFFICIAL USE- 

CASE # _________________________  FILING DATE ___________________   FEE PAID ____________   RCD BY ___________ 

APPROVED FOR PC MEETING DATE ___________________________ 

POSD

see attached



CCLBA rezoning request – 410 East Drive, Marshall, MI 

Legal Description: MARSHALL CITY, PART OF SEC 24-2-6 BEG SE COR LOT 140 EAST DR PLAT NO. 

5  W ALG  N LI MANN RD TO EAST DR-NLY ALG E LI EAST DR TO S LI EAST DR PLAT NO.  2- ELY   

ALG S LI EAST  DR PLAT NO.  2 & 4  TO W LI EAST  DR PLAT NO. 5  S TO POB. 

Parcel Number:  53-002-270-00 



  
 
 
 
 
 
 

 
City of Marshall

323 West Michigan Avenue - Marshall, MI 49068-1578 - Phone (269) 781-5183 - FAX (269) 781-3835 
Marshall Town Hall ca: 1857 

 
Dear Property Owner: 
 
The City of Marshall Planning Commission will hold a public hearing to hear public comments regarding 
Rezoning Request #RZ21.01 from the Calhoun County Land Bank Authority for 410 East Drive, parcel #53-
002-270-00, to rezone from POSD (Professional Office Service District) to R-2 (Suburban Residential District).     
 

February 10, 2021 at 7:00 p.m. 
Via Electronic Meeting Format 

https://us02web.zoom.us/j/84334582657?pwd=QTZyTEZYdEw4SUhCdHNjbE5FY0tldz09 
You may participate in the virtual meeting by using the link listed above or join by phone at: 

1.312.626.6799  Webinar ID: 843 3458 2657  Passcode: 193265 
 
 

 
 
 

Any property owner or their representative, or any interested person is invited to participate in the meeting to 
be held as noticed above.  Written response can be sent to or hand delivered to the drop box at City Hall to the 
attention of the Planning Commission, 323 W Michigan Ave., Marshall, Michigan 49068.  Please direct any 
questions to Trisha Nelson (269) 781-5183, or by emailing tnelson@cityofmarshall.com 
 
 
     

410 East Drive 



Rezoning Criteria – Finding of Fact   
 

 

1. The proposed zoning district is more appropriate than any other zoning district, or more 
appropriate than adding the desired use as a special land use in the existing zoning district. 
 
 
 
 
 
 
 

2.  The property cannot be reasonably used as zoned. 
 
 
 
 
 
 
 

3. The proposed zone change is supported by and consistent with the goals, policies and future 
land use map of the adopted city master plan.  If conditions have changed since the plan was 
adopted, as determined by the Planning Commission, the consistency with recent development 
trends in the area shall be considered. 
 
 
 
 
 
 
 

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

 

 
 

5.  All the potential uses allowed in the proposed zoning district are compatible with the site's 
physical, geological, hydrological and other environmental features. 
 
 
 
 
 
 

6. The change would not severely impact traffic, public facilities, utilities, and the natural 
characteristics of the area, or significantly change population density, and would not 
compromise the health, safety, and welfare of the city.  
 
 
 
 



Rezoning Criteria – Finding of Fact   
 

 

 
 

7. The rezoning would constitute and create an isolated and unplanned district contrary to the city 
master plan which may grant a special privilege to one landowner not available to others. 

 

 

 

 
8. The change of present district boundaries is consistent in relation to existing uses, and 

construction on the site will be able to meet the dimensional regulations for the proposed 
zoning district listed in the schedule of regulations. 
 
 
 
 
 
 
 
 

9. There was a mistake in the original zoning classification, or a change of conditions in the area 
supporting the proposed rezoning. 
 
 
 
 
 
 
 
 

10. Adequate sites are neither properly zoned nor available elsewhere to accommodate the 
proposed uses permitted in the requested zoning district. 
 

 

 

Planning Commissioner Notes:   _____________________________________________________ 

__________________________________________________________________________________ 

__________________________________________________________________________________ 

__________________________________________________________________________________ 

__________________________________________________________________________________ 

__________________________________________________________________________________ 

 



 



MARSHALL PLANNING COMMISSION 
Staff report for February 10, 2021 

 
 
To:  Planning Commissioners 
From:  Trisha Nelson, Planning and Zoning Administrator 
Subject: Special Land Use Application #SLU21.01-1717 Pratt Avenue,  
  Parcel #53-003-002-20.  
 
 
 

 
 

BACKGROUND:  Recently enacted City Ordinances No. 2020-14 added “Hoop House” 
and “Commercial Greenhouse” to the City’s Zoning Code and City Ordinance No. 2020-
15 amended City Ordinance 2020-15 to add Hoop House” and “Commercial 
Greenhouse” to the City’s Commercial Marihuana Ordinance.  Both ordinances require 
a special use permit for cultivation of marihuana in either a hoop house or commercial 
greenhouse before commencement of marihuana cultivation operations.  

In accordance with the City’s ordinances, Michigan Pure Med has submitted an 
application for a special use permit for the cultivation of marihuana at 1717 Pratt 
Avenue in hoop houses.  

MPM has submitted Site, Landscaping, Security and Odor plans for staff review.  
MPM’s Site Plan and Landscaping Plan and a DRAFT SLU Permit have been prepared 
for Planning Commission review.  Staff is reviewing the Security and Odor Plans. 

SLU PERMIT SUMMARY:   The SLU Permit requires as a condition prior to marihuana 
operations that MPM have obtained or received prequalification for all required licenses, 
and City approval for the operations, Security, Odor Mitigation, Site, and Landscaping 
Plans prior to the effective date of the SLU Permit. In addition, the SLU Permit requires 
that all marihuana operations be in compliance with State law and regulations, and the 
City’s ordinances. The SLU Permit is only effective through December 1, 2023, and may 
not be extended or renewed, and all hoop houses must be dismantled and materials 
removed by April 1, 2024.  The permitted use of hoop houses is limited to the hours of 
7:00 a.m. to 8:00 p.m., Monday through Friday, and 8:00 a.m. to 7:00 p.m. on Saturdays 

tnelson
Typewritten Text



  
 

 
 

and Sundays. However, the hours of operation for MPM’s security and administration of 
the SLU Permit are not restricted, and hoop houses hours are not restricted during 
harvest of marihuana during the months of September and October, provided that such 
operations do not cause a nuisance. 

RECOMMENDED ACTION: It is recommended Planning Commission review MPM’s 
SLU application, Site Plan and Landscaping Plan, and forward to the City Council with 
Planning Commission’s recommendation.       
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CITY OF MARSHALL, MARSHALL MICHIGAN 
 

SPECIAL LAND USE PERMIT (SLU) NO. _____________ 
 
By the action of the Marshall City Council, pursuant to the recommendation of the Marshall 
Planning Commission, the Special Land Use Permit is granted to GREAT LAKES FARMS 
PROPERTIES, LP and MICHIGAN PURE MED (hereinafter, collectively, “Grantee”) on the 
____ day of ________________,  2021, effective upon City approval of Grantee’s aforementioned 
plans as specified herein, and the terms and conditions of this SLU Permit, to allow the growing 
of marihuana, under the conditions of this SLU Permit, on an approximately 26.44 acre site, 
located at 1717 Pratt Avenue, Marshall, Michigan, 49068, parcel identification number, 53-003-
002-20. The Property is legally described as follows: 
 

A PARCEL OF LAND LOCATED IN THE SOUTHEAST ¼ SECTION 1, T3S-
R6W, CITY OF MARSHALL, CALHOUN COUNTY, MICHIGAN, BEING 
MORE PARTICULARLY DESCRIBED AS: BEGIN AT S ¼ COR OF SD SEC; 
TH S 89DEG 27’ 27” E ALG S LN OF SD SEC, 742.66 FT; TH N 00DEG 07’ 05” 
W, PAR WITH N-S ¼ LN OF SD SEC, 1525.00 FT; TH N 89DEG 27’ 27” W,PAR 
WITH SD S LN OF SD SEC, 834.66 FT TO ELY ROW OF PRATT AVE; TH 
ALG SD ROW 30.28 FT ALG THE ARC OF A CURVE TO LEFT, RADIUS 57 
FT AND CHORD BEARS S 04DEG 51' 25" E 29.92 FT; TH CONT ALG SD 
ROW 72.24 FT ALG ARC OF CURVE TO RIGHT, RADIUS 98.00 FT, CHORD 
BEARS S 00DEG 57' 05" W, 70.71 FT; TH CONT ALG SD ROW, 74.29 FT ALG 
ARC OF CURVE TO LEFT, RADIUS 57.00 FT AND CHORD BEARS S 15DEG 
16' 09" E. 69.14 FT; TH S 37DEG 23' 39" W ALG SD ROW, 60.00 FT; TH N 
89DEG 52' 55" E, 109.30 FT TO N-S 1/4 LN OF SD SEC 1; TH S 00DEG 07' 05" 
E ALG SD 1/4 LN, 1311.31 FT TO POB 26.44 A M/L AND SUBJECT TO ANY 
EASEMENTS, RESTRICTIONS, OR CONDITIONS OF RECORD. SPLIT OFF 
003-002-00 FOR 2018 ROLL (ALONG WITH 003-002-10 AND 003-002-15) 

 
(Hereinafter, collectively, 1717 Pratt Avenue and legal description, the “Property”.) 
 
 
PROVIDED HOWEVER, that the uses Permitted herein shall be subject to the following 
conditions and requirements: 
 
I. CONDITIONS PRECEDENT TO THE EFFECTIVE DATE OF THIS PERMIT: 
 

A. Grantee has obtained or received prequalification for all required licenses from the 
Department of Licensing and Regulatory Affairs and the Marijuana Regulatory Agency 
relative to the growing and processing of marihuana to be conducted at the Property 
area as identified in this SLU Permit; and Grantee has obtained all required licenses 
from the City of Marshall and all licenses are identified and license fees paid.  
 

B. Grantee has submitted an Operations Plan to the City and received approval from City 
officials and said Plan must be maintained.  
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C. Grantee has submitted a Security Plan to the City and received approval from City 

officials and said Plan must be maintained. 
 

D. Grantee has submitted an Odor Mitigation Plan to the City and received approval from 
City officials and said Plan must be maintained.  
 

E. Grantee has submitted a Site Plan and Landscaping Plan to the Planning Commission 
and received approval from the Planning Commission and said Plans must be 
maintained. 

 
 

II. CONDITIONS RELATIVE TO MARIHUANA OPERATIONS: 
 

A. Conditions identified and required in Section I (A-D) above are hereby incorporated as 
fully set forth in Section II. 
  

B. That all marihuana growing, and marihuana processing operations (hereinafter, 
“Marihuana Operations”) shall be conducted by the Grantee and restricted to the 
Property area as identified in this SLU Permit. 
 

C. That all Marihuana Operations shall be in compliance with the Michigan Marihuana 
Facilities Licensing Act (MMFLA), the Michigan Regulation and Taxation of 
Marihuana Act (MRTMA), and their associated administrative rules issued by the 
Department of Licensing and Regulatory Affairs and the Marijuana Regulatory Agency 
(MRA), and any legislation that amends the MMFLA and/or MRTMA and their 
associated administrative rules. 
 

D. That all Marihuana Operations shall be conducted in compliance with the City of 
Marshall’s Ordinances and applicable codes, including but not limited to, building 
codes and regulations.  
 

E. That all Marihuana Operations shall be conducted in compliance with applicable state 
building codes and regulations. 
 

F. That all Marihuana Operations shall be conducted in conformity with: 
 

1. Operations Plan,  
2. Security Plan, to include security fencing and lighting requirements, and 

Grantee security staffing personnel, 
3. Landscaping Plan,  
4. Odor Mitigation Plan, to include such measures as: 

 
i. Grantee shall install and maintain in operable condition a system which 

precludes the emission of unreasonable marihuana odors from the 
Property. 
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ii. Grantee shall prohibit cultivation activity that results, or may responsibly 
result, in the emission of any gas, vapors, unreasonable odors, smoke, 
dust, heat or glare that is noticeable at or beyond the property line. 
Sufficient measures and means of preventing the escape of such 
substances from a Hoop House or Greenhouse must be provided at all 
times. In the event that any gas, vapors, unreasonable odors, smoke, dust, 
heat or glare, or other substances exit a Hoop House or Greenhouse, 
Grantee shall be liable for such conditions and shall be responsible for 
immediate, full clean-up.  
 

iii. Grantee properly dispose of all such materials, items and other substances 
in a safe, sanitary and secure manner and in accordance with all applicable 
federal, state and local laws and regulations. 
 

G. All Marihuana Operations on the Property are subject to 24-hour inspection, without 
advance notice, by State officials and City officials, including but not limited to, 
members of the Marshall Building and Planning Departments, Police and Fire 
Departments, Finance, City Administration and City Attorney, as necessary, in the 
opinion of said officials, to determine compliance with this SLU Permit. 
  

H. All Marihuana Operations shall cease on or before December 1, 2023, and all Hoop 
Houses dismantled and Hoop House materials shall be removed from the Property on 
or before April 1, 2024  Should Grantee fail to remove the Hoop House(s) and return 
the Hoop House site to its natural state, or redevelop as permitted by City ordinances 
and codes, Grantee permits, allows, and authorizes the City, or its vendor, to effectuate 
the removal of the Hoop House(s) and return the site for use, not including hoop house 
cultivation, as permitted under City ordinances.   
 

I. A financial guarantee shall be provided in the amount of fifty thousand dollars 
($50,000.00) to the City of Marshall in the form of cash, a certified check or an 
Irrevocable Bank Letter of credit to assure the removal of the Hoop Houses and 
rehabilitation of the Hoop House site to its natural state.  Said guarantee shall remain 
in effect until one (1) year after certification by the City Manager of the site being 
rehabilitated for use not including hoop house cultivation. Any interest accrued shall 
be waived by Grantee.  
 

J. That the Grantee obtain a policy to defend and indemnify the City, its Councilmembers, 
employees, and agents (collectively, the “City”), in an amount reasonably relevant to 
the Marihuana Operations, insuring the City against any loss or damage to persons or 
property, claims, and allegations, arising directly or indirectly from the Marihuana 
Operation of Grantee, or any person acting on behalf of Grantee in carrying on any 
activated connected directly or indirectly with the issuance of said SLU Permit. 
 

K. That the Grantee shall be responsible for compliance with the terms of this Permit and 
shall provide the City Manager’s Office with the name of three (s) persons that should 
be contacted in the event a term of this SLU Permit is violated.  The Grantee shall 
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provide for where these individuals can be reached both by telephone, email, and 
mailing address. 
 

L. That Grantee shall comply with the requirements of all reviewing agencies. 
 

M. That Grantee shall employ measures as needed to assure that the public streets remain 
clear of mud, dust, and other materials from the Marihuana operations. 
 

N. Hours of operations. That the permitted use of Hoop houses is limited to the hours of 
7:00 a.m. to 8:00 p.m., Monday through Friday, and 8:00 a.m. to 7:00 p.m. on Saturdays 
and Sundays. Hours of operation for Grantee’s security and administration of this SLU 
Permit are not restricted. Hours of operations for hoop houses are not restricted during 
harvest of marihuana during the months of September and October, provided that such 
operations do not cause a nuisance.   

 
III.  GENERAL PERMIT CONDITIONS: 
 

A. That Conditions identified and required in Sections I (A-D) and Section II (A-O) above 
are hereby incorporated as fully set forth in Section III. 

 
B. That this SLU Permit is granted for a period of three (3) years from the effective date 

through December 1, 2023 This SLU Permit shall not be extended nor renewed. 
 

C. That this SLU Permit is not assignable, transferable, or modifiable without the express 
written approval of the City Council.  A request for transfer must be made in writing 
and include a representation or commitment by the proposed transferee to abide by all 
terms within this SLU Permit and any new or additional terms deemed necessary by 
the City Council at the time of transfer to safeguard the public interest. 
 

D. Except as otherwise provided herein, all representations of the Grantee in connection  
with its application for SLU Permit shall be deemed as continuing representations and 
incorporated herein by reference as if fully set forth.  Further, all conditions and 
representations contained in the Grantee’s Plans previously or hereafter approved are 
incorporated by reference as conditions of this SLU Permit. 
 

E. Marihuana Operations shall be conducted in accordance with the site plans, and all 
applicable plans identified herein, except as modified by the conditions of this SLU 
Permit. 
 

F. Any violations of the statutes and laws cited herein, associated administrative rules, 
City Ordinances and codes, terms of this SLU Permit, site plan, and other Grantee’s 
plans, shall be cause for revocation of this Special Land Use Permit. 
 

G. The laws of the State of Michigan shall govern this SLU Permit and the venue for all 
legal proceedings in connection with this SLU Permit shall be Calhoun County, 
Michigan.   
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IV. EFFECTIVE DATE: 
 

A. DUE AUTHORIZATION.  The City and Grantee warrant and represent to the other that 
this SLU Permit and the terms and condition thereof have been duly authorized and 
approved by the City Council and Grantee, GREAT LAKES FARMS PROPERTIES, LP, 
and MICHIGAN PURE MED, and their owners and officers, and affiliates or others that 
may have interest in the Marihuana Operations on the Property. 
 

B. That the persons who have executed this SLU Permit below have been duly authorized to 
do so.   
 

C. That Grantee, GREAT LAKES FARMS PROPERTIES, LP, and MICHIGAN PURE 
MED, and their owners and officers, and affiliates, or others that may have interest in the 
Marihuana Operations on the Property, hereby agree to all terms and conditions as set forth 
in this SLU Permit.  
 

D. Construction of buildings, structures, Hoop Houses, and direct and indirect construction 
for Marihuana Operations, and direct Marihuana Operations, are only permitted pursuant 
and subject to this SLU Permit on or after the Effective Date of this SLU Permit.  
 

This Special Use Permit granted to GREAT LAKES FARMS PROPERTIES, LP, and 
MICHIGAN PURE MED shall become effective on __________________, 2021, and this 
recorded date of effect is that date on which conditions stated herein were certified as having been 
complied with. 
 
 
WITNESSES:         CITY OF MARSHALL  
  
_______________________________ By_______________________________ 
            
 

  Trisha Nelson, City Clerk  

            
  
  

GREAT LAKES FARMS PROPERTIES, LP  
(Grantee)  

_______________________________ By_______________________________ 
            
  
  

  Joseph Jarvis, _______________  
 

            
  
  

MICHIGAN PURE MED 
(Grantee)  

_______________________________  By_______________________________  
           Joseph Jarvis, ________________ 

 































MPM Narrative for proposed Hoop House project  

1717 Pratt Avenue in Marshall, Michigan. 

 

This project will consist of the Cultivation, Harvest and drying of Cannabis for Medical and 
Adult Use extraction during the months of May through October in 2021, 2022 and 2023.  On 
the site will be located 28 temporary hoop house structures and one drying facility designed 
to Michigan Bureau of Fire Safety (BFS), Michigan Marihuana Regulatory Agency (MRA) and 
City of Marshall Building regulation.  Each structure will be less than 12,000 square feet and 
the facility will be secured with 8’ perimeter fencing that will be fully screened and monitored 
by physical security and remote photo beam alarm technology 24 hours a day 7 days of the 
week.  Dried product is currently scheduled to be transported to the MPM Facility located at 
11300 17 Mile Road by third party Secure Transport for processing after harvest and drying.  
The normal operation of the facility will take place in the aforementioned months Monday 
through Friday from 7am until 7pm with minimal staffing that may be needed nights and 
weekends.  There will be no more than 40 staff on site at any given time with the majority of 
the operation having roughly 20 staff on site per shift. 

 

 

SLU worksheet answers 

 
A: CITY MASTER PLAN   

The proposed use fits within the Zoning Ordinance as a Special Land Use and fits with the City’s 
2015 Master Plan as referenced on Page 44. 
Many of these suggestions have potential economic merit, though in general, industrial uses offer the 
most return on the community’s investment. Marshall may also wish to consider the agricultural 
character of rural Calhoun County and seek to develop industrial uses that interface with local food 
production.       Fill it with industry – we need the tax base! 

B: NEED FOR USE   

The proposed facility is permitted within the City Zoning and would bring, at a minimum, an additional 
40 jobs to the area with an anticipated increase in City revenue through utilities and property taxes.  
As it would be the first new development in a very underdeveloped area of the Industrial Park this 
project may also spur additional investment in the area.  The three year operation of the facility would 
also help fund and accelerate the expansion of MPM’s facility on 17 Mile Road which would add 
additional jobs and bring a greater increase to City revenue through utilities and property taxes. 
C: COMPATABLE USE  

The facility is designed and landscaped to fit with the character of the surrounding areas and may, as 
previously mentioned, stimulate development in the adjacent areas that are currently undeveloped. 
 

 



D: DESIGN, CONSTRUCTION AND OPERATION  

The use is designed to be completely constructed, operated and maintained to be compatible with the 
current adjacent land uses and any remaining structure left following the expiration of the SLU shall 
be fully compliant with the Industrial Zoning and LDFA requirements of the area. 
E: NATURAL ENVIRONMENT  

The facility is designed to work with the existing wetlands and is landscaped to be well compatible 
with the natural environment as well as adding approximately 175 new plantings to the site. 
F: ADEQUATE SERVICES  

The proposed use is more than adequately served by essential public facilities and services and has 
been well provided with infrastructure by the City and the LDFA to support its development 
G: DETRIMENTAL CONDITIONS   

This proposed facility is located within an underdeveloped area of the industrial park and will not 
create excessive traffic, will have very minimal noise, zero smoke, very minimal light pollution and will 
have a state of the art odor control plan as referenced separately. 
 

 

 

 

 



WORKSHEET FOR SPECIAL LAND USE 

Special land uses shall conform to all applicable requirements of this subchapter and chapter. Approval of a 
special condition use shall be based upon the determination that the proposed use complies with all applicable 
requirements of this chapter, and all of the following standards as deemed applicable to the use by the 
Planning Commission: 

(A) The proposed use shall be in accordance with the city master plan and the intent and 
purpose of this subchapter. 

 

 

(B) A documented and immediate need exists for the proposed use within the community. 

 

 

(C) The use is compatible with adjacent uses and the existing or intended character of the 
surrounding neighborhood, and will not have an adverse impact upon or interfere with the 
development, use or enjoyment of adjacent properties, or the orderly development of the 
neighborhood.  

 

 

(D) The proposed use shall be designed, constructed, operated and maintained so as to be 
compatible with the use of adjacent lands. 

 

 

(E) The proposed use shall be compatible with the natural environment. 

 

 

(F) The proposed use shall be adequately served by essential public facilities and services, 
such as highways, streets, police and fire protection, drainage structures, refuse disposal, 
water and sewage facilities and schools. 

 

 



(G) The proposed use shall not involve activities, processes, materials and equipment or 
conditions of operation that will be detrimental to public health, safety and welfare by reason 
of excessive production of traffic, noise, smoke, fumes, glare or odors. 

 

 



MPM Pratt Road Cultivation Facility
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CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.

Project No.   2017-013.M3
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FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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 LEGAL DESCRIPTION (AS PROVIDED)

A PARCEL OF LAND LOCATED IN THE SOUTHEAST 114 OF SECTION 1, TOWN 3 SOUTH, RANGE 6 WEST,
CITY OF MARSHALL, CALHOUN COUNTY, MICHIGAN, BEING MORE PARTICULARLY DESCRIBED AS:
BEGINNING AT THE SOUTH 114 CORNER OF SECTION 1, TOWN 3 SOUTH, RANGE 6 WEST, CITY OF
MARSHALL, CALHOUN COUNTY, MICHIGAN; THENCE SOUTH 89°27'27" EAST ALONG THE SOUTH LINE
OF SAID SECTION, A DISTANCE OF 742.66 FEET; THENCE NORTH 00°07'05" WEST, PARALLEL WITH THE
NORTH AND SOUTH 114 LINE OF SAID SECTION 1, A DISTANCE OF 1525.00 FEET; THENCE NORTH
89°27'27" WEST. PARALLEL WITH THE SOUTH LINE OF SAID SECTION, A DISTANCE OF 834.66 FEET TO
THE EASTERLY RIGHT -OF-WAY OF PRATT A VENUE; THENCE 30.28 FEET ALONG SAID RIGHT -OF-WAY
AND THE ARC OF A CURVE TO LEFT WHOSE RADIUS IS 57.00 FEET AND WHOSE CHORD BEARS SOUTH
04°51'25" EAST, 29.92 FEET; THENCE CONTINUING ALONG SAID RIGHT -OF-WAY,72.24 FEET ALONG
THE ARC OF A CURVE TO THE RIGHT WHOSE RADIUS IS 98.00 FEET AND WHOSE CHORD BEARS SOUTH
00°57'05" WEST, 70.61 FEET; THENCE CONTINUING ALONG SAID RIGHT-OF-WAY, 74.29 FEET ALONG
THE ARC OF A CURVE TO THE LEFT WHOSE RADIUS IS 57.00 FEET AND WHOSE CHORD BEARS SOUTH
15°16'09" EAST, 69.14 FEET; THENCE SOUTH 37°23'39" WEST ALONG SAID RIGHT-OF-WAY. A
DISTANCE OF 60.00 FEET; THENCE NORTH 89°52'55" EAST,109.30 FEET TO THE NORTH AND SOUTH
1/4 LINE OF SAID SECTION 1; THENCE SOUTH 00°07'05" EAST ALONG SAID 114 LINE, A DISTANCE OF
1311.31 FEET TO THE PLACE OF BEGINNING. CONTAINING 26.44 ACRES OF LAND, MORE OR LESS,
AND BEING SUBJECT TO ANY EASEMENTS, RESTRICTIONS, OR CONDITIONS OF RECORD.

BEARING REFERENCE

Bearings are based on Survey performed by: Crane Land Surveying, P.C., Job No.: 41101, Dated:
06/01/2017.

 BENCHMARKS

DATUM: NAVD88
REFERENCE CORS STATION USED TO ESTABLISH BASE CONTROL ONSITE: RTCM0015

BM A:
ARROW ON HYDRANT, 335'± NORTH OF SUBJECT'S NORTH PROPERTY LINE & 34'± EAST OF PRATT
AVENUE.
ELEV = 929.49

BM B:
ARROW ON HYDRANT, 187'± WEST OF CUL-DE-SAC OF PRATT AVENUE.
ELEV = 935.39

BOUNDARY NOTE

THE BOUNDARY WAS NOT PERFORMED DURING THIS SURVEY.
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CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.

Project No.   2017-013.M3
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CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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 LEGAL DESCRIPTION (AS PROVIDED)

A PARCEL OF LAND LOCATED IN THE SOUTHEAST 114 OF SECTION 1, TOWN 3 SOUTH, RANGE 6 WEST,
CITY OF MARSHALL, CALHOUN COUNTY, MICHIGAN, BEING MORE PARTICULARLY DESCRIBED AS:
BEGINNING AT THE SOUTH 114 CORNER OF SECTION 1, TOWN 3 SOUTH, RANGE 6 WEST, CITY OF
MARSHALL, CALHOUN COUNTY, MICHIGAN; THENCE SOUTH 89°27'27" EAST ALONG THE SOUTH LINE
OF SAID SECTION, A DISTANCE OF 742.66 FEET; THENCE NORTH 00°07'05" WEST, PARALLEL WITH THE
NORTH AND SOUTH 114 LINE OF SAID SECTION 1, A DISTANCE OF 1525.00 FEET; THENCE NORTH
89°27'27" WEST. PARALLEL WITH THE SOUTH LINE OF SAID SECTION, A DISTANCE OF 834.66 FEET TO
THE EASTERLY RIGHT -OF-WAY OF PRATT A VENUE; THENCE 30.28 FEET ALONG SAID RIGHT -OF-WAY
AND THE ARC OF A CURVE TO LEFT WHOSE RADIUS IS 57.00 FEET AND WHOSE CHORD BEARS SOUTH
04°51'25" EAST, 29.92 FEET; THENCE CONTINUING ALONG SAID RIGHT -OF-WAY,72.24 FEET ALONG
THE ARC OF A CURVE TO THE RIGHT WHOSE RADIUS IS 98.00 FEET AND WHOSE CHORD BEARS SOUTH
00°57'05" WEST, 70.61 FEET; THENCE CONTINUING ALONG SAID RIGHT-OF-WAY, 74.29 FEET ALONG
THE ARC OF A CURVE TO THE LEFT WHOSE RADIUS IS 57.00 FEET AND WHOSE CHORD BEARS SOUTH
15°16'09" EAST, 69.14 FEET; THENCE SOUTH 37°23'39" WEST ALONG SAID RIGHT-OF-WAY. A
DISTANCE OF 60.00 FEET; THENCE NORTH 89°52'55" EAST,109.30 FEET TO THE NORTH AND SOUTH
1/4 LINE OF SAID SECTION 1; THENCE SOUTH 00°07'05" EAST ALONG SAID 114 LINE, A DISTANCE OF
1311.31 FEET TO THE PLACE OF BEGINNING. CONTAINING 26.44 ACRES OF LAND, MORE OR LESS,
AND BEING SUBJECT TO ANY EASEMENTS, RESTRICTIONS, OR CONDITIONS OF RECORD.

BEARING REFERENCE

Bearings are based on Survey performed by: Crane Land Surveying, P.C., Job No.: 41101, Dated:
06/01/2017.

 BENCHMARKS

DATUM: NAVD88
REFERENCE CORS STATION USED TO ESTABLISH BASE CONTROL ONSITE: RTCM0015

BM A:
ARROW ON HYDRANT, 335'± NORTH OF SUBJECT'S NORTH PROPERTY LINE & 34'± EAST OF PRATT
AVENUE.
ELEV = 929.49

BM B:
ARROW ON HYDRANT, 187'± WEST OF CUL-DE-SAC OF PRATT AVENUE.
ELEV = 935.39

BOUNDARY NOTE

THE BOUNDARY WAS NOT PERFORMED DURING THIS SURVEY.
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CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.
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UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.

D
AT

E
BY

TS
S

D
N

.
TS

S
SU

R
.

AW
P

P.
M

.
TS

S

www.storeyengineering.com

N
o.

3 FULL WORKING DAYS

BEFORE YOU DIG CALL

www.missdig.net1-800-482-7171
(TOLL FREE)

MISS DIG System, Inc.

811

Know what's below
Call before you dig

48264 MANCHESTER
MACOMB, MI 48044

(586) 216-1043

ENGINEERING
GROUP, LLC

STOREY

SEG

D
ES

C
R

IP
TI

O
N

M
P

M
 
C

O
M

P
A

N
I
E

S
,
 
L

P
 
/
 
C

O
M

M
O

N
 
C

I
T

I
Z

E
N

11
30

0 
17

 M
IL

E 
R

O
AD

M
AR

SH
AL

L,
 M

I  
 4

90
68

M
P

M
 
P

r
a

t
t
 
R

o
a

d
 
S

i
t
e

N

12
-2

1-
20

TS
S

1
R

EV
IS

ED
 P

ER
 C

O
M

M
EN

TS
 R

EC
EI

VE
D

 F
R

O
M

 L
D

FA
2-

1-
21

TS
S

2
R

EV
IS

ED
 P

ER
 C

IT
Y 

C
O

M
M

EN
TS

GRAPHIC SCALE
20 160

40

8040-40

SCALE: 1" = 40'

C-3.1

S
I
T

E
 
P

L
A

N
 
 
N

O
R

T
H

E
A

S
T

MATCH LINE

SEE SHEET C-3.2

N

LEGEND



12/16/2020
ORIGINAL ISSUE DATE:

DRAWING NUMBER:

R
EV

IS
IO

N
S

CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.
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COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.
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THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.
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CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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quantities specified on plan take precedence over
graphic representation.

note:

landscape requirements:

greenbelt landscape

parking

interior landscape

1A overall landscape plan view

landscape maintenance notes:general landscape notes:

Greenhouse-1

SCARIFY PLANTING PIT SIDES.
RECOMPACT BASE OF TO 4"
DEPTH.

NOTE:
1.EVERGREEN TREE  SHALL BEAR
SAME RELATION TO FINISH GRADE
AS IT BORE ORIGINALLY OR SLIGHTLY
HIGHER THAN FINISH GRADE UP TO 6"
ABOVE GRADE, IF DIRECTED BY
LANDSCAPE ARCHITECT FOR HEAVY
CLAY SOIL AREAS.

2. DO NOT PRUNE TERMINAL LEADER.
PRUNE ONLY DEAD OR BROKEN
BRANCHES.

3. REMOVE ALL TAGS, STRING,
PLASTICS ETC.

REMOVE ALL NON-BIODEGRADABLE
MATERIALS COMPLETELY FROM
THE ROOTBALL. CUT AND REMOVE
WIRE BASKET AND BURLAP FROM
TOP HALF OF THE ROOTBALL.

MOUND EARTH TO FORM
SAUCER

MULCH 3" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. LEAVE 3"
CIRCLE OF BARE SOIL AT BASE
OF TREE TRUNK TO  EXPOSE
ROOT FLARE.

2" X 2" HARDWOOD STAKES,
MIN. 36" ABOVE GROUND FOR
UPRIGHT, 18" IF ANGLED.
DRIVE STAKES A MIN. 18"
INTO UNDISTURBED GROUND
OUTSIDE ROOTBALL.
REMOVE AFTER ONE YEAR.

STAKE TREES AT FIRST BRANCH
USING 2"-3" WIDE BELT- LIKE
NYLON OR PLASTIC STRAPS.
ALLOW FOR SOME MINIMAL
FLEXING OF THE TREE. REMOVE
AFTER ONE YEAR.

PLANTING MIXTURE:
AMEND SOILS PER SITE
CONDITIONS AND REQUIREMENTS
OF THE PLANT MATERIAL.

PLANT TREE SO ROOT FLARE IS AT
OR ABOVE SURROUNDING GRADE.
REMOVE ROOT BALL DIRT TO
EXPOSE FLARE IF NECESSARY AND
CUT ANY GIRDLING ROOTS.

4. GUY EVERGREEN TREES ABOVE 12'
HEIGHT. STAKE EVERGEEN TREE
BELOW 12' HEIGHT.

evergreen planting detail
no scale

MOUND EARTH TO
FORM SAUCER

PLANTING MIXTURE:
AMEND SOILS PER SITE
CONDITIONS AND
REQUIREMENTS OF THE PLANT
MATERIAL.

MULCH 2" DEPTH WITH SHREDDED
HARDWOOD BARK. NATURAL IN
COLOR. LEAVE 3" CIRCLE OF BARE
SOIL AT BASE OF TREE TRUNK TO
EXPOSE ROOT FLARE.

NOTE:
1. SHRUB SHALL BEAR SAME RELATION TO FINISH
GRADE AS IT BORE ORIGINALLY OR SLIGHTLY
HIGHER THAN FINISH GRADE UP TO 4" ABOVE
GRADE, IF DIRECTED BY LANDSCAPE ARCHITECT
 FOR HEAVY CLAY SOIL AREAS.
2. PRUNE ONLY DEAD OR BROKEN BRANCHES.
3. REMOVE ALL TAGS, STRING,
PLASTICS AND OTHER MATERIALS

shrub planting detail
no scale

SHRUBS PLANTED IN BEDS
SHALL HAVE ENTIRE BED MASS
EXCAVATED AND BACKFILLED
WITH APPROVED PLANT MIX.
PLANTS SHALL NOT BE
INSTALLED IN INDIVIDUAL HOLES.

SCARIFY PLANTING PITSIDES.
RECOMPACT BASE OF TO 4" DEPTH.

REMOVE COLLAR OF ALL FIBER
POTS. POTS SHALL BE CUT TO
PROVIDE FOR ROOT GROWTH.
REMOVE ALL NONORGANIC
CONTAINERS COMPLETELY.

REMOVE ALL NON-BIODEGRADABLE
MATERIALS COMPLETELY FROM THE
ROOTBALL. CUT AND REMOVE WIRE
BASKET AND BURLAP FROM TOP
HALF OF THE ROOTBALL.

4. GUY TREES ABOVE 3" CAL.. STAKE
DECIDUOUS TREES BELOW 3" CAL.

SCARIFY PLANTING PIT
SIDES. RECOMPACT
BASE OF TO 4" DEPTH.

NOTE:
1. TREES SHALL BEAR SAME
RELATION TO FINISH GRADE AS IT
BORE ORIGINALLY OR SLIGHTLY
HIGHER THAN FINISH GRADE UP TO
6"  ABOVE GRADE, IF DIRECTED BY
LANDSCAPE ARCHITECT FOR
HEAVY CLAY SOIL AREAS.

2. DO NOT PRUNE TERMINAL
LEADER. PRUNE ONLY DEAD OR
BROKEN BRANCHES.

3. REMOVE ALL TAGS, STRING,
PLASTICS ETC.

REMOVE ALL NON-BIODEGRADABLE
MATERIALS COMPLETELY FROM THE
ROOTBALL. CUT AND REMOVE WIRE
BASKET AND BURLAP FROM TOP HALF
OF THE ROOTBALL.

MOUND EARTH TO FORM
SAUCER

MULCH 3" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. LEAVE 3"
CIRCLE OF BARE SOIL AT BASE OF
TREE TRUNK TO EXPOSE ROOT
FLARE.

2" X 2" HARDWOOD STAKES, MIN.
36" ABOVE GROUND FOR
UPRIGHT, 18" IF ANGLED. DRIVE
STAKES A MIN. 18" INTO
UNDISTURBED GROUND OUTSIDE
ROOTBALL. REMOVE AFTER ONE
YEAR.

STAKE TREES AT FIRST BRANCH
USING 2"-3" WIDE BELT-LIKE
NYLON OR PLASTIC STRAPS.
ALLOW FOR SOME MINIMAL
FLEXING OF THE TREE. REMOVE
AFTER ONE YEAR.

PLANTING MIXTURE:
AMEND SOILS PER SITE
CONDITIONS AND
REQUIREMENTS OF THE
PLANT MATERIAL.

PLANT TREE SO ROOT FLARE
IS AT OR ABOVE
SURROUNDING GRADE.
REMOVE ROOT BALL  DIRT
TO EXPOSE FLARE IF
NECESSARY AND CUT ANY
GIRDLING ROOTS.

tree planting detail
no scale
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APPLICABLE CODES:
BUILDING:
• Michigan Department of Licensing and Regulatory Affairs, Bureau of Construction Codes, 2015 

Michigan Building Code, Incorporating the 2015 Edition of the International Building Code
BARRIER FREE:
• Michigan Department of Licensing and Regulatory Affairs, Bureau of Construction Codes, 2015 

Michigan Building Code, Incorporating the 2015 Edition of the International Building Code
• Michigan Department of Licensing and Regulatory Affairs, Bureau of Construction Codes, 2009 

ICC A117.1 - Accessible and Usable Buildings and Facilities
• U.S. Department of Justice and Architecture and Transportation Barriers Compliance Board, 

American with Disabilities Act (ADA) 2010 - Standards for Accessible Design
ENERGY:
• Michigan Department of Licensing and Regulatory Affairs, Bureau of Construction Codes, Part 

10a - Michigan Energy Code for Buildings and Structures, Not Including Residential Buildings, 
Incorporating the 2013 Edition of the ANSI/ASHRAE/IESNA Standard 90.1

STRUCTURAL
• Michigan Department of Licensing and Regulatory Affairs, Bureau of Construction Codes, 2015 

Michigan Building Code, Incorporating the 2015 Edition of the International Building Code
MECHANICAL
• Michigan Department of Licensing and Regulatory Affairs, Bureau of Construction Codes, 

Mechanical Division, 2015 Michigan Mechanical Code, Incorporating the 2015 Edition of the 
International Mechanical Code

PLUMBING
• Michigan Department of Licensing and Regulatory Affairs, Bureau of Construction Codes, 

Plumbing Division, 2015 Michigan Plumbing Code, Incorporating the 2015 Edition of the 
International Plumbing Code

FIRE PROTECTION
• Michigan Department of Licensing and Regulatory Affairs, Bureau of Construction Codes, 2015 

Michigan Building Code, Incorporating the 2013 Edition of NFPA 13 - Installation of Sprinkler 
Systems

ELECTRICAL
• Michigan Department of Licensing and Regulatory Affairs, Bureau of Construction Codes, 

Electrical Division, 2017 Michigan Electrical Code, Incorporating the 2017 Edition of the National 
Electrical Code

FIRE ALARM
• Michigan Department of Licensing and Regulatory Affairs, Bureau of Construction Codes, 

Electrical Division, Incorporating the 2013 Edition of NFPA 72 - National Fire Alarm and 
Signaling Code

BUILDING INFORMATION
LARGEST HOOP HOUSE:

OCCUPANCY GROUP: F-2
AREA: 11,871 SF
LOW HAZARD BUILDING
MAX UNSPRINKLERED EXIT ACCESS TRAVEL DISTANCE: 200 FT
UNOCCUPIED

DRYING BUILDING
TYPE OF CONSTRUCTION: IIB
OCCUPANCY GROUP: F-1
AREA: 11,850 SF
MAX UNSPRINKLERED EXIT ACCESS TRAVEL DISTANCE: 200 FT
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CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.
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CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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 LEGAL DESCRIPTION (AS PROVIDED)

A PARCEL OF LAND LOCATED IN THE SOUTHEAST 114 OF SECTION 1, TOWN 3 SOUTH, RANGE 6 WEST,
CITY OF MARSHALL, CALHOUN COUNTY, MICHIGAN, BEING MORE PARTICULARLY DESCRIBED AS:
BEGINNING AT THE SOUTH 114 CORNER OF SECTION 1, TOWN 3 SOUTH, RANGE 6 WEST, CITY OF
MARSHALL, CALHOUN COUNTY, MICHIGAN; THENCE SOUTH 89°27'27" EAST ALONG THE SOUTH LINE
OF SAID SECTION, A DISTANCE OF 742.66 FEET; THENCE NORTH 00°07'05" WEST, PARALLEL WITH THE
NORTH AND SOUTH 114 LINE OF SAID SECTION 1, A DISTANCE OF 1525.00 FEET; THENCE NORTH
89°27'27" WEST. PARALLEL WITH THE SOUTH LINE OF SAID SECTION, A DISTANCE OF 834.66 FEET TO
THE EASTERLY RIGHT -OF-WAY OF PRATT A VENUE; THENCE 30.28 FEET ALONG SAID RIGHT -OF-WAY
AND THE ARC OF A CURVE TO LEFT WHOSE RADIUS IS 57.00 FEET AND WHOSE CHORD BEARS SOUTH
04°51'25" EAST, 29.92 FEET; THENCE CONTINUING ALONG SAID RIGHT -OF-WAY,72.24 FEET ALONG
THE ARC OF A CURVE TO THE RIGHT WHOSE RADIUS IS 98.00 FEET AND WHOSE CHORD BEARS SOUTH
00°57'05" WEST, 70.61 FEET; THENCE CONTINUING ALONG SAID RIGHT-OF-WAY, 74.29 FEET ALONG
THE ARC OF A CURVE TO THE LEFT WHOSE RADIUS IS 57.00 FEET AND WHOSE CHORD BEARS SOUTH
15°16'09" EAST, 69.14 FEET; THENCE SOUTH 37°23'39" WEST ALONG SAID RIGHT-OF-WAY. A
DISTANCE OF 60.00 FEET; THENCE NORTH 89°52'55" EAST,109.30 FEET TO THE NORTH AND SOUTH
1/4 LINE OF SAID SECTION 1; THENCE SOUTH 00°07'05" EAST ALONG SAID 114 LINE, A DISTANCE OF
1311.31 FEET TO THE PLACE OF BEGINNING. CONTAINING 26.44 ACRES OF LAND, MORE OR LESS,
AND BEING SUBJECT TO ANY EASEMENTS, RESTRICTIONS, OR CONDITIONS OF RECORD.

BEARING REFERENCE

Bearings are based on Survey performed by: Crane Land Surveying, P.C., Job No.: 41101, Dated:
06/01/2017.

 BENCHMARKS

DATUM: NAVD88
REFERENCE CORS STATION USED TO ESTABLISH BASE CONTROL ONSITE: RTCM0015

BM A:
ARROW ON HYDRANT, 335'± NORTH OF SUBJECT'S NORTH PROPERTY LINE & 34'± EAST OF PRATT
AVENUE.
ELEV = 929.49

BM B:
ARROW ON HYDRANT, 187'± WEST OF CUL-DE-SAC OF PRATT AVENUE.
ELEV = 935.39

BOUNDARY NOTE

THE BOUNDARY WAS NOT PERFORMED DURING THIS SURVEY.

tnelson
Typewritten Text

tnelson
Typewritten Text
Original Site Plan submitted 12/22/2020
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 LEGAL DESCRIPTION (AS PROVIDED)

A PARCEL OF LAND LOCATED IN THE SOUTHEAST 114 OF SECTION 1, TOWN 3 SOUTH, RANGE 6 WEST,
CITY OF MARSHALL, CALHOUN COUNTY, MICHIGAN, BEING MORE PARTICULARLY DESCRIBED AS:
BEGINNING AT THE SOUTH 114 CORNER OF SECTION 1, TOWN 3 SOUTH, RANGE 6 WEST, CITY OF
MARSHALL, CALHOUN COUNTY, MICHIGAN; THENCE SOUTH 89°27'27" EAST ALONG THE SOUTH LINE
OF SAID SECTION, A DISTANCE OF 742.66 FEET; THENCE NORTH 00°07'05" WEST, PARALLEL WITH THE
NORTH AND SOUTH 114 LINE OF SAID SECTION 1, A DISTANCE OF 1525.00 FEET; THENCE NORTH
89°27'27" WEST. PARALLEL WITH THE SOUTH LINE OF SAID SECTION, A DISTANCE OF 834.66 FEET TO
THE EASTERLY RIGHT -OF-WAY OF PRATT A VENUE; THENCE 30.28 FEET ALONG SAID RIGHT -OF-WAY
AND THE ARC OF A CURVE TO LEFT WHOSE RADIUS IS 57.00 FEET AND WHOSE CHORD BEARS SOUTH
04°51'25" EAST, 29.92 FEET; THENCE CONTINUING ALONG SAID RIGHT -OF-WAY,72.24 FEET ALONG
THE ARC OF A CURVE TO THE RIGHT WHOSE RADIUS IS 98.00 FEET AND WHOSE CHORD BEARS SOUTH
00°57'05" WEST, 70.61 FEET; THENCE CONTINUING ALONG SAID RIGHT-OF-WAY, 74.29 FEET ALONG
THE ARC OF A CURVE TO THE LEFT WHOSE RADIUS IS 57.00 FEET AND WHOSE CHORD BEARS SOUTH
15°16'09" EAST, 69.14 FEET; THENCE SOUTH 37°23'39" WEST ALONG SAID RIGHT-OF-WAY. A
DISTANCE OF 60.00 FEET; THENCE NORTH 89°52'55" EAST,109.30 FEET TO THE NORTH AND SOUTH
1/4 LINE OF SAID SECTION 1; THENCE SOUTH 00°07'05" EAST ALONG SAID 114 LINE, A DISTANCE OF
1311.31 FEET TO THE PLACE OF BEGINNING. CONTAINING 26.44 ACRES OF LAND, MORE OR LESS,
AND BEING SUBJECT TO ANY EASEMENTS, RESTRICTIONS, OR CONDITIONS OF RECORD.

BEARING REFERENCE

Bearings are based on Survey performed by: Crane Land Surveying, P.C., Job No.: 41101, Dated:
06/01/2017.

 BENCHMARKS

DATUM: NAVD88
REFERENCE CORS STATION USED TO ESTABLISH BASE CONTROL ONSITE: RTCM0015

BM A:
ARROW ON HYDRANT, 335'± NORTH OF SUBJECT'S NORTH PROPERTY LINE & 34'± EAST OF PRATT
AVENUE.
ELEV = 929.49

BM B:
ARROW ON HYDRANT, 187'± WEST OF CUL-DE-SAC OF PRATT AVENUE.
ELEV = 935.39

BOUNDARY NOTE

THE BOUNDARY WAS NOT PERFORMED DURING THIS SURVEY.
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 LEGAL DESCRIPTION (AS PROVIDED)

A PARCEL OF LAND LOCATED IN THE SOUTHEAST 114 OF SECTION 1, TOWN 3 SOUTH, RANGE 6 WEST,
CITY OF MARSHALL, CALHOUN COUNTY, MICHIGAN, BEING MORE PARTICULARLY DESCRIBED AS:
BEGINNING AT THE SOUTH 114 CORNER OF SECTION 1, TOWN 3 SOUTH, RANGE 6 WEST, CITY OF
MARSHALL, CALHOUN COUNTY, MICHIGAN; THENCE SOUTH 89°27'27" EAST ALONG THE SOUTH LINE
OF SAID SECTION, A DISTANCE OF 742.66 FEET; THENCE NORTH 00°07'05" WEST, PARALLEL WITH THE
NORTH AND SOUTH 114 LINE OF SAID SECTION 1, A DISTANCE OF 1525.00 FEET; THENCE NORTH
89°27'27" WEST. PARALLEL WITH THE SOUTH LINE OF SAID SECTION, A DISTANCE OF 834.66 FEET TO
THE EASTERLY RIGHT -OF-WAY OF PRATT A VENUE; THENCE 30.28 FEET ALONG SAID RIGHT -OF-WAY
AND THE ARC OF A CURVE TO LEFT WHOSE RADIUS IS 57.00 FEET AND WHOSE CHORD BEARS SOUTH
04°51'25" EAST, 29.92 FEET; THENCE CONTINUING ALONG SAID RIGHT -OF-WAY,72.24 FEET ALONG
THE ARC OF A CURVE TO THE RIGHT WHOSE RADIUS IS 98.00 FEET AND WHOSE CHORD BEARS SOUTH
00°57'05" WEST, 70.61 FEET; THENCE CONTINUING ALONG SAID RIGHT-OF-WAY, 74.29 FEET ALONG
THE ARC OF A CURVE TO THE LEFT WHOSE RADIUS IS 57.00 FEET AND WHOSE CHORD BEARS SOUTH
15°16'09" EAST, 69.14 FEET; THENCE SOUTH 37°23'39" WEST ALONG SAID RIGHT-OF-WAY. A
DISTANCE OF 60.00 FEET; THENCE NORTH 89°52'55" EAST,109.30 FEET TO THE NORTH AND SOUTH
1/4 LINE OF SAID SECTION 1; THENCE SOUTH 00°07'05" EAST ALONG SAID 114 LINE, A DISTANCE OF
1311.31 FEET TO THE PLACE OF BEGINNING. CONTAINING 26.44 ACRES OF LAND, MORE OR LESS,
AND BEING SUBJECT TO ANY EASEMENTS, RESTRICTIONS, OR CONDITIONS OF RECORD.

BEARING REFERENCE

Bearings are based on Survey performed by: Crane Land Surveying, P.C., Job No.: 41101, Dated:
06/01/2017.

 BENCHMARKS

DATUM: NAVD88
REFERENCE CORS STATION USED TO ESTABLISH BASE CONTROL ONSITE: RTCM0015

BM A:
ARROW ON HYDRANT, 335'± NORTH OF SUBJECT'S NORTH PROPERTY LINE & 34'± EAST OF PRATT
AVENUE.
ELEV = 929.49

BM B:
ARROW ON HYDRANT, 187'± WEST OF CUL-DE-SAC OF PRATT AVENUE.
ELEV = 935.39

BOUNDARY NOTE

THE BOUNDARY WAS NOT PERFORMED DURING THIS SURVEY.
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CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.
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CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.

D
AT

E
BY

TS
S

D
N

.
TS

S
SU

R
.

AW
P

P.
M

.
TS

S

www.storeyengineering.com

N
o.

3 FULL WORKING DAYS

BEFORE YOU DIG CALL

www.missdig.net1-800-482-7171
(TOLL FREE)

MISS DIG System, Inc.

811

Know what's below
Call before you dig

48264 MANCHESTER
MACOMB, MI 48044

(586) 216-1043

ENGINEERING
GROUP, LLC

STOREY

SEG

D
ES

C
R

IP
TI

O
N

M
P

M
 
C

O
M

P
A

N
I
E

S
,
 
L

P

10
01

 W
O

O
D

W
AR

D
 A

VE
, S

U
IT

E 
50

0,
 U

N
IT

 6
A1

21
D

ET
R

O
IT

, M
I  

 4
82

26

M
P

M
 
P

r
a

t
t
 
R

o
a

d
 
S

i
t
e

N

12
-2

1-
20

TS
S

1
R

EV
IS

ED
 P

ER
 C

O
M

M
EN

TS
 R

EC
EI

VE
D

 F
R

O
M

 L
D

FAGRAPHIC SCALE
20 160

40

8040-40

SCALE: 1" = 40'

C-3.1

S
I
T

E
 
P

L
A

N
 
 
N

O
R

T
H

E
A

S
T

MATCH LINE

SEE SHEET C-3.2

N

LEGEND



12/16/2020
ORIGINAL ISSUE DATE:

DRAWING NUMBER:

R
EV

IS
IO

N
S
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AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
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FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
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CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.
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FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.

D
AT

E
BY

TS
S

D
N

.
TS

S
SU

R
.

AW
P

P.
M

.
TS

S

www.storeyengineering.com

N
o.

3 FULL WORKING DAYS

BEFORE YOU DIG CALL

www.missdig.net1-800-482-7171
(TOLL FREE)

MISS DIG System, Inc.

811

Know what's below
Call before you dig

48264 MANCHESTER
MACOMB, MI 48044

(586) 216-1043

ENGINEERING
GROUP, LLC

STOREY

SEG

D
ES

C
R

IP
TI

O
N

M
P

M
 
C

O
M

P
A

N
I
E

S
,
 
L

P

10
01

 W
O

O
D

W
AR

D
 A

VE
, S

U
IT

E 
50

0,
 U

N
IT

 6
A1

21
D

ET
R

O
IT

, M
I  

 4
82

26

M
P

M
 
P

r
a
t
t
 
R

o
a
d

 
S

i
t
e

N

12
-2

1-
20

TS
S

1
R

EV
IS

ED
 P

ER
 C

O
M

M
EN

TS
 R

EC
EI

VE
D

 F
R

O
M

 L
D

FA

GRAPHIC SCALE
20 160

40

8040-40

SCALE: 1" = 40'

C-4.2

G
R

A
D

I
N

G
 
P

L
A

N
 
 
S

O
U

T
H

E
A

S
T

MATCH LINE

SEE SHEET C-4.1

N



P

R

A

T

T

 

A

V

E

N

U

E

( 6
6 FT

. W
D. - 

PUBLIC
 - R

/W
)

12/16/2020
ORIGINAL ISSUE DATE:

DRAWING NUMBER:

R
EV

IS
IO

N
S

CONSTRUCTION CONTRACTOR AGREES THAT IN
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CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.
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FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
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OF WORK ON THIS PROJECT EXCEPTING LIABILITY
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Project No.   2017-013.M3

11
30

0 
 1

7 
M

IL
E 

R
O

AD
T3

S,
 R

6W
, S

EC
TI

O
N

 1
, C

IT
Y 

O
F 

M
AR

SH
AL

L,
 C

AL
H

O
U

N
 C

O
U

N
TY

, M
I

D
ES

.

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
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CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
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CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
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HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
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OF WORK ON THIS PROJECT EXCEPTING LIABILITY
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SCARIFY PLANTING PIT SIDES.
RECOMPACT BASE OF TO 4"
DEPTH.

NOTE:
1.EVERGREEN TREE  SHALL BEAR
SAME RELATION TO FINISH GRADE
AS IT BORE ORIGINALLY OR SLIGHTLY
HIGHER THAN FINISH GRADE UP TO 6"
ABOVE GRADE, IF DIRECTED BY
LANDSCAPE ARCHITECT FOR HEAVY
CLAY SOIL AREAS.

2. DO NOT PRUNE TERMINAL LEADER.
PRUNE ONLY DEAD OR BROKEN
BRANCHES.

3. REMOVE ALL TAGS, STRING,
PLASTICS ETC.

REMOVE ALL NON-BIODEGRADABLE
MATERIALS COMPLETELY FROM
THE ROOTBALL. CUT AND REMOVE
WIRE BASKET AND BURLAP FROM
TOP HALF OF THE ROOTBALL.

MOUND EARTH TO FORM
SAUCER

MULCH 3" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. LEAVE 3"
CIRCLE OF BARE SOIL AT BASE
OF TREE TRUNK TO  EXPOSE
ROOT FLARE.

2" X 2" HARDWOOD STAKES,
MIN. 36" ABOVE GROUND FOR
UPRIGHT, 18" IF ANGLED.
DRIVE STAKES A MIN. 18"
INTO UNDISTURBED GROUND
OUTSIDE ROOTBALL.
REMOVE AFTER ONE YEAR.

STAKE TREES AT FIRST BRANCH
USING 2"-3" WIDE BELT- LIKE
NYLON OR PLASTIC STRAPS.
ALLOW FOR SOME MINIMAL
FLEXING OF THE TREE. REMOVE
AFTER ONE YEAR.

PLANTING MIXTURE:
AMEND SOILS PER SITE
CONDITIONS AND REQUIREMENTS
OF THE PLANT MATERIAL.

PLANT TREE SO ROOT FLARE IS AT
OR ABOVE SURROUNDING GRADE.
REMOVE ROOT BALL DIRT TO
EXPOSE FLARE IF NECESSARY AND
CUT ANY GIRDLING ROOTS.

4. GUY EVERGREEN TREES ABOVE 12'
HEIGHT. STAKE EVERGEEN TREE
BELOW 12' HEIGHT.
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MARSHALL PLANNING COMMISSION 

Staff report for February 10, 2021 
 

 
To:  Planning Commissioners 
From:  Trisha Nelson, Planning and Zoning Administrator 
Subject: Site Plan #SP21.01 MPM Marshall at 1717 Pratt Avenue for the   
  construction of Hoop Houses 
   
 
 
Case #:  Site Plan #SP21.01 
Zoning District: I-1 Research and Technology 
Adjacent Zoning: Surrounded by B-4, except R-2 to the North property line. 
Parcel:  53-003-002-20 
 
SUMMARY 
 
Staff received an initial site plan and special land use application for hoop house 
construction at 1717 Pratt Avenue on December 22, 2020.  Planning Commission 
received the site at the January 13th meeting with additional comments and questions 
that we have been working through. The following comments were received from 
planning commission and answers obtained are in red: 
 

 Concern with the screening of the hoop houses.  During the summer months 
there would be no issue; however, the remainder of the year is an issue.  An 
updated landscape shows they have added evergreen plantings to the site and 
have proposed adding 8’ opaque fabric privacy screen to the fencing around the 
entire property perimeter. 

 Storm water runoff concerns. Staff has asked that a soil survey to verify the 
infiltration rate of water runoff be submitted.  Staff will verify this information and if 
Planning Commission would like to add this as a contingency for approval please 
do. 

 Site lighting. Site lighting has been addressed with MPM and the Director of 
Public Safety has approved with the Security plan submitted.  The hoop houses 
are not energized and will not be lit.  MPM can explain the specialized lighting 
that will be on site. 

 Need for fire suppression.  Staff met with MPM on January 26th to discuss the 
layout of the greenhouses and the common concern of fire suppression.  After 
much discussion, MPM decided to modify their plans for the site.  The 
greenhouses are now less than 12,000 sq. ft with the required distance between 
according to building code so fire suppression will not be required.  Building 
inspector, Tim Musser, was part of our meeting and discussed what will be 
required.  

 Concern with odor. The odor mitigation plan has been submitted and reviewed by 
staff. 



  
2 

 
 
 

 
The Local Development Finance Authority heard a presentation from MPM at their 
meeting held on December 17, 2020.  At that meeting, MPM discussed the plan to 
obtain a Special Land Use permit for the construction of hoop houses and a conceptual 
site plan was presented.  The only change the LDFA wanted to see was the paving of 
the parking area around the 12,375 square foot building since it is a permanent 
structure on the parcel.  Consensus of the board was drive ways to the hoop houses are 
sufficient as gravel since they will only be allowed for a period of 3 years.  The action 
taken by the LDFA was to support the submittal of the Special Land Use and Site Plan 
to the Planning Commission. 
 
 
RECOMMENDATION 
 
The Planning Commission is being asked to approve the site plan for 1717 Pratt 
Avenue for MPM contingent upon approval of the Special Land Use Permit application.  
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STOREY ENGINEERING GROUP, LLC  
CIVIL ENGINEERS / LAND SURVEYORS  

48264 Manchester, Macomb, MI 48044 
(586) 216-1043 
www.storeyengineering.com 
 

Tim S. Storey, PE 
President 

Planning & Zoning Department     February 1, 2021 
City of Marshall       SEG Project No. 2017-013.M3 
323 W Michigan Avenue         
Marshall, MI 49068 
 
RE: REVISED SITE PLAN SUBMITTAL 

MPM PRATT ROAD CULTIVATION FACILITY 
 CITY OF MARSHALL, CALHOUN COUNTY, MICHIGAN 
 
This letter briefly describes the changes made to the plans since they were submitted a few months ago. 
Attached herewith are the revised plans. 
 

1. A “T”-Turnaround has been added at the far north and far south sides of the proposed project to 
allow a fire truck to turn around. A fire truck can also turn around just east of the proposed metal 
building.  
 

2. The driveway to Pratt Road and the immediate area around the metal building and all parking 
areas are now provided with asphalt pavement. The remainder of the site is agricultural and will 
not see any traffic from employee or visitor vehicles. 
 

3. The building and greenhouse setbacks have been changed to 50 feet from the north, east, south 
and west property lines and the setback from the centerline of Pratt Road is now shown as 250 
feet. This is in accordance with Ordinance #2020-14. The location of the metal building and the 
greenhouses have been adjusted to meet or exceed the setback requirements.  
 

4. The metal building has been decreased in area to 11,850 sf so that it falls below the maximum 
12,000 sf area that would require fire suppression. Please note there is a proposed fire hydrant 
located near the northeast corner of the proposed metal building as well. 
 

5. The greenhouse structures have been decreased in size and separated to ensure that none 
exceed a footprint of 12,000 sf so that fire suppression will not be required. Individual greenhouse 
areas are labeled on sheets C-3.1 and C-3.2. Additionally, all greenhouses are now a minimum of 
22 feet apart. The total greenhouse area = 303,848 sf.  
 

6. The site plans now indicate that an opaque screening fabric (color – green) will be provided on the 
entire 8’ high perimeter fence. This will provide 100% opaque screening from all adjacent 
properties.  
 

7. 143 evergreen trees have been added to the Landscape Plan as requested. As many of these as 
possible are being shown in the northwest area of the site in order to provide screening from the 
public road (Pratt Road). The remainder are distributed throughout the property around the 
perimeter. 
  

8.  The following note has been added to sheet C-3.0   PROPOSED DRAINAGE SYSTEM: 
Storm water is to be infiltrated into the ground in infiltration trenches/drain tile distributed throughout the property with 
overflows to the low areas of the property, which is intended to mimic undeveloped conditions. The Infiltration 
Trenches provide detention volume equivalent to a volume in excess of 1" depth over the tributary area. Therefore, City 
detention requirements have been met. 

 
     9.  Proposed grading plans (C-4.1 & C-4.2) have been updated accordingly. 



                 February 1, 2021 
RE: MPM – Pratt Road Cultivation Facility SEG Project No. 2017-013.M3 
Marshall, Michigan Page 2  

 

We trust that the accompanying revised plans and the above description of plan changes satisfactorily 
address the review comments received. However, should there be any additional comments, concerns or 
questions, please do not hesitate to contact me directly at 586-216-1043.  
 
Thank you! 
 
Sincerely,  
 
STOREY ENGINEERING GROUP, LLC 

 
Tim S. Storey, PE, LEED AP 
President 
 
CC: Joseph M. Jarvis – MPM Companies 
        Michael Beck – MPM Companies 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
S:\SEG\2017 Projects\2017-013 Great Lakes Farms\2017-013.M2  Old 27 Site\M3 - Semi-
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MARSHALL PLANNING COMMISSION 

Staff report for February 10, 2021 
 
To:  Planning Commissioners 
From:  Trisha Nelson, Planning and Zoning Administrator 
Subject: Receive and Consider Approval of Site Plan Amendment #SPA05.01  
  for Love’s Truck Stop, 18720 Partello Road 
 
 
The site plan for the Love’s Truck Stop was presented to the Planning Commission on 
January 12, 2005 and was approved on March 16, 2005.  This addition is coming to the 
Planning Commission as an amendment to the original site plan. 
 
The following changes are being proposed to amend the existing building and site: 
 

 Construct (2) additions at the south and west elevations 
 Removal of parking spaces and sidewalk along south side of the building for new 

additions. 
 New sidewalks and gutter around proposed additions. 
 Add parking stalls along south side of overall site 

 
City staff has reviewed the changes and feels all requirements have been met; 
however, it was felt that the Planning Commission should have the opportunity to review 
the site.  The Planning Commission is being asked to receive and approve the plans at 
the same meeting. 
 



City of Marshall 

Application for Site Plan Review 

 

 
 Attn:  Planning and Zoning Administrator 
  323 W Michigan Ave.  
  Marshall, Michigan, 49068

The following application is made to the City of Marshall Planning Commission in 
accordance with the provisions of the Planning and Zoning Department. 
 

1. Applicant Information 
 
Address of property being developed: 
 
  
 
Owner of property being developed: 
 
  
 
Owner’s Address: 
 
  
 City State Zip 
 
Owner’s Phone Number: 
 
  
 
 
 

2. Owner’s Agent if working for property owner. 
 
Name and Title: 
 
  
 
Address: 
 
  
 City State Zip 
 
Phone Number: 
 
  
 
 
 

18720 Partello Rd. Marshall, MI 49068

Roger Patterson

10601 N. Pennslyvania Ave. Oklahoma City, OK 73120

405-255-1227

Myrna Smith - Permit Coordinator

8131 Metcalf Ave, Suite 300, Overland Park, KS 66204

913-236-3440



City of Marshall 

Application for Site Plan Review 

 

 
 
 

3. Brief description of proposed project 
 
  
 
  
 
  
 
  
 
  
 
  
 
  
 
4. Property Information 
 
Is this property located in a floodplain?   
  

Is this property located in a wetland?   
  

Land area in square feet?   
  

Proposed building area in square feet?   
  

Proposed paved area in square feet?   
  

Existing paved area in square feet?   
  

Lake or stream within 500 feet?   
  
Any other agencies contacted for 
approvals?   
   If so, please list:  
 
  
 
  
 
  
 
  
 
  
 
  

Addition 1: 2 RR Stalls/showers/Customer Laundry

Addition 2: Backroom Bumpout/Add Kitchen

Interior Modifications:

- Remodel of Men's Restroom (add two stalls)

- Coffee Bar Remodel

9,261 total

Yes

1,341,174

Yes

Yes

Existing to Remain

354,249

No



City of Marshall 

Application for Site Plan Review 

 

 
5. Authorization (Must be signed by the owner of the property) 
 
I am the owner of record for this property for which this application is being filed 
and as such, I am familiar with the development being proposed to be carried out 
on my property. 
 
I hereby, give permission for this application to be filed with the full understanding 
that certain restriction may be placed on the property relative to the approval of 
the proposed work. 
 
I further certify that under penalties of perjury, I am to sign this application. 
 
Name (Please Print)   
 
Title:    Date:    
 
Signature:   
 
Note: If there are multiple owners of the property or you are representing a 
group, corporation, or other organization attach a copy of a certified letter 
authorizing you to sign this application for the proposed development. 
 

LAND USE AND DEVELOPMENT FEES 
PLATS  

Up to 30 Lots $450.00 
Over 30 Lots $650.00 

SITE CONDOMINIMUMS  
Up to 30 Lots $350.00 
Over 30 Lots $550.00 

SITE PLANS  
 

Commercial and 
Industrial 

$250.00 < 30 
acres 

$350.00 - 30 acres or 
more 

Institutional $250.00 
Special Land Use $250.00 

Planned Unit Development 
(PUD) 

$350.00 
Amend a PUD 
development 

$150.00 
 

Multiple Family Developments (Apartment & 
Condo's) 

$50 plus $5.00 per unit or 
lot 

minimum fee 
$250.00 

Additions to existing Site Plans if Planning Commission Review is 
required 

 
$100.00 

Extending Site Plan with Planning Commission 
approval 

$150.00 

Tom Squires

V.P. of Construction



CITY OF MARSHALL 

 

Site Plan Review Checklist for General Development 
 
 
 
Date:    
 
Zoning District     
 
Proposed Use:    
 
Is this a Permitted Use?   Yes    No 

If yes list section number:   
 
Is the property in the Well Head Protection Area?    Yes    No   NA 
 
Property Address:    
 
 
 
 
 
 
Information of Responsible Party that prepared plans 
 
 
Name:    

 

Company Name:                                                                                               

 

Company Address:   

 

     

 

     
 

Myrna Smith

BRR Architecture

8131 Metcalf Ave, Suite 300

Overland Park, KS 66204

18720 Partello Rd, Marshall, MI 49068

1/26/2021

Convenience Store w/ Fuel Canopy

X

FS

4.17

X
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	2/10/21 PC Agenda

	2/13/21 Minutes

	RZ21.01-Rezone 410 East Drive

	SLU21.01 for MPM

	SP21.01 for MPM
	SPA
05.01

	Last and First Name: Calhoun County Land Bank Authority
	House Number and Street: 315 W Green Street
	City, State and Zip: Marshall, MI 49068
	Telephone Number: 269-339-8956
	Email Address: kedwards@calhouncountymi.gov
	Current Zone: 
	Proposed Zone: R2
	Reasons for Rezoning: the office building was demolished, and we would like to redevelop the property with  a mixed residential development
	Address of Subject Property: 410 East Drive, Marshall, MI
	Current Use and Proposed Use: currently vacant land, and future use is mixed residential
	Date: 12.17.2020


