ROSS TOWNSHIP
PLANNING COMMISSION
APPROVED MEETING MINUTES
November 24, 2025

CALL TO ORDER/PLEDGE

Chairperson Sager called the meeting of the Ross Township Planning Commission to order at 6:00
PM at the Ross Township Hall. Allrose to recite the Pledge of Allegiance.

ROLL CALL

Present: Chairperson Pamela Sager
Michael Bekes
Mark Markillie
Michael Moore
Steve Maslen
Sherri Snyder
Jeff Price

Absent: None

Also Present: Bert Gale — AGS - Township Zoning Administrator
Nick Keck - AGS - Township Zoning Administrator
Josh Thall - Township Attorney

APPROVAL OF AGENDA

Bekes motioned to approve the agenda as written and Snyder supported. The motion was approved
with a 7-0 vote.

APPROVAL OF PRIOR MEETING MINUTES

The Commission proceeded with consideration of the October 27, 2025 Planning Commission
meeting minutes. Sager motioned to approve the minutes as written and Moore supported. The
motion was approved with a 7-0 vote.

NEW BUSINESS

The first agenda item to come before the Planning Commission (PC) is a public hearing and PC
action on the request of Kasi Huver for approval to construct a front yard accessory building on the
property located at 8663 N. 40th Street, within Ross Township, as a special land use in Section
18.4.D. of the Ross Township Zoning Ordinance. The proposed construction is only permitted as a
special land use under the Zoning Ordinance. The applicant is also requesting approval of a site
plan for the proposed construction. The subject property is located in the R-1 Low-Density
Residential District and has the following parcel identification number for property tax purposes:
3904-17-285-030.

November 24, 2025 Planning Commission Meeting Page 10f8



Keck articulated the application is to build a pole barn in the front yard of the property, 100 feet
from the front property line. Gale explained the Zoning Ordinance requirement of 50 feet minimum
road side setback only applies to principle buildings, not accessory buildings, which are not
allowed in front yards without Planning Commission review and approval.

Kasi Huver and Christian Gerren were present on behalf of the application and further described
the proposal to construct the 24 x 32 foot garage in the front yard with the location being in the front
yard due to the topography behind the home being quite severe.

Further questioning by the PC determined the snow poles set on the property outlined where the
building will be constructed if approved, there will be no change to the existing driveway due to the
building placement, no neighborhood site line impact is expected, the floor plan would be open,
Consumers Energy will make the decision on placement of electrical lines to the building
(underground or overhead), there is no commercial activity to be conducted at the premises and
there will be no living accommodation within the garage.

Moore inquired about potential impact as the property is being rezoned to R- R from R -1 and Thall
opined there is no impact.

No public comment was offered and Chairperson Sager stated no written correspondence
regarding the application was submitted.

The Commission reviewed the three conditions not met from Gale’s assessment of Section 18.4.D —
Site Plan Review (Content of Applications) with the following results:

The location and dimensions of all property lines and all existing and proposed building setbacks
were not submitted.

The PC agreed to waive this requirement as the placement of the building was clearly
shown by the snow poles installed at the property.

The location of the pavement and right-of-way width of all abutting roadways was not submitted.

The PC agreed the plans are acceptable as the driveway will not change with the
construction of the building.

The location of existing and proposed utilities was not submitted.

The PC agreed the plans are acceptable as Consumers Energy will determine the best
way to provide electrical service to the building and there will be no water or sewer
service supplied.

The PC reviewed Section 19.3---Criteria for Decision with the following results:

Special land uses are not allowed to be engaged in within a particular zone in which they are listed
in this ordinance unless and until the Planning Commission approves or approves with conditions a
special land use permit. Such approval shall be granted when the Planning Commission finds from
the evidence produced at the hearing that the proposed land use or activity:
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1. Will meet all of the requirements specified in this Ordinance for the Special Land Use
requested, as well as all other Township, County, State and Federal requirements.

The PC found there is no issue meeting this standard by the applicant.

2. Will be compatible with the natural environment.
The PC agreed there was no issue meeting this standard by the applicant as the land
where the building will be constructed is flat, no trees will be removed and the
topography of the area will not be changed.

3. Can be served adequately by essential on-site or public utilities, facilities and services.
The PC found there was no issue meeting this standard by the applicant as Consumers
Energy will determine the best course of action to supply electrical service to the

garage and no water or sewer services are requested.

4. Will be located, designed, constructed, operated and maintained so as to be compatible
with adjacent uses of land.

The PC found there was no issue meeting this standard by the applicant.
5. Is consistent with the public health, safety, and general welfare of the community.

The PC found there was no issue meeting this standard by the applicant.
6. Is consistent with and promotes the intent and purpose of the Zoning Ordinance.

The PC found there was no issue meeting this standard by the applicant as the building
will be 100 feet from the front property line, will not interfere with neighborhood view sight

lines, and there are no changes to the existing driveway nor how the driveway abuts 40"
Street.

The PC reviewed Section 21.6.B — Approval which states the site plan shall be reviewed and
approved by the Township Planning Commission upon findings that:

1) " The proposed use will not have a harmful effect on the surrounding neighborhood
development. The provision for fencing, walls and/or landscape may be required as a screening
device to minimize adverse effects upon surrounding development.

The Commission found the proposed use will not have a harmful effect on the
surrounding neighborhood as topography will not change, the driveway will not change,
no screening is required and no trees will be removed for the construction.

2) There is a proper relationship between the major thoroughfares and proposed service

drives, driveways and parking areas so as to ensure the safety and convenience of pedestrian and
vehicular traffic.
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The Commission found the relationship proper as the driveway or how it abuts 40"
Street will not change.

3) The adverse effects resulting from the locations of buildings and accessory structures will
be minimized to the occupants of adjacent properties.

The Commission found no adverse effects resulting from the location of the garage as
neighborhood viewsheds are not impacted, no public comment was received to the
contrary and the location is 100 feet from the front property line.

4) The proper development of roads, easements and utilities has been provided to protect the
general health, safety and welfare of the citizens of the Township.

The Commission found the roads and utilities have been established to protect the
general health, safety and welfare of the citizens of the Township as Consumers Energy
will be the decision maker on how the electrical service is supplied to the garage, there
are no changes to the existing driveway and there are no known recorded easements.

5) The natural features of the landscape, such as ponds, streams, hills, wooded areas, etc.,
shall be retained where they afford a barrier or buffer between adjoining properties being put to
different use.

The Commission found the natural features of the landscape will be retained with no
topography changes to the property as the building will be constructed on fairly flat
land within the property.

6) That as many features of the landscape shall be retained as possible where they furnish a
barrier or buffer between the project and adjoining properties used for dissimilar purposes and
where they assist in preserving the general appearance of the neighborhood or help control erosion
or the discharge of storm waters. Judicious efforts shall be demonstrated to preserve the integrity
of the land, existing topography, natural features and natural draining patterns to the greatest extent
feasible.

The Commission found the features of the landscape will be adequately retained.

7) That the plan will not result in any additional runoff of surface waters onto adjoining
property.

The Commission found the plan will not result in any additional runoff of surface
waters onto adjoining property as the building will be constructed on relatively flat
ground.

Based on the findings set forth in Section 21.6 (B), the PC agreed the amendment to site plan
presented was acceptable.

With no further questions, Bekes moved to approve the site plan and special land use for the
placement of a pole barn/garage located in the front yard at the proposed 100 feet from the front
yard property line on the property at 8663 N. 40th St, property number 3904-17-285-030 with the
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conditions that no commercial activity will be conducted and no living accommodation will
commence within the premises. The approval is based upon the review findings of Sections 18.4.D,
19.3 and 21.6.B and all material supplied by the applicant for the November 24, 2025 Planning
Commission meeting. Snyder supported and the motion was approved by a vote of 7 - 0.

The next agenda item to come before the Planning Commission is the application for review and
amendment to site plan of Gull Lake View Golf Club, 7417 N. 38th St., to replace a pump house for
well and irrigation systems consisting of a 10’ x 12’ shed. The project is located at 7490 N. 38th
Street in the R - R Zoning District.

Keck stated the new building requires an amendment of the original site plan.

Alex Scott and Chris Halladay were present on behalf of the application and shared the old pump
“house needed a new well resulting in the request to build a new pump house.

Further questions by the PC determined the new pump station will be more efficient, the well will
draw at 87 feet deep and the new pump will pump the same amount of water as that which is being
replaced resulting in no negative impact to the aquafer.

No public comment was offered and Chairperson Sager stated no written correspondence
regarding the application was submitted.

The PC reviewed the one condition not met from Gale’s assessment of Section 21.4 - Site Plan
Review (Content of Applications) with the following result:

U - Soil characteristics of the site at least to the detail provided by the U.S. Soil Conservation
Service.

The PC waived this requirement as it was established that the soil in the area is sandy
loam.

The PC reviewed Section 21.6.B — Approval that states the site plan shall be reviewed and approved
by the Township Planning Commission upon findings that:

1) The proposed use will not have a harmful effect on the surrounding neighborhood
development. The provision for fencing, walls and/or landscape may be required as a screening
device to minimize adverse effects upon surrounding development.

The Commission found the proposed use will not have a harmful effect on the
surrounding neighborhood as the construction will be on the golf course property.

2) There is a proper relationship between the major thoroughfares and proposed service
drives, driveways and parking areas so as to ensure the safety and convenience of pedestrian and
vehicular traffic.

The Commission found the relationship between the road and the service drives will
not be altered resulting in no negative impact on safety and convenience of pedestrian
and vehicular traffic.
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3) The adverse effects resulting from the locations of buildings and accessory structures will
be minimized to the occupants of adjacent properties.

The Commission found no adverse effects resulting from the location of the building on
the golf course property.

4) The proper development of roads, easements and utilities has been provided to protect the
general health, safety and welfare of the citizens of the Township.

The Commission found the roads and utilities have been established to protect the
general health, safety and welfare of the citizens of the Township and will not be
altered in any way with the construction of the new pump house.

5) The natural features of the landscape, such as ponds, streams, hills, wooded areas, etc.,
shall be retained where they afford a barrier or buffer between adjoining properties being put to
different use.

The Commission found the features of the landscape will be adequately retained.

6) That as many features of the landscape shall be retained as possible where they furnish a
barrier or buffer between the project and adjoining properties used for dissimilar purposes and
where they assist in preserving the general appearance of the neighborhood or help control erosion
or the discharge of storm waters. Judicious efforts shall be demonstrated to preserve the integrity
of the land, existing topography, natural features and natural draining patterns to the greatest extent
feasible.

The Commission found the features of the landscape will preserve the general
appearance of the neighborhood as topography will remain the same and there will be
no negative impact to the aquafer as the same amount of water will be pumped with
the new station as with the old station.

7) That the plan will not result in any additional runoff of surface waters onto adjoining
property.

The Commission found the plan will not result in any additional runoff of surface
waters onto adjoining property.

Based on the findings set forth in Section 21.6 (B), the Commission agreed the amendment to site
plan presented was acceptable.

With no further questions, Bekes moved to approve the amendment to site plan for the addition of a
new pump house with dimensions of 10 feet by 12 feet at the Gull Lake View Golf Course per the
plans submitted to the PC at the November 24, 2025 meeting with no conditions. The approval is
based upon the review findings of Sections 24.1 and 21.6.B and all material supplied by the
applicant for the November 24, 2025 Planning Commission meeting. Snyder supported and the
motion was approved by a vote of 7-0.
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The next item to come before the Planning Commission is a review and consideration of potential
changes to site plan and lot use Zoning Ordinance text relating to sidewalk and other possible
requirements in the C-1 District.

After PC discussion, Bekes moved to change the language in Article 10.6.D.1 - Sidewalks and
Pedestrian Linkages to remove the word ‘shall’ and replace it with appropriate language to give the
Planning Commission authority to either require a sidewalk or not require a sidewalk based on
circumstance. The amendment would be constructed by Thall and presented to the PC prior to
moving to Public Hearing on the matter. Price supported and the motion passed with a vote of 7 -0.

OLD BUSINESS

The next item to come before the PC is the continued discussion of references in Article 18 -
Supplementary Regulations, and Article 2 - Definitions, to reflect updated Electrical Code language
and standards.

The PC agreed to move forward with the Zoning Ordinance (ZO) update with an updated definition
on luminaires in Article 2.2, correcting typos in the updated Article 18.3 attachment presented with
the October 27 PC meeting minutes and a review by Gale to identify other areas within the ZO
where the reference to the word ‘lighting’ should be replaced with the word ‘Luminaire’. Sager
suggested that references to ‘watt’ also be reviewed. Gale will cover his recommendations with
Thall prior to moving to Public Hearing on the matter.

The next item to come before the Planning Commission is discussion on potential chicken
ordinance after reviewing updated sample ordinances.

The review of the Comstock updates to their chicken ordinance was not available to the PC so the
item was tabled until the updates become available.

REPORT FROM TOWNSHIP BOARD

Bekes reported the Board met on November 18th and unanimously approved the request by the
Planning Commission to approve rezoning the identified properties on 40th Street to Rural
Residential District from the current Low Density Residential District. The Board thanked the PC for
their work on this initiative.

REPORT FROM ZONING BOARD OF APPEALS

Bekes reported that the ZBA met on November 5th and conducted four reviews. The results of the
reviews were waiving a front yard setback for a porch on 43rd St, waiving a sidewalk requirement at
the Allendale Park Condo Association, waiving a roof height requirement on a garage roof on West
Gull Lake Dr and a postponement on a decision on a large home on a small lot on South Gull Lake
Dr. to give the applicant time to redesign the home as less relaxation for side yard and lake front
setbacks may be considered.

Bekes also shared the resignation of ZBA member Frank Guarisco effective December 15, 2025 and
the Township is moving forward on his replacement.
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PUBLIC COMMENT

David Hyslop asked about the recent rezoning of properties on 40" to R - R and Moore fully
explained the properties that are impacted with the Board approved rezoning initiative. Additional
conversation on how certain properties were titled was also conducted and resolved.

MEMBERS, CONSULTANTS, ADVISORS

Bekes reported he will miss the January PC meeting and shared Maslen agreed to will take the
meeting minutes.

Moore reported he will miss the February PC meeting if one is conducted.
Gale confirmed there will be no PC meeting scheduled in December.

Sager advised Moore and Maslen to contact Mary Carol in the Township Office to retake their oath
with a new three-year term as their current terms are up in December.

Snyder shared the intersection at M-89 and 38" Street is especially dangerous due to the severe
darkness in the area. Gale suggested Snyder contact Supervisor Hutchings who has contacts at
both the MDOT and the Road Commission of Kalamazoo County for potential improvement
initiatives.

ADJOURNMENT
There being no further business to come before the Commission, Moore motioned to adjourn the

meeting and Price supported it. The motion was approved with a 7 -0 vote and the meeting
adjourned at7:11 PM.

Respectfully Submitted,

Michael Bekes

Board Liaison to the Planning Commission
Acting Recording Secretary
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