
 
 

 
E l e c t r o n i c  M e e t i n g  

P l a n n i n g  C o m m i s s i o n  A g e n d a  
N o v e m b e r  1 7 ,  2 0 2 0  

 
Please join my meeting from your computer, tablet or smartphone.  
https://global.gotomeeting.com/join/786304229  
 
You can also dial in using your phone.  
(For supported devices, tap a one-touch number below to join instantly.)  
 
United States: +1 (786) 535-3211  
- One-touch: tel:+17865353211,,786304229#  
 
Access Code: 786-304-229  
 
New to GoToMeeting? Get the app now and be ready when your first meeting starts: 
https://global.gotomeeting.com/install/786304229 

I. Call to Order 5:30  
A. Pledge of Allegiance 
B. Roll Call  

II. Public Comment 
Any Commission related item – 3 min. limit 

III. Consent Items/Communications  
A. Approval of agenda – Action  
B. Approval of Planning Commission 10-20-2020 minutes – Action 
C. Communications 

IV. Old Business 
Keefer House Hotel Site Plan – Action  

 

V. New Business  
None 

 
VI. Master Plan Review 

Goals and Objectives – Discussion  
 

P l a n n i n g  C o m m i s s i o n  
97 North Broad Street 

Hillsdale, Michigan  49242-1695 
(517) 437-6440   Fax: (517) 437-6450 



VII. Zoning Ordinance Review 
None 

 
VIII. Zoning Administrator Report 

IX. Commissioner’s Comments 

X. Adjournment  
 

Next meeting December 15, 2020 at 5:30 pm 

 



 
  

City Planning Commission 
97  North Broad Street  

Hillsdale, Michigan  49242-1695  
( 517 )  437-6449   Fax:  ( 517 )  437-6450  

  

Planning Commission Meeting Minutes 
Hillsdale City Hall 
Council Chambers 
October 20, 2020 
5:30 pm 
 
Call to Order 
Vice Chairman Ron Scholl called the meeting to order at 5:32 pm, followed by the Pledge of 
Allegiance.  
 
Members Present 
Vice-Chairman Ron Scholl, Mayor Pro-Tem Will Morrisey, Secretary Penny Swan, 
Commissioner Jacob Parker, Commissioner Elias McConnell, and Commissioner Kerry 
Laycock.  
 
Members Absent  
Chairman Eric Moore 
 
Public Present  
Alan Beeker, Zoning Administrator 
 
Public Comment 
No public comment 
 
Consent Agenda and Minutes  
Motion to approve the consent agenda and minutes from 9-15-2020 made by Commissioner 
Swan, seconded by Commissioner Morrisey. Motion Approved.  
 
Old Business  
None 
 
New Business  
None 
 
Master Plan Review  
More Master Plan discussion and fine tuning, specifically Commercial Development, and M-99 
Gateway (Broad Street). 
 
Commissioner’s Comments  
None  
 



 
  

City Planning Commission 
97  North Broad Street  

Hillsdale, Michigan  49242-1695  
( 517 )  437-6449   Fax:  ( 517 )  437-6450  

  
Adjournment  
Motion to adjourn made by Commissioner Swan, seconded by Commissioner Morrisey at 6:49 
pm, motion passed unanimously.  
 
Next meeting: November 17, 2020 at 5:30 pm. 
 
 





 

120 West Michigan Avenue • Jackson, Michigan  49201 •  (517) 788-4426 •  (517) 788-4635 
 

 

Region 2 Planning Commission 
Call-In Meeting Notice 

 
Due to the recent increase in COVID-19 cases across the state and keeping everyone’s 
safety a priority, the Region 2 Planning Commission (R2PC) will be holding the 
November 12, 2020 Full Commission meeting via conference call.  Please follow the 
instructions below to participate in the conference call which will take place at 2:00 p.m. 
on Thursday, November 12, 2020: 
 
WHAT: Region 2 Planning Commission Full Commission Meeting 
 
WHEN: Thursday, November 12, 2020 at 2:00 p.m. 
 
CONFERENCE PHONE NUMBER: 1-701-802-5271 
 
ACCESS CODE:  638318 # 
 
 
INSTRUCTIONS: 
 
* Dial the conference phone number listed above, a few minutes prior to 2:00 p.m. 
 
* Input the Access Code listed above, followed by # symbol. 
 
* Mute your phone.  During the meeting, un-mute when you wish to speak. 
  
* Simply wait for the meeting to start.  You will hear music while waiting for the  
 meeting to start. 
 
 
Please do not hesitate to contact Steve at (517) 768-6706 or Jill at (517) 768-6701 at 
any time with questions.  We understand how difficult times are right now and will do our 
best to help make this as easy as possible. 



 Region 2 Planning Commission 

120 West Michigan Avenue • Jackson, Michigan  49201 •  (517) 788-4426 •  (517) 788-4635 

 

AGENDA                        REGION 2 PLANNING COMMISSION 
 Full Commission 

DATE:  Thursday, November 12, 2020 
FOR FURTHER INFORMATION, CONTACT:   
       TIME:  2:00 P.M. 
  
Steven Duke, Executive Director   WHERE:  
(517) 768-6706        
 

Comments will be solicited on each item following discussion and prior to any final action. 

                      PAGE # 
 

1. Call to Order  
             

 2. Pledge of Allegiance 
 
 3. Approval of the November 12, 2020 Agenda – ACTION       
 
 4. Public Comment 
 
 5. Approval of the Full Commission Meeting Minutes for September 10, 2020 
 (see enclosure) – ACTION          3 
 
 6. Approval of Action Taken at the October 8, 2020 Executive Committee Meeting  

(see enclosure) – ACTION         6 
 
 7. Receipt of Treasurer's Report of October 31, 2020 (see enclosure) – ACTION    11 
     
 8. Approval of November 12, 2020 Submitted Bills (see enclosure) – ACTION    15 
 
 9. Staff Progress Report for October, 2020 (see enclosure) – DISCUSSION     16 
 
10. Election of the 2021 Nominating Committee (see enclosure) – ACTION      21  
 
11. Approval of Amendments to the JACTS FY 2020-2023 Transportation 

Improvement Program (TIP) (see enclosure) – ACTION        22  
 

 Michigan Department of Transportation 
 
12. Seasonal Housing (see enclosure) – DISCUSSION       23 
  
13. Other Business             

 Comments from Liberty Township regarding the Jackson City + County     24 
Non-Motorized Plan (see enclosure)        

 Notice of Intent to Update Hillsdale County Master Plan (see enclosure)    26 
 Notice of Intent to Prepare Hanover Township Master Plan (see enclosure)   27 

 
14. Public Comment / Commissioners’ Comments 
 
15. Adjournment 

** TELECONFERENCE ** 
(Please see instructions on cover of 

agenda packet) 

 



09/10/20 R2PC Full Commission Meeting 1 

MEETING MINUTES 

Region 2 Planning Commission - Full Commission 
** TELECONFERENCE MEETING ** 
 
Thursday, September 10, 2020 

I. Call to Order – Chair Terry called the meeting to order at 2:06 p.m.  A quorum was present.   

Attendance: 

  Acker 
  Adams 
  Arno 
  Bair 
  Baker 
  Bales 
  Barnhart 
  Beach 
  Beckner 
  Beeker (E) 
  Blythe 
  Boggs 
  Bolton 
  Bower 
  Burns 
  Burress 
  Bush 
  Cavasin 
  Chamberlain 
  Collins 
  Cornish 
  Cousino 
  Craig  

 Cure 
 David 
 DeBoe 
 Dillon 
 Drake 
 Driskill (E) 
 Duckham (E) 
 Elwell 
 Emmons 
 Frey 
 Gaede (E) 
 Gallagher 
 Gould, J. 
 Gould, L. (E) 
 Grabert (E) 
 Greene 
 Greenleaf 
 Guetschow (E) 
 Hartsel 
 Hawley 
 Heath 
 Herlein 
 Isley 

 Jancek (E) 
 Jenkins 
 Jennings 
 Johnson 
 Jones 
 Karnaz 
 Kastel 
 Keck 
 Knoblauch (E) 
 Koehn 
 Kubish (E) 
 Lance 
 Linnabary 
 Navarro 
 O’Dowd 
 Overton (E) 
 Palmer 
 Poleski 
 Poole (E) 
 Richardson, C. 
 Richardson, R. 
 Ries 
 Schlecte 

 Seegert 
 Sessions 
 Shotwell 
 Sigers (E) 
 Spencer 
 Spink 
 Stormont 
 Swartzlander 
 Terry (E) 
 Tillotson (E) 
 VanValkenburg 
 Votzke 
 Wagner 
 Wardius 
 Webb 
 Welsh (E) 
 Williams 
 Wilson 
 Winter 
 Witt 
 Wittenbach (E) 
 Wymer

   Key:  = present  (E) = Executive Committee member 

Staff Present: Grant Bauman, Tanya DeOliveira, Steve Duke, Jacob Hurt, and James 
Latham 

Others Present:  Mike Davis, MDOT; Angie Kline, JCDOT; and Debbie Miller 
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09/10/2020 -- Full R2PC Commission Meeting 2 

II. Pledge of Allegiance – Due to the meeting being conducted via teleconference, the 
Commission waived the Pledge of Allegiance.  

III. Approval of the Agenda – The motion was made by Comm. Kubish, supported by 
Comm. Schlecte, to approve the September 10, 2020 agenda as presented.  The motion 
carried unanimously. 

IV. Public Comment – Chair Terry requested public comment.  No public comments were 
received. 

V. Approval of the Full Commission Minutes for July 9, 2020 – The motion was made by 
Comm. Grabert, supported by Comm. Schlecte, to approve the July 9, 2020 Full Commis-
sion meeting minutes as submitted.  The motion carried unanimously. 

VI. Receipt of Treasurer’s Report of August 31, 2020 – A motion was made by Comm. 
Duckham, and supported by Comm. Knoblauch, to receive the August 31, 2020 Treasur-
er’s Report as presented.  The motion carried unanimously. 

VII. Approval of September 10, 2020 Submitted Bills – A motion was made by Comm. 
Duckham, supported by Comm. Guetschow, to approve payment of the September 10, 
2020 submitted bills.  The motion carried unanimously. 

VIII. Staff Progress Report for July and August, 2020 – Mr. Duke reviewed staff activity 
highlights: 

 R2PC received approval by EDA for the Coronavirus Aid, Relief, and Securities 
(CARES) Act grant to address economic consequences of the virus.  The new Eco-
nomic Development Planner, Jacob Hurt, began work in July. 

 Staff submitted the CEDS Annual Performance Report to EDA. 

 Staff completed the R2PC Planning Work Program and the Regional Transportation 
Work Program for FY 2021. 

 Staff met with the Hillsdale County Commission to review services and benefits asso-
ciated with reactivating their membership. 

 The Jackson County Non-Motorized Plan was adopted by Jackson County and the city 
of Jackson. 

 Staff continued working on several zoning ordinance and master plan updates for 
communities in all three counties. 

 Staff began working on an update to the Jackson County Hazard Mitigation Plan. 

IX. Approval of the R2PC FY 2021 Planning Work Program (PWP) and Budget -- Mr. 
Duke reviewed the R2PC FY 2021 Planning Work Program that includes the agency pro-
posed budget and staff activities.  As in previous fiscal years, approximately one-third of 
the R2PC FY 2021 budget is funded through state and federal transportation programs.  
The R2PC will begin FY 2021 with six (6) employees and a projected budget of $907,128. 

 
 The motion was made by Comm. Elwell, supported by Comm. Grabert, to approve the 

R2PC FY 2021 Planning Work Program and budget as presented.  The motion carried 
unanimously. 
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09/10/2020 -- Full R2PC Commission Meeting 3 

X. Approval of the R2PC FY 2021 Regional Transportation Planning Work Program – 
Mr. Duke reported this program is 100% funded by MDOT to support transportation-
related activities in Hillsdale, Jackson, and Lenawee counties.  The total FY 2021 award 
amount is $45,000. 

 The motion was made by Comm. Duckham, supported by Comm. Kubish, to approve the 
R2PC FY 2021 Regional Transportation Planning Work Program and authorize the Chair 
and Executive Director to sign the agreement with MDOT to accept the funds.  The motion 
carried unanimously. 

XI. Agricultural and Other Land Uses / Cover Overview – Mr. Bauman reviewed a report 
included in the agenda packet illustrating major land uses and crop cover in the R2PC 3-
county economic development district.  This information is gathered to address specific goals 
and objectives in the R2PC Comprehensive Economic Development Strategy (CEDS). 

XII. Other Business – Mr. Duke reported that due to the on-going Covid-19 pandemic, the 
R2PC Annual dinner meeting scheduled for November 12, 2020 has been canceled. 

 Per the Michigan Planning Enabling Act, the following notices of intent were received by 
the R2PC: 

 The Village of Grass Lake announced the availability of the 2020 edition of their 
Master Plan for review on their website www.villageofgrasslake.com. 

 Henrietta Township Planning Commission submitted their updated 2020-2024 Rec-
reation Plan. 

 The City of Reading announced their intent to develop a Master Plan. 

 Woodstock Township is finalizing their Master Plan.  A copy can be obtained by 
emailing woodstocktownshipzoning@gmail.com. 

 The City of Tecumseh announced the 63-day review period for their draft Russell 
Road Corridor improvement plan. 

 No other business was brought before the Commission. 

XIII. Public / Commissioners’ Comments – No additional public or Commissioner comments 
were received.  

XIV. Adjournment – There being no further business, Chair Terry adjourned the meeting at 
2:38 PM on a motion by Comm. Duckham, supported by Comm. Bair. 

  
 Chris Wittenbach 
 Secretary 
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10/08/2020 -- Executive Committee Meeting 1
  

 
M I N U T E S 
 
Region 2 Planning Commission – Executive Committee 
** TELECONFERENCE MEETING ** 
 
Thursday, October 8, 2020  
 

I. Call to Order – Chair Terry called the meeting to order at 2:03 p.m. A quorum was present. 
 

Executive Committee Members: 
 

 Beeker  Grabert  Poole 
 Drake  Greene  Sigers 

 Driskill  Guetschow  Terry  
 Duckham  Jancek  Tillotson 

 Elwell  Knoblauch  Welsh 
 Gaede  Kubish  Wittenbach 
 Gould  Overton   

Key:  = present 
 

Other Commissioners Present:  Bair, Herlein, Swartzlander, Witt 
 
Others Present:  Mike Davis, MDOT; Jon Dowling, City of Jackson; Angie Kline, JCDOT; 
Debbie Miller, Rives Township 

 
Staff Present:  Bauman, DeOliveira, Hurt, Duke  
 

II. Approval of the Agenda – A motion was made by Comm. Jancek, supported by Comm. Ku-
bish, to approve the October 8, 2020 Executive Committee agenda as presented. The motion 
carried unanimously. 
 

III. Public Comment – Chair Terry announced the first opportunity for public comment.  No pub-
lic comments were received. 
 

IV. Approval of Minutes of the June 11, 2020 Executive Committee Meeting – A motion was 
made by Comm. Jancek, supported by Comm. Knoblauch, to approve the June 11, 2020 Ex-
ecutive Committee meeting minutes as presented. The motion carried unanimously. 
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V. Receipt of the Treasurer’s Report of September 30, 2020 – A motion was made by Comm. 
Kubish, supported by Comm. Gaede, to approve receipt of the Treasurer’s Report for Sep-
tember 30, 2020. The motion carried unanimously. 
 

VI. Approval of the October 8, 2020 Submitted Bills – A motion was made by Comm. Jancek, 
supported by Comm. Elwell, to approve payment of the October 8, 2020, submitted bills as 
presented.  The motion carried unanimously. 
 

VII. Staff Progress Report for September, 2020 – Highlights of the staff report include: 
 

 Staff conducted a Zoom meeting with the CARES grant steering committee and the 
Michigan Manufacturing Technology Center (MMTC) to review COVID recovery web-
site development. 

 Staff is in the process of preparing the 2021 Economic Development Administration 
(EDA) Partnership Planning grant application.  The $70,000 in federal funds, matched 
by the R2PC, will be used to prepare the 2021-2025 edition of the 3-county Compre-
hensive Economic Development Strategy (CEDS). 

 Staff prepared the R2PC FY 2021 Planning Work Program and budget. 

 Staff received 9 resolutions from local jurisdictions adopting the Jackson County – City 
Non-Motorized Plan. 

 R2PC received a FY 2021 OHSP grant for seatbelt and impaired driving enforcement 
activities in Jackson County. 

 Staff continued working with local communities on new master plans and updates, 
zoning ordinance reviews and recreation plans. 

 Staff began work on preparing a new edition of the Jackson County Hazard Mitigation 
Plan. 

 
VIII. Approval of Amendments and Administrative Modifications to the JACTS FY 2020-2023 

Transportation Improvement Program (TIP) – The following amendments and administra-
tive modifications to the JACTS FY 2020-2023 Transportation Improvement Program (TIP) 
were submitted for review and approval. 
 
Mr. Dowling reported that City of Jackson was requesting the following amendments to the 
JACTS FY 2020-2023 Transportation Improvement Program (TIP): 

 
FY Street Description Length Funding Action 

2021 Wisner St Traffic Signals Replace signals 
with mast arms 
on Wisner St., 
Ganson St., 
North St., and 
Argyle St. 

N/A Fed-$600,000 
(HSIP) 
City-$680,419 

Add 

2021 Elmdale Trail:  Hickory Ave to 
MLK Trail 

Construct 10 ft 
wide concrete 
nonmotorized 
path along 
Elmdale Dr. with 
arch truss bridge 

0.998 Fed - $400,000 
(SRTS) 
City - $442,655 

Add 

2022 E. High St. over the Grand River Bridge Rehab 0 Fed - $1,457,000 
State - $273,000 
City - $91,000 

Add 
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Mr. Dowling reported that the City of Jackson was requesting the following administrative modifi-
cations to the JACTS FY 2020-2023 Transportation Improvement Program (TIP): 

 
FY JN Agency Project Name Description/Limit Length Funding Action 

2021 208108 City of 
Jackson 

Citywide – City of 
Jackson 

Citywide – City of 
Jackson 

0 Fed - $28,800 
State - $5,400 
City - $1,800 

Change pro-
ject name to 
North St. 
Bridge; 
Change limits 
to over the 
Grand River 

2021 208108 City of 
Jackson 

Citywide – City of 
Jackson 

Citywide – City of 
Jackson 

0 Fed - $19,200 
State - $3,600 
City - $1,200 

Change pro-
ject name to 
Mechanic St. 
Bridge; 
Change limits 
to over the 
Grand River 

2021 208108 City of 
Jackson 

Citywide – City of 
Jackson 

Citywide – City of 
Jackson 

0 Fed - $16,800 
State - $3,150 
City - $1,050 

Change pro-
ject name to 
Denton Rd. 
Bridge; 
Change limits 
to Sparks 
Park pond. 

2021 208108 City of 
Jackson 

Citywide – City of 
Jackson 

Citywide – City of 
Jackson 

0 Fed - $36,000 
State - $6,750 
City - $2,250 

Change pro-
ject name to 
Trail St. 
Bridge; 
Change limits 
to over the 
Grand River 

2023 207186 Jackson 
County 

Brown Street Brown Street Morrell St 
to Michigan 
Ave 

Fed - $666,400 
Local - $166,600 

Change 
Agency to City 
of Jackson 

 
 Ms. Kline reported that the Jackson County Department of Transportation was requesting the fol-

lowing amendments to the JACTS FY 2020-2023 Transportation Improvement Program (TIP): 
 

FY JN Project Name Limits Description Funding Action 

2021 210386 Edgeline pavement 
marking 

270.7 miles all local roads in 
Columbia, Liberty, Napoleon, 
Norvell, Concord, Hanover, 
Parma, Pulaski, Sandstone 
Townships 

Edge line 
pavement 
marking 

Fed - $198,586.10 
(HSIP) 
Local - $22,065.12  
Total – $220,651.20  

Add 

2021 210343 South Dearing Rd & 
McCain Rd 

S Dearing Rd at McCain Rd Mini rounda-
bout 

Fed - $294,204.60 
(HRRR) 
Local - $32,689.40 
Total - $326,894  

Add 

2022 209883 South Jackson Rd 
Bridge Replacement 

South Jackson Rd over Grand 
River 

Bridge Re-
placement 

Fed - $942,400 (HRRR) 
Local - $49,600 Local 
Total - $992,000 

Add 

2022 210635 Iron Belle Trail – 
Mike Levine Lake-
lands Trail extension 

West Monroe St in the City of 
Jackson to the intersection of 
Cooper St. and Parnell Rd 

Share-Use 
Path 

$1,884,711 (TAP) 
Local - $1,400,000 
Total - $3,284,711 

Add 
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 Mr. Davis reported that MDOT was requesting the following amendments to the JACTS FY 2020-

2023 Transportation Improvement Program (TIP): 
 

 
 A motion was made by Comm. Elwell, supported by Comm. Kubish, to approve the proposed 

amendments and administrative modifications as presented. The motion carried unanimously. 
 

IX. Approval of Resolutions Regarding the 2021 Economic Development Administration 
(EDA) Partnership Planning Grant Application – Mr. Hurt reported that he is preparing the 
2021 Partnership Planning grant application to fund the development of a 5-year update to 
the Comprehensive Economic Development Strategy (CEDS).  The $140,000 ($70,000 fed-
eral/$70,000 R2PC local match) will also be used to promote economic development activities 
in the 3-county Economic Development District. 

 
The motion was made by Comm. Gaede, supported by Comm. Jancek, authorizing the R2PC 
Chair to sign the resolution committing $70,000 in local match funds; and approval of the res-
olution authorizing Jacob Hurt to sign and submit documents relating to the EDA Partnership 
Planning application.  The motion carried unanimously. 

 

FY 
 

Job 
number 

Phas
e 

Name Limits Length Description Funds & Source 
Amend-

ment Type 

2022 207337 PE Region-
wide 

All of Re-
gion 2 MPO 

1.608 Longitudinal 
pavement mark-
ing application on 
trunklines in Uni-
versity Region 

Fed-$2,592 
(HSIP) 
State-$288 
Total-$20,000 

Phase 
Budget In-
crease over 
25% 

2022 207338 PE Region-
wide 

All of Re-
gion 2 MPO 

1.659 Special pavement 
marking applica-
tion on trunklines 
in University Re-
gion 

Fed-$2,592 
(HSIP) 
State-$288 
Total-$20,000 

Phase 
Budget In-
crease over 
25% 

2023 207373 PE Region-
wide 

All of Re-
gion 2 MPO 

1.471 Special pavement 
marking applica-
tion on trunklines 
in University Re-
gion 

Fed-$2,592 
(HSIP) 
State-$288 
Total-$20,000 

Phase 
Budget In-
crease over 
25% 

2021 211152 CON Region-
wide 

All routes in 
Region 2 
MPO 
boundary 

2.276 FY2021 Durable 
Pavement Mark-
ing Application 

Fed-$51,840 
(HSIP) 
State-$5,760 
Total-$400,000 

Phase Add 

2023 207372 PE Region-
wide 

All of Re-
gion 2 MPO 

1.628 Longitudinal 
pavement mark-
ing application on 
trunklines in Uni-
versity Region 

Fed-$2,592 
(HSIP) 
State-$288 
Total-$20,000 

Phase 
Budget In-
crease over 
25% 

2021 211152 PE Region-
wide 

All routes in 
Region 2 
MPO 
boundary 

2.276 FY2021 Durable 
Pavement Mark-
ing Application 

Fed-$648 (HSIP) 
State-$72 
Total- $5,000 

Phase Add 
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X. Other Business – Mr. Bauman reviewed legislation that placed new limitations in the Michi-
gan Zoning Enabling Act that may require local agencies to amend their current zoning regu-
lations.   
 
No additional business was brought before the Committee. 
 

XI. Public Comments/Commissioner Comments – No further comments were received. 
 

XII. Adjournment – There being no further business, the meeting was adjourned by Chair Terry 
at 2:30 PM on a motion by Comm. Drake, and supported by Comm. Kubish. 
 
 

Chris Wittenbach 
Secretary 
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Checking Account Balance ending September 30, 2020 460,244.94$                 

Deposit Summary:

    October 2020 EFT Deposits 83,241.47$                   

    October 2020 Bank Deposits -                                  

    October 2020 Adjustments (1,253.30)                      

     Total Deposits plus Bank Balance  542,233.11$                 

 

Expenses:

   Submitted Expenses  - October 2020 ** (21,192.50)$            

   Interim Expenses (5,560.13)                

   Payroll/Related Expenses (43,159.09)              

     Subtotal of Expenses (69,911.72)$            (69,911.72)$                  

Balance Checking Account ending October 29, 2020 472,321.39$                 

Balance CD Investments ending October 29, 2020 106,067.90$                 

     Total Cash on Hand 578,389.29$                 

    
**Note that this amount can include cleared checks from prior months' submitted bills.

REGION 2 PLANNING COMMISSION

Treasurer's Report -  Monthly Summary

as of October 31, 2020
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10/31/2020 EFT Deposits:

MDOT - FHWA - Planning Services April-June 2020 65,219.72$       

MDOT - Asset Management - Planning Services April-June 2020 1,045.00$         

Lenawee County Quarterly Dues 6,976.75$         

EDA - CARES Act 10,000.00$       

Subtotal - EFT Deposits 83,241.47$     

10/31/2020 Check Deposits: 

None -                    

Subtotal - Check Deposits -$                  

10/31/2020 Adjustments to cash:

 Bank fees  - October (391.05)$          

Paycor Fees - October (227.91)            

Credit Card charges - postage (140.95)            

Credit Card charges - supplies - Direct Office Buys (53.84)               

Credit Card charges - supplies - Target (155.32)            

Credit Card charges - supplies - Adobe (165.23)            

Credit Card charges - membership for life ins - Small Business Assoc. (119.00)            

Subtotal  - Adjustments to Cash (1,253.30)$       

 

Total Net Deposits for October  $     81,988.17 

   
 

REGION 2 PLANNING COMMISSION

 Deposits and Adjustments to Cash

as of October 31, 2020
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Interim Billing for October, 2020

Vendor Description Amount Check #

Allegra R2PC Packet - Oct. 2020 215.36$                    14825

HCRC Paser Ratings 1,906.56$                 14831

INSCCU Child Support 1,064.00$                 14833

JTV Website Maintenance 225.00$                    14836

Jackson County Postage - Sept. 2020 13.25$                      14830

Jackson County Phone/Accounting Services - Sept. 2020 1,807.53$                 14830

Planning & Zoning News Subscrfiption Renewal 185.00$                    14839

The SBAM Plan Employee Life Ins. 143.43$                    14843

5,560.13$                 

Payroll & Travel Related Expenses:  

 

Paid October 2, 2020 by Direct Deposit/EFT  

Paycor Payroll Disbursement 14,154.95$               

T. DeOliveira Travel Reimbursement 12.02$                      

J. Hurt Travel Reimbursement 21.85$                      

Total 14,188.82$              

Paid October 16, 2020 by Direct Deposit/EFT

Paycor Payroll Disbursement 14,378.26$               

G. Bauman Travel Reimbursement 63.03$                      

J. Hurt Travel Reimbursement 71.88$                      

Total 14,513.17$              

Paid October 31, 2020 by Direct Deposit/EFT

Paycor Payroll Disbursement 14,378.26$               

G. Bauman Travel Reimbursement 55.26$                      

J. Hurt Travel Reimbursement 23.58$                      

Total 14,457.10$              

43,159.09$              Total Payroll Expenses for October, 2020

Total Interim Billing for October, 2020

REGION 2 PLANNING COMMISSION

INTERIM BILLING and PAYROLL EXPENSES

as of October 31, 2020
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Region 2 Planning Commission

Outstanding Accounts Receivable

as of October 31, 2020
\

Municipality/Source Date Inv. No.  Amount 

None -                    

FY 2021 Balance as of October 31, 2020 -$                  
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Vendor Description Amount Due

Allegra R2PC Envelopes 940.00$             

American Planning Assoc. APA Membership (TD)/PAS Renewal 1,308.00$          

Blue Cross/Blue Shield Employee Health Ins. (Dec. 2020) 4,938.98$          

Blue Cross/Blue Shield Supplement F (Dec. 2020) 195.71$             

Blue Cross/Blue Shield Prescription Coverage (Dec. 2020) 105.10$             

City of Jackson Traffic Counts (7/1/20-9/30/20) 7,222.13$          

County of Jackson Rent Expense for November 2020 3,138.81$          

County of Jackson Postage Oct. 2020 67.92$               

ICMA Retirement Trust ICMA 401 Contribution 2,478.57$          

The SBAM Plan Employee Life Ins. (Dec. 2020) 143.43$             

Vantage Point Transfer Agents ICMA RHS Contribution 291.53$             

Total  Submitted Billing - November, 2020 20,830.18$       

REGION 2 PLANNING COMMISSION

Submitted Bills

November, 2020
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Economic Development Activities 

 Economic Development Administration (EDA).  Staff was involved in the following activities on 
behalf of the R2PC Economic Development District (EDD): 

 Noncompetitive EDD (Economic Development District) CARES (Coronavirus Aid, Relief, and 
Economic Security) Act supplemental grant award to address the economic consequences of the 
COVID-19 Pandemic. The $351,183 award will fund the launching of an easy-to-use website that 
will serve as a resource for local businesses, the hiring of a disaster recovery coordinator, and 
the implementation of other CEDS goals.  

 Submitted semi-annual progress report and financial report to EDA on October 28.  

 Worked with Chicago Office EDA reps to determine process and timing of awarding the R2PC 
CARES Act recovery website development to the Michigan Manufacturing Technology Center 
(MMTC). 

 Submitted application for $70,000 in EDA funds for FY 2021 Partnership Planning Assistance, 
which will be used to write the 2021-2025 edition of the Region 2 Economic Development 
District Comprehensive Economic Development Strategy (CEDS) to the Chicago Office of the EDA 
on October 22. 

 Submitted FY2020 Partnership Planning semiannual progress report and financial report to EDA 
on October 28.  

 Participated in the EDA Chicago Office quarterly conference call for Economic Development 
Districts on October 28.  

 Downtown Development Authorities (DDAs).  Staff attended the monthly meetings of the City of 
Jackson and Leoni Downtown Development Authorities. 

R2PC Activities 

 R2PC Website. Staff continued updating www.region2planning.com. 

 Zoom© Training. Staff participated in a remote conversation with Jackson County IT regarding how 
to best utilize Zoom©, the online meeting tool. 

 #MI Water School. Staff participated in the October 8 and 22 sessions of the annual online 
educational opportunity. 

 

Staff Progress Report 

October 2020 
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 Staff spoke with a staff member from the Michigan Department of Treasury regarding future 
funding opportunities available to the state’s regional planning agencies. 

Program Management 

 Rural Task Force.  Staff submitted the Rural Task Force monthly progress report to MDOT and 
participated in the monthly conference call.  

 Training. Attended virtual training on current program updates. 

 Update Region 9 Mobility Plan. MDOT is starting discussions to consider updating the Region 9 
Mobility Plan. Communities within the Region 2 Planning Commission are within MDOT’s Region 9 
Mobility Plan. 

 Non-Motorized Traffic Counts. MDOT is developing a statewide non-motorized traffic count 
program and website. Staff continues to work with MDOT and local county staff to establish future 
non-motorized count locations. This count program is using state resources to benefit the state and 
local communities.  

Program Management 

 Staff completed the necessary requirements to ensure that the Title VI plan is current and 
compliant. 

 Staff attended the monthly Michigan Transportation Planning Association meeting. 

 Staff completed the MDOT quarterly invoices and project narratives for asset management, rural 
task force planning, regional planning, and JACTS activities.  

 Staff attended the Local Transportation Advisory Council (LTAC) meeting. 

 Staff conducted meetings of the JACTS Technical Advisory and Policy Committee meetings. 

 Staff attended a ceremony renaming a segment of I-94 in honor of three fallen prison guards.  

 Staff attended the Fall 2020 virtual TAMC asset management conference where pavement asset 
management plans, flood mitigation, storm water management, Jackson County’s pavement 
recycling program and other topics were discussed.  

Technical Assistance 

 Staff continues to provide administrative services for the Active Jackson Coalition.   

 Staff participated in an I-94 Zoom meeting to review and sign off on a proposal to alter non-
motorized facilities programmed for the Elm Road interchange reconstruction. 
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 Staff continued providing assistance to the group discussing the possibility of a trail study for the 
Watkins Lake State Park/Brooklyn area. Local governments in the southeastern portion of the 
county have passed resolutions to financially support a feasibility study for the trail. Staff is working 
with the Irish Hills Chamber of Commerce to figure out the next steps in developing a possible 
feasibility study for the trail. 

 City of Jackson and Jackson County Non-Motorized Plan. Staff has received formal resolutions 
adopting the plan from the following communities: 

 Jackson County (July 2020) 

 City of Jackson (August 2020) 

 Village of Brooklyn (September 2020) 

 Village of Springport (September 2020) 

 Concord Township (September 2020) 

 Summit Township (September 2020) 

 Hanover Township (September 2020) 

 Blackman Township (October 2020) 

 Spring Arbor Township (October 2020) 

 Active Jackson Coalition Letter of Support (July 2020) 

 Michigan Department of Transportation (MDOT) Letter of Support (September 2020) 

Staff will continue to facilitate plan approval by any Jackson County villages and/or townships. Staff 
continues to work with townships and villages to approve the document and incorporate pertinent 
maps into local plans.  

Staff is available to discuss possible next steps in implementing the plan’s recommendations and/or 
any grant opportunities. 

Transportation Improvement Program (TIP) 

 Several amendments were presented to the JACTS committees for the FY 2020-2023 TIP.   

 Amendments were incorporated into FY 2020-2023 TIP. 

 Staff monitored and updated JobNet as necessary. 

 

 Staff processed the Final Progress Report and submitted to OHSP.   

 The FY 2021 DUI/Seat Belt Overtime Grant campaign started on October 1, 2020.     

 

The requests of member units of government within Hillsdale, Jackson, and Lenawee Counties are listed 
below. These activities were prepared at cost to the individual units of government requesting the 
service (unless alternative funding was available). 
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Hillsdale County 

Somerset Township.  Staff provided the following service(s): 

 Zoning Ordinance.  Met with the Planning Commission Chair on October 21 to discuss her further 
edits to the proposed zoning ordinance update and then began the process of making them. 

Jackson County 

Village of Brooklyn.  Staff provided the following service(s): 

 Zoning Code.  Met with the Village Planning Commission on October 28 to review the next slate of 
proposed substantive changes to the Village Zoning Code. 

Hanover Township.  Staff provided the following service(s): 

 Master Plan.  Met with the Township Planning Commission on October 21 to discuss the notice of 
intent to plan (NOI), the proposed survey, and the format for summarizing demographics. 

County of Jackson.  Staff provided the following service(s): 

 County Planning Commission (JCPC). Facilitated the October 8 meeting held remotely via Zoom and 
summarized staff advisements regarding proposed rezoning in Summit Township and the proposed 
Village of Grass Lake Master Plan. 

 Solid Waste Management. Met with a consultant from the Michigan Department of Environment, 
Great Lakes, and Environment (EGLE) on October 7 who is learning more about recycling efforts 
across the state and filled out a survey on the subject. 

 Jackson County Hazard Mitigation Plan. Hosted webinars on October 22, 26, and 27, open to the 
public, during which the Community Profile and Potential Hazard plan elements were summarized 
and ranking the danger each hazard poses was solicited. 

Norvell Township.  Staff provided the following service(s): 

 Master Plan.  Staff provided the Deputy Supervisor with a cost estimate for facilitating the 
development of a new master plan as well as the adoption requirements regarding the plan. 

 Zoning Ordinance.  Staff spoke with the Deputy Supervisor about updating the Township zoning 
map and referred him to Jackson County GIS. 

Summit Township.  Staff provided the following service(s): 

 Zoning Ordinance. Developed and transmitted a report to the Planning Commission regarding a 
proposed rezoning in the Township. 

Lenawee County 

Adrian Township.  Staff provided the following service(s): 

 Zoning Ordinance.  Provided an example of regulating an ORV (off-road vehicles) park as a 
conditional/special land use. 

Cambridge Township.  Staff provided the following service(s): 
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 Zoning Ordinance.  Updated/made improvements to the zoning map at the request of the 
Township Clerk. 

County of Lenawee.  Staff provided the following service(s): 

 County Planning Commission (LCPC).  Cancelled the October 15 meeting due to changing 
requirements for holding remote meetings during the COVID-19 pandemic. 

Raisin Charter Township.  Staff provided the following service(s): 

 Master Plan. Facilitated the October 13 Planning Commission discussion regarding refinements to 
the future land use plan, zoning plan, and implementation plan elements of the master plan. 
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120 West Michigan Avenue • Jackson, Michigan  49201 •  (517) 788-4426 •  (517) 788-4635 

 

       

MEMORANDUM 
 
 

TO:  Region 2 Planning Commission 
 
FROM: Steven M. Duke, Executive Director 
 
DATE:  November 2, 2020 
 
SUBJECT: Appointment of 2021 R2PC Nominating Committee 
 
 
The Region 2 Planning Commission annually elects an Executive Committee and officers.  
The R2PC bylaws call for the election of a Nominating Committee to facilitate this process.  
The Nominating Committee is elected annually at the November R2PC Full Commission 
meeting and is comprised of five (5) R2PC Commissioners.  The Committee has the 
responsibility of recommending a slate of twenty-one (21) candidates for the Region 2 
Planning Commission’s Executive Committee.  The slate is placed in nomination at the 
January, 2021 meeting for consideration for election.  In addition, the Nominating Committee 
meets following the establishment of the Executive Committee to prepare a 
recommendation on nominations for the R2PC Officers including the Chair, Vice-Chair, 
Treasurer, and Secretary.   
 
The election of the 2021 Nominating Committee will take place at the November 12, 2020 
Full Commission meeting.  The members of the 2020 Nominating Committee included:  
Alan Beeker and Doug Terry from Hillsdale County; Pete Jancek and Mike Overton from 
Jackson County; and Ralph Tillotson representing Lenawee County. 
 
Nominations will be taken from the floor to fill the five (5) positions on the 2021 Nominating 
Committee.  All Commissioners on the Full Commission roster are eligible for appointment. 
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  GRETCHEN WHITMER 

 GOVERNOR 

STATE OF MICHIGAN 
DEPARTMENT OF TRANSPORTATION  

LANSING 

 
                                PAUL C. AJEGBA  
                                                    DIRECTOR 

 

MURRAY D. VAN WAGONER BUILDING • P.O. BOX 30050 • LANSING, MICHIGAN 48909 
www.michigan.gov/mdot • 517-373-2090 

LH-LAN-0 (01/19) 

 

October 6th, 2020 

Mr. Steve Duke,  

Executive Director  

Region 2 Planning Commission  

Jackson County Tower Building  

120 W. Michigan Avenue, 9th Floor  

Jackson, Michigan 49201  

 

Dear Mr. Duke:  

This letter is sent by the Michigan Department of Transportation (MDOT) to inform the Jackson Area Comprehensive Transportation 

Study committees of several TIP amendments to the FY 2020-2023 Transportation Improvement Plan (TIP). 
 

Fiscal 
Year 

Job no. Phase Project 
Name 

Limits Length Project Description Federal 
Budget 

State 
Budget 

Federal 
Fund Source 
 

Total Phase 
Cost 

Amendment 
Type 

2020 208524 UTL I-94 I-94/US-127 
North/West 
Avenue 
Interchange  

5.22 Freeway 
Interchange 
Reconstruction  

$0  $75,000  RBMP $75,000  Phase 
Abandoned 

2020 211574 NI Norfolk 
Southern 
Railway  

Kalamazoo - 
Dearborn state 
owned railroad 
right-of-way 

3,48 Curve Patch Rail 
Replacement  

$3,400,010   $0  5337 $3,400,010   Phase Add 

2020 211571 NI Norfolk 
Southern 
Railway  

Kalamazoo - 
Dearborn state 
owned railroad 
right-of-way  

4.19 Rail Train  $2,678,397   $0  5337 $2,678,397   Phase Add 

 

Thank you for your attention to this request. If you have any questions or need additional information, please contact me at 517-257-

9248 

Sincerely, Mike Davis Jr, Transportation Planner 
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120 West Michigan Avenue • Jackson, Michigan  49201 •  (517) 788-4426 •  (517) 788-4635 
 

 To: Region 2 Planning Commissioners 
Municipal and County Planning Commissioners in the Region 2 Area 
Economic Development Organizations (EDOs) & Other Interested Parties 

 From: Grant E. Bauman, R2PC Principal Planner 

 Date: November 12, 2020 

Subject: Seasonal Housing 

Census data describing the population characteristics is limited to year-round residents. However, sea-
sonal dwellings comprise a significant portion of the housing stock in various minor civil divisions.* These 
concentrations of seasonal housing appear to be located in rural Townships containing lakeside (see the 
map). For example, more than 30% of the dwellings in Reading Township and more than 25% of the 
homes in Amboy and Rollin Townships were seasonal in 2018. 

 

                                                 
* Please note that minor civil divisions excludes villages, whose dwellings are included in the township(s) of which they are also 
a part. 
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TO:     
  

 Planning Commission  

FROM:  
  

 Zoning Administrator  

DATE:   
  

 November 17, 2020 

RE:     Keefer House Hotel 
  
Background: In January of 2020, the owners of the Keefer House Hotel submitted the site plan for review 
and approval. At that time, City staff and the Commission requested some additional information. Prior to 
resubmittal, the rest of 2020 happened and the final drawing set was not submitted. The owners are now 
nearing the projected start of construction and need the permits. The final set of drawings are herein 
submitted and address the issues raised by Staff and Commission. 
 
 
 
 
 
 
  



C I T Y  O F  
HILLSDALE 

 
 
 
January 6, 2020 
 
 
Below is a list of the items cited during the meeting to review the plans of the proposed 
rehabilitation to the property located at 104 North Howell Street. The project includes the 
rehabilitation and renovation of the historic Keefer Hotel. 
 
Present: Matt Taylor (City Engineer), Scott Hephner (Police & Fire Chief), Mark Hawkins (Deputy 
Fire Chief), Jake Hammel (Dept. of Public Services Director), Bill Briggs (Board of Public 
Utilities Water Dept.), Alan Beeker (Zoning Administrator), Chris McArthur (Board of Public 
Utilities Director), Chad Culbert (Board of Public Utilities Electric Dept.) and Brant Cohen (CL 
Enterprises). 
 
Present by Phone: Aaron Holverson (Project Architect, Gary Anderson Architects) and Brian 
Breslin (CL Enterprises). 
 
Zoning 

 No issues. 
 
City Engineer 

 Field verify that storm drain connections will not adversely affect existing storm 
connections.  

 Requested a Photometrics plan. 
 
Public Services 

 Existing trees to be removed are verified as volunteers. No tree valuation will be required. 
 Follow MUTC rules for traffic control during the project. 
 The DPS director asked that the General Contractor meet together soon to discuss 

placement of job trailers, contractor parking, material storage and deliveries, etc. 
 

Public Safety 
   Fire Department 

 Verified that new elevator was of sufficient size to accommodate emergency equipment 
and gurney. 

 
   Police Department 

 Will work with Zoning and Owner to accommodate parking requirements for new hotel. 
 
Board of Public Utilities (BPU) 

A L A N  C .  B E E K E R  
Z O N I N G  A D M I N I S T R A T O R  

97 NORTH BROAD STREET 
HILLSDALE, MICHIGAN  49242-1695 

(517) 437-6449   FAX: (517) 437-6450 



  Electrical 
 Project will require a new transformer. Owner will be responsible for the concrete pad and 

final installation at building. BPU will supply transformer and run line to building. BPU 
will draft an Electrical Easement for Owner to approve. 

 
  Water/Sanitary 

 BPU will review 2006 MDOT project documents to verify if any improvements were made 
to existing water or sanitary leads.  
 

The Planning Commission will review the drawings at the regular meeting which will be held on 
January 21, 2020 at 5:30 pm. The location will be at City Hall, 97 N. Broad St. in the 2nd Floor 
Conference Room.  
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G001

SHEET INDEX
SHEET

NUMBER SHEET NAME

FP103 THIRD FLOOR - FIRE PROTECTION
FP300 DETAILS - FIRE PROTECTION
FP500 SHEDULES - FIRE PROTECTION
FP600 RISER DIAGRAM - FIRE PROTECTION
FP700 SCHEDULES - FIRE PROTECTION

Plumbing
P000 PLUMBING COVERSHEET

PD10U UNDERFLOOR - PLUMBING - DEMOLITION
PD100 LOWER LEVEL - PLUMBING - DEMOLITION
PD101 FIRST FLOOR - PLUMBING - DEMOLITION
PD102 SECOND FLOOR - PLUMBING - DEMOLITION
PD103 THIRD FLOOR - PLUMBING - DEMOLITION

Plumbing
P10U UNDERFLOOR - PLUMBING
P100 LOWER LEVEL - PLUMBING
P101 FIRST FLOOR - PLUMBING
P102 SECOND FLOOR - PLUMBING
P103 THIRD FLOOR - PLUMBING
P104 ROOF - PLUMBING
P300 DETAILS - PLUMBING
P500 SCHEDULES - PLUMBING
P501 PLUMBING DETAILS
P502 PLUMBING DETAILS
P600 RISER DIAGRAM - PLUMBING
P700 SCHEDULE - PLUMBING
P701 SCHEDULE - PLUMBING

Mechanical
M000 MECHANICAL COVERSHEET

MD100 LOWER LEVEL - MECHANICAL - DEMOLITION
MD101 FIRST FLOOR - MECHANICAL - DEMOLITION
MD102 SECOND FLOOR - MECHANICAL - DEMOLITION
MD103 THIRD FLOOR - MECHANICAL - DEMOLITION

Mechanical
M100 LOWER LEVEL - MECHANICAL
M101 FIRST FLOOR - MECHANICAL
M102 SECOND FLOOR - MECHANICAL
M103 THIRD FLOOR - MECHANICAL
M104 ROOF - MECHANICAL
M300 DETAILS - MECHANICAL
M500 SCHEDULES - MECHANICAL
M501 SCHEDULES - MECHANICAL
M700 SCHEDULES - MECHANICAL
M701 SCHEDULES - MECHANICAL

Temperature Controls
TC000 TEMPERATURE CONTROL COVERSHEET
TC500 TEMPERATURE CONTROLS
TC501 TEMPERATURE CONTROLS

Electrical
E000 ELECTRICAL COVERSHEET

ED100 LOWER LEVEL - ELECTRICAL - DEMOLITION
ED101 FIRST FLOOR - ELECTRICAL DEMOLITION
ED102 SECOND FLOOR - ELECTRICAL - DEMOLITION
ED103 THIRD FLOOR - ELECTRICAL - DEMOLITION

Electrical
E100 LOWER LEVEL - LIGHTING
E101 FIRST FLOOR - LIGHTING
E102 SECOND FLOOR - LIGHTING
E103 THIRD FLOOR - LIGHTING
E200 LOWER LEVEL - POWER
E201 FIRST FLOOR - POWER
E202 SECOND FLOOR - POWER
E203 THIRD FLOOR - POWER
E204 ROOF - ELECTRICAL
E300 LOWER LEVEL - SYSTEMS
E301 FIRST FLOOR - SYSTEMS
E302 SECOND FLOOR - SYSTEMS
E303 THIRD FLOOR - SYSTEMS
E400 ONE-LINE DIAGRAM
E500 ELECTRICAL SCHEDULES
E600 ELECTRICAL DETAILS

SHEET INDEX
SHEET

NUMBER SHEET NAME

ID3.03 REFLECTED CEILING PLAN - LEVEL 03
ID4.00 FINISH PLAN - LOWER LEVEL
ID4.01 FINISH PLAN - LEVEL 01
ID4.02 FINISH PLAN - LEVEL 02
ID4.03 FINISH PLAN - LEVEL 03
ID5.01 ENLARGED PUBLIC AREA RESTROOM PLANS
ID5.02 ENLARGED PUBLIC AREA RESTROOM PLANS
ID5.10 ENALRGED GUESTROOM PLANS - X01, X09 STACKS
ID5.11 ENALRGED GUESTROOM PLANS - X02 STACK
ID5.12 ENALRGED GUESTROOM PLANS - X03 STACK
ID5.13 ENALRGED GUESTROOM PLANS - X04 STACK
ID5.14 ENALRGED GUESTROOM PLANS - X05 STACK
ID5.15 ENALRGED GUESTROOM PLANS - X06 STACK
ID5.16 ENALRGED GUESTROOM PLANS - ROOM 207
ID5.17 ENALRGED GUESTROOM PLANS - ROOM 307
ID5.18 ENALRGED GUESTROOM PLANS - ROOM 208
ID5.19 ENALRGED GUESTROOM PLANS - ROOM 308
ID5.20 ENALRGED GUESTROOM PLANS - X10 STACK
ID5.21 ENALRGED GUESTROOM PLANS - X12, X13 STACKS
ID5.22 ENALRGED GUESTROOM PLANS - X14 STACK
ID5.23 ENALRGED GUESTROOM PLANS - X15, X16 STACKS
ID5.24 ENLARGED GUESTROOM PLANS - X17 STACK
ID5.25 ENALRGED GUESTROOM PLANS - ROOM 005
ID5.26 ENALRGED GUESTROOM PLANS - ROOM 004
ID5.30 ENLARGED GUEST BATH PLANS - TYPES 01, 02A
ID5.31 ENLARGED GUEST BATH PLANS - TYPES 02B, 03
ID5.32 ENLARGED GUEST BATH PLANS - TYPES 04A, 04B
ID5.33 ENLARGED GUEST BATH PLANS - TYPES 05, 06
ID5.34 ENLARGED GUEST BATH PLANS -TYPES 07, 08
ID5.35 ENLARGED GUEST BATH PLANS - TYPE 09, 10
ID6.01 ELEVATIONS - LOWER LEVEL
ID6.02 ELEVATIONS - PUBLIC RESTROOMS
ID6.03 ELEVATIONS - LOBBY LEVEL
ID6.04 ELEVATIONS - LOBBY LEVEL
ID6.05 ELEVATIONS - LOBBY LEVEL
ID6.10 ELEVATIONS - GUESTROOM FF&E MOUNTING HEIGHTS
ID6.11 ELEVATIONS - GUESTROOMS
ID6.12 ELEVATIONS - GUESTROOMS
ID6.13 ELEVATIONS - GUESTROOM CORRIDOR
ID6.14 ELEVATIONS - GUESTROOMS
ID6.30 ELEVATIONS - GUEST BATHROOMS
ID6.31 ELEVATIONS - GUEST BATHROOMS
ID6.32 ELEVATIONS - GUEST BATHROOMS
ID7.01 PUBLIC AREA DETAILS
ID7.02 PUBLIC AREA DETAILS
ID7.03 PUBLIC AREA DETAILS
ID7.04 PUBLIC AREA DETAILS
ID7.05 PUBLIC AREA DETAILS
ID7.06 PUBLIC AREA DETAILS
ID7.10 GUESTROOM DETAILS
ID7.11 GUESTROOM DETAILS
ID7.12 GUESTROOM DETAILS
ID7.13 GUESTROOM DETAILS
ID7.14 GUESTROOM DETAILS
ID8.00 FURNITURE PLAN - LOWER LEVEL
ID8.01 FURNITURE PLAN - LEVEL 01
ID8.02 FURNITURE PLAN - LEVEL 02
ID8.03 FURNITURE PLAN - LEVEL 03
ID8.04 FURNITURE PLAN - TERRACE

Fire Protection
FP000 FIRE PROTECTION COVERSHEET

FPD100 LOWER LEVEL - FIRE PROTECTION - DEMOLITION
FPD101 FIRST FLOOR - FIRE PROTECTION - DEMOLITION
FPD102 SECOND FLOOR - FIRE PROTECTION - DEMOLITION
FPD103 THIRD FLOOR - FIRE PROTECTION - DEMOLITION

Fire Protection
FP100 LOWER LEVEL - FIRE PROTECTION
FP101 FIRST FLOOR - FIRE PROTECTION
FP102 SECOND FLOOR - FIRE PROTECTION

SHEET INDEX
SHEET

NUMBER SHEET NAME

AP-01 Unnamed
General

G001 SHEET INDEX
G002 CODE REVIEW
G003 ACCESSIBILITY

Civil
C0 CIVIL COVER SHEET
C1 BOUNDARY AND TOPOGRAPHIC SURVEY
C2 DEMOLITION PLAN
C3 ENGINEERING PLAN
C4 UTILITY PROFILES
C5 SOIL EROSION CONTROL AND DRAINAGE AREA PLAN
C6 NOTES AND DETAILS
C7 NOTES AND DETAILS

Landscape
I-1 SITE IRRIGATION PLAN
L-1 OVERALL SITE LAYOUT & MATERIALS PLAN
L-2 PLANTING PLAN
L-3 LANDSCAPE DRAINAGE PLAN
L-4 DETAIL PLAN & SITE DETAILS

L-4.1 SITE DETAILS
L-4.2 SITE DETAILS
L-5 LOW VOLTAGE LANDSCAPE LIGHTING PLAN

Structural
S-0 GENERAL NOTES
S-1 FOUNDATION PLAN
S-2 1ST FLOOR FRAMING PLAN
S-3 2ND FLOOR FRAMING PLAN
S-4 3RD FLOOR FRAMING PLAN
S-5 ROOF AND CEILING FRAMING PLAN
S-6 FOUNDATION DETAILS
S-7 FRAMING DETAILS

Architectural
AD100 LOWER LEVEL DEMO PLAN
AD101 FIRST FLOOR DEMO PLAN
AD102 SECOND FLOOR DEMO PLAN
AD103 THIRD FLOOR DEMO PLAN
AD400 REFLECTED CEILING DEMO PLANS

Architectural
A100 LOWER LEVEL PLAN
A101 FIRST FLOOR PLAN
A102 SECOND FLOOR PLAN
A103 THIRD FLOOR PLAN
A104 ROOF PLAN
A201 ELEVATIONS
A301 ELEVATOR + STAIR DETAILS
A302 STAIR B + C
A303 LARGE SCALE PLANS
A304 SECTIONS
A400 LOWER LEVEL REFLECTED CEILING PLAN
A401 FIRST FLOOR REFLECTED CEILING PLAN
A402 SECOND FLOOR REFLECTED CEILING PLAN
A403 THIRD FLOOR REFLECTED CEILING PLAN
A501 WALL TYPES
A601 SCHEDULES
A602 ROOM FINISH SCHEDULE

Interior Design
ID0.01 NOTES
ID0.02 SCHEDULES
ID0.03 DOOR ELEVATIONS
ID1.01 SITE PLAN
ID2.00 INTERIOR CONSTRUCTION/MILLWORK PLAN - LOWER LEVEL
ID2.01 INTERIOR CONSTRUCTION/MILLWORK PLAN - LEVEL 01
ID2.02 INTERIOR CONSTRUCTION/MILLWORK PLAN - LEVEL 02
ID2.03 INTERIOR CONSTRUCTION/MILLWORK PLAN - LEVEL 03
ID3.00 REFLECTED CEILING PLAN - LOWER LEVEL
ID3.01 REFLECTED CEILING PLAN - LEVEL 01
ID3.02 REFLECTED CEILING PLAN - LEVEL 02

1" = 20'-0"

SITE PLAN1

NORTHEAST PERSPECTIVE2

Renovation of
THE KEEFER HOUSE HOTEL

05/31/2019 PRICING SET
12/04/2019 PLAN REVIEW

1 12/19/2019 ADDENDUM 1
2 04/07/2020 HP REVISION
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18-1435

G002

RESTROOM FIXTURE COUNT
OCCUPANT LOAD

WATER CLOSETS

URINALS

LAVATORIES

SERVICE SINKS

ASSEMBLY 155 OCCUPANTS

REQUIRED ACTUAL

MENS WOMENS
2

-

1

2

-

1

1

MENS WOMENS
1 2

2 2

1 0

BUSINESS 24 OCCUPANTS
STORAGE 20 OCCUPANTS

R1 94 OCCUPANTS 
(34 ROOMS)

REQUIRED ACTUAL

2

-

2

1

PER SLEEPING UNIT
2

2

-

11

SHOWER/TUB

REQUIRED ACTUAL

1 1

1 1

1 1

- -

- -

1" = 20'-0"

0. BASEMENT CODE PLAN1

1" = 20'-0"

1. 1ST FLOOR CODE PLAN2

1" = 20'-0"

2. 2ND FLOOR CODE PLAN3

1" = 20'-0"

3. 3RD FLOOR CODE PLAN4

EXIT DOOR WIDTH (.2" PER OCCUPANT W/ SPRINKLER) 58.6 (2)36" MIN. EACH FLOOR IBC 1005.3.2

STAIRWAYS (.3" PER OCCUPANT W/ SPRINKLER) 35.7 (2)48" IBC 1005.3.1

EGRESS WIDTH REQUIRED ACTUAL

B 250 FEET WITH SPRINKLER IBC TABLE 1017.2

R1 250 FEET WITH SPRINKLER IBC TABLE 1017.2

EXIST ACCESS TRAVEL DISTANCE

MEANS OF EGRESS

ROOF/CEILING 0 HOUR

FLOOR/CEILING 0 HOUR

INTERIOR BEARING WALLS 0 HOUR

EXTERIOR BEARING WALLS 2 HOUR

STRUCTURAL FRAME 0 HOUR

CONSTRUCTION REQUIREMENTS

BUILDING TOTAL AREA 32,000

THIRD FLOOR 8,143

SECOND FLOOR 8,143
FIRST FLOOR 8,286

BASEMENT 7,428

SQUARE FEET/FLOOR

NUMBER OF STORIES BASEMENT + 3 STORIES ABOVE GRADE

SPRINKLERED NFPA 13

TOTAL OCCUPANT LOAD 293 TOTAL OCCUPANTS

A 200 GROSS SF/OCCUPANT COMMERCIAL KITCHEN 9 OCCUPANTS IBC TABLE 1004.1.2

A 15 GROSS SF/OCCUPANT RESTAURANT / HOTEL LOBBY 146 OCCUPANTS IBC TABLE 1004.1.2

S 300 GROSS SF/OCCUPANT 20 OCCUPANTS IBC TABLE 1004.1.2

B 100 GROSS SF/OCCUPANT 24 OCCUPANTS IBC TABLE 1004.1.2

R1 200 GROSS SF/OCCUPANT 94 OCCUPANTS IBC TABLE 1004.1.2

OCCUPANT LOAD

OCCUPANCY CLASSIFICATION PRIMARY: R1 WITH ACCESSORYA2; B TENANTS

CONSTRUCTION TYPE IIIB IBC TABLE 601

BUILDING DATA

ENERGY CODE 2015 INTERNATIONAL ENERGY CONSERVATION CODE

ACCESSIBILITY CODE 2010 USDOJ ADA STANDARDS

MECHANICAL CODE 2015 MICHIGAN MECHANICAL CODE

ELECTRICAL CODE NFPA 70 -- NATIONAL ELECTRICAL CODE 2011

PLUMBING CODE 2015 MICHIGAN PLUMBING CODE

EXISTING BUILDING CODE 2015 MICHIGAN REHABILITATION CODE

BUILDING CODE 2015 MICHIGAN BUILDING CODE

APPLICABLE CODES

TYPE OF PROJECT RENOVATION

JURISDICTION CITY OF HILLSDALE, MICHIGAN

PROJECT LOCATION & TYPE

CODE REVIEW SUMMARY

12/04/2019 PLAN REVIEW
1 12/19/2019 ADDENDUM 1
2 04/07/2020 HP REVISION



GRAPHICAL SYMBOLS

FLOOR PLAN

1

A

3

101

241B

2

A6.0

A7.0

1

7

A5.0

A400

1

1
A4.0

TOP OF FLOOR
+(1'-0")

BUILDING SECTION NUMBER

VERTICAL COLUMN DESIGNATION

HORIZONTAL COLUMN DES.

HIDDEN, FUTURE, OR DEMOLITION LINES

CENTER LINES

REVISION DESIGNATION

COLUMN REFERENCE

COLUMN REFERENCE

REVISION NUMBER

DETAIL DESIGNATION

ROOM DESIGNATION

DOOR DESIGNATION

DRAWING NUMBER
DETAIL NUMBER

ROOM/SPACE NUMBER

DOOR NUMBER

BUILDING SECTION

WALL SECTION

INTERIOR ELEVATION

DRAWING NUMBER

WALL SECTION NUMBER
DRAWING NUMBER

INTERIOR ELEVATION NUMBER
DRAWING NUMBER

EXTERIOR ELEVATION
DRAWING NUMBER
ELEVATION NUMBER

ELEVATION HEIGHT
ELEVATION DESIGNATION DESCRIPTION

NORTH ARROW NORTH DESIGNATION

DRAWING TITLE
DRAWING TITLE
DRAWING SCALE1/8" = 1'-0"

DIMENSION LINES

LEADER LINES

NEW DRYWALL PARTITION

NEW MASONRY PARTITION

EXISTING PARTITION TO REMAIN

EXISTING MASONRY 
PARTITION TO REMAIN

EXISTING  PARTITION TO BE REMOVED

EXISTING MASONRY PARTITION 
TO BE REMOVED

X'-X"

N

1
DRAWING NUMBER

APARTITION TYPE

ACCESSIBILITY (ADA)  NOTES

THIS BUILDING SHALL COMPLY WITH ALL APPLICABLE 
PROVISIONS OF BOTH THE AMERICANS WITH DISABILITIES 
ACT (ADA), PUBLIC LAW 101-336 AND THE USDOJ 2010 ADA 
STANDARDS FOR ACCESSIBLE DESIGN.  ALL CONTRACTORS 
AND SUB-CONTRACTORS SHALL BE RESPONSIBLE, AS EACH 
TRADE APPLIES, FOR COMPLYING WITH THESE STANDARDS 
AND CODES AS APPLIED TO WORK PERFORMED UNDER 
CONTRACT.  ANY CONFLICTS, INCONSISTENCIES, OR 
OMISSIONS SHALL BE BROUGHT TO THE ATTENTION OF THE 
DESIGN PROFESSIONAL IMMEDIATELY.  ALL CONTRACTORS 
WILL VERIFY AND COMPLY WITH ALL PROVISIONS OF THE 
CODES AND STANDARDS.

GENERAL ACCESSIBILITY NOTESADA.0

ADA.1

PARKING:

ACCESSIBLE PARKING STALLS SHALL BE LOCATED,
MARKED AS REQUIRED.  ACCESSIBLE PARKING SHALL BE
LOCATED AS CLOSE AS POSSIBLE TO THE SHORTEST
ACCESSIBLE PATH OF TRAVEL TO AN ACCESSIBLE
ENTRANCE TO THE BUILDING.

SIDEWALKS TO ACCESSIBLE ENTRY DOORS SHALL BE A
MINIMUM OF 5'-0" IN WIDTH AND FREE OF CURBS.
SIDEWALK SURFACES SHALL HAVE A BROOM FINISH AS
REQUIRED.  RAMPS FOR ACCESSIBILTY SHALL BE
PROVIDED WITH A SLOPE LESS THAN 1 IN 12.  RAMP
SURFACES SHALL BE FINISHED WITH DETECTABLE
WARNING PATTERNS AS REQUIRED.  ACCESSIBLE
ENTRANCES SHALL BE PROVIDED WITH A LEVEL
PLATFORM WITH A MINIMUM WIDTH OF 5'-0" AND MINIMUM
LENGTH TO EXTEND PAST THE PULL SIDE OF THE DOOR
3'-0".

ADA.2

DOORS:

ALL DOORS (EXCEPT THOSE TO HAZARDOUS AREAS)
SHALL HAVE A MINIMUM CLEAR OPENING OF 2'-8".

DOORS IN SERIES SHALL BE A MINIMUM OF 7'-0" APART
AND SHALL OPEN IN THE SAME DIRECTION.

FLOORS SHALL BE LEVEL AT DOORWAYS A MINIMUM OF
4'-0" ON THE PUSH SIDE OF DOORS AND 5'-0" ON THE PULL
SIDE OF DOORS.

WALLS SHALL BE A MINIMUM OF 1'-6" FROM DOOR JAMBS
ON THE PULL SIDE OF DOORS AND 1'-0" ON THE PUSH
SIDE OF DOORS.

ALL THRESHOLDS SHALL BE A MAXIMUM OF 0'-1/2" IN
HEIGHT.

ALL HARDWARE SHALL BE PUSH/PULL OR LEVER
ACTUATED TYPE (EXCEPT DOORS TO HAZARDOUS AREAS
WHICH SHALL BE KNURLED OR HAVE AN ABRASIVE
FINISH).

ADA.3

INTERIOR CIRCULATION:

ALL CORRIDORS SHALL BE A MINIMUM OF 4'-0" IN WIDTH
ON REQUIRED ACCESSIBLE ROUTES.

HANDRAILS SHALL EXTEND 1'-0" PAST THE TOP TREAD
AND 1'-0" PLUS THE DEPTH OF THE TREAD PAST THE
BOTTOM TREAD OF ALL STAIRWAYS.

RAMPS THAT RISE MORE THAN 6" SHALL HAVE HANDRAILS
ON BOTH SIDES OF RAMP.  RAMPS SHALL HAVE TACTILE
FLOOR DESIGNATIONS.

ELEVATORS SHALL HAVE VISUAL AND AUDIBLE SIGNALS
WITH TACTILE FLOOR DESIGNATIONS.

ALL STAIRWAYS SHALL BE PROVIDED WITH A 10 SQUARE
FOOT AREA OF REFUGE ON ALL ACCESSIBLE FLOORS.
THE MAIN DISCHARGE LEVEL IS NOT REQUIRED TO
PROVIDE AN AREA OF REFUGE.  EACH AREA OF REFUGE
SHALL HAVE A MEANS OF COMMUNICATION WITH RESCUE
PERSONNEL.

ADA.4

TOILET ROOMS:

PROVIDE A MINIMUM OF ONE ACCESSIBLE TOILET IN ALL
RESTROOMS AS REQUIRED.

ACCESSIBLE TOILET STALLS SHALL BE A MINIMUM OF 5'-0"
IN WIDTH AND 5'-0" IN DEPTH WITH  AN ACCESSIBLE
WATER CLOSET WITH LEVER CONTROL ON TRANSFER
SIDE, REQUIRED GRAB BARS, AND A 2'-8" CLEAR OPENING
OUT-SWINGING DOOR.

PROVIDE A MINIMUM OF ONE ACCESSIBLE LEVER
OPERATED LAVATORY PER ACCESSIBLE RESTROOM.
ACCESSIBLE LAVATORIES SHALL HAVE 2'-6" CLEARANCE
UNDER THE FIXTURE.  WATER SUPPLY PIPES SHALL BE
INSULATED AND PROTECTED.

WHEN URINAL(S) ARE PROVIDED, AT MINIMUM PROVIDE
ONE ACCESSIBLE URINAL IN ALL MEN'S RESTROOMS,
UNLESS ADDITIONAL FIXTURES ARE ALSO NOTED TO BE
ACCESSIBLE.

PROVIDE A MINIMUM OF ONE ACCESSIBLE MIRROR IN ALL
RESTROOMS AS REQUIRED.  BOTTOM REFLECTIVE EDGE
OF MIRROR SHALL BE A MAXIMUM OF 3'-2" ABOVE
FINISHED FLOOR.

ADA.5

DRINKING FOUNTAINS:

ALL DRINKING FOUNTAINS SHALL BE ACCESSIBLE.

ADA.6

ADA.7 SIGNAGE:

PROVIDE TACTILE SIGNS FOR ALL COORIDORS,
RESTROOMS, AND EXIT DOORS AS REQUIRED.

WARNING SIGNALS:

PROVIDE VISUAL AND AUDIBLE WARNING SIGNALS AND
ALARMS AS REQUIRED.

ADA.8
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TYPICAL MOUNTING HEIGHTS
WALL MOUNTED FIXTURES HEIGHT FROM FINISHED FLOOR

LIGHT SWITCHES 44" TO CENTER OF FIXTURE

ELECTRICAL RECEPTACLES 15" TO BOTTOM OF FIXTURE (UNLESS NOTED OTHERWISE)

4" ABOVE BACKSPLASH ABOVE COUNTER (UNO)

FIRE ALARM PULL 44" TO CENTER OF FIXTURE

FIRE ALARM BELL 84" TO CENTER OF FIXTURE

PAPER TOWEL DISPENSER 42" TO THE DISPENSER

ACCESSIBLE DRINKING FOUNTAIN 34" TO TOP OF FIXTURE

DRINKING FOUNTAIN 40" TO TOP OF FIXTURE

THERMOSTAT 44" TO CENTER OF FIXTURE

WALL-MOUNTED TELEPHONE 44" TO CENTER OF OUTLET

STROBE LIGHT 80" TO TOP OF FIXTURE OR 6" BELOW CEILING (LOWER)

GRAB BARS 34" TO THE TOP

HAND RAILS 34" TO THE TOP

TOILET PAPER DISPENSER 19" MIN. 30" MAX. AND IMMEDIATELY BELOW GRAB BARS

MIRROR 40" TO LOWEST REFLECTIVE SURFACE

IDENTIFICATION SIGNAGE 60" TO CENTER OF SIGN

SOAP DISPENSER 40" TO THE CONTROL

WATER CLOSET 16" TO TOP OF SEAT

ACCESSIBLE WATER CLOSET 17" TO TOP OF SEAT,  MAX. 36" TO TOP OF FLUSH CONTROL

URINAL 24" TO OPENING LIP

ACCESSIBLE URINAL 17" TO OPENING LIP,  MAX. 36" TO TOP OF FLUSH CONTROL

LAVATORY 34" TO TOP OF BOWL

ACCESSIBLE LAVATORY 32" TO TOP OF BOWL

FIRE EXTINGUISHER CABINET 54" TO TOP OF CABINET

FIRE EXTINGUISHER 48" MAXIMUM TO HANDLE

PLUMBING FIXTURES HEIGHT FROM FINISHED FLOOR

ACCESSIBILITY FIXTURES HEIGHT FROM FINISHED FLOOR
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Know what's below
Call before you dig.

R
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2020-01-13 REVISED PER SITE PLAN REVIEW

GARY W. ANDERSON ARCHITECTS
200 PRAIRIE STREET
SUITE 201
ROCKFORD, ILLINOIS 61107
CONTACT:
MR. AARON HOLVERSON
PHONE: (815) 963-1900
EMAIL: aholverson@gwaarchitects.com

NOWAK & FRAUS ENGINEERS
46777 WOODWARD AVENUE
PONTIAC, MICHIGAN 48342
CONTACT:
MR. JASON R. LONGHURST, P.E.
PHONE: (248) 332-7931
EMAIL: jlonghurst@nfe-engr.com

ZAREMBA AND COMPANY
17 SOUTH PERRY STREET
PONTIAC, MICHIGAN 48342
CONTACT:
MS. SHANNON MOHR, ASLA, LEED AP
PHONE: (248) 922-3300
EMAIL: shannon@zarembaandco.com

Location  Map

NOWAK & FRAUS ENGINEERS

46777 Woodward Ave.

Pontiac, MI 48342-5032

Tel. (248) 332-7931

Fax.  (248) 332-8257
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Soil Erosion Control and
Drainage Area Plan
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Notes and Details
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12A1
61"

13A1
131"

AV
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DRIP
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11A1
DRIP
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121"

FILL VALVE

SCALE 1/8"=1'-0"

8' 16' 24' 32'4'0

NORTH

WATER FOUNTAIN
WITH AUTOMATIC FLOAT
VALVE
CONNECTED TO
DEDICATED
IRRIGATION ZONE

EX. TRANSFORMER

(PATIO)

(WALK)

(WALK)

(DRIVE)

SAMPLE DECODER WIRING DIAGRAM

IRRIGATION
VALVE

IRRIGATION
VALVE

IRRIGATION
VALVE

3M DBY
SPLICE KIT

3M DBY
SPLICE KIT

4
STATION

3M DBY
SPLICE KIT

2
STATION

1
STATION

BRING BOTH WIRES
BACK TO CONTROLLER














Valve Size

Controller and
Station Number

Gallons Per Minute














(4-Valve Decoder Shown)

Common Wire
(Dashed)

Lateral Line Pipe

Decoder (4 Valve)
(In Valve Box)

Control cable
 (Two Wire)
(Red/White)

Hot Wire (Solid)

4

Mainline Pipe

Waterproof Wire
Connectors

Electric Valve
















































     













































PRV

AR

MALE ADAPTER

SUPPLY HEADER

Techline TUBING

ISLAND PERIMETER

CONNECTION
Techline START

REMOTE CONTROL VALVE
WITH DISC FILTER AND

DETAIL - NO SCALE

LF

VALVE (PLUMBED TO

HIGH POINT)
Techline AT EACH

PLUMBED TO Techline
LINE FLUSHING VALVE

Techline TEE

Techline ELL

AIR/VACUUM RELIEF

AR

Techline ISLAND LAYOUT

AR

LF

LF

UNION
3/4" SCH 80

12" x 18"
VALVE BOX LATERAL LINE

PVC OR POLY

UNION
3/4" SCH 80
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VALVE
PVC MAINLINE REMOTE CONTROL

CLEAR

(1- EA. CORNER)
BRICK SUPPORT

& 3/4" DISC FILTER

2" MINIMUM

1 CU. FT. PEA
GRAVEL SUMP

FLOW

DETAIL - NO SCALE

AR

LF

Techline END FEED LAYOUT

PLUMBED TO PVC OR POLY
LINE FLUSHING VALVE
Techline "END FEED" LAYOUT

VALVE (PLUMBED TO

BLANK Techline TUBING
(CENTERED ON MOUND OR

PVC OR POLY EXHAUST HEADER

PERIMETER LATERALS
2" TO 4" FROM EDGE

Techline AT EACH
HIGH POINT

Techline TUBING LATERAL

AIR/VACUUM RELIEF

AREA PERIMETER

BERM)

PVC OR POLY SUPPLY HEADER

MALE ADAPTER

Techline START
CONNECTION

VALVE WITH DISC
FILTER AND PRV

REMOTE CONTROL

SECTION - NO SCALE

REMOTE CONTROL VALVE W/ 3/4" PRV

M x F I.P.S COUPLING

3/4" PRV

3/4" DISC FILTER

LINE FLUSHING VALVE

COMPRESSION RING

#F-TLFV-1

SECTION - NO SCALE

Techline SHUT-OFF
VALVE #TLSOV
(BLANK TUBING MAY
BE ATTACHED TO

BRICK SUPPORTS

OUTLET)

(THREE)

Techline LATERAL
(OR EXHAUST HEADER)

(INSTALL PER SPECS)
VALVE BOX

Techline TEE

BLANK TL (TYP.)
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Detail 7.04

Techline LINE FLUSHING VALVE
W/ SHUT-OFF VALVE

3/4" GRAVEL SUMP
(1 CUBIC FOOT)

SECTION - NO SCALE

CONNECTION
Techline START

TUBING

LF

PLUMBED TO PVC OR POLY

MALE ADAPTER

LINE FLUSHING VALVE

AREA PERIMETER

Techline LATERAL

Techline TEE

HIGH POINT)

AR

BLANK TUBING CENTERED

VALVE WITH DISC
FILTER AND PRV

REMOTE CONTROL

DETAIL - NO SCALE

SUPPLY HEADER

EXHAUST HEADER

VALVE (PLUMBED TO
Techline AT EACH

AIR/VACUUM RELIEF

ON MOUND OR BERM
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TO:     
  

 Planning Commission  

FROM:  
  

 Zoning Administrator  

DATE:   
  

 November 17, 2020 

RE:     Master Plan Goals 
  
Background: The goals and objectives are down to just the newest sections that were created as a result of 
the Visioning meeting held in January. This is also the first look at the new format the Dr. Morrisey helped 
facilitate. Review what we have already discussed and bring your thoughts on the newest sections.   
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I. Long Term Goals 
1. Establish vibrant corridor businesses. 
2. Establish a vibrant downtown. 
3. Strengthen and promote the manufacturing park. 
4. Increase drivability and walkability safely wishing the City. 
5. Promote and maintain historic architecture. 
6. Develop existing water and waterway access. 
7. Improve utilities, including fiber optic cable. 

II. Long Term Action Steps  
1. Encourage efficient, clear, consistent development plan review process. 

a. Regular update of City Master Plan (City Planning Commission) 
b. Regular update of City Capital Improvement Plan (City Planning Commission) 
c. Regular review and update of City ordinances (City Staff) 
d. Promote abatement and grant programs (Assessor and Economic Development) 

2. Create and strengthen relationships with County and State agencies (City Manager) 
3. Promote programs to attract new development (Economic Development, TIFA) 
4. Develop river, lake, and park resources  
5. Develop long-range plans for infrastructure improvements (DPS, City Engineer) 
6. Study transportation system (Planning, DART) 
7. Increase Drivability 
8. Promote Fiber optic Cable 
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III. Short Term Goals 
A. CITYWIDE ECONOMIC DEVELOPMENT  

1. Commercial Development: Encourage the development of commercial uses to support the needs of the City of 
Hillsdale and the surrounding area, providing convenient shopping and related services to area residents and assuring 
compatibility of commercial areas with residential and other areas. 

a. Goals 
(1) Encourage clustered commercial development rather than ‘sprawl’ or strip development. 
(2) Locate commercial establishments for access to efficient transportation systems and for the convenience of 

residents. 
(3) Locate commercial uses to avoid incompatible adjacent uses. 
(4) Encourage diversification in the type of commercial and business establishments in order to meet a greater 

range of citizen needs. 
(5) Develop commercial businesses that enable residents to spend locally. 
(6) Preserve the architectural integrity of older commercial areas as they are redeveloped and restored. 

b. Action Steps 
(1) Utilize current tools to ensue greater green space and better landscaping. 
(2) Review zoning ordinance safeguards to minimize the negative impacts of commercial activities on roads, 

adjacent land uses, and the environment.  

Index

Citywide Economic Development

Improved Drivability, Walkability, and Safety

Support Neighborhood Revitalization

Promote and Maintain Historic Architecture

Develop Existing Water and Waterway Access

Improve Utilities
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(3) Evaluate the expansion of Form-Based Zoning ordinances in commercial areas. 
2. Industrial Development: Foster industrial development and redevelopment, with emphasis on the development of light, 

clean industry that will diversify the local economy, strengthen the City tax base, and protect the local environment 
from degradation. 

a. Goals 
(1) Encourage commercial/residential mixed use redevelopment of abandoned industrial sites outside of 

industrial parks. 
(2) Redevelop existing abandoned industrial sites. 
(3) Support grant request for Brownfield redevelopment support and blight elimination. 
(4) Leverage high-speed internet infrastructure to attract technology-related businesses. (EDC) 
(5) Support start-up industries to locate in redeveloped sites. (EDC) 
(6) Monitor and update zoning ordinances to remain current with needs and trends of industry. 
(7) Assure industrial sites’ access to major thoroughfares without disrupting secondary and tertiary roadways. 
(8) Encourage industrial development in areas where soils are suitable, minimizing potential for groundwater 

contamination; favor uses that do not pollute the air, soil, water, or compromise the quality of life of 
residents; this includes appropriate buffering, including landscaping, of each new or expanding site. 

(9) Promote and find technology-based companies, especially data storage. 
b. Action Steps 

(1)   
3. Development Regions: The City has established three main development regions, each with its own characteristics 

and needs. 
• Vibrant M-99 Corridor Businesses  

a. Goals 
(1) Encourage walkability and limit the number of automobile access points in M-99 redevelopment projects. 
(2) Encourage a uniform streetscape and the development of attractive gateways to the community. 
(3) Extend and develop pedestrian and bike paths 
(4) Extend and develop pedestrian and bike paths 

b. Action Steps 
(1) Develop Form-Based zoning to create a uniform streetscape for the Corridor. 
(2) Extend and maintain bike lanes. 
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(3) Continue Wayfinding Signs plan. 
(4) Remove Blight 
(5) Support Fairgrounds restoration 

• Prosperous Industrial Park 
a. Goals 

(1)  Encourage commercial/residential, mixed-use redevelopment of abandoned industrial sites outside of 
industrial parks. 

(2) Support industrial development 
(3) Encourage the development of light, clean industry clustered in industrial parks that will diversify the local 

economy, provide a stable tax base and will protect the local environment from degradation 
(4) Redevelop existing abandoned industrial sites. 
(5) Allow light industrial uses that provide economic benefit to the community and that do not result in negative 

consequences to bordering neighborhoods. 
(6) Provide high-quality business locations with existing essential infrastructure  
(7) Increase local employment opportunities 
(8) Assure industrial uses have access to major thoroughfares and do not disrupt secondary and tertiary 

roadways.  
(9) Encourage industrial development in areas where soils are suitable and potential for groundwater 

contamination is minimized. 
b. Action Steps 

(1)  Support grant requests for Brownfield redevelopment support. – Ongoing 
(2) Encourage industrial development to locate in well planned locations where these uses can be clustered 

and assure a high degree of compatibility with surrounding land uses.  – Ongoing 
(3) Encourage location of industrial uses where sufficient infrastructure can support these uses. - Ongoing 
(4) Buffer industrial uses from residential uses. - Ongoing 
(5) Favor uses that do not pollute the air, soil, water, or are offensive to neighboring land uses because of 

noise, sight, or odor. - Ongoing 
(6) Research and write grants for blight elimination 
(7) Industrial Facilities Tax Exemption (IFT) 
(8) Brownfield Redevelopment Authority (BRA) 
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(9) Leverage high-speed internet infrastructure to attract technology related businesses. (EDC) 
(10)Support start-up businesses to locate in redeveloped sites. (EDC) 
(11)Partner with BPU to attract new business 
(12)Promote and find technology-based companies, especially data storage 

• Downtown Revitalization 
a. Goals 

(1) Foster redevelopment and restoration of existing commercial areas 
(2) Preserve the historical character of the downtown business district centered on the architectural style most 

common in the area 
(3) Enhance the unique qualities of the downtown business district with flexibility in zoning and land use 
(4) Encourage redevelopment and use of second and third floors of buildings to include residential and other 

uses  
(5) Concentrate on redevelopment and restoration of existing commercial areas rather than promoting new 

commercial development in fringe or strip areas. 
(6) Preserve the historic character of the downtown business district centered on a historic theme and 

architectural style most common in the area. 
(7) Enhance the unique qualities of the downtown business district by creating flexibility in zoning and land 

use. 
(8) Encourage the redevelopment and use of second and third floor buildings in the downtown business district 

to include residential and other uses. 
(9) Support continued rehabilitation of the Hillsdale 
(10)County offices and the Post office within the downtown business district. 
(11)Support the downtown business district property owners with assistance for the review and improvement of 

the building façades.  
(12)Encourage alternate forms of transportation 
(13)Develop resources for electric vehicles 

b. Action Steps 
(1)  Amend Parking Ordinance to allow more on-street overnight parking  
(2) Create bike lanes along major streets. 
(3) Install bike racks in highly visible areas. 
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(4) Continue and promote the TIFA façade program and restoration grants (TIFA Board) 
(5) Enforce existing code (City Code Enforcement Office) 
(6) Seek programs and grants for Blight Removal 
(7) Encourage non-profit involvement especially the arts 
(8) Obsolete Property Rehabilitation Abatement (OPRA) 
(9) Rental Rehabilitation Grants 
(10)Redevelopment Ready Communities Program (RRC) 
(11)TIFA Business incentive programs 
(12)Creation of Local Historic District 

B. IMPROVED DRIVABILITY, WALKABILITY, AND SAFETY 
1. Infrastructure Design 

a. Goals 
(1)    

b. Action Steps 
(1)   

2. Infrastructure Reconstruction and Maintenance 
a. Goals 

(1)   

b. Action Steps 
(1)    
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C. NEIGHBORHOOD REVITALIZATION:  

The City of Hillsdale features a high percentage of older stock, most of it well worth preserving and rehabilitating in order to 
enhance the quality of life of residents and increase property values. 

a. Goals 
(1) Support neighborhood revitalization  
(2) Encourage a variety of new residential development that will assure safe and sanitary housing to meet the needs 

of existing and future residents 
(3) Provide affordable housing for working families and senior residents 

b. Action Steps 
(4) Adoption of form-based code and historic preservation tools.  
(5) Consider zoning changes that better manage multi-family housing and work to preserve single-family housing 

where appropriate.  
(6) Analyze & Recommend Neighborhoods for future Neighborhood Enterprise Zone (NEZ)  
(7) Zone for appropriate mixed-use in residential neighborhoods that encourages redevelopment, walkability and 

small business development.  
(8) Locate new residential development in areas where potential conflicts with incompatible land uses can be avoided. 

- Ongoing 
(9) Amend ordinances that allow for variable density of residential uses to be mixed with commercial uses. 
(10)Creation of Local Historic Districts 
(11)Increase Neighborhood involvement through competition 
(12)Research Adopt-A-Neighborhood and implement with non-profits 
(13)Seek programs and grants for Blight Removal 
(14)Create neighborhood pocket parks or gardens on empty lots 
(15)Neighborhood Enterprise Zones (NEZ) 
(16)Market Hillsdale as a great place to live 

C. DEVELOP EXISTING WATER AND WATERWAY ACCESS  

a. Goals 
(1)    

82 City of Hillsdale Master Plan 



b. Action Steps 
(1)   

C. IMPROVE UTILITIES 
d. Goals 

(2)    

e. Action Steps 
(1)   

83 City of Hillsdale Master Plan 
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