Crockery Township
Regular Planning Commission Meeting

December 17, 2024
Minutes

Chairman Arends called the meeting to order at 6:30 p.m. Roll call:

Present: Commissioners Roy Holmes, Dave Willis, Robert Machiela, Mike Munch, Jake Noel,
Ryan Arends and Ryan Kelly.

Absent: None.

Planner Julie Lovelace with Fresh Coast Planning and Attorney Ron Redick were present on behalf
of the Township. Paige Silva was also present as Recording Secretary.

There were two people seated in the public gallery.

Agenda Item 2. Approval of the Agenda

Approved as submitted.

Agenda Item 3. Approval of Minutes

A motion was made by Commissioner Mike Munch to approve the Minutes as written from
November 19, 2024. A second was offered by Commissioner Jake Noel.

Agenda Item 4. Announcements

Commissioner Kelly stated that bids for water bonds will be available soon.

Agenda Item 5. Communications

None.

Agenda Item 6. Public Comments

Chairman Arends offered public comment for any item not on the agenda. No public comments
were offered.



Agenda Item 7. Action ltems

A

Holmes - Site Plan Amendment

Commissioners Arends and Holmes recused themselves from this action item and
sat in the public seating area. Planner Lovelace introduced this topic. The Site
Plan Amendment proposes a 7,920 square foot accessory building. The building
will be located at 11116 Fitzgerald Street and the location is currently zoned Light
Industrial. The current zoning allows for multiple industrial uses. Accessory
buildings are prohibited except as approved by the Planning Commission for a
specific site plan review. The proposed building will be three sided and the
opening will face south. It will be just east of the main building. The maximum
lot coverage is seventy five percent and only thirty percent is being utilized now.
Applicant Holmes states he wants to cover things currently stored outdoors.
Commissioner Munch asked the other Commissioners if they had any input,
questions or comments. None were made. The new building will be a concrete
bump wall all the way around. There will be a post frame on top of the wall. A
motion was made by Commissioner Kelly to approve the Site Plan Amendment.
A second was offered by Commissioner Machiela. The motion was unanimously
approved.

Agenda Item 8. Presentations

None.

Agenda Item 9. Discussion ltems

A. Holmes Zoning Ordinance Amendment Application - Home Occupations in Accessory

Buildings

Commissioner Holmes remained seated in the public area for this discussion. Planner
Lovelace introduced this topic by displaying her memorandum. She began reading the
definition of “Home Occupation” from the current Zoning Ordinance. Applicant Holmes
requests a text amendment for Section 19.14.27 Home Occupation in an Accessory
Building; specifically, to include retail agricultural businesses in the second part of the
aforementioned section. The Amendment primarily impacts section F. It is proposed that
a parcel with an existing retail agricultural business shall have a maximum capacity based
on the square footage allowance per person according to the fire codes. Planner Lovelace
said that this is language for the Commission's consideration and if the Commission
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decides they will consider this, she and Attorney Redick will revise and review and send
it back to the Commission for a public hearing.

Commissioner Kelly asked for clarification on what this is asking for.

Planner Lovelace clarified that this will allow for an event venue to be held at agricultural
businesses that have no dwelling. Currently, the Zoning Ordinance only permits venues
as home occupations in accessory buildings. Applicant Holmes wants to do something
different at his existing business, for example a wedding venue in the R.A. Holmes
Farms’ Barn.

Commissioner Noel asked if there is a wedding venue placed in the barn, will it be a
Special Land Use?

Commissioner Lovelace referenced the Zoning Ordinance and said that if the
Commission considers an amendment, it should probably also rename the section to get
rid of “Home Occupation”.

Applicant Holmes suggested the Commission should create a new section to include
independent event venues in accessory buildings.

Answering Commissioner Noel, Planner Lovelace said she does believe it should be a
Special Land Use. Commissioner Noel asked if there would be any negatives. Planner
Lovelace said there are many avenues the Commission can consider when allowing
venues. They can allow only existing agricultural uses to be considered. In the
alternative, should any agricultural use be able to do it? Commissioner Arends posed the
question: What stops people from buying a farm just to open a venue? Planner Lovelace
said this needs to be considered to protect existing agricultural uses. The Commissioners
discussed parking and farming as the business/venue should not interfere with the
primary use of the land.

Planner Lovelace said there are not many parameters for parking in the existing language.
She said she would not recommend it be restricted to weddings - just broadly event
venues. Attorney Redick recalled Polkton Township adopted stand-alone regulatory event
venues.

Public comment was made regarding the neighboring strawberry venue. It has gotten a lot
of traffic and there have been issues. Planner Lovelace said that other townships
considered amplified music, noise, traffic, parking and large outdoor tents. Headlights
and light pollution were considered a negative for the neighbors. Planner Lovelace said
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that rules need to be established for protection of the residents living in agriculturally
zoned districts. Commissioner Kelly said there is a venue north of Zeeland. Applicant
Holmes said the red barn and the bar both close at 10:00 p.m.

Commissioner Arends said we can look at a sample ordinance. Attorney Redick said in
Polkton Township, venues are only allotted for existing buildings so people are not
allowed to just buy properties and put venues in them.

Commissioner Arends said at the next meeting we can look at a couple of examples.

B. Signage (Retaining Walls)

Planner Lovelace reviewed this matter from the last hearing. She said she revised the
proposed ordinance for the Planning Commission’s review. Signage may be placed on a
retaining wall but only in cases where a wall sign is permitted. The signage is not to
exceed the permitted ratio for wall signage. This Amendment will not allow for an
increase in allotted square footage for signage. Planner Lovelace wants the Commission
to discuss the maximum amount of square footage allotted. This is similar to the existing
wall signage restrictions. Illumination of retaining wall signage is not permitted, unless
permitted in site plan review.

Planner Lovelace said that signage is currently permitted at one square foot per linear
foot in the Commercial districts and it varies for each zoning district.. Commissioner
Kelly asked Planner Lovelace some clarifying questions. Planner Lovelace said that extra
square footage would not be permitted. Commissioner Kelly said that there is a lot of
signage already permitted. Attorney Redick said that there is a maximum square footage
existing and this would be incorporated. Commissioner Kelly asked what Subaru was
considering. Planner Lovelace said we are not considering an amendment for any specific
site, but a general amendment to the signage language. Commissioner Kelly expressed
concern over the natural aesthetic of a retaining wall and a sign. Planner Lovelace said
that this Commission can decide to completely not allow it. Attorney Redick said that it
may not be permitted unless during site plan review. Commissioner Kelly insisted on a
smaller limit. Commissioner Munch recalled that long time businesses of Nunica that
have large buildings will create large signs, for example Magnum Coffee. Commissioner
Arends said that the businesses can do one or the other and the total permitted square
footage amount will not be increased. He acknowledge that there are two blanks for the
Commission to fill in on the Ordinance. Commissioner Arends asked how far the signs
can stick out? Planner Lovelace found that it is twelve inches. The Commission agrees to
six inches. The Commission agrees that the sign should be no more than thirty two square
feet or more than ten percent of the length of the retaining wall. Planner Lovelace
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provided an example: for eighty square feet, eight square feet would be permitted. It was
determined that this is not a reasonably large enough space for a sign. Planner Lovelace
asked the Commission to consider real life examples. The businesses that could possibly
benefit from this Ordinance will not be able to do anything with the space the
Commission allocates.

After discussion, the Commission reached the consensus to not permit retaining wall
signage. Apart from the Subaru Dealership, no one else is asking for it. Planner Lovelace
said that other townships are strict with their signage descriptions. Attorney Redick asked
what the area of the proposed retaining wall signage is. Planner Lovelace said that their
maximum has not been met. The retaining wall is facing north. She said what they would
like to put on the retaining wall exceeds the maximum permitted by the current Zoning
Ordinance. If they put up a sign it would be addressed as a violation. Commissioner
Arends believes the Applicant(s) will not agree with what this Commission would allow
for in this amendment, as written.

Commissioner Munch made a motion to leave the Zoning Ordinance as it exists
pertaining to Retaining Wall Signage. Commissioner Kelly offered a second. All in favor.

C. Master Plan Chapter Eight - Utilities and Chapter Nine - Transportation

Planner Lovelace provided two chapters for the Commission to review. She provided a
redlined (edited) version which includes her suggestions and page numbers to the original
language as referenced. She read the new wording and current wording. The new version
includes rural character descriptions and details the extension of water. Commissioner
Kelly said to get rid of “a limited sanitary sewer system”. Planner Lovelace said it is still
“limited” to Hathaway Lakes. Commissioner Kelly said that there is still capacity left on
the existing line, even if Hathaway was full. Planner Lovelace will remove “limited”.
Attorney Redick said to add “Sanitary sewer collection system”. Planner Lovelace
modified the goals to include protection of Agricultural land, reduction of sprawl, cost
effectiveness, public water and sanitary sewer for commercial and industrial systems,
extension, etc. She said it is a bit more direct. There was a public comment made, they
asked if city water will be connected to Kingfisher Estates. The answer is yes, but there
will not be sewer available. Each parcel in Kingfisher Estate will have to pay money to
tap into the water. Eastbrook is installing the water. The Commission said they are good
with Chapter Eight as revised.

Planner Lovelace introduced the revisions for chapter nine. She switched the wording
from “Holland to Muskegon” to “Grand Haven and Muskegon” as included the Crockery
Township’s region. She tightened it a little bit with additional retail development
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included around M-104. She looked at the traffic volume in 2023 and updated the
numbers. It is noted that the volume went down since COVID and people work from
home more. She said she made minor editing and grammatical changes. She added the
“prohibition of certain tree removal” to preserve and enhance the rural character of
Leonard Street. She took out the promotion of Dogwood trees considering they contain a
notorious amount of allergens in the springtime. There would be a required setback for
tree retention, but the Zoning Ordinance should designate what that setback should be.
She said they needed to include something regarding a complete streets plan because in
2010 Michigan made this provision a requirement. This provision implements complete
streets and requires road and pedestrian access. The Commission is good with these
amendments. Commissioner Kelly asked how often this needs to be reviewed. Planner
Lovelace said we have to review it every five years.

D. R-5 Rezoning in Nunica

Commissioner Arends asked about the rezoning of certain parcels in the Village of
Nunica. He recalled that the Zoning Board of Appeals had recently had an application
within this area. Planner Lovelace said that since other houses in the village may not meet
the minimum zoning requirements, perhaps they can offer some relief for the area. She
stated the majority of parcels in R-2 zoning in the Township meets the requirements but
specifically in the village there are a lot of non-conforming lots. Planner Lovelace
displayed a map of the Village area and what is zoned as R-2. A lot of the homes are
zoned mixed use on the Master Plan Map. The Board asked the Planning Commission to
consider this matter. This may bring existing lots into compliance and provide relief to
people who want to increase the square footage of their homes. The Village also has
some C-1 zoned areas. While some would not benefit from or desire a rezoning, they
should be involved.

Public comment was made concerning a person at the Zoning Board of Appeals meeting
a while back. Commissioner Kelly clarified that this topic encapsulates his property but a
potential amendment in the ordinance would not assist with his past application. This
potential amendment would not provide relief for his specific case, but may indirectly.
Planner Lovelace said that he would be able to expand but not in the way he previously
proposed. There were more public comments made.

Planner Lovelace said that if a house is destroyed, the Zoning Ordinance should allow for
it to be built back to how it was prior to destruction. Commissioner Kelly asked if septic
systems would ever be approved by the County. Planner Lovelace said that live-work
units were not “spelled out” in this provision. Commissioners discussed possible
redevelopment and what the “downtown district” means. Historically it is a mixed
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district. Commissioner Kelly said that he liked the revisions. Commissioner Noel said
that it is worth looking into. Commissioner Willis said that we need to ask the residents.
No one besides the most recent Zoning Board of Appeals Applicant has brought this to
the Township’s attention. Commissioner Arends said that we can reach out to residents.
Planner Lovelace said that she will explain this in detail to the people it will impact and
she will give them lots of notice. The Commission is agreeable to this arrangement.

Agenda Item 10. Adjournment

A motion to adjourn was made by Commissioner Noel at 7:40 p.m. A second was offered by
Commissioner Munch.

Respectfully Submitted,

Paige Silva
Recording Secretary

Next Regular Meeting: January 21, 2025
Next Special Meeting: TBD
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