REGULAR MEETING April 1, 2021

6:30 P.M.
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PITTSFIELD TOWNSHIP PLANNING COMMISSION AGENDA


1.0

Call Meeting to Order at 6:30 p.m. / Determination of a Quorum

2.0

Pledge of Allegiance

3.0

Approval of Agenda

4.0

Approval of Prior Minutes

5.0

Public Comment I

Page #
1-2
3-14

If there is a member of the public that wishes to address the Planning Commission,
please step forward.
6.0

Public Hearings
6.1

7.0

8.0

ZOA 21-213 Sign Ordinance

15-54

Old Business
55-58

7.1

RZ 20-08 Clark/ Golfside PUD
L -12-01-100-005, 006, 007, and 020
Resolutions of Approval

7.2

CUP 20-03 Revocation of Natures Garden CUP (now known as KBK
Landscaping)
Submitted for Revocation of CUP 00-07
6400 Michigan Avenue (L-12-27-200-019 and L-12-27-200-020),
Section 27

New Business
8.1

ZOA 21-213 Sign Ordinance

9.0

Planner’s Report

10.0

Chairperson’s Report

11.0

Commissioner’s Report

12.0

Public Comment II

13.0

Adjournment

15-54

Please Note: This meeting is being recorded
This notice is posted in compliance with PA 267 of 1976 (as amended) Open Meetings Act,
MCL 125.3103 and 125.3502 and the Americans with Disabilities Act (ADA).Individuals with
disabilities requiring auxiliary aids or services should contact the Pittsfield Charter Township
Clerk s Office 3 business days prior to the meeting. The Clerk s Office can be reached at 734822-3120 or via email clerk@pittsfield-mi.gov.
Please click the link below to join the webinar:
https://zoom.us/j/93441773154?pwd=UitNUDN2VEhjcHZzdUxwN1RteENBUT09

Passcode: Pittsfield
2
Or One tap mobile :
• US: +13017158592,,93441773154#,,,,*2409167508# or
+13126266799,,93441773154#,,,,*2409167508#
Or Telephone:
• Dial(for higher quality, dial a number based on your current location):
• US: +1 301 715 8592 or +1 312 626 6799 or +1 929 205 6099 or +1 253 215 8782
or +1 346 248 7799 or +1 669 900 6833 or 877 853 5257 (Toll Free) or 888 475 4499
(Toll Free)
Webinar ID: 934 4177 3154
International numbers available: https://zoom.us/u/a73DKr4J4
Further instructions on participating in public comment will be provided once the meeting has
been called to order in order to ensure two-way communication between the Planning
Commission and the members of the public.
Written comments will be received at zoning@pittsfield-mi.gov until 3:00 p.m. the day of the
hearing. Any person who wishes to contact members of the Planning Commission to provide
input or ask questions on any business coming before the Planning Commission on April 1,
2021 may do so by calling (734) 822-3130 or emailing zoning@pittsfield-mi.gov prior to the
meeting. Reasonable auxiliary aids and services can be provided at the meeting to individuals
with disabilities by contacting the Clerk’s Office at (734) 822-3120 or via email at
clerk@pittsfield-mi.gov at least three business days in advance.
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ATTACHMENTS

REGULAR MEETING
March 18, 2021
6:30 P.M.

PITTSFIELD TOWNSHIP PLANNING COMMISSION MINUTES

Members Present:

Matthew Payne, Ann Harris, Deborah Williams, Roland Kibler, Stanley
Young, Yameen Jaffer, George Ralph

Members Absent:

None

Others Present:

Andrew Gibbs, Eric Williams, Drew, S. Dari, Lindsay Lagios, Joseph
Maynard, Jordan Landon, Mark Lockwood, Steve Gabrys, Spencer
Schafer, Steven Schafer, Christina Lirones, Benjamin Carlisle, Township
Planning Consultant, Jason Dane, Recording Clerk

1.0

Call Meeting to Order at 6:30 p.m. / Determination of a Quorum
Chairperson Payne called the meeting to order at 6:30pm. A quorum was present.

2.0

Pledge of Allegiance
Chairperson Payne led the Pledge of Allegiance.

3.0

Approval of Agenda
Motion to approve the agenda as recommended.
Motion by Commissioner Williams, supported by Commissioner Young, to approve
agenda as recommended.
MOTION CARRIED

4.0

Approval of Prior Minutes
4.1

Regular Minutes of March 4, 2021
Motion by Commissioner Williams, supported by Commissioner Kibler, to
approve the Regular Meeting Minutes of March 4, 2021.
MOTION CARRIED

5.0

Public Comment I
None

6.0

Public Hearings

Pittsfield Charter Township
Planning Commission
March 18, 2021
Page 2 of 5

6.1
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RZ 20-08 Golfside/Clark: Public Hearing
(Parcels L-12-01-100-005, 006, 007, and 020)
Mr. Benjamin Carlisle, Township Planning Consultant, presented RZ 20-08
Golfside/Clark. This development includes four parcels, a total of 17.1 acres. The
applicant is proposing a 295-unit multifamily affordable housing development with
the average monthly rent between 40% to 60% area median income (AMI). When
the Planning Commission last discussed this, there were nine items for the Planning
Commission to discuss. The amount and mix of bedrooms, scenic lake, public
transportation options, zoning flexibility, tree preservation, materials, building
height, mix of market rate, and type of heating. Previously the Planning
Commission did direct the applicant to to look at three-bedroom units which they
have done and have incorporated into their plans. The applicant is seeking some
form of relief from the zoning ordinance in exchange for providing a public benefit
and a better designed project. The applicant is asking for four PUD deviations. The
first is in regards to the density. The second is regard to building height. The third
is in regard to impervious surface ratio, and the fourth is relief from interior parking
lot landscaping. The Township has worked very hard with the applicant and we do
feel that all these deviations are integrated links. The Township is pushing for
affordable housing developments in this area. These deviations are really a result
of the need for affordable housing. We do note that a market rate development may
be able to reduce the number of units, but it would not provide the portfolio of
housing that the township desires. The building height is a response to the requested
deviation, as well as a response to protect the site with regards to the wetlands and
the tree canopy and reduce overall lot coverage and impervious surface ratio. The
applicant is proposing a four-story building on this site, rather than a three-story
building to reduce the environmental impact on the site, and to reduce impervious
surface. The applicant has provided significant buffer and setback from adjacent
properties and from the roadway, so that that four-story height really would not be
a large massing or impactful on adjacent properties. With regards to land bank
parking, it is a deviation. There is a mechanism in the planning design that if the
Township deems that parking is an issue, we can require the applicant to install that
parking if it does become a problem in the future. The applicant has provided
detailed elevations and renderings for the Planning Commission's consideration.
We do note that there are 11 standards of the Planning Commission should consider
with regards to this application, that include consistency with the Master Plan;
impact on adjacent properties; impact on public services, transportation, etc. The
applicant’s providing 295 units of housing at 40 to 60%, AMI. That (40%) AMI is
very hard to achieve. We do note the location is within walking distance to
employment services in a transit line, the applicant has increased and provided
three-bedroom units based on direction from the Planning Commission.
Repurposing in the rental range, would provide an opportunity for the local
population that already lives in this area, or works in this area with local hospital,
colleges and the nearby businesses. We do know the options for preserving the
onsite wetland, and the use is consistent with multifamily residential uses in the
area. And lastly, the site can be serviced by public facilities. We do support the
development of this project it's providing a needed housing rental rate, that really
fits in with what we're trying to achieve in the Township. If the Planning
Commission does support the project and finds that the benefits are commensurate
with the provided deviations, we recommend that they direct staff to draft the
necessary resolutions of approval. Mr. Benjamin Carlisle did note that this will
require a PUD agreement between the Township and the applicant. That is
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something that happens, post approval of the Planning Commission and the
Township Board, and it's something that will qualify issues of affordable housing
aspect, the ratio of the bedrooms, and the AMI ratios.
Christina Lirones, 151 E Textile Road, asked if affordable housing can have
payment lieu of taxes for affordable housing.
Mr. Benjaim Carlisle, stated that is not a discussion of the Planning Commission
and the acceptance of the of the payment lieu of taxes has not been considered nor
granted by the Township Board yet. It will be as part of the consideration if this
moves forward but this is not uncommon for affordable housing developments.
Motion by Commissioner Williams, supported by Commissioner Young, to
close the Public Hearing for RZ 20-08 Golfside/Clark.
7.0

Old Business
None

8.0

New Business
8.1

RZ 20-08 Golfside/Clark: Public Hearing
(Parcels L-12-01-100-005, 006, 007, and 020)
Discussion was held on:
• PUD (Density, Building Height, Surface Ratio, Impervious)
• Parking
• Landscaping
• Management of development
Motion by Commissioner Williams, supported by Commissioner Jaffer
to direct staff to write the required Resolutions of Approval for RZ 2008 Golfside/Clark with the following condition:
1. Minimum a 99-year commitment as affordable housing.
ROLL CALL
YES:

HARRIS, JAFFER, WILLIAMS, YOUNG, KIBLER,
RALPH, PAYNE

NO:
ABSENT:
ABSTAIN:

None
None
None

MOTION CARRIED
8.2

Alister Park Concept Plan

Pittsfield Charter Township
Planning Commission
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Page 4 of 5
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Mr. Benjamin Carlisle, presented Alister Park Concept Plan stating that the
applicant is proposing multifamily housing developments, located on Carpenter
Road just south of 94, the site is master planned industrial. The applicant is asking
for a rezoning through the planned unit development process. One hundred and
twenty-one total units are proposed. As part of that, they are seeking relief
through the planning and development process to increase the density from what
is allowed under R1-B. They would like relief from the woodland protection
ordinance as well. The applicant is required to mitigate approximately 3,000 trees
and are only able to mitigate approximately 200 trees on site. They’re asking for
relief of the 3,200 tree requirements, along with asking for height relief to
construct a 39-foot-tall building. In exchange for those deviations they're
proposing to do a number of environmental benefits, such as electric and high
efficiency appliances, solar panels, evie charging stations and green buildings
certificate, italian cabinets constructed from recycled material, bioretention,
enhanced landscaping and a community garden. With regards to protection of
some of the natural features, the orientation of the site plan basically focused
entirely on the center parking lot area. Lastly, there was a lack of best
management practice with stormwater management, and the inclusion of green
infrastructure. The applicant did reach out yesterday and said that they agreed
with a lot of the comments with regards to the site plan. An alternative site plan
will be presented for your consideration tonight. There is a number of questions in
my report that the Planning Commission should be considering as part of this
development. Specifically, four questions for the applicant to address to the
satisfaction of the Planning Commission, does your team have experience with
this type of work and have you chosen a contractor developer? How would the
Planning Commission compare the loss of trees, and the significant density
increase to what you're offering with regards to environmental benefit?
Mr. Spencer Schafer, applicant of Alister Park concept plan discussed the initial
plan (option a), they proposed six buildings, 121 total units, and impacted a total
of 454 trees, out of a total amount of trees on site of 1,480. The second plan
(option b) is a U-shaped plan the original area of disturbance which included the
road which included the planned was nine acres. We're anticipating that that
disturbance of option b area is going to be between seven to seven and a half
acres. The parking layout and option b is far more efficient being located around
the perimeter. We've been able to decrease the amount of impervious pavement
that we have on the site so that's contributed to a lessening the impact that we
have on stormwater management. Additionally, option b preserves 120 more trees
than option a. Mr. Schafer stated that they will be looking into all electric
appliances, gas furnaces, evie charging stations, solar panels, as well as doing a
ride sharing program.
Discussion was held on:
• Trees
• Height of building
• Electric
• Stormwater
9.0

Planner’s Report
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Mr. Benjamin Carlisle mentioned that Washtenaw County has declared a state of
emergency and is allowing remote meetings until the end of this year. The Planning
Commission is going to be remote at least until September. From there, making a
determination about moving forward until the end of the year. Right now, it's virtually
impossible for us to have a Planning Commission meeting and hold a public hearing and
still meet the limited number of in persons that we can have. We're going to be focusing
on the sign ordinance at the April 1 meeting, then we're going to come back and talk
about marijuana at the April 15 meeting.
10.0

Chairperson’s Report
None

11.0

Commissioner’s Report
None

12.0

Public Comment II
Christina Lirones, 151 E. Textile Road commented that the tree mitigation fund was
created so that these very heavily treed sites could still be developed because there is a
concern that you can't take away a person's ability to develop their land altogether.

13.0

Adjournment
Motion by Commissioner Ralph, seconded by Commissioner Jaffer, to adjourn the
meeting.
Chairperson Payne adjourned the meeting at 8:06pm.

Deborah Williams, Secretary

April 1, 2021

Please Note: This meeting is being recorded
This notice is posted in compliance with PA 267 of 1976 (as amended) Open Meetings Act, MCL
125.3103 and 125.3502 and the Americans with Disabilities Act (ADA).Individuals with
disabilities requiring auxiliary aids or services should contact the Pittsfield Charter Township
Clerk’s Office Office 3 business days prior to the meeting. The Clerk s Office can be reached at
734-822-3120 or via email clerk@pittsfield-mi.gov.
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Haley Feeman
From:

Sent:
To:

Cc:
Subject:

Benjamin Carlisle <bcarlisle@cwaplan.com>
Thursday, March 18, 2021 2:05 PM
M. Payne; Ann Harris; Debbie Williams (foundfaithful@gmail.com); Roland Kibler;
Yameen Jaffer; George Ralph; Stanley Young
Elizabeth Bergeron; Jason Dane; Haley Feeman
FW: Support for Lockwood Development at Golfside/Clark

CAUTION : This email originated from outside your organization. Exercise caution when opening attachments or clicking links,
especially from unknown senders.

Dear Planning Commission,
See email below from county for support of Golfside/Clark
Benjamin R. Carlisle, AICP
Principal
BCarli sle@ cwaplan.com

Carli le Wor man
117 N. First St. Ste. 70
Ann Arbor, Ml 48104
CWAPian.corn
PH : 734 ,662.2200

From: Teresa M. Gillotti <gillottitm@washtenaw.org>

Sent: Wednesday, March 17, 2021 9:10 PM
To: Benjamin Carlisle <bcarlisle@cwaplan.com>

Subject: Support for Lockwood Development at Golfside/Clark
Good morning Planning Commission,
First, think you for considering the proposed Lockwood housing development at Golfside/Clark during your
meeting tonight.
As you know Pittsfield Township was one of five jurisdictions to adopt the 2015 Housing Affordability and
Economic Equity Analysis, along with the Cities of Ypsilanti and Ann Arbor, Ypsilanti Township and the Ann
Arbor DDA. In it, there was a goal for Pittsfield Township to add 17 units a year for 20 years, for households
with incomes up to 60% of the Area Median Income.
Since that time - no new affordable units have been added, and 309 affordable units have been lost in
Pittsfield Township due to previously affordable properties shifting to market rate properties. These units
going market rate have been part of a recent trend in the County of older affordable rental properties that
used Low Income Housing Tax Credits for financing using a qualified contract exemption to convert to market
1
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rate . Six of th ese properties in Washtenaw County used the exemption in the last four years, resulting in the
loss of 813 affordable units county-wide.
The Lockwood development proposal of an additional 295 affordable units at a mx of income levels (40 and
60% AMI) will be a great asset to Pittsifeld Township and the larger community. It will also help address most
of the recent losses of affordable units in Pittsfield Township .
Again, thank you for your thoughtful consideration,
Teresa
Teresa Gillotti

Director
Office of Commun ity & Economic Development
415 West Mi chigan Avenue
Ypsila nti, Ml 48197
(734) 544-3 042 Ph one
(734) 259-3074 Fax
gillottitm@washtenaw.org
Visit us on th e web at: www.washtenaw.org/oced
Learn about the County's Racial Equity initiative at www.opportunitywashtenaw.org
Follow us on Socail Media at Facebook

I Twitter
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Haley Feeman
From:
Sent:
To:
Subject:
Attachments:

Benjamin Carlisle < bcarlisle@cwaplan.com >
Wednesday, March 10, 2021 2:30 PM
Haley Feeman; Elizabeth Bergeron; Jason Dane; Township Planner 2
FW: Alister Park - Response to Questions
Signed Letter - Linda Jenkins (02 .16.2021) - Alister Park Development.pdf; Signed Letter
- Ann Arbor Unity Church (02.15.2021) - Alister Park Development.pdf; RE: Alister Park;
Roof Pitches Exhibit.pptx; TheHenry.pdf

Follow Up Flag:
Flag Status:

Follow up
Flagged

CAUTION : This email originated from outside your organization . Exercise caution when opening attachments or clicking links,
especially from unknown senders.

Haley,
Please include this email below and attachments
Ben
Benjamin R. Carlisle, AICP
Principal
BCarlisle@cwaplan.com

Carlisle Wor man
AHOC I AH: S I C

117 N. First St. Ste. 70
Ann Arbor, Ml 48104
CWAP/an.com
PH: 734.662.2200

From: Spencer Schafer <spencer@schafer-dev.com>
Sent: Tuesday, March 9, 202111 :34 AM
To: Benjamin Carlisle <bcarlisle@cwaplan.com>; Laura Kreps <lkreps@cwaplan.com>
Cc: Steven Schafer <steve@schafer-dev.com>; jca@wideopenwest.com; Tom Gizoni <tgizoni@alpine-inc .net>
Subject: RE : Alister Park - Response to Questions

Hi Ben,
Please see below in red . We want to propose a unique, sustainable development, but we need to see if the Planning
Commission will consider a PUD and a waiver on the tree replacement . In exchange, we will implement many of the
green/ sustainable initiatives that the Township wants to see incorporated into new development. We will elaborate on
this extensively during our presentation .
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While my Dad and I are new to this, we have a team of professionals with experience with these types of developments
(see below) . Also, we will utilize sub-contractors who have a proven track record to ensure we can build the best
community possible.
I hate to be repetitive, but we received heartfelt letters from both of the property owners. Linda Jenkins and her
husband' s family have owned the property for several generations. Her husband passed away several years ago and she
is no longer able to maintain the property herself. She has looked to sell the property ever since his passing in 2015. She
has recently moved to Florida and is really counting on the sale proceeds of this property for her retirement . We would
really like to reach some sort of compromise with the Township, so we can give her closure .
Thank you and we look forward to meeting with the Planning Commission on Thursday, March 18th .
Spencer Schafer
Schafer Development

~ (248) 914-7499
~ spencer@schafer-dev.com
From: Benjamin Carlisle <bcarlisle@cwaplan .com >
Sent: Tuesday, March 9, 2021 9:23 AM
To: Spencer Schafer <spencer@schafer-dev.com >; Laura Kreps <lkreps@cwaplan .com >

Cc: Steven Schafer <steve@schafer-dev.com >
Subject: RE : Alister Park
Spencer,
The concept plan you gave us is lacking some information :
(1) Of the required 3,400 required mitigated trees, how many are you putting on site and how much are you
asking for relief through the PUD?
Ben, this is where we are struggling. I'd like to put this in perspective :
o Our landscape architect (Allen and Design - Jim Allen) said that in a mature woods, you will have up
to 100 hardwoods per acre.
o In total, ou r disturbance area is situated on 9 acres. If we had to plant 3,400 replacement trees on
these 9 acres, we would be planting over 375 hardwoods per acre.
In reality, we are not going to be able to plant many more than 200 trees on the property. We have kept our
development area as clustered as possible to minimize the disturbance to the mature tree stands on the
property. In total, we are preserving 82% of the trees on the site .
I want to reiterate that the tree replacement cost of $1,400,000 is far more than what we are paying for the
land. The Sellers have been through the ringer the past five years with two other developers. We were
under the assumption that the Township may be more open to a plan with far less intense density than what
was previous purposed . I believe you told us last year that a plan with low-density multiple-family could be
appropriate, given that it would preserve many more trees than either a single-family (R-lB) plan (which is
what the property is currently zoned) or industrial plan (as allowed under the current Master Plan) would . If
I recall correctly, the previous plans had between 180-200 units, significantly more than the 121 we are
proposing.
Please keep in mind that the sustainable concepts we have in the presentation will come at a substantial
cost. We will only be able to incorporate these sustainable measures into our project if we get relief on the
tree replacement ordinance from the Township. Otherwise, the tree replacement cost makes this project
economically infeasible.
In other world, we would be willing to incorporate a substantial number of green features (again, mentioned
in the Presentation) into this project if we can get relief on the tree replacement ordinance .
2
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(2)
(3)

(4)
(5)

(6)

We wou ld like to be the first of its kind sustainable project in the community and help introduce a
ro bust green bu ilding sta nd ard in Pittsfie ld Township.
Is the total number of units still 121?
Yes, density has not changed from the original plan we shared last year.
What's the proposed height?
The building is 3-stories (or 39'-1" to the midpoint of the roof) with an attractive 6:12 pitched roof. This
allows us to place dormers, gables and other architectural features on the roof.
o The units will all feature 9' ceilings, which has become commonplace in higher-end construction.
We could meet the R-2 Low Density Multiple-Family ordinance standard of 35' max. building height on the
dot !f we changed the ceiling heights to 8' -6" tall and our roof pitch to 4:12, but our architectural features
on the building wou ld be significantly less (see pictures in the attached PowerPoint : Roof Pitches Exhibit).
What other zoning relief are you seeking, when you compare this project to a R-2 zoning?
Trees and Building Height (see above)
How do we ensure/codify the environmental features? Does your team have experience doing this type of
work? Have you chosen a contractor/builder/developer?
Our architect {Ghafari and Associates) has a bevy of experience with this type of development. Their multifamily division has built dozens of buildings that are Energy Star certified.
Our architect is also LEED certified . We are researching into whether we want to do USG BC/LEED or another
green building designation, such as Energy Star and others. FYI, there are about 11 different green building
certifications available. We will be digging into this after the meeting on March 18t h .
Below are some benefits of green building (via https://www.usgbc.org/press/benefits-of-green-building)
o Green buildings help reduce carbon, water, energy and waste. The Department of Energy reviewed
22 LEED-certified buildings managed by the General Services Administration and saw CO2 emissions
were 34 percent lower, they consumed 25 percent less energy and 11 percent less water, and
diverted more than 80 million tons of waste from landfills
How does the Planning Commission compare the loss of trees (without mitigation) and significance density
increase to what you are offering in environmental benefits?
The property is zoned R-18 and the future land use from the Master Plan is Industrial. Granted, our use is
more dense than the current single-family zoning, but it is a lot less intense than an Industrial use. With the
way things have developed in this area (specifically Arbor Ridge and the apartments on Cloverlane Dr), we
believe this would be a much better use, as we have very significant buffers from their existing subdivision. I
would like to ask if the Township really prefers to keep the Master Plan designation as Industrial, given these
residential developments. While I cannot comment specifically on traffic, our proposed use would generate
far less trips than an Industrial use. Also, Ashley Capital has the large industrial parcel on the other side of
the street that has remained undeveloped and for-sale for quite a while. The benefit on the Ashley site is
that an Industrial development can be built without an impact to any trees.
I have talked about the green building initiatives and how they will reduce carbon emissions, energy usage,
water usage, etc., but I have not discussed how we are planning to use solar panels to service our common
areas and elements. Our electrical engineers anticipates that up to 25% of each building total energy usage
will be used for common areas (i.e. hallway lighting and heating, garages, onsite lighting). They have built
this same building once before in Grand Rapids (Westown at Wilson - the picture of that building is in the
PowerPoint) . I will have to work with our electrical engineer to fine tune a figure, but I am hesitant to invest
a lot of money in starting these processes unless we can get an informal thumbs up from Planning
Commission .
I want to state that these measures are relatively new to our State and unproven. We will be taking a risk
and increasing our project costs substantially by implementing these measures, but in the long run, we
believe it will help create a more sustainable building climate. We would like to do our part, but it requires
that we reach a compromise with the Planning Commission on tree replacement.
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On another note, we have a similar project we are doing in Commerce Township. I have a presentation in
front of their Board of Trustees tonight to discuss similar measures. Our goal is to really propose items that
will make a meaningful difference. We do not want to just do this for show.
We have had the opportunity to discuss these initiatives with our team (Ghafari and Associates-Architect-and E3Mour electrical and mechanical engineer), Matthew Grocott at Thrive Collaborative, two different solar consultants, Lean
and Green (state lead for the PACE program), as we ll as several PACE consultants and lenders. One of the solar
consultants we spoke to installed solar panels at The Henry sustainable development in Ann Arbor. We are looking to
implement many of the same initiatives they utilized in their development (see last attachment) .
My Father actually just received several million dollars in PACE financing for energy efficiency practices he
implemented at a large facility in mid-Michigan

Ben
Benjamin R. Carlisle, AICP
Principal

BCarlisle@cwaplan.com

Carlisl ~ Wor man
USOC I AH:S INC

117 N. First St. Ste. 70
Ann Arbor, Ml 48104
CWAP/an.com
PH: 734.662.2200

From: Spencer Schafer <spencer@schafer-dev.com >
Sent: Monday, March 8, 2021 4:45 PM
To: Benjamin Carlisle <bcarlisle@cwaplan .com >; Laura Kreps <lkreps@cwaplan.com >
Cc: Steven Schafer <steve@schafer-dev.com >
Subject: RE : Alister Park

Hi Ben,
We have not made a hard set submission since the first conceptual meeting, which occurred around June 2020. Included
in the most recent presentation (see above) I sent you was :
Preliminary Site Plan (with properly sized detention and sight distance survey on Carpenter Rd)
o We have meet with WCRC and WCWRC to get their initial comments; we cannot do anything official
until we receive at least preliminary approval from the Planning Commission
• Road Commission : we have prepared a sight distance study and the RC has no issue with our
proposed entrance/ curb cut onto Carpenter Rd; it appears we meet WCRC standards and we
will be able to do full turning movements at both entrances per Gary Streight's comments
• Water Resource Commission : we have done soil borings and we have shared them with Theresa
Marsik; because of the heavy ladened clay soils, she is not going to make us perform infiltration
test pits
•

She said we can do bio -swales / rain gardens, but they would most likely not count as a
credit toward pond sizing

Tree Survey
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o

Our lan dscape architect has performed a tree survey of the disturbance area and went up to 50 feet
beyond to tie in additional trees (see slide 6 for lim its of disturbance exh ibit)
Wetland Survey
o The survey has been completed by ASTI; only exhibits have been attached in the PowerPoint
We want to make sure we can get conceptual support of the plan before preparing the full preliminary plan set. We
want to make sure the Planning Commission is comfortable with the proposed use for lower-density multi-fam ily, as we
do not comply with the existing zoning district (R-18) or current master plan (Industrial) .
As you are aware, we are proposing a bevy of sustainable initiatives as part of this development. Even though we are
preserving 82% of the trees on site, we still have a significant tree replacement cost. This amount of replacement trees is
close to 3,400 or over $1,200,000 (more than what we are paying for the land). We would like to see if the Planning
Commission is willing to consider a PUD and a waiver of the tree replacement in exchange for us incorporating green/
LEED standard buildings, solar panels, electric appliances, EV charging stations, recycled materials for interior cabinets,
etc. (more listed in the attached presentation) . We are only removing 322 trees (124 Heritage Trees and 149 Regulated
Trees; 49 trees have not be identified because of standing water) . Please understand that these green initiatives are very
costly, but they will ultimately reduce electricity usage, leading to saving for the tenant (based on our conversations with
our architect as well as our electric and mechanical consultants, we believe these measure will save between 30-40% on
energy costs). Additionally, the carbon footprint for the project will shrink drastically by way of the initiatives.
This is obviously a big ask, but the tree replacement is cost prohibitive and makes this project economically unfeasible .
We hope the Planning Commission will work with us, as we are looking to add these sustainable initiatives in exchange
for relief on the tree replacement ordinance . We believe this would help kick-start further sustainable/ green projects in
the near future .
Thank you,
Spencer Schafer
Schafer Development
31400 Northwestern Highway Suite H
Farmington Hills, Ml 48334
(} (248)914-7499
~ spencer@schafer-dev.com

lit- www.schafer-dev.com/

Schafer
• • ••

.... ----~-----• • •• development

From: Benjamin Carlisle <bcarlisle@cwaplan .com >
Sent: Monday, March 8, 2021 4:16 PM
To: Spencer Schafer <spencer@schafer-dev.com >; Steven Schafer <steve@schafer-dev.com>
Subject: Alister Park

Spencer,
With the second set did you actually provide plans (site plan, elevations, landscape plan, photometrics)? All I can find in
the folder is the presentation .
Ben
5
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To:

Pittsfield Planning Commission

From: Ben Carlisle, AICP
Date: March 24, 2021
Re:

Sign Ordinance Revisions

A 2015 United States Supreme Court decision, Reed v. Town of Gilbert, has required municipalities to look
their ordinances to confirm that they are “content-neutral.”
Reed v. Town of Gilbert
In Reed v. Town of Gilbert, the U.S. Supreme Court, unanimously invalidated an ordinance that treated
signs differently based on their content. The Court’s majority opinion reaffirmed the vitality of
the content-discrimination principle a fundamental clause of First Amendment law.
In Arizona, the town of Gilbert’s ordinance imposed far more restrictions on “Temporary Directional Signs
Related to a Qualifying Event” than on “Ideological Signs” or “Political Signs.” Pastor Clyde Reed of the
Good News Community Church posted signs indicating the times of church services. The church did not
own its own building and met various locations around town. The town’s sign code compliance manager
cited the Church for violating the sign code.
Reed sued in federal district court, alleging First Amendment violations. The federal district court granted
summary judgment for the town, a decision affirmed by the Ninth U.S. Circuit Court of Appeals. The Ninth
Circuit deemed the sign ordinance content-neutral. The U.S. Supreme Court reversed, finding that the
town’s sign ordinance was patently unconstitutional.
The Court first determined that the sign code was content-based, not content-neutral. In his majority
opinion, Justice Clarence Thomas reasoned that the law was content-based on its face, because it treated
signs differently.
“The restrictions in the Sign Code that apply to any given sign thus depend entirely on the communicative
content of the sign,” Thomas explained. He rejected the Ninth Circuit’s reasoning that the law was
content-neutral because there was no underlying purpose to discriminate against particular
messages. “In other words, an innocuous justification cannot transform a facially content-based law into
one that is content-neutral.”

Richard K. Carlisle, President Douglas J. Lewan, Executive Vice President
John L. Enos, Principal David Scurto, Principal Benjamin R. Carlisle, Principal Sally M. Elmiger, Principal Craig Strong, Principal
Laura K. Kreps, Senior Associate Paul Montagno, Associate
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Sign Ordinance Revisions
March 24, 2021

Content Based as compared to Content Neutral
A content-based law or regulation discriminates against speech based on the substance of what it
communicates. In contrast, a content-neutral law applies to expression without regard to its substance.
A municipal sign code may regulate time, place, and manner of a sign, but may not regulate content of
message. Time, place, and manner refers to such regulations of sign size, number, location (wall vs.
ground), material use, and hours of illumination.
Proposed Amendments
Most of proposed sign code amendments relate to ensuring content neutrality specially with regards to
temporary signs; however we are taking this opportunity to clean up the ordinance to strengthen the
code and eliminate other sign code issues that have been identified.
Substantive amendments:
1. Refined sign definitions
a. “sign”
b. Electronic Message Sign. Significant additions to the electronic message signs
c. Removed “identification sign”
d. On-premise sign
e. Outdoor advertising sign
2. Purpose statement. Strengthen purpose statement more clearly state reasoning and stand up
to future judicial challenge. Included purpose statements of public safety, character and

3.
4.
5.

6.

quality of life, economic development and property values, avoidance of nuisance-like
conditions, property identification for emergency response and wayfinding purposes,
maintaining unique character of areas of the Township, and protection of the right to
receive and convey messages.
No flag may exceed the height of the roof of principal building on the same lot.
Rewrote “Parking of Advertising Vehicles” section to “Unlawful Motor Vehicle Signs”.
Removed Garage and Estate Sales, Election and Free Expression Signs, Business Signs,
Yard Sale Direction Signs, and Construction Maintenance or Service Work Being
Performed Signs. All these signs require the user to read the sign to determine the type
of sign. Rather all “temporary signs” were grouped together and regulated equally
regardless of content.
Added “content-neutral” temporary sign regulations.

The Township Attorney and myself look forward to discussing this item at your meeting next
week.

2
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ARTICLE 15
SIGN REGULATIONS

SECTION 15.01

PURPOSE

A. The intent of this article is to regulate the location, size, construction, and manner of display
of signs in order to minimize their harmful effects on the public health, safety and welfare.
While this article recognizes that signs are necessary to satisfy the needs of sign users for
adequate identification and communication, failure to regulate them may lead to poor
identification of individual businesses, deterioration and blight of the business and residential
areas of the Township, conflicts between different types of land use, reduction in traffic safety
to pedestrians and motorists, and other impacts that are contrary to the purposes, intent, and
interests identified in this section.
B. The following municipal interests are considered by the Township to be compelling government
interests. Each interest is intended to be achieved under this Article in a manner that represents
the least restrictive means of accomplishing the stated interest, and in all events is intended to
promote an important government interest that would not be effectively achieved absent the
regulations in this Article. Regulating the location, size, construction, and manner of display
of signage in the most narrowly tailored manner represents the least restrictive means of
addressing the targeted government interests of avoiding unsafe and nuisance-like conditions
while maintaining and improving pedestrian and vehicular safety and efficiency; character
and quality of life; economic development and property values; property identification for
emergency response and wayfinding purposes; and unique character of areas of the Township.
1. Public Safety. Maintaining pedestrian and vehicular safety are predominant and compelling
government interests throughout the Township, with particular emphasis on the safety
of pedestrians. The safety path and sidewalk networks provides facilities for pedestrians
situated between vehicular roads and private properties throughout the Township. In
areas of the Township without sidewalks or safety paths, pedestrians typically travel along
the edges of roadways.
Since most signage on the private properties is intended and designed to attract the
attention of operators of motor vehicles, thereby creating distractions that can jeopardize
traffic and pedestrian safety, this ordinance is intended to regulate signs so as to reduce
such distractions and, in turn, reduce the risk of crashes, property damage, injuries, and
fatalities, particularly considering the rate of speed at which the vehicles are traveling in
the districts identified in this article.
This Ordinance is also intended to protect public safety by requiring signs that are poorly
maintained and/or structurally unsafe to be repaired or removed to protect against fallen
signs or deteriorating sign debris from entering improved roadways, sidewalks and safety
paths and causing dangerous conditions for vehicular traffic and pedestrians.
15:1
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a. The Township encourages signage that will inform motorists and pedestrians of their desired
destinations without conflicting with other structures and improvements. These interests
are legitimately supported by limiting the maximum size of signage, providing setbacks, and
specifying minimum-sized characters for efficient perception by motorists and pedestrians,
while minimizing distractions that could put pedestrians at risk.
b. In some circumstances, adjusting the size, setback, and other regulations applicable to
signage may be important to avoid confusion and promote clarity where vehicular speeds
vary on commercial/business thoroughfares.
c. In multi-tenant buildings and centers, it is compelling and important to provide distinct
treatment with a gradation of regulation for individual identification depending on base
sign size, amount of road frontage, and the like, all intending to provide clarity to alleviate
confusion and thus additional traffic maneuvers, provide a minimum size of characters to
allow identification, and maintain maximum-sized overall signage to prevent line-of-sight
issues.
d. Maximum size and minimum setback of signage is compelling and important to maintain
clear views for both traffic and pedestrian purposes.
2. Character and Quality of Life. Achieving and maintaining attractive, orderly, and desirable
places to conduct business, celebrate civic events, entertain people, and provide for housing
opportunities is directly related to the stability of property values needed to provide and finance
quality public services and facilities within the Township. This article intends to allow signs
that are of sufficient, but not excessive, size to perform their intended function as necessary
to provide and maintain the Township’s character and support neighborhood stability. Signs
that contribute to the visual clutter, contribute to the potential conflict between vehicular and
pedestrian traffic, and distract from scenic resources and views, will be prohibited in efforts to
preserve the character, aesthetic qualities and unique experience within the Township. It is also
the intent of this ordinance that signs will reflect the character of unique districts as may be
established by the Township’s Master Plan, other adopted plans, or this article and other parts
of the zoning ordinance.
3. Economic Development and Property Values. The establishment of the restrictions in this article
has a direct relationship to creating stability and predictability, allowing each private interest to
secure reasonable exposure of signage, and thus promoting business success. The application
of the restrictions in this article allows businesses to reasonably command attention to the
content and substance of their messages while concurrently allowing the promotion of other
visual assets, including (without limitation) landscaping and architecture, all of which contribute
to economic development and property value enhancement.
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4. Avoidance of Nuisance-Like Conditions. Due to the concentration of people and activities, there
is a potential for, and it is a compelling interest to avoid, blight, physical clutter, and visual
clutter in the Township. The result of these conditions leads to diminished property values,
reduced attractiveness of the community, and reduced quality of life within the districts.
Minimum regulations that substantially relate to signage are important and necessary for the
maintenance and well-being of positive conditions, good character and quality of life in the
Township. Ultimately, these regulations are compelling and important for the protection of all
police power values.
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a. An excessive number of signs in one location creates visual blight and clutter, as well as
confusion of the public. Thus, limiting the number of signs on properties, establishing
setbacks from property lines, and requiring reasonable spacing between signs are
compelling interests that can be pursued with minimum regulation.
b. Signs that are too large can lead to confusion, undermine the purposes of the signs, and
ultimately lead to physical and visual clutter. Establishing maximum sizes can be the
subject of clear and effective regulations that address this compelling and important
interest.
c. Requiring maintenance specifications for signs can minimize the creation of blight
and clutter due to the deterioration of signs that are not durable or otherwise wellconstructed, and such regulations would be consistent with construction codes for
other structures.
d. There is a compelling governmental interest that signs avoid glare, light trespass, safety,
and skyglow. The selection of proper fixture type(s) and location, use of supportive
lighting technology, and control of light levels in a reasonable fashion is consistent with
regulations that are narrowly tailored to achieve the Township’s interests.
5. Property Identification for Emergency Response and Wayfinding Purposes. Locating a
business or residence by police, fire, and other emergency responders can be a matter of
life and death, and thus it is a compelling interest to ensure that proper, understandable,
unambiguous, and coordinated signage be permitted and required, and specifications
for such purposes can be accomplished in a simple and narrow manner. Wayfinding for
vehicular and pedestrian purposes is also a compelling interest to avoid confusion in public
rights-of-way, and unnecessary intrusions on private property. Sign specifications for such
wayfinding can be coordinated with property identification for such emergency and other
purposes.
6. Maintaining Unique Character of Areas of the Township. Acknowledge the unique
character of certain areas and districts, and establish special time, place and manner
regulations that reflect the unique aesthetic, historical, and/or cultural characteristics of
these areas/districts.
7. Protection of the Right to Receive and Convey Messages. The important governmental
interests and regulations contained in this article are not intended to target the content of
messages to be displayed on signs, but instead seek to achieve non-speech objectives. In
no respect do the regulations of signage prohibit a property owner or occupant from an
effective means of conveying the desired message. Nothing in this article is intended to
prohibit the right to convey and receive messages, specifically noncommercial messages
such as religious, political, economic, social, philosophical or other types of speech
protected by the First Amendment of the United States Constitution.
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The purpose of this Section is to regulate on-site signs and outdoor advertising so as to provide an
opportunity for identification while protecting the health, safety, and general welfare, protecting
property values, and protecting the character of the various neighborhoods in Pittsfield Township.
The principle features are the restriction of advertising the use of the premises on which the sign
is located and the restriction of the total sign area permissible per site. Any sign placed on land or
on a building for the purposes of identification or for advertising a use conducted on the premises
shall be deemed an accessory use. It is intended that the display of signs will be appropriate to the
land, building, or use to which they are appurtenant and be adequate, but not excessive, for the
intended purpose of identification or advertisement. With respect to signs advertising business
uses, it is specifically intended, among other things, to avoid excessive competition and clutter
among sign displays. Outdoor advertising signs (billboards) which advertise products or businesses
not connected with the site or building on which they are located, are deemed to constitute a
principle use of a lot.
SECTION 15.02

GENERAL SIGN REGULATIONS

The following regulations shall apply to all signs in Pittsfield Township. All signs must direct attention
to a business or profession conducted on the premise or to a commodity, service, or entertainment
primarily sold, offered, manufactured, processed, or fabricated thereon unless specified elsewhere
in these regulations.
A. Construction Standards.
1. General Requirements. All permanent signs shall be designed and constructed in a safe and
stable manner in accordance with the Township’s adopted Building and Electrical Codes. All
electrical wiring associated with a freestanding sign shall be installed underground.
2. Building Code Compliance. All permanent signs shall be designed to comply with minimum
wind pressure and other requirements set forth in the adopted Building Code.
3. Framework. All signs attached to a structure shall be designed so that the supporting
framework, other than the supporting elements on a freestanding sign, is contained within
or behind the face of the sign or within the building to which the sign is attached so as to be
totally screened from view.
B. Illuminated Signs.
1. Only indirectly illuminated signs shall be allowed in Recreation Conservation,
AgricultureAgricultural, and Residential Districts provided such sign is so shielded so as to
prevent direct light rays from being visible from the public right-of-way or any adjacent
residential property.
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2. Indirectly or internally illuminated signs are permitted in Neighborhood Commercial,
Regional Commercial, Industrial, Business, Planned Unit Development, Public Facilities,
and Form-Based Districts. Indirectly illuminated provided such signs are shielded so as to
prevent direct light rays from being visible from the public right-of-way or any adjacent
residential property.
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3. No sign shall have blinking, flashing, or fluttering lights or other illuminating devices
which have a changing light intensity, brightness, or color, or which are so constructed
and operating as to create an appearance of writing or printing. Nothing contained in this
ordinance shall be construed as preventing use of lights or decorations related to religious
and patriotic festivities.
4. Lighting of off-premise signs must be turned off after 11:00pm. Lighting of on-premise
signs shall be turned off upon closing.
5. Neon signs are permitted in districts which permit internally illuminated signs. Neon
lighting is prohibited outside of the sign structure and shall not be permitted as accent
lighting along a building wall or window, unless as allowed by during the building and
lighting review as part of Site Plan Review as set forth in Article 9.
6. The backlighting of awnings and signs is prohibited.
7. All electronic message signs shall comply with the standards set forth in Section 15.11.
C. Measurement of Sign Area.
1. The area of a sign shall be computed as including the entire area within the regular
geometric form of a square, rectangle, triangle, or circle. If the sign utilizes more than one
(1) separate geometric form, a square or rectangle may be combined with a contiguous
circle or triangle. The form(s) shall encompass all the display area of the sign including all
elements of the matter displayed.
2. Where a sign has two (2) or more faces, the area of all faces shall be included in determining
the area of the sign, except that where two (2) such faces are placed back to back, parallel
to one another and less than twenty-four (24) inches apart, the area of the sign shall equal
the area of one (1) face.
3. Frames and structural members not bearing copy or display material shall not be included
in the computation of sign area.
D. Height of Ground Sign.
1. A ground sign shall not exceed a total height of eight (8) feet including the sign pedestal.
2. Sign Measurement. Sign height shall be measured to the top edge of the sign, from the
adjacent grade. The total height of a ground sign including the sign pedestal and adjacent
grade, shall be no higher than eleven (11) feet from the adjacent street grade.
E. Setback Requirements for Signs.
1. All signs shall meet the minimum yard requirements for the district where located, as
set forth herein. In addition, all ground signs shall be located a minimum of five (5) feet
from any private driveway on or adjacent to the property containing the ground sign, and
fifteen (15) feet from any right-of-way or property line.
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1. In all single-family residential zoning districts, on developed residential lots, flags other than
corporate or commercial flags shall be permitted without restriction.
2. All other districts, flags shall be subject to the following regulations:
a. Flags shall meet the yard requirements for signs.
b. Flag poles shall not exceed the height point of the roofline of the structure on the same
lot.
c. The maximum permitted area of a flag shall be as follows:
Pole Height

Maximum Permitted Flag Area

46 feet & over

60 square feet

26 - 45 feet

40 square feet

21 - 25 feet

24 square feet

20 feet and under

15 square feet

The flag of the United States may be of the area specified for the next highest category.
The area of a flag shall not be included in the total sign area permitted on the lot.
d. No flag may exceed the height of the roof of principal building on the same lot.
d.e. Up to three (3) flags of any combination but not more than one (1) corporate flag shall
be permitted on each public street frontage of any lot, shopping center, or business
center.
e. There shall be no limit on the number of official National Flags.
f.

A corporate flag shall be located on the same lot as the business building or use.

f. All flags shall be displayed from a pole or other mounting which is permanently affixed
to the ground or a building and dedicated to that purpose. A flag pole may not be roof
mounted. A flag shall not be attached to any structure or on a separate lot which is
designed for an alternative use.

SECTION 15.03

PROHIBITED SIGNS

A. Swinging Signs. Signs which swing or otherwise noticeably move as a result of wind pressure
because of the manner of suspension or attachment are prohibited.
B. Moving Signs. Except as otherwise provided in this section, any sign or portion thereof which
moves or assumes any motion constituting a non-stationary or fixed condition are prohibited,
including banners, pennants, search lights, twirling signs, balloons, or other gas-filled figures.
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C.
Parking of Advertising Vehicles. No vehicle, or trailer, which has attached thereto, or
painted thereon, any sign or advertising device displaying the name of any business, product or
service located on the subject premises, shall be parked between the hours of 11:00 p.m. or 6:00
a.m:
1. On private property, in any non-residential district, between the front line of the structures
located thereon and the front property line;
2. Nor shall any such vehicles be parked on a public right-of-way, or on public property so as
to be visible from a public right-of-way. Vehicles engaged in attended loading activities and
otherwise lawful parking shall be exempt from this provision.
D.
Abandoned Signs. Signs that advertise an activity, business, product, or service no longer
conducted or available on the premises on which the sign is located are prohibited.
C. Unlawful motor vehicle signs. It shall be unlawful to park, place, or store a vehicle or trailer
on which there is a motor vehicle sign on private property where an on-premises ground
or wall sign is located if:
1. The motor vehicle sign is attached to a vehicle or trailer that is unregistered or not operable;
2. The motor vehicle sign is larger in any dimension than or extends beyond any surface of
the vehicle or trailer to which it is attached;
3. The motor vehicle sign is attached to a vehicle or trailer that is parked or stored in a public
right-of-way or an area not designed, designated, or commonly used for parking;
4. The motor vehicle sign is attached to a vehicle or trailer that is regularly parked or stored
in a “front yard” or “side yard,” as such terms are defined by this Ordinance, that abuts a
street, when there are other areas of the property designed, designated, or available for
the parking or storage of the vehicle or trailer that are not visible from the street or do not
abut streets; or
5. The motor vehicle sign is attached to a vehicle or trailer that is regularly parked or stored
within fifty (50) feet of a street, when there are other areas of the property designed,
designated, or available for the parking or storage of the vehicle or trailer that are more
distant from the street or not visible from the street.
6. The foregoing prohibition shall not apply if:
a. The vehicle is temporarily parked in a particular location in the course of conducting
personal activities or business activities that involve the loading or unloading of goods
for customers, providing services to off-site customers, conducting off-site business, or
engaging in work breaks;
b. The activities in subsection C.6.a., above, are being actively undertaken during the
period of such parking;
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c. The activities in subsection C.6.a., above, require the presence of the vehicle for purposes
of transporting equipment, people, supplies and/or goods necessary for carrying out such
activities; and
d. The activities in subsection C.6.a., above, are not, other than incidentally, related to
advertising, identifying, displaying, directing, or attracting attention to an object, person,
institution, organization, business, product, service, event or location.
D. Portable Signs. Portable signs, including sandwich board signs, and sidewalk, curb signs, or banners
are prohibited.
E. Painted Wall Signs. Signs which are painted directly on to the wall, or any other structural part of
a building are prohibited.
F. Roof Signs. Signs which are erected or constructed wholly on and over the roof of a building,
supported by the roof structure and extending vertically above the highest portion of the roof are
prohibited.
G. Fence Signs. Signs which are pasted or attached to utility poles or placed upon trees, fences, rocks,
or in an unauthorized manner to walls or other signs are prohibited.
H. Projecting Signs. Signs located in, or which project into or overhang any public right-of-way, are
prohibited, except as allowed by local, state, or federal law or regulation, as otherwise permitted in
a form-based district.
I. Electronic Message Signs, (EMS) including LED signs, except as otherwise permitted by this
Ordinance are prohibited.
J. Miscellaneous Signs.
1. Tacking, pasting, or otherwise affixing of signs or posters visible from a public way except
“no trespassing”, “no hunting”, “beware of animal”, warning of danger signs, and other legal
postings as required by law, located on the walls of buildings, barns, sheds, on trees, poles,
posts, or fences is prohibited.
2. Signs which imitate an official traffic sign or signal which contains the words “stop”, “go”, “slow”,
“caution” “danger”, “warning”, or similar words except as otherwise provided in this Section or
by other applicable law.
3. Signs which are of a size, location, content, coloring, or manner of illumination which may be
confused with or construed as a traffic control device or which hide from view any traffic or
street sign or signal or which obstruct the view in any direction at a street or road intersection
are prohibited.
4. Signs which contain statements, words, or pictures of an obscene, or pornographic, or
immoral
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character are prohibited.

5. Signs which emit audible sound, odor, visible matter are prohibited.

SECTION 15.04

SIGNS PERMITTED IN ALL DISTRICTS WITHOUT A SIGN PERMIT

Subject to the other conditions of this ordinance, the following signs shall be permitted anywhere
within Pittsfield Township without a permit.
A. Directional Signs.
1. A directional sign shall be located on the property to which it is directing traffic and shall
be located behind the front right-of-way line and shall not exceed six (6) square feet in
area for each sign and four (4) feet in height.
2. A directional sign may bear the logo of a business for which it directs entering and exiting
traffic if it is the determination of the Zoning Administrator that such logo is reasonably
necessary for the effectiveness of the directional sign on which it is located.
B. Temporary Signs. Temporary signs that are less than twelve (12) square feet in area or less.
When additional sign area is permitted during the time frame and conditions specified in
Section 15.12, no temporary sign shall require a permit.
B.
Garage and Estate Sales. Garage sale and estate sale signs in residential zoning districts,
provided that such signs:
1. Are not attached to public utility poles.
2. Do not exceed six (6) square feet in area; a maximum of three (3) feet in height.
3. Are erected no more than three (3) days before, and are removed within one (1) business
day after, the announced sale.
C.
Election and Free Expression Signs. Election Signs / Free Expression Signs, subject to the
following conditions:
1. Each sign shall have a maximum height of forty-eight (48) inches from the ground,
maximum width of ninety-six (96) inches, including the support structure, and no more
than six (6) square feet in area.
2. Such signs shall be set back at least ten (10) feet from the road right-of-way. Permission
to locate such signs on private property shall be obtained from the owner or occupant of
the property on which such signs are located.
3. Signs which advocate or oppose a candidate for public office or a position on an issue to be
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determined at an election shall be removed within two (2) days after the election.
4. Free expression or ideological opinion signs not related to an election shall not be subject to
any specific time limit but must be removed if they become unsafe or otherwise prohibited
by Section 15.03.
D.
Business Signs. Business signs containing information on credit cards, business affiliations,
hours of operation, open/closed, etc. The combined area of all such signs shall not exceed four (4)
square feet and shall not be included in the maximum window coverage calculation.
E.
Yard Sale Direction Signs. In residential districts, temporary direction signs, not exceeding
three (3) square feet in area and three (3) feet in height, shall be permitted on approach routes to
a private garage or rummage sale, for a period not to exceed seventy-two hours. Said signs shall
contain the address and dates of the sale and shall be removed within four (4) hours of the end of
the sale.
F.

Construction Maintenance or Service Work Being Performed Signs.
a. Number. May display one (1) sign on parcel(s) of which work is being completed.
b. Duration. May remain on-site during duration of work. Must be removed when work is
complete.
c. Size. Six (6) square feet and maximum of four (4) feet in height.

C. Signs Exempt From Regulations.
1. Signs not exceeding one (1) square foot in area bearing only property numbers, post box
numbers, names of occupants or premises, or other identification of premises not having
commercial connections.
2. Legal notices, identification, information, or directional sign erected, or required by
governmental bodies.
3. Integral decorative or architectural features of building, except letters, trademarks, moving
parts, moving lights, or backlit areas.

SECTION 15.05

PERMITTED SIGNS IN RECREATION-CONSERVATION,
AGRICULTURAL, AND RESIDENTIAL DISTRICTS

Subject to the other conditions of this ordinance, the following signs shall be permitted in the
Recreation-Conservation, AgricultureAgricultural, and Residential Districts within Pittsfield
Township with a sign permit.
A. Identification Ground Sign for Permitted or Conditional Use Other than Residential.
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1. Number. One (1) identification ground sign shall be permitted for each public street frontage.
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2. Size. Each sign shall not exceed eighteen (18) square feet in area, no more thanand eight
(8) feet in height.
B. Residential Development Signs.
1. Number. One (1) identification sign within the boulevard at the entrance to the
development or two (2) single-sided signs incorporated into a landscape wall as shown
on an approved landscape plan shall be permitted for each public street frontage for a
subdivision, multiple-family building development or mobile home park.
2. Size. Each No sign shall not exceed thirty two (32) square feet in area.
C. Residential Development Announcement Signs. \
D.
1. Number. One (1) announcement sign per entrance, with maximum of two (2) shall be
permitted to announce neighborhood events and activities.
2. Size. Each sign shall not exceed sixteen (16) feet in area and six (6) feet in height.
3. Location. The sign must be oriented towards the residential development and not towards
any adjacent arterial or collector road. Said signs shall be set back the full distance of the
front yard for the district in which it is located from any arterial or collector road right-ofway, and shall be setback one (1) foot from any local or neighborhood road right-of-way,
or private drive easements.
4.3.

Illumination. Signs shall not be illuminated.

5.4.

Material. Signs shall be made of substantial building materials.

D. Identification Ground Signs for a Permitted Use Other than Residential.
1. Number. One (1) identification ground sign shall be permitted for each public street
frontage.
2. Size. Each sign shall not exceed eighteen (18) square feet in area or eight (8) feet in height.
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Table 15.05
Recreation-Conservation, Agricultural, and Residential Districts Signage Regulations
Use

Number

Size

Setback

Ground Identification
Sign for Permitted
Use or Conditional
Use Other than
Residential

One (1) for each
public street
frontage

Eighteen (18)
square feet, no
more than eight
(8 ) feet in height

Ground: Fifteen (15) feet
from the road right-ofway.

Residential
Development Sign

One (1) for each
public street
frontage

Thirty-two (32)
square feet

Ground: Fifteen (15) feet
from the road right-ofway.

One (1) additional sign
advertising “For Rent”
or “Vacancy” may be
placed on each public
street frontage of a rental
residential development,
provided that such sign
shall not exceed three (3)
square feet in area and
is incorporated into the
identification sign.

Said sign shall not be
illuminated.
Said sign shall be made
of substantial building
materials.

Signs not permitted
for home occupation
business

Residential
Development
Announcement Sign

One (1) per
entrance, with
a maximum of
two (2)

Sixteen (16)
square feet, no
more than six (6)
feet in height

Oriented towards the
residential development
Set back the full distance
of the front yard for the
district in which it is
located from any arterial
or collector road right-ofway, and shall be set back
one (1) foot from any local
or neighborhood road
right-of-way, or private
drive easements.

Ground Identification
Sign for Permitted
Use Other than
Residential

One (1) for each
public street
frontage

Eighteen (18)
square feet, no
more than eight
(8) feet in height

Ground: Fifteen (15) feet
from the road right-ofway.

SECTION 15.06

Notes

PERMITTED SIGNS IN C-1 AND C-2 DISTRICTS

Subject to the other conditions of this ordinance, the following signs shall be permitted in the C-1,
Neighborhood Commercial District and C-2, Regional Commercial District, with a sign permit.
A. Signs Permitted in Shopping or Business Centers.
1. Ground Sign.
a. Number. One (1) ground sign shall be permitted for each public street frontage.
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b. Area. No ground sign shall exceed sixty-five (65) square feet in area.
c. Setback. Ground: Fifteen (15) feet from the road right-of-way.
2. Wall Sign.
a. Number. Each business in the center shall be permitted one wall sign. All
occupantsbusinesses without ground floor frontage shall be permitted one (1)
combined exterior wall sign, in addition to the number of signs allocated to the center.
b. Area. The area of wall signs permitted for each business shall be determined as one
square foot of sign area for each one (1) linear foot of building frontage occupied by
a business to a maximum area of two-hundred (200) square feet. All businesses
without ground floor frontage, in a given building, shall be permitted one (1) combined
exterior wall sign not more than twenty-four (24) square feet in area.
3. Window, Canopy, and Awning.
a. W i n d o w s . Number and Size. W i n d o w s i g n s m u s t b e l o c a t e d i n s i d e
t h e w i n d o w . NThere is no limit on number, but total window signs area cannot
occupy more than twenty-five percent (25%) of the totaleach individual window
area.
b. Canopies and Awnings. A canopy and awning sign is permitted in lieu of a wall sign.
The area of awning and canopy signs permitted for each business shall be determined
as one (1) square foot of sign area for each one (1) linear foot of building frontage
occupied by a business to a maximum area of two hundred (200) square feet. For
canopies and awnings upon which a sign is to be displayed, the entire area of such
canopy and awning shall be considered to be a sign area.
c. Window signs must be located inside the window.
4. Drive-through Accessory SignsMenu/Price Boards. In addition to the signs permitted in
paragraphs 1, 2, and 3 above, drive-thru businesses with pick up windows may have two
drive-through accessory signs menu/price boards per drive-aisle. The total square
footage for accessory signs menu boards per drive-aisle shall not exceed thirty-two
(32) square feet in area.
B. Signs Permitted on Parcels Not Located in a Shopping Centers or Business Centers.
1. Ground Sign.
a. Number. One (1) ground sign shall be permitted for each public street frontage.
b. Area. No ground sign shall exceed sixty-five (65) square feet in area.
c. Setback. Ground: Fifteen (15) feet from the road right-of-way.
15:13
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Figure 15.06.B.1 Ground Sign
Horizontal
Dimension
Vertical
Dimension

2. Wall Sign.
a. Number. Each developed lot shall be permitted one (1) wall sign for each public street
frontage. All occupants businesses without ground floor frontage shall be permitted
one (1) combined exterior wall sign. , in addition to the number of signs allocated to the
developed lot.
b. Area. The area of wall signs permitted for each lot shall be determined as one (1) square
foot of sign area for each one (1) linear foot of building frontage occupied by a business,
to a maximum area of two hundred (200) square feet. All businesses without ground
floor frontage, in a given building, shall be permitted one (1)space on a combined exterior
wall sign not more than twenty-four (24) square feet in area.
c. Window signs must be located inside the window.

Figure 15.6.B2-1 Wall Sign 1

Ver�calVertical
Dimension
Horizontal
Dimension

15:14

Pittsfield Township
Zoning Ordinance
Figure 15.06.B.2-2 Wall Sign 2

Sign Area: Cumulat i v e total of all separate areas

Vertical
Dimension
Horizontal
Dimension

Vertical
Dimension
Horizontal
Dimension

3. Window, Canopy, and Awning.
a. Number and SizeWindows. Window signs must be located inside the window. There
is noNo limit on number, but total window signs area cannot occupy more than
twenty-five percent (25%) of the each individual total window area.
b. A canopy and awning sign is permitted in lieu of a wall sign. The area of awning and
canopy signs permitted for each business shall be determined as one (1) square foot
of sign area for each one (1) linear foot of building frontage occupied by an occupant
a business to a maximum area of two one hundred (200) square feet. For canopies
and awnings upon which a sign is to be displayed, the entire area of such canopy
and awning shall be considered to be a sign area.
4. Drive-through Accessory SignMenu/Price Boards. In addition to the signs permitted in
paragraphs 1, 2, and 3 above, drive-thru businesses with pick up windows may have two
(2) drive-through accessory signs menu/price boards and each shall not exceed thirty-two
(32) square feet in area.
Figure 15.06.C Drive-through Accessory Sign Menu/Price Sign
Horizontal
Dimension
Vertical
Dimension
32 Square Feet
Maximum

5. Vehicle Fueling/Multi-Use Stations.
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a. Fuel PriceSupplemental Ground Sign.
i.

Location. Said sign shall be mounted or attached to abusiness identification ground
sign, provided that clear views of street traffic by motorists or pedestrians are not
obstructed in any way.

ii. Number. An automobile service station may have one (1) additional sign for the
purpose of advertising gasoline prices and other services provided on the premises.
iii. Size. Said sign shall not exceed eight (8) square feet in area and shall not advertise
the brand name of gasoline or other materials sold on the premises.
iv. Illumination. The supplemental ground sign Fuel prices may be an EMSLED numerals
provided the following requirements are met:
a. Numerals shall not exceed 12 -inches in height.
b. All numerals shall be be either red or green in color. LED background may only
be black.
c. The numerals may not display light of such intensity or brilliance to cause glare,
impair the vision of an ordinary driver, or constitute a nuisance.
d. All requirements of Section 15.11 are met.
b. Canopy.
i.

Number. An automobile fueling or service station may have one (1) additional sign
to be located on fueling canopy for each public street frontage.

ii. A canopy and awning sign is permitted in lieu of a wall sign. The area of awning and
canopy signs permitted for each business shall be determined as one (1) square foot
of sign area for each one (1) linear foot of building frontage occupied by an occupant
a business to a maximum area of two one hundred (200) square feet. Size. Said
sign can be one-half (½) square foot of sign area for each one (1) linear foot of
canopy face length adjacent to facing public street frontage.
c. Pump Signage.
i.

Number. One (1) per fuel pump face.

ii. Size. Maximum of three (3) square feet.
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Figure 15.06.D Supplemental Ground Vehicle Fueling Sign
Horizontal
Dimension
Vertical
Dimension
8 Square Feet
Maximum

Table 15.06
C-1 and C-2 Districts Signage Regulations
Use

Type

Size
Sixty-five (65) square
feet.

Wall

One (1)

One (1) square foot of
sign area for each one
(1) linear foot of building
frontage.
Maximum area of two
hundred (200) square
feet.

Window

Total window sign area
cannot occupy more
No limit on number than twenty-five percent
(25%) of each individual
window.

Ground

Shopping or
Business Center

Number
One (1) for each
public street
frontage

Canopy and
Awning

One (1) in lieu of
wall sign

One (1) square foot of
sign area for each one
(1) linear foot of building
frontage occupied by a
business to a maximum
area of two hundred
(200) square feet.

Drive-through
Accessory
Menu Board
Sign

Two (2)

Thirty-two (32) square
feet.

Notes
Setback: Fifteen (15 ) feet
from the road right-of-way.

Must be located on inside
of window.

For canopies and awnings
upon which a sign is to be
displayed, the entire area
of such canopy and awning
shall be considered to be
the sign area.
Only applicable for
businesses with pick-up
windows.
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Type
Ground

Wall

Signs Permitted on
Lots Not Located in a Window
Shopping Center or
Business Center

Automobile Station
Signage

SECTION 15.07

Number

Size

One (1) for each
public street
frontage

Sixty-five (65) square
feet.

One (1)

One (1) square foot of
sign area for each one
(1) linear foot of building
frontage.
Maximum area of two
hundred (200) square
feet.

Total window sign area
cannot occupy more
No limit on number than twenty-five percent
(25%) of each individual
window.

Notes
Setback: Fifteen (15) feet
from the road right-of-way.

Must be located on inside
of window.

Canopy and
Awning

One (1) in lieu of
wall sign

One (1) square foot of
sign area for each one
(1) linear foot of building
frontage occupied by a
business to a maximum
area of two hundred
(200) square feet.

Drive-through
Accessory
Menu Board
Sign

Two (2)

Thirty-two (32) square
feet.

Only applicable for
businesses with pick-up
windows.

Supplemental
Ground Fuel
Price Sign

One (1)

Eight (8) square feet in
area.

Said sign shall be mounted
or attached to business
identification ground sign.

One (1) square foot of
sign area for each one
One in lieu of wall
(1) linear foot of building
Canopy
sign One (1)
frontage occupied by a
additional sign for
business to a maximum
each public street
area of two hundred
frontage
(200)
square
One (1) per fuel
Maximum
of feet.Oneone (1)
Fuel Pump
half
(1/2)
square
foot of
pump
square foot.
sign area for each one
(1) linear foot of canopy
face length adjacent to
PERMITTED SIGNS IN FORM-BASED
ZONING
facing public
street DISTRICTS
frontage.

Subject to the other conditions of this Ordinance, the following signs shall be permitted in the
Form-Based Districts, with a sign permit.
A. Intent. Recognizing that there are areas within the Township in which the Master Plan places
greater emphasis on regulating urban form and character of development as well as use and
intensity of use, this section is intended to focus on sign standards that:
15:18

1. Acknowledge the differing design concerns and needs for signs in certain specialized mixed
use areas.
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2. Coordinate the placement and physical dimensions of signs within the different districts.
3. Protect property values, the local economy, and the quality of life by preserving and
enhancing the appearance of the streetscapes that affects the image of the Township.
4. Provide for signs as an effective channel of communication, while ensuring that signs are
designed and proportions in relation to adjacent structures and structures to which they
are attached.
5. Addressing the business community’s need for adequate business identification and
advertising communication by improving the readability, and therefore, the effectiveness
of signs by preventing their improper placement, over-concentration, excessive height,
area, and bulk.
B. General Regulations.
1. Ground Signs.
a. Lot Requirements. Ground sign(s) are only permitted on lots that are at least fifty (50)
feet in width and for lots where the building is setback a minimum of ten (10) feet
from the public right-of-way.
b. Number. One (1) ground sign shall be permitted for each lot.
c. Area. Parcels less than one (1) acre: shall not exceed twenty (20) square feet in area.
Parcel one (1) acre or greater: shall not exceed sixty (60) square feet in area.
d. Height. Parcels less than one (1) acre: shall not exceed four (4) feet in height. Parcels
one (1) acre or greater: shall not exceed six (6) feet in height.
e. Setback. Two (2) feet from right-of-way and three (3) feet from sidewalk.
f. Landscaping. One (1) square foot of landscaping adjacent to the sign per one (1) square
foot of sign area. Landscaping shall include a decorative combination of ground cover
and shrubs to provide seasonal interest.
2. Wall Signs.
a. Number. Each developed lot shall be permitted one(1) wall sign per frontage on rightof-way and parking lot. All occupantsbusinesses without ground floor frontage shall
be permitted one (1) combined exterior wall sign, in addition to the number of signs
allocated to the developed lot.
b. Area. The area of wall signs permitted for each lot shall be determined as one (1)
square foot of sign area for each one (1) linear foot of building frontage occupied by a
business to a maximum area of one hundred (100) square feet. All businesses without
ground floor frontage, in a given building, shall be permitted one (1) combined exterior
wall sign not more than twenty-four (24) square feet in area.

15:19

Pittsfield Township
Zoning Ordinance

37

3. Window Signs.
a. Windows. Window signs must be located inside the window. There is no
limit on number, but window signs cannot occupy more than 25% of the
total window area.
a. Number and Size. No limit on number but total window sign area cannot occupy more
than twenty-five percent (25%) of the each individual window.
b. Window signs must be located inside the window.
4. Canopy and Awning Signs.
a. A canopy and awning sign is permitted in lieu of a wall sign. The area of awning and
canopy signs permitted for each business shall be determined as one (1) square foot of
sign area for each one (1) linear foot of building frontage occupied by an occupant a
business to a maximum area of one hundred (100) square feet.
a. A canopy and awning sign is permitted in lieu of a wall sign.
b. Signs displayed on canopies or awnings shall not exceed fifteen percent (15%) of the
awning surface area.

5. Blade (Projecting).
a. Number. Shall be limited to one (1) sign with no more than two (2) sign surfaces.
b. Area. Shall not exceed eight (8) square feet in sign area.
c. Height from Grade. The lowest part of the sign shall be a minimum of eight (8) feet
above grade.
d. Projection Distance. Sign may not project more than four (4) feet from the attached
façade.
6. Vehicle Fueling/Multi-Use Station Signage. All vehicle fueling/multi-use station signage
shall comply with Section 15.06.B.5
C. Design Standards. All signs shall comply with Design Standards as set forth in Section 5.03.
D. Comprehensive Sign Plans.
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1. Intent. The intent of a sign package is to ensure that properties with multiple buildings,
buildings with multiple occupants or tenants, and adjoining property owners are able to
provide signage that is well designed and consistent throughout that building, property, or
area, while providing some flexibility in the design of the signs that are approved through a
sign package.
2. Process. A sign package may be submitted to the Planning Commission for its review and
approval in accordance with this Section for (i) any property containing more than one (1)
building; (ii) any multiple tenant building; and (iii) adjacent buildings on multiple parcels
that wish to carry out sign consistency.
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3. Contents of Sign Package. As part of the Site Plan Review process as set forth in Article 9,
an application for approval of a sign package shall include details regarding the design and
location of all proposed signs for which a sign permit is required. The sign package shall
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clearly define the areas of the building or property for which approval of a sign package
is requested. At a minimum, the following details shall be provided in the application
submittal for approval of a sign package:
a. Sign design, material(s), anchorage, and support(s).
b. Sign location(s).
c. Sign color(s).
d. Sign dimensions.
e. Method of illumination.
4. Standards. No sign package shall be approved by the Planning Commission unless the
Planning Commission finds that the sign package incorporates signage that is:
a. Unified and consistent throughout the building or property;
b. Of a higher quality than would be otherwise required under the applicable sign
regulations; and
c. Compatible with the design and materials of the building or buildings, and consistent
with the area surrounding the building or property.
5. Relief. The following relief may be granted by the Planning Commission provided that all
standards as set forth in Section 15.08.D.4 are found:
a. To increase the sign area of a sign by no more than thirty-three and one-third percent
(33⅓%).
b. To increase the height of a sign by no more than thirty-three and one-third percent
(33⅓%).
c. To permit one (1) additional sign on any lot, provided that no relief shall be granted to
permit an additional Ground Sign.

15:21
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Table 15.07
Form-Based District Signage Regulations
Type

Number

One (1) for each
Ground (on parcel less
public street
than one (1) acre)
frontage.

One (1) for each
Ground (on parcel one
public street
(1) or greater)
frontage

Wall

Window

Canopy and Awning
15:22

Size

Twenty (20) square
feet.

Sixty (60) square feet

One (1) square foot of sign
area for each one (1)
linear foot of building
frontage, or a maximum of
One (1) per
frontage on Right one
hundred (100) square
of Way and
feet.
parking lot
frontage
Total window sign area
cannot occupy
No limit on
more
than
twenty-five
number
percent (25%) of each
individual window.
A canopy and
awning sign is
permitted in lieu
of a wall sign

The area of awning and
canopy signs permitted for
each business shall be
determined as one (1)
square foot of sign area for
each one (1) linear foot of
building frontage occupied
by an occupant a business to
a maximum area of one
hundred (100) square

Heig
Notes
ht Lot Requirements: Ground sign
only permitted for lots that are
at least fifty (50) feet in width
and for lots where the building is
set back a minimum of ten (10)
feet from public right-of-way
Setback: Two (2) feet from
right-of-way and three (3) foot
Four (4)
sidewalk.
feet
Landscaping: One (1) square foot
of landscaping adjacent to sign
per one (1) square foot of sign
area. Landscaping shall include
a decorative combination of
ground cover and shrubs to
provide seasonal interest.

Six (6)
feet

Lot Requirements: Ground sign
only permitted for lots that are
at least fifty (50) feet in width
and for lots where the building is
set back a minimum of ten (10)
feet from public right-of-way
Setback: Ground: One-half (½)
the yard requirements for the
district where located.
Landscaping: One (1) square foot
of landscaping adjacent to sign
per one (1) square foot of sign
area. Landscaping shall include
a decorative combination of
ground cover and shrubs to
provide seasonal interest.

Must be located on inside of
window.

Lettering on a canopy sign shall
not exceed six (6) inch type.
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Type

Blade (projecting)

SECTION 15.08

Number

Size

Shall be limited
to one (1) sign
with no more
Eight (8) square feet
than two (2) sign
surfaces

Height

41

Notes

The lowest
part of the
Sign may not project more than
sign shall be a
four (4) feet from the attached
minimum of
façade.
eight (8) feet
above grade.

PERMITTED SIGNS IN PF, I AND BD ZONING DISTRICTS

Subject to the other conditions of this ordinance, the following signs shall be permitted in the
Public Facility District, General Industrial District and Business District, with a sign permit.
A. Business and Industrial Park Identification Signs. For industrial and business park
developments one (1) ground identification sign shall be permitted for each public street
frontage. The maximum area of each ground sign shall be sixty-five (65) square feet.
B. Ground Signs.
1. Number. Each developed lot shall be permitted one (1) ground sign for each public street
frontage.
2. Area. No ground sign shall exceed sixty-five (65) square feet in area.
C. Wall Signs.
1. Number. Each building shall be permitted one (1) wall sign. All occupants businesses
without ground floor frontage shall be permitted one (1) combined exterior wall sign, in
addition to the number of signs allocated to the developed lot.
2. Area. The area of wall signs permitted for each lot shall be determined as one (1) square
foot of sign area for each one (1) linear foot of building frontage occupied by a business
to a maximum area of two-hundred (200) square feet. All businesses without ground floor
frontage, in a given building, shall be permitted one (1) combined exterior wall sign not
more than twenty-four (24) square feet in area.
D. Tenant Identification Signs. For a multi-tenant building, each tenant shall be permitted one
(1) tenant identification sign. Such sign shall include only the name of the tenant business and shall
only consist of lettering or characters not in excess of six (6) inches in height.
D. Business, Office and Industrial Park Signs.
Business park internal signs. For business, office and industrial parks, an internal ground
sign per park shall be permitted in addition to other signs permitted under the following
regulations.
1. Only one (1) internal sign per park shall be permitted.
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2. The sign shall not exceed twenty-four (24) square feet in area or six (6) feet in height from
finished grade.
3. The sign shall be located no closer than fifty (50) feet to any property line, and shall be
located in a manner which is observable to users once they have enterd the premises.
Table 15.08
PF, I, and BD Zoning Districts Signage Regulations
Type

Number

Size

Notes

Park Ground
Identification Sign

One (1) for each public Sixty-five (65)
square feet.
street frontage.

Setback: Fifteen (15) feet from the road
right-of-way.

Ground

One (1) for each public Sixty-five (65)
square feet.
street frontage.

Setback: Fifteen (15) feet from the road
right-of-way.

Wall

One (1)

One (1) square
foot for each one
(1) linear foot of
building frontage
to a maximum
of two-hundred
(200) square feet
in area.

Tenant Identification
Internal Sign

One (1)

Twenty-four (24)
square feet

SECTION 15.09

Letters may be six (6) inches in height

PERMITTED SIGNS IN PUD DISTRICTS

Signs shall be permitted in each use area in a PUD district in accordance with the sign regulations in
the zoning district that is most similar to that use area, provided, however, those more restrictive
sign regulations in the approved area plan shall control.

SECTION 15.10

OUTDOOR ADVERTISING SIGNS

A. Districts. Outdoor advertising signs shall be permitted only on parcels abutting interstate
highways, freeways, and other primary highways in C-2 and I districts provided that such a sign
shall not be placed on a parcel having any other structure within one hundred (100) feet of the
sign, and no other structure shall be placed on the parcel within one hundred (100) feet of the
sign, except that minimum distances from other outdoor advertising signs shall be regulated
as set forth in Section 15.11.B and that signs shall not be located within fifty (50) feet of any
boundary of such parcel.
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B. Number. Where two (2) or more outdoor advertising signs are located along the frontage of
any freeway, they shall not be less than twenty five hundred (2,500) feet apart. When two (2)
or more outdoor advertising signs are located along the frontage of any primary highway other
than freeways, they shall be not less than seventeen hundred (1,700) feet apart. A double face
(back to back) or a v-type structure shall be considered a single sign provided the two (2) faces
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are not separated by more than two (2) feet, or the interior angle does not exceed twenty (20)
degrees, whichever is applicable.
C. Area. The total surface area, facing in the same direction, of any outdoor advertising sign,
shall not exceed three hundred (300) square feet. Signs may be single or double faced and
shall contain no more than two (2) faces, or panels.
D. Height. Outdoor advertising signs shall not exceed twenty (20) feet in height from ground
level. The permitted height may be increased to forty (40) feet by the Zoning Administrator if
it can be shown that excessive grades, building interference, bridge obstruction, and similar
conditions obstruct views of the sign.
E. No Signs on Roof. Outdoor advertising signs shall not be erected on the roof of any building,
nor have one (1) sign above another.
F. Interchange Distance. A sign structure shall not be permitted adjacent to or within five
hundred (500) feet of an interchange, an intersection at grade, or a safety roadside rest
area. The five hundred (500) feet shall be measured from the point of beginning or ending of
pavement widening at the exit from or entrance to the main traveled way.

SECTION 15.11

ELECTRONIC MESSAGE SIGNS

Electronic Message Signs (EMS) shall be permitted within all commercial, form-based, industrial,
business, or public facility zoning districts, as either a free-standing or a wall-mounted sign subject
to the sign regulations for each zoning district, and subject to the following additional regulations:
A. An Electronic Message Sign EMS shall only be permitted as part of a static sign and shall not
exceed fifty (50%) of the total sign area of the static sign.
B. Frequency of message change shall be no more than once every thirty (30) seconds.
C. Scrolling words or images are prohibited.
D. The rate of change between two (2) messages shall be one (1) second or less.
E. EMS owners shall permit Township, state, and federal governments to post messages in the
event of an emergency.
F. The electronic message sign may not display light of such intensity or brilliance to cause glare,
impair the vision of an ordinary driver, or constitute a nuisance. Maximum sign luminance
shall not exceed 0.3 footcandles above ambient light measurement based upon the size of
the sign (in square feet) and distance measured perpendicular to the sign face in accordance
with the following table:
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Maximum Allowed Ambient
Light Level

0.3 footcandles
0.3 footcandles
0.3 footcandles
0.3 footcandles
0.3 footcandles
0.3 footcandles
0.3 footcandles
0.3 footcandles
0.3 footcandles
0.3 footcandles
0.3 footcandles

Area of Sign (sq.ft)

10
15
20
25
30
35
40
45
50
55
60

Measurement of
Distance (ft)*

32
39
45
50
55
59
63
67
71
74
77

Source: Model Code, Illuminating Engineering Society of North America
* Measured in feet, perpendicular to the face of the sign.

G. Prior to the issuance of a sign permit, the applicant shall provide written certification from
the sign manufacturer that the light intensity has been factory-programmed not to exceed the
above listed light levels.
H. In no case shall EMS luminance exceed 0.1 footcandles above ambient light along any adjacent
property line that is zoned or used for residential purposes.

SECTION 15.12

TEMPORARY SIGNS

Non-illuminated temporary exterior signs may be erected in accordance with the regulations of this
Section.
A. General Regulations.
1. It is the intent of these regulations to minimize the proliferation of temporary signs in the
Township.
2. Temporary signs shall not be illuminated.
3. Unless otherwise specified, all temporary signs shall be located on the premises they are
intended to serve.
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B.
Single-Family and Two-Family Districts. In single-family and two-family districts, one (1)
sign for each public street frontage advertising a recorded subdivision or development shall be
permitted. Each sign not to exceed thirty two (32) square feet in area. Each sign shall be removed
within one (1) year after the sale of ninety percent (90%) of all lots or units within said subdivision
or development.
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4. Multiple-Family Districts. In multiple-family districts, one (1) sign on each public street
frontage of a new multiple-family development advertising the new dwelling units for rent
or sale, not to exceed thirty two (32) square feet in area, shall be permitted. Each sign shall
be removed within sixty (60) days of the initial rental or sale of seventy percent (70%) of
the dwelling units within the development.
5. Real Estate Directional Signs. Directional real estate signs shall be permitted in residential
districts on weekends between 6:00pm Friday and 8:00pm the Sunday following fifty (50)
consecutive hours as follows:
a. Temporary real estate direction signs referencing an individual parcel in a residential
zone, which is, or has been, occupied as a legal residence, shall be permitted on
approach routes to an open house, only for the day of open house. Said signs shall
not exceed three (3) square feet in area, three feet in height and four (4) in number,
shall show a directional arrow, and be placed back of the property line. Such signs shall
not be attached to any traffic sign or other structure. All such signs shall be located
within a one and one-half (1½) mile radius of the geographic center of the property
referenced on said sign.
b. In a subdivision or other residential development under construction, in which less
than ninety-five percent (95%) of the available lots have been sold, temporary real
estate direction signs advertising open model homes shall be permitted to be displayed
during the period specified above. Said signs shall not exceed three (3) square feet in
area, three (3) feet in height and four (4) in number per subdivision or development,
shall show a directional arrow and be placed back of the property line. Such signs shall
not be attached to any traffic sign or other structure. All such signs shall be located
within a one and one-half (1½) mile radius of the geographic center of the property
referenced on said sign.
6. Real Estate Signs.
a. In residential districts, real estate signs shall be freestanding (such as lawn signs) or
wall mounted, and offer an open house on the premises or offer the premises on
which they are located “for sale” or “for rent,” provided that there shall not be more
than one (1) such sign per parcel. Signs in residential districts shall not exceed six (6)
square feet in area, and no freestanding sign shall project higher than six (6) feet above
normal grade. Signs shall be removed after the sale or rental of the property.
b. In nonresidential districts, real estate signs shall be freestanding or wall-mounted,
and offer the premises on which they are located “for sale” or “for rent,” provided
that there shall not be more than one (1) such sign per street frontage. Such signs in
nonresidential districts shall not exceed thirty-two (32) square feet in area per side.
No freestanding sign shall project higher than eight (8) feet above normal grade, and
no wall mounted sign shall project higher than ten (10) feet above normal grade.
Signs shall be removed after the sale or lease of the property, or, in the case of rental
property, after final occupancy has been issued to the entire development.
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7. Temporary Agricultural Retail Signs. Temporary agricultural retail signs are used by farms
and agricultural enterprises are permitted subject to the following:
a. A maximum of four (4) agricultural retail signs shall be permitted for two (2) consecutive
periods of seventy-five days or one (1) consecutive period of five months per calendar
year.
b. Agricultural retail signs may be erected on either on-premise or off-premise with the
written approval of the property owner.
c. Agricultural retail signs shall not exceed five (5) feet in height and twenty (20) square
feet in area per side.
d. A maximum of twelve (12) temporary directional signs, not exceeding three (3) square
feet in area and three (3) feet in height, shall be permitted on approach routes to
agricultural retail locations hosting an event. Directional signs may be erected either
on-premise or off-premise with written approval of the property owner and displayed
for a maximum period of twenty-four (24) hours per event.
e. A sign permit application, detailing the size and location, must be submitted and a permit
issued prior to the use of temporary agricultural retail signs.
8. Construction Signs. One (1) identification sign shall be permitted for all building contractors,
one (1) for all professional design firms and one (1) for all lending institutions on sites under
construction, each sign not to exceed six (6) square feet in area, with not more than a total
of three (3) such signs permitted on one (1) site. If all building contractors, professional
design firms and lending institutions combine together in one (1) identification sign such
sign shall not exceed thirty two (32) square feet in area with not more than one (1) sign
permitted on one (1) site. Signs shall have a maximum height of ten (10) feet and shall be
confined to the site of construction, construction shed, or construction trailer and shall be
removed within fourteen (14) days after the issuance of a certificate of occupancy.
9. Public Charitable, Educational, or Religious Event. Temporary signs announcing any annual
or semi-annual public charitable, educational, or religious event or function, located entirely
within the premises on which the event or function is to occur shall be permitted. Maximum
sign area shall not exceed twenty-four (24) square feet. Signs shall be allowed no more than
fourteen (14) days prior to the event or function and shall be removed within one (1) day
after the event or function. If building mounted, signs shall be flat wall signs and shall not
project above the roof line. If ground-mounted, signs shall not exceed six (6) feet in height.

B. Permits Required. All permitted temporary signs, that are twelve (12) square feet or greater,
except those signs where additional sign area is permitted during the time frame and
conditions specified in this Section
shall require a permit from the zoning administrator.
Banners meeting the requirements of this section shall be considered temporary signs.
15:28
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C. Temporary Ground Signs. The setback height and area of temporary ground signs are set forth
in Table 15.12 C-1
.
Table 15.12 C-1
Setback, Height and Area for Temporary Ground Signs Per Premise
Sign Zone

Minimum Setback
(ft) a

Maximum Height
(ft)

Maximum Area
(sq. ft.)

Maximum Area of
Individual Sign b

RC, AG, and
Residential
Zoning Districts

5’

6’

32

16

All NonResidential
Zoning Districts

15’

6’

32

16

a.Front yard
b.Either on same or adjacent properties

D. Temporary Wall Signs. The maximum area of temporary wall signs are set forth in Table 15.12
D-1.
Table 15.12 D-1
Setback, Height and Area for Temporary Wall Signs Per Premise
Sign Zone

Total Maximum Area (sq. ft.)

Maximum Area of Individual Sign

RC, AG, and Residential
Zoning Districts

16

8

All Non-Residential
Zoning Districts

24

12

E. Standards for All Temporary Signs.
1. Temporary signs shall be constructed of durable, all-weather materials and designed to
remain in place and in good repair so long as they remain on display.
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2. The maximum display time of temporary signs is 30 days unless additional time is granted
under subsection 3 or 4 below. After this time expires, the sign shall be removed. Once the
temporary sign is removed, there shall be a gap of at least thirty (30) days between display
of a temporary sign on the same property.
3. In recognition that there is a need for additional expression of speech prior to a scheduled
election, the following applies for a period of thirty (30) days prior to and three (3) days
after a Township-designated election day on which there is at least one ballot item: the
maximum allowable area of temporary signs shall be increased to sixty-four (64) square feet
per premise in all districts. The maximum area of an individual sign remains as stated in the
table above during this period.
4. When all or a portion of a building or land area is listed for lease, the maximum display time
of freestanding temporary signs and temporary signs mounted on buildings shall be ninety
(90) days. When all or a portion of a building or land area is listed for sale, the maximum
display time of freestanding temporary signs for all uses and temporary signs mounted on
buildings for all uses except residential uses shall be the duration the building, building unit
or land is listed for sale. In all cases, the sign area limits in Table 12.07 B-2 apply.
5. Display of temporary banners and temporary signs mounted on building walls (temporary
wall signs) shall be limited to a total of twenty-eight (28) days per calendar year. Such signs
shall not be displayed for any continuous period greater than fourteen (14) days.

SECTION 15.13

NON-CONFORMING SIGNS

A. Non-conforming signs shall not:
1. Be re-established after the related activity, business or usage has been discontinued for
ninety (90) days or longer.
2. Be structurally altered so as to prolong the life of the sign or so as to change the shape, size,
type, or design of the sign.
3. Be re-established after damage or destruction, if the estimated expense of reconstruction
exceeds fifty percent (50%) of the replacement cost as determined by the Building Inspector.

SECTION 15.14

PERMITS AND FEES

A. Application. Application for a permit to erect or replace a sign, or to change copy, shall be made
by the owner of the property, or an authorized agent, to the Township Zoning Administrator, by
submitting the required forms, fees, exhibits, and information.
B. Application Requirements. An application for a sign permit shall contain the following:
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1. The applicants name and address in full, and a complete description of his/her relationship
to the property owner.
2. The property owner’s written consent to the application.
3. The address of the property.
4. An accurate scale drawing of the property showing location of all buildings and structures
and their uses, and location of the proposed sign.
5. A complete description and scale drawings of the sign, including all dimensions and the
area in square feet.
6. English translation if sign copy is in another language.
C. Inspection.
1. All signs must be inspected and approved by the Township Zoning Administrator or
designee for conformance to this ordinance prior to placement on the site. Foundations
must be approved by the building inspector prior to pouring of the concrete for the sign
support structure.
2. Signs for which a permit is required shall be inspected periodically by the Zoning
Administrator or designee for compliance with this ordinance and other laws.
D. Expiration. A sign permit shall become null and void if the work for which the permit was
issued has not been completed six (6) months after the date of the permit. Sign permits may
be extended for a period of thirty (30) days upon request by the applicant and approval of the
Zoning Administrator or designee.
E. Maintenance. Painting, repainting, cleaning, and other normal maintenance and repair of
a sign or a sign structure, unless a structural or size change is made, shall not require a sign
permit.

SECTION 15.15

REMOVAL OF SIGNS

A. Legal Non-Conforming. The Zoning Administrator shall order the removal of any sign erected
or maintained in violation of this ordinance except for legal non-conforming signs. In the case
of permanent signs, written notice shall be given to the owner of the sign or of the building,
structure, or premises on which said sign is located ordering removal of the sign or such
action as is necessary to bring the sign into compliance with this ordinance and specifying a
reasonable period of time for removal and/or compliance. Upon failure to remove the sign
or to comply with this notice within the specified time, the Township may remove the sign
immediately and without further notice, at its discretion. Any sign deemed a safety hazard,
signs prohibited under the provisions of Section 15.03, and signs improperly erected in any
public right-of-way, may be removed without notice. Any cost of removal incurred by the
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Township may be assessed to the owner of the property on which such sign is located and such
charge shall be a lien on the property.
B. Expiration. A sign shall be removed by the owner or lessee of the premises upon which the sign
is located within thirty (30) days after the business which it advertises is no longer conducted
on the premises. If the owner or lessee fails to remove the sign, the Township may remove it in
accordance with the provisions stated in Section 15.15.A preceding. These removal provisions
shall not apply where a subsequent owner or lessee conducts the same type of business and
agrees to maintain the signs to advertise the type of business being conducted on the premises
and provided the signs comply with the other provisions of this ordinance.
C. Nuisance. Any sign maintained in violation of this ordinance is a nuisance per se as provided in
Section 3.07 of this Ordinance and subject to the penalties contained therein.

SECTION 15.16

VIOLATIONS

A. It is a violation of this ordinance to:
1. Install, authorize installation, create, erect, or maintain any sign in a way inconsistent with
the terms of this Ordinance or that is inconsistent with any plan or permit governing such
sign or the zoning lot on which the sign is located.
2. Install, authorize installation, create, erect, or maintain any sign requiring a permit without
such a permit.
B. Separate Violation. Each sign installed, created, erected, or maintained in violation of this
Ordinance shall be considered a separate violation.
C. Right-of-Way. Unless specified elsewhere in this ordinance any signs placed within a road rightof-way (ROW) and on utility poles will be considered a violation of this Ordinance and may be
removed by the Township at the expense of the owner.

SECTION 15.17

ENFORCEMENT

Knowing and willful violation of the provisions of this ordinance shall be a municipal civil infraction.
Enforcement of this ordinance may proceed through the municipal civil infraction process. Each
day that such violation continues after receipt of written notice to remove a sign shall be deemed
a separate offense. Violation of these regulations shall result in a revocation of the subject sign
permit.
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SIGN: Any structure or part thereof, or device attached thereto or painted or represented thereon, or
any material or thing, illuminate or otherwise, which displays or includes any numeral, letter, work,
model, banner, emblem, insignia, device, code mark or other representation used as or in the nature
of, an announcement, advertisement, direction or designation, of any person, firm, organization
place, commodity, service, business, profession, or industry , or any backlit building area, which is
located upon any land or in or on any building, in such a manner as to attract attention from outside
the premises. A structure, wall or other object which is affixed to, or painted, or otherwise located
or set upon or in a building, structure or piece of land which displays a message and which is visible
from any public street, sidewalk, alley, park, or public property. The term includes interior and
exterior signs but not signs primarily directed at persons within the premises of the sign owners.
The term does not include goods displayed in a business window.
1. ABANDONED SIGN: A sign which no long advertises or identifies a business, lessor, owner,
or activity conduced upon, or product available on, the premises where such sign is displayed.
1. BILLBOARD: See Outdoor Advertising Signs.
2. CANOPY OR MARQUEE SIGN: Any sign attached to, or constructed within or on, a canopy
or marquee.
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3. ELECTRONIC MESSAGE SIGN (EMSLED): A sign with a fixed or changing message composed
of a series of lights or light-emitting diodes (LED) that may be changed through electronic
means. A sign or portion of a sign, that displays an electronic image or video, which may or
may not include text, including any sign or portion of a sign that uses changing lights or
similar forms of electronic display such as LED to form a sign message with text and or images
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wherein the sequence of messages and the rate of change is electronically programmed
and can be modified by electronic processes. This definition includes without limitation
television screens, plasma screens, digital screens, flat screens, LED displays, video boards,
and holographic displays. The following additional definitions shall apply to an EMS:
Display Time: The amount of time a message and/or graphic is displayed on an Electronic
Message Sign.
Dissolve: A mode of messaging transition on an Electronic Message Sign accomplished
by varying the light intensity or pattern, in which the first message gradually appears
to dissipate and lose legibility with the gradual appearance and legibility of the second
message.
Dynamic Frame Effect: An Electronic Message Sign frame effect in which the illusion of
motion and/or animation is used.
Fade: A mode of message transition on an Electronic Message Sign accomplished by
varying the light intensity, where the first message gradually reduces intensity to the
point of not being legible and the subsequent message gradually increases intensity to
the point of legibility.
Frame: A complete, static display screen on an Electronic Message Sign.
Frame Effect: A visual effect on an Electronic Message Sign applied to a single frame.
See also Dynamic Frame Effect.
LED: Light emitting diode.
Scroll: A mode of message transition on an Electronic Message Sign in which the
message appears to move vertically across the display surface.
Transition: A visual effect used on an Electronic Message Sign to change from one
message to another.
Travel: A mode of message transition on an Electronic Message Sign in which the
message appears to move horizontally across the display surface.
4. FREE STANDING SIGN: A sign supported by a structure, such as a pole or pylon, independent
of any other structure. The definition shall not include a ground sign.
5. GROUND SIGN: A sign mounted directly on the ground or by a structure on a foundation.
6. HEIGHT OF SIGN: The vertical distance to the top edge of the copy area or structure,
whichever is higher, as measured from the adjacent street grade.
7.IDENTIFICATION SIGN: A sign which carries only the name of the firm, the major enterprise,
or principal product or service offered for sale on the premises or a combination of these
things only to identify location of said premises and not to advertise.
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7. OFF-SITE SIGN (OFF-PREMISES SIGN): A sign other than an on-site sign.
8. ON-SITE SIGN (ON-PREMISES SIGN): A sign which advertises or identifies only goods,
services, facilities, events, or attractionscommunicates a message on the premises where
located.
9. OUTDOOR ADVERTISING SIGN: A sign, including billboards, on which the written or pictorial
information is intend to advertise a use, product, service, goods, event or facilitywhich
communicates a message located on other premises., and which is intended primarily for
advertising purposes.
10. PORTABLE SIGN: Any sign not permanently attached to the ground or a building.
11. TEMPORARY SIGN: A sign that is intended to be displayed for a limited period of time.
12. WALL SIGN: A sign attached to or erected against the wall of a building with the face in a
plane parallel to the plane of the building wall.
13. WINDOW SIGN: A sign installed on, or in, a window for the purpose of viewing from outside
the premises. This term does not include merchandise located in a window.
SMOKING LOUNGE: A business establishment that is dedicated, in whole or in part, to the smoking
of tobacco products, electronic cigarettes, and/or other substances, including but not limited to
establishments also known as cigar bars, hookah lounges, tobacco clubs, tobacco bars, etc.
SOLAR ENERGY COLLECTOR: A panel or panels and/or other devices or equipment, or any
combination thereof, that collect, store, distribute and/or transform solar, radiant energy into
electrical, thermal or chemical energy for the purpose of generating electric power or other form
of generated energy for use in or associated with a principal land use on the parcel of land on
which the solar energy collector is located and, if permitted, for the sale and distribution of excess
available electricity to an authorized public utility for distribution to other lands.
1. BUILDING-MOUNTED SOLAR ENERGY COLLECTOR: A solar energy collector attached to the
roof or wall of a building, or which serves as the roof, wall or window or other element, in
whole or in part, of a building.
2. GROUND-MOUNTED SOLAR ENERGY COLLECTOR: A solar energy collector that is not
attached to and is separate from any building on the parcel of land on which the solar
energy collector is located.
3. COMMERCIAL SOLAR ENERGY SYSTEM: A utility-scale facility of solar energy collectors with
the primary purpose of wholesale or retail sales of generated electricity. Commonly referred
to as solar farms.
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STORY: That portion of a building included between the surface of any floor and the surface of the
floor next above it, or if there be no floor above it, then the space between any floor and the ceiling
next above it.
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PUBLIC HEARING NOTICE
PITTSFIELD CHARTER TOWNSHIP

ZONING ORDINANCE AMENDMENTS
ZOA 21-213
SIGN ORDINANCE

NOTICE IS HEREBY GIVEN that a regular meeting of the Pittsfield Township Planning
Commission will be held at Morns Hall, Pittsfield Township Administration Building located at 6201
W. Michigan Avenue, Ann Arbor, MI 48108 on Thursday, April 1, 2021 at 6:30 p.m.
Please note that the location of the meeting may be moved to a virtual location if the current

emergency order is extended by either the State of Michigan or Washtenaw County. On the day of the
meeting,

please

consult

the

Planning

Commission

Page

on

the

Township

website

https:// www.pittsfield-mi.gov/ 124/Planning- Commission) to confirm meeting location.
At this meeting, the Planning Commission will hold a Public Hearing to consider proposed
amendments to the Zoning Ordinance of Pittsfield Charter Township, ZOA 21- 213, Sign Ordinance
Ordinance Amendment.
The purpose of the proposed amendment is to modify the following

Zoning
sections

of Article

15, Signs:

Section 15. 01
Section

15. 02

Section 15. 03
Section

15. 04

Section

15. 05

Section

15. 06

Section

15. 07

Section 15. 08
Section

15. 12

Written comments will be received at zoning@pittsfield- mi.gov until 3: 00 p.m. the day of the
hearing.

Any person who wishes to contact members of the Planning Commission to provide input or ask
questions on any business coming before the Planning Commission on April 1, 2021 may do so
by calling ( 734) 822- 3130 or emailing zoning@pittsfield- mi. gov prior to the meeting.
Reasonable auxiliary aids and services can be provided at the meeting to individuals with
disabilities by contacting the Clerk' s Office at ( 734) 822- 3120 or clerk@pittsfield- mi. gov at least
three business days in advance.

This notice is in compliance with PA 267 of 1976 ( as amended) Open Meetings Act, MCL
125. 3103 and 125. 3502 and the Americans with Disabilities Act ( ADA).

Michelle LAnz aldi, Clerk
Date

of

Publication: March 14, 2021
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RESOLUTION #1
FINDINGS OF REQUIRED STANDARDS
Clark/Golfside-Lockwood Development Rezoning
RZ 20-08
April 1, 2021
The Pittsfield Township Planning Commission hereby makes the following findings of required facts
from Article 6.02.B of the Pittsfield Township Zoning Ordinance for a Zoning Amendment Petition
as RZ 20-08 by Lockwood Development – received by the Township on October 6, 2020, requesting
a major amendment to an existing PUD (Parcel # L -12-01-100-005, 006, 007, and 020)
1. The proposed development shall conform to the adopted Master Plan, or represents land
use policy which, in the Planning Commission’s opinion, is a logical and acceptable
change in the adopted Master Plan.
The site is future land use planned for Business District, but is in close proximity to the
Washtenaw Avenue Form-Based District. This area is evolving from a primarily multiple
family residential and office area to one of a mix of uses including multiple family residential,
commercial, office, retail, and services.
It is intended that as the business districts evolve, they will become more pedestrian-friendly,
have access to transit, and linkages within its open space areas. These areas are intended to
evolve with a mixture of uses designed at the human scale along the major road frontages in
order to accommodate pedestrians and the use of transit. Light industrial, office, and research
and development uses are appropriate to the Business District and Washtenaw Form-Based
District future land use category. Limited retail and service uses may be permitted to meet the
needs of nearby residents and employees. On a case-by-case basis, multi-unit residential
dwellings may also be permitted in this area to provide housing within close proximity to the
Township’s major employers.
Considering the provision for multiple family housing as listed in Business District future
land use and the desired use of multiple family in the form-base districts, the proposed use is
consistent with the Master Plan. The Master Plan encourages a variety of housing options.
This proposed development provides those. Furthermore, the recently adopted Township
Preservation Plan outlines the vision, guidelines and recommendations pro-actively begin
working more aggressively toward preservation and expansion of its green and open spaces.
The policy guidelines outlined in the document are intended to coordinate with the
goals/objectives of related documents also committed to furthering sustainability in Pittsfield,
including the Stormwater Management Plan, Invasive Species Plan and Energy Management
Plan.
As noted, the site is encumbered with natural features, including regulated wetlands and
woodlands. The applicant is preserving the onsite wetland and a number of trees.
The Plan is consistent with the Master Plan, considering the adjacent uses, the provision of
additional housing options, and the changing nature surrounding area that would be supported
by this use.
2. The proposed development shall conform to the intent and all regulations and standards of
a Planned Unit Development district.

Clark/Golfside PUD
RZ 20-08
April 1, 2021
Page 2 of 3
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The proposed development complies with the following specific intentions of the PUD intent
provided in Section 6.01.B:
•

Provide flexibility in regulation of land development, resulting in a higher quality of
land development that contributes to the social, economic, and environmental
sustainability of the Township.

•

Provide for a compatible mixing of land uses.

•

Provide commercial, education, and recreational facilities and employment
opportunities conveniently located in relation to housing.

We find that the development meets the overall intent of the PUD ordinance and the provided
PUD regulations and standards
3. The proposed development shall be adequately served by public facilities and services such
as but not limited to streets, police and fire protection, drainage courses, water and sanitary
sewer facilities, refuse disposal, and sidewalks; or that the persons or agencies responsible
for the proposed development shall be able to properly provide such facilities and services.
The proposed development is adequately served by public facilities and/or the applicant is
responsible to make all improvements to provide adequate services.
4. Common open space, other common properties and facilities, individual properties, and all
other elements of a Planned Unit Development are so planned that they will achieve a
unified open space and recreation area system, with open space and all other elements in
appropriate locations, suitably related to each other, the site, and surrounding lands.
The site has ample amount of open space that will be owned and maintained by the site
owner.
5. Public and common areas will be or have been irrevocably committed. Provisions shall be
made for financing of improvements shown on the plan for open space and other common
areas, and that proper maintenance of such improvements is assured.
All public and common areas will be irrevocably committed through a formalized PUD
Agreement. In combination with the ongoing maintenance of the detention facility,
maintenance of the common open space will need to be provided by the site owner.
6. The proposed development shall be located and designed in a manner which will minimize
the impact of traffic, taking into consideration: pedestrian access and safety; vehicle trip
generation (i.e. volumes); types of traffic, access location, and design, circulation, and
parking design; street and bridge capacity; and traffic operations at nearby intersections
and access points. Efforts shall be made to ensure that multiple transportation modes are
safely and effectively accommodated in an effort to provide alternate modes of access and
alleviate vehicular traffic congestion.

Clark/Golfside PUD
RZ 20-08
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The applicant has provided adequate internal circulation. All public road improvements will
be reviewed and approved by the Washtenaw County Road Commission. The applicant will
provide a traffic study to be reviewed by the Washtenaw County Road Commission.
Improvements to Clark or Golfside may be required due to the development.
7. The mix of housing unit types and densities, and the mix of residential and non-residential
uses shall be acceptable in terms of convenience, privacy, compatibility, and similar
measures.
The applicant is proposing a project that offers a layout, and affordable housing project that is
lacking in the township. The number of units, rental range, and bedroom mix provides
housing for local populations that work in area schools, hospitals, and nearby businesses.
8. Where applicable, that noise, odor, light, or other external effects which are connected with
the proposed uses, will not adversely affect adjacent and neighboring lands and uses.
Site lighting will be reviewed during final site plan review. Other external effects will not
adversely affect adjacent and neighboring lands and uses.
9. The proposed development shall create minimum disturbance to natural features and land
forms.
A 0.56-acre wetland is located in the north portion of the site, and is demonstrated to be
preserved with the required 25-foot buffer provided. The applicant has designed the site by
curving the access drive from Clark to eliminate impacting the wetland. Tree mitigation is
proposed as part of the landscape plan.
10. Streets shall follow topography, be properly spaced, and be located and aligned in
accordance with the intended function of each street. The property shall have adequate
access to public streets. The plans shall provide for logical extensions of public streets and
shall provide suitable street connections to adjacent parcels, where applicable.
Street connections and function will be reviewed by the Township Engineer, and the
Washtenaw County Road Commission. All public road improvements will be reviewed and
approved by the Washtenaw County Road Commission. The applicant will provide a traffic
study to be reviewed by the Washtenaw County Road Commission. Improvements to Clark
or Golfside may be required due to the development.
11. Pedestrian circulation shall be provided for within the site, and shall interconnect all use
areas, where applicable. The pedestrian system shall provide a logical extension of
pedestrian ways outside the site and to the edges of the site, where applicable.
Public sidewalks along the Clark and Golfside frontages are proposed with additional internal
connection to the proposed structures within the development. Internal crosswalks have been
demonstrated to link all uses within the site together reducing vehicle movement from one
location on the site to another providing greater connectivity through the site.
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RESOLUTION #2
RECOMMENDATION OF APPROVAL
RZ 20-08 CLARK/GOLFSIDE – LOCKWOOD DEVELOPMENT PUD
PITTSFIELD TOWNSHIP PLANNING COMMISSION
April 1, 2020
WHEREAS Pittsfield Township received petition RZ 20-08, Clark/Golfside PUD received by the
Township received by the Township on October 6, 2020, requesting a major amendment to an
existing PUD (Parcel # L -12-01-100-005, 006, 007, and 020)
WHEREAS The Pittsfield Township Planning Commission reviewed the petition; and
WHEREAS in accordance with Article 6.02 of the Pittsfield Township Zoning Ordinance, the
Planning Commission held a public hearing and received and considered public comments on this
petition on March 18, 2021; and
WHEREAS The Pittsfield Township Planning Commission determined by separate resolution that
the petition meets the standards for a zoning amendment as provided in Section 6.02.B of the Zoning
Ordinance; and
NOW THEREFORE BE IT RESOLVED That the Pittsfield Township Planning Commission
recommends that the Pittsfield Township Board of Trustees approve petition RZ 17-01 814
Development with the following conditions:
1. The property owner agrees to a minimum 99-year commitment to maintain the development
as affordable housing, as defined in the PUD agreement.
BE IT FURTHER RESOLVED That the Pittsfield Township Planning Commission transmits the
PUD Rezoning Review revised dated March 11, 2021, as the Planning Commission’s report on the
petition.

