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ALAMO TOWNSHIP PLANNING COMMISSION MEETING 
Held at 

Alamo Township Hall 
7901 North 6th Street. 

Kalamazoo Michigan 49009 
April 4, 2017 

 

Meeting Called to Order:  Chairman Patrick Studabaker called the meeting to order with the Pledge 
of Allegiance at 7:00 PM. 

Roll Call of Commissioners:  Chairman Patrick Studabaker, Commissioner Dick Bennett, 
Commissioner Rebecca Harvey, Commissioner John Kennedy, Commissioner Don Porter, and 
Secretary Belden Smith.     Chair Studabaker asked to excuse Vice Chair Pauline Keiser on basis of 
her prior notification to him.  Motion was made by B. Smith, seconded by J Kennedy to excuse P. 
Keiser.  Motion passed on voice vote without opposition. 

Others Present: Alamo Township Building Official and Zoning Administrator Kevin Cardiff; Jason 
Raleigh, Whitney Briggs, and Scott Knowlton of AR Engineering LLC. representing KVA Real Estate 
of Hopkins Michigan; also, John Brussee, Dan Scheffers, Township Trustee Gail VanderWeele; and 
two others. 

Amendment to the Agenda: Chair Studabaker asked to insert an informal discussion with J. 
Burssee and D. Scheffers after the scheduled Public Hearing.  Consensus granted by voice vote. 

Approval of Meeting Minutes: Vice Chair Keiser pointed out a misspelling and P. Studabaker 
wished to have a comment of his included under Commissioner Comments in the March 4, 2017 
minutes.  
 
P. Studabaker moved to approve the minutes of March 7, 2017 with the noted correction and 
addition.   B. Smith supported the motion. The motion was carried by voice vote, without 
objection. 
 
Public Hearing: 
Chair Studabaker opened the public Hearing at 7:06 PM to hear citizen comments on two proposed 
additions to the Alamo Township Zoning Ordinance  
1. Deferred Parking: No one offered comments regarding the proposed language.  There were no 
received letters regarding the issue. 
2. Trucking and freight operation in i-3 zone: No one offered comments regarding the proposed 
language.  There were no received letters regarding the issue. 
The public hearing was closed at 7:08PM 
Chair Studabaker deferred Commissioner discussion on these Ordinance amendments until later in 
the meeting. 
 
Informal Discussion with citizens: J Burssee and D. Scheffers inquired about ordinance 
provisions and procedures involved in the possible future use of land, currently zoned as Limited 
Development, for residential use.  No official action was taken or proposed.  They will continue 
discussion with Zoning Administrator and Building Official K. Cardiff. 
 
Site Plan Review - Dollar General (W.D Ave): 
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J. Raleigh and W. Briggs stood before the Commission and presented the current status of their 
efforts to secure all the necessary consultation and permits necessary to develop a parcel in the 
North-East Quarter of Section 24, for Commercial Use.  Specifically, their application is for a nine 
thousand one hundred (9,100) square foot commercial building to be used initially as a Dollar 
General retail store.  They have contacted and are waiting for a reply from the County Health 
Department and the County Road Commission.   
By email, P. Keiser, expressed "concerns for traffic in the afternoon when people are going home" - 
because the "Driveway of the Dollar Store will be very close to the highway off ramp on [to] "D" Ave." 
 
J. Raleigh referred to seven comments from civil engineers Prein & Newhof (see attached scan) 
focusing on comment 7 to explain the proposed system for discharging storm water runoff for slow 
release from holding tanks, into the road side ditch.  
 
There was discussion of a liquor license application in the future, and it was pointed out that this 
would require a Special Exception Use Permit, referring to Section 5.9 - C-2 Commercial District, 
Special Exception Use (a) (2) of the Zoning Ordinance:  
"(2) The sale of alcoholic beverages and other goods and services if sold in conjunction therewith." 
 
P. Studabaker, the Planning Commission representative on the three-man Site Plan Review Committee, 
said that there is no approval on signage yet, pending determination of the size of the road side sign, as it 
relates to set back. He also said that even with the downward revision of the number of parking spaces 
required as a function of total floor area, the proposed floor area would require thirty and one third (30.33) 
spaces, but the plan shows only thirty (30) spaces; and one of the spaces is partially inside the setback 
area according to a communication from the Zoning Board of Appeals.  According to J. Raleigh, Dollar 
General corp. asserts that thirty (30) spaces is more than adequate for any of their thirteen hundred 
(1300) stores.  But the question was raised, whether the Township has already set a precedent of 
rounding up or rounding down in such cases (if there have been such cases in the past.)  If not this will be 
the precedent setting instance. 
 
The location of the driveway entrance to and from D Avenue in relationship to the drive from the property 
on the North side of the road was discussed.  The optimal condition is to have drives located opposite 
one another.  Dollar General Corp. still expects to hear from the County Road Commission regarding this 
issue.  However, the Road Commission only enforces design standards within the Right of Way, and the 
slope or grade of the driveway became a question.  Some commissioners felt that this 8.3% grade of the 
North facing slope (according to Prein & Newhof) could be a potential hazard to traffic from loose carts 
and other rolling items in fair weather and vehicles in icy winter weather. 
 
Another question centered on the high percentage of impervious surface on the total parcel, and its 
limitation to landscaping the property to stay in keeping with the rural character of the Township.  
 
R. Harvey made a motion to grant site plan approval for the proposed construction of a Dollar 
General as represented on the 'site development plans' for same dated March 14, 2017, 
subject to the following: 
 
1.  Township Engineer review/approval; 
 
2.  Township Fire Department review/approval; 
 
3.  Kalamazoo County Road Commission review/approval of the proposed driveway, with 
specific attention toward the improved alignment with the existing drive opposite the site; 
 
4.  Planning Commission acceptance that the proposed provision of 30 parking spaces 
complies with the recently adopted retail parking standard; 
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5.  Due to a high level of proposed lot coverage (estimated by the applicant to be in excess of 
50%), a revised landscape plan that increases the amount of on-site landscaping is required. 
The landscape plan shall be revised with an aim toward maintaining the rural character of the 
D Avenue corridor and improving the limited land cover currently proposed for the site.  The 
revised landscape plan shall be subject to the review/approval of the Township Zoning 
Administrator. 
 
6.  The proposed sign shall be subject to compliance with applicable sign standards and shall 
be approved through the sign permit process. 
 
7.  In recognition that the application does not include a proposal to sell alcoholic beverages, 
the approval does not include the grant of a special exception use permit. 
Motion was supported by P. Studabaker 
 
In discussion B. Smith moved to amend the motion to provide that the Township Civil 
Engineers inform the commission that the grade of the driveway is within reasonable and 
customary limitations for drives directly entering a county primary road or state highway.  
Motion supported by J. Kennedy. 
Motion Passed on a voice vote with one voice (that of P. Studabaker) in opposition. 
 
On a roll call vote on the amended original motion, commissioners voted as follows: 
R. Harvey  Yes 
J. Kennedy  Yes 
D. Bennett  Yes 
D. Porter  Yes 
P. Studabaker  Yes 
B. Smith  Yes 
Motion Passed 
 
Old Business and New Business: There was general agreement, and Chair Studabaker moved to 
table both Old and New Business until the May meeting because of the hour.  Supported by R. 
Harvey, the motion passed on a voice vote without opposition. 
 
Citizen Comments: none 
 
Commissioner Comments: 
Chair Studabaker will work with K. Cardiff, to prepare a notice for Public Hearing on a request for 
rezoning as well as a request for a Special Exception Use Permit for the land in Section 35 which 
was the subject of informal discussion with J. Burssee and D. Scheffers earlier in the meeting. 
Chair Studabaker will also talk to the Town Board of Trustees about sending all interested 
commissioners to a May 8, 2017 instructional Planning and Zoning workshop, presented by Attorney 
and Planner Catherine Kaufman. 
Adjourn:  At 9:10 PM B. Smith made a motion to adjourn the meeting.  D. Porter supported the 
motion.  The motion carried without objection.   

Respectfully submitted  
Belden Smith, Secretary  
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