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ALAMO TOWNSHIP PLANNING COMMISSION MEETING 
Held at 

Alamo Township Hall 
7901 North 6th Street. 

Kalamazoo Michigan 49009 
August 1, 2017 

 
Meeting Called to Order:  Chairman Patrick Studabaker called the meeting to order with the Pledge 
of Allegiance at 7:00 PM. 
Chair Studabaker moved to excuse commissioner Rebecca Harvey on prior notice, supported by B. 
Smith.  Motion passed on a voice vote without opposition. 
 Roll Call of Commissioners:  Chairman Patrick Studabaker, Commissioner Dick Bennett, 
Commissioner Pauline Keiser, Commissioner John Kennedy, Commissioner Don Porter, and 
Secretary Belden Smith were present.   
Others Present: Three (3) people, including Alamo Township Building Official and Zoning 
Administrator Kevin Cardiff; and Dan Sheffers 
Approval of Meeting Minutes:  
P. Studabaker suggested that the word "understandable" on page two (2) might be interpreted as 
editorializing and asked that it be struck. 
D. Porter moved to approve the minutes of July 11, 2017 with the noted change.  P. 
Studabaker supported the motion. The motion was carried by voice vote, without objection. 
 
Public Hearing  
The Issue as Noticed - July 17 2017 page A2 in the Kalamazoo Gazette:  

the item(s) to be considered at said public hearing include the following: 
1. Zoning Ordinance amendment to Article 5, Section 5.3, L/D Limited 
Development District, Special Exception Uses, to add a single family 
dwelling and accessory structures and use as a permitted use in the 
district; to delete single family dwelling as a special exception use; 
and to add conditions and limitations for uses in the L/D zoning 

 
Chair Studabaker opened the Public Hearing at 7:04, to hear input regarding the proposed text 
change. 
Mr. Sheffers reviewed the history of the Planning Commission's efforts to address his concerns 
regarding the winding down of the Thornapple Golf course (located in Section 35 of Alamo 
Township, and zoned Limited Development) and the options for future land use at that location.  He 
discussed intentions for the roughly 204 acres there, for low density residential use, specifically three 
single family dwellings alongside the current owner's repurposing of the existing clubhouse for 
residential use.  It is estimated, by a local agricultural interest, that there is about sixty (60) acres 
which are suitable for agricultural crop production activity (a permitted use in L/D).    
The public Hearing was closed at 7:22. 
 
  
 
Old Business:  
 a.  Discussion of July & August Public Hearings 
Discussion immediately went to the text change, proposed by Commissioner R. Harvey and included 
in the July meeting minutes, specifically: 

Proposed Amendments to Section 5.3 – L/D Limited Development District 
ADD -  
Permitted Uses: 
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(g) Single family dwellings and the accessory structures and uses normally auxiliary thereto, 
subject to compliance with all dimensional requirements applicable within the R-1 Rural 
Residential District set forth in Article Seven. 

 
DELETE -  
Special Exception Uses: 
(b) Single family dwellings provided all frontage, area, height, and setback requirements shall be 

no less than and may, in the discretion of the Township Planning Commission, exceed those 
specified for the R-1 Residential District in Article Seven. 

 
ADD -   (following Lot, Yard and Area Requirements) 
Conditions and Limitations 
All uses within this District shall be subject to the following conditions and limitations: 

1. Demonstration of compliance with Kalamazoo Environmental 
Health requirements for well and sanitary septic systems. 
 

2. Demonstration of compliance with the Kalamazoo County 
Soil Erosion and Sedimentation Control Ordinance. 

 
3. Demonstration of compliance with applicable Michigan 

Department of Environmental Quality (MDEQ) regulations 
regarding wetlands. 

 
4. Notwithstanding the generally applicable setback 

requirements established by Article Seven, all principal 
and accessory buildings, including any alteration of 
existing such buildings, shall be setback a minimum of 50 
feet from the ordinary high water mark of a waterway.  
For the purposes of this Section, ordinary high water 
mark means the line between upland and bottom land which 
persists through successive changes in water levels, 
below which the presence and action of the water is so 
common or recurrent that the character of the land is 
markedly distinct from the upland and is apparent in the 
soil itself, the configuration of the surface of the 
soil and the vegetation. 

Discussion focused on the proposed Conditions and Limitations, and the necessity to include that 
language at all, especially the fourth (4th) paragraph.  D. Bennett felt that, in any case, it should be 
necessary to satisfy the constraints of those outside agencies listed in paragraphs one (1) through 
three (3) before acquisition of a building permit, and that those paragraphs were therefore 
redundant.  He further felt that the setback requirement in Paragraph four (4) left too much open to 
interpretation.  Zoning Administrator K. Cardiff asserted that Paragraph 4 is standard language 
elsewhere, and should be well understood.  B. Smith concurred that even if the language in 4 is 
"boiler plate" in other ordinances, it would constitute a local regulation which may be hard to justify 
and support given the assumed involvement of more sophisticated regional agencies focused on 
surface and ground water protection.  P. Studabaker and Zoning Administrator K. Cardiff pointed out 
that the Conditions and Limitations language is intended to clarify the Townships intention to protect 
residents as well as the local water resources from unwise use of the land, as referenced in the 
Purpose of the L/D district. 
 "Section 5.3 – L/D Limited Development District: Purpose:  
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 …this district will help protect human life, prevent or minimize material losses, and reduce 
the cost to the public of rescue and relief efforts occasioned by unwise occupancy or 
construction of buildings in areas subject to periodic inundation." 

 
It was further mentioned that purchase of land often occurs well before a building permit is 
requested, and that inclusion of this clarifying language would serve as a reminder to a would be 
single family dwelling builder, that, especially in the L/D district, not all land is buildable. 
Zoning Administrator K. Cardiff pointed out that the Conditions and Limitations as proposed would 
apply to "all uses within the district" not just single family dwellings.  P. Keiser reminded 
commissioners to think about land use in the entire district not just single family dwellings at the golf 
course location. 
 
Chair Studabaker suggested dissembling the proposal and voting on five (5) different motions. 
B. Smith moved to Recommend Adoption of all of the proposed text discussed above, with 
the exception of  paragraph four of the Conditions and Limitations section of the draft.  The 
motion was supported by J. Kennedy. On a Roll Call Vote Commissioners voted as follows: 

D. Bennett  No 
P. Keiser  Yes 
D. Porter  Yes 
J. Kennedy  Yes 
B. Smith  Yes 
P. Studabaker  Yes 

Motion Passed 
 
P. Keiser moved to include paragraph four (4) in the Recommendation to the Town Board.  
The Motion was supported by B. Smith.  On a Roll Call Vote Commissioners voted as follows: 

J. Kennedy  No 
B. Smith  No 
P. Studabaker  No 
D. Porter  No 
D. Bennett  No 
P. Keiser  Yes 

Motion failed 
Commissioners acknowledged that if support for the local set back regulation embodied in said 
paragraph four grew stronger, then it could be added at a later date. 
 
To officially settle the issues noticed, heard and discussed at the July Public Hearing and meeting 
(specifically, to extend the time period allowed to build under a Single Family Dwelling Special 
Exception Use Permit, in L/D)  P. Studabaker moved to Not recommend the proposed text 
change that was noticed out for Public Hearing, July 11, 2017.  The motion was supported by 
D. Porter.  On a Roll Call Vote Commissioners voted as follows: 
 

J. Kennedy  Yes 
P. Keiser  Yes 
P. Studabaker  Yes 
D. Bennett  Yes 
D. Porter  Yes 
B. Smith  Yes 

Motion Passed 
 
Old Business continued 
 b. Section 8.10(2) - Administration changes 
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Ordinance provisions that would allow Administrative Site Plan Review (ASPR) were discussed.  
Provisions from two other Townships in Kalamazoo County were provided by Commissioner R. 
Harvey at an earlier meeting.  Township Building Official K. Cardiff expressed the opinion that, at this 
time, four (4) of the provisions from the Oshtemo Township Ordinance would be sufficient to 
expedite the function of the Building Department. 
Those four being:   
 (From Oshtemo Township, Kalamazoo County Section 82.200 – Applicability (SPR)) 

 
"Administrative review/approval is authorized for the following activities/uses: 

1. Alteration or expansion involving less than one-fourth of the floor area of an existing structure or 
is no greater than 2,000 sq. ft. whichever is less 

5. Accessory structures/buildings that are one-fourth the size of the principal building or less and do 
not affect other zoning requirements. 

6. Modification or expansion of existing off-street parking, stacking spaces or loading and unloading 
areas. 

8. Modifications to comply with accessibility requirements." 
  

Considering the fact that there is no urgency to adopt these provisions immediately, the issue was 
tabled until September. 
 
New Business: No new business was introduced. 
  
Citizen Comments: Building Official K. Cardiff advised the Commissioners that the Garden House 
Antiques Site Plan, reviewed and provisionally approved July 11, 2017, pending County Road 
Commission approval, may be on a future Planning Commission agenda. 
 
Commissioner Comments: 
Chair Studabaker advised Commissioners that the City of Kalamazoo is in the process of drafting a 
new Master Plan.  He also advised commissioners that the Township may ask the Commission to 
review and recommend regulations for Marijuana in the Township. 
 
Commissioner D. Porter asked about sign regulation status.  
 
Adjourn:  At 8:30 PM,  P.  Studabaker made a motion to adjourn the meeting.  D. Bennett supported 
the motion.  The motion carried on a voice vote without objection.   
 
Respectfully submitted  
Belden Smith, Secretary  
 
 


