AGENDA

PLANNING COMMISSION MEETING
Date:
Time:
Via:

Wednesday, April 28, 2021
4:00 P.M.
ZOOM Virtual Meeting

TO PARTICIPATE IN PUBLIC COMMENT: Zoom Telephone Number: 312-626-6799. The caller will
be prompted to enter the meeting ID number: 944 5400 3223. The caller will be placed into a virtual
“waiting room” until it is their time to speak during public comment.
1.

Call to Order

2.

Attendance

3.

Approval of Minutes – March 24, 2021

4.

Correspondence

5.

Additions or Deletions to the Agenda

6.

Public Hearings/Deliberations:
A) Special Use Permit S-03-21: Petition from Cody Newman of Driven Design, 117 W.

Michigan Ave., Battle Creek, requesting a special use permit to allow additional storage
units to be added to a vacant parking lot behind an existing fence to increase the total
number of storage units of 110 Knapp Drive, Parcel #0076- 00-820-0.
7.

Old Business:

8.

New Business

9.

Comments by the Public

10.

Comments by the Staff and Commission Members

11.

Adjournment
Respectfully Submitted,
Eric Feldt, AICP, CFM; Planning/ Zoning Coordinator
Executive Secretary, Planning Commission

10 N. DIVISION ST. P.O. BOX 1717 BATTLE CREEK
PHONE (269) 966-3320
FAX (269) 966-3555

MICHIGAN

49016-1717

WWW.BATTLECREEKMI.GOV

CITY OF BATTLE CREEK
JOINT PLANNING AND CITY COMMISSION
Zoom Virtual Meeting
10 North Division, Battle Creek, MI 49014
Minutes for Wednesday, March 24, 2021
Meeting called to order by Vice Mayor Kaytee Faris at 4:00 p.m. This meeting was held virtually via Zoom
Virtual Meeting.
Vice Mayor Faris asked for an attendance roll call to be taken.
A roll call was taken for Planning Commission:
Commission Newman, present
Commission Buscher, present
Commission Sobieralski, present
Commission Godfrey III, present
Commission Gray, present
Commission Spranger, present
Commission Herring, present
Vice Mayor Faris, present
Present: C. Newman, D. Buscher, J. Sobieralski, J. Godfrey III, L. Gray, C. Spranger, K. Faris and B. Herring
Absent: Commissioner Ariel Laws
City Commission Present: M. Behnke, Mayor, K. Blood, J. Morris, B. Herring, K. Wilson, J. Lance, C.
Reynolds, S. Sofia.
Staff Present:
Rebecca Fleury, City Manager
Ted Dearing, Assistant City Manager
Jill Steele, City Attorney
Marcel Stoetzel, Deputy City Attorney
Linda Morrison, Revenue Services Director, Finance
Carl Fedders, Director, DPW
Marcie Gillette, Community Services Manager
Eric Feldt, Planning/ Zoning Coordinator
Michele D. Sutherland, Customer Service Rep II
Announcement: Vice Mayor Faris announced this was a joint meeting with the Battle Creek City Commission.
Vice Mayor Faris asked for a motion to approve a change to the agenda to have the Capital Improvement Program
(CIP) be the first item for discussion.
MOTION WAS MADE BY COMMISSIONER SPRANGER, SUPPORTED BY COMMISSIONER GODFREY
TO APPROVE THE CHANGE IN THE ORDER OF THE AGENDA.
A roll call was taken:
AYES: Newman, Buscher, Sobieralski, Godfrey, Gray, Spranger, Herring, Faris
NAYS: None
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MOTION PASSED
Vice Mayor Faris stated that public comments are generally limited to 3 minutes for City Commission but
Planning Commission does not have a time limit. Vice Mayor Faris asked for a motion to limit public comment
to 3 minutes.
MOTION WAS MADE BY COMMISSIONER NEWMAN, AND SUPPORTED BY COMMISSIONER
SPRANGER, TO LIMIT PUBLIC HEARING COMMENTS TO 3 MINUTES.
Vice Mayor Faris asked for any discussion.
Hearing no comments, Vice Mayor Faris requested roll be taken.
AYES: Newman, Buscher, Sobieralski, Godfrey, Gray, Spranger, Herring, Faris
NAYS: None
MOTION PASSED
Vice Mayor Faris asked if there was any correspondence for the meeting.
Michele D. Sutherland, CSR II, stated she received no correspondence. Ms. Sutherland noted there were no
deletions or additions to the agenda.

NEW BUSINESS:
A: CAPITAL IMPROVEMENT PROGRAM for Fiscal Years 2021-2022 thru 2026-2027
Staff Presentation:
Rebecca Fleury, City Manager, noted the Michigan Municipal Planning Commission Act (PA 33 of
2008) requires the City to prepare a 6-year Capital Improvement Program (CIP) every year under the guidance
of the Planning Commission. Ms. Fleury requested the Planning Commission consider and approve the CIP as
presented and then make a recommendation to the City Commission. Ms. Fleury stated the CIP is a roadmap
for caring for the City's assets, noting they are some of the most expensive assets. Ms. Fleury noted the CIP is
not a wish list; it is a program to prepare and manage capital assets and the plan is compiled by project using the
Priority Based Budgeting (PBB) criteria. Some projects do not have funds identified, the City does all it can to
identify resources and leverage resources to complete as many projects as possible.
There is a scoring system that each department in the City has for the PBB. This iteration of the PBB has been
used for 5 years now. Right now, there is a PBB survey of services to determine what services citizens of Battle
Creek believe are most important. Rebecca encouraged everyone to complete the PBB survey either on the
website or by calling 966-3311 and someone will walk you through the survey on the phone. The City will be a
recipient of the American Recovery Plan Act (ARPA) dollars and will greatly rely on our Priority Based Budget
Survey information to make sure the city is considering all services, programs and projects to be funded.
Linda Morrison, Revenue Service Director, stated if a project shows up on this document it does not mean it
will be included in the budget; the budget is a completely separate process. In the funding source abbreviations
on page7 of the document there are two abbreviations that will be fixed for the final document. The
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abbreviation FF really is FG for Federal Grant, and that is actually the only error. This is a six-year Capital
Improvement Plan starting with the fiscal year 2022. Ms. Morrison reviewed several pages of the document,
noting the funding sources may change each year/ she also noted the CIP is part of the PBB process, with
similar scoring and peer review, resulting in a final score, noting that departments set a priority number for each
of their projects. Ms. Morrison also noted the projects are sorted by funding, then by criteria for program
attributes, followed by community-oriented results from the PBB survey. The proposed fiscal years 2022-2027
CIP’s total is $332,391,699.00, that can be found on page 33 and page 123 of the document. Providing quality
services is important. The City’s CIP lays out all of the city’s future capital needs but must consider
maintenance and enhancement as part of our essential services.
Vice Mayor Faris informed the public that they may provide public comment by calling 1-312-626-6799 and
then enter meeting ID number 950 8283 6850. Vice Mayor Faris stated callers will be put in a waiting room
where they can push star 69 to raise their hand for comment. Vice Mayor Faris stated that because of the
amount of people in the meeting, she would like to call on members for comment.
City Commissioner Gray requested the public be informed of the deadline to participate in the PBB survey.
Planning Commissioner Gray, inquired on the roundabout at N. Emmett and is interested in the total project
cost. She would like the start dates and a review of the traffic shift during the project and completion date. She
is also interested in calls received in support and calls with hesitation to get a general view of the public view.
Ms. Fleury stated that PBB surveys are due April 16th. As to the roundabout at Emmett and North Avenue, the
City was still gathering public input and the project will need to be approved by the City Commission.
Ms. Morrison stated the budget shows a million dollars for the roundabout in the second year of the plan, which
would be fiscal year 2023.
Carl Fedders, DPW Director, noted the actual construction of the roundabout project will be a million dollars,
but will be supplemented with $600,000 from a safety grant and $250,000 from an air quality grant, with the
remaining funding from the City. Mr. Fedders noted the City sent out post cards to over 2,000 neighbors to get
feedback, with 16 responses to the online survey, the majority of which were negative.
Planning Commissioner Gray, referencing Page 105, expressed concern maintenance of local art sculptures and
monuments were not a priority, asking the City to considered asking the public to step in and maintain some of
the monuments. Ms. Fleury expressed appreciation for the comments.
Planning Commissioner Spranger asked about the non-funded projects. Ms. Fleury replied they would be
moved to the next financial year.
Planning Commissioner Sobieralski asked if this document is going to help the guiding principal of the ARPA.
Ms. Fleury noted there are not enough ARPA funds for all of the projects and some are not eligible.
Planning Commissioner Godfrey II asked if the City could run a story in the Enquirer or Shopper about the
roundabout, stating he has heard a lot of negative feedback.
Mr. Fedders, DPW, stated the Enquirer ran an article, he has spoken on the radio, and he will engage with KCC
and nearby schools.
Planning Commissioner Chair Buscher stated the CIP document is very helpful, thanking City staff for their
work putting the CIP together.
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City Commissioner Wilson inquired as to the data collected from the community.
City Commissioner Morris stated she appreciates the very detailed document that was easy to navigate, stating
she is supportive of a restroom at ANYbodies Playground at Bailey Park. Ms. Fleury stated staff will be able
to segregate data by the survey questions.
City Commissioner Herring Also expressed appreciation for the CIP document, stating it is very detailed and
organized, requesting an explanation of the scoring process.
Ms. Fleury stated that even if a project gets a high score, it does not mean it would be funded. Ms. Fleury noted
the scoring is part of the PBB process, which includes mandated responsibilities, potential outside funding,
recovery costs or a change in demand for a project or program, along with additional criteria.
City Commissioner Blood asked if the results from the PBB survey will affect will affect next year’s CIP.
Ms. Fleury stated it could, reminding everyone that the City Commission will have a workshop to discuss the
PBB survey results on April 27th.
Mayor Behnke thanked Vice Mayor Faris for running a great meeting, thanking everyone for attending.
City Commissioner Reynolds expressed concerns about the roundabout asking if there will be more public input
opportunities and when the project would start, along with a completion schedule.
Ms. Fleury stated she wants to reiterate that the project has not been approved, and they will only proceed if the
City Commission supports the project.
Mr. Fedders, DPW, stated they were planning for early spring and it would require a full closure of the
intersection, possibly a two month project to complete.
Ms. Morrison gave a shout out to Kevin Smith, who is now retired, who left the City with a good process going
forward.
With no other staff comments, Vice Mayor Faris opened the meeting for public comment.
Sarah VanWormer, IT, noted there was public waiting to comment.
Public Comments:
Michael Delaware asked if the 2021-2026 CIP was made available to the public yet.
Ms. Morrison, Finance, stated the document would be posted once completed.
Vice Mayor Faris stated the proposed CIP is available with the Planning Commission packet.
With no further public comment, Vice Mayor Faris concluded the CIP portion of the Joint Meeting, and City
Commissioners were welcome to leave the meeting, turning the Planning Commission meeting over to Chair
Buscher.
Chair Buscher asked for a motion as it relates to the Capital Improvement Program.
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A MOTION WAS MADE BY COMMISSIONER GODFREY, SUPPORTED BY COMMISSIONER
HERRING, TO APPROVE THE CAPITAL IMPROVEMENT PROGRAM FOR YEARS 2021-2027.
AYES: Newman, Buscher, Sobieralski, Godfrey, Gray, Spranger, Herring, Faris
NAYS: None
MOTION PASSED
Chair Buscher asked if the Commission had any changes to the Feb. 24, 2021 meeting minutes. Hearing none,
Chair Buscher requests a motion to approve the minutes.
A MOTION WAS MADE BY COMM. GODFREY, SUPPORTED BY COMM. NEWMAN, TO
APPROVE THE MEETING MINUTES FROM FEBRUARY 24, 2021. Y COMM. NEWMAN.
AYES: Newman, Buscher, Sobieralski, Godfrey, Gray, Spranger, Herring, Faris
NAYS: None
MOTION PASSED
B: S-01-21: SPECIAL USE PERMIT: Requested by HOS Investments LLC, 449 Capital Ave. N.E., Battle
Creek, MI to allow an adult-use marihuana retailer at 449 Capital Ave. N.E., in a T-3, Neighborhood Commercial
District., pursuant to Section 1281.05 of the zoning code.
Applicant Presentation: Mike Bahoura, the attorney for the applicant, stated his client is requesting this as sale
trends show that adult use sales have surpassed medical sales.
Chair Buscher asked Ms. VanWormer if there was anyone in the waiting room to comment.
Sarah VanWormer stated there were none.
Chair Buscher closed the public hearing as it relates to 6B and asked for a motion.
A MOTION WAS MADE BY COMM. NEWMAN, SUPPORTED BY COMM. HERRING, TO
APPROVE 6-B, A SPECIAL USE PERMIT FOR AN ADULT USE RETAILER..
Staff Presentation: Eric Feldt, Planning Coordinator, gave the staff report recommending approval of 6-B as
it is consistent with the general standards listed in Section 1281.05 with the following 5 conditions:
1. Prior to issuing a license for an adult-use marihuana business, a fence meeting Section 1260.02 (E) (3) (b)
shall be provided along the northern property line.
2. The approval of this request is directly tied to the proposed use and elements of the proposed use as provided
for by the applicant in the application. Any changes contrary to that which is included on the application
would require review and approval by the Planning Commission and City Commission.
3. All necessary approvals, including site plan review and any required permits shall be obtained, and
maintained if applicable, from the appropriate agencies, including but not limited to the State of Michigan,
Department of Public Works, and Inspections Department prior to Certificate of Occupancy.
4. Pursuant to Section 1281.02, no change in the use or occupancy of land or in the use or occupancy of an
existing building shall be made, nor shall any new building be occupied for any purpose, until a certificate
of occupancy has been issued by the City or his or her agent. Such a certificate shall state that the new
occupancy complies with Building and Zoning Codes.
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5. Pursuant to Section 1281.05 (A) (5), certificates of occupancy for special uses shall be valid for a period
established by the City Commission or as long as the use is established and maintained in conformity with
the plans submitted and approved. Occupancy permits shall expire after one year if the use is not under
construction or maintained. For good cause shown and upon written application, the Planning Commission
may extend a special use permit for six months.
Chair Buscher asked attorney Mike Bahoura if he has authority to agree to the 5 conditions set forth in the staff
report.
Mr. Bahoura, stated he does have authority and agrees with the 5 conditions.
PC Discussion:
Planning Commissioner Godfrey asked Eric Feldt if consumption is not allowed in the parking lot.
Eric Feldt, Planning/ Zoning Coordinator stated that is correct, no consumption is allowed.
Mr. Bahoura stated they are more than happy to add signage, noting someone is on site at all times monitoring
and they have had no problems.
Chair Buscher asked Mr. Feldt to explain why this is consistent with the Master Plan.
Mr. Feldt, referencing page 4 of the staff report, stated the subject site is classified as Neighborhood
Commercial and the use is retail in nature and consistent with the Master Plan.
With no other discussion, a roll call was taken:
AYES: Newman, Buscher, Sobieralski, Godfrey, Gray, Spranger, Herring, Faris
NAYS: None
MOTION PASSED
C: S-02-21: Special Use Permit: Requested by James Dally, Mavcon, 1919 Kilgore Service Rd., Kalamazoo,
MI 49001 to allow a new dental office at 4542 Beckley Rd., in a T-3, Neighborhood Commercial District, pursuant
to Section 1281.05 of the zoning code.
Applicant Presentation: James Dally of Mavcon, thanked Mr. Feldt and Ms. Sutherland for their help and
responsiveness.
Pat Flanagan, Engineer, stated he was available to answer questions.
Chair Buscher confirmed with Ms. VanWormer that there was no one waiting for public comment. As there was
no public comment, Chair Buscher requested a motion.
Commissioner Godfrey asked if he should recuse himself as this is his family dentist.
Marcel Stoetzel, Assistant City Attorney stated he does not need to recuse himself, as he is not receiving financial
benefit, if anything, the dental office is receiving financial benefit.
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A MOTION WAS MADE BY COMM.SOBIERALSKI, SUPPORTED BY PLANNING COMM.
NEWMAN, TO APPROVED S-02-21 SPECIAL USE PERMIT.
Chair Buscher asked if there was any further discussion.
Commissioner Newman stated for the record it was Commissioner Sobieralski made the motion.
Staff Presentation: Mr. Feldt gave the staff report, recommending approval of S-02-21 as it meets general
standards listed in Section 1281.05 and finds it consistent with the Master Plan as outlined in the staff report, with
the following conditions:
1. Prior to Site Plan Application approval, the applicant shall submit drawings meeting the following:
a. A sidewalk provided along the Beckley Road right-of-way (ROW) per Section 1261.01(C) (2);
b. Parking and exterior lighting shall be directed downward or otherwise angled to prevent glare onto adjacent
property and ROW per Section 1281.05 (C) (2) (g);
c. Curbs shall be provided along the outer limits of the parking lot per Section 1261.01(C) (6).
d. Landscaping plan meeting Ch. 1262 Landscaping and Screening.
e. A Fence or preserved vegetation meeting 1260.02(E) (3) along the southern lot line
2. Prior to Site Plan Application approval and Building permit issuance, the applicant shall submit site drawing
and building plans meeting Section 1250.04 Form-based Development Standards for the T-3, T-4, and T-5
Districts.
3. The approval of this request is directly tied to the proposed use and elements of the proposed use as provided
for by the applicant in the application. Any changes contrary to that which is included on the application would
require review and approval by the Planning Commission and City Commission.
4. All necessary approvals, including site plan review and any required permits shall be obtained, and maintained
if applicable, from the appropriate agencies, including but not limited to the State of Michigan, Department of
Public Works, and Inspections Department prior to Certificate of Occupancy.
5. Pursuant to Section 1281.02, no change in the use or occupancy of land or in the use or occupancy of an
existing building shall be made, nor shall any new building be occupied for any purpose, until a certificate of
occupancy has been issued by the City or his or her agent. Such a certificate shall state that the new occupancy
complies with Building and Zoning Codes.
6. Pursuant to Section 1281.05 (A) (5), certificates of occupancy for special uses shall be valid for a period
established by the City Commission or as long as the use is established and maintained in conformity with the
plans submitted and approved. Occupancy permits shall expire after one year if the use is not under
construction or maintained. For good cause shown and upon written application, the Planning Commission
may extend a special use permit for six months.
Chair Buscher asked applicant, Mr. Dally, if he had authority to approve the 6 conditions set forth in the staff
report.
Mr. Dally stated he has an affidavit that was provided by his client. Mr. Dally stated there are not sidewalks
before or after the proposed property site, stating they are willing to agree that we will participate in the cost of
the sidewalk on his property when or if the City requires it or when and if the neighboring properties participate
in the sidewalk.
Chair Buscher asked Marcel Stoetzel to weigh in.
Attorney Stoetzel, stated that he is not sure what is being requested or if we can do that within City ordinances,
noting with a Special Use Permit, the body can do that unlike a conditional rezoning.
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Chair Buscher agreed Mr. Dally has a good point, stating the City is requiring him to put a sidewalk that goes
from point A to point B and leading to nowhere, noting the neighboring properties do not have sidewalks..
Attorney Stoetzel said he is not familiar with what the Code states about sidewalks.
Chair Buscher asked Mr. Feldt to weigh in, asking when the ordinance became effective, asking if this is a
retroactive enforcement.
Commissioner Newman stated he does not know the legal ramifications, however, he has dealt with this in many
different communities and they have allowed the petitioner to install the sidewalk at a later date, stating it is
common to have the applicant comply when sidewalks are being put in the rest of the block.
Mr. Feldt, shared there are some examples of sidewalks being built as independent sections along W. Columbia.
Commissioner Gray wanted to clarify if this is a new State requirement or a requirement that our Commission
passed for our ordinance.
Mr. Feldt confirmed it is not a State requirement, but a City of Battle Creek requirement, referencing Chapter
1261.01 Subsection C2 “there shall be provided at the time a building is erected, sidewalks along any street rights
of way unless grade, topography, connectivity or other conditions exist that prohibits the installation of said
sidewalk, at the determination of the Zoning Administration or their designee.”
Chair Buscher expressed concern the ordinance requirements be applied consistently to all applicants,
emphasizing the importance of correctly applying the requirement.
Attorney Stoetzel, agreed, stating he had the same concern and he does not want to set precedence. He suggested
to put it off at this time to make sure they are complying with the ordinance, until such time that staff can properly
research to ensure there are issues.
Mr. Dally agreed to work with the City.
Chair Buscher stated they could make it a condition at this time and the City Commission could vote on it, noting
the City Commission has more discretion when approving the request.
Attorney Stoetzel recognizing the applicant was asking for an exception to the requirement, noted the staff
recommendation is to approve with this condition.
Chair Buscher stated the Planning Commission cannot put conditions on a Special Use Permit.
Attorney Stoetzel stated the Planning Commission can put conditions on a Special Use Permit unlike a conditional
rezone, which they cannot.
Mr. Feldt said he looked into the previous zoning code prior to 12/11/20 and the same statement was under
1284.03b.
Commissioner Sobieralski stated that it has to start somewhere.
With a motion being made and supported, Chair Buscher asked for discussion.
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PC Discussion:
Commissioner Godfrey requested a condition be added under 1(e) regarding fencing to be placed around the
retention pond.
Chair Buscher asked that the motion be amended a fence around the retention pond.
Commissioner Sobieralski amended the motion to include a fence around the retention pond. Comm. Godfrey
supported.
Chair Buscher asked for any discussion regarding the amended motion.
Mr. Dally stated the retention pond will be located in the very back of the property, stating they were also
concerned about retention ponds in the front of neighboring properties. Mr. Dally noted the entire back area is
low and very sandy, designed to utilize the wooded area so there would not be standing water.
Commissioner Sobieralski asked about sediment.
Mr. Dally stated that there will be a drain field.
Commissioner Gray expressed some hesitation with conflicting information.
Commissioner Sobieralski stated he believes it will not be a hole in the ground, the water will use the natural
elements and the sandy ground will absorb the water, noting the retention area will be a much larger space then
a typical retention pond.
Commissioner Newman shared that it is just overflow water and will absorb into the ground naturally, stating he
foresees no problem.
Commissioner Godfrey stated he would like to keep this condition in.
Commissioner Newman stated that if it becomes a large pond and Beckley Road Floods, then that will be the
problem.
Chair Buscher asked Attorney Stoetzel if 1A and 1E were included in the motion, does the City Commission
have the ability to remove it.
Attorney Stoetzel confirmed the City Commission did have the ability to remove the requirement.
Mr. Dally, referencing 1c about the curbs, stated they will be using asphalt, asking whey concrete was required,
stating they wanted a quality project and did not want to cut corners.
Mr. Feldt stated the ordinance requires that there be some sort of wheel stop or curb.
Pat Flanagan, stated there is a paved berm or paved wedge that would essentially prevent the car from moving
forward. Stating a 2 foot wide berm seems to comply.
With a motion being made and supported, a roll call was made:
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AYES: Newman, Buscher, Sobieralski, Godfrey, Gray, Spranger, Herring, Faris
NAYS: None
MOTION PASSED
Attorney Stoetzel, shared that someone felt the public comment had not been called for hearing for S-01-21. He
asked that public comment be called for S-01-21 in the event that anyone in the public would like to speak for
or against the petition.
Ms. VanWormer stated the caller is no longer in the meeting and there is no one waiting.
D: Approval of 2021 Meeting Dates
Chair Buscher requested the Planning Commission meeting dates for the remainder of this year needs to be
approved, noting a public hearing is not required. At this time, he would entertain a motion.
MOTION WAS MADE BY COMM. SOBIERALSKI AND SECONDED BY COMM. SPRANGER TO
APPROVE 2021 MEETING DATES. ALL IN FAVOR, MOTION APPROVED.
PUBLIC COMMENTS: None.
COMMENTS FROM COMMISSION STAFF: None
COMMENTS FROM COMMISSION MEMBERS:
Vice Mayor Faris stated there is a new Planning Commissioner, Ariel Laws, noting she did not see him on the
meeting packet and wanted to make sure the new Commissioner is included in future meetings.
Michele Sutherland noted that Mr. Laws was a new Commissioner and would obtain the information prior to the
next meeting date in April.
ADJOURNMENT:
Chairperson Buscher adjourned the meeting at 6:07
Public Comments: None.

Submitted by: Michele D. Sutherland, CSR II, Planning and Zoning
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Battle Creek City Planning Commission
Staff report for the April 28, 2021 meeting

To:

Planning Commissioners

From:

Eric Feldt, AICP, CFM; Planning/ Zoning Coordinator

Date:

April 20, 2021

Subject:

Petition S03-2021, for a Special Use Permit to expand an existing self-storage facility at
110 Knapp Drive in a B-2 Regional Commercial district pursuant to Section 1281.05 of
the zoning code.

Summary
A petition from Cody Newman with Driven Design Studio, 117 W. Michigan Avenue, Battle Creek, MI,
requesting a Special Use Permit to allow for an expansion of an existing self-storage facility located in
the southern Battle Creek area. See Figure 1 for site location. The proposal entails adding a new detached
structure consisting of individual storage spaces for rent for the general public.

Figure 1. The map shows the location of the subject site at 110 Knapp Drive located west of Capital Avenue SW
in the southern Battle Creek area. Aerial photo dated April 2020 (approx.).

Petition No. S03-2021
Parcels: 0076-00-820-0
Self-Storage; 110 Knapp Dr.
Page 2 of 7

The proposal has been reviewed in accordance with City of Battle Creek Section 1281.05 Special Land
Uses pursuant to State of Michigan MCL Act 110 of 2006 Section 125.3502, to determine consistency
with the City of Battle Creek Master Plan and Zoning Code, affects to public services, and impacts to
the neighborhood.

Background/ Property Description
The site is located along the north side of Knapp Drive, west of the intersection of Knapp Drive and
Capital Avenue SW. It one of the largest properties in area. The site is accessed from Knapp Drive and
has four points of egress/ ingress. The site has been developed as a self-storage facility and offers various
sized and temperature control storage units for rent to the general public. According to staff’s records,
the site contains a large building (>110,000 square feet in size) that was constructed in the mid-1960s
and remodeled in 2006. The majority of this building consists of storage units and some space dedicated
to auxiliary rooms (i.e. bathrooms, hallways, janitorial closet, and security guard room). In addition to
the main building, there is also a detached smaller building (>16,000 square feet in size) offering cold
storage for rent to the public, which was constructed in 2006. Areas between these buildings are paved
and accommodates general parking and vehicular circulation. There are three main parking lots, two
along Knapp Drive and one between the buildings (main parking area). These site elements can be seen
in the applicant’s attachments. The main parking area is secured by a locked sliding gate with attached
fence. The other parking lots are accessible by the general public. The storage business has on-site
security management to ensure overall safety and security.
Neighborhood Description
The neighborhood consists of a mix of commercial and residential land uses with single-family homes
to the west and north along W. Hamilton Lane, Summit Drive, and Flora Lane. To the east are
commercial uses such as a marihuana provisioning center (under construction), Quality Inn hotel, BP
Gas Station, Old China Super Buffet and other businesses along Knapp Drive and Capital Avenue SW.
South of the site is the I-94 highway; additional commercial businesses are located further south.
Project Description
The Special Use Permit proposal consists of a new detached structured measuring 30 feet wide x 200
feet long x 9 feet tall, which will provide 40 storage units varying in sizes 10 feet x 10 feet, 10 feet x 15
feet, and 10 feet x 20 feet. The structure will be placed on top of the existing parking lot east of the main
building. The structure will be anchored into the pavement via numerous screws. No exterior lighting is
proposed on this new structure. The location of the structure will displace parking spaces.
If the subject Special Use Permit is approved, the applicant shall submit a Site Plan Application per Ch.
1294 Site Plan Review to ensure compliance with required yard setbacks, parking and circulation
dimensions, etc. As of the date of this memorandum, a Site Plan Application has been submitted for the
proposal. Also, the applicant has also submitted a Building permit to ensure compliancy with all building
codes.

Petition No. S03-2021
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Applicable Ordinance Provisions
Master Plan, City of Battle Creek
The Michigan Planning Enabling Act (MCL 125.3881-3851) authorizes local governments to adopt a
Master Plan to address physical development within its jurisdiction. The 2018 City of Battle Creek
Master Plan serves as the City’s official policy guide for land use and development over the next 10-20
years. It details a long-term vision and policy agenda for critical issues like land use, housing, parks,
infrastructure, transportation, and more. To address those issues, the Plan sets forth goals and land use
classifications to facilitate what Battle Creek should look like in the future.
The following goal of the Plan is relevant to the project. Goal 1. Promote investment in the city core
while limiting unnecessary and premature outward growth. Focus future development to infill within the
urban growth boundary where infrastructure and activity already exists. Although the site is not located
in the city core, it is within the urban growth boundary where public streets and city utilities are currently
provided. The site is also in close proximity to emergency services such as City Fire Station # 6 at Capital
Avenue SW & Beckwith Drive intersection. The site is also located adjacent to I-94 interstate highway
and nearby commercial development.
The land use classification of the Master Plan covering the subject site and other properties fronting
Knapp Drive to the east is ‘Regional Commercial’ which are areas located along or within close
proximity to the busiest roads in the city, which support high volume of local and regional traffic.
Appropriate land uses in this classification include but not limited to major retailers, national chains,
restaurants and cafes, entertainment businesses (e.g. movie theaters, bowling alleys), gas stations, hotels
and motels, professional and medical campuses, etc. Although self-storage development is not
specifically stated, it is a use that is typically found along major roads and relatively accessible routes as
it usually covers a large market area. Existing self-storage businesses in Battle Creek exists along
Beckley Road, Helmer Road, and Dickman Road. These are relatively high traffic volume roads.
Zoning Code, City of Battle Creek
Under Section 1230.02, the general purpose of the Zoning Code is to establish regulatory land use
standards in accordance with objectives of the City’s Master Plan; to promote the safety, health, and
general welfare of community; preserve neighborhood harmony and property values; to limit the
improper use of land; and to lessen congestion on public streets, highways, and public services and
utilities. The development standards provided in this Zoning Code designate zoning districts which
generally establish the location, size, and use of buildings; provides maximum densities per acre of
land; and generally, set forth standards for new roads, utilities, and other infrastructure for new
development.
The area consists of a mix of zoning districts. To the west and north where properties consist of single
family residents, the underlying zoning district is R-1A and allows primarily single family detached
housing at relatively low, suburban-type densities. The subject property and areas to the east are
located in the B-2 Regional Commercial zoning district. This district is established to accommodate
specialize retail and business service activities that serve the whole community, covering areas along
high volume streets and highways, and permitted a mix of commercial uses such as but not limited to
retail sales, offices, schools, automobile repair and sales, restaurants, etc. Additional uses such as self-

Petition No. S03-2021
Parcels: 0076-00-820-0
Self-Storage; 110 Knapp Dr.
Page 4 of 7

storage developments that may not be congruous everywhere in this district may be allowed with an
approved Special Use Permit pursuant to Section 1281.05 Special Land Uses.
Through the State of Michigan MCL Act 110 of 2006 Section 125.3502, local units of government
may establish special land uses and associated a permitting procedure and process to facilitate unique
development that ensure consistency with the local Master Plan and zoning ordinance, and preserves
neighborhood harmony. Through Section 1281.05 Special Land Uses, the City of Battle Creek
establishes this procedure and requires those development proposal to be reviewed through a Special
Use Permit by the Planning Commission and City Commission. Approval of such permit is based on
meeting specific criteria; this is provided near the end of this memorandum. Further, conditions may be
added to a development proposal for greater consistency with the Master Plan and Zoning Code,
mitigate any negative impacts to neighborhood, reduce any costs or impacts to city services, or other
deleterious impacts resulting from the development.
With the placement of a new structure, the location shall meet all applicable yard setbacks from
property lines of the B-2 Regional Commercial district and ensure its location does not negatively
impact existing conditions of the site. In this case, the structure would be located near the center of the
site and far away from all property lines, thus, exceeding all yard setbacks. As noted earlier, the
proposed location of the structure will displace many parking spaces. However, there is ample open
space in front of the main building and secondary building (i.e. cold storage), as well as space around
the proposed structure to accommodate parking and circulation needs. To ensure the resulting parking
and site circulation is consistent with Chapter 1261 Parking, Loading, and Access Management, staff
recommends a condition that prior to Site Plan Application approval the applicant submits a drawing
showing compliant parking and circulation areas.
Public Hearing and Notice Requirements
As required by the Zoning Enabling Act of 2006, as amended, a public hearing notice was published in
the Battle Creek Enquirer on Thursday, April 8, and notices of the public hearing were also sent by
regular mail to 29 owners and occupants of properties located within 300 feet of the subject parcel. As
of the date of the subject memorandum, the Planning Department has not received any comments for or
in opposition to this request.
Neighborhood Outreach
Staff recommends applicants to present or otherwise communicate their development to the local
Neighborhood Planning Council (NPC). However, all NPC meetings have been cancelled through 2020
and into 2021 due to the COVID-19 outbreak. Currently, staff is not aware of any future dates when
NPC meetings will resume. As of the date of the subject memorandum, staff has not received any
comments from the general public.
Analysis
As stated earlier, the proposal consists of adding a new structure in the interior of the site to offer 40 new
self-storage units to the general public. The new structure will be freestanding. It will not be connected
to any water, heat, or sewer utilities. No exterior lights will be proposed with the structure. Existing
exterior lighting throughout the site is anticipated to light the area of the proposed structure. The use of
a self-storage business results in a low-intensity operation, low traffic volume, and overall low noise
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volume. With the existing building located along the outer property lines, much of the vehicular
headlight glare and noise will be contained within the site. Further, headlight glare from exiting vehicles
will be directed southward toward the I-94 highway. Based on the proposed use and existing uses in the
neighborhood, the proposal is not expected to negatively impact adjacent residential or commercial
businesses in the neighborhood; nor increase demands on City utilities or streets.
Section 1281.05 (C) Special Use Permit; Decision on Application; Basis For Determination
The Planning Commission is charged with reviewing each Special Use Permit request to determine any
effects the proposed use would have on the Master Plan and impacts to the character and development
of the neighborhood. The ordinance and enabling legislation allow the Planning Commission and the
City Commission to impose any conditions upon the request that would ensure the general objectives of
the zoning ordinance are met and to preserve property values in the neighborhood.
The request shall be reviewed using the following standards listed in Section 1281.05 (C)(2) Basis for
Determination (for Special Use Permits):
(a) The use will be harmonious with and in accordance with the general objectives of the Master
Plan.
The approval of a special use permit for an additional storage structure will be harmonious with and in
accordance with the general objectives of the City of Battle Creek Master Plan because staff finds the
proposal consistent with the ‘Regional Commercial’ land use classification of the Plan and meets
relevant goals.
(b) The use will be designed, constructed, operated and maintained so as to be harmonious and
appropriate in appearance with the existing or intended character of the general vicinity and will
not change the essential character of the neighborhood.
The use will be designed, constructed, operated, and maintained so as to be harmonious and appropriate
in appearance with existing character of the neighborhood because the proposed structure offering 40
more self-storage units is not introducing any new use to the site. The additional units are not expected
to significantly increase traffic volume beyond existing traffic levels of the existing storage business or
traffic levels along Knapp Drive. Overall, the storage unit business will have low-intense operations and
low-traffic demand. The location of the proposed structure is in the interior of the site, and therefore, any
increase in traffic volume, noise, and headlight glare is expected to be contained within the site. Further,
traffic headlight glare visible at the site’s exits/ entrances will be primarily directed south of the site
toward the I-94 highway.
(c)

The use will not be hazardous or disturbing to existing or future neighboring uses.

As noted earlier, the proposal of a new self-storage structure will not be hazardous or disturbing to
existing or future neighboring uses because the structure would be located in the interior of the site and
buffered by the existing large buildings on the site.
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(d) The use will be a substantial improvement to property in the immediate vicinity and to the
community as a whole.
The use will be a substantial improvement to the property in the immediate vicinity and to the community
as a whole because proposed addition of storage units will increase the overall value and function of the
site without resulting in negative impacts to adjacent property, meets a community need for additional
storage, lessens the need for storage space on individual property, and is located adjacent to an accessible
commercial corridor.
(e) The use will be adequately served by essential public facilities and services, such as streets,
highways, police and fire protection, drainage, refuse disposal and schools, or the persons or
agencies responsible for the development shall be able to adequately provide such services.
The subject site is served by City water and sewer utilities, but the proposed structure will not be
connected to either utility. The site is located within close proximity to emergency services. Although
there is an expected small increase in traffic volume resulting from the proposed addition of 40 selfstorage units, the overall traffic volume generated by the entire self-storage business is low.
(f) The use will not create excessive additional requirements at public cost for public facilities
and services and will not be detrimental to the economic welfare of the community.
The proposal will not create excessive additional requirements at public costs to public facilities or
services because the overall storage business has and is expected to continue to have low demands on
City utilities, infrastructure (i.e. water, sewer, and streets), and services. The proposed structure will not
be connected to any City utilities. As a result, the project will not be detrimental to the economic welfare
of the community.
(g) The use will not create activities, processes, materials, equipment or conditions of operation
that will be detrimental to any person, property or the general welfare by reason of an excessive
generation of traffic, noise, smoke, fumes, glare, vibrations or odors.
The proposal will not result in activities, processes, materials, equipment or conditions of operation that
will be detrimental to any person, property or the general welfare by reason of an excessive generation
of traffic, noise, smoke, fumes, glare, vibrations or odors because of the following. The overall use is
storage of goods, materials, vehicles, etc. The proposal does not involve any manufacturing, processing,
or open-air storage. The proposed dental clinic provides only indoor operations of services. Exterior
elements such as traffic noise, traffic volume, and headlight glare will not be directed toward any
adjacent residential property.
(h)

The use will be consistent with the intent and purpose of this Zoning Code.

With staff’s recommended conditions, the use will be consistent with the intent and purpose of this
Zoning Code because the project will not result in negative impacts to the general character of the
neighborhood; not result in high demands on public services, infrastructure, or utilities; and not result in
noxious elements such as noise, odors, or dust levels.
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Recommendation
Staff has reviewed the application and finds that it meets the requirements for submittal and is considered
complete. Staff further finds the request consistent with the general standards listed in 1281.05, as
outlined herein:
Therefore, as the request meets the general standards listed in Section 1281.05 as outlined above,
planning staff recommends that the Planning Commission recommend to the City Commission
approval of Special Use Permit Petition S03-2021, to expand an existing self-storage facility at 110
Knapp Drive:
1. Prior to Site Plan Application approval, the applicant shall submit a parking and circulation plan
meeting Chapter 1261 Parking, Loading, and Access Management.
2. The approval of this request is directly tied to the proposed use and elements of the proposed use
as provided for by the applicant in the application. Any changes contrary to that which is included
on the application would require review and approval by the Planning Commission and City
Commission.
3. All necessary approvals, including site plan review and any required permits shall be obtained,
and maintained if applicable, from the appropriate agencies, including but not limited to the State
of Michigan, Department of Public Works, and Inspections Department prior to Certificate of
Occupancy.
4. Pursuant to Section 1281.02, no change in the use or occupancy of land or in the use or occupancy
of an existing building shall be made, nor shall any new building be occupied for any purpose,
until a certificate of occupancy has been issued by the City or his or her agent. Such a certificate
shall state that the new occupancy complies with Building and Zoning Codes.
5. Pursuant to Section 1281.05 (A)(5), certificates of occupancy for special uses shall be valid for
a period established by the City Commission or as long as the use is established and maintained
in conformity with the plans submitted and approved. Occupancy permits shall expire after one
year if the use is not under construction or maintained. For good cause shown and upon written
application, the Planning Commission may extend a special use permit for six months.
The Planning Commission can add additional conditions to those listed above in the staff
recommendation. The Planning Commission may also upon deliberation, choose an alternative action
from the following alternatives:
A1:

Postpone the project for specific reasons, with agreement from the applicant;

A2.

Articulate revised rationale of the general standards and/or conditions to recommend to the City
Commission Approval OR Denial of the subject application.

Attachments
The following information is attached and made part of this Staff report:
• Special Use Permit petition Form and Supplemental Information (Petition #S03-20)

Cody Newman
117 West Michigan Avenue, Battle Creek, MI
(269) 753-8040
cody@drivendesignstudio.com

Storage Cap Battle Creek, LP
330 E Crown Point Road, Winter Garden, Fl, 34787
407-535-1060
rrice@storespace.com

110 Knapp Dr, Battle Creek, MI 49015
Storage units
There is a large existing storage building with two outdoor storage facilities. All
structures are believed to be built in the 1980's.

In 2005 a special use permit was utilized for additional storage units and it was
approved at that time.

The existing storage use is looking to expand to have additional storage units.
Additional storage units will be added to a vacant parking lot behind an existing
fence to increase the total number of storage units.

There are currently three people working at the facility, not additional employees
would be added with this use.

Additional storage units will be added to an existing parking lot per the provided
plans.

People would be able to utilize the storage between 7AM and 10PM.

x
Yes, the units look similar to the other storage units on the property.

x
No, there would be no negative impact to the neighborhood.

x
No, there would be no negative impact to the neighborhood.

x
Yes, it will add storage units and allow people to move their unused items to
storage.

x
No, there would be no negative impact to the neighborhood.

x
No, there would be no negative impact to the neighborhood.
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STORE SPACE EXTERIOR UNITS
110 KNAPP DRIVE, BATTLE CREEK, MI

1.

CONSTRUCTION MUST COMPLY WITH ALL NATIONAL, STATE, AND LOCAL BUILDING CODES,
AS WELL AS ALL LOCAL ORDINANCES.

2.

DO NOT SCALE DRAWINGS. NOMINAL DIMENSIONS ARE SHOWN. REFER TO DETAILS, NOTES,
SPECIFICATIONS AND PARTITION KEY FOR INFORMATION. CONTACT ARCHITECT IF
ADDITIONAL INFORMATION IS REQUIRED.

3.

EXISTING BUILDING INFORMATION WAS OBTAINED FROM THE OWNER AND ADDITIONAL FIELD
MEASUREMENTS BY THE ARCHITECT. THE CONTRACTOR SHALL VERIFY ALL EXISTING FIELD
CONDITIONS PRIOR TO COMMENCEMENT OF WORK. DRAWINGS MAY CONTAIN
DISCREPANCIES DUE TO CONCEALED CONDITIONS, INACCURACIES IN THE ORIGINAL
DRAWINGS, INACCESSIBLE LOCATIONS, UNRECORDED BUILDING ALTERATIONS AND OTHER
CONFLICTING INFORMATION. INFORMATION OUTSIDE OF CONTRACT AREA IS RELATIVE AND
FOR REFERENCE ONLY. ALWAYS VERIFY FIELD CONDITIONS BEFORE COMMENCING WORK.
NOTIFY ARCHITECT IF FIELD CONDITIONS CONFLICT SUBSTANTIALLY WITH PROPOSED WORK.

4.

5.

INSTRUCTIONS FOR BUILDING CONSTRUCTION MAY BE LOCATED IN ANY PART OF THE
CONSTRUCTION DRAWINGS. FAILURE OF THE GENERAL CONTRACTOR OR HIS SUB
CONTRACTORS AND SUPPLIERS TO SEE INFORMATION IN ANY PART OF THE CONTRACT
DOCUMENTS WILL NOT BE A VALID REASON FOR ISSUING A CHANGE ORDER.
ALL HOLES CREATED FROM ABANDONED DUCT, CONDUIT, ELEC. DEVICES, ETC., WHICH ARE
IN VIEW AND ARE NOT SCHEDULED TO BE BOARDED OVER, OR ON A WALL TO BE
DEMOLISHED, ARE TO BE FILLED AND PATCHED TO MATCH EXISTING.

6.

PATCH AND REPAIR ALL EXISTING WALL SURFACES ADJACENT TO NEW WORK AS REQUIRED
TO ACHIEVE AN UNINTERRUPTED SURFACE APPEARANCE. PATCH AND REPAIR ALL FLOORING
FOR EXISTING BUILDINGS TO ACHIEVE A CONTINUOUS, SMOOTH, AND FLUSH FLOOR
SURFACE.

7.

THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL SHORING REQUIRED TO EXECUTE WORK.
THE CONTRACTOR SHALL COORDINATE ALL TEMPORARY CONSTRUCTION WITH THE
ARCHITECT AND OWNER TO ASSURE A MINIMUM AMOUNT OF INTERRUPTION WITH THE
OWNER'S ACTIVITIES.

8.

IF THE PROJECT IS A REMODEL, THE CONTRACTOR IS RESPONSIBLE FOR PROTECTING ALL
SURFACES NOT BEING REMODELED IN THE PROJECT AND IN THE PATH OF THE CONTRACTORS
TRAVEL, SETUP AND/ OR PROJECT MATERIAL STORAGE. THE CONTRACTOR MUST RETURN THE
AREAS DISTURBED AS REQUIRED FOR ACCESS TO ITS PRE-EXISTING CONDITION.

9.

THE CONTRACTOR AND ALL SUB-CONTRACTORS SHALL BE RESPONSIBLE TO OBTAIN AND PAY
FOR ALL LOCAL/REQUIRED PERMITS AND INSPECTIONS.

DRAWING LIST
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DRAWING TITLE

3.2.2021 - ISSUED FOR CONSTRUCTION
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10. ALL SAFETY ISSUES RELATED TO CONSTRUCTION ARE THE RESPONSIBILITY OF THE
CONTRACTOR AND MUST COMPLY WITH ALL STATE, LOCAL, ENVIRONMENTAL AND LABOR
LAWS DURING THE CONSTRUCTION OF THIS PROJECT.
11. ALL WORK TO BE GUARANTEED A MINIMUM OF ONE YEAR FROM THE DATE OF OWNER
ACCEPTANCE OF WORK, EXCEPT WHERE MANUFACTURER'S GUARANTEE IS LONGER.
12. IF DISCREPANCIES OCCUR BETWEEN DRAWINGS AND FIELD CONDITIONS CONTACT THE
ARCHITECT TO VERIFY HOW TO PROCEED BEFORE DOING SO.
13. SEE T001 FOR ADDITIONAL PROJECT NOTES, MOUNTING HEIGHTS, AND SYMBOLS
THIS DOCUMENT IS THE EXCLUSIVE
PROPERTY OF DRIVEN DESIGN. THE
DOCUMENT & THE INFORMATION IT
CONTAINS MAY NOT BE REPRODUCED
OR USED FOR OTHER THAN THE
SPECIFIC PROJECT FOR WHICH IT WAS
PREPARED WITHOUT THE EXPLICIT
CONSENT OF DRIVEN DESIGN.

14. 3D VIEWS AND RENDERINGS ON THIS PAGE AND THROUGHOUT THE SET ARE FOR REFERENCE
ONLY, VERIFY ALL CONSTRUCTION DETAILS THROUGHOUT THE ENTIRE SET OF DOCUMENTS
15. THE PROJECT SHALL CONFORM TO UNDERWRITERS LABORATORY FIRE RESISTANCE DIRECTORY
AND BUILDING MATERIALS DIRECTORY.
16. ANY MATERIAL SUBSTITUTIONS TO A LISTED UL DESIGN NUMBER SHALL BE COORDINATED BY
THE CONSTRUCTION MANAGER, CONTRACTOR, SUBCONTRACTOR AND/OR MATERIAL
SUPPLIER FOR COMPLIANCE. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL
APPROVALS - FOR ANY MATERIALS SUBSTITUTION IN THE REQUIRED UL DESIGN ASSEMBLY - BY
THE FIRE MARSHAL AND BUILDING INSPECTOR HAVING JURISDICTION PRIOR TO
ACCEPTANCE.
17. FOR ANY CHANGE OF UL DESIGN NUMBER, OR ANY CHANGE IN MATERIAL(S) IN A UL DESIGN
ASSEMBLY, IT WILL BE THE RESPONSIBILITY OF THE CONTRACTOR TO COORDINATE ALL OTHER
RELATED MATERIALS OR ASSEMBLIES AFFECTED BY THE CHANGE OF MATERIAL OR UL DESIGN
NUMBER ASSEMBLY.
18. PROVIDE COMPLETE UL APPROVED THROUGH-PENETRATION FIRESTOP SYSTEMS AT ALL RATED
WALL PENETRATIONS.
19. PROVIDE FIRESTOPPING AS REQUIRED AT ALL OPENINGS FOR PLUMBING, CONDUIT,
DUCTWORK, ETC AT FIRE RATED ASSEMBLIES.

PROJECT NAME

20. REFER TO THE FLOOR PLANS FOR IDENTIFICATION OF ALL FIRE AND SMOKE-RATED PARTITIONS.
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PROJECT ADDRESS

PROJECT DESCRIPTION

110 KNAPP DRIVE, BATTLE CREEK, MI
CLIENT

STORE SPACE

OUTDOOR JANUS STORAGE UNITS ARE TO BE ASSEMBLED ON AN EXISTING PARKING LOT, SET
ON BLOCKS TO ENSURE WATER CAN FLOW BENEATH THEM TO CONTINUE PROPER DRAINAGE
OF THE SITE.

ISSUE

CONSTRUCTION DOCUMENTS

EXISTING PHOTOS - FOR REFERENCE ONLY

ZONING MAP

AREA MAP

ZONING - B-2 REGIONAL COMMERCIAL DISTRICT
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TITLE SHEET

T000
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GENERAL NOTES

105' - 6 3/4"

EXISTING PRIVACY FENCE
TO REMAIN AROUND
PERIMETER

1.

EXISTING BUILDINGS TO REMAIN ON THE EXISTING SITE, NEW STORAGE UNITS TO BE ADDED AS SHOWN

2.

THE NEW STORAGE UNITS ARE NOT TO HAVE ANY UTILITIES CONNECTED TO THEM

3.

CONTACT MISS DIG TO LOCATE ALL EXISTING UTILITIES BEFORE DOING ANY SITE WORK

4.

PATCH EXISTING ASPHALT PARKING LOT AS REQUIRED

5.

THERE IS NO WORK OUTSIDE OF THE ADDITION OF THE NEW UNITS FOR THIS PROJECT.

6.

WORK WITHIN THE STREET TO BE DONE IN ACCORDANCE WITH THE REQUIREMENTS OF THE AGENCIES HAVING
JURISDICTION.

7.

PERMITS, TESTING, BONDS & INSURANCES ETC., SHALL BE PAID FOR BY THE CONTRACTOR. CITY INSPECTION
FEES SHALL BE PAID FOR BY THE OWNER.

8.

ALL UNITS ARE TO BE ANCHORED TO THE PARKING LOT PER A101 SPECIFICATIONS AND DETAILS

ARCHITECT
Driven Design Studio PLLC
117 West Michigan Avenue
Battle Creek, MI 49017
(269) 753-8040
cody@drivendesignstudio.com

3

EXISTING COLD STORAGE UNITS TO REMAIN

NEW OUTDOOR STORAGE UNITS

A100

200' - 0"

EXISTING BUILDING TO REMAIN

22' - 10 3/4"

34' - 4 7/8"

EXISTING DRAIN TO REMAIN

29' - 11 1/2"

82' - 0 7/8"

63' - 9 1/8"

2
A100

LEGAL DESCRIPTION
SEC 26 T2S R8W PART OF SE 1/4 OF SE 1/4: BEG AT PT ON E LI OF SD SEC DIST N 00 DEG 53 MIN 19 SEC W 688.87 FT
& S89 DEG 53 MIN 34 SEC W 660 FT FROM THE SE COR OF SD SEC - N 00 DEG 53 MIN 19 SEC W 643.97 FT - S 89
DEG 53 MIN 34 SEC W ALG S LI OF PLAT OF OLD MILL GARDENS DIST OF 291.62 FT - S 00 DEG 50 MIN 13 SEC E
175.02 FT - S 89 DEG 53 MIN 34 SEC W 372.31 - S 00 DEG 50 MIN 13 SEC E ALG E LI OF PLAT OF FLORADALE DIST OF
424.85 FT - S 81 DEG 12 MIN 49 SEC E ALG N LI OF KNAPP DR DIST OF 285.21 FT - N 89 DEG 53 MIN 34 SEC E 383.29
FT TO POB; ALSO THAT PART OF SE 1/4 OF SE 1/4 LYING BET ABOVE DESC PARCEL & NLY LI OF KNAPP DR, SD NLY
LI OF KNAPP DR RNG PAR WITH & 35 NLY OF THE FOLLOWING: BEG AT PT ON E LI OF SD SEC DIST N 00 DEG 46
MIN 28 SEC W 701.33 FT FROM SE COR OF SD SEC - S 82 DEG 21 MIN 17 SEC W 571.83 FT - WLY ALG ARC TO RT
328.64 FT (RAD 1146.28 FT; CHORD BRG N 89 DEG 21 MIN 46 SEC W) - N 81 DEG 12 MIN 48 SEC W 500 TO POE,
CONT 8.40 AC ((ELY 490 FT OF NLY 643.97 FT M/L ASSESSED AS #0076-00-840-0 IN 1983 THRU 2005))
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*UNIT TO BE PROVIDED BY JANUS CORPORATION, SEE MANUFACTURER'S SPECIFICATIONS FOR ASSEMBLY INSTRUCTIONS AND ADDITIONAL NOTES/DETAILS

NOTE: DETAIL PER MANUFACTURER'S SPECIFICATIONS
PIER BEYOND
8" x 2" RAIN LIP
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3" x 3" FLOOR TRIM
ANGLE
1/2" PLYWOOD

ANCHOR UNITS TO ASPHALT PARKING
LOT PER A101 SPECIFICATIONS

3" N DECK
1 1/2"

8"

SLOPE OF ASPHALT - V.I.F.

FIRST FLOOR
0' - 0"

2"

EXISTING ASPHALT
SURFACE

2"

4" x 2" SUPPORT HAT

WOOD SUPPORTS SPACED AS NEEDED (MIN. ONE EACH CORNER AND
FOUR CENTER SUPPORTS - CUSTOM BUILD TO ENSURE A LEVEL STORAGE
UNIT AND FOR WATER TO DRAIN BELOW THE UNITS

BASE DETAIL

6
A100

1" = 1'-0"

METAL ROOF PER MANUFACTURER'S SPECIFICATIONS

OVERHEAD DOOR, PROVIDED BY MANF.

STEEL FRAMING. SEE MFR'S DWGS.
TREATED PLYWOOD FLOORING ABOVE N
DEK. SEE MFR'S DWGS.
6

ANCHOR STRUCTURE INTO ASPHALT AS
NEEDED

TYP

A100

WOODEN SUPPORT BLOCKS TO LEVEL
FLOOR - ADD AS REQ'D

VERIFY EXISTING
CONCRETE SLOPE IN FIELD
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SHORT SECTION

4
A100

1/4" = 1'-0"

METAL ROOF PER
MANUFACTURER'S SPECIFICATIONS

ROOF
9' - 2 3/4"

METAL SIDING BY MANF. - COLOR TO BE SELECTED BY OWNER

9' - 2 3/4"

ANCHOR
STRUCTURE INTO
ASPHALT AS
NEEDED

9' - 2 3/4"

STEEL FRAMING. SEE MFR'S DWGS.
TREATED PLYWOOD
FLOORING ABOVE N DEK.
SEE MFR'S DWGS.

ROOF
9' - 2 3/4"

METAL SIDING PROVIDED BY MANF., COLOR TO BE SELECTED BY OWNER

OVERHEAD DOORS BY MANF.
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A100

FIRST FLOOR
0' - 0"

3

LONGITUDINAL SECTION
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A100
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1/4" = 1'-0"

FIRST FLOOR
0' - 0"

SOUTH ELEVATION

EAST ELEVATION
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UNIT DETAILS
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