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dwelling unit be served by an individual well and individual septic system.  Reading your septic
system rules, it appears that your office will permit two separate dwelling units in a duplex building
to be served by a single “individual” septic system (“Unless specifically approved by the health
officer, each individual sewage system shall serve only a one or two-family dwelling or one business
establishment”).  Am I correct in that understanding?
 
Similarly, is it possible under your rules for the single individual well to serve both proposed dwelling
units in a duplex building? 
 
If so, what would be your requirements for this to be possible (both for the well and for the septic
system?  Would you require some sort of joint maintenance agreement and/or a bond or other
guarantee to ensure that the system is maintained by both future owners?
 
Thank you for your help with this.  Your answers to these questions will be helpful for our Planning
Commission as they consider their recommendations related to the rezoning application.
 
Respectfully,

 
Rodney C. Nanney, AICP
Community and Economic Development Director
Charter Township of Union
(989) 772-4600 ext. 232
rnanney@uniontownshipmi.com

NOTICE: This email and any attachments are intended solely for the designated recipient and
may contain confidential or privileged information. If you have received this message in error,
please promptly notify the sender and ensure the original message and any copies are
permanently deleted. Thank you.
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Community and Economic Development Department 
2010 S. Lincoln Rd. 

Mt. Pleasant, MI 48858 
989-772-4600 ext. 241 
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REZONING REPORT 

TO: Planning Commission DATE: May 11, 2026 

FROM: 
Peter Gallinat, Zoning Administrator 
Community and Economic Development Department 

ZONING: AG, R-2A 

PROJECT: PREZ26-01 Request to rezone the southerly 1.21 acres of 4080 S. Whiteville Road 
from AG (Agricultural) to the R-2A (Low Density, One and two-family residential 
district) per Section 14.5 (Amendments). 

PARCEL(S): PID 14-030-20-001-00 

OWNER(S): McGuirk Mini Storage Inc. 

LOCATION: 4080 S. Whiteville Road in the NE 1/4 of Section 30. 

EXISTING USE: Single-family dwelling ADJACENT ZONING: AG, R-2A 

FUTURE LAND USE DESIGNATION:  Rural Preservation:  
Rural Preservation Areas outside of the growth boundary should be maintained at a low intensity 
rural character of development that will not adversely impact natural features and agricultural 
uses. Agriculture should be promoted and future rezoning requests for residential should be 
prohibited to prevent leapfrog development.  

ACTIONS REQUESTED:  To review the updated application from February of 2026 and recommend 
that the Board of Trustees approve or deny the requested rezoning of the southerly 1.21-acres of 
4080 S. Whiteville Road from AG (Agricultural) to R-2A (Low Density, One and Two-Family 
Residential) zoning district.   

Background Information 

In 2018 there was a rezoning on this parcel to be split zoned as R-2A on the northerly side and have 
the southerly side remain AG. The rezoning to the north would match the already R-2A zoning 
nearby. The applicant is now requesting to have the entire parcel be zoned as R-2A. The reason for 
this is due to the existing dwelling on the property. In 2018 zoning would not support the dwelling 
with the attached accessory structure. In the present, the applicant wishes to have the structure 
divided into a two-family residential dwelling. This would only be permitted if the property was 
zoned R-2A. You cannot have a two-family dwelling in an AG District. 

In February of 2026 the Planning Commission held a public hearing for the rezoning request. The 
applicant presented the item and Township staff gave their report to the Commissioners. Following 
the public hearing and presentation by the applicant and staff the Planning Commission took the 
following action: “Motion by Lapp, supported by Hayes to postpone the action on any recommendation 
to the Board of Trustees until the May 18, 2026, regular meeting with a request to the applicant to provide 
written documentation from the Central Michigan District Health Department of the results of detailed 
evaluations of the existing well and the existing septic system, including primary and reserve drain fields, 
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Review Comments 

In reviewing any proposed amendment to the Official Zoning Map, the Planning Commission is 
required by Section 14.5.G. (Findings of Fact Required) of the Zoning Ordinance to “identify and 
evaluate all relevant factors in preparing its report of findings of fact, conclusions, and 
recommendation to the Township Board.”  This Section includes a set of factors to consider, which 
are included below each bold heading in italicized text.  Staff comments follow under each heading 
in bold text: 

Findings of Fact (Section 14.5.G.) 

1. Evaluation of existing and proposed zoning districts.  Consider the following factors: 

a. Compatibility of existing zoning, proposed zoning, and all land uses allowed in each 
zoning district with site characteristics, Master Plan policies, the intent and purposes of 
the existing and proposed districts, and anticipated land use impacts on the surrounding 
area and anticipated future development.  As part of any recommendation to the Board 
of Trustees about this rezoning request, staff would recommend that the Planning 
Commission include specific findings and conclusions in its recommendation related to 
this and the other factors listed in Section 14.5.G.(Findings of Fact Required). 

b. Compatibility of the boundaries, size, and arrangement of the existing and proposed 
zoning districts with the surrounding area and anticipated future development.  The 
proposed amendment can be compatible with the boundaries, size, and arrangement 
of the existing and proposed zoning districts with the surrounding area. 

c. Whether there are conditions or circumstances that warrant a change or reasonably 
prevent the site from being developed or used as currently zoned. There are no 
conditions that prevent the site from continuing to be used for a single-family dwelling 
as it currently zoned. The amendment is being requested because the applicant wishes 
to convert the existing single-family dwelling as a two-family dwelling.  

2. Apparent demand. Consider the following factors: 

a. Apparent demand for the types of uses permitted in the existing and proposed zoning 
districts in relation to the amount of land currently zoned and available in the Township 
and surrounding communities to accommodate the demand. There is ample existing 
land zoned and planned in the Township for the types of proposed residential 
development. There is ample vacant R-2A zoned land available elsewhere in the 
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Township to develop more two-family housing if demand warrants it. The lot in 
question already has an existing structure that is used as a single-family dwelling.  

b. Whether there is a demonstrated market demand for more land to be classified in the 
proposed district, and whether this is the appropriate location.  The applicant’s 
1/20/2026 letter includes a statement that there is a “continued demand for low 
density and attached housing” in the area but provides no evidence to demonstrate 
the accuracy of this statement.   

As demonstrated by the 2025 Bowen National Research Housing Market Summary for 
the Township (pages 59-98 at the link) that the Planning Commission reviewed during your 
August regular meeting, the Township has ample land available elsewhere with proper 
zoning and available municipal water and sewer services to support anticipated future 
residential development of these types.  The Bowen study identified 12 separate tracts 
of land totaling 656 acres within the Township’s water and sewer service areas that 
would be suitable for this type of development, of which 10 are already entirely or 
partially zoned for this type of residential development (see pages 96-98 at the link). 

From a practical zoning map perspective, the location adjacent to an R-2A-zoned 
neighborhood and the Township’s 2018 decision to partially rezone this lot to the R-2A 
District could make this lot alone an appropriate location for the proposed rezoning if 
the Planning Commission determines that there is a demonstrated market demand, 
and this is an appropriate location.  However, the lack of municipal utilities in the area 
would not warrant any further expansion of the R-2A District beyond this lot. 

c. Availability of land already planned and/or zoned for the types of land uses and intensity 
of development possible under the proposed zoning district classification. There is land 
elsewhere in the Township identified on the Official Zoning Map in the R-2 or R-3 
zoning districts that is suitable and ready for this type of development consistent with 
the R-2A zoning district’s intent and list of allowable land uses.    

d. The amount of land in the Township or adjoining jurisdictions that is already prepared 
and/or ready for development consistent with the proposed zoning district’s intent and 
list of permitted land uses. The 2025 Bowen National Research Housing Assessment 
identified 12 separate tracts of land totaling 656 acres within the Township’s water and 
sewer service areas that would be suitable for this type of development, of which 10 
are already entirely or partially zoned for this type of residential development.  

3. Availability of public services and infrastructure.  Rezoning of undeveloped land to a more 
intensive zoning district should only take place in conjunction with the availability of public 
service and infrastructure to serve all the allowable land uses in the proposed district. Factors 
to consider include: 

a. Capacity of available utilities and public services to accommodate the uses permitted in 
the district without compromising the health, safety, and welfare of Township residents 
or burdening public entities or the Township with unplanned capital improvement or 
operational costs.  The current Zoning Ordinance’s Section 3.8 Statement of Purpose 
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for the R-2A zoning district includes this statement: “It is intended that this (R-2A 
zoning) district will be served by public water and sanitary sewer utilities.”   A similar 
statement was included in the 1991 Zoning Ordinance.   

If the Planning Commission determines that the proposed rezoning may be warranted 
due to other factors, staff recommends the Planning Commission review the reports 
provided by the CMDHD in detail. The reports concludes that the well and drain field 
is approved for the 8-person duplex with recommendations to improve both the well 
and drain field.    

b. Capacity of the existing road system to safely and efficiently accommodate the expected 
traffic generated by uses permitted in the zoning district. S. Whiteville Road and E. 
Broomfield Road have sufficient capacity and are in more than adequate condition to 
support this limited expansion of the R-2A zoning district for a two-family dwelling use. 

c. Capacity of existing police, fire, ambulance, schools, and other public services to serve all 
potential land uses on the site. The proposed rezoning would not adversely impact 
availability or capacity of existing emergency services for the site. 

4. Consistency with the Master Plan.  Consider the following: 

a. Determine whether the intent and all of the allowable uses within the requested zoning 
district are compatible with the goals, objectives, and policies of the Master Plan, 
including the future land use designation(s) for the site. The intent of all the allowable 
uses within the requested R-2A zoning district are not compatible with the Master 
Plan’s designation of this area for Rural Preservation on the Future Land Use Map.  This 
lot is located well outside of the planned future growth boundary for the Township, as 
depicted on the Master Plan’s Growth Boundary Map (page 13).  As described under 
Future Land Use Categories in the Master Plan (page 25): 

Rural Preservation Areas outside of the growth boundary should be maintained 
at a low intensity rural character of development that will not adversely impact 
natural features and agricultural uses. Agriculture should be promoted and 
future rezoning requests for residential should be prohibited to prevent leapfrog 
development. (italics and underline added for emphasis) 

b. A rezoning inconsistent with the Master Plan should only be considered where specific 
findings are made that demonstrate conditions have changed significantly since the Plan 
was prepared, and/or new information supports a change.  In such cases, the Township 
may first consider an amendment to the Plan. Rezoning property from AG to R-2A is 
inconsistent with the adopted Master Plan’s designation of this area for Rural 
Preservation.   

A potential finding is that parcel in question has since the 2018 rezoning been partially 
zoned R-2A. Ironically, this is the portion that has remained vacant while the portion 
that was used is zoned AG. Another potential finding relevant to this factor is that, 
despite there not being municipal water and sewer available, there is a residential 
development to the north that is zoned R-2A. 
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For the Planning Commission’s reference, here is the motion that was adopted by the 
Planning Commission on 10/16/2018 for rezoning the northern portion of the lot: 

LaBelle moved Cody supported to approve recommendation to the Board of 
Trustees of REZ2018-05 AG to R-2A, although located outside the Growth 
Management Boundary, there is existing R-2A abutting where this property will 
blend with the neighborhood to the North. (adopted unanimously with one abstention) 

c. The future land use recommendations of the Master Plan are based upon a ten- to 
twenty-year timeframe.  Consider whether the timing of the proposed rezoning is 
appropriate, given trends in the area, infrastructure capacity, and other factors. There is 
no municipal water or municipal sanitary sewer service available in the area.  The 
adopted Master Plan does not include a recommendation to extend these services to 
this area of the Township, as this area of the Township planned for Rural Preservation. 

5. Additional factors.  Additional factors to consider include, but shall not be limited to: 

a. Are all allowable uses and development allowed in the proposed zoning district 
compatible with physical, geological, hydrological, historical, and archeological features 
of the site and area, and any applicable laws governing their protection or preservation? 
Yes, the allowable uses and development allowed in the proposed R-2A zoning district 
can be compatible with physical, geological, hydrological, historical, and archeological 
features of the site and area, and can conform to any applicable laws, governing their 
protection or preservation. 

b. Have conditions changed since the Zoning Ordinance was adopted or was there a mistake 
in the Zoning Ordinance that justifies the amendment?  No.  When the parcel was split 
zoned in 2018 the Township was operating under the 1991 Zoning Ordinance. Today 
the Township operates under Zoning Ordinance No. 20-06, as amended, but this 
change did not include a change in conditions or direction in the R-2A purpose 
statement.  Both ordinances direct that the R-2A zoning district “will be served by 
public water and sanitary sewer utilities.”   

c. Will the amendment correct an inequitable situation created by the Zoning Ordinance, 
rather than merely grant special privileges?  In their 1/20/2026 letter, the applicant 
references the existing split AG/R-2A zoning of this lot as an inequitable situation.  It is 
the opinion of staff that this is not “an inequitable situation created by the Zoning 
Ordinance,” since the 2018 request to establish this split-zoning situation was initiated 
by the current owner and adopted by the Township in 2018 to accommodate the 
unique existing structure and how the owner at the time intended to use the structure.  

The proposed rezoning to unify the lot under the R-2A zoning classification would 
eliminate the awkward split-zoning, but this same benefit could be achieved through a 
rezoning of the northern portion of the lot back the AG (Agricultural) District, 
consistent with the Master Plan and the unavailability of municipal utility services.  
Under the AG District, the existing dwelling could continue to be used as a single-family 
dwelling. 
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d. Will the amendment result in unlawful exclusionary zoning? No, whether approved or 
denied, the proposed rezoning will not result in any unlawful exclusionary zoning. 

e. Will the amendment set an inappropriate precedent, resulting in the need to correct 
future planning mistakes? In their 1/20/2026 letter, the applicant states that the 
proposed rezoning from AG to R-2A “is based on unique, site-specific circumstances and 
will not set an inappropriate precedent.”   

However, the only “site-specific circumstance” cited in this letter is the existing split-
zoning initiated by the current owner in 2018.  Essentially, the applicant is citing the 
Township’s action in 2018 as the precedent that now warrants this second request to 
further expand the R-2A zoning. 

Objective 

A public hearing as required by law has was completed in February of 2026. The applicant has 
supplied additional information related to the septic system and drain fields as requested by the 
Planning Commission in February. The Planning Commission shall review the updated rezoning 
application and then make a recommendation to the Board of Trustees.  The Planning Commission 
may recommend approval of the zoning change as proposed from AG (Agricultural) to R-2A (Low 
Density, One and Two-Family Residential District) or may recommend that the proposed rezoning 
be rejected (to retain the existing split zoning).  The Commission may also postpone action for a 
specific time period if further information or clarification specific to the request is needed. 

Key Findings and Conclusions 

1. The proposed rezoning to the R-2A District is inconsistent with the Master Plan’s future land 
use designation of the lot and surrounding land to the south, east, and west for Rural 
Preservation. 

2. The proposed rezoning to the R-2A District is inconsistent with the Statement of Purpose for 
the R-2A District, because municipal water and municipal sanitary sewer services are not 
available to the lot and are not planned to be extended to this area of the Township.  

3. There are existing R-2A parcels in the Township not serviced by Township water and sanitary 
sewer services, including the adjacent neighborhood to the north.  

4. There is ample land available elsewhere in the Township with proper zoning and municipal 
water and sewer services to support anticipated future residential development needs.   

5. The Central Michigan District Health Department gave a report citing “Compliance no action 
required – Approved for use, Compliance action recommended – Approved for use, 
Noncompliance action required – Not approved for use, Noncompliance action 
recommended – Not approved for use.” The reports provide comments to clarify the various 
compliance issues addressed in their report. As with other rezoning request, the Planning 
Commission cannot make a conditional recommendation for approval.  

6. A two-family residential dwelling would be a permitted use by right on parcel of land zoned 
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R-2A. The parcel has the minimum road frontage width and total square footage required 
for a two-family residential dwelling on a parcel zoned R-2A. 

Recommendations 

Based on the above findings, I would ask that the Planning Commission review the reports provided 
by the applicant from the CMDHD that they requested in February of this year. If the Planning 
Commission finds that no further clarification or information is warranted than they may proceed 
with a recommendation of approval or denial to the Board of Trustees.  

Please contact me at (989) 772-4600 ext. 232 with any questions about this information. 

Respectfully submitted, 

Peter Gallinat, Zoning Administrator 
Community and Economic Development Department 
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