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Michigan Society of Planning Officials

Community Planning
Code of Ethics

Recognize the primary role of community planners is at all times to serve the
past, present and future public interest.

2. Continuously strive to achieve high standards of integrity and professionalism
so that the public respect for the community planming process is maintained.
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3. Abstain from all discussion and decisions in which an appearance of an
impropriety of conflict of interest may be perceived. Refuse any personal gift,
tangible or intangible that may be perceived as influencing decisions or
actions.
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4. Continually strive to keep the public informed on community planning issues,
encourage communication between citizens and elected and appointed
officials, and emphasize at all times friendly, courteous and professional
service to the public. :
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5. Beaware of, and give special attention to, the long and short-range impacts
and mter-relatedness of planning decisions.
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6. Endeavor to protect and enhance the natural environment and quality of life ~
through careful and thoughtful decision making, advice and recommendations.

7. Make it a duty to share, advance and contribute to the body of planning
knowledge through education, information, and advocacy.

8. Avoid any act or decision that would tend to promote individual or special
interests at the expense and/or dignity of community planning.

9. Strive to utilize professional staff and other resources to achieve the most
desirable results with regard to the community planning process.
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10. Support and defend the laws and the Constitution of the United States of
America and State of Michigan.
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SECTION 1

PLANNING COMMISSIONER
HANDBOOK
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Forewor
The Michigan Municipal League is d:m state. mmmoo_mﬁg Sn cities

through cooperative effort to md&:aﬁrm: the &:m:ﬁz of E::.o__um_
government and administration. ,

and villages. It is a non-partisan, nonprofit association working ]
f
.
|
,

This Handbook was written to :m__e new Em::_sg 833_@@63@8_
become effective commissioners, The ﬁo_u_om ooSwwg_ include ﬁoo_m

for planning commissioners, preparing for. ‘meetings; meeting the .

public, how knowledge of the zohing ordiriance and m_u_o_v\_.\_& oR_smsom
standards will help you make decisions. ﬁ:mw s\___ mﬁ_ox m_\_g_ s\_\_mﬁ ﬁ:m |
future :o_um for planning oos\_gam_o:mww ,

Our thanks go ﬁo ﬁo:%\_::_d% _u_mzs_za mo:m:_ﬁm:ﬁ mdaéz _.ngs\o_&_ég

of Langworthy, LeBlanc inc. for developing the ‘text for this Im:u_go_A
Mr. Langworthy also w%mm:ﬁm this _Eno_;:\_md_o: mw mm_comﬁ_o:m__ mmg_smwm
sponsored by the _\mmacm.‘ o

Our aim is to produce _ucw__omﬁ_ozm ﬁ_\_mﬁ <<___ :m__u mem «oE; job

easler. We welcome suggestions for additions. to.this _o:w__omﬁ_os m._\i
your comments in regard to m__ our _ocw__omﬁ_o:m Let :m know :os\ <<m

are doing.

anq&m G Qoonim:
mxaazﬁ?o U_wao.wow

Planning Commissioners Handbook
Michigan Municipal League
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ﬁv:awmwc_mﬁo:m_

A8 a new planning commissioner

you may find yourself a little be-
wildered and overwhelmed. Since

experience is not one of the condi-:

- tions odﬁm_uvo_zﬁgm:ﬁ to the _u_m_\_,
hing commission, you may wonder

~just what it is you are mcw_vommm_
to be doing,

This handbook has been written
to provide you with some hints
about how to be an effective plan-
ning commissioner. Rather than
trying to teach you about the
laws and regulations governing
planning and zoning, we will con-
centrate on some of the expecta-
tions and methods you may use
to prepare, make and enforce
your decisions.,

During v\ocw term as a Em:::&
commissioner you will encounter -
a wide variety of situations; _umo,
ple and problems. You will need

. patience, tact and diplomacy.

4 mx_om:m:om

_Asas\_:a how to a6t In stressful
circumstances is one of the ,:_smﬁ
important parts 90 the job, and

one that is best _mmwzg_ ﬁrwo:&:

|
The Planning Commissiotiers

_Imxnwg\«__m your head start.on
Km:,:m:& how to deal s\_ﬁ: ﬁ:mmm

. n_:njo::v m.d:mﬁ_osm

You are m:oocwmgmu to mmww
other sources for learning mwo:ﬁ

- -the intricacies and technical de-

tails of zoning, planning and
other related topics. These; too,

4<<___ be.a significant wm_,ﬁ of your
" job as a w_m_\.:_:@ commissloner.
- The ‘Michigan’ Mupnicipal League
- -can suggest a number of docu-
‘ments that can help you on your

way.

Qoo& luck! %oc :m,\m <o_:3ﬁm2,wu_
to _u_dsm_m a <m_:mw_m mmz\_om o
your 83.\3:3_& and VBS, ﬁ_am

s __.,m.,m«i mjno_{nm are Ecor m_u_ujwo_m;m& .

Flanning ﬁsSSGmB:mG Im:&v%»
z__o:.&m: Z_::_Q%m_ rnm&cm

vii



As you sit ﬁ:_\o:@: your first

planning commission meeting, this .

thought will probably go through
your mind at least once. You've
been thrown together with.a -
group of others, some of whom
know as little as you think you
do. You have been asked to do -
an ‘almost impossible job, using”

confusing documents, about which

you know next to nothing. On top-
of which, the job offers __S\\_w or
no oo:\%w:wmﬁ_o:_

For this _%_S_maa <®c @@ﬁ to
listen to.individuals and groups
complain, plead, mem:\_ m:o:ﬁ
ozﬁ_oﬁm and lecture.

Yet, many commissioners
wouldn’t trade the ,E_u for any- -
thing.

mxwi@% o .

E_._m_w is Em role ofa
ﬂ_m_ss_sm Commissioner?

2 ,ﬁ,ms..waﬂmmmm
._.._.w .Zm@e:mwow..
. 2 Umnmmmo:. Em_xmw
q ,_<oﬁm .m.mxmq
_ ; - o . __.P.oa—.mm::ﬁoq

. mms\ <o_c:§J\ 30: m_moﬁ&
- ,wmvwo_:ﬁjm:dm have the kind Sn
. - authority &S:ﬁ& a _u_mss_:a com-
o __.._._.,_‘._,__E_Wm_ozaﬂ mms\m_\ mﬁ___ :mé ﬁ:m

ability to affect the future of
a community To such a great

. _myﬁm«:\

Emzzim.ﬁow:iwm\d:mwm Im:&wm.ow :
Michigan Municipal Leagué




It Begine With a
Philosophy

The planning commissioner
wears many hats from mediator,
interpreter, visionary, researcher
or teacher, to community builder.

Becoming an effective commis-
sioner begins with a clear philoso-
phy of your approach to the task.

Perhaps you had a desire to
“give something back” to the com-
munity. Or, maybe something hap-
pened in your neighborhood that
disturbed you. Most likely you
did not get into the job for the
money (After all, you did volun-
teer.). ‘

Ultimately, you will have to de-
cide what kind of commissioner
you will be. :

What is 2 Planning
Commission?

Early in the history of zoning
it was recoghized that when re-
viewing zoning and land use mat-
ters, elected officials needed
input from a group of individuals
who were not affected by political
concerns. Having a group of inter-
ested volunteers judge land use
decisions for the community was
intended to allow a wide range of
views to be fairly represented.

Elected officials are repre-
sentatives for the people in the

community.. As such, they are ac-

countable to the voters. As a
planning commissioner, on the

other hand, you are to be a repre-

sentative of the people. This
means that the members of the
commission represent the various
interests found in the community.

In theory, this allows 2 plan-
ning commissioner to act without
the political considerations that
influence elected officials,

You will also find that including
a variety of personalities serves g
purpose. Some of your fellow com-
missioners may consider them-
selves to be compromisers; always
looking for the win-win solution,

Others may believe that they

“are simply there to express the

will of the people and sUppress
their own opinions.

Regardiess of whether you
agree with them cr not, keep in
mind that the reason the commis-
sion has more than one member is

to allow for this variety of opin-
iohs.

Flanning Commissioners Handbook
Michigan Municipal League



Even though each commis-
sioner has the best interests of
the community at heart, his or
her approach may differ from
yours since each is based on
their own philosophy. Over time
you will come to understand some
of the motivations of the other

commissioners and may find your-

self m_uﬁ_xwoﬂmi:& their views.

v Uw,\m_o_a:& your own philesophy -
and style is an _Ewowﬁmzﬁ mﬁm_o in:

becoming an m?moﬁ?m Em::_:@
835_@9033

The Job

As a _g_ms_\__:@ commissioner

zoc will be dealing with one of the.

most enduring elements of soci-
ety — land. At the same time,
you will be dealing with people.

You will find that this can create

some difficult situations.

cerns over land use,

,8:82&. about

_o:msanm are acting .
to- _o_,oﬁmﬁm ﬁ:w:; own”
__ . __.L ‘investment, whether:
R ._R_\mgm_ or: _E,Snmm-_
- sional. Decision memwm Ecmﬁ
.| within the constrainte of the

The Land Use |
Challenge S .

z_ms_a_m,\a__o,_uim:_ﬁ
often brings out con--

Residents become

losing the character.
of their community,
Those who ‘propose

za New _um<m_ou3m::
‘ %&2 Me)

law, allow for Q_m<n_o~05m3ﬁ s\:_o:
is oo:m_wﬁmsﬁ with the ax_mﬁ_:a or.

‘_u_m_\_:%_ character of the commu-
.3:&\ m_\_a_ _\&wmﬁ ﬁ:mﬁ Er_o: is :oﬁ. .

?_m can- create _msm_ cm@ con-
flicts and- divide communities along
philosophical lines;, The master
plan and zoning ordinances should

ﬂZO_\.:u_Nm these &O_\zmd_:\_m 003.2_0._\ g

ing or.competing | _:dmﬂmmﬁm as a -

T matter of no:oz In"each u_mo_m_os

the commissioners. must m_%_z the -
policy to the specific facts at .

_w ..;w:y.:m:& ?m ﬁ_m:::\é oozg_mm_o?

o often caught in The middle, may
.v 27 look back and say. “How did: we -
S get :\:.\o ﬁ:_m mess?”

_3_ d«:ﬁ:. m%oo,mgm for devel- .

opment and 18%3&_\63 have
.. cominon. goals. Most of the time,
~ both seek better use of the land
- from their own vmwmmmoﬁzmm the

,._nmé_o_um_) to protect his or her.

financial interest, and the nelgh-
bors to maintain their quality of

-\ifé: Planning conimissioners must
) s\n—@: each of ﬁ:mmm _:ﬁm_dwdm

Flanning Commissionars Handbook
Michigan Municipal League -




Your decisions can have a seri-
ous effect on the use and value
of land in your community. Deci-
sions based on the land last for-
ever because they are in place
regardless of the owner. Conse-
quently, decisions must be based
on the long term interests of th
community. . o

These decisions are not always
easy. In some instances, you will
know the land owners, neighbors
or applicants personally.

As you develop and refine your
philosophy and style, keép in mind
that the planning commissioner’s
job is to help create and carry
out policies regarding the physical
development of their community.

That's the easy part. If being a
planning commissioner was simply
a matter of following policies and
obeying the dictates of a law,
then only one member would be
heeded. Instead, planning commis-
sions are constantly looking for

Classifieds

Wanted - Planning Commissioners

Must be willing to travel and work ' P k
evenings for little or no pay. |

Must have working knowledge of civil
engineering, landscaping, architecture,
lighting, psychology, construction, traffic
control, fortune telling and planning.

Benefits: Building a better community.

ways that will allow them to treat

each person and property in a fair

and consistent manner., Welcome aboardl|
- This book discusses several

practical aspects of being a new

commissioner, including dealing

with those who jealously guard

their view of the community and

those who may seem as though

they are intent on destroying it.

Flanning Commissioners Handbook
Michigan Municipal League

Sounds like a tough job. No
wonder so many people want it.
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The Planning Commiseloner’s Toolbox

In the first chapter we noted . |

that being an effective commis-

sloner begins with a clear under-

standing of your _._o.v and your

“approach to it. In much the same.
way, a community must also have

a clear picture of why it exists .
and how it intends to grow.

Every community needs to
plan locations for development
where natural features and the
environment are not at risk,
where community character will

penses for new roads and sery-
ices will be at a minimum, This

may include rehabilitating existirg

structures and reclaming unused
or abandoned properties as well
as developing new areas.

not be diminished, and where ex-

- Master

The ‘.‘_w__.m,:_:ﬂ:&_“_o_u?}mm_mmos. _mw
given the responsibility of produc-
ing-and adopting the Master Flan

~for the community. ?n legislative

body (i.e. city or s:m%.oo_::o:v is

‘ot required to adopt the Flan.

However, their participation In the
planning process is critical be-
cause they must adopt the laws
that will _En_mgmzﬁ the Plan.

Flanning Commissioners Handbook
Michigan Municipal League




The Jigsaw Puzzle

Building a community is a little
like constructing a jigeaw puzzle;
each project provides a piece of
the puzzle. The Master Plan might
be considered the top of the jigsaw
puzzle box. It shows us the final
form of the puzzle — our vision for
the future.

ﬁewzaw Pieces

Policies concerning growth may
be thought of as corner pieces of
the puzzle. They anchor the rest of
the community and allow for orderly
development,

These policies may Tm:am from:

1. Actively encouraging growth,

2. Allowing growth to take its
owh course with as little
government interference as
possible.

S

Allowing development pro-
vided that adequate utili-
ties, roads, schools, fire,
police and other public
services are available.

,L... Trying to m,SE down the
- rate of growth,

B, >wwm3ﬁi3® to stop all
© - hew %S&om«:m:w..
Typically a Master Plan de-

scribes the community, outlines
goals and objectives, and maps

areas of different land uses rang-,

ing from agricultural to industrial.

Plans for new development are
reviewed to ensure consistency
with what was planned.

The Zoning Ordinance

Communities continually wres-

tle with complex issues brought
oh by new development. The need

to provide design flexibility, cou-
pled with the desire to maintain

- some degree of control, has cre-

~ated the need to find innovative

regulations.

Local control of the use of
land (with some exceptions, such
as state and federal land uses) is

~an accepted legal principle. Land

use is controlled by separating
land into various use areas, called
zoning districts.

The rules governing these dis-

tricts are listed in a zoning ordi-
hance which contains provisions

controlling the type and intensity

of development allowed.

Flanning Commissioners Handbook
Michigan Municipal League



The zonitg ordinance should be

based generally on the Master

Plan. The Future Land Use classifi-

cations of the Plan are reflected
in the ordinance’s zoning districts.
The density and intensity planned
for the land use districts are
translated to the uses permitied,.

lot sizes, and other regulations.

Future Land Use and |
Zoning are not the same

The primary Ejn.mazom between _

Future Land Use and Zoning is a-
matter of timing. The Future Land
Use map shows the intended use -
of land at the end of the plan-
ning period, which could be 20 -
years in the future. The zoning:

- map shows land as it is intended

to be used today. Accordingly,
the two maps will riot be im:ﬁ_om_
ih every respect.

For example, one area of the
community may have a Future.
Land Use designation for indus-
trial use. However, the goals and
objectives of the Master Plan -

. | Master Plan |
- |Future Land Use
- | Classifications .

R Zoning O.d.:m:om __

.. . . | Districts -

PoE Un:m_Q
mmm_amzzm_

?m megw Em: m:os\m ﬁ:m _335%_ use Sn _m:a_ in- ﬁ:m ?S:& _ﬁ. does
_Sﬁ :m,\@ ﬁo ﬁ_ﬁox mx_m§_§ N%:S %mﬁ:og

.3m< _3&_omﬁm wrmﬁ Sm_cmﬁ_;_m_ uses

should not wm @mwmw:m:& s\:\\:o:ﬁ

- public water. and sewer services:

- In order to ensure that a con-
. flict in land uses is not estab- .
. lished, the Future Land Use plan
" designates areas for rural or agri-
“ cultural m_mé_o_u:\_m_\_ﬁ with the
. statement that the property ig

intended as a future location for

industrial uses, pending provisions
for public utilities. The justifica-

tion for this action, which is

hoted in the Master Plan, is the
poor s0ils which will not accommo-

date private septic and water sys-
tems.on the scale necessary for

industrial development.

Flanning @SS\mmssz Im:&w%\«
iﬁ:.&m_\_ ch_o_vm_ rmmgcm




Now What?

Once the Master Plan and
zoning ordinance are in place, it
is important that they be kept
current. A Master Flan which is
not actively followed and imple-
mented may lead to problems for
the community in the future. Fail-
ure to follow the Plan may dis-
credit its use as a defense for
actions which may be challenged
by property owners or developers.

Likewise, consistent and vigor-
ous use of the Plan will lehd credi-
bility to the community’s attempts
to implement controversial deci-
sions on rezonings or other zoning
actions.

While the courts of the State
of Michigan do not recognize the
absolute authority of the Master
Plan, they do lend much more
credibility to actions supported by
careful planning than those which
appear to be taken arbitrarily
against an individual property
owner.,

ﬁezn_:m_oz

As a new commissioner, the
plans and ordinances for your
community probably appear some-
what bewildering. In fact, we have
only covered two of the documents
that you will likely see. Others, such
as the Subdlvision Ordinance, Capi-
tal Improvement Plan and Recrea-
tion Flan, are also valuable
resources.

By far the &memmw responsibil-

ity of the commission is to pro-
vide guidance for land use and
development in the community. A
properly developed, well thought-
out Master Plan and an effective
zoning ordinance can be of great
value To a community. They pro-
vide an improved quality of life,
more efficient use of financial and
other resources, a cleaner environ-
ment and an economically healthy
community.

Both the Master Plan and the
zoning ordinance should be consis-
tently and accurately followed to
make sure they are applied fairly
and consistently to those they
affect. Together they are valuable
tools in building the kind of com-
munity you want.

Keeping them current and rele-
vant to today’s conditions is hard
work but the rewards make the ef-
fort worthwhile.

Flanning Commissioners Handbook {
Michigan Municipal League
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Preparing for Me

Being a planning commissioner
can mean either just showing up
for the meeting, or putting in the
time needed to make informed -
decisions. 1t is difficult to ask a-
volunteer to put forth an extra
effort to be ready for a meeting,
but those who occupy a seat as
a commissioner have taken on
the responsibility to do the best

possible job for their community.

- Planning commissioners can--
not reach a fair and _S_mm_,ﬁ_m_
decision without a firm base of
knowledge about the matters
placed before them. Gaining this’
knowledge will take the efforta of:
the community’s staff, the appli-
cant and each commissioner.

can take to-make sure
_you are ready to make

: _umwow_uﬁ_o: but on

o 123%_2_

R __;no_, the Emmﬁ_:a you-

- must make sure that u\oc
 have all of the. relevant. ::no?
- 'matlon heeded to.make a decl-

‘,..,.,.m,_ﬁm plans ‘and other m:_%o_,ﬁ_:&

ﬁ:m:w are some _oom_ﬁ_sm
“fact finding” steps. <o:

the best possible decl- .
sion — based not o:

ﬁmoﬁm

ed N o _
sion, At & E_:_EME V\_oc M,.\\__o__\_m.w " You should expect and plan to
to have. coples of applieati " have at least a week To review

- the materials..
material in sufficient time to m,_x AT .

Jow V\oc ﬁo mﬁc% mzm_ _B,mvm_,m

Flanning Commissioners Handbook
Michigan Municipal League
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Tip: Consider adding a line
to your application form
that allows the applicant
the option to grant permis-
sion for the planning com-
mission members to
conduct a site visit.

@@a Visite

Visiting the site is oftén a
critical step in the decision making
process. Even if you have lived in
the community all of your life, indi-
vidual sites take on a new person-
ality when a specific project. is to
be built. g :

Some precautions should be
used. Site visits should always be
made Individually rather than as a
group. Meeting on site (even with
less than a quorum) raises sev-
eral concerns. .

=y A site visit by a majority of
the membership of a decision
making body must be adver-
tised under the Michigan Open
Meetings Act and steps must
be taken to insure that the re-
quirements of the Americans
With Disabilities Act (ADA)

are met.,

= Practically, it is hard for the
~ visiting members o0 avoid talk-
ing among themselves about
the proposal. These “side” dis-
cussions, however, can violate
the spirit as well as the letter
of the Open Meetings Act.

There are two cautions to keep
in mind when visiting a site.

1. Do not go onto the site
unless specific written per-
mission has been granted
by the property owner or
the site is otherwise avail-
able to the public (such as
an existing shopping center).
This can help avoid misun-
derstandings and problems

- with trespassing.-

If permission has not been
granted and you feel as
Though your decision cannot
be made without viewing the
site, look for other ways to
get the same information.
This might include aerial
photos or surveys. Or, you
may request that the appli-
cant submit photographs,
slides or video tape, particu-
larly for larger, inaccessible
sites.

Do not allow your decision
to be influenced by the
applicant’s reluctance to
allow you on the site. Many
people are concerned about
liability or they simply are
determined to protect their
privacy. There are other ways
to gather the information
and you should not make a
decision until the informa-
tion is obtained. .

10

Flanning Commissioners Handbook
Michigan Municipal League



The Michigan Open Meet-.
ings Act was intended to-
make sure that the deci-
sion making process fol-
lowed by government
bodies always takes Emom
under the watchful eye 9n
the public. Even though
you can simply meet. the
letter of the Act, it is
Just as important that
ﬁ:w.mviﬁ of open meets
ings be observed. Don't
look for ways around the
Act. Look for ways you
can make it work better
for you,

2, Do not discuss the pro-
posal with the property -
owner, heighbors or appli-
cant outside of the
meeting. The intent of Infor-
mation gathering is to in-
sure that everyone has the
same Information on which
to base a declislon. This is
not possible if individual
commissioners contact or

are oo_\_ﬁmoa& vv\ inter- |

ested 1m3_mm o:ﬁm_% Sn
4 _ﬁ:m meeting. ’

SR If-you are oo_\_ﬁmoﬁmm_ w< ﬁ:m_

. '~ " applicant-orothers, be _E:Y

‘pared:to tell them ﬁ:mﬁ

S you are 3&:%& to-con-

- duct m__ of -your. disgus-.
sions o:E Whien ﬁ_\_m oia_,

S N.ooag_mm_osa_\m m& _u_dmm:w -

o : .um:oocwmam d:ws\_ ﬁo oogm o
"+ the meeting (tell them when
- and where) of sk them to.
- Trsubmit thelr commerits: in

- writing (tell i:w:\_ to whom
o _,,.....msa_ 5\ E:mﬁ date).” =

- Ifa oo:ﬁmoﬁ om::oﬁ wm
..‘m<o_%m_ it m:o:_m_ be re-

._oolumm_ to the rest of the .

" members Q_E\:S the meet-
“ing, along with the general
- _content of the conversa-.
" tion. You may feel free to
request information from
“the community's staff. But

whatever information you

receive should also be made .

m<m__mw_m to each of w:m

_ ,oﬁ:m_\ Emgwmwm

Rememiber - you are only
-one persoh on the plan-
ning commission. The only
~ time you should take ac-
tion as a commissioner is
. in the presence of oﬁ:mw
© ‘members.

.,,_,.MW..,”.GE;_:m <o§ m_ﬁa Sm:.\

"Look m_omm? at ﬁwmjna oo:&_‘

" tions, natural features, surrounding

land uses and general neighborhood

characteristics. Visits at differ-

" ent times and days would also be
- useful. mo_> example, visiting a site
;_:_,_3@ a peaceful Sunday after-

rioon may not be _;m_u_)mmwsﬁm,n_,\m
of traffic conditions during rush

“hours.

Describe zo;w site visit find-

. .:\_.@m to the rest of the planning

commission so that they may

- have the benefit 9n your observa-
ﬁo:m. :

Flanning Commissioners Handbook
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Reslist the temptation to
- desigh the slite. Your job is
to review the applicant’s
plans m_\i to identify your
concerns. It is the appli-
cant’s job to design the
site to meet those con-

‘cerns,

ﬁ_m_:m the Site Plan

For many proposals you will be
asked to review a site plan. A site
plan is merely a depiction of the
property showing proposed build-
ings, parking areas, streets and
other details. Your objective when
looking at a site plan is to ensure
that at least the minimum dimen-
sional standards of the zoning
ordinance are met with respect
to yards, sighs, parking, etc., and
that the proposed use is designed
in harmony with its existing and
future surroundings.

To do this you need to be famil-
iar with some basic site. planning
principles as they relate to the
standards of the zoning ordi-
hance. Some common standards,
in abbreviated form, are described
below to show their general intent.

1. Preservation of natural
. features or _m:xmomva.

Site plans should show signifi-
cant natural features in enough
detail to see how they. are affected
by the project. The two general
approaches to natural features
are preservation and integration.

&, like home!

There’s no place

i
|
|
|

Preservation measures should

 be used when features are so
- sensitive or so valued that any -

change to them would have a nega-

- tive effect on the community in
 terms of aesthetics, environmental

guality or safety. In these areas,

- development should be either pro-

hibited or restricted to projects

which have little negative effect.-

Regulated wetlands and identified

'flood prone areas are examples of
lands requiring preservation tech-

3§cmm.

Natural features may also be

integrated into a site allowing

them to remain as natural as pos-
sible. This could include the use of

Flanning Commissioners Handbook
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small wetlands as aesthetic fea- -
tures or maintaining vegetated

areas as screehing or visual inter-
est. In this way, natural features .
often help market _owo_.mo.ﬁm.

These ﬁmo::_&:mm can be _:\_Emf

mented through conditions n_mmmm
on project gpprovals, using ﬁ:_m

mﬁm:mm& as m%noa

?a._uoﬁm:zmrgn m3<_._,o:§m:ﬁm_
contamination, particularly where -
underground storage tanks are or
have been present, should also be
considered. Many lending institu- -
tions now require an environmental
audit to determine the :_Am__:oom |

of contamination n_\_oT to ?:m::&
projects.

‘_.,_,m. __ﬂ.noa_g.&_w___@.s_% :

mE._S:_‘_m__:& uees. -

i:m mﬁmsn_m_s_ om: wm :mma_ to

_ ._..__.,__Tn&:__d _mzm_mom_o_sa, fences or walls
" to make sure that proposed-uses
owill be m%&cmﬁm_u\ screened or -
. separated from surrounding E,n_n‘___

erty. |t can also.relate to So“ﬁ- )
- ing buiildings and. ﬁ%é areas to
© " make sure otie site doés :Oﬁ z:- :
oo duly, mmmoﬁ m:ow:%

3, mm.mm.wz % <a_‘__n=_m1 m:&
_um%mﬂlm: n?nc_ma_o:

_The v:%omm Qn R,\_mz_:@ circu-

A_mﬁ_os is to ensure proper drive-

. way spdcing, adequate setbacks
- for clear visibility and proper -
.. -placement of parking areas. Re-

quiring parking lot. setbacks, par-

vicularly along the roadway, can
foster driveway mmﬁwﬁv\. control -
glare and headlight. spray and

improve mmmﬁrmﬁ_om

“| didn't realize It would
look like this...” Veteran
-commissioners will tell you
.that when a project is
built, everything is bigger-
" and closer than it looked
- on the m:r\w plan.

m_umo_m_ oo:mim_\mﬁ_o: m:oci
be given to uses with large park-
ing areas to ensure that circula-
tion is safe and does not conflict
with pedestrians, other vehicles,
and adjacent uses. Shared dr.ve-

. ways may also be required to re-

duce the number of access -

.. wo_sﬁm._

" Service drives (front andlor

. rear) may be needed to allow ac-
. cess between properties so that

. vehicles do not. havé to enter the
 public street.

'Planning Commissioners Im:mvbm»
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A common misconception is
that local communities have ho
input on driveway locations. Al-
though local regulations cannot
conflict with the road authority,
it can control driveway locations
through the site plan review
process.

4, Ensuring adequate
emergency accese.

lnvolve the fire and police
authorities in the site plan review
process and have them submit a
recommendation To you. Your com-
munity may have regulations that
address fire lane standards and
building access.

B. Control of exterior lighting.

~ Lighting should be adequate to
illuminate the area, yet not shine
on adjacent properties, particu-
larly in residential dareas. Requir-
ing “cut-off” fixtures or reducing
the height of light poles can be
effective ways to meet this
standard.

6. Proper dralnage and retnoval/
storage of surface waters.

Most commissioners are not .
trained engineers. Normally, local
engineering staff, Drain Commis-
sioners, or other sources need
to be consulted to ensure that
a site mm.w_\o_um.;_v\ engineered to
avoid excessive stormwater runoff.
The same is true of the adequacy
of public and private sanitary
sewer and water services.

Site plans should not be
reviewed as part of a
rezoning.

Inexperienced commission-
ers can easily be side-
tracked by discussions
of landscaping, setbacks
and other issues. Site .
plans are essentially mean-
ingless during a rezoning
(except as part of a
planned unit development
(PUD)) since the approval
cannot be conditioned on
compliance with the plan.

Once zoned, the property
can be used for any use
permitted in the new dis-
trict, regardless of any
promises made by the
applicant.

14
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7. Architectural controls.

Generally, site plans will not

building. Rigid architectural con-
trols tend to stifle creativity and . 1.
can encourage monotony. I

However, they may be appropri-
ate in desighated aréas rich with
historical buildings and character.
There will usually be an architec- .
tural review board or higtoric -
commission with the authority
to review exterior finishes and
improvements to ensure that the
historical or unique character of
the district is not jeopardized.

Site plans that meet all of B,
the standards of the Zoning , _
Ordinance generally must be
approved.-

‘Before A>dwa:..m==m ‘the Meeting
o _sm._.wm sure V_G,c_._:m<m every-
deal with the actual design of 2 thing.

mo__o.s\ ﬁEmv n_:mmw:mﬁ :

Uo ,,\o: :mé VBE, Nos_sa

__ordinance or other m_u_u__o“? _

Em oi_sm_\_ommm

Im,a you mxms_:& the

" agenda and related
- .Emﬁazm_mw ,

Do you have vSE, s:mmﬁo:m._
- written m_os\:m _

:mé you oo:%_mﬁmm_ d:m

site visit? (If not, at least -
drive by the sites on ia
- way to ﬁrm Emmﬁ_sa )

Have V\o: _>m<_m<<§ ﬁ:m
standards that will be
used 31 each m_mo_m_o:m

_mmg_:u_ v\ocawrn ﬁ:mﬁ ﬁ:m

~purpose of preparing: for
the meeting is not to make.

" a decision, it is only to
- gather the _:ﬁow.z\_mﬁ_oz

needed to prepare you for

...,_;n_fw decision ﬁ:mﬁ 5 ﬁo

come.

Planning Commissioners Handbook ._
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Land use issues, as you will
no doubt discover, can bring out
strong emotions. Faced with z

room full of angry and concerned
people, you may find it difficult to
maintain the decorum and profes-
sionalism needed. Although -many
planning commissions follow
Robert’s Rules of Order in Their
meetings, there are other more
subtle aspects that are impor-
tant to consider. .

W&:& Fair

The foremost concern of ‘m_\_z

planning commission should be to

ensure fairness for all' concerried
To ensure fairness, keep some.
simple things in mind:

1. Everyone must have the
opportunity to speak and’
present evidence at public.
hearings. While some limita-

- ... tions.may. be placed on
R ‘this right, as described.
oD E Y later, noaction 'should be
L baken that would deprive &
- - R .‘.m.‘._wm._,@o:__o.w d:w?_zasﬁ to be
L
2. Redognize emotlonal re-
. eponses and treat: theri - .A
. with concernand under- "

standing. Strong re-

" sponses, within limits,
.. ehould e expected and
“understood. Controlling .

z.o_\:; owh emotions is essen-

“tial, even if the comments
‘get personal. -

One of mankind’s greatest
fears is not death — it's .
* public speaking. Make an
-effort to look beyond the
 ‘mannerisms and nervous-

hess to find the speaker's
message.

Regardless of how many
people show up ﬁo.owwomm
or support a project, you
represent the long-term

Planning Commissioners Im:&vsa.,» .
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interests of entire commu-
nity, not just those at the
public hearing.

5. Listen. Public meetings are
your chance to take the .
pulse of the community
and to learn more about
the neighborhood 1 which a
project s planned. Take ad-

_vantage of the effort those
attending the meeting have

made and learn as much as
you can.

mno__cﬁ ﬂ,_m Rules

Playing fair means playing by
the rules. Having an effective set
of meeting rules helps provide a
sense of professionalism as well
~as ensuring that meetings are
orderly. .

Rules do not need to be rigid.
They occasionally need to be al-
tered to take certain events into
account. .

Nor should they be too confin-
ing. Keeping a subtle balance be-
tween the degree of formality
required, and the informality that
s sometimes needed is a learned
art. .

Hearing rules should be made
a part of the bylaws of the com-
mission -and printed on the back
of the meeting agenda so that
everyone is aware of them.

Rules for Speakers

You will soon learn that people |

do not often come to a meeting
in support of a particular project.
‘Most people have concerns that
‘they wish to address, while others
‘are simply opposed to what is
‘being proposed.

Having written meeting rules
and procedures is especially valu-
able when there are many people
who wish to speak. Without a few

basic rules it would be easy for
~one or two people to dominate
the meeting, thus depriving others

of the chance to speak their mind.

1. All comments are directed
to the chalrman. This rule
can help avoid debates be-
tween members of the audi-
ence, between the presenter
and the audience, and be-
tween the commission and
the audience or presenter.
Since zoning hearings can
become emotional, following
this policy is important.

18
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2. Limit speaking time, when
hecessary. If there are
many people who wish to
speak, it is appropriate to.
limit the time of each
speaker to 3-5 minutes, -

with the exception of ﬁ_\_w
applicant. The applicant
should be given as much -

time as needed, within
reason; to present his -

‘or her case,

3. Limit the number of times
ohe person may speak. Gen-
erally, each person needs
only to be given a single
opportunity to speak. At
the discretion of the chair-
man, people may be allowed
to speak a second time Yo .
respond to earlier com-
ments. However, the chair-

man should emphasize that.

comments should not be

repeated. Your rules may

also require a sign- up sheet

for those people wishing to

speak, with the chairman

recognizing only those who
" 'have signed up.

A‘ ,_.:m o:m?«:m: 3m< m_mo mmx

- If there I8 a spokesperson’

for the m:%m:om ‘and ask -
. n&:md ﬁ:m m_uownmnm_;moz _

A ..m.....m_ommw mo_> the others _S,mx,
. ‘sent who agree with. his/her.

. point-of-view. The chairman
. should allow those for
*_whom the spokespergon 6
. epeaking to be recognized,
“either i:é:&: a show of'

N ::msm_m‘o_ﬂwz standing. The
. -_spokespérson may be given’
- additional time in recogni-

‘tion of his/her role.

5. After the public hearing Is
closed, it should remain
closed. Further comments
should not be accepted un-

-less specifically requested
by a commissioner.

- Rules for Commissioners

s A commissiotiers you should
. alsoragree to follow your own set
© - 6f rules for how you present your-

vmm_,\mm to the- w:w__o

. >= voo_‘:iazﬁm should be
- directed to the chairman.

- Just as the audience must
be recognized by the chair-
‘man, so too should the

..~ commissioners. Not only

~ dogs this show respect for

~the role of the chairman, it

. also sets an example for
the audience to follow.

2. All dellberations should-
be In the open. This goes
beyond strict legal require-
ments. 1t is . important.

Flanning Commissionérs Handbook:
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that the audience view the

commission as an open, fair
and deliberative body.

Remember, people are generally
suspicious of government.
Don't add substance to

that perception.

Do not hold private confer-
ences prior to the meeting.

Don’t meet in-a group in a small
room or other place outside
the chamber in which your
meeting is held.

When arriving at the meeting,
stay in the chamber.

‘While socializing is acceptable,

make sure that the audience
doesn’t get the wrong impres-
sion.

Make all of your comments
" aloud during the deliberations.

If you have a question, ask the
applicant or the chairman,
rather thah your neighbor.
Don't allow yourself to be
caught up in a private discus-
sion with.another commis-

sioner. Make all of your com-
ments loud enough so that
everyone can hear.

Exprese your opinlons.
Don't just vote without
letting everyone know why
you are voting, whether for
or against the issue. Your
comments may help others
to decide (or change their
vote). It also lets the appli-

cant and the audience know

the strengths or weak-
nesses of the _u_,onomm_.

4,

Do not attempt to always

answer every question.

‘Some comments cannot be

answered and may be asked
just to express frustration.

When a question such as,
“What will | do when the

‘cars start running off the

road and into my house?” is
asked, calmly try to narrow
the question down to specif-
ice. Once you get a handle
on the real problem, you

_may be able to suggest a

solution.

If things get out of hand,
take a recess. Long eve-
hings and emotional topics
can make for short tempers.
A breather may be helpful.

Do not feel compelled to
make a hasty decislon on
the night of the hearing.

Everyone should feel com-

fortable with their vote —

if not, obtain whatever addi-
tional information is needed
before proceeding with the
decision,

20
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o ﬂ&m_uaw of w:m @m,\m_

The o:m_lsm: Ru the oo:ﬁém‘
sion is entrusted with. enforcing

H:\_mmﬁ_:g rules. Having a mﬁwo:&
chairman is important both: to .

the o_u@ﬂmﬁ_o: of the oo:::_@m_o:

m:m_ ﬁo w:w:o wmwo%ﬁ_o:

jew 8_m 90 ﬁ:m o:miﬂm_\_ is
to maintain order ﬁ_\:,o:&:o_\_w

- the meeting. The.chairman should
.announce each agenda item and
~hote the rules that apply to the

hearing. U::_\_& the meeting, the
o:m:ﬁ\_m: should ensure that
courtesy is maintalred and ﬁ:m:r\
speakers are riot _sﬁmzé_oﬁam_.

mﬂmmw:& Faith with

 “the Public

._vwo_im are naturally suspicious

©-of governmental proceedings which

are outside of their daily routine.

- How many of your neighbors know
a planning commission even exists?
-Be patient and understanding
‘when addressing this suspicion.

. You will not always be able to sat-
isfy their wishes. But, you can
- make sure that the public knows
_ ‘they have been heard and that

you mwm,moi_\._g _,mm_nozmmw_v\.

_no:os\_:m rules of ;nm:,:mmm pre-
paring for meetings, and making
effective decisions can affirm the

. confidence placed in you by those .

who appointed you and those you
serve.

Flanning mmss\wmaqmwm Handboak
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In these days of increasing
litigation and public participation,

it is not enough to deny an m_%:,_

cation because of a vague notion
that the use is not a “good
idea,” or that it will “hurt the
neighborhood.” Even applications
which are approved 3mmm_ to be
well. m:n_goz.\%_

If the decislon is o:m:m.:&mn_,.
the importance of using the ordi-

Y

hance's standards becomes self--

evident. A well-supported decision
provides the background needed -
to build a solid legal ﬁoczmmﬁ_oz,
for the decision. _

Proper decision making starts
with the basics:

1 ﬂ:os\_@m_am of the NO:E@
ordinance;

2. Knowledge of wm_m,\m:w,
ommm ﬁmoﬁm msu_

u c@_é o_g__:msnm mﬁm%_
.. ards to reach a m_mn_m_o_:,..

1. Knowledge of the

Nos_sm_ og__smsam

Too. ojumz Em_s_um_;m are 33“
well <w_>mwm_ in the language,
meariing and application of
their zonihg ordinance. Each
v_mzs_:a ‘commissioner must.be

~ familiar s\_e: the relevant parts .

of the ordinance when reviewing -
an. application for a zoning deci-
sion. Not only mroc_n_ the- 853_@-

‘sloner know the meaning. of the

regulation, but it is particularly
important that he or she.under-

stand its ._uE,_u‘o.umm.

N Tsoi_mm_aw % mm_%m:ﬁ ._
_ Case _umowm

mmoﬁm are. o:ﬁ_om_ to good

.m_.mo_m_o: making. Sources of
facts include:

a. ?m m%_amﬁ_o: m:&
supporting materials;

Flanning ﬁos\j\._mm\.gw\d Handbook
Michigan Municipal League .

25



'b. The Master Plan or other rele-

vant plans;

c. Staff and agency reports
regarding impacts on public
services, natural resources,
character of the area,
traffic, parking and other
criteria; _

d. A visit to the site to see
the physical characteristics
of the property and adja- -
cent parcels (see Chapter
) and; . -0

e. Public hearing comments.

3. Use of Ordinance Standards

. Following an effective decision
making process is one of the most
important ways to support your
decisions. Proper and consistent
use of the standards of the zon-
ing ordinance or other ordinances
is essential. _

Making Everyone Happy

In most cases it
i Impossible to
please everyone,
and you prob- ALY
ably shouldn’t A
try. One of the (
most difficult
aspects of
planning and
zoning is the
heed to bal-
ance the vari-
ous often
competing
interests of property owners
and residents.

Property right laws tell us

that zoning has a public interest

that will allow residents to have
the right to peace and quiet of
their neighborhood and to have

the value of their property pro-

tected. “My home is my castle”
is not an idle remark.

This view is sometimes repre-
sented by those who follow the
NIMBY and BANANA principles.
The NIMBYs believe that the pro-

- ject is well designed, and needed,

but located in the s:d:g place.
“Not In My Back Yard” is their
battle cry.

Flanning Commissioners Handbook
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Others believe that the
project should not be built
anywhere in their community,
or perhaps anywhere at
all. Their motto is “Build
Absolutely Nothing Any-
where Near Anything” —
BANANA.

On the other hand,
the law holds that own-
ers of property have a
right o a reasonable return
on their investment and that
zohing cannot unreasonably de-
prive the owner of that return.

Ih the midst of these many
competing interests and views

are the local authorities for zon-

ihg — the zoning administrator,
the planning commission, the.

board of appeals and the legisla-

tive body, the citylvillage council

Where policies and zoning are:
compatible, decisions are easier -
to make. But this s seldom the

case. <<:__m one body may m:_o_uozv

~ Balancing Interests

. a'policy and the zoning used for
it ﬂa_u_w:\a:ﬁmﬁ_o? another may -

be Emﬁ as mﬁ_;osg_v\ o%om@u_

. @mﬁ_mJ\_:@ .woﬁ: of ﬁ:mma con-
m_oﬁ:\é views-is simply ot _uoum_l

“ble, and _ﬁ:m_ intent of zoning is to
. wu...U_;.:m:.o,.moag_mm_.o:m avoid the neces-
S sity of Brying to Judge between’
" them: Instead, zoning %m_m_ozm
+ . should treat.each person; prop-
erty. m:n. point. of view:in-a .Anm_%,_
,,.msm_ oo:m_mﬁmsﬁ szzm_x :

The following guidelines

‘may help you deal with

-these competing inter-
ests and concerns.

= The Master Plan and
zohing ordinance are
* current and accu-
rately reflect the

community.

.. Keeping your
Master Plan and
zoning ordinance up-
. to-date, continually re-
flecting the needs and
desires of the community,
can help focus the discus-

- sion on individual projects

to judge their consistency
with the character 9n the

R ooa\:ﬁcs:&\

The imwﬁm_, Em: m:oc_n_ wm

reviewed each year to make

sure it stays relevant.to

current conditions. A com-
prehensive review should be
oo:m_nmz& mwo:ﬁ every five

) .%mm_,m\ ,
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Remember, you are a part
of a planning commission.
Set aside time to do some
planning each year.

The zoning ordinance must

be constantly reviewed to
ensure that binding court
rulings are included, new
legislation recognized and
Master Plan changes noted

- (e.g., new land use classifi-

cations).

There are written rules of pro-
cedure (bylaws, riotices, hear-
Ing procedures, etc.) and they
are consistently followed.

The entire zoning process,
starting from the time that
a person first approaches
the community, to the
issuance of the ‘occupancy
permit, should be clearly
understood by all parties
involved:.

~ If applications are incom-
plete (inadequate site
plan, fee unpaid, etc.),
do not accept them.

All decisions are based on:

Ordinance
Standards

s If notices were not sent
-or published ptoperly,
stop the process and
start over.,

" Do not take action un-
less the applicant or a
representative is present
(unless legal time limits
dictate otherwise).

) All zoning decisions should be

based upon the standards set
forth in the zoning ordinance.

Following an effective and
consistent process is one
of the most important

methods of making support-

able decisions,.

The consistent and proper
use of standards will help
avoid the “arbitrary and ca-
pricious” labels often given
to zoning decisions that
are not well supported. As
you debate each applica-
tion, you may find it easier
to focus your comments i
you discuss each of the ap-
plicable standards in turn,

The standards that you

use should be written into
the ordinance (except rezon-
ings) and if all standards
are met, the application
must be approved,

If you are unclear aboyt
whether a standard is met
and are not ready to make
a decision — don't, Zonhing
decisions are permanent.
Take care that the decision
you make is well supported.
On the other hand, dont
drag out the review
unnecessarily.

. Planning Commissioners Handbook
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2 Decisions are always based on
the standards of the ordl-
hance and facts, not on emo- .
tlon or opinion of the applicant.,

It will quickly become obvious
to you that most people do not
generally come to a meeting in
support of a particular project,
most have concerns that they
wish addressed or they may
simply oppose any development.

A roomful of people who

show up to oppose a pro-

Jject should not be the only

reason ano_> denial, e Similarly, petitions, letters

_._._ms&oﬁrm_ﬁzzﬁﬁms expressions of
concern are useful, but only to
the point where they provide new
._3?1336:

Nor m:o:i the past. ac-
- tions (or lack of action) % .
_the applicant be used as a
‘basis for a denial.-

W No_\__s& om::oﬁ wm a wov:_m:ﬁv\
7 contest, declded by.a show of -

If th do pout”
ere are doubts about . hands by the audience or: _\_mgmc_

an mvv:nm:ﬁ,m performance;

.<<E_m, _u:w__o input is a valuable

make proper uas of condl. - o: a petitiot. If-it; were, only one . _,..a.__o.u_,w of decision making, you can--
tional approvals (except o “commissioner would be needed to - not simply mirror the wishes of |
SNos_samv wmjno_xgm:m_.\.um_ | count the <oﬁmon_, redd ﬁrm mw- - . those who come to the meeting
, S _a_mcwm 33@_\ e - oor send letters. Your job is to
bonds and proper documen- o U . . follow the standards and require-
.Wm%m:h“%%w%&.m_\:no_,om‘ 3 _<_m:< Noéé mn_o_)o,\m_m _&&E_m "~ ments of the zoning ow&:m:o.m.. You
A ~ . ... e public input, usually in the form . _are obligated to protect the inter-
Approvals.and denials must ~  of a-hearing. The dilemma for most.  ~ ests of the applicant, the neigh-
be thoroughly mc_%_o_&mg_ m_mo_m_esﬁ.gm_awm__m,.ﬁwu\_:@_ﬁo %ﬁm?., voﬁm m«i the entire ooggcsﬁv\.
clearly stating how the ordi- - mine what weight fo give the com- - . |
hance standards were or - -ments (and complaints) of the - c_ﬁ_Emﬁm_u\ the role of the
were not met. - publie o _u:w__o is to provide _Eno:ﬁmﬁ_o:

. .to the mmo_m_oz makers.
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Neighbors can provide a
unique perspective on the
neighborhood which may
create the need for fur-
ther study or informa-
tion to be provided by

the applicant or gath-

ered by the community.

a.mh:a Experts Say

You may also wonder

how much influence staff

reports and opinions

should have on your declsion. In
thost cases, your staff members
are trained in their various fields
and are providing you with their
professional opinion. Their recom-
mendations should be supported
by the facts and application of
the ordinance standards just as
-your decisions are expected to be.

Their view of how the facts re-
late to the standards may differ
from yours. Ultimately, it is the
decision of the commission that
will stand.

The records of all applications
should be complete, from the first
contact to the final approval,

Try this test of your
record keeping: can
you pick up the office
file of any application
that has been ap-
proved and con-
structed and follow
each step — from the
first contact of the
applicant to the last
permit?

ﬁo:n.:mnos

Zoning decisions are rarely easy.
And they are not usually a mat-
ter of right and wronyg. Balancing
the needs of the community and
the private property owner has
been entrusted to you, and it is
essential that you honor that
trust.

25
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[t won’t matter how s\m__ you
have followed the principles in the
previous chapters if you fail to
properly document what you did,
As a new commissioner you may
have a tendency to rely on the.
members who have the most expe-
rience to remember past actions.
There is no doubt that. their
memories are valuable, but their
recall may not be complete. The
only reliable methods of document-

ing actions are the written word
and exhibits,

gamﬂ:m Minutes

In smaller communi-
tles keeping minutes
may be one of the
least glamorous
parts of building
a written record.

As a new com-
missioner the task may be

.“Eg_omm_ o: <o: Eco: S ﬁ:m re- -
- lief of the v_;mSo:m victim. _mmgmal
- “less of who has the job, it’ m:o:i

be taken mm:oc@_v\ There are no

, © firm rules or formats for minutes;
,wcﬁ ar_w_& o a wmm_o w::o_n_m. :

Kﬂzcwamvm:o:_g_ oo:w.m__: m:o‘:&.: .
" detail’ 50 that a _oawmo: not _u_\mx

sent can- ::m_.w_,mﬁm:u_

@ What matters were discussed -
~(nature of the Rscmm& m_g_o__-
“cant, _oomﬁ_o:v

’ U Who _mno__a at the meeting and
" the general content of their

© comments (including name and

address);

2y What moﬁ_os was ﬁm_as v< e e
commission (including the vote
and-any conditions attached);

= Why that action was taken

and on what standards of the

ordinance it was based.

- Knﬂn:mp

A motion must have: a maker
and- supporter; a description of

- the nature of the requesty; the

. action taken (approval, approval
_with conditions, denial, tabling);

" ‘any conditions attached to affirm-

ativé decisions (except rezonings,

‘to which conditions cannot be

attached); and the reasons for.

" " the action taken (applicability of

standards).

- S5ome commissions have found

it useful to have a blank motion

format to :m:u them form a

 “proper motion. This can be an ef-
- fective _g_smoﬁ_om as long as the

motions are not completed prior.
to the meeting.

Having staff or legal counsel

‘prepare a motion or several
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motions in advanhce can create
the perception that decisions
have already been made.

Some hinte for making motlone:

“y The chairman can make sure
everyone understands the mo-

tion by restating it. Do not ask

the person writing the minutes
to “clean it uplater,” or say,

What did we.
. Just vote on?

A

“you know what we want to
eay.” Take the time to get the
wording right.

Reference relevant sections of

the ordinance and staff re-
porte. If discussion on the is-

. sue is thoroughly documented

in the minutes, the minutes
may be adequate to represent
information related to cotmpli-
ance with the standards of the
ordinance. Otherwise, a sum-
mary of the discussion is ap-
propriate. : .

m.o:%io:mému\ be imposed

on any zoning decision, ex-
‘cept rezonings (unless part
~of a planned unit develop-

ment (PUD) rezoning).

.ﬁo:%ﬂo:m attached to a
- decision have one purpose:

to make sure that the
standards used to make
the decision are met. In
other words, if the condi-
tion was not in place, the
project would fail to meet
the standards of the ordi-
hance and must be denied.

Accordingly, a condition
placed on an approval must
have a reasonably direct
R_mio:m::u to one or more
of the standards used to
reach the decision.

2 [fthe motion includes the need
for further action, it should
state who will be responsible to

-see that action completed. For
example, “a revised site plan
shall be submitted for the sec-
retary of the planning commis-
sion or zoning administrator to
certify that all conditions have
been met.”

WE&:& of Fact

One of the most effective
means of documenting decisions
is through a Finding of Fact.

A Finding of Fact is a concise
statement of the action taken
by the members. Normally it in-
cludes the same information con-
tained in the motion, as noted
above, but in greater detail.

Flanning Commissioners Handbook
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The Finding may be drafted
during the meeting and completed
as part of the approval of the min-
utes at the following meeting. Or
they may be drafted prior To the
following meeting. However, if
drafted after the meeting, the
author is not permitted to add.
points that should have been -

~made during the meeting but -
were not. The purpose of the Find-

ing is not to create additional
support, but to more thoroughly
document the support which was
provided by the members during
the meeting. ,

Neither the Findings nor the

minutes are official until reviewed
and adopted by the commission.

Womﬁlmon_m“os

Documentation

Once the decision is made

‘there are some administrative

steps that should be taken ﬁo
j@:u complete the _,aoo_i._

‘approving.body - -
- should each sign and. .

The .m_o_u:nm:w‘.mm_m_._
secretary of the

date two or three cop-

ies of the m_u_q_\oSmn. site
plan. The applicant should
keep one copy and the com-

munity at least one other.

This m_&smmm_m record of
what site Em: Emm mvw_\e,\mn
and wheén.’

A ,w.,o_o% of the minutes should

" be sent to the applicant following -

Feview. by the approving bodies’

along with a letter m_umo_jom:% not-
ing the action taken by the mEg:.E-.

ing body, ‘including. any conditions
placed on the approval.

This _mwﬁ_m__, may iriclude further

instructions regarding the pro-
ﬁomm_ For example, if the approval
granted was for.a ‘Preliminary
Site Plan, the _mﬁﬁmﬁ may state.
* . that Final.Site Plan approval is
,,.,_;,,.:mommmm_,% prier to issuance of a
‘. building permit. If other mg_,o,\v__m..
. aré necessary, such as a variance,
" this. ghould be’ :og& as well.”

All project files
belong herel

- mm___.ooi Keeping

o Tw&.moﬁ files should :\_o_cs_m._m.ﬁ_.

.a 3__::3:3”

=y Relevant pages of E_scﬁam at
which the ﬂ_)oﬁomm_ was dig-
cussed;

- .= Staff nobes, meeting notes,

mo_x_xmmno:u_m:o@ ﬁm_&%o:m
conversation notes, eto.;

) >.oo_&\ of the application and

supporting material;
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™ An approved/signed copy of
the site plan; and

=y Follow-up oo:,m.m_oo_\imsom
, (as noted above).

It You Build Iz, We Wil
Come . ..

... to make sure It complies
with the site plan that was ap-
proved. Someone should be given
direct responsibility to make sure
that any conditions or changes re-
quired by the commission are fully

completed. Sending the building 9n-.

ficial a copy of the approved site
plan could help this process.

How to Avold Litigation

The short answer to avoiding
litigation ls simple ~ you can'tl
Governments are always open to
lawsuits, regardless of the quality
of their decisions. Far too often

TIP: If you are sued, check
with your municipal attor-
ney and make sure that he
or she is experienced in

land use litigation. Not all
municipal attorneys are

skilled in land use law and

they will not mind if you
ask them about their
gualifications.

disappointed applicants or neigh-
bors look to the courts to solve
their problems. As a result, you
should not be overly influenced or
concerned about whether or not
your decision will result in a law-
suit — provided you have followed
the ordinance and acted within
your authority.

However, there are some ac-
tions you may.take to strengthen
your legal position should your de-
cision be challenged.

Following an effective declislon
making process as we have out-
lined here is a start. As you have
seen, the zoning process involves
a wide variety of technical, admin-
istrative and judgmental factors.

The technical factors may in-
clude compliance with the numeri-
cal requirements of the zoning
ordinance, such as setbacks,
height, parking, etc.

The administrative require-
ments include such items as en-
suring that notices are mailed
and published, meeting procedures
followed and other similar actions.

Finally, and probably most im-
portant, make sure that you prop-
erly use the judgmental factors
to make effective zoning decisions,
The standards provided in the zon-
ing ordinance are the clearest
guide you have to reaching a deci-
sion. All decisions must be based
on these standards and the facts
that are used to apply them.
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The Future for .Emzsmsm ﬁ@}immm@ﬁm

..m..rw New Age o.w>oow_mm

We live in a time when the world

is shrinking and our horizons are
expanding. Communication technol-

ogy is changing almost daily. Plan-

ning commissions will be faced with
new challenges and opportunities .
that come with these changes.

_v:ﬁm«:aﬂ

The World Wide Web (WWW or
Web) has created exciting new
possibilities of improving the abil-
ity of planning commissions to,
communicate with the public.

Contrary to popular belief,,
most commissioners want the

public to be involved in their deci- |

sions, whether It corcerns a 3m<<,
Master Plan, zoning change, or a
m_E_u_m site _u_mz wm,\_ms\

‘Several communities now have

horie pages on the Web that
have details about. tourist stops,

census data, meetirg agendas, |

. .schedules, ‘wom,&_m and commis- -
...,.."m_o_:mum:_a_ 2 smm_ﬁr of other
e ,”,4._._§no_,_§mﬁ_o_\_

v.,,,__“_m..::.:\._&. A.oo,aaam,_lo.:m_am.«_. :
" take advantage of this:resource.
. to-suminarize their past actions, .

_o_d,\_nm information about future

mm_u__omﬁ_o:m and hearings and to

educate ﬁ:m ﬂ:w__o mwocﬁ planning
;mmcmm .

- “The Web can also provide a
resource for information for the
..w_.,_.o.ogg_wmmo:. The University of -
~ .Michigan ?ﬁﬁ?\\zsz.z\_mc,g&.
© . Michigan State University
o ....,,.?ﬁﬁv”\.\s\sstgor.m&_\; and the |
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Michigan Department of Manage-
ment and Budget (http://mic/dmb.
state.mi.us/dmbhome) each main-
tain an extensive collection of
data and maps at. the state,
county and local levels.

Another resource available
through the Internet Is electronic
mail, or e-mail. This may allow the
public to simply e-mail their com-
ments regarding a particular appli-
cation if they cannot be present
at a meeting.

In the future the Internet will
be able to provide “real time” (or
live) communication between par-
ticipants through their computers
or home television sets.

In other words, the possibili-

" ties are nearly endless. If properly
used, they can make the zoning
and planning process more open
to input from a better informed
public.

<_@:m_ Tools

The variety of visual tools avail-
able today, from digital cameras
to video recording, provides an op-
portunity for commissioners and
the public to participate together
in the planning and zoning process.

Recording images of a proposed
site, with a picture of future build-
inge and parking areas superim- -
posed on it provides an accurate.
depiction .of the design, circulation
and enyvironmental issues that
might arise.

Another useful tool that is be-
coming available is Geographic In-
formatlon Systems, or GIS. A GIS
ties a m_,m_uzom_ map to informa-
tion available about that map. For
example, a map may depict. prop-
erty lines, but a-GlS would provide
additional information about the

‘zoning, land value, ownership or

any other data available about
that property.

| Other opportunities include:

- Videoconferencing for educa-
tional seminars, joint community
‘meetings or other purposes are

‘also being made more avallable
and affordable.

Computer CDs with thousands
of pages of information on a wide
variety of topics are easily obtain-
able. . A

ﬂcﬁ: re _:\_wzomio:m

Changes in technology are
rapidly improving the availability
of information. As people become
more aware of their environment
and the level of concern about-
how their community develops in-
creases, it is likely that at least
some of those who come to meet-

“ings, or participate from their
homes, will be more knowledgeable
- and thelir views more sophisti-
cated.

o4
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S

The implications for planning
commissions in the future are
widespread.

= As aplanning commissioner
you will have to become more
knowledgeable about projecte
and their potential effects on
the community.

. You wil be mxvmowmu to mwmo%..

A.So&mm”:@_v\ technical _Eno::m-
tion about the environment: -
and technology. As a result, -
you will probably become more

dependent on mxwmlwm to @c_u_@ 4

your decisions.

= As your decislons become |
more technical, zoning ordi-

nances will likely become more _

complicated and sophisti-
cated. Ensuring compliance
with ordinance standards will
become even more important.

. ,,__..,._‘_,_m zas\ _E_u_.o,\am
L ,.0033&90_‘.2‘

=y The information you recelve is
likely to be miore accurate and
presented in ways that are
" “more éasily understood. The
use of surveys, focus groups
and Informational meetings will
become much more valuable as
‘methods of securing opinions .
L ga&.. | |

L3N

_3 m:ozu _u_m:\_:_:& no_ﬁ:\:mm_o:-

S ers. 9ﬁ the future will-need to be
._..wmi.\mw trained to deal.with the
- public, uhdérstard, technical e -

sUES. m_\i be ‘aware Sn %Sw_ov

‘ment- m_ﬁmw:mﬁ_ém ﬁrmﬁ may wm
..4m<m__m¢_m. o

.ﬂo mooogn__m: this oogg_mm_o:- :

ers will :mmg a. o_mm_\ visioh of the

“.future of ﬁ:m:, oo_\:ﬁc:_ﬁ% ‘more
_mow:_mﬁ_omﬁ& regulations’ and'a

,.._:a._._.,mwawmm of sensitivity in m_mm___\_g

iy _s\_ﬁ: ﬁ:m v:w__o.

You Can Do It

As you go through your term
as a planning commissioner you
will learn much about building a
better community. You should

also-have a sense of accomplish-

ment and satisfaction knowing
you are helping the community

ﬁj_\éc&j_ﬁm _\3m3u\ Orm3®m®
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Glossary

Accessory Bullding, Structure or Use — > . moo> — m:_i_za oma_m_m m:u no% >%\__:_m- ,. y.m:__&_.:&. o.m._&m. — A ..mﬁmwm registered indl-

building, st g : L :

m:_uv_mm\_mzﬁ”ﬂomwﬁrmﬂg_w_::u Mmm N:mﬁ s, - .. trators: _:ﬁm_)smﬁ_o:& e " . vidual responsible for the administration
structure 9, : [ ) . .

use. . BOCM ~— m:__u_:s Ojﬁ_n_m_m ﬁo:?wmznm o_n .- and adoption of construction codes. May

: o K_o:_am: include inspection responsibilities.

. Americans With Disabllities Act (ADA) — A~ . ERPETE R g AU e
comprehensive federal oivil vghts avat. |+ PBrick c...mwo:m mm:m_&“wﬂ_v_m/\.nw — Brickor ,.w:_._n._:m _“.w..i_ﬁ. — ): official aom:_jmu_\_ﬁ is-
ute, Fublic Law 101-336, enacted 1990,. = - stone set. in-sand angd placed around'a = . sucd by a city, village, township or county

nacte _ ~ . which grants permisgion to a contractor
that provides disabled individuals leqal - ~ tree-to allow water ifiltration and give, : PTR o
tection f egal - - - rotection ?o_ﬁ mn_ i : .. .. orprivate individual to erect a building
= __H” © “no: wﬂ_owz discrimination in a broad . . _o pedestrians. C - i or.make improvement to an existing
: Sm%wﬂ_ mM, ic and private sector activi- .- m:__m_o«m Risk :._mE.m:om e 00<m_.mmm s}_n: o structure.
vices. . . protects against _c:u\m_om_ damage to a - . . e, b .
Amer] " buildi Erust J h _ ... Clear ]oow.mwmon — The minimum unob-
mericana Wich Disabllitles >ow >oommm_w=_ﬁ< B Ng or strugture during the course . structed floor or d space required
‘Guldelines (ADAAG) — | - of construction. The" coverage extends to | ¢ grouna space required.
0 ssued in conjunction - S £ to b .. I to accommodate a single, stationary
with Titles-1l and Il of the Amiericans With - v tequipment to be installed or _38%03#3 E “wheelchair and oon:wmzﬁ.
Disabilities Act on July 26, 1991, the - . - In the structure. Coverage can be on o .
guidelines contain general design stand- .~ - either a named peril form or. an all-risk . . Cluster Development — A developmient de-
ards for building and site elements, such +. .. form. Occupancy of the building or mﬁ:_o‘ - - 7o sign technique that concentrates build-
as monmmm_zm entrances, routes, ramps; “ture.generally terminates oo,&wm% ::%.&..... " ings in specific -areas on a site. to allow
_um_,x:_& epaces, stairs, elevators, T ﬁ:m _uo__oz L R © the remaining land to be used for recrea-

" tlon, common open space and preserva-

. restrooms, signage, etc. : m:__m:z& — Any m?:oﬁ:& ‘either ﬂma_uo_,mé.. e oy s )
Barrier _uw,ma — Accessi “ar : : . .or mws\_m:mzﬁ having 2 roof and-used or . tlon of environmentally sensitive areas.
essible to'and usable : p 9 o
by all citizens including persons with per- . buils for the shelter or m:n_om:_,m of per- - . 0033:3_8\ Um<&o_u§m3ﬁ - > plan or _wS.
manent or temporary conditions which sons, ahimals, o:mgu_m or property of - ' gram for improving or Rsﬁm__iza a desig-
reduce coordination or mobility or make -any -kind. This aﬁn_:;_o_\_ usually includes . ’ . hated area or areas of a community,
Em_r:& difficult or 580:3 and _un_;mo_\_m .ﬁw:nm. ms\_\__:&m or Sw:_n_mm m_ﬁcmem& on - - . Ao?mz __\_&:m::& historical preservation.
. re. : .. .Program — The principal federal program
5 Barrler Free Environment — Oo:ﬁm_:_:a no m:__&:m Code — A set of Sa:_mﬁ_o:m &osm._,:‘ : - providing grants to states, cities, towns
. obstacles to accessibility and usability ing the- oo:mﬁénro: -of . buildings.” . © - and counties to devise innovative and
by people with disabilities. . o - Bullding Inspector — A state registered. . o ..oo:mﬁmcoﬂ,a 3m_m.:vo}o§ mm_u_,omn:mm vo
Blight — Social and/or phys | d . S individual,. usually QSES\%_ by a municl- \mprove the m:xm_om_. moo:oi_a and m.on_
the communtter 1% 1 v%\ _mm ecay of . pality, responsible for the' inopection of 2. . ' conditions. in their communities. The pro- -
083 of $he ceomra] S_M ua <Mmm: as de- ' strusture for which a building. permit has . gram has two components: Entitlement
7 cortal iness _m..ﬁ:oe and ' been issued by the municipalit R .and Small Cities. The Entitlement portion
aln segment of the housing stock. : Y umcipality. . : of the program provides ?:% on a for-
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mula basis to clties of over 50,000
_oc_uc_mio: and urban counties. The
Small Cities portion of the program is

 available to small citles, townships and
_villages of less than 50,000 population
and non-urban counties on a 003?2-
tive basis. The program began as part
of the Housing and Federal Community
Development Act of 1974, amended, Pub-
lic Law 93-283.

Composting — Decomposition of leaves,
grass clippings and other biodegradable
wastes.

Comprehensive. Plan — See Master Plan.

Conditlonal Use — A use permitted in a
particular zoning district only upon
showing that such use in a specified
location will comply with all the condi-
tions and standards for the location or
operation of such use as specified in a
zoning ordinance. Special land uses
have characteristics that make them
potentially incompatible with adjacent
uses of land unless special care is
taken during the review process.

Condominium Act — Act 59, Public Acts of
1978, as amended. An.act relative to
condominiums and condoininium projects.
Major purposes of the act are to pro-
vide consumer protection and improve
administrative _s,ooma_::wm_

Condominium Project — A plan or project
consisting of not less than two condo-
mihium units established in accordance
with the Condominium Act.

Condominium Structure — A building or
structure constructed within a Condo-

minium Project and intended for uses
permitted in the zoning district in
which it is located.

Condomlnium Subdlvision Plan — The draw-
ings and information prepared in accord-
ance with Section 66 of the
Condominium Act. .

Condominium Unit — The portion of a condo-
minium project designed and intended
for separate ownership use, as de-
scribed in the master deed, regardiess
of whether it is intended for residential,
office, industrial, business, recreational
use as a tine-share unit or any other
type of use. v

Cul-de-sac — A street, one end of which is
closed and consists of a. circular turn
around. .

Dedication of Land — A means of extend-
ing to developers the cost of certain
public services needed to serve new:
development. For example, in lieu of re-
quiring a cash payment for such im-
provements, governments may use their
regulatory powers to require that devel-
opers dedicate land to parks needed
for a new subdivision.

Density — The number of dwelling units or
useable are per acre allowed on a parcel
of land.

Dlscretionary Standards — General stand-
ards in an ordinance which are used to
review site plans, special land uses, etc.,
to determine if a land use n__onomm* is
compatible with adjacent uses of land,
natural resources and public services
as requlated and defined in the zening
ordinance.

Easement — A right to use property owned
by someone else, usually for a specific
purpose. Most easements are used by
utility companies.

Egress — Traffic outlets from private prop-
erty to public roadways or exits from
buildings or other facilities.

Eminent Domain — One of three major pow-
ers of local government (police power,
taxation and eminent domain) which al-
lows it to take private property for pub-
lic use "with just compensation.”

Environmental Assessmient — A multiphase
analysis of a parcel of property to de-
termine the likelihood of discovering
hazardous contamination on the parcel.
Environmental assessments commonly
include visual inspections of property,
document searches to determine proper
use of a parcel and detailed soll and
groundwater sampling to ascertain the
presence of hazardous or toxic constitu-
ents,

Excepted Parcel — Land excluded from a
development project that may border it
on up to three sides.

Facade — The exterior of a wall of a build-
ing or all walls of adjacent buildings
facing in one direction.

Falr Market Value — The cash value of a
property sold by a willing ‘seller to a
willing buyer.

Fence — A structure erected upon a prop-
erty line or front yard setback line for
the purpose of separating properties, or
for screening, enclosing and/or protect-
ing the property within ite perimeter.
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Fence, Decorative — A permanent barfier
hot used for enclosure, Any such fence
may be a part of the overall landscape

Em:m:n:._m«wmoos\;uomwnodn:mﬁ:wm_
materials, : o

Finding of Fact — In an administrative pro-
ceeding setting, a concise statement of
the action taken by the members of a
planning commission which has the re-
sponsibility of determining the facts
relevant to decide the issue or contro-
versy being considered,

Floodplain — Nearly level, lowland areas
that are subject to overflow flooding
from bodies of surface water.

Geographic Information m«%&g (Glg) — A ) |

system that combines computer aided
drafting and design and relational data
base managers to enable the collection

and analysis of data with location and
element attributes, .

Q_mxl mmm. mmoaﬂm_nzo_éno_émgo:
System, : :

Grandfatherlng/Grandfather Clause —
Legally, the exemption from regulatory or
legislative enactments due to .an entity's
existence or operation prior to activation
of a rule, act or |aw, L

Greenway — A linear open space that
stretches into or around cities, usually
containing trees, shrubs and grassy
areas, -

Home Occupation — An occupation that is
a secondary use, which is clearly subservi-

ent or incidental to the use of a one-fam- M
fly dwelling unit for residential purposes, . .

usually subject to special conditions.

. [nfrastructure — Theé network of services .
and facilities which are necessary for the

Hydrography —: When uséd in the context of
- mapping, hydrography refers to the display
of the locations of streams, lakes and
.other. bodies of water. In the context of
a chawmvr_n information: system, hydro-
graphic refers to a layer of the graphic
database containing this Information.

I%m.om._,mvru\ — .ﬁ@vomwmxrﬂm. relief or the

mapping of varying elevations on the
earth’s surface. Commonly seen &mw_mzma_

as_contour-lines on various map products, =

development, operation.and growth of a
city or village including ‘streets, water
supply, sewerage, storm drains, ete,

Impact Fee — A charge, ,ﬁn developers for
the cost of off-site’ improvemente needed
to serve a new devélopment. Impact fees
provide up-front financing for the expan-,
sion of. public facilities, such as the ex-
“pansion of water and sewer treatment
facilities or arterial roads, needed to
serve a new development: =

Industrial Park — A coordinated etviron-
‘ment for a varisty of industrial and re-

-+ ‘laved actlvities. The project.is developed -
or controlled by one proprietary. interest
It has an enforceable master.plan and/or
covenants, conditions and restrictions.
The development may be on one parcél,
may be subsidized, may have condomin-

© dum ownerships, or a combination of

these types.

Infrastructyre — Those services and facilitiss

- which*are necessary for the development, -

. operation and &,«,oiﬂ:. of an organization;
. municipality or nation. Sich services and.

- facilitiés ‘would En_cnmuﬁmm:mwo@;md_o:..

communication, utilities, preductive enter-
prises, retail centers, residential develop-
ments, recreation sites, ete.

Land Development Transfer Act — A poten-
tial alternative to annexation. Public Act
425 of 1984 allows the conditional trans-

fers of land from one local unit of govern-

ment to another, based on local consent,
for a period of not more than 50 years
for the purpose of economic development,
An intergovernmental contract stipulates
conditions. For example, the manner and

.- .. ‘extent to which taxes and revenues are

shared, -

" Land Use — Refers to the determinations

made as to how various areas of land
may be used.

. Llen — A claim.on assets, mmvwo_m_;\ prop-

erty, for the payment of taxes or utility
service charges. :

‘Lot — A piece of land divided from a larger

parcel. .
Lot Lines — The boundaries of a land parcel.-

Manufactured Housing — A factory-huilt,
single-family structure-manufactured un-
der the authority of 42 U.5.C. Sec. B401,

" the National Manufactured Home Con-
struction.and Safety Standards Act, is
transportable in one or more sections, is
built on a permanent chassis and is used
as a place of human habitation; but
which ig not constructed with a perma-
nent hitch or other device allowing trans-
port of the unit other than for the

purpose of delivery to-a permanent site
~and which does not have wheels or axles

.vw_émsmsﬁ_% attached to its body or
frame. :
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“ Master Plan — An officially adopted munici-
pal government document which serves
as a policy guide to decisions about
the physical, social, economic and envi-
ronmental development of the commu-
hity.

Not-Conforming Use — A use which lawfully
occupied a building or land at the effec-
tive date of an ordinance, or amend-
ments thereto and that does not
conform to the use regulations of the
district in which it Is located.

Nondlscretionary Standards — Measurable
criteria such as a setback, height or
bulk regulation that must be met or
complied with in order to get a zoriing
approval.

Older/Urbanized Communities — Those com-

, munities in a region that are more than
100 years old and/or were largely devel-
oped by mid-twentieth century. Because
the population total is, and will remain,
fairly static, most “growth” in this met-
ropolitan area will mean a shifting of
population, rather than new in-migration
population. The older/urbanized communi-
ties are generally the ones drained by
inter-regional shifting. ,

Open Space — That ground area and the
space above such ground area, which is
unimpeded from the ground to the sky
by any structure, except that the area
may be used for environmental, land-
scaping or recreational purposes. Park-
ing lots, storage areas for vehicles and
material and roads shall not be consid-
ered as open space.

Ordinance — A law or an order enacted by
a municipal government, usually pertain-
ing to a specific subject, as in Animal
Control Ordinance.

Ordinance Code — A systematic integra-
tion of all municipal ordinances into a
single book, organized by subject mat-
ter, tied together by a common number-
ing system and thoroughly indexed.

Other Permltted Use — A land use permit-
ted in a zoning district only under spe-
cial conditions, The term does not
include principal uses permitted in the
ordinance.

Performance Bond — A financial security
collected by a community from an appli-
cant to insure that required improve-
ments are actually constructed.

Perfarmance Standard — A regulation that
admits or denies a particular use in a
zoning district on the basis of the pro-
posed use's capabllity to meet noise air
pollution vibration, heat, visual impact
or other standards.

Planned Unit Development (PUD) — A zon-

" ing development management approach
to physical growth which combines hous-
ing, commercial, light manufacturing
and open space uses all in the same
zone, whilé maintaining an overall den*
sity comparable to conventional develop-
ment. ‘

Plat — The map of a subdivision, showing

“the number and dimensions of lots, pub-

lic rights-of-way and easements.

Principal Use — The primary, major, main;
leading, outstanding or chief use which
land serves or is intended to serve.

Reasonable Accommodation — The principle
by which employment and public accom-
modations are made accessible to people
with disabilities. Under the Americans
with Disabilities Act employers are re-
quired to make certain adjustments to
the known physical and mental limita-
tions of otherwise qualified disabled ap-
plicants and employees, unless it can
be demonstrated that a particular ad-
justment would be unreasonable or im-
pose an undue hardship on the employer.

Required Parking — The minimum number of
square feet or spaces required by the
zoning ordinance to be reserved for
parking automobiles,

Rezoning — The process for changing a zon-
ing from classification to another.

Riparlan Corridor — The green area along a
waterway such as a river, stream or
lake. :

Riparlan Right — The legal right to use or
distribute both above and below ground
water sources of riparian land.

Setback — The required minimum horizontal
distance between the building line and
the related front, side or rear property
line.

Sidewalk Pit — The small patches of soil
found amid the sidewalks of the most
urbanized sections of a city. The pits
are designed as “street planters” for
trees and other greenery.

Sigh — The use of any words, numerals,
figures, devices, designs or trademarks
that are used to show an individual
firm, professioni or business and are
visible by the general public.
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Slte Condominium — A condominium ?o_mow
in which each co-owner owns exclusive
rights to a parcel of land known as a con-
dominium unit. According to the master
deed, the owner has a right to construct
a residence or other authorized building .
within the condominium unit.

Slte Plan — A plan, prepared to scale, m_\_o.sr..

ing accurately and with complete dimen-
sioniing, the boundaries of a site and the
location of all buildings, structures, uses
and principal site development features
proposed for a specific parcel of land,

Speclal Land Uses — Those uses of land
which may be appropriate and oogvmw_w_a .
with existing or permitted land uses in a
particular zoning district if individualized

care is taken to assure that the charac-

teristics of the use under oo:mimwmﬁ_o:
are compatible with adjacent land uses,
the natural aspects of the site and the
general character of thé area, including
avallablility of public services and facili--
ties.

Subdivislon — The legal separation of.a
parcel of land into lots for uncﬁ:_xm mm_m :
and/or n_m<m_ov3m3ﬁ

Topology — A display of _Enog\_mﬁ_o: ﬁ:mﬁ..
_produces one uniform data’ set that is . )
derived from two or more data sets. For
example, when.we query the &moa_\m_u:_o
information system (GIS) for all of the
vacant parcels that are five acres or
greater and are within two miles of an
expressway node, the resulting n_m_u_mu\
of the data that meet the oosm__ﬁ_osm
would be ﬂowoﬁo&v\

czzmnammma\ Hardehip — A standard an ap-
plicant. must prove has been met in n_im_)
to gain m_v_u_,o,\m_ for a variance.

Urban — A &moa_‘mw:_o aréa :mszm the char-
acteristics of a city, especially in terms
of population, o_o_no,mmm_ to rural,. which
usually describes an area of small popula-
ﬁo: m:“_.m&ln:_ﬁcwm_.moﬁsﬁ%. :

c.&m: mvwmi —A &m:mzo term to describe
what |s _,mm__u\ a two- _um_,w process —-

sprawling low density growth at the sub-

urban ,ﬂ::&m and the concurrent. disinvest-

ment and mwm:%:gn:ﬁ of o_%_.
urbanized 833::3_3.

Uee — The _uc%omm ﬁc s\zn_\_ a _m_é_ tm:\m_
I8 vm:& or is E,ovommn ﬁo be put.

Varlance — The dscision to m_ﬁmﬁ the nSs, .
sions of ‘a _m:n use ordinance, :m:m__,\ on
-a m.:&ﬁm _Ennm of land, .

- .. No:_:m — Umm_&:mﬁ_sa om_&m_z &moaﬂm_o:_cm_

: m_\nmm of 'a comraunity for m_u,mo_jo pur-..
" poses, as _,mms_a:a_m_ zone, commercial -
cha maznc_ﬁ:_,m_ No:m :

. .No::‘_& momwm_ oﬁ >Eu_wm_m — ia wo% ﬁ:mw

gonsiders mv_uwm_m ?03 ma_a_s_mﬁ_,mﬁzm ,
No:_é mmo_m_ozm 3 :

.._.,.@ s .No_‘__:a Qmmm_aomsoz - .:E name &_Sw: to’ .
: . types of zones such as single family resi-
. . dential, rural esidential, agricultural; res

gional m_é_uw_sa. neighborhood m:ow_v_é.
office, _3“_cmﬁ:m_ mﬁo v :
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