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CASS COUNTY 

PLANNING COMMISSION 
 

Dan Stutsman • David Kring • Jayne Bailey • Richard Palmisano • Annie File   
Roseann Marchetti • Edwin Johnson III • Char Hiemstra • Dianna McGrew 

 
Monday, July 24, 2023 at 3:00 PM 

Cass County Building 
120 N. Broadway 

2nd Floor Conference Room 
Cassopolis, MI  49031 

 

1. Call to Order 

2. Approval of Agenda 

3. Approval of Minutes — July 5, 2023 

4. Old Business 

a) Master Plan continued 

5. New Business 

a) Ontwa Township — Zoning Ordinance Amendments  

b) Howard Township — Zoning Ordinance Amendments 

c) Marcellus Township — Rezoning — Reed Family Farms 

d) Wayne Township — Short-term Rental Ordinance 

6. Correspondence 

a) Volinia Township — gravel pits 

7. Other Business 

8. Adjournment 

 
 
 
 
 
 
 
 
 



CASS COUNTY PLANNING COMMISSION 
July 5, 2023 Meeting Minutes 

 

1. The meeting called to order 4:03 p.m. by Dan Stutsman. 

2. Members present: Dan Stutsman, Roseann Marchetti, Jayne Bailey, Richard Palmisano, Char 
Hiemstra. Members absent: David Kring, Annie File, Edwin Johnson III, Dianna McGrew. Others 
present: Doug Kuhlman and Carl Baxmeyer. 

3. Marchetti moved, Palmisano seconded, CARRIED, to have new business proceed old business on the 
agenda. All were in favor. 

4. Marchetti moved, Bailey seconded, CARRIED, to approve the minutes for April 26, 2023 meeting as 
presented, May 24, 2023 meeting as presented, and June 7, 2023 meeting as amended to show 
Edwin Johnson III was absent. 

5. Doug Kuhlman presented two Zoning Ordinances for Calvin Township advising that Solar Energy is 
coming to Michigan. Some solar panels make noise.  

a. Section I: Marchetti moved, Palmisano seconded, CARRIED, to amend text regarding solar 
regulations.  

b. Section II: Bailey moved, Marchetti seconded, CARRIED, to approve suggested amendments to 
Keeping of Animals and Kennel Regulations ordinance. 

6. Master Plan Update 

a. Carl Baxmeyer, Master Plan Coordinator, passed out the suggested changes the group made 
at previous meetings for MP goals, objectives, and actions.  

b. Another suggestion to be added was in regard to Brownfield Sites (real property, the 
expansion, redevelopment or reuse of which may be complicated by the presence or potential 
presence of a hazardous substance, pollutant or contaminant). 

c. Other actions and objectives: county expanded Internet services. MEC received a ROBIN grant 
for this purpose.  

d. Natural Resources, Open Spaces and Environment: Dumps and marijuana processing odor 
were discussed. 

7. Marchetti moved, Bailey seconded, CARRIED, to adjourn the meeting at 5:19pm. 

 
 
Respectfully Submitted, 
 
Char Hiemstra 
 
 



































Howard Charter Township 
1345 Barron Lake Road, Niles, MI 49120  Ph: 269-684-0072 Fax: 269-684-6181 
 
 
 
July 13, 2023 
 
 
Planning Commission, Cass County 
email: ambrosian@cassco.org 
120 N. Broadway 
Cassopolis, MI  49031 
 
 
Re: Zoning Ordinance #192 Amendments 
 
 
Planning Commission Chairman, 
 
Enclosed you will find information in regards to amendments to Howard Charter Township 
Zoning Ordinance #192, approved at our Planning Commission meeting last night, for review by 
the Cass County Planning Commission. 
 
Per the enclosed Howard Charter Township Planning Commission meeting minutes, you will 
find the following approved motion: 
 

1. To amend Zoning Ordinance #192, Chapter 3, Section 3.02; Chapter 4, Section 4.03; 
Chapter 5, Section 5.03; and Chapter 18, Section 18.02 MM. 

 
2. The amendments/additions are highlighted with the exception of Section 18.02 MM, 

which is the addition of the sub-section as a whole. 
  
If at all possible, I would like to get this on the agenda for your July 26, 2023 meeting so that we 
can finalize at the Howard Charter Township Board meeting in August.  I will be attending your 
PC meeting.  Please contact me with any questions and confirmation that you will be able to add 
this to the agenda.  
 
Thank you. 
 
Respectfully, 
Linda J McGregor 
Zoning Administrator 
Howard Charter Township 
ph: (269) 684-0072, option 3 
email:  howardza@comcast.net  
 
enclosures 



HOWARD CHARTER TOWNSHIP 

Planning Commission – Special Meeting Minutes 

July 12, 2023 7:00 p.m. 

 

Call to Order/Pledge/Roll Call 

Chairman Scott Miller called the regular meeting of the Howard Charter Township Planning Commission to order at 7:01 
p.m.  The meeting was held at the Howard Charter Township Office.  Pledge to the Flag was given.  Scott Miller, Debbie 
Johnson, Tom Hable and Dawn Stanage answered roll call.  Phil Hurlbutt was absent.  Zoning Administrator, Linda 
McGregor, was also present.   

Agenda 

A motion was made by T. Hable, supported by D. Johnson, to approve the Meeting Agenda, carried. 

Minutes 

A motion was made by D. Johnson, supported by D. Stanage, to approve the April 5, 2023 regular meeting minutes as 
written, carried. 

Old Business 

None. 

New Business 

S. Miller opened the public hearing at 7:05 p.m.  L. McGregor read Public Hearing Procedures. Comments for those in 
favor of the ordinance were heard first. L. McGregor shared that she had received one (1) email correspondence in favor 
of the ordinance. Debbie Bartak, 1422 Alman St., indicated she is in favor of the ordinance. Rebecca Medlin, 2555 
Huntly, stated she would like to have events open for more than 2 days a month and suggested 12 shorter time slots 
within the month. The ordinance states operating hours of 9:00 a.m. to 5:00 p.m. and Rebecca would like to utilize the 
16 hours at her discretion. Sebastian Boling, 2723 Horton Ct., stated that we do not force a business to open and close at 
certain times, so why are we stating open and close times for pop-up events. John Medlin, 2555 Huntly, would like to 
see more clarity and detail in the ordinance. For instance, are the vendors responsible for getting permits or is that up to 
the homeowner. He also is wondering why events without vendors is limited to 2 days per month.  He does not have a 
problem with the hours. 

There were no comments opposed to the ordinance. 

S. Miller closed the public hearing at 7:14 p.m. 

Discussion of ordinance by board members took place. D. Johnson asked R. Medlin what is being sold. She answered 
with women’s clothing and gifts. D. Johnson reiterated that this is in a residential neighborhood. L. McGregor stated this 
is an ordinance for the zoning districts within Howard Township not an individual parcel. D. Johnson stated she is in 
favor of the 9-5 hours. S. Miller stated that the township attorney helped put this together to help protect the township 
and we are responsible for the health, welfare, and safety of Howard Township residents. T. Hable stated that this is in a 
residential area vs a commercial business area.  T. Hable also stated that he agrees with the hours of 9-5 considering it is 
a residential area. D. Stanage is also in agreement with the hours of operation and number of days allowed.  

T. Hable made a Motion, supported by D. Stanage, to accept amendments/additions to Chapter 3, Section 3.02; Chapter 
4, Section 4.03; Chapter 5, Section 5.03; and Chapter 18, Section 18.02 MM of Zoning Ordinance #192. Motion carried. 

 



ZBA Representative Update/Comments 

Nothing to report. 

Public Comments 

S. Boling stated he was disappointed that none of the board members attended any of R. Medlin’s pop-up events since 
our last board meeting. D. Stanage asked R. Medlin how she advertises her events. R. Medlin listed several social media 
sites, the Niles Daily Star and a morning TV show. Jamie Boling, 2723 Horton Ct., stated that she believes the board 
members should be more involved in the community. She would like to see more promotion of meetings so there is 
more involvement from the community.  

PC Board Comments 

None. 

Adjournment 

A motion was made by D. Johnson, supported by S. Miller to adjourn the meeting at 7:33 p.m., carried. 

 

Submitted by: 

Dawn Stanage, PC Secretary 

 

  



Howard Township                                                                                                                       Zoning Ordinance #192	
 

Chapter 4  AR Agricultural Residential District 4-1	
 

Chapter 4 AR  Agricultural Residential District 
 
Section 4.01 Description and Purpose 
This zoning district is intended to accommodate land currently under cultivation, wetlands, woodlands, and other 
lands in an undisturbed state.  Farming, crop cultivation, dairy and livestock operations, and rural estate single 
family dwellings are suitable uses in this district.  Parcels within the AR District are restricted to a minimum of one 
(1) acre in size. 
 
Section 4.02 Permitted Uses 
Land, buildings and structures permitted in this Zoning District may be used for the following purposes only: 
 
A. Farms, together with farm dwellings, buildings and other installations necessary to such farms including 

temporary housing for migratory workers housing and its sanitary facilities, provided that such activities 
are in conformance with all requirements of the Cass County Health Department, the State of Michigan 
Right to Farm Act, MDEQ and/or any other Federal, State and/or local regulating agency having 
jurisdiction. 

 
B. Greenhouses, nurseries, orchards, vineyards, and apiaries. 
 
C. Private stables, in accordance with Section 15.12 
 
D. Single family dwelling. 
 
E. Publicly owned and operated parks, parkways, and recreational facilities. 
 
F. Family day care homes. 
 
G. Adult Foster Care family home. 
 
H. Adult Foster Care small group home. 
 
I. Home occupations, in accordance with Section 15.16. 
 
J. Keeping of livestock, in accordance with Section 15.12  
 
K. Two family dwelling. 
 
L. Medical Marihuana, in accordance with Section 15.28 
 
M. Wind Energy Conversion System (non-commercial), in accordance with Section 15.27 
 
N. Solar Energy Systems (small and medium), in accordance with Section 15.30 (added 10/26/2019) 
 
O. Accessory structures and uses customarily incidental to the above permitted uses, in accordance with 

Section 15.25 
 
 
 
 



Howard Township                                                                                                                       Zoning Ordinance #192	
 

Chapter 4  AR Agricultural Residential District 4-2	
 

Section 4.03 Special Land Uses 
The following uses may be permitted by the Planning Commission subject to the conditions specified for each use in 
Chapter 18; review and approval of the Planning Commission and the imposition of special conditions which, in the 
opinion of the Planning Commission, are necessary to fulfill the purposes of this Ordinance. 
 
A. Removal and/or processing of topsoil, organic material, sand, gravel or other such minerals. 
 
B. Kennels and Public Stables. 
 
C. Municipal, county, regional and state-owned buildings and service facilities (not including open storage) 

when in character with the surrounding residential and agricultural area. 
 
D. Private recreation areas, uses, and facilities including country clubs, golf courses, and swimming pools but 

not to include automobile and motorcycle raceways, race tracks, drag strips and related activities. 
 
E. Cemeteries and Crematories. 
 
F. Religious institutions and buildings customarily incidental thereto. 
 
G. Bed and Breakfast. 
 
H. Group day care home. 
 
I. Telecommunications towers and facilities. 
 
J. Planned Unit Development. 
 
K. Open Space Preservation Development. 
 
L. Site Condominium Development 
 
M. Shooting or Archery Range: Indoor/Outdoor 
 
N. Hunting Preserve 
 
O. Wind Energy Conversion System (commercial) 
 
P. Solar Energy Systems (large) 
 
Q. Pop-Up Retail 
 
Section 4.04 Development Standards 
No building or structure nor any enlargement thereof shall be hereafter erected except in conformance with the 
following requirements: 
 
A. Height:  No residential building or structure shall exceed thirty-five (35) feet in height.  Agricultural 

structures such as storage silos, barns, grain elevators and similar structures are exempt from the maximum 
height requirements of this Ordinance. 

 



Howard Township                                                                                                                       Zoning Ordinance #192	
 

Chapter 4  AR Agricultural Residential District 4-3	
 

B. Front Yard Setback:  There shall be a front yard setback of not less than forty (40) feet. 
 
C. Side Yard Setback:  There shall be a side yard setback of not less than ten (10) feet. 
 
D. Rear Yard Setback:  There shall be a rear yard setback of not less than fifty (50) feet. 
 
E. Lot Area:  The minimum lot area, unless specified elsewhere, shall be one (1) acre. 
 
F. Lot Width:  The minimum lot width, unless specified elsewhere, shall be one hundred fifty (150) feet.  The 

lot width shall be measured at the front (address side) property line. 
 
G. Frontage:  The minimum public street or private road frontage, unless specified elsewhere, shall be the 

same as the lot width of one hundred fifty (150) feet. 
 
H. Floor Area:  Each dwelling unit, unless specified elsewhere, shall have a minimum of nine hundred sixty 

(960) square feet of livable floor area on the main floor. 
 
I. Site Plan Review:  Site Plan Review and approval is required in accordance with Chapter 17 of this 

Ordinance. 



Howard Township                                                                                                                       Zoning Ordinance #192	
 

Chapter 5   R1 Low Density (Rural) Residential District 5-1	
 

Chapter 5 R1   Low Density (Rural) Residential District 
 
Section 5.01 Description and Purpose 
This zoning district is intended for single family dwellings interspersed within tracts of agricultural uses and 
undeveloped open space for the purpose of maintaining rural atmosphere, preserving open space and low population 
density.  Utilities are not encouraged for extension in this area and all homes may utilize onsite well and sanitary 
septic systems as permitted by the Cass County Health Department. 
 
Section 5.02 Permitted Uses 
Land, buildings and structures permitted in this Zoning District may be used for the following purposes only: 
 
A. Single family dwelling. 
 
B. Family day care home. 
 
C. Adult foster care family home. 
 
D. Home occupations in accordance with Section 15. 16. 
 
E. Two family dwelling 
 
F. Medical Marihuana, in accordance with Section 15.28 
 
G. Wind Energy Conversion System (non-commercial), in accordance with Section 15.27 
 
H. Solar Energy Systems (small and medium), in accordance with Section 15.30 (added 10/26/2019) 
 
I. Accessory structures and uses customarily incidental to the above permitted uses, in accordance with 

Section 15.25 
 
Section 5.03 Special Land Uses 
The following uses may be permitted by the Planning Commission subject to the conditions specified for each use in 
Chapter 18; review and approval of the Planning Commission and the imposition of special conditions which, in the 
opinion of the Planning Commission, are necessary to fulfill the purposes of this Ordinance. 
 
A. Municipal, county, regional and state owned buildings and service facilities (not including open storage) 

when in character with the surrounding residential area. 
 
B. Religious institutions and buildings customarily incidental thereto. 
 
C. Private, Charter or Parochial schools. 
 
D. Private recreation areas, uses, and facilities including country clubs, golf courses, and swimming pools but 

not to include automobile and motorcycle raceways, race tracks, drag strips and related activities. 
 
E. Site Condominium Development. 
 
F. Keeping of livestock. 
 



Howard Township                                                                                                                       Zoning Ordinance #192	
 

Chapter 5   R1 Low Density (Rural) Residential District 5-2	
 

G. Privately owned and operated parks, parkways, and recreational facilities. 
 
H. Group day care home. 
 
I. Planned Unit Development. 
 
J. Open Space Preservation Development. 
 
K. Pop-Up Retail 
 
Section 5.04 Development Standards 
No building or structure nor any enlargement thereof shall be hereafter erected except in conformance with the 
following requirements: 
 
A. Height:  No residential building or accessory structure shall exceed thirty-five (35) feet in height. 
 
B. Front Yard Setback:  There shall be a front yard setback of not less than thirty-five (35) feet. 
 
C. Side Yard Setback:  There shall be a side yard setback of not less than ten (10) feet. 
 
D. Rear Yard Setback:  There shall be a rear yard setback of not less than twenty-five (25) feet. 
 
E. Lot Area:  The minimum lot area, unless specified elsewhere, shall be twenty thousand ((20,000) square 

feet. 
 
F. Lot Width:  The minimum lot width, unless specified elsewhere, shall be one hundred (100) feet.  The lot 

width shall be measured at the front (address side) property line. 
 
G. Frontage:  The minimum public street or private road frontage, unless specified elsewhere, shall be the 

same as the lot width of one hundred (100) feet. 
 
H. Floor Area:  Each dwelling unit, unless specified elsewhere, shall have a minimum of nine hundred sixty 

(960) square feet of livable floor area on the main floor. 
 
I. Site Plan Review:  Site Plan Review and approval is required in accordance with Chapter 17 of this 

Ordinance.  
 



Charter Township of Howard, Cass County Michigan 
Amendment to Chapter 3 (Definitions), Section 3.02 of Zoning Ordinance #192 

 
Pop-Up Retail:  a temporary retail sale of goods or products that are offered by a property owner and/or 
occupant, or offered for sale by vendors. 
 
Porch:  An exterior appendage to a building which has a separate roof or a roof integral with the building which 
forms a covered approach to a doorway or vestibule. 
 
A. Porch, Enclosed:  A porch separated from the outside by an all-weather partition or a partition   
 which renders the area inside the partition habitable. 
 
B. Porch, Open:  A porch not separated from the outside by either an all weather partition or a   
 partition rendering the area inside the partition habitable. 
 
Principal Use:  See “Use, Principal”. 
 
Private Street or Road:  See “Street”. 
 
Property Line:  The line separating a piece of property from the street right-of-way and the lines separating a parcel 
of property from the parcels next to it.  See “Lot Line”. 
 
Public Notice:  A notice of the time, place, and purpose of a public hearing, which notice shall be posted in a 
manner and within a time frame as prescribed in this Ordinance or in applicable State law. 
 
Public Utility:  Any person, firm corporation, municipal department, or board, duly authorized to furnish to the 
public under government regulations any of the following; electricity, gas, steam, communications services, cable 
television services, transportation services, water, sewer service, or sewage treatment. 
 
Rear Lot Line:  See “Lot Line, Rear”. 
 
Recreation Establishment, Indoor:  A privately owned facility designed and equipped for the conduct of sports, 
amusement, or leisure time activities and other customary recreational activities indoors (within an enclosed 
building) and operated as a business and open for use by the public for a fee, such as gymnasiums and fitness 
centers, bowling alleys, indoor soccer facilities, racquetball and tennis clubs, ice and roller skating rinks, curling 
centers, and firearm ranges. 
 
Recreation Establishment, Outdoor:  See “Open Air Business”. 
 
Recreational Land:  Any public or privately owned lot or land that is utilized for recreation activities such as, but 
not limited to; camping, swimming, picnicking, hiking, nature trails, boating, and fishing. 
 
Recreational Vehicle:  A boat, snowmobile, off road vehicle, camper travel trailer, motor home, pick up camper, or 
trailer which is designed for private recreational or travel use and which is further defined as: 
 
A. Travel Trailer:  A portable vehicle on a chassis, which is designed to be used as a temporary   
 dwelling during travel, recreational, and vacation uses, and which may be identified as a travel   
 trailer by the manufacturer.  Travel trailers generally contain sanitary, water, and electrical   
 facilities. 
 
B. Pick Up Camper:  A structure designed to be mounted on a pickup or truck chassis with    
 sufficient equipment to render it suitable for use as a temporary dwelling during the process of   
 travel, recreational, and vacation uses. 
 



Charter Township of Howard, Cass County Michigan 
Amendment/Addition to Chapter 18, Section 18.02 MM 

 
Chapter 18, Section 18.02, titled, “Specific Standards for Special Land Use Approval” is 
hereby amended to add new sub-paragraph “MM. Pop-Up Retail” to read as follows: 
 
“MM. Pop-Up Retail 
 

a. Lot size. The minimum lot size shall be one (1) acre. 
 

b. Parking.  Must be restricted to the property that is holding the event.  
Parking area must be depicted on the site plan. 

 
c. Setbacks.  Minimum setback to be ten (10) feet from property lines. 

 
d. Hours of Operation.  A Pop-Up Retail event may operate from 9:00 a.m. 

to 5:00 p.m.  
 

e. Days. A property may not host a Pop-Up Retail event, with vendors, more 
than two (2) days per year.  A property may not host a Pop-Up Retail event, 
without vendors, more than two (2) days per month. 

 
f. Public Facilities. A Pop-Up Retail event, with vendors, must provide a 

minimum of one (1) bathroom facility.  Any available facilities including 
bathrooms, pavilions, food and beverage service must be depicted on the 
site plan.  

 
g. Food and Beverage Service. Any food or beverage sales must comply 

with all local and state laws, including obtaining any permits. 
 

h.  License and Permit.  Any licenses and permits must be included with the 
application. 

 
















































