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M-139 CORRIDOR IMPROVEMENT PLAN

BACKGROUND
PROJECT HISTORY

This corridor plan was jointly
commissioned by the Village of
Berrien Springs and Oronoko
Charter Township in response to the
2013 findings of the M-139 Corridor
Improvement Taskforce. The twelve
appointed members of this taskforce
included Village and Township
officials as well as a range of private
property owners and citizens.
In anticipation of expanded water
and sewer service, a major indoor
equestrian arena, and various
private and university development
prospects, the taskforce identified
the following challenges and
opportunities that deserve attention
and planning:

• Existing zoning along the
corridor creates unnecessary burdens
due to non-conforming uses and
structures.
• The Village and Township
zoning is “mismatched” and does not
present a unified vision.
• Existing zoning is unlikely to
support the vision set out in the 2007
Master Land Use Plan for Berrien
Springs or the vision set out by
the 2010 Master Plan for Oronoko
Charter Township.
• Existing zoning predetermines
land use and is not very flexible for
changing markets.
• Existing zoning does not enable
a very efficient use of land and
infrastructure.

In response, the Village and
Township collaborated in securing
the services of the Andrews
University School of Architecture,
Art & Design to conduct a public
participatory process, to develop
a proposed sub-area plan, and to
propose recommended changes to
the existing zoning ordinances.
Beginning in August 2013, the
team conducted a series of seven
public meetings with property
owners and stakeholders, and one
internal meeting with community
officials. The results of this process
are presented within this report and
are intended to be carried forward as
outlined at the end of this document.

PLANNING AND ZONING
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M-139 CORRIDOR IMPROVEMENT PLAN

KEY CONCEPTS
SUMMARY

Four of the public meetings were
conducted as “Focus Sessions”
that centered on discussion with
property owners and stakeholders.
The purpose of these sessions
was to explain the limitations and
opportunities of the existing zoning
entitlements, to identify desired and
undesired development models, and
to discuss preliminary concepts for
zoning amendments.
This process yielded a significant
consensus about zoning and future
planning, which is summarized
on pages 8-9. In general, the focus
sessions reaffirmed the goals and
objectives of the existing Village and
Township Master Plans.

In the State of Michigan, Master
Plans are intended to guide municipal
officials in making policy changes
and shaping planning projects. This
is because Master Plans represent
the consensus of constituents who
engaged the public process that led to
their official adoption. This planning
project is in keeping with Oronoko
Charter Township’s Master Plan Goal
#6: “Work with Village, Andrews,
and impacted property owners in the
development and implementation of a
corridor plan for M-139 between the
Village and the M-139 interchange.”
Master Plans, however, do not have
the force of law, and local ordinances
may not always support their goals
effectively. Zoning ordinances are
local laws that govern the use and
development of private land. The
Village of Berrien Springs and
Oronoko Charter Township have
separate zoning jurisdictions, each
with its existing set of ordinances.
Private property owners are obliged
to follow these ordinances, but can
request variances, special use permits,
and rezoning only under specific
criteria such as extraordinary undue
hardships that are not self-created.

Oronoko Charter Township
Berrien County, Michigan

2010 Master Plan
Approved by the Planning Commission April 6, 2010
Adopted by the Township Board April 13, 2010

Williams
engineers . planners . surveyors

& Works
a tradition of service

Therefore, zoning and its regulation
of uses and dimensional standards
have a significant impact on the type
of development that is permitted
and prohibited within a given area,
governed by the zoning map. This
is why this plan emphasizes the role
of zoning to address the findings of
the M-139 Corridor Improvement
Taskforce.
The role of public Right-of-Ways
not governed by local jurisdictions,
such as M-139 itself, are included in
this plan for preliminary purposes,
but require further planning as
discussed at the end of this report.

STUDY AREAS
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BERRIEN SPRINGS & ORONOKO TOWNSHIP

Map of
Sub-Areas

To effectively serve a series of focus sessions conducted with property owners, this
project divided the corridor into eight seperate study areas, each with a distinct set of
circumstances. These include the following: 1) Downtown, 2) Cass Street, 3) Saint Joseph Avenue, 4) Fairgrounds Area, 5)
Andrews University Area, 6) Lemon Creek Area, 7) Red Bud Trail, and 8) Hinchman-Linco. Each area is characterized by a
distinct set of physical features, existing zoning, and adjacent context. More established areas are generally smaller because
the surrounding land has already been developed and is not anticipating major changes, while outlying study areas tend to be
larger in response to existing zoning and anticipated development potential. This project was pursued with the assumption
that all study areas deserve equally significant attention, but that their differences demand a range of complimentary and interdependent planning solutions appropriate to each place, rather than a one-size-fits-all approach.

M-139 CORRIDOR

EXISTING ZONING
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EXISTING ZONING MAPS FOR BSOT

VILLAGE OF BERRIEN SPRINGS EXISTING ZONING MAP

The existing Village zoning
ordinance is primarily a use-based,
conventional ordinance that limits
as-of-right land-use flexibility and
emphasizes large setbacks and
buffers. This is especially true
along Cass Street and Saint Joseph
Avenue, where current zoning
enables typical strip commercial
development but not the walkable, mixed-use environments
promoted by the Master Land Use Plan, last updated in 2007.
The exeption is the C-2 zoning for downtown, which enables
historic patterns but doesn’t significantly protect the area from
strip commercial development. The map’s inconsistently varying
colors along M-139 highlight the ordinance’s lack of clear vision
for this area.

ORONOKO TOWNSHIP EXISTING ZONING MAP

The Township zoning ordinance is a
use-based, relatively conventional zoning
ordinance that limits as-of-right land-use
flexibility and emphasizes large setbacks
and buffers. Beginning at the Village limits,
most of M-139 in the Township is zoned for
Business (B), which precludes residential
development and suggests that the entire
corridor up to Hinchman Road should meet
a singular set of requirements despite varying
contexts. While the ordinance intends to
improve aesthetics via signage restrictions and parking lot
locations, it does not enable the walkable, mixed-use, and landconserving environments promoted by the 2010 Master Plan.

FOCUS SESSIONS FINDINGS
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FROM PROPERTY OWNERS AND STAKEHOLDERS
The series of focus meetings with property owners and
stakeholders yielded a significant consensus. In most cases,
this consensus reaffirmed the goals of the most recent Village
and Township Master Plans. A brief summary of focus session
findings is presented here:
CONCERNS

• Generally, there is concern that the property owners
cannot do much with their land. Current use-based zoning does
not allow for true mixed-use development or the flexibility to
change uses as markets shift.
• Lot sizes and setbacks are too often out of sync with what is
appropriate to the area. Lot minimums are too big and setbacks
are too large. Often there is a need for a build-to line instead of
a setback line, yielding significantly inconsistent outcomes.
• Citizens are concerned that they may not have an input in
the approvals process for new development in Berrien Springs
and the Township.
• Overall, there is a desire for a higher density development
patterns to be enabled compared to what is currently allowed.
However, the precise nature of “high density” is relative to the
area.
PARKING AND ROADS

• M139/St. Joseph Ave and Cass St. speed limits, traffic
signals and lane use should be re-examined and adjusted so
that it slows down traffic, keeps congestion from building up
and allows for vehicular traffic and pedestrian traffic to interact
safely and in a visually appealing manner.
• Parking requirements should be reexamined to meet the
needs of property owners and customers. Some areas need more
on street parking some areas need more off street parking and
some areas have too many parking places required.

9

ARCHITECTURE & WALKABILITY

• The study areas mostly agreed that there should be some
sort of architectural guidelines that should be available to help
guide future development and facilitate a cohesive aesthetic.
• Landscape requirements should promote a more
aesthetically pleasing atmosphere, such as more shrub, bush and
tree requirements and screening for off-street parking.
• Promote development of remaining developable property
for sound/orderly, residential, commercial, industrial use in
keeping with future land use plan, maintaining an interconnected
street network for fluid pedestrian and vehicular traffic.
• Walkability in areas where pedestrian activity is most
prevalent should be facilitated by the requirements in the
zoning ordinance. But not all areas along the corridor require a
connected, walkable pedestrian area.
• Walkability becomes more localized to a development
as it moves away from the community’s main activity centers.
Walkability requires lighting, connectedness, and landscaping.

LAND USE PRODUCTIVITY
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TAXABLE VALUE AND LAND USE PATTERNS
APPLE VALLEY AREA

$242,114 per acre

DOWNTOWN

$297,544 per acre

EDGEWOOD RD AREA

$74,827 per acre

MCDONALD’S AREA

$155,653 per acre
AVERAGE
TAXABLE VALUE PER ACRE

The map above is a visual representation of Land Use Productivity along the corridor.
The bars represent the taxable value per acre at the most productive five acres within each
study area. Downtown Berrien Springs, including its parking and streets, significanly outperforms other areas that are often
considered to be more valuable, such as near Mcdonald’s and Rite Aid. This is because land in such places is used less efficiently,
often due to large setbacks, unusable open space buffers, and large off-street parking requirements. The comparisons below look
at various areas in Berrien County that are often thought of as productive places. Yet in terms of tax base per acre, Downtown
Berrien Springs still outperforms them all. The purpose of this study is to highlight the significance of productivity found within
walkable, compact, mixed-use development, even when in the form of aged downtowns. New development can learn from this.

TAXABLE VALUE

COMPARISONS

$271,985/acre

$154,890/acre

$242,695/acre

$243,331/acre

$242,791/acre

A-R - AGRICULTURAL
RESIDENTIAL
$179,703/acre

Main & Front Streets
Buchanan, Michigan

W. Clay & S. Whittaker
New Buffalo, MI

Niles Ave. & St. Joseph Dr.
St. Joseph, MI

Marquette Woods Road
Stevensville, MI

Hollywood Rd. & Peace Blvd.
St. Joseph, MI

High Meadow Rd.
Niles, MI

C-2 COMMERCIAL

C-1 COMMERCIAL

B-BUSINESS

B-BUSINESS (HOTEL)

B-BUSINESS (OFFICE)

USE-BASED VS PLACE-BASED ZONING
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ALTERNATIVE LAND USE REGULATIONS

Most conventional zoning ordinances are use-based, prioritizing the separation
of land uses. The assumption is that different land uses are inherently incompatible.
Use-based zoning therefore organizes its districts by land use and emphasizes buffers, large setbacks and distances.
This tends to spread development out, making land use less efficient, promoting automobile-dependency and unusable
open spaces. Also, its prioritization of use as a principal entitlement tends to make it inflexible to changing markets.
The emphasis on separation assumes that roads are principally for automobiles and that individual properties do not
necessarily share complimentary characteristics, which means that forms and aesthetics tend to be less predictable. This
often leads to mistrust and yields complex ordinances and approvals processes in an effort to avoid undesirable outcomes.

USE-BASED ZONING

Communities frustrated with use-based zoning are increasingly turning to
place-based coding, commonly referred to as from-based coding. Instead of use,
place-based coding emphasizes the form of development and assumes that a certain mix of uses can be complimentary.
Different zones are therefore identified as different places, from rural to urban, in which a predictable range of forms and
uses are encouraged. This predictability enables a simpler ordinance and approvals process. The intent is to enable some
places to maintain rural characteristics while others can become pedestrian-friendly neighborhood centers, but all zones
benefit from a flexibility in land use appropriate to the place. Place-based coding also assumes that private and public
land should be complimentary in form, which is why standards for streets and civic space are integrated within the code.

PLACE-BASED ZONING

INTRODUCTION TO THE CODE
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M-139 CORRIDOR IMPROVEMENT PLAN

PLACE-BASED CODE
DESIGNED FOR OUR COMMUNITY

The focus sessions and public meetings supported a
recommendation to prepare a place-based code for the
M-139 corridor. In light of the findings of the M-139 task
force and the focus sessions, the existing zoning along the
corridor - in both jurisdictions - are not likely to enable
desired outcomes. Instead, existing zoning is more likely
to result in conventional strip development, automobiledependent areas, unusable open spaces, and inflexible use
entitlements. In most cases, existing zoning would make
desired forms of development impossible or very difficult
to implement.

recent pedestrian-friendly communities and projects. For
example, all street standards were prepared in consultation
with professional engineers, including the Manual for
Walkable Urban Thoroughfares published by the Institute
for Transportation Engineers (ITE).

This plan therefore recommends the adoption of a new
place-based code, to be included separately within the
Village and Township zoning ordinances. This new code
would apply only to the M-139 corridor sub-area as proposed
on page 15 - the existing zoning ordinances would remain
unchanged in all other areas.

Furthermore, based on the focus session findings, this
plan proposes that the place-based code be implemented as
an Optional Overlay Zoning District. An optional overlay
zoning district applies the new code “over” the existing
zoning, leaving the existing ordinance intact until the option
is chosen by the property owner. This proposal retains the
“underlying zoning” within the overlay district, except for
the Planned Unit Development (PUD) option.

The code presented within this report includes only the
essential dimensional and use standards. Should one or
both jurisdictions decide to move forward with adoption,
further work would be necessary to appropriately amend the
existing zoning ordinances with the code.
Place-based codes (commonly referred to as form-based
codes) are increasingly common in Michigan and around
the country, and this code is based on proven practices
and methods commonly found in such codes. Dimensional
standards are tuned to the characteristics commonly
found in great pedestrian-friendly towns and villages in
Michigan (including Berrien Springs) which the team
visited and measured extensively. Dimensions also reflect
current engineering and real estate standards found in

It is important to note that a place-based code does not
guarantee beautiful buildings or great places - it only enables
them and prevents the most significant counter-productive
practices. In the end, beautiful buildings and great places
depend on the good will of many individuals. This code
seeks to enable them in their efforts.

There is some precedent for optional place-based codes in
Michigan. This is mostly because major changes to zoning
entitlements can make property owners nervous - new
codes are untested locally and may harbor misunderstood
or unintended consequences. However, if the optional code
supports what the local market truly demands, owners can be
naturally incentivized to chose the option. This has been the
case in certain Michigan communities, where over 90% of
owners chose the option because of improved entitlements.
Municipalities can also choose to incentivize optional codes
in other ways, such as tax benefits, streamlined approvals,
and bonus entitlements.

OPTIONAL OVERLAY ZONING DISTRICT

13

BERRIEN SPRINGS & ORONOKO CHARTER TOWNSHIP

INCENTIVE POSSIBILITIES
• Provides an alternative development
option without altering the basic fabric of a
by-law or ordinance
• New entitlements offer significantly
greater density and land use flexibility.
• District improvement financing and
development grants may be available.

• Tax benefits/abatements may be available
• Standards are clear and defined
• Quick and easy permitting
• Existing regulations waived
• Burden for non-conforming properties
decreases under the new code.

OPTIONAL / MANDATORY
The optional overlay district has a potentially significant
disadvantage, namely that future development along the
corridor may be very inconsistent if the optional code
is not chosen by the majority of property owners. It is
recommended that this issue be carefully considered

by the appropriate councils, boards and officials before
any adoption is considered in earnest. Furthermore, this
plan recommends that the proposed code, if adopted as
an optional overlay district, be considered for mandatory
status within five years of initial adoption, or sooner.

NEIGHBORHOODS AND PLACES
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EXISTING CENTERS OF COMMUNITY LIFE

EXISTING
PLACES

The map above helps to illustrate the existing places and activity centers relative to
human scale. Each circle represents a quarter mile radius from center to edge, illustrating
an average five-minute walk. The circles along M-139 are colored in varying intensities, implying a range of development
intensities. What becomes apparent is that there is an existing network of neighborhoods, each with its nearby commercial center
on M-139. These places are connected to eachother and surrounding places. The purpose of this map is to help inform where
zoning should enable development that reinforces existing investment, and where zoning should protect other characteristics.

EXISTING PLACES

PROPOSED OVERLAY ZONING DISTRICT MAP
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AN OVERLAY TO REINFORCE EXISTING PLACES

OVERLAY
ZONING
MAP

Above is the proposed Overlay Zoning District Map. The map is only colored within the
overlay district. Instead of a rainbow of colors, the map uses a range of intensities to help
communicate the code’s intent. All zones benefit from a certain range of land use entitlements, but dimenional and land use
restrictions are geared for higher intensities in those areas colored dark, while areas colored light are zoned for lower intensities.
The map also highlights a Farming District, where higher development entitlements are balanced by special land conservation
requirements. Finally, a Special Signage Area enables signage placement in coordination with the unplatted M-139 ROW.

OVERLAY ZONING
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DEFINITIONS

2.

The Region should retain its natural infrastructure and visual character derived from topography, farmlands, and waterways.

3.

Development within the Overlay District shall
be compact, pedestrian-oriented and Mixed Use.

4.

Ordinary activities of daily living should occur
within walking distance of most dwellings, allowing independence to those who do not drive.

5.

Interconnected networks of Thoroughfares
should be designed to disperse and reduce the
length of automobile trips.

6.

Within neighborhoods, a range of housing types
and price levels should be provided to accommodate diverse ages and incomes.

7.

Civic, institutional, and commercial activity
should be embedded in town centers, not isolated in remote single-use complexes.

8.

A range of Civic Space including Parks, Plazas,
and Playgrounds should be distributed within
neighborhoods and town centers.

9.

Buildings and landscaping should contribute
to the physical definition of Thoroughfares as
Civic places.

10. Development should adequately accommodate
automobiles while respecting the pedestrian and
the spatial form of public areas.
11. The design of Thoroughfares and buildings
should reinforce safe environments, but not at
the expense of accessibility.
12. The Township and Village should include a
framework of pedestrian and bicycle systems
that provide alternatives to the automobile.

ARTICLE 1: CODE INTENT

TABLE OF CONTENTS

1.1 Code Intent
1. The standards of the Overlay District should be
the preferred standards and the underlying zoning should be the exception. PUDs are prohibited within the Overlay District.

2.1 Special Area Plan Intent
Special Area Plans shall contribute to the greater
community by extending the existing network
of Thoroughfares, creating a network which is
interconnected and walkable; shaping Civic Spaces
which cultivate safety, comfort, and encourage a mix
of complementary uses and housing types.
1.

ARTICLE 2: COMMUNITY SCALE STANDARDS

2.

Blocks shall be defined along their entire
perimeter by thoroughfares or Civic Spaces. Rear
alleys may be located within blocks, but shall not
be considered a defining edge.
Thoroughfares shall contribute to an
interconnected network and should connect
to existing networks whenever possible. When
adjacent land is undeveloped, thoroughfare
networks should enable their future extension in
accordance with Article 2.2

2.2 Special Area Plan Requirements
Block Requirements No
<5
ACRES Civic Space
n/a
Requirements
Optional Distribun/a
tion of Zones
Block Requirements Yes
5-20
ACRES Civic Space
5% min.
Requirements
Optional Distribun/a
tion of Zones
Block Requirements Yes
>20
ACRES Civic Space
10%
Requirements
Optional Distribution of Zones

O-5C
O-4
O-3

10-30%
30-60%
10-30%

Notes:
1. Special Area Plans with 20 acres or greater within
the Farming District shall reserve 50% of their
land for agriculture or natural lands, as well as the
required 10% for Civic Space.

Zones

Max. Block
Perimeter

O-5A

1,200
feet

O-5B

1,800
feet

O-5C

2,000
feet

O-4

2,400
feet

O-3

2,800
feet

O-2

3,200
feet

DOWNTOWN

NEIGHBORHOOD
CENTER

NEIGHBORHOOD
GATEWAY

NEIGHBORHOOD
GENERAL

NEIGHBORHOOD
EDGE

RURAL

3.1 Park

3.4 PlaZa

A natural preserve available
for unstructured recreation.
A park may be independent
of surrounding building
Frontages. Its landscape
shall consist of Paths and
trails, meadows, water bodies, woodland and open
shelters, all naturalistically disposed. Parks may be
lineal, following the trajectories of natural corridors.

An Open Space available
for Civic purposes and
Commercial activities. A
Plaza shall be spatially defined by building Frontages.
Its landscape shall consist
primarily of pavement. Trees are optional. Plazas
should be located at the intersection of important
Thoroughfares.

Zone
Size
Street Frontage
Service Area

Zone
Size
Street Frontage
Service Area

O-2, O-3
8 acres min.
Must front 1 street
3 mile radius

3.5 Playground

ARTICLE 3: CIVIC SPACE STANDARDS

3.2 Green
An Open Space, available
for unstructured recreation.
A Green may be spatially
defined by landscaping
rather than building Frontages. Its landscaping shall
consist of lawns and trees, naturalistically disposed.
Zone
Size
Street Frontage
Service Area

O-3, O-4, O-5A, O-5B,
O-5C
0.5 acre min., 8 acres max.
Must front 2 streets
1.5-2 mile radius

An Open Space designed
and equipped for the recreation of children. A playground should be fenced
and may include an open
shelter. Playgrounds shall
be interspersed within Residential areas and may be
placed within a block. Playgrounds may be included
in parks and greens.
Zone
Size
Street Frontage
Service Area

All Zones
500 sf min.
No street frontage required
Varies by size

3.6 Linear Greenway

3.3 Square
An Open Space available
for unstructured recreation
and Civic purposes. A
Square is spatially defined
by building Frontages. It’s
landscape shall consist of
paths, lawns, and trees, formally disposed. Squares
shall be located at the intersection of important
streets.
Zone
Size
Street Frontage
Service Area

O-5A, O-5B, O-5C
0.5 acre min., 2 acres max.
Must front 1 street
0.5 mile radius

O-4, O-5A, O-5B, O-5C
0.5 acre min., 5 acres max.
Must front 3 streets
0.5 mile radius

An Open Space connecting Parks, Greens, and other
Civic Spaces forming a continuous Park environment.
Zone
All Zones
Size
20 feet min. in all directions
Street Frontage
Varies
Service Area
Varies

4.1 Streetscape Standards
1. On-street parking may be interrupted by existing
or proposed new driveways where no rear alley
exists and temporarily for outdoor seating.
(Where allowed)
2. Street trees must be lined up parallel to the
street
3. Street Trees shall have 5x5 tree wells when not
in planter strips.
4. Street Tree species must be native of the region
5. Planter strips shall have ground-cover and/or
flowering vegetation
6. Where paving is required, sidewalks must be
paved with concrete,brick or a combination of
both.
7. Where paving is optional sidewalks may be laid
with compact earth, wood planks, crushed stone,
or gravel.
8. On all paths and trails for bicycles or running,
paving is optional
4.2 Curb & Turning Radii
Radius at the
Curb
Effective
Turning
Radius (±
8 ft)

3.

No parking
allowed 20
feet from
block corners

1

Moving Lane

2.

RA-18-18
Parking
Lane

ARTICLE 4: STREET STANDARDS

1.

2

4.3 Thoroughfare Types
Boulevard
Commercial Street
Frontage Street
Street
Road
Rear Alley

BV
CS
FS
ST
RD
RA

Notes:
1. The following diagrams show lane widths, parking
provisions, and curb radii based on the projected
design speeds for various areas.

Thoroughfare Type
Zone Assignment
Right-of-Way Width
Pavement Width
Movement
Design Speed
Traffic Lanes
Parking Lanes
Curb Radius
Walkway Type
Planter Type
Curb Type
Landscape Type

KEY

Rear Alley
ALL Zones
18 feet
18 feet
Slow Movement
10 MPH
n/a
None
Taper, see Article 4.3
None
None
Inverted Crown
None

RA-18-18

Thoroughfare Type
Right-of-Way Width
Pavement Width

ARTICLE 4: STREET STANDARDS

RD-42-22
Thoroughfare Type
Zone Assignment
Right-of-Way Width
Pavement Width
Movement
Design Speed
Traffic Lanes
Parking Lanes
Curb Radius
Walkway Type

Road
O-2, O-3, O-4
42 feet
22 feet
Free Movement
30-35 MPH
2 lanes
None
Taper, see Article 4.3
3 foot min. sidewalk,
paving material optional
Planter Type None
Curb Type Inverted Crown
Landscape Type None

ST-54-26
Thoroughfare Type
Zone Assignment
Right-of-Way Width
Pavement Width
Movement
Design Speed
Traffic Lanes
Parking Lanes
Curb Radius
Walkway Type
Planter Type

Curb Type
Landscape Type

Street
All Zones
54 feet
26 feet
Yield Movement
20 MPH
2 lanes
Both sides @ 8 feet
unmarked
10 feet max., See Article
4.3
7 foot Sidewalk
7 foot continuous
planter strip or 5’x5’ tree
wells
Curb
Trees at 30’ o.c. Avg.

ARTICLE 4: STREET STANDARDS

ST-62-34
Thoroughfare Type
Zone Assignment
Right-of-Way Width
Pavement Width
Movement
Design Speed
Traffic Lanes
Parking Lanes
Curb Radius
Walkway Type
Planter Type

Curb Type
Landscape Type

Street
O-3, O-4
62 feet
34 feet
Slow Movement
20 MPH
2 lanes
Both sides @ 8 feet
unmarked
10 feet max., See Article
4.3
7 foot Sidewalk
7 foot continuous
Planter or 5’x5’ tree
wells
Curb
Trees at 30’ o.c. Avg.

ST-64-36
Thoroughfare Type Street
Zone Assignment O-3, O-4, O-5A, O-5B,
O-5C
Right-of-Way Width 76 feet
Pavement Width 36 feet
Movement Slow Movement
Design Speed 25 MPH
Pedestrian Crossing Time 10 seconds
Traffic Lanes 2 lanes
Parking Lanes Both sides at 8 feet
marked
Curb Radius 15 feet max., See Article
4.3
Walkway Type 7 foot Sidewalk
Planter Type 7 foot continuous planter or 5’x5’ tree wells
Curb Type Curb
Landscape Type Trees at 30’ o.c. Avg.

ARTICLE 4: STREET STANDARDS

CS-74-36
Thoroughfare Type
Zone Assignment
Right-of-Way Width
Pavement Width
Movement
Design Speed
Pedestrian Crossing Time
Traffic Lanes
Parking Lanes
Curb Radius
Walkway Type
Planter Type
Curb Type
Landscape Type

Commercial Street
O-5A, O-5B, O-5C
72 feet
34 feet
Free Movement
20 MPH
8 seconds at corners
2 lanes
Both sides at 8 feet
marked
10 feet max., See Article
4.3
20 foot Sidewalk
5’x5’ tree well
Curb
Trees at 30’ o.c. Avg.

CS-94-54
Thoroughfare Type
Zone Assignment
Right-of-Way Width
Pavement Width
Movement
Design Speed
Pedestrian Crossing Time
Traffic Lanes
Parking Lanes
Curb Radius
Walkway Type
Planter Type
Curb Type
Landscape Type

Commercial Street
O-5A, O-5B, O-5C
94 feet
54 feet
Slow Movement
20 MPH
5.7 seconds at corners
2 lanes
Both sides angled at 18’
marked
10 feet max., See Article
4.3
20 foot Sidewalk
5’x5’ tree well
Curb
Trees at 30’ o.c. Avg.

ARTICLE 4: STREET STANDARDS

CS-98-58
Thoroughfare Type
Zone Assignment
Right-of-Way Width
Pavement Width
Movement
Design Speed
Pedestrian Crossing Time
Traffic Lanes
Parking Lanes
Curb Radius
Walkway Type
Planter Type
Curb Type
Landscape Type

Commercial Street
O-5A, O-5B, O-5C
98 feet
58 feet
Slow Movement
25 MPH
8.5 seconds at corners
2 lanes
Both sides angled at 18’
marked
10 feet max., See Article
4.3
20 foot Sidewalk
5’x5’ tree well
Curb
Trees at 30’ o.c. Avg.

BV-88-38
Thoroughfare Type Avenue
Zone Assignment O-3, O-4, O-5A, O-5B,
O-5C
Right-of-Way Width 76 feet
Pavement Width 38 feet
Movement Slow Movement
Design Speed 30 MPH
Pedestrian Crossing Time 5.7 seconds
Traffic Lanes 2 lanes
Parking Lanes Both sides at 8 feet
marked or 18 feet angled
marked
Curb Radius 10 feet max., See Article
4.3
Walkway Type 11 foot sidewalk
Planter Type 9 foot continuous Planter or 5’x5’ tree wells
Curb Type Curb or Swale
Landscape Type Trees at 30’ o.c. Avg.

46’

46’

ARTICLE 4: STREET STANDARDS

M.D.O.T
Right of way

FS-92-52
Thoroughfare Type
Zone Assignment
Right-of-Way Width
Pavement Width
Movement
Design Speed
Pedestrian Crossing Time
Traffic Lanes
Parking Lanes
Curb Radius
Walkway Type
Planter Type
Curb Type
Landscape Type

Boulevard
O-5A, O-5B, O-5C
92 feet
26 feet - 26 feet
Free Movement (inner
lanes)
35 MPH
5.7 seconds - 9.4 seconds - 5.7 seconds
3 lanes, one turning and
two one-way slip roads
Both sides at 8’ or 18
feet angled marked
10 feet max., See Article
4.3
11 foot sidewalk
9 foot continuous Planter or 5’x5’ tree wells
Curb
Trees at 30’ o.c. Avg.

56

56

M.D.O.T
Right of way

FS-112-72
Thoroughfare Type
Zone Assignment
Right-of-Way Width
Pavement Width
Movement
Design Speed
Pedestrian Crossing Time
Traffic Lanes
Parking Lanes
Curb Radius
Walkway Type
Planter Type
Curb Type
Landscape Type

Boulevard
O-5A, O-5B, O-5C
112 feet
36 feet - 36 feet
Free Movement (inner
lanes)
35 MPH
8.5 seconds - 9.4 seconds - 8.5 seconds
6 lanes
18 feet angled
10 feet max., See Article
4.3
11 foot Sidewalk
9 foot continuous Planter or 5’x5’ tree wells
Curb
Trees at 30’ o.c. Avg.

O-2

ARTICLE 5.1
RURAL

5.1.3 Ancillary Building Placement
SETBACKS
(b.1) Front

5.1.1 Primary Building Placement

ARTICLE 5: BUILDING SCALE STANDARDS

SETBACKS
(a.1) Front
(a.2) Side Street
(a.3) Side
(a.4) Rear
BUILDING FORM
Lot Coverage
Primary street facade
built to setback
Side street facade
built to setback
Lot Width
Distance between
adjacent buildings

20 feet min. behind
Primary Building setback
25 feet min.
10 feet min.
10 feet min.

(b.2) Side Street
(b.3) Side
(b.4) Rear

30 feet min.
30 feet min.
10 feet min.
40 feet min.

(b.2)

25% max.
0% min.

(b.1)

(b.4)

0% min.

(b.4)

(b.1)

250 feet min.
10 feet min.

(a.2)
(a.1)

(a.4)

(a.1)

(a.4)

Corner Lot
Condition

Mid-Block
Condition

(a.3)

5.1.2 Allowed Frontage Types
Private Porch with Common Yard, Porch & Fence,
Terrace or Lightwell, Stoop, Shopfront and Awning,
and Gallery. See Article 5 for details.

Condition

Mid-Block
Condition

(b.3)

Notes:
1. Primary buildings must have a main ground-floor
entrance that faces the primary street.
2. Corner lots should front both the primary street
and the secondary street with a permitted frontage
(Article 5.1.2).

Corner Lot

5.1.4 Building Functions
Primary Building Restricted Residential, Restricted
Lodging, Services, Restricted
Retail, Restricted Office, or
Mixed Use
Ancillary Building Garage, storage, Restricted
Residential

5.1.5 Height
Primary Building max.

2 Stories

Ancillary Building max.

2 Stories

Notes:
1. Building height shall be measured in number of
Stories, excluding Attics and raised basements.
2. Spring line for eave must begin at the top of the
second Story.

Max.
Height

2
1

2
1

Max.
Height

O-3

ARTICLE 5.2
NEIGHBORHOOD EDGE

5.2.3 Ancillary Building Placement
SETBACKS
(b.1) Front

5.2.1 Primary Building Placement

ARTICLE 5: BUILDING SCALE STANDARDS

SETBACKS
(a.1) Front
(a.2) Side Street
(a.3) Side
(a.4) Rear
BUILDING FORM
Lot Coverage
Primary street facade
built to setback
Side street facade
built to setback
Lot Width
Distance between
adjacent buildings

24 feet min.
12 feet min.
5 feet min.
40 feet max.

(b.2)Side Street
(b.3) Side
(b.4) Rear

20’ feet min. behind Primary Building setback
25 feet min.
10 feet min.
10 feet min.

BUILDING FORM
Footprint

700 sf max.

50% max.
40% min.

(b.2)
(b.1)

20% min.
72 feet min., 120 feet max.
10 feet min.

Notes:
1. Primary buildings must have a main ground-floor
entrance that faces the primary street.
2. Loading docks, overhead doors, and other service
entries are prohibited on street-facing facades.
3. Corner lots should front both the primary street
and the secondary street with a permitted frontage
(Article 5.2.2).

(a.2)
(a.1)

(a.4)

(a.4)

(a.1)

Corner Lot

(b.4)

(b.4)

(b.1)

Corner Lot
Condition

Mid-Block
Condition

(b.3)

5.2.4 Building Functions
Primary Building Restricted Residential, Restricted
Lodging, Services, Restricted
Retail, Restricted Office, or
Mixed Use
Ancillary Building Garage, storage, Restricted
Residential
5.2.5 Height
Primary Building max.
Ancillary Building max.

2 Stories
2 Stories

Condition

Mid-Block
Condition

(a.3)

5.2.2 Allowed Frontage Types
Private Porch with Common Yard, Porch & Fence,
Terrace or Lightwell, Stoop, Shopfront and Awning,
Gallery. See Article 5 for details.

Notes:
1. Building height shall be measured in number of
Stories, excluding Attics and raised basements.
2. Spring line for eave must begin at the top of the
second Story.
Max.
Height

2
1

2
1

Max.
Height

O-4

ARTICLE 5.3
NEIGHBORHOOD GENERAL

5.3.1 Primary Building Placement

ARTICLE 5: BUILDING SCALE STANDARDS

SETBACKS
(a.1) Front
6 feet min., 18 feet max.
(a.2) Side Street
6 feet min., 18 feet max.
(a.3) Side
0 feet min.
(a.4) Rear
20 feet min.
*If lot is adjacent to areas not covered by overlay
code there must be a 10 foot min. setback on the rear
and/or side.
BUILDING FORM
Lot Coverage
Primary street facade
built to setback
Side street facade
built to setback
Lot Width

24 feet min., 100 feet max.

Corner Lot

(a.3)

(b.2) Side Street
(b.3) Side
(b.4) Rear

20 feet min. from Primary
Facade
15 feet min.
0 feet min
10 feet min.

BUILDING FORM
Footprint

700 sf max.

(b.2)

(b.1)

30% min.

(a.2)

(a.1)

SETBACKS
(b.1) Front

(b.1)

70% max.
50% min.

Notes:
1. Street facade must be built to setback along first
30’ from every corner.
2. Primary buildings must have a main ground-floor
entrance that faces the primary street.
3. Loading docks, overhead doors, and other service
entries are prohibited on street-facing facades.
4. Corner lots should front both the primary street
and the secondary street with a permitted frontage
(Article 5.3.2).

(a.1)

5.3.3 Ancillary Building Placement

(a.4)

Condition

(a.4)

Mid-Block
Condition

5.3.2 Allowed Frontage Types
Private Porch with Common Yard, Porch & Fence,
Terrace or Lightwell, Stoop, Shopfront and Awning,
and Gallery. See Article 5 for details.

(b.4)

(b.4)

(b.2)

Corner Lot
Condition

Mid-Block
Condition

5.3.4 Building Functions
Primary Building Limited Residential, Limited
Lodging, Services, Limited
Retail, Limited Office, or Mixed
Use
Ancillary Building Garage, storage, or carriage
house
Notes:
1. Properties zoned O-4 along the M-139 Corridor
are permitted to Open Retail and Open Office.
5.3.5 Height
Primary Building max.
Ancillary Building max.

2 Stories
2 Stories

Notes:
1. Building height shall be measured in number of
Stories, excluding Attics and raised basements.
2. Spring line for eave must begin at the top of the
second Story.

Max.
Height

2
1

2
1

Max.
Height

O-5A

ARTICLE 5.4
DOWNTOWN

5.4.2 Ancillary Building Placement
SETBACKS
(b.1) Front

5.4.1 Primary Building Placement

ARTICLE 5: BUILDING SCALE STANDARDS

SETBACKS
(a.1) Front
0 feet min., 10 feet max.
(a.2) Side Street
0 feet min., 10 feet max.
(a.3) Side
0 feet
(a.4) Rear
5 feet min.
*If lot is adjacent to areas not covered by overlay
code there must be a 10 foot min. setback on the rear
and/or side.
BUILDING FORM
Lot Coverage
Primary street facade
built to setback
Side street facade
built to setback
Lot Width

40 feet max. from the rear
of the property
10 feet min.
0 feet min.
5 feet min.

(b.2) Side Street
(b.3) Side
(b.4) Rear

(b.2)
Corner Lot

(b.1)

40 ft. max.
(b.4)

(b.1)

90% max.
90% min.

120 feet max.

Notes:
1. Street Facade must be built to setback along first
30 feet from every corner.
2. Primary buildings must have a main ground-floor
entrance that faces the primary street.
3. Loading docks, overhead doors, and other service
entries are prohibited on street-facing facades.
4. Any section along the setback that is not defined
by a building must be defined by a 2’-6” to 4’-6”
high fence, stucco or masonry wall, or a shrubbery.
5. Corner lots should front both the primary street
and the secondary street with a permitted frontage
(Article 5.4.5).

(a.1)

(a.4)

(a.1)

(a.4)

Corner Lot
Condition

5.4.4 Height
Primary Building max.
Ancillary Building max.

Condition

3 Stories
2 Stories

Notes:
1. Building height shall be measured in number of
Stories, excluding Attics and raised basements.
2. Spring line for eave must begin at the top of the
third Story.

3
2
1

Mid-Block

Condition

5.4.3 Building Functions
Primary Building Open Residential, Open Lodging, Services, Open Retail, Open
Office, Civic Building, or Mixed
Use
Ancillary Building Open Residential, parking, storage, or mechanical

Max.
Height

(a.2)

(a.3)

Mid-Block

(b.3)

50% min.

Condition

2

Max.
Height

1

5.4.5 Allowed Frontage Types
Terrace or Lightwell, Stoop, Shopfront and Awning,
Gallery, and Arcade. See Article 5 for details.

O-5B

ARTICLE 5.5
NEIGHBORHOOD CENTER

5.5.1 Primary Building Placement

ARTICLE 5: BUILDING SCALE STANDARDS

SETBACKS
(a.1) Front
0 feet min., 10 feet max.
(a.2) Side Street
0 feet min., 10 feet max.
(a.3) Side
0 feet
(a.4) Rear
5 feet
*If lot is adjacent to areas not covered by overlay
code there must be a 10 foot min. setback on the rear
and/or side.
BUILDING FORM
Lot build out
Primary street facade
built to setback
Side street facade
built to setback
Lot Width

SETBACKS
(b.1) Front

40 feet max. from the rear
of the property
10 feet min.
0 feet min.
5 feet min.

(b.2) Side Street
(b.3) Side
(b.4) Rear

(b.2)
Corner Lot

(b.1)

40 ft. max.

180 feet max.

(a.4)

Corner Lot
Condition

5.5.4 Height
Primary Building max.
Ancillary Building max.

(a.4)

Mid-Block
Condition

3 stories
2 stories

Notes:
1. Building height shall be measured in number of
Stories, excluding Attics and raised basements.
2. Spring line for eave must begin at the top of the
third Story.

3
2
1

(a.3)

Condition

5.5.3 Building Functions
Primary Building Open Residential, Open Lodging, Services, Open Retail, Open
Office, Civic Building, or Mixed
Use
Ancillary Building Open Residential, parking, storage, or mechanical

Max.
Height

(a.2)

(a.1)

Mid-Block

(b.3)

40% min.

Condition

(b.4)
(b.1)

80% max.
80% min.

Notes:
1. Street Facade must be built to setback along first
30 feet from every corner.
2. Primary buildings must have a main ground-floor
entrance that faces the primary street.
3. Loading docks, overhead doors, and other service
entries are prohibited on street-facing facades.
4. Any section along the setback that is not defined
by a building must be defined by a 2’-6” to 4’-6”
high fence, stucco or masonry wall, or shrubbery.
5. Corner lots should front both the primary street
and the secondary street with a permitted frontage
(Article 5.5.5).

(a.1)

5.5.2 Ancillary Building Placement

2

Max.
Height

1

5.5.5 Allowed Frontage Types
Terrace or Lightwell, Stoop, Shopfront and Awning,
Gallery, and Arcade. See Article 5 for details.

O-5C

5.6.2 Ancillary Building Placement

ARTICLE 5.6
GATEWAY CENTER

SETBACKS
(b.1) Front

5.6.1 Primary Building Placement

ARTICLE 5: BUILDING SCALE STANDARDS

SETBACKS
Front (a.1)
0 feet min., 5 feet max.
Side Street (a.2)
0 feet min., 5 feet max.
Side (a.3)
0 feet
Rear (a.4)
5 feet
*If lot is adjacent to areas not covered by overlay
code there must be a 10 foot min. setback on the rear
and/or side.
BUILDING FORM
Lot build out
Primary street facade
built to setback
Side street facade
built to setback
Lot Width

40% min.
125 feet max.

Corner Lot

(b.1)

40 ft. max.

(a.4)

Corner Lot
Condition

Mid-Block
Condition

Condition

(b.4)
Mid-Block
Condition

5.6.3 Building Functions
Primary Building Open Residential, Open Lodging, Services, Open Retail, Open
Office, Civic Building, or Mixed
Use
Ancillary Building Open Residential, parking, storage, or mechanical
5.6.4 Height
Primary Building max.
Ancillary Building max.

3 stories
2 stories

Notes:
1. Building height shall be measured in number of
Stories, excluding Attics and raised basements.
2. Spring line for eave must begin at the top of the
third Story.

Max.
Height
(a.4)

(a.3)

(b.2)

(b.3)

(a.2)

(a.1)

(b.2) Side Street
(b.3) Side
(b.4) Rear

(b.1)

90% max.
90% min.

Notes:
1. Street Facade must be built to setback along first
30 feet from every corner.
2. Primary buildings must have a main ground-floor
entrance that faces the primary street.
3. Loading docks, overhead doors, and other service
entries are prohibited on street-facing facades.
4. Any section along the setback that is not defined
by a building must be defined by a 2’-6” to 4’-6”
high fence, stucco or masonry wall, or shrubbery.
5. Corner lots should front both the primary street
and the secondary street with a permitted frontage
(Article 4.6.5).

(a.1)

40 feet max. from the rear
of the property
10 feet min.
0 feet min.
5 feet min.

3
2
1

2

Max.
Height

1

5.6.5 Allowed Frontage Types
Terrace or Lightwell, Stoop, Shopfront and Awning,
Gallery, and Arcade. See Article 5 for details.

6.1 Common Yard

6.4 Forecourt

A planted Frontage wherein the Facade is set back
substantially from the Frontage Line. The front yard
created remains unfenced and is visually continuous
with adjacent yards, supporting a common landscape.
The deep Setback provides a buffer from the higher
speed Thoroughfares.
- For encroachments see Article 6.9
Permitted Zones O-2, O-3, O-4

A Frontage wherein a portion of the Facade is close
to the Frontage Line and the central portion is set
back. The Forecourt created is suitable for vehicular
drop-offs. This type should be allocated in conjunction with other Frontage types. Large trees within the
Forecourts may overhang the Sidewalks.
- For encroachments see Article 6.9
Permitted Zones All Zones

ARTICLE 6: FRONTAGE STANDARDS

6.2 Porch & Fence

6.5 Stoop

A planted Frontage wherein the Facade is set back
from the Frontage Line with an attached porch
permitted to Encroach. A fence at the Frontage Line
maintains street spatial definition, Porch shall be no
less than 8 feet deep.
- For encroachments see Article 6.9
Permitted Zones O-2, O-3, O-4

A Frontage wherein the Facade is aligned close to the
Frontage Line with the first Story elevated from the
Sidewalk sufficiently to secure privacy for windows.
The entrance is usually an exterior stair and landing.
This type is recommended for ground-floor Residential use. Stoop depth shall be 4 feet min.
- For encroachments see Article 6.9
Permitted Zones All Zones

6.3 Terrace or Lightwell

6.6 Shopfront

A Frontage wherein the Facade is set back from the
Frontage Line by an elevated terrace or a sunken
Lightwell. This type buffers Residential use from
urban Sidewalks and removes the private yard from
public Encroachment. Terraces are suitable for conversion to outdoor cafés. Syn: Dooryard
- For encroachments see Article 6.9
Permitted Zones All Zones

A Frontage wherein the Facade is aligned close to the
Frontage Line with the building entrance at Sidewalk
grade. This type is conventional for Retail use. It
has substantial glazing on the Sidewalk level and an
awning that may overlap the Sidewalk to within 2 feet
of the Curb,. Syn: Retail Frontage
- For encroachments see Article 6.9
Permitted Zones All Zones

A Frontage wherein the Facade is aligned close to the
Frontage Line with an attached cantilevered shed or a
lightweight colonnade overlapping the Sidewalk. This
type is conventional for Retail use. The Gallery shall
be no less than 10 feet wide and should overlap the
Sidewalk within 2 feet of the Curb.
- For encroachments see Article 6.9
Permitted Zones All Zones

ARTICLE 6: FRONTAGE STANDARDS

6.8 Arcade

A colonnade supporting habitable space that overlaps the Sidewalk, while the Facade at Sidewalk level
remains at or behind the Frontage Line. This type is
conventional for Retail use. The Arcade shall be no
less than 12 feet wide and should overlap the Sidewalk to within 2 feet of the Curb.
- For encroachments see Article 6.9
Permitted Zones O-5A, O-5B, O-5C

6.9 Encroachments
Canopies, Awnings Porches, and Balconies may
encroach into the setback 10 feet max. on the front,
8 feet max. on a side street. Balconies may encroach
8 feet max. into the rear setback.

7.1 Architectural Standards

6
4

5

7

3
1

1.

Blank walls shall not be permitted to face a
street. Walls facing a street shall have openings such as windows and doors
2. Windows and/or doors shall account for
25% of each building facade.
3. Storefronts shall have a min. of 80% glazing
on the first floor facing the primary street.
4. Facade openings, incl. porches, windows, and
colonnades, shall be vertical in proportion.
5. Buildings longer than 100 feet shall have a
usable entrance every 50ft of frontage.
6. Where a flat roof is utilized, a parapet shall
be used to enclose it. The parapet must be
a minimum of 36 inches or as required to
conceal any mechanical equipment.
7. Buildings other than single family residential
that have upper stories shall be designed to
create a distinct and separated ground floor
area through the use of accents such as a
string course, change in material or textures,
or an awning or canopy between the first and
second stories.
8. Finish materials on all facades that face a
street shall be limited to: glass, brick, cut
stone, cast stone, stucco, wood, or metal.
9. Glass shall be clear or lightly tinted only. No
opaque application shall be permitted.
10. Outside furniture shall be primarily metal,
wood, or similar material.
11. Balconies, railings, fences, and porch structures shall be metal, wood, brick, cast concrete, or stone.

ARTICLE 7: ARCHITECTURAL STANDARDS

6.7 Gallery

ARTICLE 8: SIGNAGE STANDARDS

8.1 AWNING &
SIGN
Max.
1 per
Quantity window
Area
n/a
Width
not to exceed width
of Facade
Height
Depth/Projection
Clearance

n/a
4 feet min.
8 feet min.

Apex
Letter Height
Valance Height
Distance from Curb
Illumination
Coverage
Zones

n/a
18 inches max.
12 inches max.
2 feet min.
Permitted
70% Valance area
O-4, O-5A, O-5B, O-5C

8.3 BLADE SIGN
Max.
Quantity
Area
Width
Height
Depth/
Projection
Clearance

1 per
Facade
5 sf max.
4 feet max.
4 feet max.
4 feet max.

Apex
Letter Height
Illumination
Zones

8.2 BAND SIGN

8.4 GROUND SIGN

Max.
Quantity
Area

Max.
Quantity
Area

Width

1 per
Facade
1.5 per
linear foot
of Facade
90% width
of Facade
max.

Height
Depth/Projection
Clearance

3 feet max.
7 inches max.
7 feet min.

Apex
Letter Height
Illumination
Zones

n/a
18 inches max.
Permitted
O-4, O-5A, O-5B, O-5C

8 feet min.
n/a
8 inches max.
Not permitted
All Zones

1 per
address
25 sf.
max.
Width
5 in max.
Height
5 ft max.
Depth/Projection
Clearance

n/a
n/a

Apex
Letter Height
Illumination
Zones

n/a
18 inches max.
Permitted
O-4, O-5A, O-5B, O-5C

Notes:
1. Only allowed on properties that front M-139.
2. Sign shall have a Setback of 8 feet min. from
property line except within Special Signage Area.
3. Within the Special Signage Area the sign shall have
0 foot min. Setback from property line, however it
shall be Setback 8 feet min. from the Curb.

ARTICLE 8: SIGNAGE STANDARDS

8.5 Marquee
& Sign
Max.
1 per
Quantity business
Area
n/a
Width
entrance
plus 2
inches on
each side
Height
Depth/Projection
Clearance

50% story height max.
4 feet min., 10 feet max.
10 feet min.

Apex
Letter Height
Distance from Curb
Illumination
Zones

n/a
n/a
3 feet min.
Permitted
O-5A, O-5B, O-5C

8.6 Nameplate
Sign
Max.
1
Quantity
Area
3 sf max.
Width
18 inches
max.
Height
2 feet max.
Depth/Projection
Clearance
Apex
Letter Height
Illumination
Zones

3 inches max.
4 feet min.
7 feet max.
n/a
Not permitted
O-3, O-4, O-5A, O-5B,
O-5C

Notes:
1. Signs should be within 10 feet of the entrance of
the primary building.

8.7 OUTDOOR
DISPLAY CASES
Max.
1
Quantity
Area
6 sf
Width
3.5 feet
max.
Height
3.5 feet
max.
Depth/Projection
Clearance
Apex
Letter Height
Internal Illumination
External Illumination
Zones

8.8 PAINTED WALL
SIGN
Max.
1 per
Quantity Facade
Area
varies
Width
varies
Height
Depth/Projection
Clearance
Apex
Letter Height
Illumination
Zones

5 inches max.
4 feet min.
n/a
n/a
Permitted
Not permitted
O-3, O-4, O-5A, O-5B,
O-5C

varies
n/a
n/a
n/a
varies
Permitted
O-3, O-4, O-5A, O-5B,
O-5C

Notes:
1. Include letters, backgrounds, and/or an optional logo. Painted Signs may list services and/or
products sold on the premises, or provide phone
numbers, operating hours or other messages.

8.9 Shingle Sign
Max.
Quantity
Area
Width
Height
Depth/
Projection
Clearance

1 per
Facade
4 sf max.
2 feet max.
3 feet max.
2 feet max.

Apex
Letter Height
Illumination
Zones

7 feet min.
n/a
8 inches max.
Not permitted
All Zones

8.11 Nameplate
Sign
Max.
1 per
Quantity window
Area
25% of
glass max.
Width
varies
Height
varies
Depth/Projection
Clearance

n/a
4 feet min.

Apex
Letter Height
Illumination
Zones

n/a
8 inches max.
Not permitted
O-4, O-5A, O-5B, O-5C

ARTICLE 8: SIGNAGE STANDARDS

Notes:
1. Neon signs are permitted.

8.10 Sidewalk
Sign
Max.
1 per busiQuantity ness
Area
8 sf max.
Width
26 inches
max.
Height
42 inches
max.
Depth/Projection
Clearance
Apex
Letter Height
Illumination
Zones

n/a
n/a

8.12 Nameplate
Sign
Max.
1 per lot
Quantity
Area
6 sf max.
Width
3 feet max.
(without
post)
Height
Depth/Projection
Clearance

2 feet max. (without post)
n/a
3 feet min. to sign edge

42 inches max.
n/a
Not permitted
O-4, O-5A, O-5B, O-5C

Apex
Letter Height
Illumination
Zones

6 feet min. to top of post
8 inches max.
Permitted
O-3, O-4,

Notes:
1. Remove sign at closing time of businness each day.
2. Move the sign indoors when weather becomes a
hazard to public safety.

Notes:
1. Sign shall be located 6 feet from the Frontage Line
of the Property

9.2 Parking Diagram

GENERAL TO ALL ZONES

2.
3.

All parking shall be located to the rear of
Primary Building Facades. On corner lots
Where on-street parking is adjacent to a
property, no off-street parking is required.
Parking structures on a Primary Street shall be
set back 20 feet min. from the Primary Building
Facade. On a Secondary Street parking must be
set back 10 feet. See Article 9.2

Secondary Frontage
Principal Frontage

1.

Primary
Facade

STREETSCREENS

ARTICLE 9: PARKING & GARAGE STANDARDS

1.
2.
3.
4.

Streetscreens shall be used to disguise parking
lots where there are more than 3 spaces present.
Streetscreens shall be constructed of a material
matching the adjacent building facade, or shrubs,
bushes, or similar greenery.
Streetscreens shall be 3 feet min. in height and
1.5 feet min. in depth. If greenery is used the
built portion shall be 1.5 feet high.
Streetscreens shall be aligned with the Primary
Building Setbacks.

GARAGE

1.

2.

3.

Attached garages shall be accessed from a Rear
Alley or Secondary Street. Where no Rear Alley
or Secondary Street exists the attached garage
may be accessed from the Primary Street provided it does not serve as more than 50% of the
total Primary Building width.
When a garage is located on a Primary Street
only a single garage door is permitted. If located
on a Secondary Street or a Rear Alley, double
garage doors are permitted.
Garages located on Primary and Secondary
Streets shall house no more than 2 vehicles. If
located on a Rear Alley, no more than 3 vehicles.

DRIVEWAYS

1.

Driveways located on Primary and Secondary
Streets must have an 11 foot max. width within
the Setback.

PARKING SPACES

1.
2.
3.

Parking spaces shall be 9 ft wide and 18 ft long.
A single space shall bee provided per Dwelling
unit in all zones except O-5A, which shall have 1
space for every Dwelling unit after the first.
Commercial uses shall have a min. of 1 parking
space per 500 sf. of the Primary Building.

20 ft

Permitted
Parking

10.1 Natural Drainage Standards
GENERAL TO ALL ZONES

1.
2.
3.

4.

5.
6.

Trees should be planted below the sidewalk and
the street in structural cells with sufficient root
space.
Rain gardens and swales should be installed to
infiltrate runoff from parking lots, thoroughfares, plazas, and other impervious surfaces.
Where vegetative surfaces are not feasible,
coarse asphalt or pavers should be specified for
sidewalks, parking lots, and plazas to infiltrate
storm water.
Native plant perennial landscapes should replace
turf grass where possible and be very diverse.
They should be placed lower than walkways, not
mounded up.
Underground storage detention tanks are permitted when necessary.
Civic Space may be used as storm water management, but not at the expense of public access.

SPECIFIC TO O-3

1.

The landscape installed shall consist primarily
of native species requiring minimal irrigation,
fertilization, and maintenance.
SPECIFIC TO O-4, O-5A, O-5B, O-5C
1. The landscape shall consist primarily of durable
species tolerant of soil compaction.
2. Planter boxes should be bottomless, flowthrough boxes with native plants, placed next
to buildings and designed to capture building
run-off. They may be placed in courtyards, or
adjacent sidewalks with run-off sent to them via
French drains or hidden pipes.

ARTICLE 10: DRAINAGE STANDARDS

9.1 Parking Standards

ARTICLE 11: DEFINITIONS

ANCILLARY BUILDING: an outbuilding usually
located toward the rear of the same Lot as a
Principal Building, and sometimes connected
to the Principal Building.
ARCADE: a Private Frontage conventional for
Retail use wherein the Facade is a colonnade
supporting habitable space that overlaps the
Sidewalk, while the Facade at Sidewalk level
remains at the Frontage Line.
ATTIC: the interior part of a building contained
within a pitched roof structure.
BLOCK: the aggregate of private Lots, Passages,
Rear Alleys and Rear Lanes, circumscribed by
Thoroughfares.
BOULEVARD (BV): a Thoroughfare designed for
high vehicular capacity and moderate speed,
traversing an Urbanized area. Boulevards are
usually equipped with Slip Roads buffering
Sidewalks and buildings.
CIVIC: the term defining not-for-profit organizations dedicated to arts, culture, education,
recreation, government, transit, and municipal
parking.
CIVIC BUILDING: a building operated by nonprofit organizations dedicated to arts, culture,
education, recreation, government, transit,
and municipal parking, or for use approved by
the legislative body.
COMMERCIAL: the term collectively defining workplace, Office, Retail, and Lodging Functions.
COMMON DESTINATION: an area of focused
community activity, usually defining the
approximate center of a Pedestrian Shed.
COMMON YARD: a planted Private Frontage
wherein the Facade is set back from the
Frontage line. It is visually continuous with
adjacent yards.
COMMUNITY UNIT: a regulatory category defining
the physical form, Density, and extent of a
settlement.
CORRIDOR: a lineal geographic system incorporating transportation and/or Greenway trajectories.

CURB: the edge of the vehicular pavement that may
be raised or flush to a Swale. It usually incorporates the drainage system.
DENSITY: the number of dwelling units within a
standard measure of land area.
DESIGN SPEED: is the velocity at which a
Thoroughfare tends to be driven without the
constraints of signage or enforcement. There
are four ranges of speed: Very Low: (below 20
MPH); Low: (20-25 MPH); Moderate: (25-35
MPH); High: (above 35 MPH). Lane width is
determined by desired Design Speed.
DOORYARD: a Private Frontage type with a shallow
Setback and front garden or patio, usually
with a low wall at the Frontage Line.
DRIVEWAY: a vehicular lane within a Lot, often
leading to a garage.
EFFECTIVE TURNING RADIUS: the measurement of the inside Turning Radius taking
parked cars into account.
ENCROACH: to break the plane of a vertical or
horizontal regulatory limit with a structural
element, so that it extends into a Setback, into
the Public Frontage, or above a height limit.
ENCROACHMENT: any structural element that
breaks the plane of a vertical or horizontal
regulatory limit, extending into a Setback, into
the Public Frontage, or above a height limit.
FACADE: the exterior wall of a building that is set
along a Frontage Line.
FORECOURT: a Private Frontage wherein a portion
of the Facade is close to the Frontage Line
and the central portion is set back.
FRONTAGE: the area between a building Facade and
the vehicular lanes, inclusive of its built and
planted components. Frontage is divided into
Private Frontage and Public Frontage.
FRONTAGE LINE: a Lot line bordering a Public
Frontage. Facades facing Frontage Lines
define the public realm and are therefore
more regulated than the Elevations facing
other Lot Lines.

ARTICLE 11: DEFINITIONS

FRONTAGE STREET: an outer vehicular lane or
lanes of a Thoroughfare, designed for slow
speeds while inner lanes carry higher speed
traffic, and separated from them by a planted
median.
FUNCTION: the use or uses accommodated by a
building and its Lot, categorized as Restricted,
Limited, or Open, according to the intensity
of the use.
GALLERY: a Private Frontage conventional for Retail
use wherein the Facade is aligned close to the
Frontage Line with an attached cantilevered
shed or lightweight colonnade overlapping the
Sidewalk.
GREEN: a Civic Space type for unstructured recreation, spatially defined by landscaping rather
than building Frontages.
LIGHTWELL: A Private Frontage type that is a
below-grade entrance or recess designed to
allow light into basements.
LIMITED LODGING: The number of bedrooms
available on each Lot for lodging is limited
to 12. The Lodging must be owner occupied.
Food service may be provided in the a.m. The
max. length of stay shall not exceed 10 days.
LIMITED OFFICE: The building area available for
office use on each Lot is limited to the first
Story of the principal building and/or to the
Accessory building.
LIMITED RESIDENTIAL: The number of dwelling units on each Lot is limited to 4.
LIMITED RETAIL: The building area available for
Retail use is limited to the first Story of buildings at corner locations, not more than one
per Block. The specific use shall be further
limited to neighborhood store, or food service
seating no more than 40.
LIMITED RETAIL: The building area available for
Retail use is limited to the first Story of buildings at corner locations, not more than one
per Block. The specific use shall be further
limited to neighborhood store, or food service
seating no more than 40.
LINEAR GREENWAY: an Open Space Corridor in
largely natural conditions which may include
trails for bicycles and pedestrians.

LODGING: premises available for daily and weekly
renting of bedrooms.
LOT: a parcel of land accommodating a building or
buildings of unified design. The size of a Lot
is controlled by its width in order to determine the grain (i.e., fine grain or coarse grain)
of the urban fabric.
LOT LINE: the boundary that legally and geometrically demarcates a Lot.
LOT WIDTH: the length of the Principal Frontage
Line of a Lot.
MIXED USE: multiple Functions within the same
building through superimposition or adjacency, or in multiple buildings by adjacency.
OFFICE: premises available for the transaction of
general business but excluding Retail, artisanal
and Manufacturing uses.
OPEN LODGING: The number of bedrooms available on each Lot for lodging is limited to 150.
OPEN OFFICE: The building area available for
office use on each Lot is limited only if parking is required.
OPEN RESIDENTIAL: The number of dwelling
units on each Lot is limited to 8.
OPEN RETAIL: The building area available for
Retail use is limited by only the parking
requirements.
OPEN SPACE: land intended to remain undeveloped; it may be for Civic Space.
PARK: a Civic Space type that is a natural preserve
available for unstructured recreation.
PEDESTRIAN SHED: An area that is centered on
a Common Destination. Its size is related to
average walking distances for the applicable
Community Unit type. Pedestrian Sheds are
applied to structure Communities. See Standard, Long, Planter: the element of the Public
Frontage which accommodates street trees,
whether continuous or individual.
PLANTER: the element of Public Frontage which
accommodates street trees, whether continuous or individual.

ARTICLE 11: DEFINITIONS

PLAZA: a Civic Space type designed for Civic purposes and Commercial activities in the more
urban Transect Zones, generally paved and
spatially defined by building Frontages.
PRIMARY BUILDING: the main building on a Lot,
usually located toward the Frontage.
PRIMARY ENTRANCE: the main point of access
for pedestrians into a building.
PRIMARY STREET: the street that is listed on a
properties address shall be referred to as the
Primary Street.
PRIVATE FRONTAGE: the privately held Layer
between the Frontage Line and the Principal
Building Facade.
PUBLIC FRONTAGE: the area between the Curb
of the vehicular lanes and the Frontage Line.
REAR ALLEY (RA): a vehicular way located to the
rear of Lots providing access to service areas,
parking, and Outbuildings and containing
utility easements. Rear Alleys should be paved
from building face to building face, with
drainage by inverted crown at the center or
with roll Curbs at the edges.
RESIDENTIAL: characterizing premises available
for long-term human dwelling.
RESTRICTED LODGING: The number of
bedrooms available on each Lot for Lodging
is limited to 5. The Lodging must be owner
occupied. Food service may be provided the
a.m. The max. length of stay shall not exceed
10 days.
RESTRICTED OFFICE: the building area available for office use on each Lot is restricted
to the first Story of the Primary or Ancillary
Buildings.
RESTRICTED RESIDENTIAL: The number of
dwelling units on each Lot is restricted to one
within a Primary Building and one within an
Ancillary Building. Both dwellings shall be
under single ownership.
RESTRICTED RETAIL: The building area available for Retail use is restricted to one Block
corner location at the first Story for each
300 dwelling units. The specific use shall be
further limited to neighborhood store, or food
service seating no more than 20.

RETAIL: characterizing premises available for the sale
of merchandise and food service.
RETAIL FRONTAGE: Frontage designated on a
Regulating Plan that requires or recommends
the provision of a Shopfront, encouraging the
ground level to be available for Retail use. See
Special Requirements.
ROAD (RD): a local, rural and suburban Thoroughfare of low-to-moderate vehicular speed and
capacity. This type is allocated to the more
rural zones (O-2, O-3).
SECONDARY STREET: the street on a corner lot
that is not listed on the properties address.
SERVICES: includes agricultural supply and housing, automotive maintenance and upkeep, fire
stations, police stations, cemeteries, funeral
homes, hospitals, medical clinics, educational
facilities, and industrial facilities.
SETBACK: the area of a Lot measured from the Lot
line to a building Facade or Elevation that is
maintained clear of permanent structures,
with the exception of Encroachments.
SHARED PARKING FACTOR: an accounting for
parking spaces that are available to more than
one Function.
SHOPFRONT: a Private Frontage conventional for
Retail use, with substantial glazing and an
awning, wherein the Facade is aligned close to
the Frontage Line with the building entrance
at Sidewalk grade.
SIDEWALK: the paved section of the Public Frontage dedicated exclusively to pedestrian activity.
SPECIAL AREA PLAN: Any Development or
Subdivision larger than five acres shall be
referred to as a Special Area Plan. Special
Area Plans shall contribute to the greater
community by extending the existing network
of thoroughfares, creating a network which
is interconnected and walkable; shaping civic
spaces which cultivate safety and comfort; and
encouraging a mix of complementary uses
and housing types.
STREET (ST): a local urban Thoroughfare of low
speed and capacity.

ARTICLE 11: DEFINITIONS

SQUARE: a Civic Space type designed for unstructured recreation and Civic purposes, spatially
defined by building Frontages and consisting
of Paths, lawns and trees, formally disposed.
Stoop: a Private Frontage wherein the Facade is
aligned close to the Frontage Line with the
first Story elevated from the Sidewalk for
privacy, with an exterior stair and landing at
the entrance.
STORY: a habitable level within a building, excluding
an Attic or raised basement. See Table 8.
STREET (ST): a local urban Thoroughfare of low
speed and capacity.
STREETSCREEN: a freestanding wall built along
the Frontage Line, or coplanar with the
Facade. It may mask a parking lot from the
Thoroughfare, provide privacy to a side yard,
and/or strengthen the spatial definition of the
public realm.
SWALE: a low or slightly depressed natural area for
drainage.
THOROUGHFARE: a way for use by vehicular and
pedestrian traffic and to provide access to
Lots and Open Spaces, consisting of Vehicular Lanes and the Public Frontage.
TURNING RADIUS: the curved edge of a Thoroughfare at an intersection, measured at the
inside edge of the vehicular tracking. The
smaller the Turning Radius, the smaller the
pedestrian crossing distance and the more
slowly the vehicle is forced to make the turn.
ZONING MAP: the official map or maps that are
part of the zoning ordinance and delineate
the boundaries of individual zones and districts. See Regulating Plan.

CREDIT

This code uses a combination of images, standards, and
defi nitions authored by the Andrews University team and found
within the SmartCode, Version 9
(Credit: Duany Plater-Zyberk & Co.)
Many of these have been modified to be calibrated for the
Berrien Springs and Oronoko Township Community, as intended
by the authors of the SmartCode.

© 2013 Andrews University
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ILLUSTRATIONS OF POTENTIAL OUTCOMES

CASE STUDIES

M-139 DESIGN

To illustrate the potential outcomes
of the code, at least one property
from each study area (1-8) has
become a hypothetical case study.
These studies do not represent actual
development proposals, nor do they
limit property owners to the designs
presented, as the code offers great
flexibility.

Most case studies also illustrate
proposed improvements to the M-139
Right-of-Way (ROW), governed by
M-DOT. Local governments have
no jurisdiction over this ROW, so
proposals are for discussion purposes
only. Due to the focus session findings
and the place-based premise of the
code, this plan recommends that the
Village and the Township pursue an
M-139 Access Management Plan, as
stated in the 2010 Township Master
Plan. Public infrastructure must
effectively support private land use,
and the current configuration has
been widely criticized as unacceptable
in the long term. The details of this
proposal are less important than the
overall goal to significantly improve
safety, comfort and aesthetics. Key
issues include the following:
• The existing road design
yields operational vehicle speeds
that are unsafe and inconvenient
for pedestrians. Within areas
intended for pedestrian activity,
the approximate operational speed
on M-139 should be 25-30 MPH to
reduce Abbreviated Injury Severities
(AIS), as measured by the US Center
for Disease Control. Operational
speeds today are significantly higher.
• Existing operational vehicle
speeds are unsafe and inconvenient
for merging traffic. A reduced

All properties were studied with
owner’s permission, and represent
scenarios that are currently impossible
or very unlikely due to existing zoning
restrictions. They intend to illustrate
desirable development outcomes, as
interpreted by a team designer, and
are feasible at least in the long term.
Some studies provide solutions in
response to specific property owner
interests.
Each case study includes a large
bird’s eye view of a potential
development outcome under the
proposed overlay, and a smaller one
illustrating the outcome that the
existing ordinance would typically
enable. The case studies deliberately
show diversity in architectural styles
to respect the historic fabric and
varied population of the community.
While the proposed overlay does
regulate location, configuration, and
general façade requirements, it does
not regulate architectural style.

operational speed of 25-30 MPH
using the proposed concept is
expected to enable an increase in
Average Daily Traffic (ADT) from
11,000 to 15,000 to handle future
growth.
• The existing Level of Service
(LOS) should be reduced to LOS D
to promote walkable activity. This
enhances business visibility, reducing
the size of freestanding signs and
enables the display of merchandise
and business activity.
• Existing widths (curb-curb
and building face-building face)
promote higher operational speeds,
according to data by the Federal
Highway Administration, increasing
noise above an aggravating 60 dBA,
depressing nearby real estate values
and pedestrian comfort.
• Sidewalks along M-139 are
currently in disrepair or not existent.
Sidewalks should be improved along
both sides of the road. This includes a
sidewalk crossing over Lemon Creek,
as pedestrian activity there is likely to
increase with future amenities.
• A median, as shown in the 2010
Township Master Plan, helps reduce
speeds, enhance aesthetics, provide
snow storage, and reduce pedestrian
crossing distances. An M-139 Access
Management Plan must carefully
study left-turn movements. This
plan shows carefully considered
preliminary solutions. National

M-139 ACCESS MANAGEMENT
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PRELIMINARY CONCEPT STUDIES
studies show that medians on
business corridors tend to be
followed by an increase in retail
sales despite changes in access.
• Street trees provide shelter,
enhance aesthetics, increase real
estate values, and can reduce
operational speeds by 5-8 MPH.
• Lower speeds and clear
markings enable a usable bicycle
lane, shaping a Complete Street,
as recommended by the Southwest
Michigan Planning Commission.
• The proposal intends to be
economical and generally includes
the retention of existing curbs,
a simple median, and paint or

colored asphalt for bike and leftturn lanes.
These proposals were prepared
in collaboration with Peter
Swift, a professional traffic and
civil engineer with decades of
national experience in pedestrianbased thoroughfare design and
implementation. They also follow
the best practices recommended
by the Institute of Transportation
Engineers Manual for Walkable
Urban Thoroughfares: A Context
Sensitive Approach, endorsed
by the US Department of
Transportation.

CASE STUDY 1

FERRY STREET

The St. Joseph River bridge is the entrance
to the Village. By opening store fronts to
the street and creating a median, vehicle
operating speeds can be reduced to increase
pedestrian safety while still allowing large
farm equipment to enter the town.

DOWNTOWN

VILLAGE PARKING LOT

This case study proposes a small
corner office building on the
Village-owned parking lot. The
development would be mixed-use
with upper floors serving as offices
or apartments while town houses
add to the residential capacity of
downtown.
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FERRY STREET
Ridge & Kramer replaced by mixed-use
development fronting improved ferry
street gateway

VILLAGE PARKING
Mixed use corner office building & four
singlefamilyrowhouseswithtuck-under
parking

EXISTING ZONING

PROPOSED CODE

The aerial views show an existing zoning scenario
and a hypothetical scenario enabled by the proposed
code. The proposed scenario advocates for downtown
zoning to enable attached residential uses (besides single
apartments above shops) as-of-right. This could enable
townhouses and loft-type apartment units, as proposed
in the illustrated scenarios.

EXISTING FERRY ST

Off-street parking requirements downtown should
be kept to a minimum, as intended by the existing
ordinance. New residential uses such as rowhouses
should include minimal off-street requirements, but
parking lots should be discouraged on the street side.
The fundamental difference between the existing
ordinance and the proposed code, is that the proposed
code expects new development to be complimentary
to the walkable compact fabric, while the existing
ordinance enables many things, including automobileoriented development and strip-commercial signage.

CASS STREET

MEMORIAL PARK

This case study illustrates how
attached single-family rowhouses,
currently not permitted but enabled
by the proposed code, could face
Memorial Park. A small live-work
unit is shown at Cass Street, which
has been designed to promote
appropriate vehicular speeds.
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MEMORIAL PARK
Mixed-use buildings fronting Cass
and Mars, and single family rowhouses
fronting the park

CASS STREET
TwoduplexbuildingsatMain&Hamilton,
andmixed-usedevelopmentfrontingCass
Street

PROPOSED CODE

EXISTING STREET

Existing Curbs

EXISTING ZONING

The proposed scenario above shows a mix of uses enabled
as-of-right on Cass Street and a small multi-family courtyard
complex at Hamilton & Main.
The design for the M-139 thoroughfare maintains existing
curb and stormwater lines, introduces a planted median
with small left-turn pockets, and on-street parking to enable
pedestrian-based retail frontages and to slow traffic naturally.

ST. JOSEPH AVENUE

QUALITY AIR PROPERTY

This case study illustrates a new
building or addition for the existing
Subway restaurant. The proposed
code enables it to come closer to
the street and reduces the need for
highway scaled signage. New office
additions are also illustrated on the
right, fronting a new street.
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QUALITY AIR, INC.
Newstreetsenablecommercialdevelopment
ofrearpropertyandconnectiontoSpring
Arbor Apartments

SUBWAY
New restaurant addition in front of
existing building and office addition
facing east

PROPOSED CODE

Existing Curbs

EXISTING ZONING

The proposed scenario shows how new streets (private or
public) can be introduced under the proposed code to enable
improved access to the rear of the property. This makes the rear
of the property usable for development, such as office space and
other complimentary uses. Compared to the existing zoning
setbacks and parking requirements, the new code enables more
productive land use and helps to shape a pedestrian-friendly
network of streets and blocks.
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ST. JOSEPH AVENUE

CHAUDOIR PROPERTY

This property is currently
anchored by a charming ensemble
of Mexican Revival buildings,
but is not entitled to additional
development
except
through
the uncertain Planned Unit
Development (PUD) and Cluster
Development (CD) processes.

EXISTING PUD & CD

PROPOSED CODE

The proposed code would enable
complimentary village densities, character, and
useful open spaces, and, if desired, a mix of uses
such as retirement facilities and/or commercial
uses. The ten acre site as shown here includes
a mix of retirement and single-family cottages
that are arranged around a series of informal
greens and soft streetscapes to harmonize with
the existing family homestead.

FAIRGROUNDS AREA

BAGUETTE DE FRANCE

The case study for Baguette
de France shows an increase in
flexibility. A western addition
enables a new entrance, improved
outdoor seating, and an updated
parapet design. To the far right the
image shows the corner of a new
office/studio apartment.
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FAIRGROUNDS AREA

APPLE VALLEY MARKET

This case study shows how
the proposed code could enable
new retail/office buildings, more
efficient and expanded parking,
and visibility at Apple Valley
Market. It also shows a crossable
thoroughfare design and turn lanes
near the fairgrounds.
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APPLE VALLEY

BAGUETTE DE FRANCE +
NEIGHBOR TO NEIGHBOR

Newretailandofficebuildingsfronting
m-139areenabledchangesindimensional
standardsforparkingandsharedparking

additions can be larger and uses can be
mixed, enabling a neighbor to neighbor
campusandalive/workunitforbaguette

PROPOSED CODE

EXISTING STREET

Existing Curbs

EXISTING ZONING

Under current zoning, Apple Valley would have to change
the parking organization in order to add a small outbuilding,
and Baguette de France would have minimal opportunity to
expand. Under the overlay code, Apple Valley could add larger
outbuildings with a mix of uses, while increasing parking
through revised dimensional standards, Neighbor to Neighbor
could create a campus with mixed uses, and Baguette de France
could expand, and add an additional building. The M-139
thoroughfare proposal is crossable and includes turning lanes.

ANDREWS UNIVERSITY AREA

E & H RENTALS PROPERTY

This case study shows a mixeduse development at the front of
a very long and narrow property,
including a new street to access
retirement and residential uses to
the south. The building designs are
intended to cater to college student
customers.
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SMITH PROPERTY

EXISTING STREET

New restaurant & catering facility can
include other uses above and behind

Existing Curbs

M-139 CONCEPT

E & H RENTALS
Longnarrowsiteincludescommercialat
m-139, retirement cottages behind, and
single family homes beyond

EXISTING ZONING

VARIOUS PROPERTIES

The aerial view shows how the proposed development
can connect to an already platted extension of nearby
Griggs Avenue. Most proposed uses are single-family
to the south, but include an appropriate mix of multifamily uses to the north, closer to the university and
the highway.
This area was included in the overlay because much
of this undeveloped land can benefit from expanded
sewer and water service. While permitted densities in
the proposed code are higher, dimensional standards
have been carefully calibrated to yield an outcome that
is complimentary to existing homes. Developments
larger than 5 acres in size also include certain civic
space requirements, which would establish local access
to parks in this area.

LEMON CREEK AREA

HIPPLER PROPERTY

This case studies reflect
the proximity to the U.S. 31
interchange. The proposal includes
opportunities for convenient
retail and hospitality uses, but the
development is pedestrian friendly
and anticipates walkers and cyclists
from town and the university.
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COOPER/FENNER
Mixed-usedevelopmentcanbeimplemented
over time or as one project and includes
roomforemploymentcenterandboxstores

HIPPLER PROPERTY
Mixed-use opportunities for national
hotelfranchiseandhighway-convenient
uses accessed via frontage street

PROPOSED CODE

Existing Curbs

COOPER/FENNER PROPERTY

The existing zoning is unlikely to yield a strong sense of place
or efficient land use near this interchange. The proposed code
illustration shows a central green anchored by an employment
center, some highway-convenient commercial uses, and multifamily and attached single-family dwellings. The code is
conceived to enable more density and flexibility overall, but
require a gradual transition of development intensity near
Lemon Creek Road. The Cooper dealership is shown preserved.

U.S. 31 + RED BUD TRAIL

EDGEWOOD PROPERTIES

The area 7 case study property
has the benefits of U.S. 31 visibility
and M-139 connectivity. The image
below includes offices, shops and
restaurants near Honor Credit
Union’s proposed headquarters
which will facilitating jobs and
community growth.
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EDGEWOOD
highway-convenientemploymentcenter,
limitedretail,andresidentialnearwoods,
all accessed via roundabout at m-139

HONOR CU
Currently planned office facility as
publishedcanbeintergratedwithproposed
development

PROPOSED ZONING

EDGEWOOD PROPERTIES

Aerial views (above and left) show the developmental
potential under current zoning and the overlay code.
Both scenarios include Honor Credit Union’s proposed
building, but the current zoning would only allow
conventional low density subdivisions and office parks,
limiting density and the proximity of nearby amenities
and residential opportunities.

EXISTING ZONING

The overlay code enables these higher densities
and opportunities, including land-use flexibility, and
illustrates residential development along the forested
edge of this walkable, mixed-use employment center.
Edgewood Road itself is marked by a traffic-calming
and eye-catching roundabout on M-139. In general,
the code is intended to enable a long-term vision for
a walkable place that offers a dynamic and connected
location for regional businesses, rather than a mere
office park by an interchange.

HINCHMAN + LINCO

STOVER FARMS

The Area 8 case study properties
work to preseve the agrarian
character of this section of the
corridor. The image below shows
the road character is mostly
unchanged while the residential
development works to preserve
much of the land.
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STOVER FARMS
More than 50% of agricultural land
andexistingstoverbarnarepreservedby
compactruralhamletswithcountryretail

SW MEDICAL SITE
More than 50% of agricultural land is
preservedwithcompactequestrianhamlet
with country homes and inn

PROPOSED ZONING

SW MEDICAL PROPERTY

Aerial views (above and left) showcase two scenarios
under the existing zoning and the optional overlay
code. The conventional zoning enables the land to be
developed into large automobile-oriented subdivisions,
using all the land for residential purposes.

EXISTING ZONING

The proposed code enabled higher overall densities
and an appropriate mix of country uses, but also
requires the preservation of a minimum of 50% of land
for natural or agricultural purposes. This is done by
permitting smaller lots as-of-right in combination with
shared wastewater systems, as successfully implemented
at Tryon Farms near Michigan City, Indiana.
The SW Medical site is illustrated with a proposed
equestrian facility, an inn, and various residential uses.
The Stover property shows various residential hamlets,
some with B&Bs, and small country retail near the
preserved barn.

NEXT STEPS
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RECOMMENDED ACTIONS
PLACE-BASED CODE

• Both the Village and the Township should consider this M-139 Corridor Improvement Plan for official adoption,
either in its entirety or in part. This requires careful consideration on the part of Village Council and Township Planning
Commission.
• Both the Village and the Township should obtain the services of Williams & Works to continue the work of preparing
the included code components for official ordinance amendment. Williams & Works is the Planner of Record for Oronoko
Charter Township and collaborated in the preparation of this plan by participating within the public meeting process.
• Both the Village and the Township should consider the official amendment of each zoning ordinance to include an
Overlay Zoning District as proposed in this plan. Such an amendment requires a public hearing process, in keeping with
state and local laws.
• This plan recommends that zoning amendments along the M-139 corridor be completed in advance of the physical
extension of water and sewer service.
M-139 ACCESS MANAGEMENT PLAN

• Both the Village and the Township should consider preparing an M-139 Access Management Plan, as advocated by the
2010 Township Master Plan, and in keeping with the general intent of this Corridor Improvement Plan.
• This Access Management Plan should be prepared in close collaboration with MDOT, the Berrien County Road
Commission, private stakeholders.
• This Access Management Plan should be prepared in close consultation with a professional traffic and civil engineer,
with significant experience in pedestrian-oriented design solutions and with a record of advocating effectively for community
interests in similar scenarios. It is preferred that the engineer have experience working with the ITE Manual for Walkable
Urban Thoroughfares.
OTHER RECOMMENDATIONS

• This plan recommends that the Village and the Township consider the establishment of a Corridor Improvement
Authority, or a similar strategy. Such an authority would establish a district within which added value would be captured in
the form of tax increment to enable appropriate investments for public infrastructure and related improvements.
• If architectural styles of historic character are important to the Village of Berrien Springs, the Council should consider
pursuing an update of its Design Guidelines. The team found the design guidelines limited to existing historic structures
but not covering new construction effectively or at all.
• Based on stakeholder input at focus sessions, this plan recommends that the Village of Berrien Springs consider
significant tax incentives to promote a competitive investment climate and the use of the place-based code.

THE TEAM

65

CREDITS
APPEARING LEFT TO RIGHT, AT THE BEACH IN EMPIRE, MICHIGAN:
ANDREW VON MAUR, JACOB WRIGHT, RAYMOND BYUN, THOMAS HUBERT, JUAN SACHE, JEFFERSON LARROTA,
JEFFERY TYLER CINQUEMANI, JOSHUA SANABRIA, ASHLEIGH WALTON, CECELIA ESQUIVEL, COURTNEY
SMITH, BRUCE BANKHEAD, EMILY HARLOW, ALETHEA MCINTYRE, SHELBY KINTZ, DEREK FRANZ.
NOT PHOTOGRAPHED: TROY HOMENCHUK, KONNELY SANTANA, TIM WILSON

TO ALL
PROPERTY OWNERS,
STAKEHOLDERS,
LOCAL CITIZENS,
AND OFFICIALS WHO
PARTICIPATED IN THE
PUBLIC PROCESS:
ADAMS, DOUGLAS
AMORELLI, JOANN
BENSON, VERLYN
CAULPETZER, ROBERT
CHAUDOIR, ELAINE
CHAUDOIR, JAN
CHAUDOIR, STEPHEN
COOPER, BOB
CLAUSEN, JOON
DAMASKE, GUS
DARGUS, TIMOTHY
DAVIS, STEVE
DENT, GARREN
DUSTIN, BILL
DEFAY, CINDY
EIGHME, REGINOLD A.
EVANS, TOM
FENNER, MARK
FISKARS, ERIC
FRIED, ALAN
FRYMAN-SYPUDT, BERYL
GAGER, RAY
GAGER, SHIRLEE
GRAVITT, BARRY W.

HAIGHT, DEBRA
HECHT, PHILIP
HILDEBRAND, MIKE
HINES, RICHARD
HIPPLER, JIM
JOHNSON, LONNA
JOHNSON, ROGER
KEIGLEY, KIM
KEIGLEY, TYSON
KERLIKOWSKE, ED
KERLIKOWSKE, MARC
KESTERKE, SHERI
KISSINGER, DAVID
KISSINGER, MARIVEL
KUBSCH, RICHARD
LAVANTURE, JOHN
LEMON, JEFF
MCFARLAND, SCOTT
MEADOR, LAURA
MIRANDA, ROSA
MISKIEWICZ, WILL
MONTEY, DOUG
NELSON, DAVID
NEUSER, CHRIS
NICHOLSON, TERRY
PARRISH, LANCE J.
RANDALL, LUCY
RICHTER, MILTON
RIEDLINGER, DAVID
RENTON, SUZANNE
ROBERTSON, RANDY
ROOT, RHONDA
RUEBEL, KATHY

SOANES, ROSAMOND
SAAD, RAMZI
SCOTT, RICHARD
SCHMIDT, GEORGE
SEIBOLD, LEW
SHAULK, SCOTT
SMITH, MARTIN
SMITH, MELINDA
SNYDER, MR
STAUB, ERIC
STACEY, DAN
STEPHENSON, DAN
STOVER, JUNE
STOVER, KEN
STOVER, SANDRA
STREELMAN, RICHARD
STRAYER, JACK
TERRELL, RICHARD
TOMKIEWICZ, SONJA
TSIKRETSIS, JOE
VANDERMOLEN, FRANCIE
WHITE, CLEON
WHITE, WARREN
WONG, DIXIE
WURZEL, MARK
YOUNG, RUSSELL
AND ALL OTHER
PARTICIPANTS WHOSE
NAMES WERE NOT
RECORDED.
THANK YOU.

