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The Village of Berrien Springs and Oronoko Charter 
Township are two political jurisdictions within one 
rural community in the heart of Berrien County – the 
most southwestern county of Michigan. Located about 
twelve miles from Lake Michigan, they are set in a 
thriving agricultural area within the Saint Joseph River 
valley. This diverse community also hosts Andrews 
University, a Seventh-day Adventist institution of 
higher learning. Together, the village, the township, 
and the university draw people from throughout 
Michigan, Indiana, Chicago, and from around the world.



The Village of Berrien Springs

This document was prepared for the citizens of Berrien Springs and Oronoko 
Charter Township to inform public debate and policy decisions about opportunities 
for growth and conservation. The proposals within this document were self-
initiated and unsolicited, but are intended to illustrate useful advice and 
long-term possibilities for actual implementation. They were collaboratively 
prepared in 2011 by twenty-six Andrews University graduate students and their 
three professors, who proudly live and practice within the local community.
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4 Our Community

Berrien Springs & Oronoko Charter Township, Michigan



A Vision for growth and Conservation

About this Work
Illustrating Opportunities for 

Growth and Conservation

The diverse community of Berrien Springs and Oronoko Township values hard work, 
strong relationships, natural beauty, and faithful stewardship of resources. Much 

has been achieved since the village was platted in 1831, and local citizens are 
preparing an inheritance for future generations. 

7KLV�SODFH�LV�EOHVVHG�ZLWK�ÀQH�KLVWRULF�FRXUWKRXVH�JURXQGV��D�IXQFWLRQLQJ�GRZQWRZQ��SURGXFWLYH�EXVLQHVVHV��GLYHUVH�QHLJKERUKRRGV�IRU�UDLVLQJ�IDPLOLHV��
H[FHOOHQW�SDUNV��D�SURXG�VHOHFWLRQ�RI�JRRG�VFKRROV��RQH�RI�WKH�0LGZHVW·V�PRVW�VLJQLÀFDQW�\RXWK�IDLU�JURXQGV��DQ�LQWHUQDWLRQDOO\�UHQRZQ�GHQRPLQDWLRQDO�
XQLYHUVLW\��D�ULYHU�ZLWK�ZRUOG�FODVV�ÀVKLQJ��DQG�D�VSHFWDFXODU�DJULFXOWXUDO�ODQGVFDSH�ZLWK�WKULYLQJ�IDUPV��$OUHDG\��SODQQLQJ�LV�XQGHUZD\�WR�EXLOG�RQH�RI�
WKH�UHJLRQ·V�PRVW�VLJQLÀFDQW�HYHQW�DUHQDV��DQG�WKH�FRQWLQXLQJ�JURZWK�RI�$QGUHZV�8QLYHUVLW\�KDV�EURXJKW�D�KLJKO\�UHSXWDEOH�SHUIRUPLQJ�DUWV�FHQWHU��,WV�
FHQWUDO�ORFDWLRQ�ZLWKLQ�%HUULHQ�&RXQW\�LV�FRQYHQLHQWO\�DFFHVVHG�E\�86�����0������DQG�D�XQLYHUVLW\�DLUSDUN��7KLV�LV�D�JRRG�SODFH��DQG�KRPHJURZQ�SULGH�LV�
HYLGHQW�DW�6KDPURFNV�JDPHV��DZDUG�ZLQQLQJ�\RXWK�IDLU�H[KLELWLRQV��DQG�JUDGXDWLRQ�FHUHPRQLHV��$OO�RI�WKHVH�JRRG�WKLQJV�VKRXOG�EH�FRQVHUYHG�

%XW�DV�LQ�PRVW�UXUDO�FRPPXQLWLHV��WKH�SRSXODWLRQ�LV�DJLQJ�DV�\RXQJHU�SHRSOH�OHDYH�WR�ÀQG�ZRUN�HOVHZKHUH��6RPH�SURSHUWLHV�DUH�EHFRPLQJ�GLIÀFXOW�WR�
maintain, and those with means are choosing to live elsewhere and commute. Economic development has slowed together with the nation, and the 
FRPPXQLW\�KDV�\HW�WR�DWWUDFW�FHUWDLQ�EXVLQHVVHV�WR�DGHTXDWHO\�VHUYH�IDLU�DQG�XQLYHUVLW\�HYHQWV��7KH�LQYHVWPHQW�LQ�WKH�86����E\SDVV�KDV�KDUGO\�EHHQ�
OHYHUDJHG�IRU�QHZ�ORFDO�HPSOR\PHQW�RU�RWKHU�RSSRUWXQLWLHV��7KH�HFRQRPLF�EHQHÀWV�RI�WRXULVP�KDYH�EHHQ�OLPLWHG��GHVSLWH�D�QHDUE\�WRXULVW�PDUNHW�WKDW�
WKULYHV�RQ�WKH�SUR[LPLW\�WR�&KLFDJR��/DNH�0LFKLJDQ��DQG�DQ�DXWKHQWLF�DJULFXOWXUDO�ODQGVFDSH��'HVSLWH�VWDWH�LQYHVWPHQW�LQ�0������QHZ�EXVLQHVV�DORQJ�
LW�KDV�EHHQ�OLPLWHG�DQG�PXFK�RI�WKH�URDG�UHPDLQV�GDQJHURXV�IRU�\RXQJ�DQG�ROG�SHGHVWULDQV��$V�WKH�SRSXODWLRQ�VORZO\�GHFOLQHV�WKH�FRVWV�RI�PDLQWDLQLQJ�
amenities, public institutions, and infrastructure are likely to increase. The community must grow in some way if it is to have a prosperous future.

The voters’ past disagreements about future wastewater service crystallize at least one of the challenges that come with growth and conservation 
issues. There have and will continue to be good reasons to support and to oppose an expanded sewer system in the community – this document intends 
not to take sides on this issue. But one lesson that can be taken from past debates is that there is no tangible vision for what type of growth should occur 
and what type of place should be conserved. Of course, most of us have an image in our minds, and both Berrien Springs and Oronoko Township have 
carefully crafted masterplans describing community values and outlining strategic goals. But a tangible vision is made complete through illustration, by 
describing form and content, by understanding appearance and character, by visually showing how things might work.

This document does not pretend to illustrate the vision or consensus of our community. The proposals herein are just that – proposals that have been 
VKDSHG�ZLWKRXW� VROLFLWDWLRQ�RU�EURDG�SXEOLF� LQSXW��%XW� WKLV�GRFXPHQW�GRHV� VHHN� WR� LOOXVWUDWH��ZLWK�FDUH�DQG�FRQÀGHQFH��ZKDW�NLQGV�RI�JURZWK�DQG�
conservation opportunities might be available. Skeptics might question this as mere academic theory. But sometimes a picture can speak a thousand 
words about previously unrecognized opportunities for well-being, restoration and prosperity. 

5About this Work
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Berrien Springs & Oronoko Charter Township, Michigan

Existing Policies and Ordinances

The proposals within this document seek to build upon the existing 
ODQG�XVH�SROLFLHV�RI�%HUULHQ�6SULQJV��SRS��������RQ�����VTXDUH�PLOHV���

particularly the masterplan and the zoning ordinance. 
$�PDVWHUSODQ�LV�D�JHQHUDO�DQG�FRPSUHKHQVLYH�GRFXPHQW�WKDW�VXPPDUL]HV�
relevant data and information, records community priorities and values, 
outlines strategic goals, and describes planning processes appropriate 
IRU�ORFDO�GHYHORSPHQW��,WV�)XWXUH�/DQG�8VH�0DS�LOOXVWUDWHV�LQWHQGHG�ORFDO�
ODQG�XVH�LQ�WKH�ORQJ�WHUP��7KH�%HUULHQ�6SULQJV�PDVWHUSODQ��XSGDWHG�������
describes important community goals that the proposals in this document 
VHHN�WR�DGGUHVV��7KLV�LQFOXGHV�WKH�SUHVHUYDWLRQ�RI�D���WK�FHQWXU\�FKDUDFWHU��
the complimentary development of available property, the revitalization 
of downtown, continued recreational development, a diversity of quality 
homes, and attracting more tourism to the area. 
$�]RQLQJ�RUGLQDQFH�UHJXODWHV� ODQG�E\�VWDWLQJ� ORFDO� ODZV��&RQYHQWLRQDOO\��
ODQG�LV�]RQHG�DFFRUGLQJ�WR�RQH�RU�PRUH�XVHV�DQG�VSHFLÀF�HQWLWOHPHQWV�DQG�
restrictions apply to each zone, as shown on the Zoning Map. The Berrien 
6SULQJV� ]RQLQJ� RUGLQDQFH� �XSGDWHG� ������� ]RQHV� PRVW� ODQG� IRU� YLOODJH�
density residential use, with some set aside for businesses, parks, and 
PXOWL�IDPLO\�KRXVLQJ��7KH�PRVW�VLJQLÀFDQW�GLIIHUHQFHV�YLVLEOH�LQ�WKH�)XWXUH�
/DQG�8VH�0DS�DUH�FKDQJHV�LQ�GHVLJQDWLRQ�WR�UHÁHFW�H[LVWLQJ�FRQGLWLRQV�PRUH�
accurately, mostly on school, church, and village property. The otherwise 
similar maps suggest that the future of Berrien Springs is intended to be 
one of relative stability and careful maturation rather than radical change. 
The design and planning team sought to honor this intention, albeit with 
a recognition that a land-locked and fully developed village can only grow 
from within.
This document includes proposals for three selected study areas in Berrien 
6SULQJV��VHH�S������HDFK�UHSUHVHQWLQJ�D�GLIIHUHQW�FRQWH[W�RI�]RQLQJ��H[LVWLQJ�
GHYHORSPHQW�� DQG� RSSRUWXQLWLHV� IRU� JURZWK� DQG� FRQVHUYDWLRQ�� 7KH� ÀUVW�
SURSRVDO�IRFXVHV�RQ�WKH�KLVWRULF�FHQWUDO�EXVLQHVV�DUHD��&�����7KH�VHFRQG�
proposal looks at the historic Cass Street corridor (mixed zoning, including 
5���UHVLGHQWLDO��FRPPHUFLDO��DQG�SXEOLF���)LQDOO\��WKH�WKLUG�SURSRVDO�VWXGLHV�
WKH�FRPPHUFLDO�DUHD�ZHVW�RI�.HSKDUW�/DQH��&����

Zoning Map

Future Land Use Map

5��$�5HVLGHQWLDO

R-1B/C Residential

5���0XOWL�)DPLO\�5HVLGHQWLDO

R-4 Group Homes

C-1 Commercial

C-2 Central Business

P-1 Parks, Recreation, Open Space

,���,QGXVWULDO

)3�)ORRG�3ODLQ��RYHUOD\�

Residential

0XOWL�)DPLO\�5HVLGHQWLDO

&RPPHUFLDO�	�2IÀFH

Park

School

Church

Public

,QGXVWULDO

The Masterplan, Zoning, and Community Intentions

&OXVWHU�'HYHORSPHQW��RYHUOD\�

3ODQQHG�8QLW�'HYHORSPHQW��RYHUOD\�
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Berrien Springs & Oronoko Charter Township, Michigan

Existing Policies and Ordinances

The proposals within this document also seek to build upon the existing 
ODQG� XVH� SROLFLHV� RI� 2URQRNR� &KDUWHU� 7RZQVKLS� �SRS�� ������ RQ� ���

VTXDUH�PLOHV���LQFOXGLQJ�LWV�PDVWHUSODQ�DQG�]RQLQJ�RUGLQDQFH��
7KH� 2URQRNR� &KDUWHU� 7RZQVKLS� PDVWHUSODQ� �DGRSWHG� ������ GHVFULEHV�
important community goals that the proposals in this document seek 
to address. This includes the preservation of productive farmland and 
UHFRJQLWLRQ�RI�DJULFXOWXUH·V�XQGHUO\LQJ�VLJQLÀFDQFH��2WKHU�JRDOV�LQFOXGH�
the conservation of natural lands, the protection of water quality, 
quality parks, the promotion of agricultural tourism, and the cultivation 
RI�SURGXFWLYH�UHODWLRQVKLSV�ZLWK�%HUULHQ�6SULQJV�DQG�$QGUHZV�8QLYHUVLW\��
This emphasis on conservation is evident in the Zoning Map and directly 
informs masterplan goals regarding new development, which is intended to 
include housing, commerce, and meaningful employment opportunities. 
New development is to be environmentally sustainable, walkable and 
pedestrian-oriented, include a diversity of housing opportunities, and be 
well connected to natural lands, employment centers, and commercial 
activity.  
0XFK�RI�WKLV�IXWXUH�GHYHORSPHQW�DORQJ�0�����GHSHQGV�RQ�WKH�SURYLVLRQ�RI�
SXEOLF�ZDWHU�DQG�ZDVWHZDWHU�VHUYLFHV��ZKLFK�WKH�PDVWHUSODQ�LGHQWLÀHV�DV�
D�ORQJ�WHUP�JRDO��:LWK�WKLV�LQ�PLQG��WKH��)XWXUH�/DQG�8VH�0DS�VXJJHVWV�
VSHFLÀF� DUHDV� IRU� WKLV� W\SH�RI� GHYHORSPHQW�� HVSHFLDOO\� QHDU� WKH�86����
E\SDVV��7KH�]RQLQJ�RUGLQDQFH��DGRSWHG�������VXSSRUWV�WKHVH�LQWHQWLRQV�
in general, although the details of the entitlements and restrictions may 
not necessarily deliver the intended physical form of walkable, mixed-
use development.
This document includes proposals for three selected study areas along 
0����� LQ� 2URQRNR� &KDUWHU� 7RZQVKLS� �VHH� S�� ���� HDFK� UHSUHVHQWLQJ� D�
different context of zoning, existing development, and opportunities 
IRU� JURZWK� DQG� FRQVHUYDWLRQ�� 7KH� ÀUVW� SURSRVDO� IRFXVHV� RQ� WKH� DUHD�
VXUURXQGLQJ� $SSOH� 9DOOH\� 0DUNHW�� RSSRVLWH� WKH� IDLU� JURXQGV� �%��� 7KH�
VHFRQG�SURSRVDO�ORRNV�DW�WKH�DUHD�HDVW�RI�WKH�86����E\SDVV��%�DQG�5�����
)LQDOO\��WKH�WKLUG�SURSRVDO�VWXGLHV�WKH�DUHD�ZHVW�RI�WKH�86����E\SDVV�DQG�
VXUURXQGLQJ�WKH�.HUOLNRZVNH�)DUP��%��5����DQG�$�5��

Zoning Map

Future Land Use Map

$�5�$JULFXOWXUDO�5HVLGHQWLDO

E-1 Estate Residential

5���6LQJOH�)DPLO\�5HVLGHQWLDO

5���6LQJOH�	�7ZR�)DPLO\�5HVLGHQWLDO

R-3 General Residential

B Business

8�&�8QLYHUVLW\�&ROOHJH

M Manufacturing

38'V�	�6LWH�&RQGRV

$*��$JULFXOWXUDO

CR, Country Residential

LDR, Low Density Residential

MDR, Medium Density Residential

08��0L[HG�8VH

&��&RPPHUFLDO�2IÀFH

/,��/LJKW�,QGXVWULDO

8��8QLYHUVLW\

REC, Recreation

The Masterplan, Zoning, and Community Intentions

$LUSRUW�6DIHW\�=RQHV
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Berrien Springs & Oronoko Charter Township, Michigan

Locations of Study Areas
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Berrien Springs & Oronoko Charter Township, Michigan

Locations of Study Areas

Market Square

Cass Street

Shamrock Crossing

Apple Valley Plaza

Lemon Creek Center

Red Bud Village

This central business area of Berrien Springs was selected to illustrate growth and 
conservation opportunities that exist within the community’s historic downtown. The 
VWXG\�DUHD�LQFOXGHV�WKH�DUHD�DURXQG�)HUU\�6WUHHW��WKH�EULGJH��DQG�+DUGLQJ·V�0DUNHW�

This corridor in Berrien Springs was selected to illustrate growth and conservation 
opportunities that exist within the heart of a historic neighborhood. The study area 
UXQV�IURP�0HPRULDO�3DUN��SDVW�WKH�FRXUWKRXVH�DQG�WKH�OLEUDU\��WR�6DLQW�-RVHSK�$YHQXH�

This active Berrien Springs area was selected to illustrate growth and conservation 
opportunities that exist in automobile-oriented commercial areas. The study area 
LQFOXGHV�WKH�DUHD�DURXQG�WKH�3KLOOLSV����JDV�VWDWLRQ�RSSRVLWH�WKH�IRRWEDOO�ÀHOG�

This Oronoko Township site was selected to illustrate growth and conservation 
opportunities that exist in strip commercial areas. The study area includes the area 
DURXQG�$SSOH�9DOOH\�0DUNHW��DGMDFHQW�WR�$QGUHZV�8QLYHUVLW\�DQG�WKH�IDLU�JURXQGV�

This largely undeveloped site in Oronoko Township was selected to illustrate growth 
and conservation opportunities adjacent to the bypass. The study area roughly 
VXUURXQGV�WKH�$QGUHZV�.RUHDQ�6HYHQWK�GD\�$GYHQWLVW�&KXUFK�DQG�&RRSHU�&KHYUROHW�

This area in Oronoko Township was selected to illustrate growth and conservation 
RSSRUWXQLWLHV�WKDW�H[LVW�LQ�DJULFXOWXUDO�DUHDV��7KH�VWXG\�DUHD�ZHVW�RI�86����URXJKO\�
FRUUHVSRQGV�WR�WKH�DUHD�LQWHQGHG�IRU�´0L[HG�8VHµ�E\�WKH������)XWXUH�/DQG�8VH�3ODQ�

1.

2.

3.

4.

5.

6.

Village of 
Berrien Springs



10 Core Principles

1.  Conserving Natural 
 & Agricultural Lands

2. A Strong Town
with a Sense of Place

3. Making the Most with 
what we Have  

Strong towns are viable places, both 
LQ�WKH�QHDU�DQG�ORQJ�WHUP��9LDELOLW\�

requires courageous leadership, near-
WHUP� ÀVFDO� VROYHQF\�� DV� ZHOO� DV� WKH�
DELOLW\� WR� FRYHU� ORQJ�WHUP� ÀQDQFLDO�
FRPPLWPHQWV�� ,W� GHPDQGV� D� GLYHUVLW\�
of age groups that can grow the local 
population, and it requires a vibrant 
economic diversity that can keep 
local business thriving. Such places 
build infrastructure and amenities to 
cultivate private sector investments 
that can sustain their maintenance 
without harmful taxation. They build 
for meaningful employment, for raising 
children, and for growing old. They 
build to enable genuine public life, 
every day. Growth and conservation 
efforts should cultivate a strong and 
beautiful sense of place unique to 
Berrien Springs and Oronoko Township, 
especially to promote a tourism 
economy, attract new residents, and 
to draw businesses to local community 
advantages.

Stewardship of local resources 
demands a careful consideration 

of what is available and what has 
already been invested. Existing 
infrastructure can be used more 
HIÀFLHQWO\�EHIRUH�QHZ�LQIUDVWUXFWXUH�LV�
DGGHG��,Q�GHYHORSHG�DUHDV��YDFDQW�DQG�
marginally used land can be considered 
DV� JURZWK� RSSRUWXQLWLHV�� ,Q� OLJKW� RI�
long-term maintenance commitments 
and a declining population, especially 
in land-locked Berrien Springs, open 
and underutilized properties can be 
SURPRWHG� IRU� LQÀOO� GHYHORSPHQW��
Careful taxation, zoning, and 
leadership can encourage restoration 
DQG� QHZ� FRQVWUXFWLRQ� VXFK� DUHDV�� ,Q�
Oronoko Township, parking lots and 
areas unsuitable for farming can be 
UHWURÀWWHG� IRU� WKULYLQJ� QHLJKERUKRRGV�
DQG� EXVLQHVV� DFWLYLW\�� ,I� QHZ�
infrastructure is proposed, private 
sector investment should conserve 
UXUDO�ODQGV�DQG�EH�VXIÀFLHQW�WR�ZDUUDQW�
the public’s investment.

Local citizens in Berrien Springs 
and Oronoko Township value the 

preservation of natural places and 
farmlands, which are foundations to a 
complete and prosperous rural culture. 
Economically, this supports thriving 
farms and agriculture-based tourism. 
Socially, this cultivates community 
cooperation and raising families in 
tune with nature. Environmentally, 
land stewardship helps to protect 
wildlife habitat and water quality. 
New development is often a concern 
because of its potential to harm rural 
culture. The Township’s masterplan 
recognizes this challenge and has 
LGHQWLÀHG� VSHFLÀF� DUHDV� WR� FRQWDLQ�
GHYHORSPHQW�� $OVR�� 7RZQVKLS� DQG�
9LOODJH� SROLFLHV� JHQHUDOO\� SURPRWH�
compact development patterns that 
help to conserve land. This document 
LQWHQGV� WR� UHDIÀUP� VXFK� FRQVHUYDWLRQ�
efforts and seeks to meaningfully 
connect residents and the economy to 
the rural landscape and culture.

Berrien Springs & Oronoko Charter Township, Michigan



Core Principles 11

4. Flexible Places for 
Diverse Choices

5. Building 
Walkable Places

6. Promoting 
Health & Wellness

)rom its origins as a ferry stop to 
its days as county seat, from its 

agricultural roots to the arrival of 
$QGUHZV� 8QLYHUVLW\�� WKLV� SODFH� KDV�
prospered with changing circumstances. 
Buildings and infrastructure can be 
PDGH� PRUH� ÁH[LEOH� IRU� FKDQJLQJ�
market conditions, and zoning can play 
D�VLJQLÀFDQW�UROH�LQ�SURPRWLQJ�ÁH[LELOLW\�
RYHU�VLQJOH�XVH�HQYLURQPHQWV��)OH[LEOH�
buildings, streets, and neighborhoods 
promote diverse opportunities for 
UHWDLO�� RIÀFHV�� WUDGHV�� DQG� OLJKW�
industrial businesses. They can also 
accommodate residents and visitors, 
young and old, students and families, 
diverse incomes and cultures. But 
ÁH[LELOLW\� GRHV� QRW� PHDQ� WKDW� HYHU\�
SODFH� LV� DQ\SODFH�� )OH[LEOH� SODFHV�
provide distinct choices: rural homes 
and village neighborhoods, homes 
with large yards and with small yards, 
opportunities to drive and to walk, 
places to sell and places to produce, 
spaces for public and private life.

Walkability is increasingly seen 
as foundational to human 

health, daily community interaction, 
environmental conservation, and long-
WHUP�ÀVFDO�VXVWDLQDELOLW\��7KH�9LOODJH�RI�
Berrien Springs is already designed for 
walking, which is especially evident on 
public holidays. But decades of auto-
centric development have discouraged 
walking here and in the developed parts 
of Oronoko Township. Truly walkable 
places are comfortable, convenient, 
and safe for pedestrians of all ages. 
Walkability promotes tourism because 
genuinely walkable places tend to be 
vibrant and attractive destinations.  
Home-buyers seek neighborhoods where 
children can safely walk to school, 
adults can conveniently walk to work or 
the store, and where walking is a joy. 
6LJQLÀFDQWO\�� ZDONDELOLW\� FDQ� UHGXFH�
the scale of costly infrastructure. The 
goal is not for everyone to walk, but 
to add value by offering walking as a 
pleasant and safe choice.

Rural life in Berrien Springs and 
Oronoko Township offers a rare 

opportunity for healthy life choices 
within a thriving natural and agricultural 
landscape. Care should be taken to 
protect this environment, its beauty, 
and its watershed, partly because they 
are foundational to a thriving tourism 
economy. Walkability is an important 
part of health and wellness, not only 
because it encourages daily exercise 
and an outdoor lifestyle, but also 
because it can help to make streets 
safer for pedestrians, cyclists, and 
drivers. Pedestrian access to natural 
and agricultural lands from developed 
areas can promote healthy activity and 
a strengthened community relationship 
to local farming. Places set aside 
for community farmers markets can 
encourage social interaction and a 
healthy diet based on locally grown 
foods. Places set aside for rest, 
recreation, and worship help to shape 
a complete life of health and wellness.

Berrien Springs & Oronoko Charter Township, Michigan



12 Planning Principles

Places that Work and are Loved

Principles for Planning and Building Communities

Berrien Springs & Oronoko Charter Township, Michigan

T1 - Natural Zone

The Natural Zone is set aside to protect 
QDWXUDO�ODQGV�IURP�GHYHORSPHQW��,WV�SXUSRVH�
is to offer sanctuary for wildlife, native 
species habitat, and important wetlands. 
This includes public parks and nature 
SUHVHUYHV��,QIUDVWUXFWXUH�KHUH�LV�PLQLPDO��

T2 - Rural Zone

The Rural Zone is reserved primarily for 
agriculture and its related human activities. 
This includes working farms, rural places for 
agricultural tourism, country homes, and 
FRXQWU\�VWRUHV��,QIUDVWUXFWXUH�KHUH�LQFOXGHV�
country roads but limited services.

T3 - Sub-urban Zone

The Sub-urban Zone is typically found 
at neighborhood edges and is primarily 
residential, but with limited opportunities 
IRU�RWKHU�XVHV��'HQVLW\�LV�ORZHU�DQG�LV�GHÀQHG�
E\�JHQHURXV�ODQGVFDSLQJ��,QIUDVWUXFWXUH�KHUH�
is walkable, albeit for limited purposes.

T4 - General Urban Zone

7KH�*HQHUDO�8UEDQ�=RQH�LV�KRPH�WR�PXFK�
of the neighborhood fabric, including a 
mixed distribution of single family and 
multi-family homes, appropriate commercial 
opportunities, and civic institutions. The 
infrastructure here is considerably walkable. 

Communities are Whole Entities

The physical elements of a community are part of a larger whole: a rural 
landscape, a neighborhood, a village. To consider these elements as somehow 
physically unrelated is to misunderstand what helps communities thrive and 
sustain themselves. Our modern planning concept of land-use segregation, 
which has its origins in European social engineering experiments, is not 
serving us well. The elements of community are increasingly disconnected 
from each other, demanding an ever-expansive  and costly infrastructure 
to sustain them. Meanwhile, the spaces between buildings are increasingly 
neglected and loose their power to add lasting value to communities.

Most development should be either rural in nature or part of a walkable 
neighborhood structure. Development that is neither demands extensive 
infrastructure and makes little place for nature, agriculture, or public life. 
Such areas attract no tourism and don’t provide competitive settings for 
vibrant locally-owned commerce. Thinking holistically about development 
means thinking about street design, complimentary land uses, and building 
GHVLJQ�DW�WKH�VDPH�WLPH��,W�PHDQV�WKLQNLQJ�DERXW�KRZ�WR�PHDQLQJIXOO\�
enable a broad range of community elements within walking distance 
while protecting freedom of choice and quality of life. What follows is an 
introduction to some of the fundamental principles that guided the design 
proposals within this document.
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The Rural-to-Urban Transect

7KH�5XUDO�WR�8UEDQ�7UDQVHFW�LV�D�WKHRUHWLFDO�IUDPHZRUN�DQG�ZDV�
developed as an alternative to the predominant planning and zoning 
model that emphasizes the segregation of land uses. Discovered by 
$QGUpV�'XDQ\�LQ�WKH�����V�DQG�LQVSLUHG�E\�WKH�RUGHU�RI�HFRORJLFDO�
habitats, Transect-based zoning has become one of the principal 
alternative methods by which to organize human settlement patterns 
�6HH�DSSHQGL[�IRU�PRUH�UHVRXUFHV���(YHQ�LI�QRW�XVHG�DV�DQ�DFWXDO�WRRO�
for zoning, Transect theory can still help to make choices about how to 
develop and build coherent environments.
7KH�5XUDO�WR�8UEDQ�7UDQVHFW�DUUDQJHV�DOO�HOHPHQWV�RI�QDWXUH�DQG�
urbanism along an inter-dependent continuum of complete and distinct 
environments. Every type of street, building, lot, landscape, and 
arrangement has a place within the Transect, but every Transect zone 
accommodates a range of uses. This helps us to identify what kinds of 
complimentary designs are appropriate where without segregating the 
elements of community. 
&RPPXQLWLHV�FDQ�XVH�WKH�7UDQVHFW�WR�GHYHORS�)RUP�EDVHG�&RGHV�LQVWHDG�
of conventional zoning. Such a code would prioritize the quality of the 
SXEOLF�UHDOP�EXW�JLYH�PXFK�PRUH�ÁH[LELOLW\�WR�SURSHUW\�RZQHUV�LQ�WHUPV�
of use and density. Transect-based codes can therefore yield a relatively 
predictable outcome as a whole, even though the private sector enjoys 
increased choices and entitlements.
The images on the left illustrate typical examples of Transect zones in 
Michigan. The Transect in Berrien Springs/Oronoko Township includes T1 
WKURXJK�7���7��LV�DQG�ZRXOG�QRW�EH�SUHVHQW�KHUH���(OHPHQWV�WKDW�DUH�QRW�
SDUW�RI�QHLJKERUKRRGV��DLUSRUWV��IDFWRULHV��DUH�SODFHG�LQ�6SHFLDO�'LVWULFWV�
�6'���,Q�FRQWUDVW�WR�WKH�FXUUHQW�PRGHO�RI�VHJUHJDWLRQ�DQG�DXWRPRELOH�
dependence, a Transect-based approach to planning and zoning would 
offer true choices for development, dwelling, and commerce.

Berrien Springs & Oronoko Charter Township, Michigan

T5 - Urban Center Zone

7KH�8UEDQ�&HQWHU�=RQH�LV�W\SLFDOO\�IRXQG�
at community centers and includes a broad 
range of commercial, residential, and 
other uses. Density here is higher and the 
infrastructure is very walkable, including 
EURDG�VLGHZDONV�DQG�VORZ�YHKLFXODU�WUDIÀF�

T6 - Urban Core Zone

7KH�8UEDQ�&RUH�=RQH�LV�XVXDOO\�IRXQG�LQ�
UHJLRQDOO\�VLJQLÀFDQW�FLW\�FHQWHUV�DQG�
includes an intensive mix of uses. Density 
here is highest within the region and the 
infrastructure is the most walkable, with very 
VORZ�YHKLFXODU�WUDIÀF�

1. Neighborhoods are Sized to be Walkable. 

 Typically, this means that one can walk from the center to the   
� HGJH�ZLWKLQ�ÀYH�PLQXWHV��DERXW�����PLOH���7KH��%HUULHQ�6SULQJV���
� QHLJKERUKRRGV�VRXWK�DQG�QRUWK�RI�)HUU\�6W�FRUUHVSRQG�WR�WKLV�VL]H�
2. Neighborhoods have an Integrated Network of Walkable Streets

 Walkable streets accommodate vehicles and pedestrians safely, 
� FRPIRUWDEO\��DQG�FRQYHQLHQWO\��,QWHUFRQQHFWHG�EORFNV�DUH�VL]HG�
� WR�RIIHU�PDQ\�URXWHV�IRU�SHGHVWULDQV�DQG�YHKLFOHV��GLVSHUVLQJ�WUDIÀF�
3. Neighborhoods accommodate a Mix of Land Uses

� $�EURDG�UDQJH�RI�XVHV��LQFOXGLQJ�UHVLGHQWLDO��FRPPHUFLDO��VDFUHG��DQG�
 recreational, have a place in neighborhoods. This means that their 
 arrangement and design must be complimentary to each other.
4. Neighborhoods reserve Special Sites for Special Buildings

� 6SHFLDO�EXLOGLQJV�RI�D�VKDUHG�VLJQLÀFDQFH��VXFK�DV�FLYLF�EXLOGLQJV�DQG�
 churches, deserve special placement within the neighborhood. This 
� UHDIÀUPV�WKH�RUGHU�RI�FRPPXQLW\�DQG�VKDSHV�PHPRUDEOH�SODFHV�
���1HLJKERUKRRGV�KDYH�,GHQWLÀDEOH�&HQWHUV�DQG�(GJHV
� 'LVWLQFW�FHQWHUV�UHDIÀUP�FRPPXQLW\�LGHQWLW\��SURPRWH�YLEUDQW�
� FRPPHUFH��DQG�LPSURYH�WUDQVSRUWDWLRQ�HIÀFLHQF\��(GJHV�SUHVHUYH��
 identity, order, and the natural and agricultural lands beyond.
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These views looking northwest illustrate the present conditions 
at Ferry Street and Mechanic Street (left) and a proposal for 
long-term redevelopment (above). In the proposed view, new 
mixed-use buildings have replaced the vacant one-storey building 
(formerly TJ’s). These new buildings front onto a redesigned plaza, 
designed for parking and pedestrian market activity. Harding’s 
0DUNHW�KDV�EHHQ�UHWURÀWWHG�ZLWK�D�QHZ�GHOL�VWRUHIURQW��1HZ�PL[HG�
use buildings line the other side of Mechanic Street, and the 
historic brick house has been expanded as an inn. A new monument 
graces the south side of Ferry Street, and new rooftops can be 
seen stepping down towards the river. The intention is to shape a 
strong sense of place and a vibrant, functioning destination at this 
important gateway to the community.

Square

View of the Market Plaza

Market
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,Q�%HUULHQ�6SULQJV��)HUU\�6WUHHW·V�FHQWUDO�EXVLQHVV�DUHD�DOUHDG\�LV�D�FODVVLF�YLOODJH�main street. Handsome historic buildings line the downtown to house functioning 
EXVLQHVVHV�IURQWLQJ�RQWR�SOHDVDQW�VLGHZDONV��7KH�EULGJH�IXQQHOV�DUHD�WUDIÀF�WKURXJK�
here, which has helped to support downtown restaurants, a growing hardware 
store, and a supermarket - an exceedingly rare phenomenon in villages of this size. 
,WV�ZHOO�FRQQHFWHG�DQG�ZDONDEOH�VFDOH�EHQHÀWV�QHDUE\�YLOODJH�UHVLGHQWV�DQG�YLVLWLQJ�
ÀVKHUPHQ��ZKR�HQMR\�WKH�SUR[LPLW\�WR�WKH�6DLQW�-RVHSK�5LYHU�
Despite these obvious advantages, the center of Berrien Springs has struggled to 
attract more visitors, businesses, and residents. This is partly because key areas 
of downtown are not especially friendly to pedestrians and lack a strong sense 
RI� SODFH�� 7KH� LQWHUVHFWLRQ� RI� )HUU\� 6WUHHW� DQG� 0HFKDQLF� 6WUHHW� LV� SDUWLFXODUO\�
FKDOOHQJLQJ� EHFDXVH� LW� IRUPV� WKH� IURQW� GRRU� DQG� ÀUVW� LPSUHVVLRQV� RI� WKH� SODFH��
This area is currently dominated by asphalt parking, limited pedestrian crossings, 
KLJK� WUDIÀF� VSHHGV�FRXSOHG�ZLWK� OLPLWHG�YLVLELOLW\�� UHVLGXDO�JUDVV�DUHDV��XWLOLWLHV��
and blank building facades. This kind of arrangement poses a serious problem for 
promoting tourism, public life outdoors, and local investment in a pedestrian-
EDVHG�UHWDLO�HQYLURQPHQW��,W�DOVR�XQQHFHVVDULO\�VHSDUDWHV�GRZQWRZQ�IURP�WKH�ULYHU��
one of the village’s greatest assets.
$QRWKHU�DUHD�RI�FRQFHUQ�LV�WKH�FRUULGRU�RQ�0DUV�6WUHHW��ZKLFK�LV�HTXDOO\�GRPLQDWHG�
by parking lots, utilities, and blank building facades. Because of this, Mars Street 
forms somewhat of a barrier between the walkable and livable north neighborhood 
DQG� WKH� GRZQWRZQ�� $V� LQ� DOO� VPDOO� GRZQWRZQV�� PHUFKDQWV� DQG� FLWL]HQV� KDYH�
struggled with the question of parking, and much of this area is currently set aside 
IRU�RII�VWUHHW�SDUNLQJ��7KLV�SODFHV�D� ODQG�ORFNHG�YLOODJH� LQ�D�GLIÀFXOW�SRVLWLRQ� LQ�
which increased pedestrian-based development is discouraged by the prominence 
of a utilitarian and automobile-oriented environment. Off-street parking does 
little to increase the tax base, and no vibrant and economically diverse downtown 
KDV�HYHU�KDG�´SOHQW\�RI�SDUNLQJµ�XQOHVV�FDUHIXOO\�PDQDJHG�
The proposal for this downtown area seeks to use land and existing infrastructure 
PRUH�HIÀFLHQWO\�E\�VKDSLQJ�IXQFWLRQDO�DQG�PHPRUDEOH�SODFHV��E\�LQFUHDVLQJ�RYHUDOO�
density and tax base, by suggesting a greater range of residential and commercial 
opportunities, and by making more use of on-street and shared parking. The proposal 
does not assume a local government take-over of land, but local government can 
shape policies and tax structures to encourage the private sector to implement this 
or a similar proposal. 

Market Square:

A Sense of Place

This diagram illustrates which areas of downtown Berrien Springs currently 
suffer from a weak sense of place. This proposal targets these areas.

Areas With a Weak Sense of Place

Existing Challenges to a Strong Sense of Place

A Sense of Place

This diagram illustrates what factors discourage pedestrian activity and 
contribute to a weak sense of place.

Buildings Contributing 
7R�$�6HQVH�2I�3ODFH

$UHDV�/DFNLQJ�$�
Sense Of Place

Dangerous Crossing

%ODQN�)DFDGHV

9DFDQW�%XLOGLQJV

9DFDQW�/RWV

Limited Permeability 
RI�)DFDGHV

Off-street 
Parking Lots

8QSOHDVDQW�)HQFLQJ
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Market Square:

Existing

This diagram shows the existing conditions. The 
VWURQJ�VHQVH�RI�SODFH�DW�WKH�FRUQHU�RI�)HUU\�6WUHHW�
and Main Street is immediately recognizable, as all 
buildings work together to form public space.

Near-Term

$�ÀUVW�VWHS�LV�WKH�FRQVWUXFWLRQ�RI�WKH�SOD]D�DQG�WKH�
QHZ�GHOL�IDFDGH�IRU�+DUGLQJ·V��$OVR�FULWLFDO�WR�WKLV�
phase is the construction of the new and larger 
mixed-use building to the southwest.

Mid-Term

New development on vacant land and parking areas 
can take place incrementally. This includes town-
houses and live-work units on Mars Street, as well as 
similar buildings along the drive to the river.

Long-Term

The long-term phase includes the replacement of 
the existing Ridge & Kramer building, as well as 
the expansion of the historic brick house into a full 
downtown inn.

The image above shows the 
existing conditions in the 

downtown study area and should 
be compared to the illustrative 
plan on the right page.
,OOXVWUDWLYH� SODQV� UHSUHVHQW� D�
kind-of long-term vision and 
should be understood in that 

VHQVH��$V�ZRUN�EHJLQV�RQ�VXFK�D�SURMHFW��WKH�GHWDLOV�RI�WKH�SURSRVDO�ZRXOG�
naturally change in response to unforeseen and changing circumstances. 
This illustrative plan seeks to demonstrate how a challenging environment 
can be transformed into an opportunity by plugging into the existing assets 
and strengths of the place.
Care should be taken to support the presence of diverse businesses, but 
especially a supermarket, as local markets make pedestrian-based living 
viable. This is why this proposal shapes the existing market parking lot  into 
D�SDUNLQJ�SOD]D��WR�EHQHÀW�WKH�WRZQ�DQG�WKH�PDUNHW��,QGXVWU\�VWXGLHV�VXJJHVW�
that outdoor farmers markets and other pedestrian-based activities fronting 
the entrance can attract additional customers to supermarkets. The design 
also ensures continued visibility, not only for Harding’s but also for the new 
IURQWDJHV�ÁDQNLQJ�WKH�SOD]D��VHH�SDJH������8OWLPDWHO\��DOO�RI�)HUU\�6WUHHW�
ZRXOG�EHQHÀW�IURP�WKLV�QHDUE\�SHGHVWULDQ�DQFKRU�
The plan also emphasizes the introduction of new dwelling units, especially 
to satisfy under-served markets. New townhouses, live-work units, and loft 
apartments help to activate the area at all times of day. 

Phased Implementation

Proposed Buildings

Proposed Crossings
Phasing

Existing Buildings

3URSRVHG�,QIDVWUXFWXUH

Implementation can occur in phases, as market 
conditions warrant and property owners are 
willing. Here is a hypothetical sequence:

1

2

3

4 

5

6       

7

8

8

10

11

9

8

Existing Site Plan Key

+DUGLQJ·V�)ULHQGO\�0DUNHW

5LGJH�DQG�.UDPHU�$XWR�3DUWV

Water Tower

)RUPHU�7-·V�%XLOGLQJ

Saint Joseph River

5RWDU\�,VODQG�3DUN

1

2

3

4

5

6

7

8

9

10

11

86�3RVW�2IÀFH

Off-Street Parking Lots

)HUU\�6WUHHW

Main Street

Mechanic Street
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1

2

3

4 

5

6       

7

8
9

10

11

13

14

15

13

10

Illustrative Site Plan Key:

+DUGLQJ·V�)ULHQGO\�0DUNHW

Water Tower

St. Joseph River

5RWDU\�,VODQG�3DUN

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

Hardings Market Square

3URSRVHG�0L[HG�8VH�%XLOGLQJV��)RUPO\�7-·V�.UDPHU�

Proposed Bed & Breakfast

1HZ�'HOL�)DFDGH�RQ�+DUGLQJ·V�0DUNHW

8�6�3RVW�2IÀFH

Proposed Townhomes

Proposed LiveWork Buildings

Public Parking Lots

)HUU\�6WUHHW

Main Street

Mechanic Street

7KLV�LOOXVWUDWLYH�SODQ�VKRZV�WKH�SURSRVHG�ÀQDO�EXLOG�RXW�RI�WKH�VWXG\�DUHD��LQFOXGLQJ�EXLOGLQJ�IRRWSULQWV�
and important trees. The goal is to shape a plaza where the bridge and the downtown meet and to 
make more use of the immediately surrounding neighborhood. This could help to transform downtown 
Berrien Springs into a greater tourist attraction and a more frequently used destination for local 
residents. 

12
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Market Square

This bird’s eye view shows the existing 
conditions from the east. Clearly visible 

are the challenging environment upon 
entering the village from the bridge and the 
KDQGVRPH� LQWHUVHFWLRQ� DW� )HUU\� DQG� 0DLQ��
$OVR� YLVLEOH� DUH� WKH� XQGHUXWLOL]HG� DUHDV� RQ�
Mars Street.

$�PDMRU�SUREOHP�LV�WKH�IDVW�VSHHG�DW�ZKLFK�
vehicles enter the village. This is mostly 
due to the design of the bridge, which 
HQFRXUDJHV� KLJK� VSHHGV� WKDW� FRQÁLFW� ZLWK�
the pedestrian-based environment. The 
problem is compounded by limited visibility 
that results from the change in elevation. 
,Q� JHQHUDO�� WKH� 9LOODJH� VKRXOG� ZRUN� ZLWK�
the State to reduce speeds as much as 
possible, a posted speeds and enforcement 
can help here. But speeds will naturally 
remain elevated as long as the environment 
encourages it with wide pavement and wide 
spaces for drivers to feel comfortable in.
This proposal suggests that speeds can 
naturally be reduced by narrowing the space 
with a tree line in the south planter strip. 
�VHH� LPDJH�RQ�SDJH������86�'HSDUWPHQW�RI�
Transportation studies have revealed that 
decreasing the width of space naturally 
slows drivers down. With the DOT’s 
approval, trees can be planted on the 
inclining median to help reduce speeds to 
DQ�VDIH�DQG�FRPIRUWDEOH�OHYHO��,Q�SHGHVWULDQ�
environments this means maximum speeds 
of 25 MPH, as 35 MPH and above most 
likely result in fatalities in the event of a 
crash. Slower speeds are also preferable 
for pedestrian-based retailers, who in small 
communities depend on incidental drive-by 
business to thrive.

Existing Parking
Distribution

This diagram illustrates 
how parking is currently 
distributed in the study area. 
1RWLFH�WKDW�RQ�VWUHHW�SDUNLQJ�
is limited in areas with 
bisected by parking lot curb 
cuts. Also noticeable is that 
the existing off-street parking 
lots include very wide driving 
lanes between straight-in 
parking spaces - a condition 
that is not particularly 
HIÀFLHQW�LQ�WHUPV�RI�ODQG�XVH���

Parking and Plaza Details

View of downtown Berrien Springs and Ferry Street from the east.

3DUNLQJ�$OORWPHQW

8QGHVLJQDWHG�
Parking

Lot Parking

On Street Parking
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This image illustrates the proposed 
conditions in downtown Berrien Springs. 

Central to this is the new market plaza and 
its adjoining buildings. The proposed arrival 
experience includes a tree-lined entry 
ascending from the bridge and terminated by 
a new monument at the top of the bluff. This 
is followed by a view into the market plaza 
DQG�GRZQ�)HUU\�6WUHHW��7KH�JRDO�LV�WR�VKDSH�
D� IXQFWLRQDO� EXW� DWWUDFWLYH� ÀUVW� LPSUHVVLRQ�
upon entering the village.
This image also shows how new units east 
RI� 0HFKDQLF� 6WUHHW� FDQ� EHQHÀW� IURP� WKHLU�
SUR[LPLW\� WR� WKH� ULYHU�� 8SSHU� OHYHO� ORIW�
apartments are intended to enjoy river views.
The market plaza includes a pedestrian area 
reserved for farmers markets and similar 
activities. The plaza also accommodates 
parking around its entire perimeter. Harding’s 
0DUNHW�KDV�EHHQ�UHWURÀWWHG�ZLWK�D�QHZ�GHOL�
facade facing the plaza, which is intended to 
attract additional customers. The entire plaza  
is paved with pedestrian-scaled decorative 
SDYHUV��+HULWDJH� 6TXDUH� LQ�*UDQJHU�� ,QGLDQD�
demonstrates how this can be successfully 
done in this climate. 
The new mixed-use building fronting the 
southwest side of the plaza includes a 
continuous colonnade at ground level. This 
LV� LQWHQGHG� WR� PD[LPL]H� ÁRRU� VSDFH� DERYH�
and to encourage outdoor pedestrian activity 
adjacent to the parking area.
The new arrangement does include a new 
SDUNLQJ�ODQH�WKDW�DFFHVVHV�)HUU\�6WUHHW��7KLV�
requires approval from the State DOT but 
VKRXOG�EH�FRQVLGHUHG�IRU�WKH�REYLRXV�EHQHÀWV��
HVSHFLDOO\�LI�WUDIÀF�VSHHGV�FDQ�EH�VXFFHVVIXOO\�
reduced. The  access lane is only intended for  
parking egress and right-turn only.

Proposed & Shared 
Parking Distribution

This diagram illustrates 
the proposed distribution 
of parking. Much more use 
has been made of on-street 
parking, including new diagonal 
parking on Mars Street and new  
parking on Mechanic Street. 
Despite the introduction of the 
plaza, the new arrangement 
actually increases parking for 
the supermarket and the area. 
Except for the plaza, all off-
street parking occurs behind 
buildings.

Parking and Plaza Details

Proposed bird’s eye view of downtown Berrien Springs and Ferry Street from the East.

3DUNLQJ�$OORWPHQW

8QGHVLJQDWHG�
Parking

Lot Parking

On Street Parking

3DUNLQJ�$OORWPHQW

8QGHVLJQDWHG�
Parking

Lot Parking

On Street Parking
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Market Square

The top view shows the proposed conditions on Ferry Street looking 
northeast. On the left one can see the proposed mixed-use building 
to replace the vacant former TJ’s, which is thought to have structural 
problems. The new building is much larger but compliments the scale of 
existing buildings. Its ground level includes a colonnade, which allows views 
into the plaza even from this vantage point.
Also visible are the new trees and signage of the market square. The corner 
building northeast of Mechanic Street is intended to have a presence as well 
and, together with the new monument, frames the view into the valley 
beyond. Utilities have been buried at this location. This view is intended 
to show how the market square development can be complimentary to the 
existing business environment on Ferry Street.

The diagram to the left illustrates this overall development concept in plan.

Development Concept

Views looking northeast on Ferry Street, towards Mechanic Street and the Saint Joseph River 
valley. The image to the right shows the present conditions.

View on Ferry Street

Proposed buildings

Existing buildings that encourage 
pedestrian activity

Proposed pedestrian and 
vehicular infrastructure

Existing sidewalks that encourage 
pedestrian activity

Proposed planted gateway and
urban trees

Existing urban trees & woodlands
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Market Square

Proposed Commercial Uses Proposed Residential Uses

The proposal for roughly 14 acre study area is intended to demonstrate how increased growth and development can compliment the existing fabric of 
GRZQWRZQ�%HUULHQ�6SULQJV��,W�DOVR�KRSHV�WR�VKRZ�KRZ�WKH�FRQVHUYDWLRQ�RI�H[LVWLQJ�DVVHWV��EXLOGLQJV��DQG�VSDFHV�FDQ�EH�EHQHÀFLDO��7KH�H[LVWLQJ�VWXG\�DUHD�

LQFOXGHV�RQH�VLQJOH�IDPLO\�GZHOOLQJ�XQLW�DQG�WKUHH�DSDUWPHQWV��,W�LQFOXGHV�MXVW�RYHU��������VT�IW�RI�JURVV�FRPPHUFLDO�VSDFH�DQG������PLOHV�RI�WKRURXJKIDUH�
infrastructure.

The proposal adds 16 dwelling units to the area, including loft apartments above commercial space, attached townhouses on Mars Street, live-work units at the 
corners of Mars & Main and Mars & Mechanic, and live-work units along the drive leading to the river.

7KH�SURSRVDO�DOVR�LQFOXGHV�RYHU��������VT�IW�RI�QHZ�FRPPHUFLDO�VSDFH��������VT�IW�RI�WKLV�LV�LQ�DGGLWLRQ�WR�H[LVWLQJ�VSDFH��WKH�5LGJH�	�.UDPHU�EXLOGLQJ�DQG�WKH�
IRUPHU�7-·V�UHVWDXUDQW�DUH�SURSRVHG�WR�EH�UHSODFHG�DQG�HQODUJHG��%RWK�EXLOGLQJ�KDYH�SURYHQ�WR�EH�GLIÀFXOW�WR�OHDVH��DQG�WKH�IRUPHU�7-·V�LV�WKRXJKW�WR�KDYH�
VWUXFWXUDO�SUREOHPV��$OVR��ERWK�EXLOGLQJV�GR�OLWWOH�WR�LPSURYH�WKH�SHGHVWULDQ�EDVHG�HQYLURQPHQW�DW�WKLV�WLPH�

7KH�PRVW�VLJQLÀFDQW�LQYHVWPHQW�LQ�WKLV�SURSRVDO�LV�WKH�DOPRVW��������VT�IW�SDUNLQJ�SOD]D��ZKLFK�LV�SURSRVHG�WR�LQFOXGH�SDYHUV�DQG�LV�ORFDWHG�RQ�SULYDWH�SURSHUW\��
This proposal suggests that the plaza should remain private, but that a public-private partnership might advance its construction. Of course, this only makes 
sense if that investment is then leveraged against new mixed-use development and tax-base to its southwest and northeast sides. 

Beyond the plaza, relatively little infrastructure investment is made. The remaining properties are promoted for development by enabling increased zoning 
entitlements, reducing parking requirements, and by structuring attractive property taxes. Private investment here, however, is unlikely to occur unless the 
9LOODJH�HPEUDFHV�DQG�FRPPLWV�WR�D�ORQJ�WHUP�YLVLRQ�DQG�HQDEOHV�UHGHYHORSPHQW�E\�RIIHULQJ�JRRG�WHUPV�IRU�SXEOLFO\�KHOG�ODQG��

Diverse Land Use Opportunities

Commercial Buildings

Mixed Use Buildings

Existing Buildings For 
Commerce

Live/Work

Inn

Existing Buildings For 
Residential

Mixed Use Buildings

Town Homes

Live/Work Homes
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Masterplan Goals
A summary of principles and goals from that were 
responded to through the design process. 

Increase possibilities for economic 

development.

This plan proposes a market plaza at Harding’s 
Market that would act as a community anchor and 
pedestrian destination.
 In keeping with the Masterplan: p. 27   
 Goal 2 
The plan also encourages variety and stability 
through mixed-use buildings that could 
accommodate variety of retail, service, 
residential.
 In keeping with the Masterplan: p. 28   
 Objective 3.03
New construction on underutilized and vacant lots 
makes use of existing land while enhancing street-
front activity.
 In keeping with the Masterplan: p. 29   
 Objective 5.02
$�QHZ�LQQ�RU�KRWHO�ORFDWHG�GRZQWRZQ�WR�RIIHU�
visitors accommodation in close proximity to the 
town center.
 In keeping with the Masterplan: p. 11   
 Table 1 – Community Weaknesses 3 
New types of residential opportunities open the 
housing market up to additional residents.
 In keeping with the Masterplan: p. 16   
 Finding 5 and p. 28 Objective 2.01

(QKDQFH�DQG�SUHVHUYH�KLVWRULF�FKDUDFWHU�
Pedestrian-friendly frontages continue the 
tradition of walkable town center at human scale.
 In keeping with the Masterplan: p. 26   
 Objective 1.02
Shared-parking and on-street parking 
arrangements provide adequate parking for 
downtown businesses while preserving street front 
character often lost in parking lots.
 In keeping with the Masterplan: p. 27   
 Objective 1.07, and 1.14
$�YLVXDO�HQWU\�ZD\�LQWR�WKH�YLOODJH�WKURXJK�
landscaping and building arrangement can create a 
strong sense of place.
 In keeping with the Masterplan: p. 28   
 Objective 2.02

Strengthen public safety.

Safe pedestrian and vehicular movement through 
the Downtown – pedestrian crossings and 
sidewalks, improved street design
 

Zoning Challenges

5HVLGHQWLDO�=RQLQJ�&KDOOHQJHV�
1. Setbacks, front yards, side yards and building grouping requirements in this proposal are not possible with the current 
zoning requirements. 
 Refer to Village Zoning Ordinance: Article IV – R1  Sections: 4.06, 4.09A,4.09D, 4.09F, 4.10, 4.09E 
These changes are necessary due to dramatic topography.

2. The duplicated, standardized plans used by the cottages are not encouraged by current zoning.
 Refer to Village Zoning Ordinance: Article XV – General Provisions Section 15.08
Duplicated, standardized plans for the cottages will create a stronger visual entrance to the village than individually designed 
cottages, and could appeal to prospective developers.

&HQWUDO�%XVLQHVV�'LVWULFW�=RQLQJ�&KDOOHQJHV�
1. Side-yards abutting residential district do not conform to 8’ side-yard requirement. 
 Refer to Village Zoning Ordinance: Article XI: Central Business District (CBD) Section 11.10B
To enhance the public realm and make the Central Business District more activated and attractive to pedestrians it is 
important to reduce the amount of inactive space such as requiring side yards beside residential buildings next to CBD 
buildings and spaces. By adapting the lots near the CBD to more urban standards of side yards the effect created in the 
Harding’s Plaza any street activating initiatives will be enhanced and encourage integration between the down-town area and 
it’s supporting neighborhoods. 

2. Buildings on corner lots conform to setbacks of previously constructed buildings and do not have the required 30’ triangle 
of no-obstructions on the corner
 Refer to Village Zoning Ordinance: Article XV: General Provisions Section 15.10 Corner Lots 
By reducing the required 30’ triangle of no obstructions at the corners of urban streets this plan is able to reinforce the 
WUDGLWLRQDO�HDUO\�����·V�GRZQ�WRZQ�YLVXDO�HIIHFW��+ROGLQJ�VWUHHW�FRUQHUV�ZLWK�EXLOGLQJV�DOVR�KHOSV�WR�UHGXFH�WUDIÀF�VSHHG�DQG�
make crosswalks safer and more comfortable for pedestrians, further enhancing the downtown experience. 

Land Use Policy Summary

Existing & Proposed Bird’s Eye
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Market Square:

Land Use Policy Summary

Zoning Recommendations

5HVLGHQWLDO�
9DULDQFHV�
Setbacks and yard requirements: appeal to 
Section 7.08 of Zoning Ordinance and use 
D�´9DULDQFH�GXH�WR�6LWH�&RQGLWLRQVµ�WR�JHW�
approval for non-conforming setbacks, front 
yards.
Regarding Lot Coverage and standardized 
plans: appeal to Master Plan Objective 
2.01, 2.02, 6.04, based on the fact that the 
cottages can be designed as a strong visual 
entryway to the village, while also being 
appealing to developers because of the 
standardized plans.

&HQWUDO�%XVLQHVV�'LVWULFW�
$PHQGPHQW�WR�WKH�=RQLQJ�2UGLQDQFH�
$SSHDO�WR�WKH�0DVWHU�3ODQ�2EMHFWLYH�������
propose to allow for downtown buildings 
abutting residential district and buildings 
on corner lots to conform to setbacks of 
previously constructed buildings to better 
enhance the street wall and keep vehicular 
WUDIÀF�VORZ��DQG�WKH�GRZQWRZQ�PRUH�
pedestrian-friendly. 

3DUNLQJ�LQ�&%'�
$PHQGPHQW�WR�WKH�=RQLQJ�2UGLQDQFH�
By appealing to the Master Plan Objectives 
1.02, 1.07, 1.14, propose to enable the 
sort of shared parking arrangements that 
is adequate for downtown businesses to 
remain competitive, while also enhancing 
the sort of character that promotes long-
term commercial quality and encourages 
tourism. 

,QWHJUDWHG�)XWXUH�/DQG�8VH�6WUDWHJ\�
,Q�RUGHU�WR�DFKLHYH�WKH�VRUW�RI�YLEUDQW�
mixed-use downtown desired by the Master 
3ODQ��LW�LV�UHFRPPHQGHG�WKDW�WKH�)XWXUH�
/DQG�8VH�0DS������EH�DPHQGHG�WR�PDWFK�
the current zoning map. 

3DUNLQJ�=RQLQJ�&KDOOHQJHV�
1. Proposed parking arrangement relies heavily on shared parking arrangements and does not conform to the requirement to 
provide parking equal to the sum of separate requirements for each use.
Permeable pavers are recommended for surface treatment versus the asphalt and concrete required by the zoning ordinance.
 Refer to Village Zoning Ordinance: Article XVII—Off-street Parking and Loading Sections 17.01, 17.02, 17.03, 17.04
Downtown businesses need adequate parking to remain competitive with other suburban businesses, but this may detract 
from the pedestrian friendly environment promoted by downtowns. To solve this problem this plan has created a parking 
DUUDQJHPHQW�WKDW�XWLOL]HV�VKDUHG�SDUNLQJ�EHWZHHQ�FRPSDWLEOH�XVHV�VXFK�DV�DSDUWPHQWV��XVH�GXULQJ�HYHQLQJV�DQG�QLJKWV��DQG�
VHUYLFHV��XVH�GXULQJ�EXVLQHVV�KRXUV��

2. Permeable pavers offer a sustainable approach to paving that is also pedestrian friendly. Permeable pavers allow water to 
GUDLQ�GLUHFWO\�LQWR�WKH�JURXQG�ZKLFK�ÀOWHUV�GLUW\�ZDWHU�UXQ�RII�IURP�SDUNLQJ�ORWV�EHIRUH�LW�UHDFKHV�/DNH�&KDSLQ�DQG�WKH�6DLQW�
Joseph River. This is a responsible choice for managing water treatment and natural water resources. �)RU�DGGLWLRQDO�UHVRXUFHV�
VHH�DSSHQGL[�

,QWHJUDWHG�)XWXUH�/DQG�8VH�6WUDWHJ\�&KDOOHQJHV�
7KHUH�LV�DQ�LQFRQVLVWHQF\�EHWZHHQ�WKH�=RQLQJ�2UGLQDQFH�DQG�WKH�)XWXUH�/DQG�8VH�0DS�������7KH�([LVWLQJ�/DQG�8VH�0DS�
LGHQWLÀHV�/RWV���������9LOODJH�3DUNLQJ�/RW�����������:DWHU�7RZHU����������+DUGLQJ·V�(PSOR\HH�3DUNLQJ�/RW��DV�´3XEOLFµ�ORWV��7KH�
)XWXUH�/DQG�8VH�3ODQ�GHVLJQDWHV�WKHVH�ORWV�DV�´3XEOLFµ�ORWV��VHH�DERYH���7KH�&XUUHQW�=RQLQJ�0DS�GHVLJQDWHV�WKHVH�ORWV�DV�&���
&HQWUDO�%XVLQHVV�'LVWULFW��L�H���PL[HG�XVH�GHYHORSPHQW�ZLWK�EXLOG�WR�OLQHV�HWF���EXW�WKH�ORWV�DUH�YDFDQW�DQG�GR�QRW�FRQIRUP�WR�
WKH�&%'�UHTXLUHPHQWV��:H�LQIHU�WKDW�WKH�)XWXUH�/DQG�8VH�3ODQ�GHVLJQDWHV�WKHVH�ORWV�DV�´3XEOLFµ�ORWV�LQ�RUGHU�WR�DFFRPSOLVK�
2EMHFWLYH�������SURYLGH�SDUNLQJ�IRU�EXVLQHVV�WR�UHPDLQ�FRPSHWLWLYH�LQ�&%'���
Providing parking on these lots would detract from the active downtown that the local community has stated as a goal. By 
instead maintain these lots as CBD lots it would allow for the sort of mixed use development that is desirable for enhancing 
ORQJ�WHUP�FRPPHUFLDO�TXDOLW\��´VPDOO�WRZQ�IHHO�µ�SHGHVWULDQ�IULHQGO\�GRZQWRZQ�HWF��,QVWHDG�RI�GRZQ�]RQLQJ�WKHVH�NH\�
ORWV�LQWR�DGGLWLRQDO�SDUNLQJ�ORWV��DOORZ�IXWXUH�GHYHORSPHQW�WR�NHHS�WKH�EHQHÀWV�RI�&%'�LQ�GRZQWRZQ��3DUNLQJ�DQG�RWKHU�
transportation issues should be addressed by recognizing transportation, live-ability, and placemaking needs.

These two sections of the 
existing zoning map (left) and 
the future land use map (right) 
illustrate the down-zoning issue 
discussed above.

Please view page 6 for a color 
key.

Existing Zoning Map & Future Land Use Map

Policy Issues
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Cass Cass Street:

Street

These views looking southeast on Cass Street illustrate the existing 
conditions (left) and the proposed neighborhood center (above). 
The proposed view shows new mixed-use development on the left, 
fronted by convenience parking surrounding a small neighborhood 
plaza. The plaza occurs at the intersection of Cass Street and Saint 
Joseph Avenue and includes a fountain, trees and some benches. 
The plaza, which is paved with pavers, is thought of as a minor 
neighborhood destination but is also intended to visually welcome 
drivers to Berrien Springs as they enter this important and historic 
gateway corridor. 
The courthouse and library grounds are visible in the distance, as is 
a new public pavilion. The residual space to the right is developed 
as a compact four-unit apartment building. All architecture is 
intended to compliment the historic courthouse character.

View of the Cass Street Neighborhood Center
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Cass Street:

Restoring the Center

HLVWRULFDOO\��&DVV�6WUHHW�ZDV�WKH�XQGLVSXWHG�FLYLF�FHQWHU�RI�WKH�9LOODJH�RI�%HUULHQ�
6SULQJV��7KH�IRUPHU�8QLRQ�6FKRRO�XVHG�WR�VWDQG�RQ�ZKDW�LV�QRZ�0HPRULDO�3DUN��

Historic drawings show people walking in front of the old courthouse, and old 
photographs reveal a handsome row of trees lining the street. Churches, some 
ÀQH�KRPHV��DQG�D�SDUVRQDJH�ZHUH�DOVR� IRXQG�RQ� WKLV� FRUULGRU��ZKLFK�ZHOFRPHG�
travelers from the northwest. Cass Street was a central anchor to the neighborhood 
surrounding it.
Today, the court house museum still stands here, and despite the presence of 
an excellent community library, Cass Street is not a pleasant or safe street to 
ZDON�RQ��)URP�WKH�SHUVSHFWLYH�RI�YLVLWRUV��PXFK�RI�WKH�FRUULGRU�LV�OLQHG�ZLWK�VWULS�
commercial businesses, vacant land,  parking lots, and irregularly planted trees. 
Local residents try to avoid walking here and some properties have installed tall 
ERDUG�IHQFHV�RU�VKUXEV�WR�PLWLJDWH�WKH�LPSDFW�RI�WKH�VZLIW�VWUHDP�RI�WUDIÀF��'HVSLWH�
the prevalence of green space, the diagram at top right illustrates that very little 
RI�LW�LV�DFWXDOO\�XVDEOH��HVSHFLDOO\�QHDU�WKH�VWUHHW��,Q�RWKHU�ZRUGV��UHODWLYHO\�OLWWOH�
of the green space is actually adding value to the neighborhood.
This proposal suggests that Cass Street can be restored as an active, pleasant, 
and  safe center to the neighborhood and the village. Much of this depends on the 
design of public space, especially Cass Street itself and the parks that line it. But 
any infrastructure investment should be leveraged against new development to 
attract new residents, increase the tax base, and promote more tourism. 
7KHUHIRUH��WKH�SURSRVDO�DOVR�LGHQWLÀHV�D�EURDG�UDQJH�RI�SULYDWH�VHFWRU�GHYHORSPHQW�
opportunities. This includes new and improved mixed-use development at the 
LQWHUVHFWLRQ�RI�&DVV�6WUHHW�DQG�6DLQW�-RVHSK�$YHQXH��VHH�S������DQG�D�VHQLRU�KRXVLQJ�
FRWWDJH�FRXUW�DW�0DLQ�6WUHHW�DQG�+DPLOWRQ�6WUHHW��VHH�S�������$OVR�LQFOXGHG�DUH�D�
VHULHV�RI�´0DQVLRQ�)ODWVµ���PXOWL�IDPLO\�EXLOGLQJV�GHVLJQHG�WR�ORRN�VRPHZKDW�OLNH�
ODUJH�VWDWHO\�KRPHV���DV�ZHOO�DV�RIÀFHV�DQG�OLYH�ZRUN�XQLWV��)LQDOO\��WKH�VRXWKHDVW�
side of Memorial Park is proposed to include a row of townhouses fronting directly 
onto the park.
7KH�JRDO�RI�WKLV�SURSRVDO�LV�WR�LOOXVWUDWH�KRZ�QHZ�LQÀOO�GHYHORSPHQW�FDQ�FRPSOLPHQW�
the existing neighborhood and community assets to bring much-needed investment,  
full-time residents, and visitors.

Open Space with Varying Degrees of Usefulness

Proposed Distribution of Land Use

     of a Neighborhood

Restoring a Neighborhood Center

Existing Buildings

Existing Civic Buildings

Least Usable Open Space

Open Space with Limited Use

Very Usable Open Space

Vacant Lots

Parking Lots

Parkway Too Narrow To Plant Trees

Existing Buildings

Existing Civic Buildings

Proposed Civic Buildings

Mixed Use

Live-Work

“Mansion Flats”

Townhouses

Senior Housing

2I¿FHV
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Cass Street:

Phasing

Near-Term
The near-term includes the 
development of immediately available 
land, including for senior cottages, 
WRZQKRXVHV��´PDQVLRQ�ÁDWVµ��DQG�
live-work units.

Mid-Term
7KH�PLG�WHUP�LQFOXGHV�WKH�UHWURÀW�
of Cass Street into a boulevard and 
the construction of buildings that are 
unlikely to move forward without this 
improvement.

Long-Term
The long-term includes the 
redevelopment of commercial 
properties, the construction of civic 
buildings, and the improvement of the 
library garden.

TKH�LPDJH�DW�WRS�ULJKW�VKRZV�WKH�H[LVWLQJ�FRQGLWLRQV�LQ�WKH�VWXG\�DUHD�DQG�VKRXOG�EH�FRPSDUHG�WR�WKH�LOOXVWUDWLYH�SODQ�RQ�SDJH�����,OOXVWUDWLYH�SODQV�UHSUHVHQW�
D�NLQG�RI�ORQJ�WHUP�YLVLRQ�DQG�VKRXOG�EH�XQGHUVWRRG�LQ�WKDW�VHQVH��$V�ZRUN�EHJLQV�RQ�VXFK�D�SURMHFW��WKH�GHWDLOV�RI�WKH�SURSRVDO�ZRXOG�QDWXUDOO\�FKDQJH�LQ�

response to unforeseen and changing circumstances. This illustrative plan seeks to demonstrate how a challenging environment can be transformed into an 
opportunity by plugging into the existing assets and strengths of the place. $�PDMRU�SXUSRVH�RI�WKH�SURSRVHG�LQWHUYHQWLRQV�LQ�WKLV�DUHD�LV�WR�DWWUDFW�QHZ�UHVLGHQWV��
boost tourism, improve pedestrian safety, and increase the tax base. Today, Cass Street is somewhat of a liability regarding all of these goals:
1. The appearance and noise of Cass Street do not help in lifting nearby residential property values.
2. The existing road design is not safe for walking along or crossing, especially for children. While the local schools and library are within walking distance, this 
road makes walking for children impractical for many parents. This means that the neighborhood can’t effectively capture the value of its proximity to schools.
3. The public green spaces immediately adjacent to Cass Street are not very usable due to their perimeter design and the negative impact of the road. This 
means that the parks can’t be leveraged for their full potential and value.
���7KH�DSSHDUDQFH�DQG�VSHHG�RI�&DVV�6WUHHW�GRHV�OLWWOH�WR�HQFRXUDJH�ORFDO�WRXULVP��GHVSLWH�WKH�EHDXWLIXO�FRXUWKRXVH�JURXQGV��9LVLWRUV�DUH�PRUH�OLNHO\�WR�YDOXH�D�
historic place when its surrounding environment is whole and promotes pleasant recreational walking.
5. The existing commercial development along Cass Street is not designed to be memorable or make a place that is valued for more than immediate services. This 
ZLOO�LQHYLWDEO\�UHVXOW�LQ�D�ORVV�RI�WD[DEOH�FRPPHUFLDO�YDOXH��HVSHFLDOO\�LI�FRPSHWLQJ�HQYLURQPHQWV�DUH�GHYHORSHG�HOVHZKHUH��,W�DOVR�GRHV�OLWWOH�WR�UDLVH�VXUURXQGLQJ�
residential property values.

Phased Implementation

Proposed Buildings

3ODQWHG�$UHDV

Existing Buildings

Trees

Implementation can occur in phases, as market conditions warrant and 
property owners are willing. Here is a hypothetical sequence:

1

2

3

4 

56       

7

8

9 10

11

12

Existing Site Plan Key:

Berrien Springs Community Library

Berrien County Historical Society

Historic Court House

Memorial Park

1

2

3

4

5

6

7

8

9

10

11

12

Laundromat 

9DFDQW�*DV�6WDWLRQ

)HUU\�6WUHHW

Main Street

Cass Street

W. Madison Street

:��8QLRQ�6WUHHW

W. Hamilton Street
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$nother way to understand this missed opportunity 
is to point out that a quarter mile of expensive 

existing infrastructure is home to only eight homes and 
XQGHU��������JURVV�VTIW�RI�FRPPHUFLDO�VSDFH��$�ODQG�
locked village with declining population can not afford 
this kind of return.

The transformation of Cass Street’s design can 
encourage renewed investment into this historic 
QHLJKERUKRRG��)LUVW�DQG�IRUHPRVW��LW�ZRXOG�PDNH�&DVV�
Street an attractive address for certain dwellings, 
RIÀFHV��OLYH�ZRUN�XQLWV��DQG�WRXULVP�UHODWHG�EXVLQHVVHV�
such as Bed & Breakfasts. This illustrative plan 
shows a broad range of 56 additional dwelling units 
and an additional 11,000 sqft of commercial space 
near Cass Street, which would become a prominent 
and stately corridor within the community. Beyond 
this, a transformed Cass Street would also make the 
surrounding neighborhood more attractive for potential 
home-buyers and new residential construction.
To the northwest, where Cass Street runs into Saint 
-RVHSK�$YHQXH��D�VPDOO�QHLJKERUKRRG�FHQWHU�DOUHDG\�
exists because of the convenient location for thru-
WUDIÀF��7KLV�SODQ�SURSRVHV�WKDW�WKLV�QHLJKERUKRRG�
center be more formally shaped to include an attractive 
SXEOLF�VSDFH�DW�WKLV�LPSRUWDQW�MXQFWLRQ��,QFUHDVHG�
entitlements and reduced parking requirements can 
make higher densities possible here, which can help to 
offset the costs of new private sector investment. To 
the southeast, Memorial Park is proposed to be fronted 
by new townhouses. The density here is intended to 
be higher, which compliments the proximity to the 
downtown and maximizes the value of the park.

Site Plan

1

2

3
4 

56       

7

8

11

9

10

12

13

14

11

11

15

18

17

16

Existing Site Plan Key:

Berrien Springs Community Library

Berrien County Historical Society

Historic Court House

Memorial Park

Public Laundromat 

9DFDQW�*DV�6WDWLRQ

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

Proposed Townhomes

Proposed Civic Green

Proposed Livework

Proposed Senior Housing

0DQVLRQ�$SDUWPHQWV

Public Pavilion

)HUU\�6WUHHW

Main Street

Cass Street

W. Madison Street

:��8QLRQ�6WUHHW

W. Hamilton Street
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Cass Street Cass Street:

These comparative bird’s eye views 
are intended to demonstrate how 
sensitively the proposed redevelopment 
is set within the existing neighborhood 
fabric. 
The proposed view clearly shows the 
improved mixed-use center at the bend 
of M-139, where Saint Joseph Avenue 
meets Cass Street. Also visible is are 
the boulevard improvements and the 
new townhouses at Memorial Park. The 
intention is to add value to the entire 
area by transforming Cass Street from a 
liability into an amenity. Existing bird’s eye view of Cass Street from the west

This plan does not propose for local 
government to take over private property. 

,QVWHDG�� WRJHWKHU� ZLWK� D� WUDQVIRUPDWLRQ� RI�
Cass Street, changes to the zoning ordinance 
and a concerted effort to promote design 
guidelines for this corridor can help to 
encourage the private sector to invest in a 
long-term vision.
This plan proposes that all historic buildings 
be preserved and all new buildings be 
designed to compliment the architecture 
of the historic fabric. Live-work units, 
PL[HG�XVH�EXLOGLQJV��RIÀFHV��DQG�DSDUWPHQW�
buildings can be designed to speak a 
FRPPRQ���VLPSOH��DQG�GLJQLÀHG�DUFKLWHFWXUDO�
ODQJXDJH��$SDUWPHQW�EXLOGLQJV�FDQ�EH�VFDOHG�
to appear as stately homes that blend in with 
WKH� UHVLGHQWLDO� FKDUDFWHU�� $QG� FRPPHUFLDO�
building frontages can be designed with the 
human scale in mind.
,Q� WKLV� SODFH�� DQ� DUFKLWHFWXUDO� XQLW\� RI�
diverse building types can help to promote 
a coherent environment for the historic 
courthouse and future tourism support 
businesses. More importantly, architectural 
unity can help diverse land uses to coexist 
in a complimentary fashion, which helps 
to safeguard property values in mixed-use 
environments. 
)LQDOO\��SHGHVWULDQ�VFDOHG�EXLOGLQJ�IURQWDJHV�
and aesthetic traditions rooted in timeless 
design principles can help to set Berrien 
Springs apart from the clutter of other 
lifestyle options that home-buyers must 
consider. Especially seniors might value 
such a place for retirement, provided that 
the appropriate quality housing is available 
within walking distance to downtown and 
other area amenities.

Proposed bird’s eye view of Cass Street from the west

Bird’s Eye Perspectives
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Cass Street: Diverse Opportunities

View of a proposed senior cottage court, located 
at the corner of Main Street and Hamilton Street. 

“Mansion Flats”

Mixed-Use Business Incubator

4 Unit Apartment Building Semi-Attached Live-Work

Live-Work

A broad range of dwelling & commercial opportunities 
are proposed for the Cass Street corridor. Illustrated 
are some suggested architectural elevations.

Cottage courts are useful 
development tools to 
substantially increase density 
while preserving low-density 
character in an existing 
neighborhood. Cottage courts 
arrange a grouping of small 
dwelling units (attached, semi-
attached, or detached) around 
a shared outdoor courtyard. 
This appeals especially to the 
senior markets because the cost 
and maintenance of individual 
units is low, but some attractive 
outdoor space is provided.

Diverse opportunities
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Cass Street

Views of Memorial Park in central Berrien Springs. The view shows existing conditions as seen 
from the east (below) and proposed conditions (above) with new townhouses on the left.

Memorial park

Memorial Park serves as a valuable amenity to area residents, especially 
because of its playground. The seasonal landscaping and the memorial 

itself are beautiful ornament to the village’s north neighborhood. 
8QIRUWXQDWHO\��RQO\�VL[�KRXVHV�IURQW�RQWR�WKLV�SXEOLF�LQYHVWPHQW��DQG�
half of these are rental units that don’t leverage the value for property 
LPSURYHPHQWV��$OVR��DW�OHDVW�KDOI�RI�WKH�SDUN·V�VRXWKHDVW�VLGH�LV�OLQHG�E\�
a public parking lot, which does little to increase the tax base at such a 
convenient location. This proposal lines the southeast side of the park with 
ten attached townhouses fronting directly onto the park. With parking and 
services behind, the project could be developed as planned unit. The homes, 
fronting onto a wide public path, would enjoy views over Memorial Park and 
would be attractive to those seeking low-maintenance properties within 
walking distance of downtown and good schools. The presence of homes 
would also improve the safety of the park.
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Cass Street

TKH�UHWURÀW�RI�&DVV�6WUHHW�LQWR�D�VDIH��SOHDVDQW��DQG�FRPIRUWDEOH�
thoroughfare is of strategic importance in order to capture the value 

of existing properties and civic amenities. The current design encourages 
fast vehicular speeds and is unsafe for crossing. The existing sidewalks 
are immediately exposed to the roadway and offer no safety or comfort 
for pedestrians walking along the street. The nature of this road is of real 
concern for those interested in attracting new residents and investment to 
the immediate vicinity.
7KH�SURSRVHG�&DVV�6WUHHW�UHWURÀW�WUDQVIRUPV�WKH�FRUULGRU�LQWR�D�ERXOHYDUG��
To conserve resources, the proposal maintains the existing curb and storm-
sewer alignment. The center of the road includes a planted median with 
trees, which is interrupted to provide left turn pockets at key intersections only. The sides of the roadway 
DUH�FRQYHUWHG�WR�FRORUHG�DVSKDOW�RU�SHUYLRXV�SDYHUV��GHSHQGLQJ�RQ�UHVRXUFHV��DQG�EHFRPH�SDUDOOHO�SDUNLQJ�
spaces. New tree planters are introduced here at regular intervals but are separated from the curb with a 
IUHQFK�GUDLQ�WR�SHUPLW�FRQWLQXHG�VWRUPZDWHU�FRQYH\DQFH��3DUDOOHO�SDUNLQJ�DQG�WUHHV�QDWXUDOO\�VORZ�WUDIÀF��
reduce the need for off-street parking, and provide a protective buffer for pedestrians who walk on the 
existing sidewalks. This street assembly has been designed in accordance with the recommended practices for 
ZDONDEOH�WKRURXJKIDUHV�VHW�IRUWK�E\�WKH�,QVWLWXWH�IRU�7UDQVSRUWDWLRQ�(QJLQHHUV��,7(���6HH�DSSHQGL[�

Existing view of the lawn fronting the library, looking 
southeast (above). The proposed conditions (left) show 
how new tree lines and paths can help to make this area 
usable for human occupation. The current condition is 
simply too vast and exposed to be comfortable for rest 
or activity, so the space adds no tangible value to the 
neighborhood or the library. The proposed view is taken 
from a new pavilion that can be used for community 
events. The idea is for the paths and benches of the 
library garden to align with and correspond in character to 
the courthouse grounds, for a focused view of the tower.

  Cass Street and the Library Garden

View of the existing conditions on Cass 
Street in front of the library.
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Masterplan Goals
A summary of principles and goals from that were responded to 
through the design process. 

Strengthen public safety.

To strengthen public safety for pedestrians and motorists 
this plan proposes to implement a boulevard and on-street 
parking along Cass Street that could reduce the width of the 
street, consequently making the crossing more pedestrian 
friendly. 
 In keeping with the Masterplan: Objective 1.03
This plan proposes on-street parking that would serve as a 
buffer between pedestrian sidewalk and car lane. On street 
SDUNLQJ�FRXOG�DOVR�GHFUHDVH�WUDIÀF�VSHHG�VXEVWDQWLDOO\��
 In keeping with the Masterplan: Objective 1.14
The crosswalks proposed in this plan throughout the site 
ZRXOG�DOVR�LQFUHDVH�WKH�VDIHW\�RI�WKH�SHGHVWULDQ��%\�GHÀQLQJ�
that area with a different pavement surface it would help 
drivers to identify this area as a pedestrian friendly zone.
 In keeping with the Masterplan: Objective 2.03

Reinforce quality places for livability and tourism.

This plan introduces a strategy for adapting this site into a 
public destination by improving public green spaces, making 
them more usable and more inviting to the public.
 In keeping with the Masterplan: Objective 2.02
The plan maintains the historic character of the site by 
GHVLJQLQJ�EXLOGLQJV�WKDW�ZRXOG�ÀW�WKH�DUFKLWHFWXUDO�VW\OH�DQG�
fabric of early Berrien Springs.
 In keeping with the Masterplan: Goal 1 and   
 Objective 1.02 and Objective 1.08

(QFRXUDJH�HFRQRPLF�GHYHORSPHQW�
The diversity of housing options provided through for in 
this proposal seeks to meet the market needs, and also 
could provide a more stable customer base for commercial 
developments on the site.
 In keeping with the Masterplan: Goal 2 and Goal 6  
 and Objective 6.03
The proposal encourages mixed-use buildings that combine 
FRPPHUFLDO�XVHV�ZLWK�XSSHU�VWRULHV�RI�UHVLGHQWLDO�RU�RIÀFHV�
use.
 In keeping with the Masterplan: Objective 1.06 and  
 Objective 3.03
 

 

Zoning Challenges

%XLOGLQJ�7\SH�&KDOOHQJHV���7RZQKRPHV�

The proposed townhouses facing Memorial Park are not possible under the current zoning requirements for 
&%'�EHFDXVH�DWWDFKHG�UHVLGHQWLDO�LV�QRW�SURYLGHG�IRU�DV�D�UHFRJQL]HG�UHVLGHQWLDO�W\SH��$WWDFKHG�UHVLGHQWLDO�
LV�DOORZHG�LQ�6LQJOH�)DPLO\�5HVLGHQWLDO�'LVWULFW�IRU�XVH��EXW�LW�GRHV�QRW�FRQIRUP�WR�WKH�VHWEDFN��ORW�DUHD��DQG�
ORW�FRYHUDJH�UHTXLUHPHQWV��$QRWKHU�DUHD�WKDW�ZRXOG�RIIHU�D�FKDOOHQJH�IRU�WKH�SURSRVHG�WRZQKRPHV�LV�WKHLU�
duplicated building type which is not allowed for under current zoning. 
 Refer to Village Zoning Ordinance:  Article XI Article IV Article XV

The proposed building type of townhomes or attached residential would offer a new form of housing to 
Berrien Springs to diversify the options for housing and possibly attract new residents to the area. Because 
of its urban form townhomes offer a positive transition from the Central Business District into the adjoining 
neighborhoods. The townhomes would create a distinctive backdrop for Memorial Park through their 
duplicated plans. With townhomes facing the park it may become an even safer place for children to play 
because the park now has ‘eyes on the street’ from the surrounding residential buildings and a more public 
presence which can encourage people to be more respectful of a public place.

Existing & Proposed Bird’s Eye of Cass Street
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Cass Street: Zoning Recommendations

%XLOGLQJ�7\SHV�²�7RZQKRPHV�
$GMXVW�=RQLQJ�
,Q�WKH�QRQ�FRQIRUPLQJ�&HQWUDO�%XVLQHVV�'LVWULFW�SDUW�
of the site adjust the zoning to Residential and adjust 
requirements for lot metrics. This would allow for the 
proposed type of attached single family residential units.
The Master Plan’s Goals 2 and 6 give emphasis to economic 
development and diversity of housing. This type of 
GHYHORSPHQW�ZRXOG�EH�EHQHÀFLDO�WR�WKH�HFRQRPLF�JURZWK�
of the town due to the fact that it is a more dense type 
of housing meaning additional tax revenue. Diversity of 
housing types that may address housing needs as outlined 
in Goal 6 – 6.03 in the Master Plan along with expanding 
the market needs for which the current zoning scheme 
only allows for 1 type of housing in the market. 
The proposed mansion apartment located across from 
the courthouse would not conform to the current zoning 
map but it would conform to the future land use map. 
We encourage the zoning change from commercial to 
residential due to the fact that surrounding buildings are 
of residential use currently and are non-conforming.

%XLOGLQJ�7\SHV���0DQVLRQ�$SDUWPHQW�DQG�6HQLRU�
+RXVLQJ�
Amend the Zoning Ordinance

$PHQG�6HFWLRQ������WR�DOORZ�IRU�YDULDQFHV�RQ�SUR[LPLW\�
requirements.
The different apartments and senior housing proposed 
on site are in close proximity of each other and they are 
separated by major thoroughfares and by a neighborhood 
center. This development would also help boost economic 
GHYHORSPHQW�RQ�WKH�QHLJKERUKRRG�FHQWHU��*RDO�����7KH\�
are also directed towards different housing needs within 
the village allowing for a diversity of building types (Goal 
���

Parking Requirements:
$PHQGPHQW�WR�WKH�=RQLQJ�2UGLQDQFH�
$PHQG�]RQLQJ�RUGLQDQFH�WR�DOORZ�IRU�ÁH[LELOLW\�LQ�SDUNLQJ�
requirements to include on-street parking in parking 
calculations according to zoning ordinance.
Reference Resources Page

%XLOGLQJ�7\SH�&KDOOHQJHV���´0DQVLRQ�)ODWVµ�DQG�6HQLRU�+RXVLQJ�

´0DQVLRQ�)ODWVµ�DQG�6HQLRU�+RXVLQJ�DUH�RWKHU�HIIRUWV�WR�GLYHUVLI\�WKH�KRXVLQJ�RSWLRQV�LQ�%HUULHQ�6SULQJV��
7KH�SURSRVHG�0DQVLRQ�)ODWV�RQ�YDFDQW�ORW�DFURVV�WKH�FRXUWKRXVH�DUH�QRW�SRVVLEOH�WKURXJK�WKH�FXUUHQW�
&RPPHUFLDO�'LVWULFW·V�SHUPLWWHG�XVHV��$OVR�WKH�6HQLRU�+RXVLQJ�DQG�0DQVLRQ�$SDUWPHQWV�DUH�QRW�SRVVLEOH�
because of lot metric requirements and because they are located closely to other group home residential 
buildings.
 Refer to Village Zoning Ordinance:  Article X Article VIII

0DQVLRQ�$SDUWPHQWV�DQG�VHQLRU�KRXVLQJ�ZRXOG�RIIHU�GLIIHUHQW�RSWLRQV�IRU�KRXVLQJ�LQ�%HUULHQ�6SULQJV��DQG�
LQFUHDVH�WKH�SRVVLEOH�GHQVLW\�RI�WKH�DUHD���$GMXVWLQJ�WKH�UHTXLUHG�ORW�PHWULFV�RI�WKHVH�SURSRVHG�EXLOGLQJV�
ZRXOG�DOORZ�WKHP�WR�VHDPOHVVO\�ÀW�LQWR�WKH�H[LVWLQJ�YLOODJH�QHLJKERUKRRG��%HFDXVH�RI�WKH�GLJQLW\�RI�WKH�
SURSRVHG�0DQVLRQ�$SDUWPHQWV�DQG�6HQLRU�KRXVLQJ�DQG�WKH�FDUH�ZLWK�ZKLFK�WKH\�KDYH�EHHQ�DGDSWHG�WR�ÀW�
into the neighborhood, these new buildings may enhance the local character rather than detract from it as 
other rental and temporary housing sometimes does.

3DUNLQJ�5HTXLUHPHQW�&KDOOHQJHV�

Off-street parking requirements are not fully met on parts of the site proposal.
 Refer to Village Zoning Ordinance:  Article XVII, Section 17.04

The Masterplan encourages minimizing on-site parking requirements by promoting shared parking and on-
street parking. These forms are provided in the site plan as an alternative to traditional on-site parking. 
$GGLQJ�RQ�VWUHHW�SDUNLQJ�ZRXOG�DOVR�KHOS�VORZ�GRZQ�WUDIÀF�DQG�PDNH�WKLV�D�PRUH�SHGHVWULDQ�IULHQGO\�
environment.

This section of the existing zoning map illustrates how land uses are currently 
zoned along the Cass Street corridor. It should be noted that the land zoned for 
commercial use (red) has different entitlements and restrictions compared to 
the downtown business area (pink). As they are, commercial zoning requirements 
are not likely to promote a walkable, mixed-use environment unless provisions 
are made to encourage or require this.

Additionally, off-street parking requirements alone would strongly discourage a 
coherent and pedestrian-friendly environment here. For this reason, this plan 
SURSRVHV�WR�VLJQLÀFDQWO\�UHGXFH�RII�VWUHHW�SDUNLQJ�UHTXLUHPHQWV�LQ�IDYRU�RI�RQ�
street and shared parking solutions. Land-locked villages are not well-served by 
designated large amounts of land as unproductive parking lots.

Existing Zoning Map

Policy Issues
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Shamrock
Crossing

Existing (right) and 
proposed view (above) 
of the gas station area 
opposite Shamrocks’ high 
VFKRRO�IRRWEDOO�ÀHOG�LQ�
Berrien Springs.

View of Shamrock Crossing from the West
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Shamrock Crossing: Retrofitting a Center of Activity

Proposed Parking Distribution Proposed Uses

Building’s “Parking Shed”

Parking For Single Buildings

Shared Parking

Buildings Included In Parking
Study

Retail

Industrial

Live/Trade

Residential

Civic

OQH�RI� WKH�FRPPXQLW\·V�PRVW�DFWLYH�SHGHVWULDQ�FRPPHUFLDO�FHQWHUV�ZDV�QHYHU�GHVLJQHG� IRU�SHGHVWULDQ�XVH��7KH�DUHD�RSSRVLWH� WKH� IRRWEDOO�ÀHOG� LV�RQH�RI�
the busiest places in Berrien Springs. The combination of gas station, drugstore, fast-food restaurants, and the nearby school grounds make for an active 

FRPELQDWLRQ��3OHQW\�RI�OHIW�WXUQV��WKH�SUHVHQFH�RI�.HSKDUW�/DQH��DQG�D�EXV\�FDU�ZDVK�URXQG�RXW�D�UHFLSH�IRU�SRWHQWLDO�FROOLVLRQV�DQG�SHGHVWULDQ�LQMXULHV��$W�WKH�
VDPH�WLPH��WKH�SUHVHQFH�RI�YDFDQW�ODQG�DQG�H[WHQVLYH��LQHIÀFLHQW�SDYHPHQW�DORQJ�WKH�FRPPXQLW\·V�EXVLHVW�WKRURXJKIDUH�SUHVHQW�D�VHULRXV�LQÀOO�DQG�UHGHYHORSPHQW�
opportunity. This is especially true for a land-locked community. The entire environment, however, is currently designed almost exclusively for the automobile, 
ZKLFK�PDNHV�PHDQLQJIXO� LQWHUYHQWLRQV�HVSHFLDOO\� FKDOOHQJLQJ��)XUWKHUPRUH�� VRPH�PLJKW�DUJXH� WKDW�D�JDV� VWDWLRQ�FDQ�QRW� VHUYH�DV�DQ�DSSURSULDWH�DQFKRU� IRU�
pedestrian-based development.
7KLV�SURSRVDO�VXJJHVWV�WKDW�WKLV�DUHD��GXEEHG�6KDPURFN�&URVVLQJ��FDQ�LQGHHG�EH�UHWURÀWWHG�IRU�LQFUHDVHG�GHYHORSPHQW�DQG�YDOXDEOH�SODFHPDNLQJ��7KH�JDV�VWDWLRQ�
LV�DOUHDG\�D�VLJQLÀFDQW�GHVWLQDWLRQ��LQFOXGLQJ�IRU�LQIRUPDO�VRFLDO�JDWKHULQJ�RQ�JDPH�GD\V�DQG�GXULQJ�RWKHU�WLPHV��7KLV�LV�SDUWO\�GXH�WR�WKH�LPPHGLDWH�SUR[LPLW\�WR�
WKH�IRRWEDOO�ÀHOG�DQG�VFKRROV��ZKLFK�FDQ�EH�FOHDUO\�VHHQ�DFURVV�6DLQW�-RVHSK�$YHQXH��0�������7KH�VWDWLRQ�DQG�LWV�VXUURXQGLQJ�EXVLQHVVHV�JHQHUDWH�D�ORW�RI�WUDIÀF��
ZKLFK�QHZ�EXVLQHVVHV�FDQ�RQO\�EHQHÀW�IURP��7KH�HQWLUH�VLWH�LV�ZLWKLQ�HDV\�ZDONLQJ�GLVWDQFH�WR�PXFK�RI�%HUULHQ�6SULQJV��ZKLFK�LQFUHDVHV�LWV�SRWHQWLDO�DV�D�SHGHVWULDQ�
GHVWLQDWLRQ��)LQDOO\��VLJQLÀFDQW�SURSHUW\�LV�UHQGHUHG�YLUWXDOO\�LQDFFHVVLEOH�PLG�EORFN��DQG�SURSHUW\�RZQHUV�PLJKW�KDYH�DQ�LQWHUHVW�LQ�QHZ�LQIUDVWUXFWXUH�HQDEOLQJ�
access to developable land. This proposal seeks to build on these issues to improve the village’s second center and expand its opportunities.

This diagram illustrates 
how off-street, on-street, 
and shared parking areas 
are distributed in the 
proposed redevelopment 
plan of Shamrock Crossing.

A “parking shed” refers 
to the parking area that 
is designated to serve 
a particular building or 
group of buildings.  

This diagram illustrates 
the proposed distribution 
of land uses in Shamrock 
Crossing. Due to the 
gas station, residential 
opportunities are limited. 

But the new street makes 
provisions for live-trade 
units designed for the 
practice of trades and the 
housing of tradesmen.

Retrofitting a Center of Activity
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Shamrock Crossing: Proposed Buildings

Proposed Demolished
Buildings

Street Surface 
,PSURYHPHQWV

Phasing

Existing Buildings

6LGHZDON�,PSURYHPHQWV

/DQGVFDSH�,PSURYHPHQWV

Existing
The existing plan shows the 
considerable open and undeveloped 
space that exists between structures. 
0RVW�SDYHG�DUHDV�DUH�QRW�HIÀFLHQWO\�
used for driving or parking.

Near-Term
The near-term implementation 
includes the construction of a new 
building in front of the car wash. 
$�VPDOO��LQWHULP�FURVVLQJ�LVODQG�LV�
installed in this phase.

Mid-Term
The mid-term shows a new building 
in front of Kozy’s and a new and 
H[SDQGHG�5LWH�$LG��ZKLFK�LQFOXGHV�D�
drive-thru pharmacy. This phase also 
LQFOXGHV�D�QHZ�FURVVLQJ�RQ�0�����

Long-Term
The long-term shows the construction 
of a new street, extending Cass Street 
towards the northwest. New live-trade 
buildings are proposed in this location 
WR�IRVWHU�WKH�WUDGHV��6HH�SDJH����

The image at top right shows 
the existing conditions in 

the study area and should be 
compared to the illustrative 
SODQ� RQ� SDJH� ���� ,OOXVWUDWLYH�
plans represent a kind of long-
term vision and should be 
XQGHUVWRRG� LQ� WKDW� VHQVH�� $V�
work begins on such a project, 
the details of the proposal would 
naturally change in response to 
unforeseen and changing circumstances. This illustrative plan seeks to 
demonstrate how a challenging environment can be transformed into 
an opportunity by plugging into the existing assets and strengths of the 
place. $�PDMRU�SXUSRVH�RI�WKH�SURSRVHG�LQWHUYHQWLRQV�LQ�WKLV�DUHD�LV�WR�
attract new business and trades and to improve pedestrian safety. The 
attraction of additional residents is a secondary purpose of this plan.

The existing area is challenging because it is almost entirely designed 
IRU�WKH�DXWRPRELOH��2XWVLGH�RI�WKH�%HUULHQ�6SULQJV�9LOODJH�OLPLWV��0�����
LV�QDPHG�2OG�86�����7KDW�QDPH�LV�RIWHQ�XVHG�HYHQ�LQ�%HUULHQ�6SULQJV��
HYHQ� WKRXJK� WKH� IRUPDO� QDPH� UHDOO\� LV� 6DLQW� -RVHSK� $YHQXH�� 7KLV�
misnomer suggests that the street is really thought of as continuation 
RI�WKH�KLJKZD\�VWULS��UDWKHU�WKDQ�D�YLOODJH�DYHQXH��)RUPDO�QDPHV�VXFK�
DV�6DLQW�-RVHSK�$YHQXH�VHHP�LQDSSURSULDWH�IRU�KLJKZD\�VWULSV��%XW�WKLV�
plan proposes that the street can be reestablished as a pleasant, safe, 
DQG�YLEUDQW�YLOODJH�DYHQXH��7KH�ZRUG�DYHQXH�FRPHV�IURP�WKH�)UHQFK�
ZRUG� IRU� ´DUULYDOµ�� ,Q� WKLV� VHQVH�� WKH� WUDQVIRUPDWLRQ� RI� 6DLQW� -RVHSK�
$YHQXH�FDQ�JHQXLQHO\�HVWDEOLVK�D� VHQVH�RI�DUULYDO� IRU�D�JUHDW�YLOODJH��
This would be especially true on game days, when the athletic and 
FRPPXQLW\� DFWLYLW\� RI� WKH� IRRWEDOO� ÀHOG� ZRXOG� EH� FRPSOLPHQWHG� E\�
welcoming village buildings to the north.

Phasing Implementation

Implementation can occur in phases, as market 
conditions warrant and property owners are willing.

1

2

3

4 

5

6       
7

8

9

10

Existing Site Plan Key:

5LWH�$LGH�3KDUPDF\

Phillips 66 Gas Station

Pizza Hut

Berrien Springs Mini-Storage

6KDPURFNV�)RRWEDOO�)LHOG
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McDonald’s 

9LOODJH�6HYHQWK�GD\�$GYHQWLVW�&KXUFK

6DLQW�-RVHSK�$YHQXH��2OG�86����

Kephart Lane

North Cass Street
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This illustrative plan shows a long-term vision for how development could 
surround the existing gas station and other assets. The gas station remains 

À[HG�SDUWO\�EHFDXVH�XQGHUJURXQG�WDQNV�DUH�SURKLELWLYHO\�H[SHQVLYH�WR�PRYH��
The designed grouping of building surrounding the station entirely preserves 
the existing underground infrastructure and truck-service routes in order to 
PLQLPDOO\�DIIHFW�RSHUDWLRQV��,Q�WKH�ORQJ�WHUP��WKH�H[LVWLQJ�FDQRS\�LV�LQWHQGHG�
to be replaced with a more elegant version, and station paving is proposed 
to be colored or textured. The convenience store is proposed to be replaced 
with a larger, multi-story building that makes more use of the real estate. The 
second stories of all new buildings surrounding the gas station can be available 
IRU�RIÀFH�VSDFH��DV�UHVLGHQWLDO�XVHV�ZRXOG�QRW�EH�GHVLUDEOH�KHUH��7KH�HQWLUH�
composition is intended to remain private property, but with a deliberate 
public and pedestrian-based spirit.
2QH�RI�WKH�PRVW�VLJQLÀFDQW�DVSHFWV�RI�WKH�SURSRVDO�LV�WKH�HYHQWXDO�
UHSODFHPHQW�RI�WKH�5LWH�$LG�SKDUPDF\�DQG�GUXJVWRUH��7KH�QHZ�HQODUJHG�
building more closely follows contemporary industry standards and is located 
DW�WKH�FRUQHU�RI�.HSKDUW�/DQH�DQG�6DLQW�-RVHSK�$YHQXH��7KLV�QHZ�EXLOGLQJ�LV�
located in a currently vacant area, which permits construction while the old 
building remains in use. The new building includes a drive-thru pharmacy 
window at the rear, adjacent to the dedicated off-street parking. Convenient 
RQ�VWUHHW�SDUNLQJ�LV�DYDLODEOH�RQ�.HSKDUW�DQG�6DLQW�-RVHSK�$YHQXH��DQG�WKH�
store’s entrance remains prominently located at the corner.
Because this retail model is likely to include blank facades on two or three 
VLGHV��WKLQ�´OLQHU�EXLOGLQJVµ�KDYH�EHHQ�SURSRVHG�RQ�WKH�VRXWK�DQG�ZHVW�
facades. These buildings are deep enough for small retail and cafes and can 
be lined around blank walls in order to make use of valuable real estate 
IURQWDJH�IDFLQJ�WKH�IRRWEDOO�ÀHOGV�DQG�WKH�JDV�VWDWLRQ�
$QRWKHU�LPSRUWDQW�DVSHFW�RI�WKH�GHVLJQ�LV�WKH�LQWURGXFWLRQ�RI�D�QHZ�HDVW�ZHVW�
street that continues Cass Street towards the northwest and potentially to 
$SSOH�9DOOH\��VHH�SDJH������7KH�LOOXVWUDWLYH�SODQ�VKRZV�WKLV�VWUHHW�XVHG�IRU�
live-trade buildings. These are buildings used for the practice of trades on 
WKH�JURXQG�OHYHO��L�H���ZHOGHUV��PHWDO�ZRUNHUV��HWF���DQG�XVHG�IRU�UHVLGHQWLDO�
purposes above. This residential market can more easily tolerate the gritty 
environment of the area and can simultaneously serve an important part of 
the population.
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Illustrative Site Plan Key:

3URSRVHG�5LWH�$LGH�3KDUPDF\

Phillips 66 Gas Station

6KDPURFNV�)RRWEDOO�)LHOG

McDonald’s 
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9LOODJH�6HYHQWK�GD\�$GYHQWLVW�&KXUFK

Proposed Commercial Buildings

3URSRVHG�$SDUWPHQW�%XLOGLQJV

Proposed Residential Buildings

6DLQW�-RVHSK�$YHQXH��2OG�86����

Kephart Lane

North Cass Street

Proposed Street
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Shamrock Crossing

These two bird’s eye view illustrates 
how the proposed long-term build-out 
dovetails around the existing assets, 
including the gas station infrastructure.
The proposed view clearly shows 
how the new buildings fronting Saint 
Joseph Avenue also look over the 
6KDPURFNV�IRRWEDOO�ÀHOG��7KLV�ZRXOG�
be an excellent location for a cafe or 
restaurant to receive the many fans that 
attend football games here.
Also visible is the convenient on-street 
parking available for the new Rite Aid on 
Kephart Lane. View of the existing study area from the south.

With a size of about 12 acres, this study 
area represents an opportunity to test 

WKH�OLPLWV�RI�LQÀOO�DQG�UHWURÀW�GHYHORSPHQW��
,I� LW� ZHUH� QRW� IRU� WKH� ODQG�ORFNHG� VWDWXV�
RI� WKH� 9LOODJH�� FKDOOHQJLQJ� RSSRUWXQLWLHV�
such as this may not even be considered. 
+RZHYHU��WKLV�SURSRVHG�SODQ�DGGV�WKLUW\�ÀYH�
new dwelling units and more than 100,000 
sq ft of gross commercial space to the tax 
EDVH��ZKLFK�DOPRVW�GRXEOHV�WKH�HIÀFLHQF\�RI�
return on infrastructure investment.

The views in this proposal also show 
that such an intense land use can have a 
GHÀQLWH�YLOODJH�VFDOH�DQG�FKDUDFWHU��%XLOGLQJ�
footprints are kept smaller, partly because of 
preexisting property boundaries. Even large 
buildings can be designed to compliment a 
smaller, pedestrian-based community. 

$Q� LPSRUWDQW� SDUW� RI� WKH� SURSRVDO� LV� WKH�
HYHQWXDO� UHGHVLJQ� RI� 6DLQW� -RVHSK� $YHQXH�
�0������ DV� D� ERXOHYDUG�� 6LPLODU� WR� 2URQRNR�
7RZQVKLS·V� ORQJ�WHUP� SODQ� IRU� 2OG�86� ����
a boulevard median can help to naturally 
VORZ� WUDIÀF�� HQKDQFH� WKH� VHQVH� RI� DUULYDO�
for visitors, and provide crossing islands 
IRU� SHGHVWULDQV�� ,Q� WKLV� FDVH�� WKH� SODQWHG�
medians have been kept clear of tall plants 
or trees to ensure visibility for safety and 
FRQYHQLHQFH�� $W� NH\� LQWHUVHFWLRQV�� VXFK�
as at Kephart Lane, the boulevard median 
is interrupted for rumble strip left-turn 
ODQHV� �VHH� SDJH� ����� 7KH� WKRURXJKIDUH� KDV�
an especially unique design to promote  
slow vehicular speeds and safe pedestrian 
crossing near the gas station - see page 41.  

View of the proposed long-term build-out from the south.

Bird’s Eye Views
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Blocks, Streets 
& Connectivity

Vacant Land With Development Potential

Underutilized Land With Development Potential

'LI¿FXOW�7R�'HYHORS�/DQG�/RFNHG�3DUFHOV

Proposed New Streets

Village Of Berrien Springs Boundary

An existing view (above) of the gas station and its 
proposed transformation (right). The gas station remains 
the center of activity but becomes a place that can 
anchor other businesses and safer pedestrian activity. 
Underground tank locations and truck service routes 
remain unchanged in this design.

$�side-note of this proposal is the study of how an expanded 
village street grid can help to access available land that 

LV�FXUUHQWO\�GLIÀFXOW�WR�GHYHORS��7KH�VXSHUEORFN�GHÀQHG�
E\�.HSKDUW�/DQH��0������*HRUJH�6WUHHW��DQG�0DLQ�6WUHHW�
LQFOXGHV�VLJQLÀFDQW�YDFDQW�DQG�XQGHUXWLOL]HG�SURSHUWLHV�WKDW�
DUH�GLIÀFXOW�WR�DFFHVV��7KLV�LV�D�FRPPRQ�SUREOHP�ZLWK�ODUJH�
blocks, and new public streets can make these properties 
more accessible, which potentially increases the tax base.

The proposed street network would also improve pedestrian 
accessibility for the surrounding neighborhoods. This can help 
to improve safety, as hidden and unfrequented parts of the 
village would see an increase in human presence. 

$�ÀQDO�EHQHÀW�RI�WKLV�SURSRVHG�VWUHHW�QHWZRUN�LV�WKH�SRWHQWLDO�
connection of Cass Street with George Place and possibly to 
$SSOH�9DOOH\�EH\RQG��7KLV�ZRXOG�FUHDWH�DQ�DOWHUQDWLYH�HDVW�
ZHVW�URXWH�WR�0�����IRU�ORFDO�WUDIÀF�DQG�FRXOG�UHOLHYH�WUDIÀF�
VRPHZKDW�RQ�6DLQW�-RVHSK�$YHQXH�

&RQVLGHULQJ�WKDW�WKH�9LOODJH�DOUHDG\�KDV�ZDVWHZDWHU�VHUYLFH�
available, this area seems especially ready for increased 
development of a complimentary nature.

Shamrock Crossing

This diagram shows how the larger superblock between Kephart, M-139, George Street, and Main Street can be ac-
cessed for increased and improved development. Much of this land is currently vacant or underutilized due to access 
limitations, and new streets could change this. A new east-west street can also provide an alternate route to M-139 
IRU�ORFDO�WUDIÀF��SRWHQWLDOO\�FRQQHFWLQJ�&DVV�6WUHHW�ZLWK�$SSOH�9DOOH\��7KH�ZKLWH�FLUFOH�LQGLFDWHV�D���PLQXWH�ZDON�

Connecting the Northwest Neighborhood
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Shamrock Crossing:

Existing (left) and proposed (above) views looking north at Kephart Lane and M-139 / Saint Joseph Avenue. The 
proposed view shows the new and expanded Rite Aid drugstore entrance and adjoining buildings, some of which look 
RYHU�WKH�IRRWEDOO�ÀHOG��$OVR�YLVLEOH�LV�DQ�LPSURYHG�IHQFH�GHVLJQ�IRU�WKH�IRRWEDOO�ÀHOG�

$s was mentioned before, this study area already has plenty of pedestrian activity. Development simply needs to catch up with the existing activity in order 
WR�SURYLGH�D�VDIHU�DQG�PRUH�SURVSHURXV�HQYLURQPHQW��$�VDIHU�VWUHHW�GHVLJQ�RQ�6DLQW�-RVHSK�$YHQXH��0������ZRXOG�DOVR�KHOS�WR�LGHQWLI\�WKLV�DUHD�DV�SDUW�RI�WKH�

9LOODJH�DQG�LQWHJUDWHG�LW�PRUH�VHDPOHVVO\�LQWR�WKH�QHLJKERUKRRG�IDEULF��,Q�WKLV�SURSRVDO��.HSKDUW�/DQH�EHFRPHV�PRUH�OLNH�D�QHLJKERUKRRG�VWUHHW�ZLWK�VLGHZDONV�
UDWKHU�WKDQ�D�VXEXUEDQ�URDGZD\��$OO�RI�WKLV�KHOSV�WR�DGG�YDOXH�WR�WKH�QRUWK�QHLJKERUKRRG�RI�%HUULHQ�6SULQJV��ZKLFK�LV�LPPHGLDWHO\�DFURVV�WKH�VWUHHW�

7KH�H[LVWLQJ�YLHZ�RI� WKH� LQWHUVHFWLRQ�DW�.HSKDUW�DQG�0����� UHYHDOV�KRZ�XQGHUXWLOL]HG�DQG�DXWRPRELOH�GRPLQDWHG� WKH� LQIUDVWUXFWXUH� LV��$�EHWWHU�XVH�RI� WKLV�
infrastructure would include more buildings, as discussed on the previous pages. New buildings can also help to shape pedestrian-friendly environments. Buildings 
FORVH�WR�WKH�VWUHHW�QDWXUDOO\�VORZ�GRZQ�WUDIÀF��DFFRUGLQJ�WR�86�'HSDUWPHQW�RI�7UDQVSRUWDWLRQ�VWXGLHV��%XLOGLQJV�ZLWK�PDQ\�RSHQLQJV��HVSHFLDOO\�DW�JURXQG�OHYHO��
help to keep the environment interesting and emphasize the human presence to enhance perceived safety. Even smaller elements such as the proposed new 
IRRWEDOO�ÀHOG�IHQFH�FDQ�FRQWULEXWH�WR�VORZHU�YHKLFXODU�VSHHGV��PRUH�WKDQ�FKDLQ�OLQN�IHQFHV��FUDIWHG�DUWLIDFWV�VXFK�DV�WKLV�FDQ�VXJJHVW�WR�GULYHUV�WKDW�WKH\�DUH�LQ�
an active pedestrian environment. 

Views of Rite Aid

Pedestrian & 

Vehicular Safety
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Existing Pedestrian & Vehicular Traffic Conflicts Proposed Section of Shamrock Crossing on St. Joseph Avenue

Existing Pedestrian Crossing

Automobile Travel

3HGHVWULDQ���$XWRPRELOH�&RQÀLFWV

$XWRPRELOH�&RQÀLFWV

This diagram is perhaps the most 
important diagram related to the 
Shamrock Crossing proposal, because 
LW�LOOXVWUDWHV�KRZ�PDQ\�FRQÁLFW�SRLQWV�
there are on this busy part of M-139.

0XFK�RI�WKHVH�SRWHQWLDO�FRQÁLFW�SRLQWV�
exist due to the sheer number of curb 
cuts and drives that access M-139 at 
this location. The resulting staggering 
of left turns, especially during the 
busy hours of peak demand, cause a 
VLJQLÀFDQW�FRQFHUQ�IRU�YHKLFXODU�VDIHW\��

This is compounded by the presence 
RI� VLJQLÀFDQW�QXPEHUV� RI� SHGHVWULDQV��
Most of these pedestrians are students 
and children, who cross near the 
McDonald’s and Kephart Lane on their 
way from and to school. This activity 
occurs at many times of day, including 
lunch hours and during football events. 

This safety issue alone should prompt a 
reconsideration of thoroughfare design 
and land use policy at this location, 
which rivals downtown Berrien Springs 
in activity but does not have the 
appropriate, pedestrian-based form.

TKH�UHGHVLJQ�RI�6DLQW�-RVHSK�$YHQXH�IRFXVHV�RQ�WKH�SUHGRPLQDQW�FURVVLQJ�DUHD�QHDU�WKH�JDV�VWDWLRQ�DQG�0F'RQDOG·V��$�GLDJUDP�EHORZ�LOOXVWUDWHV�WKH�H[LVWLQJ�DQG�
GDQJHURXV�FRQÁLFWV�EHWZHHQ�SHGHVWULDQV�DQG�YHKLFOHV��7KH�ORQJ�WHUP�YLVLRQ�LQFOXGHV�D�VORZ�YHORFLW\�VKDUHG�VSDFH�ZLWK�WH[WXUH�SDYLQJ�DQG�FURVVLQJ�LVODQGV��,Q�

contrast with a conventional left-turn lane, this design helps to preserve most left-turn movements but at a much slower speed. Drivers know to slow down and 
will naturally slow down due to the vibrations caused by the proposed textured pattern. The presence of new buildings will also eliminate some curb cuts, which 
ZLOO�KHOS�WR�UHGXFH�SRWHQWLDO�FRQÁLFW�SRLQWV�LQ�WKH�URDG�

7KLV�ERXOHYDUG�DVVHPEO\�ZDV�GHVLJQHG�DFFRUGLQJ�WR�UHFRPPHQGDWLRQV�IRU�ZDONDEOH�XUEDQ�WKRURXJKIDUHV�DV�VHW�IRUWK�E\�WKH�,QVWLWXWH�IRU�7UDQVSRUWDWLRQ�(QJLQHHUV�
�,7(���6HH�DSSHQGL[� IRU�PRUH� LQIRUPDWLRQ��7KH�VKDUHG�FURVVLQJ�VSDFH� LV�D�PRUH�SURJUHVVLYH�FRQFHSW� WKDW� LV�QRW� IRXQG� LQ� WKH� ,7(�PDQXDO��EXW�SUHFHGHQW� IRU�
WKLV�W\SH�RI�VROXWLRQ�RQ�VWDWH�KLJKZD\V�ZLWKLQ�XUEDQ�FRQWH[WV�H[LVWV�LQ�RWKHU�SDUWV�RI�WKH�8QLWHG�6WDWHV��+RZHYHU��LW�LV�LPSRUWDQW�WR�XQGHUVWDQG�WKDW�WKH�6WDWH�
Department of Transportation is unlikely to even consider such a design until the land use warrants it. Today, the land use is exactly the opposite: dominated by 
DXWR�FHQWULF�WUDQVSRUWDWLRQ�DQG�VWULS�GHYHORSPHQW��7KLV�PHDQV�WKDW�DQ\�KRSH�LQ�FLYLOL]LQJ�6DLQW�-RVHSK�$YHQXH�DV�D�JHQXLQHO\�ZDONDEOH�VWUHHW�PXVW�EHJLQ�ZLWK�
WKH�UHGHYHORSPHQW�RI�SULYDWH�SURSHUWLHV�DV�KLJKHU�GHQVLW\��SHGHVWULDQ�EDVHG�SODFHV��,W�EHFRPHV�FOHDU�WKHQ�WKDW�ORFDO�OHDGHUVKLS�LQ�FRQVHQVXV�EXLOGLQJ��]RQLQJ��
WD[DWLRQ��DQG�WKH�HQDEOLQJ�RI�GHYHORSPHQW�PXVW�VLJQLÀFDQWO\�SUHFHGH�0LFKLJDQ�'27�DFWLRQ�

This diagram illustrates the proposed redesign of Saint Joseph Avenue (M-139) at the busiest crossing 
area. The boulevard here becomes a slow-velocity shared space with textured paving and crossing 
islands. This way, most turning movements are preserved but slow speeds and islands ensure safety.

Safety For Pedestrians & Vehicles
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Masterplan Goals
A summary of principles and goals from that were responded to 
through the design process. 

Strengthen public safety.

This plan proposes pedestrian crossings, sidewalks, bike 
lanes, and improved street design to provide safer routes for 
all methods of transportation.
 In keeping with the Masterplan: Objectives 2.03  
 and 4.02

Increase possibilities for economic prosperity.

1. This site is currently a major activity center and 
convenient destination for many daily needs and services. 
This function may be enhanced by improving the destination 
appeal to customers and businesses. To do this, underutilized 
land is proposed for additional development that will 
DOORZ�IRU�JURZWK�ZLWKLQ�WKH�9LOODJH�ZKLOH�PDLQWDLQLQJ�KLJK�
standards for quality public space.
,Q�NHHSLQJ�ZLWK�WKH�0DVWHUSODQ���2EMHFWLYHV�����DQG�����
2. New commercial and residential buildings are planned to 
EH�ÁH[LEOH�VR�WKH\�FDQ�PHHW�FKDQJLQJ�PDUNHW�GHPDQGV��$�
new street is also proposed to allow landlocked parcels to be 
developed and accommodate additional growth within the 
9LOODJH�
 In keeping with the Masterplan: Objectives 2.01,  
 6.04, 2.01, 6.03, 2.03, 2.01, and 1.11.

Preserve historic character.

New streets continue historic grid of small blocks. This may 
HDVH�WUDIÀF�DQG�FRQJHVWLRQ�RQ�6W��-RVHSK�$YHQXH�DQG�ZLOO�
attempt to increase connectivity throughout the different 
QHLJKERUKRRGV�RI�WKH�9LOODJH�RI�%HUULHQ�6SULQJV�
The architecture and aesthetic appeal of new buildings is 
grounded in local historic construction patterns and will 
promote a continuation of the early nineteenth century that 
residents of Berrien Springs value.
 In keeping with the Masterplan: Objectives 1.11,  
 1.01 and 1.02

(QKDQFH�YLVXDO�DSSHDUDQFH�
Enhanced streets, sidewalks, landscaping, lighting, and 
street-scaping may attract new residents and businesses to 
this area, as well as improve conditions for existing residents 
and businesses. 
 In keeping with the Masterplan: Objectives1.02,  
 1.03, 2.03, and 4.02

Zoning Challenges

/RW�0HWULFV�&KDOOHQJHV�²�'HQVLW\�

The buildings proposed on this site are not possible through current zoning regulations because of the 
VWDQGDUGV�IRU�ORW�FRYHUDJH��DUHD��ZLGWKV�DQG�ORW�VHWEDFNV��,Q�HDFK�RI�WKHVH�DUHDV�WKH�SURSRVHG�SODQ�DVNV�IRU�
smaller lots with smaller setbacks and larger amounts of lot coverage. 
 Refer to Village Zoning Ordinance: Sections 10.10 and 16.06

This proposal suggests these changes to current zoning because of the possible positive effect they would 
have on the public realm in this active area of Berrien Springs. Smaller lots would allow for greater density 
which would increase the tax base in this area. Higher density could make pedestrians feel safer and more 
FRPIRUWDEOH�LQ�D�VSDFH�WKDW�LV�QRZ�GRPLQDWHG�E\�DXWRPRELOHV��7KLV�DUHD�RI�WKH�9LOODJH�RI�%HUULHQ�6SULQJV�LV�
already an active place in the community, this plan takes advantage of the underutilized portions of the site 
and adapts them in a way that makes the space more accessible to development and activity potential.

Existing & Proposed Bird’s Eye of Shamrock Crossing
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Shamrock Crossing:

Land Use Policy Summary

Zoning Recommendations

2SWLRQ�$�²�$PHQG�WKH�=RQLQJ�2UGLQDQFH�

Because this is a major activity center the Zoning 
Ordinance could be amended to allow for the density 
proposed through lot metrics. 
This may be achieved through an optional or mandatory 
Overlay Zone which would allow for increased densities. 
$Q�2YHUOD\�=RQH�FRXOG�DOVR�DGGUHVV�LVVXHV�VXFK�DV�VKDUHG�
parking and accessory units.
See appendix for more information.

2SWLRQ�%���9DULDQFH�

Developers could apply for variances for lot metrics and 
coverage amounts to achieve the desired result, however 
there would be a large amount of variances required to 
make the density of this plan possible.
9DULDQFHV�ZRXOG�DOVR�EH�UHTXLUHG�WR�PDNH�VKDUHG�SDUNLQJ�
and accessory units possible.

2SWLRQ�&���$�3ODQQHG�8QLW�'HYHORSPHQW�

$SSO\LQJ�IRU�WKLV�DUHD�WR�EH�GHYHORSHG�DV�D�3ODQQHG�8QLW�
'HYHORSPHQW�ZRXOG�DOORZ�IRU�WKH�ÁH[LELOLW\�WR�PDNH�ORWV�
GHQVHU��EXW�LW�ZRXOG�EH�GLIÀFXOW�WR�DFKLHYH�EHFDXVH�WKH�
UHTXLUHPHQWV�IRU�38'V�UHTXLUH�D�ODUJHU�DPRXQW�RI�ODQG�
than this site encompasses and would need to be adjusted 
to apply for more than residential development. 
2QH�ZD\�WR�LPSOHPHQW�D�38'�ZRXOG�EH�WR�DPHQG�6HFWLRQ�
13 of the Zoning Ordinance to allow owners of several 
medium-sized or smaller lots to work together to take 
DGYDQWDJH�RI�UH]RQLQJ�WR�3ODQQHG�8QLW�'HYHORSPHQW�
�RYHUOD\��'LVWULFW���
See appendix for more information.
 

%XLOGLQJ�7\SH�&KDOOHQJHV���$FFHVVRU\�8QLWV�

,Q�WKH�UHVLGHQWLDO�SRUWLRQV�RI�WKH�VLWH�OLYH�DERYH�JDUDJHV�DQG�RWKHU�RSWLRQV�IRU�DFFHVVRU\�GZHOOLQJ�XQLWV�DUH�
proposed. These residential options, however, are not possible through current zoning.
 Refer to Village Zoning Ordinance: Section 27.01

$FFHVVRU\�XQLWV�RQ�WKLV�VLWH�ZRXOG�RIIHU�DGGLWLRQDO�RSWLRQV�WKDW�DGG�YDULHW\�WR�WKH�DYDLODEOH�PDUNHW�EDVHG�
KRXVLQJ�FKRLFHV��$FFHVVRU\�XQLWV�FRXOG�DOVR�LQFUHDVH�WKH�GHQVLW\�DQG�YDULHW\�RI�KRXVLQJ�LQ�WKLV�DUHD�DQG�
provide a customer base for the new proposed commercial buildings.

3DUNLQJ�5HTXLUHPHQW�&KDOOHQJHV�

Some buildings that are proposed do not provide the minimum amount of parking spaces required by the 
current zoning ordinance. 
 Refer to Village Zoning Ordinance: Section 17.04 C, 17.03 4, and 17.04 E

The calculations for parking requirements, however, do not take into consideration on street parking and 
shared parking arrangements, which could improve the overall character of the site.

This section of the existing zoning map illustrates land zoned for 
commerce in red, land zoned for village residential use in yellow, 
and land zoned for multi-family dwellings in orange.
A look at the Future Land Use Map (see page 6) reveals that 
almost all of the land to the south of Saint Joseph Avenue (M-
139) is intended to be preserved for schools and churches. This 
means that the area northwest of Kephart Lane represents the 
RQO\�VLJQLÀFDQW�JURZWK�RSSRUWXQLW\�RQ�WKH�ZHVW�VLGH�RI�WKH�
Village of Berrien Springs. Existing zoning shows this land to be 
VHJUHJDWHG�E\�XVH��ZKLFK�GHFUHDVHV�LWV�HFRQRPLF�ÁH[LELOLW\�DQG�
encourages development patterns that are not compatible with the 
masterplan’s overall intentions. 

Existing Zoning Map

Policy Issues



Oronoko Charter Township

44

Apple Valley
Plaza

These images illustrate the existing Apple Valley strip shopping center (right) and the proposed 
development of Apple Valley Plaza (above) fronting onto Old US 31 (M-139). The proposal 
includes new mixed-use buildings fronting onto a parking plaza, which helps to maintain good 
YLVLELOLW\�IRU�WKH�H[LVWLQJ�VXSHUPDUNHW��/LJKW�À[WXUHV��SDYLQJ�GHWDLOV��DQG�WUHHV�KDYH�EHHQ�
replaced with more human-scale designs. The proposed sign is attached to the building on the 
left. This view also shows how Old US 31 is redesigned to be a boulevard that enables safer and 
more comfortable pedestrian crossing to the county fair grounds on the opposite side.

View of Apple Valley Plaza
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Apple Valley Plaza: A Neighborhood near Campus & Fair

TKH�DUHD�VXUURXQGLQJ�WKH�H[LVWLQJ�$SSOH�9DOOH\�0DUNHW�PD\�EH�RQH�RI�2URQRNR�
Township’s most promising sites for development. The site is well-connected, 

YLVLEOH��DQG�LQFOXGHV�D�EURDG�IURQWDJH�DORQJ�2OG�86�����0�������$V�D�XQLTXH�DQG�
VXFFHVVIXO�JURFHU\�VWRUH��$SSOH�9DOOH\�DOUHDG\�KDV�D�ODUJH�OR\DO�FXVWRPHU�EDVH�WKDW�
visits the site on a regular basis. The site also includes various other businesses 
WKDW�EHQHÀW�IURP�WKLV�DQFKRU�VWRUH��7KH�QRUWKZHVW�SDUW�RI�WKH�VLWH�LQFOXGHV�DQ�
important medical center that serves a large part of the local community. Much of 
WKH�UHPDLQLQJ�VLWH�LV�SDYHG�DQG�XQGHUXWLOL]HG�RU�FRQVLVWV�RI�XQGHYHORSHG�ÀHOGV��
7R�WKH�QRUWK��D�ODUJH�DQG�VHPL�LQIRUPDO�DUHD�RI�DWKOHWLF�ÀHOGV�VHUYHV�WKH�QHDUE\�
$QGUHZV�$FDGHP\�DQG�5XWK�0XUGRFK�(OHPHQWDU\�6FKRRO��ZKLFK�DUH�ZLWKLQ�
LPPHGLDWH�ZDONLQJ�GLVWDQFH��,PPHGLDWHO\�WR�WKH�ZHVW�DQG�RSSRVLWH�*DUODQG�$YHQXH�
LV�WKH�FDPSXV�RI�$QGUHZV�8QLYHUVLW\���WKH�KHDUW�RI�WKH�FDPSXV�LV�D����PLQXWH�ZDON�
IURP�WKH�SURSHUW\��7R�WKH�VRXWK�DQG�RSSRVLWH�2OG�86����DUH�WKH�%HUULHQ�&RXQW\�
<RXWK�)DLU�JURXQGV��7KHVH�JURXQGV�KRVW�RQH�RI�WKH�PRVW�VLJQLÀFDQW�\RXWK�IDLUV�LQ�
WKH�$PHULFDQ�0LGZHVW�DQG�DUH�SODQQHG�WR�LQFOXGH�D�PDMRU�HYHQWV�DUHQD�WKDW�LV�
OLNHO\�WR�VLJQLÀFDQWO\�ERRVW�WKH�QXPEHU�RI�YLVLWRUV�LQ�IXWXUH�\HDUV�DQG�\HDU�URXQG��
Given the necessary wastewater service and the right market conditions, all of 
these factors indicate an enormous potential for development in this location.

This proposal suggests that this area can be developed as a mixed-use, walkable 
neighborhood to expand services to the local university community,  to serve 
the county fair grounds, and to provide additional housing and commercial 
opportunities for the community in general. The development proposal can be 
roughly divided into two areas: a primarily commercial area to the west centered 
XSRQ�$SSOH�9DOOH\�0DUNHW��DQG�D�SULPDULO\�UHVLGHQWLDO�DUHD�WR�WKH�HDVW��ZKHUH�WKH�
site adjoins existing multi-family and single-family homes near George Street. 
7KH�FRPPHUFLDO�XVHV�DUH�SULPDULO\�JURXSHG�DURXQG�WKH�SDUNLQJ�ORW�IURQWLQJ�$SSOH�
9DOOH\�0DUNHW��0RVW�RI�WKLV�SDUNLQJ�DUHD�LV�SUHVHUYHG�WR�ZHOFRPH�DXWRPRELOH�EDVHG�
customers. Other commercial opportunities line a local access lane parallel to 
2OG�86�����ZKLFK�JLYHV�WKHVH�EXVLQHVVHV�JRRG�YLVLEOH�IURQWDJH�RQWR�WKH�KLJKZD\�
DQG�WRZDUGV�WKH�IDLU�JURXQGV��$OO�FRPPHUFLDO�DUHDV��KRZHYHU��DUH�ZRYHQ�LQWR�WKH�
neighborhood street fabric, which enables walking and biking for local residents, 
university students, and fair visitors. The residential uses are primarily located 
DZD\�IURP�2OG�86����RQ�QHLJKERUKRRG�VFDOHG�VWUHHWV�DQG�EORFNV��'HQVHU�GZHOOLQJ�
types are concentrated near the highway and the existing big box stores, while 
single-family homes are towards the northeast. Cottage courts targeted towards 
senior residents are proposed near the center of the neighborhood, where they 
would be ideally located within walking distance to the market and more.

Apple Valley

University Medical Center

General Commercial

Hotel

Local Access Lane Commercial

Live/Work Units

Neighbor to Neighbor

Possible Commercial Distribution

Possible Residential Distribution

Apartments

Live/Work Units

Apartments Over Commercial

Single-Family Attached

Senior Housing

Single-Family Detached

Accessory Dwelling Units

These two diagrams illustrate a hypothetical distribution of proposed land uses. Both, 
the distribution of commercial uses (top) and residential uses (below) include a broad 
range of proposed types.

Dwelling & Commercial Opportunities
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Apple Valley Plaza:

Phasing

Near-Term
7KH�ÀUVW�SKDVH�LV�SURSRVHG�WR�
include a hotel and new mixed-use 
development to shape the parking 
plaza. This assumes the relocation of 
WKH�+RUQ�$UFKHRORJLFDO�0XVHXP�

Mid-Term
The second phase includes the 
construction of senior cottage courts 
and mixed-use development fronting 
RQWR�2OG�86�����$�QHZ�JUHHQ�PDNHV�
for an immediate sense of place.

Long-Term
$V�WKH�PDUNHW�PDWXUHV��WKH�ORQJ�
term includes the construction of 
DSDUWPHQW�EXLOGLQJV�EHKLQG�$SSOH�
9DOOH\�DQG�FRQWLQXHG�PL[HG�XVH�LQÀOO�
QHDU�$SSOH�9DOOH\�0DUNHW�

Final Build-Out
7KH�ÀQDO�EXLOG�RXW�LQFOXGHV�QHZ�
neighborhood blocks of single-family 
home lots and a limited multi-family 
area connecting directly to George 
Street.

The image above shows the existing conditions in the study area 
and should be compared to the illustrative plan on page 47. 

,OOXVWUDWLYH�SODQV�UHSUHVHQW�D�NLQG�RI�ORQJ�WHUP�YLVLRQ�DQG�VKRXOG�
EH�XQGHUVWRRG�LQ�WKDW�VHQVH��$V�ZRUN�EHJLQV�RQ�VXFK�D�SURMHFW��
the details of the proposal would naturally change in response to 
unforeseen and changing circumstances. This illustrative plan seeks 
to demonstrate how a challenging environment can be transformed 
into an opportunity by plugging into the existing assets and strengths 
of the place. 
$�PDMRU�SXUSRVH�RI�WKH�SURSRVHG�LQWHUYHQWLRQV�LQ�WKLV�DUHD�LV�WR�
broaden opportunities for dwelling and commerce, to more fully 
serve the needs of the university and the fair grounds, and to 
PDNH�WKH�KLJKHVW�DQG�EHVW�XVH�RI�WKH�H[LVWLQJ��DQG�SURSRVHG��
infrastructure. This illustrative plan hopes to make a persuasive 
argument that quality and complimentary development can indeed 
occur on this relatively narrow site currently dominated by strip 
development.

Phasing Diagrams

Existing Buildings

Proposed Buildings

Implementation can occur in phases, as market 
conditions warrant and property owners are willing. 
Here is a hypothetical sequence:
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Existing Site Plan Key:

$SSOH�9DOOH\�0DUNHW

%HUULHQ�&RXQW\�<RXWK�)DLU�*URXQGV

Ruth Murdoch Elementary School
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Community Gardens

Neighbor to Neighbor 

8QLWHG�)HGHUDO�&UHGLW�8QLRQ

8QLYHUVLW\�0HGLFDO�&HQWHU

+RUQ�$UFKDHRORJLFDO�,QVWLWXWH�	�0XVHXP

$QGUHZV�8QLYHUVLW\�&DPSXV

2OG�86�����0�����

*DUODQG�$YHQXH
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Illustrative Site Plan Key:

$SSOH�9DOOH\�*URFHU\�6WRUH

%HUULHQ�&RXQW\�<RXWK�)DLU�*URXQGV
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8QLWHG�)HGHUDO�&UHGLW�8QLRQ

8QLYHUVLW\�0HGLFDO�&HQWHU

$QGUHZV�8QLYHUVLW\�&DPSXV

3URSRVHG�0L[HG�8VH�%XLOGLQJV

Hotel

6DLQW�-RVHSK�$YHQXH��2OG�86����

6RFFHU�)LHOGV�	�5XQQLQJ�7UDFN

Neighbor to Neighbor

Parking Plaza

Proposed Residential Neighborhood

*DUODQG�$YHQXH
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Apple Valley Plaza

These two images show the existing 
view of the Apple Valley Market area 
�ULJKW��DQG�WKH�SURSRVHG�ÀQDO�EXLOG�
out (below). The images show just how 
close Ruth Murdoch Elementary School 
and Andrews Academy are to the area 
��VLJQLÀFDQW�DPHQLWLHV�ZLWKLQ�ZDONLQJ�
distance for families with  children.

The proposed image illustrates how 
the existing University Medical Center 
would remain in its current location, 
although some of its parking would be 
relocated to the north. The perimeter 
of that block includes a new hotel and 
additional mixed-use development.

$SSOH�9DOOH\�0DUNHW·V�H[LVWLQJ�EXLOGLQJ�
is entirely preserved in this proposal. 

To harmonize the building with the new 
development, it is suggested that the 
building be repainted and receive new 
storefront windows and awnings. The 
market continues to face the existing 
parking lot, as grocery stores must preserve  
visibility and the convenience of grocery 
cart shopping for drivers. 
7KH�H[LVWLQJ�8QLYHUVLW\�0HGLFDO�&HQWHU�LV�
DOVR�SUHVHUYHG�LQ�LWV�FXUUHQW�FRQÀJXUDWLRQ��
although its grounds have been altered 
to permit new buildings at the block 
SHULPHWHU��7KH�+RUQ�$UFKHRORJLFDO�
,QVWLWXWH�DQG�0XVHXP�KDV�EHHQ�SURSRVHG�
for demolition - it is assumed that this 
LQVWLWXWLRQ�ZRXOG�PRYH�WR�WKH�$QGUHZV�
8QLYHUVLW\�FDPSXV�LQ�WKH�IXWXUH��7KH�
UHVXOWLQJ�FRQÀJXUDWLRQ�LQFOXGHV�QHZ�PL[HG�
use commercial buildings fronting onto the 
FHQWUDO�SDUNLQJ�SOD]D��$�KRWHO�LV�SURSRVHG�
IRU�WKH�FRUQHU�RI�2OG�86����DQG�*DUODQG�
$YHQXH��ZKLFK�FRXOG�FRQYHQLHQWO\�VHUYH�
both the university and the fair grounds. 
$GGLWLRQDO�PL[HG�XVH�RU�OLYH�ZRUN�EXLOGLQJV�
DUH�SURSRVHG�RQ�*DUODQG�$YHQXH��7KH�
proposal includes a pedestrian path mid-
EORFN�WKDW�GLUHFWO\�OLQNV�WKH�$SSOH�9DOOH\�
SDUNLQJ�SOD]D�ZLWK�WKH�$QGUHZV�8QLYHUVLW\�
campus.
%HKLQG�$SSOH�9DOOH\�0DUNHW�DUH�DSDUWPHQW�
buildings that face onto the athletic 
ÀHOGV��7KHVH�DSDUWPHQW�EXLOGLQJV�DUH�
more likely to cope with the proximity 
WR�WKH�EXON\�UHDU�VHUYLFH�IDFDGH�RI�$SSOH�
9DOOH\�0DUNHW��7KHVH�DSDUWPHQWV�ZRXOG�
EH�YHU\�FRQYHQLHQWO\�ORFDWHG�IRU�$QGUHZV�
8QLYHUVLW\�VWXGHQWV�DQG�\RXQJ�IDPLOLHV��

Bird’s Eye Views
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Apple Valley Plaza: 

Shared Parking

Parking For Single Buildings

Building’s Parking Shed

Buildings Included In Parking Study

Shared Parking

Parking For Single Buildings

Building’s Parking Shed

Buildings Included In Parking Study

Existing Designated Parking

This diagram illustrates how designated off-street 
parking is currently distributed on the site.

This diagram illustrates how the proposed parking 
distribution could work.

Proposed Designated & Shared Parking

Parking

Parking
7KH�H[LVWLQJ�SDUNLQJ�DUUDQJHPHQW�LV�UDWKHU�LQHIÀFLHQW�DQG�GRHV�
not make good use of the land or existing infrastructure. The 
main parking lot is much larger than necessary - full capacity 
LV�JHQHUDOO\�RQO\�UHDFKHG�RQ�<RXWK�)DLU�'D\V��ZKHQ�WKH�IUHH�
SDUNLQJ�LV�XVHG�E\�IDLU�YLVLWRUV�ZKR�WKHQ�ZDON�DFURVV�2OG�86�����
The remaining parking lots are mostly oversized and rarely near 
capacity. Much of the site is occupied by redundant drives, 
VRPH�RI�WKHP�OLWHUDOO\�SDUDOOHO�WR�HDFK�RWKHU��,Q�DGGLWLRQ��PDQ\�
of the parking lanes are unnecessarily wide. The proposed 
SDUNLQJ�FRQÀJXUDWLRQ�VHHNV�WR�SUHVHUYH�PXFK�RI�WKH�H[LVWLQJ�
convenience of automobile-based commerce but also enables 
the development of new buildings and parking service areas:

The area north of the medical center has been redesigned for 
����VSDFHV��ZKLFK�FDQ�DOVR�VHUYH�DV�RYHUÁRZ�SDUNLQJ�IRU�RWKHU�
uses. The hotel includes 66 parking spaces mid-block. The 
drive-up entrance to the hotel can also be here. Because most 
hotel parking will occur over-night, daytime use can be shared 
ZLWK�WKH�PHGLFDO�FHQWHU�IRU�LQFUHDVHG�FRQYHQLHQFH��$SSOH�
9DOOH\�UHWDLQV�����SDUNLQJ�VSDFHV�ZLWKLQ�WKH�SDUNLQJ�SOD]D�DQG�
���SDUNLQJ�VSDFHV�WR�LWV�ZHVW��$OO�RWKHU�SDUNLQJ�SURYLVLRQV�DUH�
EDVHG�RQ�8UEDQ�/DQG�,QVWLWXWH�UHFRPPHQGHG�SUDFWLFHV�

A key component of the parking and 
transportation plan is the provision of a local 
access lane parallel to Old US 31, beginning 
at the parking plaza and heading southeast. 
7KLV�ORFDO�DFFHVV�ODQH�ÀWV�FRPIRUWDEO\�LQ�
front of the existing United Federal Credit 
Union and includes on-street diagonal 
parking. The local access lane allows the 
development to emphasize comfortable 
sidewalks and walkable neighborhood 
storefronts - conditions that would be 
GLIÀFXOW�WR�LPSOHPHQW�GLUHFWO\�RQ�2OG�86�����
It also provides visible convenience parking 
DQG�VORZ�ORFDO�WUDIÀF�VSHHGV�
The images show the existing view looking 
southeast (below) and the proposed view 
local access lane parallel to Old US 31 
(bottom).
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These images show the existing view of the 
DWKOHWLF�ÀHOGV�ORRNLQJ�QRUWKZHVW��EHORZ��DQG�WKH�
proposed conditions (left). The proposal illustrates 
how a walkable neighborhood development could 
EHQHÀW�IURP�LWV�SUR[LPLW\�WR�WKH�DWKOHWLF�ÀHOGV�
and schools. The design helps to improve safety 
RQ�WKHVH�ÀHOGV�DV�ORFDO�UHVLGHQWV�KDYH�D�FOHDU�
view over the neighborhood street towards the 
VRFFHU�ÀHOGV��1HLJKERUKRRG�VWUHHWV�DUH�GHVLJQHG�WR�
accommodate parallel parking, which can be used 
E\�WKRVH�XVLQJ�WKH�VRFFHU�ÀHOG��7KH�SURSRVHG�YLHZ�
also shows a small bathroom and storage pavilion 
with an attached picnic shelter.

Apple Valley Plaza:

Connection to Existing Assets

Connecting to Existing Assets

Andrews University

Parks

Civic

Athletic Fields

Plaza

Neighborhood Commercial

Berrien County Youth Fair

Community Garden

OQH�RI�WKH�JUHDWHVW�EHQHÀWV�RI�WKLV�VLWH�LV�LWV�SUR[LPLW\�WR�H[LVWLQJ�
community assets within easy walking and easy biking distance. The 

diagram on the left shows a quarter mile walking radius circle - about 
WKH�GLVWDQFH�FRYHUHG�E\�D�ÀYH�PLQXWH�ZDON�
7KH�REYLRXV�DVVHWV�LQFOXGH�$QGUHZV�$FDGHP\�DQG�5XWK�0XUGRFK�
Elementary School to the north, but also the community garden and 
WKH�DWKOHWLF�ÀHOGV��ZKLFK�KDYH�EHHQ�UHRUJDQL]HG�WR�EH�PRUH�FRPSDFW��
7R�WKH�ZHVW�LV�WKH�FDPSXV�RI�$QGUHZV�8QLYHUVLW\��)DFXOW\�DQG�VWXGHQWV�
PLJKW�ÀQG�WKLV�QHLJKERUKRRG�DWWUDFWLYH�GXH�WR�WKLV�SUR[LPLW\��,W�LV�
anticipated that the reorganized commercial center would become a 
more active social gathering place simply because of its improved sense 
RI�SODFH��ZLWK�REYLRXV�EHQHÀWV�IRU�UHWDLOHUV��7R�WKH�VRXWK�DUH�WKH�<RXWK�
)DLU�*URXQGV�DQG�LWV�IXWXUH�HYHQWV�FHQWHU��ZKLFK�ZRXOG�EHQHÀW�IURP�WKH�
walkable amenities and hotel nearby. This also presents an excellent 
RXWUHDFK�RSSRUWXQLW\�WR�D�EURDG�DXGLHQFH�IRU�$QGUHZV�8QLYHUVLW\��ZKLFK�
RZQV�PXFK�RI�WKH�ODQG�LQ�TXHVWLRQ��)LQDOO\��H[LVWLQJ�UHVLGHQWV�QHDU�
George Street are more conveniently connected to the area with a 
network of walkable streets.

Connecting to Existing Assets
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Apple Valley Plaza

These images show the existing view looking northwest towards Apple Valley Market (above) 
and the proposed redevelopment of that same view (top).
The proposed view shows a new neighborhood green surrounded by attached townhouses to 
the left, live-work units to the right, and mixed-use commercial development straight ahead.  
The commercial street leading into the distance runs directly in front of Apple Valley Market, 
which is slightly out of view from this vantage point. This commercial street also includes the 
existing Auto Zone and Family Dollar stores, which would now feature on-street parking and 
mid-block parking across the street.
In the distance is a tower over a public archway, which marks the start of the path that leads 
to Andrews University. The intention of the illustration is to show how the character of the 
development can be entirely different than the existing strip development.

The buildings within this proposal have been designed to complement the 
KLVWRULF�DUFKLWHFWXUH�RI�WKH�$QGUHZV�8QLYHUVLW\��7KH�KLVWRULF�FRUH�RI�WKH�

campus features broad Collegiate Gothic architectural proportions, and the 
buildings in this neighborhood are intended to echo that character without 
replicating it. 
The buildings are intended to include some brick and stone facing, but 
mostly stucco exteriors to control costs. The building forms are generally 
simple and most of their character comes from the proportions of the forms 
DQG�RSHQLQJV��,W�LV�VXJJHVWHG�WKDW�WKH�EXLOGLQJV�ZLWKLQ�WKLV�SURMHFW�ZRXOG�EH�
governed by architectural guidelines.
7KH�UHDVRQ�WKDW�$QGUHZV�8QLYHUVLW\·V�FDPSXV�DUFKLWHFWXUH�ZDV�FKRVHQ�DV�WKH�
VRXUFH�RI�LQVSLUDWLRQ�LV�EHFDXVH�$QGUHZV�8QLYHUVLW\�RZQV�WKH�PDMRULW\�RI�WKH�
land in question and would undoubtedly be associated with the project, at 
OHDVW�GXH�WR�LWV�SUR[LPLW\�WR�WKH�FDPSXV��)RU�2URQRNR�7RZQVKLS��WKLV�LV�DQ�
opportunity to promote a university-based neighborhood that serves both the 
campus and the fair at the same time.

View of Neighborhood Green
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Masterplan Goals
A summary of principles and goals from that were responded to 
through the design process. 

(QFRXUDJH�SRVVLELOLWLHV�IRU�HFRQRPLF�GHYHORSPHQW�
This proposal seeks to present a high standard for existing 
and new commercial developments that is attractive and 
easily achievable. Some of the economic development 
tools that were used include diversifying the options of 
HPSOR\PHQW�RSSRUWXQLWLHV��LQFUHDVLQJ�ÁH[LELOLW\�RI�EXLOGLQJV�
to respond to market changes and, encouraging economical 
SDUNLQJ�DUUDQJHPHQWV��$QRWKHU�DVSHFW�WKDW�PD\�LQFUHDVH�
possibilities of economic development is employing density 
as a motivator for higher quality public spaces, making them 
more attractive and inviting to a broader range of people. 
 In keeping with the Masterplan: Goal 4

Protect the natural environment through sustainable 

practices.

Low-impact development is encouraged by proposing 
smaller lots which increases density allowing for more 
units on a parcel thus conserving natural open space and 
lowering infrastructure costs. Water management on the 
site is addressed through carefully located green areas and 
permeable surfaces which allows water draining from the 
VLWH�WR�ÀOWHU�QDWXUDOO\�EHIRUH�LW�GUDLQV�LQWR�ORFDO�ZDWHUVKHG�
areas such as the Saint Joseph River and Lake Chapin.
 In keeping with the Masterplan: Goal 7

&UDIW�FRPSOHWH�QHLJKERUKRRGV�
By providing a variety of affordable, mixed-housing options, 
with vehicular and pedestrian-oriented connections to 
shopping and employment opportunities this plan reinforces 
the goals of the Masterplan that address shaping new and 
existing neighborhoods into complete places to live.
 In keeping with the Masterplan: Goal 9

$�YDULHW\�RI�DIIRUGDEOH�KRXVLQJ�RSWLRQV��VPDOO�VFDOH�SDUNV��
recreational parks and community gathering spaces are 
provided that encourage positive community relations. Public 
and private areas for recreational and leisure activities are 
located close to residential uses and schools to encourage 
KHDOWK\�OLYLQJ��$OVR��FRQQHFWLRQV�DUH�SURSRVHG�ERWK�SK\VLFDOO\�
DQG�YLVXDOO\��WR�$QGUHZV�8QLYHUVLW\�DQG�WKH�VXUURXQGLQJ�
community. By strengthening connections to surrounding 
DUHDV�WKH�EHQHÀWV�RI�SRVVLEOH�QHZ�GHYHORSPHQW�RQ�WKLV�VLWH�
could extend to nearby areas of Berrien Springs.
 In keeping with the Masterplan: Goals 6, 10 and 12 

Zoning Challenges

/RW�0HWULFV�&KDOOHQJHV�²�'HQVLW\�
7KLV�VLWH�LV�VLWXDWHG�RQ�WZR�YHU\�GLIIHUHQW�]RQLQJ�DUHDV��%XVLQHVV�'LVWULFW�DQG�8QLYHUVLW\�&ROOHJH�'LVWULFW��
7KH�8QLYHUVLW\�&ROOHJH�'LVWULFW�KDV�IHZ�UHJXODWLRQV�JRYHUQLQJ�SXEOLF�VSDFH�EHFDXVH�RI�WKH�VSHFLDO�XVHV�WKDW�
take place on this land. The Business District, however, has regulations that address many parts of the public 
realm. The area of lot metrics addresses minimum lot areas, widths, depths, required setbacks, build to lines, 
DQG�JURVV�ÁRRU�DUHD�DOORZHG��7KH�ORW�PHWULFV�RI�WKLV�SURSRVDO�DUH�QRW�SRVVLEOH�WKURXJK�FXUUHQW�]RQLQJ�EHFDXVH�
the lots proposed are smaller than is allowed. 
 Refer to Township Zoning Ordinance: Article 11.05, 11.06,12.05,12.06
7KLV�SURSRVDO�RIIHUV�UHVLGHQWLDO�DQG�FRPPHUFLDO�SODFHV�WKDW�PDNH�HIÀFLHQW�XVH�RI�VSDFH�DQG�RIIHU�TXDOLW\�
public spaces. To do this, however smaller lots with greater amounts of lot coverage are necessary. Buildings 
shape public space; to make places inviting and attractive streets and public places need to feel enclosed 
and sheltered by the buildings that surround them. This means that building setbacks decrease, and building 
frontages become a part of the public realm. Small lot widths also contribute to a sense of place by not 
RIIHULQJ�JDSV�RU�KROHV�LQ�WKH�VWUHHW�IDFH�WKDW�IHHO�HPSW\�RU�XQVDIH��$OO�RI�WKHVH�FKDQJHV�WR�VWDQGDUG�ORW�
coverage amounts increase density which offers a greater return on investment to both developers and the 
township.

%XLOGLQJ�8VH�&KDOOHQJHV�
6RPH�RI�WKH�XVHV�WKDW�DUH�SURSRVHG�DUH�QRW�SRVVLEOH�WKURXJK�FXUUHQW�]RQLQJ�RI�WKLV�VLWH��,Q�WKH�%XVLQHVV�
district residential uses are not provided for. 
 Refer to Township Zoning Ordinance: Article 4
This proposal suggests residential uses in a business district because the density and amount of commercial 
offered is enhanced by a strong local residential base. The amount of commercial land that is needed is less 
than what has been zoned for because this area may not be able to support more commercial uses. Economic 
use of space allows for additional residential to be included on the commercial land without detracting from 
WKH�DPRXQW�RI�FRPPHUFLDO�EHQHÀWV�WKDW�WKLV�VLWH�RIIHUV�

Existing & Proposed Bird’s Eye of Apple Valley Plaza
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Apple Valley Plaza: Zoning Recommendations

2SWLRQ���²�2SWLRQDO�,QFHQWLYL]HG�2YHUOD\�=RQH�

$Q�RSWLRQDO��LQFHQWLYL]HG�RYHUOD\�]RQH�ZRXOG�DOORZ�IRU�
opportunities that do not exist under current zoning. The 
optional overlay zone may reduce the requirements for 
setbacks, lot widths, or parking to preserve the Township’s 
traditional neighborhood pattern. The overlay zone would 
be used to further the development and conservation 
goals of the Township as outlined in the Master Plan. See 
appendix for more information. 

2SWLRQ���²�0DQGDWRU\�2YHUOD\�=RQH�

,Q�RUGHU�WR�IXOÀOO�WKH�JRDO�RI�WKH�PDVWHUSODQ�DQG�WR�
prevent down-zoning, one could adjust the zoning 
ordinance to provide for a mandatory overlay zone 
WKURXJKRXW�WKH�HQWLUH�VLWH�ERXQGDULHV��7KH�EHQHÀW�ZRXOG�
be a more predictable outcome and allow for long-term 
infrastructure.

2SWLRQ���²�5H]RQH�WR�38'�

$Q�DOWHUQDWLYH�WR�WKH�FXUUHQW�]RQLQJ�RUGLQDQFH�ZRXOG�
be to apply for a special land use permit, as allowed by 
WKH�EXVLQHVV�GLVWULFW��LQ�RUGHU�WR�KDYH�D�3ODQQHG�8QLW�
'HYHORSPHQW��38'���2XU�GHVLJQ�SURSRVDO�PHHWV�DOO�WKH�
UHTXLUHG�VWDQGDUGV�RI�D�38'�E\�HQFRXUDJLQJ�KRXVLQJ�
density, proposing setbacks from property lines, and 
developing patterns in harmony with the objectives and 
goals of the Master Plan. One requirement that would have 
WR�EH�DGMXVWHG�LV�WKH�VWLSXODWLRQ�WKDW�D�38'�LQ�2URQRNR�
Charter Township can only occur on land held by one 
VWDNHKROGHU��7KH�UHTXLUHPHQWV�IRU�38'V��KRZHYHU��FRXOG�EH�
adjusted to allow more than one stakeholder participate in 
a development project.

Existing Zoning Map                                                                           

Policy Issues

Natural 
Zone

Rural
Zone

6XE�8UEDQ
Zone

*HQHUDO�8UEDQ
Zone

Town Center
Zone

Special
District

Civic
Buildings

Transect-based
Regulating Plan

This image illustrates a proposed 
Transect-based Regulating Plan, as might 
be used as part of an Overlay Zone or 
even a Planned Unit Development (PUD). 
In Transect-based zoning, each zone would 
have considerable land use and density 
ÁH[LELOLW\��EXW�SURSHUW\�IURQWDJHV�ZRXOG�
meet certain expectations to enable a 
coherent public realm.
For a general understanding on Transect-
based zoning, see pages 12-13. 

Most of the existing site is zoned for commercial 
use at this time. The northern part of the site is 
zoned for university use.
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Lemon Creek
Center

These images show the existing view looking south from Old US 31 (right) and the proposed view 
from approximately the same vantage point (above). In the long term, Old US 31 is proposed 
to become a boulevard condition with local access lanes on each side. The local access lanes, 
which can be built early on and largely outside of the state DOT right-of-way, permit slower 
ORFDO�WUDIÀF��FRQYHQLHQW�RQ�VWUHHW�GLDJRQDO�SDUNLQJ��DQG�FRPIRUWDEOH�VLGHZDON�FRQGLWLRQV��7KLV�
enables the design to dove-tail a walkable neighborhood into an automobile-oriented highway. 
The local access lanes are then lined with commercial land uses that can cater to the regional 
WUDIÀF�RQ�86�����7KH�LPDJH�VKRZV�D�FRUQHU�SOD]D�OLQHG�ZLWK�D�UHVWDXUDQW�DQG�D�FDIH��7R�WKH�ULJKW�
is a new neighborhood street that leads south towards a major employment center and high 
tech business park in the distance.

Historically, development has always followed transportation routes and 
especially intersections, where activity is busiest. Downtown Berrien 

6SULQJV�LV�ORFDWHG�ZKHUH�WKH�IHUU\�RQFH�VWRSSHG��$SSOH�9DOOH\�0DUNHW�VLWV�
ZKHUH�WKH�KLJKZD\�PHHWV�$QGUHZV�8QLYHUVLW\��7KH�DUHD�VXUURXQGLQJ�WKH�
LQWHUFKDQJH�RI�2OG�86�����0������DQG�86����LV�DWWUDFWLYH�WR�HQWUHSUHQHXUV�
EHFDXVH�EXVLQHVV�QHHGV�FXVWRPHUV�DQG�HPSOR\HHV��DQG�WUDIÀF�FRQQHFWV�
these. Some businesses have already located here, although development 
has been limited partly due to the lack of wastewater services.

View on Old US 31
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Lemon Creek Center: A Gateway Neighborhood

Proposed Commercial Distribution Proposed Residential Distribution

This diagram illustrates 
how commercial uses 
are proposed to be 
distributed. This is a 
hypothetical distribution 
and land uses could easily 
be readjusted to include 
more commercial space as 
the market warrants it.

This diagram illustrates 
how a broad range of 
residential uses can be 
mixed within the site. In 
general, density is highest 
towards Old US 31, with 
apartments and attached 
single family units. Most 
detached single family 
lots are located at the site 
perimeter and within the 
woodlands.

This proposal suggests that highway-based development need not be place-less suburban sprawl or a visual clutter of strip development. Of course, 
sign ordinances and other zoning tools can help to make an automobile-oriented environment more attractive. However, should wastewater service be 

provided, under the existing zoning ordinance, the area near this interchange is almost certainly to develop as a relatively generic area of highway motels, 
business parks, and strip development. Considering the necessary public investment in infrastructure, this seems like a missed opportunity, especially because 
automobile-based development does not tend to perform well in terms of tax revenue per acre. Beyond this, the community would end up just like any other 
KLJKZD\�LQWHUFKDQJH�ZLWK�QRW�SDUWLFXODU�FRPSHWLWLYH�DGYDQWDJH�RU�VHQVH�RI�SODFH�WR�SURPRWH�EURDGO\�SURÀWDEOH�WRXULVP�RU�HQWUHSUHQHXUVKLS�
,QVWHDG��WKLV�SURMHFW�SURSRVHV�WKDW�WKH�DUHD�FDQ�EH�GHYHORSHG�DV�D�ZDONDEOH��PL[HG�XVH��DQG�UHODWLYHO\�FRPSDFW�QHLJKERUKRRG�FHQWHU�DQFKRUHG�E\�DQ�
LQWHJUDWHG�KLJK�WHFK�EXVLQHVV�FDPSXV�RU�VLPLODU�PDMRU�HPSOR\PHQW�FHQWHU��6XFK�GHYHORSPHQW�\LHOGV�D�VLJQLÀFDQWO\�KLJKHU�UHWXUQ�RQ�LQIUDVWUXFWXUH�LQYHVWHG��
serves as a genuine opportunity for quality housing in the community, offers an attractive location for new businesses including major employers and high tech-
EXVLQHVVHV��HVWDEOLVKHV�D�VWURQJ�VHQVH�RI�SODFH�WR�SURPRWH�WRXULVP��DQG�FDSWXUHV�VLJQLÀFDQW�GHYHORSPHQW�WR�SURWHFW�IDUPODQG�EH\RQG�

High Tech Business Park

Additional Commercial Space

Business Incubators

Live/Work Opportunity

High Tech / Light Industrial

Hotel

Apartments Above Commercial

Townhouses/Attached Single Family

Apartment Buildings

Live/Work

Detached Single Family

Senior Housing

A Gateway Neighborhood



Oronoko Charter Township

56

Lemon Creek Center:

Phasing

Near-Term
7KH�ÀUVW�SKDVH�LQFOXGHV�WKH�FRQVWUXFWLRQ�
of a major employment center, such as 
KLJK�WHFK�EXVLQHVVHV��QHDU�86�����7KLV�
helps to lay a solid economic foundation 
for the neighborhood and community.

Mid-Term
The second phase includes the completion 
of a mixed-use neighborhood square and 
WKH�GHYHORSPHQW�DORQJ�2OG�86�����LQFOXGLQJ�
its proposed local access lanes, a hotel, 
and other commercial uses.

Long-Term
The third phase includes the completion 
of development on the south side of the 
property and the gradual redevelopment 
RU�LQÀOO�RQ�/HPRQ�&UHHN�5RDG��$OVR�D�OLJKW�
industrial center at the airpark.

Complete
7KH�ÀQDO�SKDVH�LQFOXGHV�D�EURDG�UDQJH�
of residential lots but also commercial 
GHYHORSPHQW�WR�WKH�QRUWK�RI�2OG�86�
����ZKLFK�LV�ODUJHO\�RZQHG�E\�$QGUHZV�
8QLYHUVLW\�

This project was tentatively named Lemon Creek Center because it is 
located on Lemon Creek and Lemon Creek Road. Real places should be 

named for real things, and this neighborhood plan seeks to respect and build 
upon the natural and man-made assets that exist already. To the south of 
2OG�86�����WKH�H[LVWLQJ�VLWH�JUDGXDOO\�VORSHV�DQG�GUDLQV�VRXWK�WRZDUGV�/HPRQ�
Creek. To the north, the rolling and wooded terrain is bound by the creek 
DQG�UHVLGHQWLDO�SURSHUWLHV�RQ�9DOOH\�9LHZ�'ULYH�RQ�WKH�HDVW�VLGH�

7KH�ZHVWHUQ�ERXQGDU\�RI�WKH�����DFUH�VLWH�LV�HQWLUHO\�GHÀQHG�E\�KLJKZD\�
86�����7RZDUGV�WKH�HDVW��WKH�KHDUW�RI�$QGUHZV�8QLYHUVLW\�LV�DERXW�D�WHQ�
minute walk away, although few trails and no sidewalks exist at this time. 
5HVLGHQWV�RI�WKH�ORFDO�UHWLUHPHQW�KRPH��7LPEHU�5LGJH�0DQRU��WR�WKH�QRUWK�
DUH�IUHTXHQWO\�VHHQ�RQ�ZKHHOFKDLUV�QDYLJDWLQJ�SDVW�WUDIÀF��HYHQ�WKRXJK�
the infrastructure is not intended for pedestrians. Much of the site is 
XQGHYHORSHG��EXW�VRPH�EXVLQHVVHV�DQG�DQ�DFWLYH�6HYHQWK�GD\�$GYHQWLVW�
FKXUFK�H[LVW�DORQJ�2OG�86�����/HPRQ�&UHHN�5RDG��ZKLFK�LQFOXGHV�D�QXPEHU�
RI�GZHOOLQJV�SDUDOOHO�WR�WKH�FUHHN��WHUPLQDWHV�LQWR�WKH�HDVW�VLGH�RI�86����

Implementation can occur in phases, as 
market conditions warrant and property 
owners are willing. Here is a hypothetical 
sequence:

New Buildings

Existing Buildings

New Lots

Phasing Diagrams

1

2

3

4 

5

6       

7

8

9

10

11

4

Existing Site Plan Key:

%RE�&RRSHU�$XWRPRWLYH

BP Gas Station

.RUHDQ�6HYHQWK�GD\�$GYHQWLVW�&KXUFK

$QGUHZV�8QLYHUVLW\

Timber Ridge Manor

+LJKZD\�86���

2OG�86�����0����

Lemon Creek Road

Campbell Drive

9DOOH\�9LHZ�'ULYH

Lemon Creek
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The image on the opposite page shows the 
existing conditions in the study area and 

should be compared to the illustrative plan on 
WKLV�SDJH��,OOXVWUDWLYH�SODQV�UHSUHVHQW�D�NLQG�RI�
long-term vision and should be understood in 
WKDW�VHQVH��$V�ZRUN�EHJLQV�RQ�VXFK�D�SURMHFW��
the details of the proposal would naturally 
change in response to unforeseen and changing 
circumstances. This illustrative plan seeks to 
demonstrate how a challenging environment can 
be transformed into an opportunity by plugging 
into the existing assets and strengths of the 
place.
This plan is designed to sensitively introduce 
neighborhood infrastructure onto the land. The 
rolling land to the north includes winding streets 
that work with the existing topography to limit 
FXW�DQG�ÀOO�DQG�WR�QDWXUDOO\�GUDLQ�WKH�VLWH�WR�
SURPRWH�ORFDO�LQÀOWUDWLRQ��7KH�ÁDWWHU�ODQG�WR�WKH�
south includes a more rectangular grid that is 
shifted to shape important views and to dovetail 
into Lemon Creek Road.
What is currently thought of as a site by 
the highway is transformed into a diverse 
environment. Neighborhoods that blend into 
wooded areas, surround publics squares, and 
face pleasant streets. The only part of the 
project that is deliberately oriented towards  
KLJKZD\�86����DUH�ODUJHU�RIÀFH�EXLOGLQJV�DQG�
similar businesses. They in turn blend right into 
the neighborhood, thereby buffering all other 
uses from the presence of the highway.
To the south, a small light industrial business 
SDUN�KDV�EHHQ�ORFDWHG�QHDU�WKH�$QGUHZV�
8QLYHUVLW\�DLUSDUN�
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Illustrative Site Plan Key:
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Lemon Creek Center

These images show an existing bird’s eye 
view looking southwest (right) and the 
proposed development (below). Clearly 
YLVLEOH�LQ�WKH�IRUHJURXQG�LV�WKH�PRGLÀHG�
section of Old US 31 (M-139) and its 
commercial frontages. Lining Highway 
US 31 is a major employment center 
in the form of high tech businesses. 
These buildings buffer the neighborhood 
from the highway but also enjoy great 
highway visibility. Their large parking 
areas can be seen between the highway 
DQG�WKH�RIÀFH�EXLOGLQJV�

One reason that this site has so much 
development potential is because it 

is simultaneously located next to a major 
highway and almost immediately adjacent 
WR�$QGUHZV�8QLYHUVLW\��&RQYHQWLRQDO�
suburban development patterns are 
unlikely to take full advantage of this, but 
a compact, walkable, mixed-use pattern 
can. 
,I�ZDVWHZDWHU�VHUYLFH�ZHUH�WR�EH�SURYLGHG�
in the future, this site becomes attractive 
to major employers and high tech 
businesses who seek a well-connected 
location within the region. Locating such 
businesses within  the community has 
REYLRXV�EHQHÀWV��/RFDWLQJ�VXFK�EXVLQHVVHV�
on this particular site means that the 
community’s two largest employment 
centers would be within actual walking 
distance of the site. The presence of 
0�����DQG�WKH�LQWHUFKDQJH�PHDQV�WKDW�
neighborhood retail could be viable 
on this site. The case for a compact, 
walkable neighborhood fabric could hardly 
be stronger, especially because such 
development could provide a much higher 
return on infrastructure investment.
With appropriate zoning measures, such 
development could also provide a strong 
VHQVH�RI�SODFH�DV�D�ÀUVW�LQWURGXFWLRQ�WR�
travelers.
The bird’s eye view to the right shows 
how a walkable neighborhood fabric can 
co-exist with a highway and large business 
buildings. Commercial blocks feature 
shop-fronts on the sidewalk and additional 
SDUNLQJ�PLG�EORFN��7KH�$QGUHZV�.RUHDQ�
6HYHQWK�GD\�$GYHQWLVW�FKXUFK�KDV�EHHQ�
preserved as a neighborhood landmark.

Bird’s Eye View
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Lemon Creek Center

TKHVH�WZR�LPDJHV�VKRZ�WKH�H[LVWLQJ�YLHZ�ORRNLQJ�ZHVW�LQ�WKH�ÀHOGV�VRXWK�
RI�2OG�86�����ULJKW��DQG�D�SURSRVHG�YLHZ�IURP�DSSUR[LPDWHO\�WKH�VDPH�

YDQWDJH�SRLQW��7KH�SURSRVHG�LOOXVWUDWLRQ�VKRZV�D�KLJK�WHFK�RIÀFH�FRPSOH[�
fronting a public square. The complex, illustrated in white, has been designed 
with multiple smaller buildings. This is partly to shape buildings that are 
complimentary to a neighborhood scale, and partly to allow the buildings to be 
SKDVHG�LQ�RYHU�WLPH�DQG�WR�HQDEOH�ORQJ�WHUP�ÁH[LELOLW\��7KH�EXLOGLQJV�KDYH�EHHQ�
positioned to buffer the neighborhood from the highway beyond.

7KH�SXEOLF�VTXDUH�LV�LQWHQGHG�WR�JLYH�WKH�RIÀFH�EXLOGLQJV�DQ�DWWUDFWLYH�DQG�SUHVWLJLRXV�DGGUHVV�ZLWKLQ�WKH�FRPPXQLW\��SDUWO\�WR�DWWUDFW�TXDOLW\�HPSOR\HUV��7KH�
square also features attached townhouses, some of which can be seen on the left. This integrated relationship between employment, dwelling, and commercial 
activity is becoming increasingly attractive for businesses seeking to retain quality staff, provide for convenient lunch opportunities, and maintain meaningful 
community relations. The presence of nearby housing also enables some employees to walk to work. Eddy Street Commons and the immediately adjacent 
,QQRYDWLRQ�3DUN�DW�1RWUH�'DPH�LV�D�ORFDO�VXFFHVVIXO�H[DPSOH�RI�VXFK�D�GHYHORSPHQW�PRGHO�LQ�QHDUE\�6RXWK�%HQG��,QGLDQD�
7KH�VTXDUH�LV�DOVR�GHVLJQHG�WR�GRXEOH�DV�DQ�DWWUDFWLYH�VWRUPZDWHU�PDQDJHPHQW�GHYLFH��,W�LQFOXGHV�D�ODQGVFDSHG�UHWHQWLRQ�EDVLQ�WKDW�LV�SDUW�RI�D�ODUJHU�QHWZRUN�
RI�/LJKW�,PSULQW�VWRUPZDWHU�FRQYH\DQFH��GHWHQWLRQ��DQG�LQÀOWUDWLRQ�DUHDV��7KH�VTXDUH�LV�DOVR�DYDLODEOH�IRU�RXWGRRU�FRPPXQLW\�HYHQWV�DQG�KHOSV�WR�VKDSH�D�VHQVH�
of place within a new community by the highway.
The architecture of Lemon Creek Center has been deliberately designed to echo historical forms and proportions but with contemporary detailing and 
components. This is only a hypothetical recommendation that may be attractive to progressive employers and businesses, but other architectural styles could 
certainly be employed instead.  

View of Corporate Offices & Rowhouses on Public Square
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These two images show the existing view looking south at the 
Andrews Korean Seventh-day Adventist Church from the site’s 
northern half (left) and the proposed view of approximately 
the same area (above). 
The proposed view includes detached single-family homes 
that face onto a neighborhood green, which runs east towards 
the Lemon Creek valley. The residential lots are serviced by 
rear lanes, which keeps garage doors away from the fronts 
DQG�KHOSV�WR�XVH�ODQG�PRUH�HIÀFLHQWO\�
The green includes a small community garden. Careful 
development of detached homes can help to preserve existing 
trees that currently dominate this area.

Lemon Creek Center

View of Neighborhood green
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Lemon Creek Center: Careful Street Infrastructure

Lemon Creek Center has been designed to 
take maximum advantage of existing and 

proposed infrastructure. Conventional suburban 
development patterns, which would likely prevail 
under the existing zoning ordinance, would not 
effectively leverage the relatively large public 
investment necessary to provide wastewater 
VHUYLFH�DQG�LPSURYHG�URDG�WUDQVSRUWDWLRQ��,Q�
WRGD\·V�HFRQRP\��LW�LV�QRW�SUXGHQW�WR�VSHQG�VLJQLÀFDQW�VXPV�RQ�D�QHZ�VHZHU�OLQH�WR�
FRQQHFW�RQO\�D�KDQGIXO�RI�IXWXUH�VWULS�RIÀFHV�DQG�UHWDLOHUV��7KLV�QHLJKERUKRRG�SODQ�
could easily accommodate more than 1500 diverse dwelling units and 400,000 sq ft 
of commercial space if necessary, although market conditions may not warrant this 
and this is not necessarily recommended. Neighborhood plans are fundamentally 
ÁH[LEOH�WR�DGMXVW�ODQG�XVH�DQG�GHQVLW\�DV�PDUNHW�FRQGLWLRQV�GHPDQG��WKH�VDPH�
grid in central Saint Joseph today features fundamentally different land uses and 
densities compared to a century ago, and yet it remains the same grid, similar 
LQIUDVWUXFWXUH��DQG�HTXDOO\�ORYDEOH�DQG�SURVSHURXV�SODFH��6XFK�ÁH[LELOLW\�LV�
important because it allows development to adapt to different market conditions 
over time. 
7KLV�ÁH[LELOLW\�LV�SRVVLEOH�EHFDXVH�FRPSOHWH�QHLJKERUKRRG�VWUHHWV�DUH�
IXQGDPHQWDOO\�SODFHV�ÀUVW��GHÀQHG�E\�EXLOGLQJV�WKDW�DUH�UHODWLYHO\�FORVH�WR�WKH�
sidewalk and front onto them as complimentary facades. These buildings and 
streets are designed for the human scale and walking, providing shade and comfort 
with trees, and are well-connected to the rest of the neighborhood. The street 
environment adds value to each house because it is memorable, greater than the 
sum of its parts. Streets are not roadways. They are complete environments. Their 
GHVLJQ�FDQ�DOVR�KHOS�WR�QDWXUDOO\�FRQYH\�DQG�ORFDOO\�LQÀOWUDWH�VWRUPZDWHU��7KLV�
helps to preserve water quality and can reduce the extent of conventional inlet-
and-pipe systems, which saves costs.
$OO�RI�WKLV�UHTXLUHV�D�GLIIHUHQW�DSSURDFK�WRZDUGV�]RQLQJ��SODQQLQJ��DQG�
development. Targeting long-term value means thinking differently about 
short-term gains. This type of development is not the easiest, partly because 
our regulatory system and real estate habits are designed to enable different 
development patterns. But this type of development is possible and likely 
UHSUHVHQWV�D�SUHIHUUHG�ORQJ�WHUP�RXWFRPH��IRU�ÀVFDO��VRFLDO��DQG�HQYLURQPHQWDO�
UHDVRQV��)RUWXQDWHO\��WKH�2URQRNR�7RZQVKLS�0DVWHU�3ODQ�UHFRPPHQGV�WKH�XVH�RI�
)RUP�EDVHG�&RGHV�WR�DFKLHYH�PDVWHU�SODQ�REMHFWLYHV��$�)RUP�EDVHG�&RGH�LV�RQH�
tool that can help to facilitate this type of project.

Proposed Section of Old US 31 (M-139)

Quality Public Space

This diagram illustrates the location of open space and public space. The network 
of streets, parks, squares, and plazas has been designed to help drain the site more 
naturally, which limits stormwater pollution and inlet-and-pipe infrastructure.

200’

12’ 8’ 23’
23’8’

40’
30’

8’ 22’ 16’ 10’

Water Features

Parks, Squares, Plazas

Existing Woodlands

Civic Buildings 

Andrews University

Existing view of Old US 31 looking east 
from the bypass interchange.

Connecting to Existing Assets

3URSRVHG�VHFWLRQ�RI�PRGLÀHG�2OG�
US 31 with local access lanes.
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Masterplan Goals
A summary of principles and goals from that were 
responded to through the design process. 

Preserve rural land by building compact 

places.

Residential Lot sizes from 30-80’ wide and 
Commercial lots with 0’ setbacks ranging in size 
from 2000sqft to12,000 sqft increase density 
and create a place where greater lot coverage 
is desirable.   
 In keeping with the Masterplan: Goals  
 1, 5, & 11

0L[�XVHV�IRU�YDULHW\�DQG�ÁH[LELOLW\�
The proposal suggests a way of approaching 
zoning that is not based on use but on the form 
of buildings that upholds a high quality of public 
space. This allows for a greater variety of use 
and avoids down zoning of lots from commercial 
to residential.
 In keeping with the Masterplan: Goals   
 4, 8

Make places walkable.

$VSHFWV�RI�WKLV�SODQ�WKDW�HQFRXUDJH�ZDONDELOLW\�
include a dense street network and a wide 
YDULHW\�RI�DFWLYLWLHV�ORFDWHG�ZLWKLQ�D�ÀYH�PLQXWH�
ZDON��,W�DOVR�LQFOXGHV�SHGHVWULDQ�FRQQHFWLRQV�WR�
$8�DQG�QHDUE\�QHLJKERUKRRGV�
 In keeping with the Masterplan: Goals  
 9, 10

Build quality places for both commercial 

and residential use.

Space has been reserved for parks and urban 
FLYLF�JUHHQV��)URQWDJHV�RI�EXLOGLQJV�DQG�
walkable, comfortable streets also add to the 
design making the place attractive and live-able 
to visitors and residents.
 In keeping with the Masterplan: Goals  
 7, 12
 

Zoning Challenges

/RW�0HWULFV�&KDOOHQJHV�

The lot requirements including lot area, lot width, lot coverage percentages, and setback requirements used in this plan 
are not possible using current zoning regulations. This proposal allows for smaller lots, lot widths and setbacks with larger 
lot coverage percentages.
Residential Lot sizes from 30-80’ wide and commercial lots with 0’ setbacks ranging in size from 2000 sqft to 12,000 sqft 
increase density and create a place where greater lot coverage is desirable.
 Refer to Township Zoning Ordinance: Articles 6-13

([LVWLQJ�]RQLQJ�DOORZV�IRU���·�PLQLPXP�ORW�ZLGWKV�DQG�����PD[LPXP�ORW�FRYHUDJH��7KLV�GRHV�QRW�HQKDQFH�WKH�JRDOV�RI�WKH�
0DVWHUSODQ�EHFDXVH�LW�GRHV�QRW�DOORZ�IRU�GHQVLW\�DQG�SURPRWHV�LQHIÀFLHQW�UHVLGHQWLDO�GHYHORSPHQW�VXEGLYLVLRQV��7KLV�SODQ�
RIIHUV�D�GLIIHUHQW�RSWLRQ�IRU�IXWXUH�GHYHORSPHQW�WKDW�ERWK�SUHVHUYHV�UXUDO�ODQG�DQG�RIIHUV�DWWUDFWLYH�DQG�HIÀFLHQW�RSWLRQV�
for commercial and residential development. 

0L[�RI�8VHV�&KDOOHQJHV�

0L[HG�8VH�EXLOGLQJV�DUH�RQO\�DOORZHG�DV�D�FRQWDLQHG�GHYHORSPHQW�ZLWKLQ�FRPPHUFLDO�]RQHV��7KLV�SURSRVDO�DOORZV�IRU�D�
GLYHUVLW\�RI�XVHV�ERWK�ZLWKLQ�ORWV�DQG�LQ�DGMRLQLQJ�ORW�XVHV��7KH�GHÀQLWLRQ�RI�PL[HG�XVH�WKDW�WKLV�SURSRVDO�XVHV�GRHV�QRW�
conform to current land use zoning.
 Refer to Township Zoning Ordinance: Articles 18.23, 11.03, 3.18

7KHUH�DUH�VHYHUDO�EHQHÀWV�LQ�DOORZLQJ�IRU�D�PL[�RI�XVHV��2QH�LV�WKH�PDUNHW�VWDELOLW\�WKDW�PDQ\�RSWLRQV�FDQ�EULQJ��E\�RIIHULQJ�
PDQ\�GLIIHUHQW�FKRLFHV�D�SODQ�KDV�D�JUHDWHU�RSSRUWXQLW\�WR�VXFFHHG�WKURXJK�GLIIHUHQW�PDUNHW�FKDQJHV��$QRWKHU�EHQHÀW�
is the vibrancy that a mix of uses can bring to a street or neighborhood. This activity could create an atmosphere that is 
attractive to visitors and may bring people from around the region to this location for commercial and social activities. 
Through offering mixed use options stakeholders don’t have to worry about their land being down-zoned from commercial 
to residential. 

Existing & Proposed Bird’s Eye of Lemon Creek Center
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Lemon Creek Center: Zoning Recommendations

6ROXWLRQ�����2SWLRQDO�2YHUOD\�=RQH�
$�ZD\�WR�UHLQIRUFH�FXUUHQW�]RQLQJ�DQG�PRUH�HIIHFWLYHO\�H[HFXWH�WKH�LQWHQW�RI�
WKH�0DVWHUSODQ�ZRXOG�EH�WR�LQVWLWXWH�DQ�RSWLRQDO�RYHUOD\�]RQH��$Q�RYHUOD\�]RQH�
LV�D�UHJXODWLQJ�WRRO�WKDW�LV�GHVLJQHG�WR�SURGXFH�D�VSHFLÀF�HIIHFW�IRU�D�ORFDOL]HG�
area by offering alternate zoning options that enhance existing zoning. 
Examples of uses for this zoning tool are to preserve architectural character 
in historic districts, protect delicate natural environments or to encourage 
VSHFLÀF�W\SHV�RI�HFRQRPLF�GHYHORSPHQW�
$Q�RYHUOD\�]RQH�ZRXOG�RIIHU�DQ�RSWLRQDO�VHW�RI�]RQLQJ�UHJXODWLRQV��VXFK�DV�D�
7UDQVHFW�EDVHG�)RUP�EDVHG�&RGH��WKDW�ZRXOG�HQDEOH�2URQRNR�7RZQVKLS�WR�
achieve its goals for compact neighborhood development on this site and 
therefore preserve other areas of the township for agricultural and natural use. 
See appendix for more information.

6ROXWLRQ�����0DQGDWRU\�2YHUOD\�=RQH��
Because future infrastructure such as sewer and water systems may soon 
be implemented on this site it is important for the township to carefully 
SODQ�SRWHQWLDO�GHYHORSPHQW���$Q�RSWLRQDO�RYHUOD\�]RQH�FRXOG�DFW�DV�DQ�
implementation tool for a set period of time and then be adopted as a 
mandatory special zoning district. This would allow the Township to more 
closely monitor the development of this area and possibly achieve a more 
FRPSOHWH�UHVXOW��$�PDQGDWRU\�RYHUOD\�]RQH�FRXOG�DOVR�RIIHU�SUHGLFWDELOLW\�WR�
the built environment that stakeholders may appreciate. 
$Q�RYHUOD\�]RQH�ZRXOG�EH�HVSHFLDOO\�FDOLEUDWHG�WR�WKLV�DUHD�WKURXJK�UHVHDUFK�
and public discussion and then adopted to the current zoning ordinance.

6ROXWLRQ�����3ODQQHG�8QLW�'HYHORSPHQW�
$QRWKHU�RSWLRQ�IRU�LPSOHPHQWDWLRQ�RI�WKLV�SODQ�ZRXOG�EH�WKURXJK�D�ODUJH�
VFDOH�SULYDWH�GHYHORSPHQW�IDFLOLWDWHG�WKURXJK�D�SODQQHG�XQLW�GHYHORSPHQW��$�
planned unit development is a special area of the zoning ordinance that relaxes 
many regulations to allow developers to be innovative and economic. This plan 
IROORZV�WKH�UHTXLUHPHQWV�RI�38'V�LQ�WKH�=RQLQJ�2UGLQDQFH�E\�PDNLQJ�HFRQRPLF�
use of space, using a parcel of land larger than 10 acres, providing common 
open spaces and recreation areas, providing landscaping and a pleasant 
pedestrian environment. 
7KH�ODUJHVW�GLIÀFXOW\�LQ�XVLQJ�D�38'�WR�LPSOHPHQW�WKLV�SODQ�LV�WKH�ODUJH�DPRXQW�
RI�FRPPHUFLDO�EXLOGLQJV�WKDW�GULYH�WKH�VFKHPH��,Q�D�38'�EXLOGLQJV�WKDW�DUH�
SULPDULO\�FRPPHUFLDO�LQ�XVH�PD\�QRW�EH�EXLOW�XQWLO�����RI�UHVLGHQWLDO�XQLWV�DUH�
EXLOW��7KHUHIRUH�D�38'�FRXOG�EH�PRUH�EHQHÀFLDO�IRU�WKH�1RUWK�KDOI�RI�WKH�VLWH�
where residential may be the primary building type.
$GMXVWPHQWV�FRXOG�EH�PDGH�WR�WKH�]RQLQJ�UHJXODWLRQV�IRU�38'V�LQ�2URQRNR�
Township to make this development possible. This may include allowing 
GLIIHUHQW�VWDNHKROGHUV�WR�MRLQ�WRJHWKHU�DQG�IRUP�WKH�38'�DQG�LQFHQWLYL]LQJ�IRU�
commercial investments along with residential developments. 

:DONDELOLW\�&KDOOHQJHV�

Pedestrian connections and walkability are important aspects of the Masterplan but are 
QRW�VSHFLÀFDOO\�SURYLGHG�IRU�LQ�WKH�=RQLQJ�2UGLQDQFH��6RPH�FXUUHQW�]RQLQJ�UHJXODWLRQV�ZLOO�
FUHDWH�GLIÀFXOWLHV�IRU�IXWXUH�GHYHORSPHQW�WR�RFFXU�LQ�WKH�PDQQHU�VXJJHVWHG�E\�WKLV�SODQ��
$UHDV�ZKHUH�VWDQGDUGV�RI�JRRG�ZDONDELOLW\�DUH�QRW�HQFRXUDJHG�WKURXJK�FXUUHQW�]RQLQJ�
LQFOXGH��'HQVLW\��/DQGVFDSLQJ��DQG�6WUHHWV�DQG�$OOH\V
 Refer to Township Zoning Ordinance: Density: Articles 6-13, Landscaping: 3.14,  
 Streets and Alleys, 5.04

Making places walkable is a comprehensive approach that not only offers the opportunity 
and ability for people to walk throughout their community through sidewalks and 
crosswalks, but also makes it likely for people to walk. This can be made possible through 
making streets friendly and safe by encouraging pedestrian friendly building frontages and 
E\�UHGXFLQJ�YHKLFXODU�WUDIÀF�VSHHG�E\�SODFLQJ�EXLOGLQJV�FORVH�WR�WKH�VWUHHW��$QRWKHU�ZD\�WR�
make streets more pedestrian friendly is to use buildings to create an outdoor room in the 
street that makes pedestrians feel safe and enclosed. Offering destinations for people to 
walk to such as parks or stores could also encourage pedestrian activity.

Existing Zoning Map                                                          Regulating Plan

Zoning

Natural 
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Zone

6XE�8UEDQ
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Red Bud
Village

TKH�)XWXUH�/DQG�8VH�0DS�RI�WKH�2URQRNR�7RZQVKLS�0DVWHU�3ODQ�LGHQWLÀHV�DQ�DUHD�QRUWKZHVW�RI�WKH�86�
���E\SDVV�DV�DQ�DUHD�IRU�´0L[HG�8VHµ��VHH�SDJH�����7KLV�GHVLJQDWLRQ�LV�LQWHQGHG�IRU�UHODWLYHO\�FRPSDFW��

mixed-use, and walkable development and assumes the provision of wastewater services on this side 
of the bypass. The provision of such services is anticipated to require a substantial investment, partly 
because the sewer line would need to run down Lemon Creek Road towards Berrien Springs to avoid 
WKH�OLPLWHG�DFFHVV�LQWHUFKDQJH��$Q\�GHYHORSPHQW�HQDEOHG�E\�ZDVWHZDWHU�VHUYLFHV�ZRXOG�FRQVHTXHQWO\�
QHHG�WR�EH�UHODWLYHO\�VLJQLÀFDQW�LQ�RUGHU�WR�MXVWLI\�WKH�SXEOLF�H[SHQVH��$�0L[HG�8VH�GHYHORSPHQW�DV�

RXWOLQHG�E\�WKH�7RZQVKLS�0DVWHU�3ODQ�KHOSV�WR�HQVXUH�WKDW�WKH�UHVXOWLQJ�WD[�EDVH�ZLOO�HYHQWXDOO\�EH�VXIÀFLHQW�DQG�UHVXOW�LQ�D�ORQJ�WHUP�EHQHÀW�IRU�WKH�FRPPXQLW\��
)XUWKHUPRUH��E\�FDSWXULQJ�VLJQLÀFDQW�JURZWK�ZLWKLQ�D�UHODWLYHO\�VPDOO�DUHD��WKLV�IXWXUH�ODQG�XVH�ZRXOG�KHOS�WR�SUHVHUYH�WKH�7RZQVKLS·V�UHPDLQLQJ�DJULFXOWXUDO�
DQG�QDWXUDO�ODQGV�IURP�VXEXUEDQ�VSUDZO��,Q�PRVW�UHVSHFWV��WKH�7RZQVKLS�0DVWHU�3ODQ�KDV�FDUHIXOO\�FRQVLGHUHG�DOO�RI�WKHVH�LVVXHV�DQG�KDV�HYHQ�VXJJHVWHG�WKH�
FRQVLGHUDWLRQ�RI�)RUP�EDVHG�&RGHV�WR�HQDEOH�ZDONDEOH�GHYHORSPHQW�SDWWHUQV�

2Q�WKH�RWKHU�KDQG��WKLV�VWXG\�DUHD�RI�DSSUR[LPDWHO\�����DFUHV�FRXOG�DFFRPPRGDWH�PRVW�RI�WKH�KLVWRULF�IDEULF�RI�WKH�9LOODJH�RI�%HUULHQ�6SULQJV��7KH�VKHHU�VL]H�
of the site and its implied development potential should give the community pause before proceeding with such an undertaking. The likely economic shifts 
within the community and the possible scale of unforeseen consequences deserve an especially careful consideration. This proposal should therefore be seen as 
VRPHZKDW�RI�D�WHVW�WKDW�KHOSV�WR�LOOXVWUDWH�SRVVLEOH�FRQVHTXHQFHV�JLYHQ�IDYRUDEOH�PDUNHW�FRQGLWLRQV��,Q�WKH�HQG��WKH�GHVLJQ�WHDP�GHFLGHG�WR�GHYHORS�D�SURSRVDO�
that would show the best long-term use of the land in the event that wastewater service was provided at this location.

These two images show the existing view looking northwest on Old US 31 at the Kerlikowske 
Farm (bottom) and a proposed view taken approximately from the same vantage point (top). 
The proposed views shows preserved vineyards and new neighborhood homes beyond. The farm 
is preserved as a community farm and includes additional buildings.

View over Kerlikowske Vineyards
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Red Bud Village

$grarian urbanism is a growing movement that combines the principles of compact, mixed-use, walkable neighborhood development with an economy and 
FXOWXUH�URRWHG�LQ�DJULFXOWXUH��$�PDMRU�SUHPLVH�RI�DJUDULDQ�XUEDQLVP�LV�WKDW�DJULFXOWXUDO�DFWLYLW\�DQG�DJULFXOWXUDO�ODQGVFDSHV�FRQVWLWXWH�D�WDQJLEOH�OLIHVW\OH�

amenity that increases the value of the development for those who chose to live there. This can be seen as an alternative to a golf course community, for 
example, where community gardens and farms replace the links as the development’s central feature. Home-buyers in such places seek a lifestyle that is 
GHHSO\�GHÀQHG�E\�JURZLQJ�IRRG�LQ�FRPPXQLW\��IRU�VRFLDO��HFRQRPLF��DQG�HQYLURQPHQWDO�EHQHÀWV��6HH�DSSHQGL[�IRU�PRUH�LQIRUPDWLRQ�

7KLV�VLWH�LV�ORFDWHG�MXVW�QRUWKZHVW�RI�WKH�86����E\SDVV�LQWHUFKDQJH�DQG�FXUUHQWO\�LQFOXGHV�WKH�.HUOLNRZVNH�)DUP�RQ�2OG�86�����2QH�RI�WKH�KLJKHVW�HOHYDWLRQ�
points in the county, this site enjoys sweeping views of rolling vineyards and orchards. By identifying it as future mixed-use, the master plan clearly foresees 
WKLV�DUHD�WR�HYHQWXDOO\�ORRVH�PXFK�RI�LWV�DJULFXOWXUDO�ODQGVFDSH��,Q�DQ�DWWHPSW�WR�FRQVHUYH�WKDW�ZKLFK�LV�JRRG��WKLV�SURSRVDO�WKHUHIRUH�VHHNV�WR�DGYDQFH�D�PRGHO�
WKDW�FDQ�SUHVHUYH�DQ�DJULFXOWXUDO�FKDUDFWHU��OLIHVW\OH��DQG�HFRQRP\�WKURXJK�GHYHORSPHQW��,W�LV�IRU�WKLV�UHDVRQ�WKDW�WKLV�SODQ�LQWHQGV�WR�SURSRVH�DQ�DJUDULDQ�
YLOODJH�GHÀQHG�E\�DJULFXOWXUDO�HGJHV��FRPPXQLW\�JDUGHQV��IDUPV��UXUDO�DUFKLWHFWXUH��HTXHVWULDQ�FHQWHUV��DQG�DJULFXOWXUDO�WRXULVP��7KH�KRSH�LV�WKDW�WKLV�PD\�
be an appropriate model for this community and that it might enable a renewed relationship with the land, even as urban growth spreads out towards the 
QRUWKZHVW�DORQJ�2OG�86�����,W�LV�D�PRGHO�WKDW�LQWLPDWHO\�ELQGV�GHYHORSPHQW�ZLWK�DJULFXOWXUH��XUEDQ�ZLWK�UXUDO��DQG�JURZWK�ZLWK�FRQVHUYDWLRQ�

These images show the existing view looking northeast over 
an existing pond on the north part of the site (below), and a 
proposed view taken roughly from the same vantage point. The 
proposal includes several cottages on the far side of the pond 
intended for local resort development. That side of the pond 
features considerable woods, which are intended to be preserved.

The view is taken from a proposed village center park, located on 
the southwest side of the pond on Old US 31 (M-139). The pond 
LWVHOI�LV�UHWURÀWWHG�WR�SOXJ�LQWR�D�ODUJHU�VWRUPZDWHU�PDQDJHPHQW�
V\VWHP�WKDW�SURPRWHV�ORFDO��QDWXUDO�LQÀOWUDWLRQ�

View over the Pond Towards Woodland Preserves
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Red Bud Village:

Phasing

Near-Term
7KH�ÀUVW�SKDVH�RFFXUV�ZKHUH�WKH�VHZHU�
line is likely to arrive as it runs north on 
5HG�%XG�7UDLO�IURP�/HPRQ�&UHHN�5RDG��,W�
includes mixed-use development located 
RQ�2OG�86����RII�WKH�LQWHUFKDQJH�

Mid-Term
7KH�VHFRQG�SKDVH�LQFOXGHV�WKH�UHWURÀW�RI�
the existing business park/subdivision north 
RI�2OG�86�����3ULPDULO\�UHVLGHQWLDO�XVHV�DUH�
intended for the northern part of the site, 
backing up into woodlands.

Long-Term
The long-term phase includes the 
construction of a second neighborhood 
FHQWHU�QHDU�+LQFKPDQ�5RDG��,W�DOVR�
includes residential and small farm lots at 
the agricultural edge.

Complete
The complete build-out includes the 
completion of the second neighborhood 
center north of Hinchman Road and the 
development of the resort complex east of 
the pond.

This proposal has 
tentatively been 

QDPHG�5HG�%XG�9LOODJH�
because it is located 
at the intersection of 
5HG�%XG�7UDLO�DQG�2OG�86�����0�������ZKLFK�UXQV�GLDJRQDOO\�WKURXJK�WKH�
approximately 250 acre site. The western half of the property is dominated 
E\�.HUOLNRZVNH�)DUP��D�VXFFHVVIXO�JUDSH�JURZLQJ�EXVLQHVV�ZLWK�EHDXWLIXO�
rolling vineyards sloping towards the southwest. Towards the north, the 
site includes the intersection of Hinchman Road. The northeastern part 
RI�WKH�SURSHUW\�LV�ODUJHO\�GHÀQHG�E\�ZRRGODQGV�DQG�VLJQLÀFDQWO\�URXJKHU�
terrain, including a man-made pond that traces its origins to a gravel pit. 
7KH�VRXWKHDVWHUQ�VLGH�RI�WKH�VLWH�LV�ERXQG�E\�86����DQG�LWV�LQWHUFKDQJH��$�
small and partially implemented suburban business park exists here. The 
southwest corner of the Red Bud Trail intersection is planned to include 
D�QHZ�KHDGTXDUWHUV�EXLOGLQJV�IRU�WKH�6HYHQWK�GD\�$GYHQWLVW�&KXUFK�/DNH�
8QLRQ�&RQIHUHQFH��,W�LV�ZRUWK�QRWLQJ�WKDW�LQLWLDO�ZDVWHZDWHU�VHUYLFH�LV�
likely to arrive from the south on Red Bud Trail, which helps to establish a 
IUDPHZRUN�IRU�SKDVLQJ�GHYHORSPHQW��$OVR��WKH�6WDWH�'27�FXUUHQWO\�RZQV�D�
VLJQLÀFDQW�ULJKW�RI�ZD\�RQ�WKLV�SDUW�RI�0�����
The image above shows the existing conditions in the study area and should 
EH�FRPSDUHG�WR�WKH�LOOXVWUDWLYH�SODQ�RQ�WKLV�SDJH��,OOXVWUDWLYH�SODQV�UHSUHVHQW�
D�NLQG�RI�ORQJ�WHUP�YLVLRQ�DQG�VKRXOG�EH�XQGHUVWRRG�LQ�WKDW�VHQVH��$V�ZRUN�
begins on such a project, the details of the proposal would naturally change 
in response to unforeseen and changing circumstances. This illustrative plan 
seeks to demonstrate how a sensitive environment can be transformed into 
an opportunity by plugging into the existing assets and strengths of the 
place.  

Implementation can occur in phases, as 
market conditions warrant and property 
owners are willing. Here is a hypothetical 
sequence:

Phasing Diagrams

Existing Buildings

Existing Lots

Proposed Buildings

Proposed Lots

1

2

4 

5

6       

7

8

9

3

Existing Site Plan Key:

.HUOLNRZVNH�)DUP
 

*UHHQVWRQH�)DUP�&UHGLW�6HUYLFHV
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$JULFXOWXUDO�/DQG

 
+LJKZD\�86���

6DLQW�-RVHSK�$YHQXH��2OG�86����0����
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Red Bud Trail
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1
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6       
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RHG�%XG�9LOODJH�LV�URXJKO\�GHVLJQHG�DV�WZR�
distinct neighborhoods. This is warranted 

partly because the site is so large, but also 
because the natural features of the land 
demand a sensitive response that naturally 
GHÀQHV�WZR�KDOYHV�RI�GHYHORSPHQW��7R�WKH�
QRUWKHDVW�RI�2OG�86�����URXJK�ZRRGHG�WHUUDLQ�
DQG�D�VLJQLÀFDQW�QDWXUDO�GUDLQDJH�SDWK�GLYLGH�
the site. To the southwest, a beautiful view-
shed over vineyards roughly corresponds to a 
seasonal drainage path. Both of these areas 
have been preserved to conserve water quality, 
improve stormwater management, protect 
views and woodlands, and to avoid unnecessary 
FXW�DQG�ÀOO�
The southeastern neighborhood is intended to 
plug into the opportunities that would naturally 
arise from highway proximity. The very eastern 
parts of the site are therefore intended for 
highway-oriented development, including 
commercial and clean light industrial uses. 
$W�WKH�VDPH�WLPH��WKHVH�SDUFHOV�DUH�GHVLJQHG�
to integrate into a walkable neighborhood 
SDWWHUQ��ZKHUHLQ�2OG�86����EHFRPHV�D�NLQG�RI�
PDLQ�YLOODJH�VWUHHW�RYHU�WLPH��$�K\SRWKHWLFDO�
/DNH�8QLRQ�&RQIHUHQFH�RIÀFH�GHVLJQ�KDV�
been located in the plan, with mixed-use 
development occurring in the partially vacated 
State DOT right-of-way. The existing business 
SDUN�FDQ�EH�UHWURÀWWHG�RYHU�WLPH�WR�LQFUHDVH�
density and a greater mix of uses. Residential 
lots are concentrated towards the north side of 
this neighborhood, near the woodlands.

2

8

9

11

Illustrative Site Plan Key:

([SDQGHG�.HUOLNRZVNH�)DUP�&RPSOH[
 

*UHHQVWRQH�)DUP�&UHGLW�6HUYLFHV
 

Natural Land

$JULFXOWXUDO�/DQG

Community Church

Community School

West Neighborhood Center
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East Neighborhood Center
 
+LJKZD\�86���

2OG�86�����0�����
 
Edgewood Road
 

Red Bud Trail
 
E. Hinchman Road

:DWHU�7RZHU�DQG�,QQ12 
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Red Bud Village:

The ability to have pedestrian 
access to natural and agricultural 
lands has been paradoxically 
limited in most modern rural 
communities. The constricting 
patterns of suburban sprawl and 
automobile-centered development 
patterns are largely to blame for 
this. If future generations are to 
develop a meaningful relationship 
to our natural and agricultural 
legacy, development needs to 
enable convenient and safe access 
to such landscapes, especially 
for children, young people, and 
those who do not engage in the 
agricultural economy. Pedestrian-
based neighborhood patterns such 
as the one proposed here can 
immediately connect residents to 
these places, which also helps to 
boost the economic value of the 
place.

TKHVH�WZR�LPDJHV�VKRZ�DQ�H[LVWLQJ�YLHZ�ORRNLQJ�VRXWKZHVW�RYHU�2OG�86����
DQG�.HUOLNRZVNH�)DUP��ULJKW���DQG�D�SURSRVHG�YLHZ�RI�WKH�SURSRVHG�ZHVW�

neighborhood center taken roughly from the same vantage point. The proposed 
YLHZ�VKRZV�D�ODUJH�QHLJKERUKRRG�JUHHQ�WKDW�FURVVHV�RYHU�2OG�86�����0�������ZKLFK�
in the long-term is proposed to become a village main street. Mixed-use storefront 
EXLOGLQJV�IURQWLQJ�RQWR�2OG�86����FDQ�EH�VHHQ�WR�WKH�ULJKW��7KH�YLOODJH�JUHHQ�LV�
WHUPLQDWHG�E\�D�SURSRVHG�FKXUFK��ZKLFK�LV�ÁDQNHG�E\�D�VPDOO�QHLJKERUKRRG�VFKRRO�
RU�.LQGHUJDUWHQ���,Q�WKH�GLVWDQFH�DUH�WKH�SUHVHUYHG�YLQH\DUGV��
7KH�H[LVWLQJ�.HUOLNRZVNH�)DUPVWHDG��YLVLEOH�RQ�WKH�IDU�OHIW��KDV�EHHQ�SUHVHUYHG�
EXW�PRGLÀHG�WR�LQFOXGH�D�ORFDO�IDUP�PDUNHW�DQG�ZRUNLQJ�IDUP�EXLOGLQJV�LQWHQGHG�
to manage the agrarian village’s holdings. The green is also lined by neighborhood 
homes fronting onto walkable streets that connect residents to the neighborhood 
centers and the farmlands beyond.

Bird’s Eye Views of West Neighborhood

An Agrarian Community
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Open Space Network

The diagram above illustrates the plan’s open space network, preserves, and agricultural and 
woodland estate lots. Also visible is the reinforced natural drainage pattern, which uses two 
ponds to help control stormwater and double as attractive amenities.

Common Agriculture

Community Gardens

Agricultural Estate Lots

Common Woods

Wooded Estate Lots

Pedestrian Pathways

Drainage

Five Min Walk

Red Bud Village

DHVLJQHG�IRU�DW�OHDVW�����GZHOOLQJ�XQLWV��WKLV�SODQ�SUHVHUYHV�DOPRVW�����RI�
natural and agricultural lands within the selected site boundary. Beyond 

this, the implied development intensity has the ability to capture a majority 
of future township growth and can therefore help protect much larger areas of 
farmland and native habitat. Within the site, the plan preserves approximately 
21 acres of woodlands, more than 60 acres of agriculture, and 14 acres of 
QHLJKERUKRRG�SDUNV��JUHHQV��DQG�FRPPXQLW\�JDUGHQV��$OO�GHYHORSPHQW�LV�ZLWKLQ�
easy walking distance of these beautiful and productive amenities, which helps 
WR�PDUNHW�WKH�SURMHFW�DV�DQ�DJUDULDQ�FRPPXQLW\��.HUOLNRZVNH�)DUP�LV�ORFDWHG�
at the tip of the southwestern view-shed preserve, which helps drivers on Old 
86����UHPDLQ�YLVXDOO\�FRQQHFWHG�ZLWK�DJULFXOWXUDO�ODQGVFDSH�EH\RQG��*HQHURXV�
private agricultural estate lots and wooded estate lots are located at the 
neighborhood perimeters, but with provisions for pedestrian trail connections 
into the landscape beyond.
The images above illustrate an existing view looking west just north of 
+LQFKPDQ�5RDG��DERYH�OHIW���DQG�D�SURSRVHG�YLHZ�RI�D�QHLJKERUKRRG�VWUHHW�
LQ�DSSUR[LPDWHO\�WKH�VDPH�ORFDWLRQ��WRS�ULJKW���7KH�VWUHHW�DQG�SDWK�QHWZRUN�
has been designed to naturally lead pedestrians and views towards the open 
landscape, which helps to give homes a rural view even when well within the 
neighborhood. This view shows the vineyards in the distance and suggests how 
relatively compact neighborhood patterns can help to preserve an essentially 
rural character.

Connected to the Land

Existing view looking west from Old US 31, just north of 
Hinchman Road (top). See text below for further information.
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Red Bud Village

This image illustrates a hypothetical cottage court located within Red Bud Village. Cottage courts, sometimes 
referred to as bungalow courts, include relatively small cottages that are grouped to face towards a common 
pedestrian green space, with parking and services occurring behind. This helps to reduce the size of individual 
private yards while still providing an attractive amenity for the residents. Because of their arrangement, cottage 
FRXUWV�FDQ�DFKLHYH�VLJQLÀFDQW�GHQVLWLHV��������XQLWV�WR�WKH�DFUH��DQG�\HW�FRPSOLPHQW�DQG�FRH[LVW�ZLWK�RWKHU�OHVV�
intensive land uses. This helps to make more use of local infrastructure while preserving a certain quality of 
life. Cottage courts are popular with seniors, students, empty nesters, singles, and young families because they 
decrease private maintenance and are more affordable. They can also be adapted for agricultural workers. Red Bud Village:

RHG�%XG�9LOODJH�KDV�EHHQ�LOOXVWUDWHG�DV�DQ�DJUDULDQ�
neighborhood development that includes traditional 

structures which echo historical forms. Neighborhood houses 
and homes that look over the countryside are designed 
according to the best of local architectural traditions. Mixed-
use and commercial buildings have a distinct village center 
character that is intended to promote an agrarian culture, 
attractive dwelling opportunities, and agricultural tourism. 
Building footprints in the west neighborhood are relatively 
small, partly in deference to the existing community areas 
to the east. The proposed east neighborhood is proposed for 
VLJQLÀFDQW�KLJKZD\�RULHQWHG�GHYHORSPHQW��DOEHLW�ZLWKLQ�D�
similar same range of character. However, all of this is based 
on hypothetical assumptions that don’t necessarily align with 
future market conditions or community goals.
Development in this area could easily correspond to the 
proposals made for Lemon Creek Center or other sites. The 
´ORRNµ�RI�WKH�SURSRVDO�LV�WKHUHIRUH�QRW�WKH�NH\�LVVXH�KHUH��
Rather, it is the pattern of compact, mixed-use, walkable 
GHYHORSPHQW�WKDW�VKRXOG�EH�LGHQWLÀHG�DV�WKH�NH\�EHQHÀW�
in making good us of public infrastructure investment, 
conserving natural and agricultural lands, promoting land use 
ÁH[LELOLW\�RYHU�WLPH��DQG�HVWDEOLVKLQJ�D�VHQVH�RI�SODFH�WKDW�
can advance tourism and provide great and diverse places for 
a complete community life. 

Diverse Land Use Opportunities
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Proposed Land Use
Distribution

The diagram below shows a hypothetical distribution of land uses in Red Bud Village. A traditional 
VWUHHW� QHWZRUN� DQG� )RUP�EDVHG� &RGH� FDQ� SURYLGH� ÁH[LELOLW\� LQ� ODQG� XVH� RYHU� WLPH�� LQ� RUGHU� WR�
respond to changing market conditions.

Highway Oriented Commercial/Light 
Industrial

Village Mixed Use

Agricultural

Village Center Residential

Village Neighborhood Lots

Village Edge Premium Lots

Red Bud Village:

Architecture and land Use Opportunities

Diverse Land Use Opportunities

This image below illustrates the proposed neighborhood center conditions on Old US 31 (M-139) 
in the long term. The road is proposed to evolve into a slow speed, mixed-use environment that 
supports the surrounding development and shapes a strong sense of place.
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Masterplan Goals
A summary of principles and goals from that were responded to through the design 
process. 

Preserve Natural and Agricultural Land.

By concentrating new development in this area other land in Oronoko Township will be 
SUHVHUYHG�IRU�DJULFXOWXUDO�DQG�QDWXUDO�ODQG��,Q�DGGLWLRQ�WR�SUHVHUYLQJ�ODQG�RIIVLWH����
acres of agricultural land is maintained on-site to enhance development and retain the 
agricultural character of the area. Lots in the proposal are reserved for working farms, and 
the whole plan is based on a progressive agricultural technique, the agricultural urbanist 
model.
Existing woodland and dry creek bed are preserved through this plan, water retention and 
management are integrated into existing natural features. Efforts to reduce impervious 
VXUIDFHV�WKURXJKRXW�WKH�VLWH�ZLOO�DOORZ�ZDWHU�WR�EH�ÀOWHUHG�QDWXUDOO\�EHIRUH�LW�UHDFKHV�ORFDO�
water retention areas.
 In keeping with the Masterplan: Goals 1, 2, 3
 
Strengthen comprehensive planning.

Because public sewer and water connections may soon be possible in this area it is 
important to offset the cost of this major infrastructure investment by offering enough 
new development to make it worthwhile. 
This plan offers an example of what sustainable future development could look like. It 
suggests building quality places for both commercial and residential use. To do this a mix 
of businesses and residential types are necessary. To improve conditions for mixed use 
development reduced minimum lot areas, minimum lot width, setbacks, and maximum 
lot coverages is encouraged for a more economic use of land. One area that land is often 
underutilized is extra parking. By providing on-street & mid-block parking public space 
can be more effectively shaped into positive spaces without the hindrance of large parking 
lots.
A complete phasing plan allows for growth over time as need occurs. Continuing 
comprehensive planning is also necessary to keep communities from becoming stagnant.
 In keeping with the Masterplan: Goals 4-8

&UHDWH�D�FRPSOHWH�SODFH�IRU�SHRSOH�WR�OLYH��
Complete places include houses but reach to the complete environment. In this 
plan housing is varied to offer many options to prospective residents. Streets and 
neighborhoods are shaped by the way buildings face the street and care has been taken to 
include sidewalks, community gardens, pedestrian paths, parks, and open civic spaces. To 
achieve a public space where pedestrians feel comfortable building setbacks need to be 
smaller to give a feeling of enclosure. Other aspects of this community feature the unique 
agricultural character that already exists in this area. A community farm stand, views 
to the surrounding agriculture and integrated local farms make this plan a place that 
enhances the best of what Berrien Springs also has to offer.
 In keeping with the Masterplan: Goals 9, 10, 12 

(QKDQFH�WRXULVP�DQG�PDUNHWLQJ�
This plan offers a way to promote Berrien Springs and Oronoko Township as a unique 
agricultural destination for the area. Agrarian urbanism offers a way for residents to 
experience rural agricultural living that is also centered around a community. This 
approach to development for Oronoko Township will offer an attractive gateway to 
Berrien Springs from the US-31 interchange at M139.
 In keeping with the Masterplan: Goal 11 

Zoning Challenges

/RW�0HWULFV�DQG�'HQVLW\�&KDOOHQJHV�

The lot sizes, setbacks, and lot coverage standards that this proposal suggests are not 
possible under current zoning regulations. 

The primary purpose of these challenges to zoning is to increase density, which would 
DOORZ�IRU�PL[HG�XVH�GHYHORSPHQW��*RDO���RI�WKH�PDVWHU�SODQ��DQG�MXVWLI\�WKH�H[SDQVLRQ�RI�
WKH�SXEOLF�ZDWHU�DQG�ZDVWHZDWHU�V\VWHPV�DORQJ�0������*RDO���RI�WKH�0DVWHU�3ODQ��
   
Refer to Township Zoning Ordinance: 
Article VI Section 6.06 A, B, C, E
Article VII Section 7.06 A, B, C, E
Article VIII Section 8.06 A, B, C, E
Article IX Section 9.06 A, B, C, E
Article X - Section 10.06 A, B, C, E
Article XI - Section 11.06 A, B, C, D, F

Existing & Proposed Bird’s Eye of Red Bud Village
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Red Bud Village: Zoning Recommendations

3XUFKDVH�'HYHORSPHQW�5LJKWV�
2XU�ÀUVW�UHFRPPHQGDWLRQ�LV�WKDW�WKH�WRZQVKLS�VHFXUH�WKH�
agricultural identity of the community by making an offer to 
3XUFKDVH�WKH�'HYHORSPHQW�5LJKWV��3'5��RI�WKH�IDUPODQG�LQ�WKH�
center of the site*.  We also suggest the township request the 
woodlands adjacent to the farmland be donated to the township 
in an effort to preserve this natural feature (Goal 2 of the Master 
3ODQ��

2SWLRQDO�2YHUOD\�=RQH�
Our second recommendation is that the township adopts an 
incentivized optional overlay zone for mixed use.  This would be in 
DFFRUGDQFH�ZLWK�WKH�WRZQVKLS·V�PDVWHU�SODQ��*RDO������7KH�RYHUOD\�
can be integrated into the administration of the existing zoning 
ordinance.  Existing businesses on the site would not be negatively 
DIIHFWHG�E\�WKH�RYHUOD\��QR�GRZQ�]RQLQJ����7KH�ÁH[LELOLW\�RIIHUHG�
by an optional overlay zone may also increase public and political 
acceptance. However, the outcome of an optional overlay is 
XQSUHGLFWDEOH�DQG�PD\�UHVXOW�LQ�GHYHORSPHQW�SDWWHUQV�UHÁHFWLYH�
of the underlying zone. See appendix for more information.

5H�=RQH�6LWH�
$Q�DOWHUQDWH�UHFRPPHQGDWLRQ�WR�DQ�RSWLRQDO�RYHUOD\�LV�WR�UH]RQH�
the entire site.  This would also be in accordance with the 
township’s master plan and ensure it more control over future 
development.  Existing businesses on the site would not be 
QHJDWLYHO\�DIIHFWHG�E\�WKH�UH]RQH��QR�GRZQ�]RQLQJ����5H]RQLQJ�
may hinder political and public acceptance.  Rezoning this site will 
still require the township to take steps preserve its farmlands and 
woodlands.
 
3ODQQHG�8QLW�'HYHORSPHQW�
$QRWKHU�DOWHUQDWH�UHFRPPHQGDWLRQ�LV�WR�GHYHORS�WKH�VLWH�DV�D�
SODQQHG�XQLW�GHYHORSPHQW��38'�����%HFDXVH�LW�PD\�SURYH�GLIÀFXOW�
WR�ÀQG�RQH�GHYHORSHU�ZLOOLQJ�WR�GHYHORS�WKH�HQWLUH�VLWH��WKH�
WRZQVKLS�FRXOG�FKRRVH�WR�LQLWLDWH�D�38'�ZLWK�PRUH�WKDQ�RQH�
owner.

3DUNLQJ�6XUIDFHV�&KDOOHQJHV�

The illustrative plan is not possible because of regulations in the current zoning ordinance about off-street 
parking areas that are designated to be paved with pervious materials.

3DUNLQJ�VXUIDFHV�DUH�FRQYHQWLRQDOO\�QRQ�SHUYLRXV�PDWHULDOV�WKDW�GR�QRW�DOORZ�IRU�ZDWHU�WR�ÀOWHU�QDWXUDOO\�
through the soil. Because of the amount of development there are many surfaces including streets and 
URRIV�WKDW�DUH�QRW�DEOH�WR�DOORZ�ZDWHU�WR�ÀOWHU�QDWXUDOO\��E\�DOORZLQJ�SHUYLRXV�SDYLQJ�LQ�SDUNLQJ�DUHDV�LW�ZLOO�
reduce the negative impact of run-off water on local water supplies.
This method, combined with a comprehensive water drainage plan will continue responsible natural and 
ecological preservation.

Refer to Township Zoning Ordinance: 
Article XVI Section 16.03 I. 3

This regulating plan illustrates how a 
Transect-based Form-based Code can help 
to guide physical growth while maintaining 
GHQVLW\�DQG�ODQG�XVH�ÁH[LELOLW\�

The plan includes two Special Districts 
to accommodate automobile-based 
development. Density is highest towards 
Old US 31 and feathers out towards the 
natural and agricultural edges.

Please see pages 6 and 7 for more 
information about the Transect.

Regulating Plan

Policy Issues

Natural 
Zone

Rural
Zone

6XE�8UEDQ
Zone

*HQHUDO�8UEDQ
Zone

Town Center
Zone

Special
District

Civic
Buildings
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Resources

'HVLJQLQJ�:DONDEOH�8UEDQ�7KRURXJKIDUHV��$�&RQWH[W�6HQVLWLYH�$SSURDFK
$Q�,7(�5HFRPPHQGHG�3UDFWLFH
� E\�,QVWLWXWH�RI�7UDQVSRUWDWLRQ�(QJLQHHUV
� ,7(������

)RUP�%DVHG�&RGHV�LQ���6WHSV��7KH�0LFKLJDQ�*XLGH�WR�/LYDELOLW\
 by Leslie Kettren et al
� &18�0LFKLJDQ������

)RUP�%DVHG�&RGHV�
$�*XLGH�IRU�3ODQQHUV��8UEDQ�'HVLJQHUV��0XQLFLSDOLWLHV�DQG�'HYHORSHUV
 by Daniel Parolek, Karen Parolek, and Paul Crawford
 Wiley Press, 2008

/LJKW�,PSULQW�0DQXDO��,QWHJUDWLQJ�6XVWDLQDELOLW\�DQG�&RPPXQLW\�'HVLJQ
 by Thomas Low
 Civic by Design, 2010

1HZ�8UEDQLVP��%HVW�3UDFWLFHV�*XLGH��)RXUWK�(GLWLRQ
 by Robert Steuteville, Philip Langdon and Special Contributors
� 1HZ�8UEDQ�1HZV�3XEOLFDWLRQV������

3ULQFLSOHV�RI�8UEDQ�5HWDLO�3ODQQLQJ�DQG�'HYHORSPHQW
 by Robert Gibbs
 Wiley Press, 2012

5HWURÀWWLQJ�6XEXUELD��8UEDQ�'HVLJQ�6ROXWLRQV�IRU�5HGHVLJQLQJ�WKH�6XEXUEV
 by Ellen Dunham-Jones and June Williamson
 Wiley Press, 2011

*DUGHQ�&LWLHV��7KHRU\�	�3UDFWLFH�RI�$JUDULDQ�8UEDQLVP
� E\�$QGUHV�'XDQ\�	�'XDQ\�3ODWHU�=\EHUN�	�&RPSDQ\
� 7KH�3ULQFH·V�)RXQGDWLRQ�IRU�WKH�%XLOW�(QYLURQPHQW������

Very Useful Resources
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