
ARTICLE XIX

M-2 PLANNED HEAVY INDUSTRIAL DISTRICT
SECTION 1900.
INTENT
The M-2 Planned Heavy Industrial Districts are intended to accommodate large scale assembly and fabrication activities, including specialized industrial operations whose external physical effects could adversely affect surrounding uses and districts in the absence of special review and discretionary approval by The Planning Commission.  The M-2 districts are also intended to permit manufacturing, compounding, and processing of products from raw materials only by special approval.

SECTION 1901.  PERMITTED PRINCIPAL USES
Unless otherwise permitted in this Ordinance, no building shall be erected and no building or land shall be used in the M-2 district except for one or more uses of the following character:

A.
Any permitted principal uses in the M-l district, subject to the Development Regulations of the M-2 district.

B.
Storage, transfer, and trucking terminals.

C.
Any use whose basic function is outdoor storage of heavy vehicles or materials, but excluding waste products.

D.
Accessory uses customarily incidental to the above permitted uses.

E.
Uses which, in the opinion of the Planning Commission, are similar to the above permitted uses.

SECTION 1902.
SPECIAL LAND USES
The following special land uses shall be permitted only after proper notice has been given, and after review and approval by the Planning Commission, subject to the requirements and standards of Article 23, including the submission of a site plan conforming to the requirements of Section 2221.

A.
Hazardous waste facilities. (Section 2316).

B.
Incinerators, energy recovery plants. (Section 2318).

C.
Junk yards, auto salvage/recycling operations.  (Section 2320).

D.
Landfills, transfer stations.  (Section 2322).

E.
Prisons, correctional institutions.  (Section 2327).

F.
Yard Waste Composting Facilities (Section 2342).

(Amended 8/14/91 Effective 9/20/91)

G.
Caretaker's Quarters (Section 2308).

(Amended 5/10/95 Effective 6/16/95)

H.
Cement and asphalt mixing plants.  (Section 2344).

I.
The manufacture, compounding, processing, or treatment of products, articles, or merchandise from raw materials.  (Section 2345).

J.
Utility use service buildings and storage yards.  (Section 2337).

K.
Metal plating establishments.  (Section 2346).

L.
Stamping plants or similar operations which cause noise and vibration beyond the building in which they are located.  (Section 2347).

M.
Major assembly of such items as automobiles, trucks, recreational vehicles, boats, and the like.  (Section 2347).

N.
Uses which, in the opinion of the Planning Commission, are similar to one or more of the above special land uses.

SECTION 1903.  LOCATION OF M-2 DISTRICT
An M-2 district shall be authorized or extended by rezoning only in and to areas of the Charter Township of Oxford that are designated in the Township's adopted Master Plan for Industrial Uses. A petition for an M-2 district in any other location shall either follow, or proceed simultaneously with, an amendment to the adopted Master Plan.  Applications for expansion of existing M-2 districts or for new M-2 districts, beyond the limits shown on the adopted Master Plan, shall only be accepted for areas in which Township water and sanitary sewer services will be available at the time of opening of the development and which is otherwise compatible with surrounding existing and proposed land use as provided for in the Township Zoning Ordinance and Master Land Use Plan.

SECTION 1904.
REQUIRED OFF-STREET PARKING
Parking areas shall be divided by landscape islands or medians for the purpose of channeling traffic flows, breaking up the visual impact of large paved areas, reducing heat and glare from paved surfaces, and improving the attractiveness of the development.  The location of landscape islands and medians shall be shown on the concept plan.  Landscape islands shall be planted in accordance with the approved landscape plan.  All landscape islands shall be defined by concrete curbs and designed to comply with Section 2213 of this Ordinance. Parking areas shall not be located in any required yard unless said parking area(s) are located in a side or rear yard between two adjacent developments where the parking facilities for each development are, will be or can accommodate connected parking areas and/or joint use of parking areas, as determined by the Planning Commission.

(Amended 10/08/97
Effective 11/15/97)

SECTION 1905.
LANDSCAPING REQUIREMENTS
A.
All required yards, and all other areas designated in the approved site plan for landscaping, shall be landscaped in accordance with the layout and plant materials schedule on the approved site plan.  All landscaped areas shall be regularly maintained so as to retain, as a minimum, the landscape character and quality of the site as shown on the approved site plan and in accordance with Section 2208.

B.
All required yards shall be landscaped for the purpose of creating an attractive setting for the development, to make the development compatible with neighboring uses, to filter the view from adjacent streets and properties, and to screen the view from adjacent residential areas.  A Buffer (Section 2208) shall be required within the required Yard Setback adjacent to any residential district.  The Planning Commission shall determine which Buffer (A, B, or C) is required based on the structure of the proposed use and its impact on the adjacent residential uses.

C.
The provisions of this Section shall not apply to those areas within a side or rear yard where said side or rear yard is utilized for parking area(s) between two adjacent developments where the parking facilities for each development are, will be or can accommodate connected parking areas and/or joint use of parking areas, as determined by the Planning Commission, and where the joint use of said parking areas is permitted in accordance with Section 1904.

(Amended 10/08/08
Effective 11/15/97)

SECTION 1906.
OUTDOOR LIGHTING
All parking areas and service drives shall be lighted at night during business hours.  The Planning Commission may require a minimum level of lighting be provided during non-business hours at night for public safety and policing purposes.  All outside lighting shall be arranged and shielded to prevent glare or reflections, nuisance, inconvenience, or hazardous interference of any kind of adjoining public streets or adjoining neighboring residential properties.  The Planning Commission may, as a part of site plan approval, regulate the intensity and type of such lights to assure that the standards and intent of this section will be met.

SECTION 1907.
CIRCULATION AND ACCESS
A.
An M-2 development shall not have more than two (2) access drives onto any one (1) public street unless the Applicant submits a traffic study prepared by a professional engineer (P.E.), certified planner (AICP) or professional community planner (PCP) showing projected access drive traffic volumes and demonstrating that an additional access drive is necessary for safe and reasonable access to and from this site.

B.
Service drives that will provide the principal access to and exit from the M-2 development shall be physically separated from parking areas by landscape islands.  Parking spaces shall not open onto the principal access drives.

C.
The Planning Commission may require turn lanes at intersections with abutting public streets, or with interior service drives, where traffic volumes or flow patterns indicated such lanes to be necessary.

D.
An M-2 development shall abut and have access to one or more public streets.

E.
The Township Planning Commission may require provisions for pedestrian walkways within the M-2 development, if the location of business, the size of the development, or the layout of parking areas or service drives indicate that walkways are needed for convenience and safety of pedestrians.

F.
A safety path shall be provided as required under the Township’s Safety Path and Sidewalk Regulations Ordinance No. 117 and Section 2230.  The Planning Commission may require connecting sidewalks between the safety path and interior walkways if necessary for the convenience and safety of pedestrians.

(Amended 8/25/04
Effective 9/9/04)

G.
All safety paths, pedestrian walkways, and sidewalks shall be barrier free and comply with the current standards of the American with Disabilities Act (ADA).

H.
The Township Planning Commission may require provisions for placement of traffic control devices where the size of the development, layout of parking areas for service drives, location or nature of businesses, or expected pedestrian or vehicular traffic indicates that such traffic control devices may be required to preserve public safety.  Traffic control devices, such as stop signs, speed limit signs, traffic signals, turn arrows, one-way directions, pavement markings, and pedestrian crossings shall be provided in accordance with the Michigan Manual of Uniform Traffic Control Devices, and shall be maintained consistently meet the standards of the Michigan Manual.

SECTION 1908.
LOADING AREAS
Loading areas shall be provided in accordance with Section 2212 herein, except that the following regulations shall apply, notwithstanding any provisions of Section 2212.

A.
No loading area may be located in any required yard. The provisions of this subsection shall not apply to those areas within a side or rear yard where said side or rear yard is utilized for parking and / or loading between two adjacent developments and where the parking and / or loading facilities for each development are, will be or can accommodate connected parking areas and/or joint use of parking areas, as determined by the Planning Commission.

B.
All loading areas shall be screened from view from any public street right-of-way and from any adjacent residential property.

C.
Loading and service areas shall be laid out so that, in the process of loading or unloading, no vehicle will block or extend into any other service drive or public street.  Loading and service drives shall be clearly marked on the site.

(Amended 10/08/97
Effective 11/15/97)

SECTION 1909.
NUMBER OF BUILDINGS
Permitted uses may be provided in one (1) building or in two (2) or more buildings.  If separate buildings are provided, they shall be organized on the site in such a way that they demonstrate to the Planning Commission efficient use of the site, quality of design, and placement that is sensitive to potential impacts on neighboring properties and uses. Unified architectural and landscape treatment shall be provided in all parts of an M-2 development.

SECTION 1910.
OUTDOOR STORAGE
Outdoor storage of new or waste materials or products shall be prohibited in an M-2 district, unless such storage is located within a screened area.  Such storage shall not be located in any required yard or in any service drive or parking area.  Screening for a storage area shall be finished with materials that match or are compatible with the exterior materials of the principal building(s) of the development, as determined as part of site plan review.  This section shall not prohibit otherwise permitted displays for outdoor uses.

SECTION 1911.
PERFORMANCE STANDARDS
Any project in an M-2 Planned Heavy Industrial District shall comply with all of the performance standards for smoke, odors, noise, vibration and other use effects set forth in Section 2216.

SECTION 1912.
PLANNED DEVELOPMENT REVIEW PROCESS
All M-2, Planned Heavy industrial uses, including any new use, addition to an existing use, structural alteration, or substantial change in use, shall be reviewed in accordance with Section 2228 - Planned Development Review Process. A significant change in existing use includes a change in equipment or process which may result in an increase in smoke, odor, noise, or vibration or an external change in the design, construction, or configuration of the building.

(Revised 4/10/96
Effective 5/17/96)

(Amended 8/25/04
Effective 9/9/04)
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