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MEMORANDUM 
 
TO:  Planning Commission 
FROM: Andrea Landers, Planning/Zoning Official 
DATE:  August 12, 2015 
SUBJECT:    01-PUD-08-15 (also 17-SPR-08-15) – Preliminary PUD plan review 

located at 850 W. Baraga Ave. (PIN: 0130100, 0240013, 0514071, and 
0514072) 

 

 
The Planning Commission is being asked to review an application for a preliminary Planned Unit 
Development (PUD) approval.  The PUD is being reviewed for concept approval/denial on August 18, 
2015, if approved the next step in this process is to conduct a preliminary site plan review and draft 
a recommendation to the City Commission, who will issue final approval of the PUD. 
 
If the PUD is approved during this, and subsequent review by the City Commission, the developers 
will then complete the process later in the year with a final site plan review performed by the 
Planning Commission to ensure consistency with a PUD contract. 
 
All notices have been sent in accordance with the Zoning Ordinance and State Law.  No 
correspondence has been received. 
 
Please see the attached STAFF FILE REVIEW/ANALYSIS for more specific information regarding the 
proposed PUD. 
 
Recommended Action: 
 
In accordance with the Zoning Ordinance, the Planning Commission should hold a public hearing, 
review the proposed PUD site plan and support information provided in this packet, and make a 
recommendation to the City Commission regarding the proposed PUD. 
 
It is also highly recommended that any recommendation regarding the PUD site plan include: 
 
After review of the PUD site plan dated 07-20-15 and received 7-21-15, and the STAFF FILE 
REVIEW/ANALYSIS for 01-PUD-08-15, the Planning Commission, who previously established that the 
PUD met X out of 10 required criteria to be eligible for a PUD, recommends that the PUD be 
(approved/denied) by the Marquette City Commission (for the following reasons/with the following 
conditions). 
 



STAFF FILE REVIEW/ANALYSIS 
Completed by Andrea M. Landers – Planning/Zoning Official  

Reviewed by David Stensaas – City Planner and Zoning Administrator 

 

 

File Number:   01-PUD-08-15 (also 17-SPR-08-15) 

 

Date:    August 11, 2015 
 

Project/Application: Preliminary PUD Approval and Site Plan Review for a the 

proposed development of a hospital and associated uses on the site  

 

Location: 850 W. Baraga Avenue 

 

Parcel ID: 0130100, 0240013, 0514071, 0514072 

 

Available Utilities: Natural Gas, Electricity, City Water, City Sewer, and Garbage 

Collection. 

 

Current Zoning: I – Industrial  

 

Surrounding Zoning: North: BG – General Business 

PUD- Planned Unit Development 

 South: RS- Single Family Residential 

RM- Multiple Family Residential 

 East:  I – Industrial, RM- Multiple Family Residential, and 

RG – General Residential 

 West: I – Industrial 

 

Zoning District and Standards: 

 

Current Zoning – I 

 

Intent and Uses Allowed: 

 

80.27 I - Industrial District.  

1. Intent. It is the intent of this district to regulate the establishment of industrial uses in the 

city in such a way as to prevent the deterioration of the environment to protect the 

desired qualities of adjoining districts and to exert a minimum nuisance on adjacent uses 

within this district.  

2. Principal Uses (See Sec. 80.40.2).  

A. All principal uses permitted in the BG zoning district, with the exception of 

residential and day care uses.  

B. Wholesaling operations.  

C. Warehousing, and distributive operations.  

D. Light Manufacturing.  
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3. Requirements for Principal Uses.  

A. Open storage of any equipment, vehicles and all materials, including wastes, shall be 

screened form public streets, and from adjoining properties by an enclosure 

consisting of a wall or an obscuring fence of a height of not less than six (6) feet to 

obscure such stored materials (See also Sec. 80.43.3).  

B. Open storage shall not be in excess of twenty (20) feet in height.  

4. Conditional Uses (See Sec. 80.65).  

A. Heavy manufacturing.  

B. Major repair and maintenance operations.  

C. Bulk storage.  

 

Schedule of General Regulations: 

 

Zoning 

District 

Minimum 

Lot Size 

Minimum 

Lot Width 

Minimum 

Front 

Yard 

Minimum 

Side Yard 

Minimum 

Rear yard 

Maximum 

Height 

I None None 25 10 10 80 (f) 

 

(f)  In no case shall the height of any structure in the industrial district exceed the horizontal 

distance from the structure to the property line; where the property abuts a right-of-way, 

up to 1/2 width of said right-of-way may be used in calculation the required yard; in no 

instance may the yard be less than the minimum specified in Section 80.40.2. 

 

District Boundary Regulations: 

 

DISTRICT IN 

WHICH 

TRANSITIONAL 

YARD IS 

REQUIRED 

ABUTTING DISTRICT 

RS RG RM OS BC CBD BG I CR DD 

I 40 40 40 25 25 25 25 
N

A 
0 0 

 

This boundary (for placement of structures) is established in order to reduce the impact and 

potential for conflicts between incompatible land uses abutting district boundaries. 

 

 

Proposed Zoning – PUD 

 

Intent and Uses Allowed (staff comments, where applicable, are indicated in bold text): 

 

80.30 PUD - PLANNED UNIT DEVELOPMENT  

1. Purpose  

a. The Planned Unit Development (PUD) option is intended to encourage, with City 

approval, private or public development which is substantially in accord with the 

goals and objectives of the Community Master Plan.  
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b. Development permitted under this Section shall be considered as an optional 

means of development only upon terms agreeable to the City.  

c. Use of the PUD option will permit flexibility in the regulation of land 

development and benefit the City by:  

(1) Encouraging innovation through an overall development plan to provide 

variety in design and layout.  

(2) Achieving economy and efficiency in the use of land, natural resources, 

energy, and in the provision of public services and utilities.  

(3) Encouraging the creation of useful open spaces particularly suited to the 

needs of the parcel in question.  

(4) Providing appropriate housing, employment, service, and shopping 

opportunities suited to the needs of residents of Marquette.  

d. The PUD may be used to:  

(1) Permit nonresidential uses of residentially zoned areas.  

(2) Permit residential uses of non-residentially zoned areas.  

(3) Permit densities or lot sizes which are different from the applicable district 

and to permit the mixing of land uses that would otherwise not be permitted; 

provided that other objectives are met and the resulting development would 

promote the public health, safety, and welfare.  

e. Further, it is intended that the PUD shall be laid out so various land uses and 

building bulk relate to each other and to adjoining existing and planned uses with 

no material adverse impact of one use on another.  

2. Definitions  

a. A PUD is a zoning district which shall apply to a specific parcel of land or 

several contiguous parcels of land, for which a comprehensive physical plan has 

been recommended by the Planning Commission, approved by the City 

Commission, and documented in a contract between the City and site 

owner/developer. Such plan and contracted development will establish functional 

use areas and density patterns; will provide a fixed system of streets, public 

utilities, drainage, and other essential services; and account for similar factors 

necessary for and incidental to the intended land uses. The Planning Commission 

may, but is not required to, consider parcels separated by a public street as 

eligible for inclusion in a PUD. 

b. A Pattern Book is a document prepared by the applicant’s design firm which 

contains specific information on the site master plan, and architectural designs 

for planned buildings. Information should include specifications on building 

materials, size, and dimensions, building elevations, and site design elements such 

as pedestrian walkways, lighting, landscaping, and signage.  

 

3. Criteria for Qualification  & 4. Submittal of Concept and Request for Consideration of 

Project Qualifications  

 

This section has been omitted as the Planning Commission is being asked to review 

this at their August 18, 2015 meeting.   
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5. Submittal and Approval of Preliminary PUD Plan  

Application may be made for consideration with the submission of the following 

materials:  

a. Submittal of Proposed PUD Plan. An application shall be made to the Community 

Development Department for review and recommendation by the Planning 

Commission which complies with Section 80.62 Site Plans, including but not 

limited to the following graphic and written representations of the project at a 

scale not to be smaller than one (1) inch equals one hundred (100) feet unless 

approved by the City.  

(1) A boundary survey of the PUD boundaries being requested completed by a 

licensed land surveyor 
 

Provided. 

   

(2) A topographic map of the entire area at a contour interval of not more than 

one (1) foot and spot elevations at intervals not to exceed fifty (50) feet, unless 

waived. This map shall indicate all major stands of trees, bodies of water, 

wetlands, and un-buildable areas.  
 

Provided.  

 

(3) A proposed land use plan indicating the following:  
 

(a) Parcel and lot lines, land use, access points, and zoning of all parcels 

within 100 feet of the PUD site.  
  

The applicant has stated they will provide the missing lot lines within 

100 feet of the property at the time of the Final PUD submittal. 

 

(b) Vehicular circulation including major drives and location of vehicular 

access. Proposed project cross sections including public streets or private 

roads.  
 

   Provided. 

 

(c) Transition treatment, including minimum building setbacks to land 

adjoining the PUD and between different land use areas within the PUD.  
 

   Provided. 

   

(d) The location of nonresidential buildings and parking areas, estimated 

floor areas, building coverage and number of stories and heights for each 

structure.  
 

   Provided. 

    

(e) The location of residential unit types and densities and lot parcel or land 

units by frontages and areas.  
 

   Provided. 
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(f) The location of all wetlands, water and watercourses, and proposed water 

detention areas.  
 

   Provided. 

 

(g) The boundaries of open space areas that are to be preserved or reserved 

and an indication of the proposed ownership thereof.  
 

   Provided. 

 

(h) A schematic landscape treatment plan for open space areas, streets, and 

border/transition areas to adjoining properties.  
 

   Provided. 

 

(i) A preliminary grading plan, indicating the extent of grading and 

delineating any areas which are not to be graded or disturbed.  
 

   Provided. 

 

(j) An indication of the contemplated water distribution, storm, and sanitary 

sewer plan.   
 

   Provided.  

    

(k) A written statement explaining in detail the full intent of the applicant, 

indicating the type of dwelling units or uses contemplated and resultant 

population, floor area, parking, and supporting documentation, including 

the intended schedule of development.  
 

   Provided. 

  

(l) The proposed phasing of the project, tentative development timetables, 

and future ownership intentions. Each phase of the project should be 

capable of standing alone.   
 

   Provided. 

 

(m) Minimum of two site sections, showing major building relationships and 

building site features.  
 

   Provided.  

  

(4) Detailed design guidelines, drawings, and / or pattern book, which depict the 

design character of the project; the architectural details of proposed 

buildings; details on various site elements such as lights, furniture, 

landscaping, signage; and such other information deemed appropriate by the 

Planning Commission.  

 

Provided. 
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(5) Planning Commission Review of Proposed PUD Plan:  

The Planning Commission shall give notice as provided in Sec. 80.64.5.B and 

hold  a public hearing on the PUD and conduct a site plan review.  

(a) The Planning Commission shall review the proposed PUD plan and 

make a determination as to the proposal's qualification for the PUD 

option and for adherence to the following objectives and requirements:  

1. The proposed PUD adheres to the conditions for 

qualification of the PUD option and promotes the land use 

goals and objectives of the City.  
 

TBD by Planning Commission. 

 

2. All applicable provisions of this Section shall be met. Insofar 

as any provision of this Section shall be in conflict with the 

provisions of any other section of this ordinance, the provisions 

of this Section shall apply to the lands embraced within a PUD 

area.  
 

TBD by Planning Commission. 

 

3. There is, or will be, at the time of development, an adequate 

means of disposing of sanitary sewage and of supplying the 

development with water and, that the road system and storm 

water drainage system are or will be adequate.  
 

TBD by Planning Commission 

 

b. The Planning Commission can require the applicant to submit a performance 

guarantee, escrow funds, or other such performance-based guarantees to the City 

as a condition of PUD approval. The amount of the performance guarantee shall 

be recommended to the Planning Commission by the City Attorney after 

discussion with the applicant, City Engineering Department, and other involved 

parties. 
 

  TBD by Planning Commission.   

 

Schedule of General Regulations: 

 

Zoning 

District 

Minimum 

Lot Size 

Minimum 

Lot Width 

Minimum 

Front 

Yard 

Minimum 

Side Yard 

Minimum 

Rear yard 

Maximum 

Height 

PUD Per 

approval 

Per 

approval 

Per 

approval 

Per 

approval 

Per 

approval 

Per 

approval 

 

 

District Boundary Regulations: 
 

No transitional yard is required. 
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Relationship to Zoning Ordinance Administrative Standards (Staff Comments in Bold 

Text): 

 

80.60 Administrative Standards. For the purpose of administering this ordinance, the Zoning 

Administrator, the Planning Commission, the Board of Appeals and any other reviewing 

body or official shall consider each case as an individual case. Consideration shall be give 

to the location, size, and character of a use to determine if the use will be in harmony with 

the intent and appropriate and orderly development of the district in which it is situated 

and will not be detrimental to the orderly development of adjacent districts. Consideration 

shall be given to the following:  
 

1. Intent of the Zoning District.  
 

Please see above - "Zoning Districts and Standards." 

 

2. Current use of adjacent lands and neighborhood.  
 

The current use of adjacent lands and the neighborhood is a mix of single family 

and multiple family residential that are owner-occupied or rentals, offices, storage 

facilities, retail, service related uses. 

   

3. Physical appearance of existing or proposed structures (location, height, bulk of 

building as well as construction materials).  
 

Please refer to the pattern book pages 10-11 for the Architectural Palette. 

The architectural elevations indicate a height of 124’-8” for the eight story portion 

of the building.   Please refer to the site plan for the location of the proposed 

buildings.  

 

4. The suitability of the proposed landscaping in providing ground cover, screening and 

decoration on the site.  
 

TBD by Planning Commission. 

 

5. The nature and intensity of operations involved in or conducted in connection with the 

proposed use.  
 

Operations at the site will be more intense in some respects than the current 

operations on site, and less intense in some respects. The site will become much 

more urbanized by the massing of buildings and the 24/7 operation of the facility. 

There will be regular use of emergency vehicles on and around the site, including 

ambulances and medical helicopters.  Maintenance of the site in winter will 

require typical snow removal/plowing. The site is currently used intensively by 

large and small vehicles for municipal service provisions, so the discontinuation of 

those operations may actually reduce the general level of noise at the site during 

overnight hours.  
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6. The time of use, the physical and economic relationship of one type of use to another.  
 

There appears to be no conflicts.  The site has been used for 24/7 operations of 

municipal service equipment and facilities for approximately twenty years. 

 

7. The assembly of persons or employees, which may be hazardous to the neighborhood 

or incongruous or conflict with normal traffic in the vicinity.  
 

While there will be an increase in the assembly of persons or employees, no 

hazardous impact is anticipated. 

 

8. Vehicular and pedestrian traffic volumes and patterns, particularly of children, as well 

as vehicular turning movements in relation to traffic flows, intersections and site 

distances.  
 

It is anticipated that there will be an increase in traffic volumes on all access 

roads.  Access to the site is proposed to be provided from four roads and the city’s 

multi-use path on the north boundary of the site. US-41 and Baraga Avenue are 

intended to provide primary access to the site. Washington Street and Spring 

Street are proposed to provide secondary access to the site. The multi-use path 

would provide non-motorized site access, and in this location it is anticipated that 

there will be a substantial increase in non-motorized traffic. 

 

US-41 is classified as Urban Principal Arterial per the Community Master Plan 

(CMP), therefore the capacity of the street is considered to be high.  Washington 

Street is classified as Urban Minor Arterial per the CMP, thus the capacity of the 

street is considered to be relatively high. Baraga Avenue is classified as Urban 

Collector per the CMP, therefore the capacity of the street is considered to be 

moderate.  Spring Street is classified as Urban Local Street per the CMP; the 

capacity of local streets is considered to be low relative to the other classes of 

streets.  

 

It is unknown at this time how traffic patterns on the streets providing direct 

access, and the adjacent street network, will be affected. A traffic study is 

currently being conducted however, and the results will be used to inform the 

public of the potential changes in traffic patterns, as well as to provide an 

informed analysis of alternative options for decision makers.  

 

9. The physical characteristics of the site such as: area, drainage, topography, open 

space, landscaping, and access to minor and/or major streets 
 

Access to the site will be from US-41, Baraga Avenue, Spring Street, and 

Washington Street.  Runoff from the proposed development will surface drain to 

stormwater basins on the north side of Baraga Avenue, and then feed into the 

existing stormwater management basin - which will be modified - on the south side 

of Baraga Avenue. 
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10. Demands upon public services such as electricity, sewer, water, police, and fire 

protection, schools and refuse disposal. 
 

A larger electrical service will be provided to the site. Sewer and water service will 

also be enlarged to adequately serve the site. Other demands are not anticipated to 

significantly change in quantity or quality, only in location (less than a mile from 

the current hospital). 

  

11. The type and amount of litter, waste, noise, dust, traffic, fumes, glare and vibration 

which may be generated by such use. 
 

No major impact anticipated. 

  

12. Area requirements for the proposed use and the potential for the use or its area 

requirements to expand.  
 

The site is proposed to be developed at a higher than normal density and they 

have plans for expansion in height for the garage, additions to the building, and 

two separate medical office buildings. 

 

13. Other factors necessary to maintain property values in the neighborhood and 

guarantee safety, light, air and privacy to the principal uses in the district.  
 

The development of this site may provide for an increase in the surrounding 

property values and it is unlikely to become a nuisance, due to the buffer zones to 

adjacent residential uses and the proposed street network improvements. 

 

14. Compliance with the Master Plan. 
 

Compliance with the Community Master Plan was established during the 

qualification for PUD hearing. 

 

Relationship to Site Plan Review Standards (Staff Comments in Bold Text): 

 

Per Section 80.62.5.A of the Zoning Ordinance: 

 

(1) Each site plan shall be designed to ensure that:  

a. The uses proposed will not harm the public health, safety, or welfare. All elements of the 

site plan shall be designed to take into account the site’s topography, the character of 

adjoining property, and the type and size of buildings. The site shall be developed so as 

not to impede the normal and ordinary development or improvement of surrounding 

property for uses permitted in this ordinance.  
 

The proposed use shown on the plan is consistent with the character of most of the 

surrounding area. 

 

b. Safe, convenient, uncongested, and well-defined vehicular and pedestrian circulation 

within and to the site shall be provided. Drives, streets, and other elements shall be 
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designed to promote safe and efficient traffic operations within the site and at its access 

points.  
 

The site plan indicates a proposed round-about on US 41 and a new access from that 

round-about to Baraga Avenue; a proposed access drive from Washington Street to 

the north side of the site; four driveways from Baraga Avenue; and a driveway from 

Spring Street. 

 

c. The arrangement of public or common ways for vehicular and pedestrian circulation 

shall be connected to existing or planned street and pedestrian or bicycle pathways in the 

area. There shall be provided a pedestrian circulation system which is separated from the 

vehicular circulation system. In order to ensure public safety, special pedestrian 

measures, such as crosswalks, crossing signals and other such facilities may be required 

in the vicinity of schools, playgrounds, shopping centers, and other uses which generate a 

considerable amount of pedestrian traffic.  
 

Please refer to Page 6 of the pattern book, and applicant’s response to the 

Planning/Zoning Comments dated 8-10-15, under Pattern Book #4 and #5.   

 

d. The landscape shall be preserved in its natural state, insofar as practical, by removing 

only those areas of vegetation or making those alterations to the topography which are 

reasonably necessary to develop the site in accordance with the requirements of this 

ordinance. Landscaping shall be preserved and/or provided to ensure that proposed uses 

will be adequately buffered from one another and from surrounding property.  
 

A landscape plan is provided.  

 

e. Appropriate measures shall be taken to ensure that removal of surface waters will not 

adversely affect neighboring properties or the public storm drainage system. Surface 

water on all paved areas shall be collected so that it will not obstruct the flow of 

vehicular or pedestrian traffic or create standing water.  
 

Runoff from the proposed development will surface drain to stormwater basins on 

the north side of Baraga Avenue and then feed into the existing stormwater 

management basin, which will be modified, on the south side of Baraga Avenue. 

 

f. All buildings or groups of buildings shall be arranged so as to permit emergency vehicle 

access as required by the Fire Department and Police Department.  
 

The Police and Fire Department have reviewed the plans and have no comments 

regarding emergency vehicle access issues.   

 

g. All outside storage areas, including refuse storage stations, shall be screened from the 

view of the street and/or adjacent residentially zoned properties. All loading and 

unloading areas shall be reasonably screened for residentially zoned properties.  
 

The site plan indicates a loading dock, which is proposed to be screened from the 

bike path by plantings. 
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h. Exterior lighting shall be arranged so that it is deflected away from adjacent properties 

and bodies of water so that it does not impede the vision of traffic along adjacent streets 

or impair navigation on the waterway. Flashing or intermittent lights shall not be 

permitted.  
 

A photometric plan is included for review.  Lighting is proposed to be provided by 

30-foot high single and double headed pole luminaries for the parking lots. The 

applicant proposes building accent lights to be 24 feet in height, and lighting used 

solely for pedestrians to not exceed 16 feet in height.  Please refer to applicant's 

response to Planning/Zoning Comments, Sheet E1.1 #1 regarding the missing 

helipad lights.  Three bollard lights along the sidewalk from the helipad to the 

building are proposed. 

 

i. For consistency in areas where adjoining properties face the street, the Planning 

Commission may require that primary structures shall be oriented so that their main 

entrance faces the street upon which the lot fronts. If the development is on a corner lot, 

the main entrance may be oriented to either street or to the corner.  
 

Building orientation for all buildings is primarily towards Baraga Avenue and the 

US-41/M-28 corridor. 

 

j. No noise, vibration, dust, fumes, or other nuisance shall leave the property in a manner 

that affects the surrounding area.  
 

It is not anticipated that this proposed hospital campus will be a nuisance to 

surrounding properties, but emergency service vehicles are anticipated to increase 

the level of noise in the area somewhat. However, since the extension of Seventh 

Street was completed this general area has been subject to the regular passage of 

ambulances using the Seventh St. corridor for access to the current hospital, many 

of which pass with sirens in use. 

 

Additional Comments: 

 

The off-site improvements will be provided by the City in accordance with a negotiated 

development agreement as part of the Brownfield/Act 381 plans. 
 

Attachments: 

 

 PUD Application with letter dated July 21, 2015  (see concept attachments) 

 Site Plan Review application  

 Applicant’s response to pre-application mtg staff comments (see concept attachments) 

 Staff comments for official submittal (see concept attachments) 

 Applicant’s response to staff comments (see concept attachments) 

 Area Map (see concept attachments) 

 Zoning Map (see concept attachments) 

 Photos of Site (see concept attachments) 

 PUD Site Plan (see concept attachments) 

 Pattern Book 
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UP Health, Marquette - Campus Development Standards

Pedestrian Friendly
Buildings and vehicular areas must be designed with the consideration of 
pedestrian circulation, throughout each development site and the campus 
as a whole.  A thoughtful pedestrian system linking the entire community 
not only encourages healthy habits, but also promotes the use of alternative 
transportation modes.  A pedestrian system which links the medical center 
to the community at large in a welcoming and safe manner is seen as a 
positive step forward. 
Site furnishings should include benches, trash containers, bollards (when 
necessary), bike racks, appropriate lighting, and street tree plantings to 
promote a walk-able campus environment. 

Intent of Architectural Guidelines

The Architectural Guidelines are intended to outline the basic design 
guidelines of the Master Plan and promote the consistency of building 
architecture throughout the medical campus. The principal intent of these 
design guidelines is to facilitate the implementation of development in 
the manner consistent with the overall campus vision.  It establishes the 
basic framework by regulating building types, setbacks and “build-to” 
lines, colors and materials, signage, parking locations, key architectural 
features to be incorporated, and other elements necessary for the successful 
implementation of the Master Plan.   It is the intent of the PUD to allow for 
future build-out of the campus elements as long as they are compliant with 
the architectural standards. 

Identify appropriate building types and architectural styles.
Establish key architectural design elements that can serve to 
establish continuity between the various development types on the 
campus.
Establish an approved materials palette for future buildings. 
Defi ne the expectations for each development parcel to follow with 
regard to overall site landscaping, screening of parking and service 
areas, screening of trash collection/service areas, signage and 
lighting standards.

PURPOSE AND INTENT

i

Purpose of the Design Guidelines

The purpose of establishing development guidelines is to provide a 
framework for future development within the UP Health - Marquette 
medical campus.  The guidelines established within will help the user:

Identify the character desired for the overall campus development 
with regard to site elements and architectural design.
Understand how new development should complement the physical 
form of the site and the approved master plan.
Implement the goals and objectives consistent with the medical 
campus vision. 
Identify pedestrian linkages and their integrated role within the 
development to create a walk-able campus environment.  

Design Goals

The primary design goals are to create a diverse and integrated medical 
campus which serves as a strong community destination offering state of 
the art medical and rehabilitative services, medical offi ce and supporting 
services.  

Genus loci: (Spirit of Place)
As with other successful campus developments, it is imperative that 
we establish a strong sense of place that serves the needs of the greater 
community and becomes a destination for those seeking quality health 
services.  The UP - Marquette campus has the rare opportunity to serve 
as a community destination and anchor within the Marquette community. 
Additionally, the campus sits along both a major vehicular arterial corridor 
(U.S. 41) and along the Heritage Trail providing multi-modal access

Environmental sensitivity (Connection to the Earth)
It is our responsibility as stewards of the land to respect and protect the 
natural environment to the extent possible.  Coexistence between the built 
environment and the natural environment means minimizing negative 
impacts on established natural systems and providing quality opportunities 
for human interaction with nature. The UP Health - Marquette Campus 
reinforces these principles by providing an integrated campus-wide 
walkway and trail system to offer connectivity to adjacent developments 
and the town of Marquette.  
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Market Segment
Total Acreage Parking

Provided
Total Bldg 

SF

Overall Develop. Acreage 39.95
Parking Garage 460 sp. 180,000

Zone 1
Parking Garage Expansion 180,000

535,000
Future Hospital Expansion Allowance 130,000

Clinical Services Building 93,000

Future Clinical Services Building Expansion 125,000

Surface Parking 540 sp.
Zone 1 - Current Campus + Expansion Allowance 1,000 sp. 1,243,000

Zone 2

150,000

45,000

50,000

Zone 2 - Expansion Allowance 245,000

Campus Build Out 39.95 1,488,000

MASTER PLANNING ALLOCATIONS for UP HEALTH - MARQUETTE MEDICAL CAMPUS            
Prepared By: Littlejohn Engineering Associates                                                                                                                        
3/28/2012

Hospital

Future Medical Office II  (East end of Campus)

Future Medical Office I  (West end of campus)

Future Support Buildings Allowance
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Objectives:

Create small courtyards and rest nodes that will serve as outdoor 
gathering and amenity areas for the general public and medical staff.

 Develop a peripheral open space and connections to the Heritage trail 
system to promote exercise and an attractive edge to the campus.

Design a stormwater mitigation system that utilizes the open space 
areas for supplemental stormwater and aesthetic benefi ts, whenever 
possible.

Reinforce circulation corridors and visual axes with street tree plantings 
to visually reinforce these elements
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Objectives:

Incorporate traffi c calming measures such as crosswalk signage, 
pedestrian bulb-outs, textured crosswalks, and a designated material 
change with bollards to constrict the visual driveway clearances at the 
Heritage Trail crossing to promote a safe pedestrian environment.

Encourage drivers to proceed cautiously at commensurate low speeds 
within the internal campus network.

Allow for controlled drive entry streets from the adjoining roadway 
network.  The main entry street from U.S. 41 is designed to effi ciently 
allow traffi c to enter the campus and then disperse into the appropriate 
parking fi elds.  Entering the campus is supplemented by connectivity 
to the community street grid at multiple locations; Baraga Ave. (both 
East and West directions), Spring Street and a driveway connection to 
Washington Street. 
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PEDESTRIAN CONNECTORS & ZONES
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Objectives:

Creating a safe and walkable environment to encourage pedestrian 
interaction from the community via the street sidewalks, Heritage Trail 
connectivity and throughout the campus.

Implement a walking connection to the Heritage Trail throughout the 
campus, encourage exercise and promote healthy lifestyle choices.

Establish pedestrian linkages throughout the campus wherein walkways 
are supplemented with shade tree canopies, walkways are well lighted, 
site furnishings and rest nodes are interspersed along the linkages, and 
the walkway system is accessibility compliant.

Architectural elements are to be utilized to reinforce walkway vistas 
and wayfi nding.  A positive experience shall be created for the 
pedestrian through the introduction of site furnishings, and unique 
signage treatments.  
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SITE AMENITY STANDARDS

7

Objective:

Create small outdoor courtyards and rest nodes that will 
serve as an amenity for individuals walking the campus 
and utilizing the Heritage Trail connection for recreational 
benefi t.
Criteria:

Design the courtyards to be visible from the campus 
drives for orientation.
 
Incorporate sidewalks or buildings on at least two of the 
courtyards four sides. 

Introduce plantings and/or orient buildings to aid with 
sheltering the outdoor spaces from weather impacts. 

Objective:

Incorporate traffi c calming measures, such as crosswalk 
signage, pedestrian bulb-outs, and textured crosswalks as 
depicted on the master plan in order to employ drivers to 
proceed slowly, thus providing a more pedestrian-friendly 
environment.

Criteria:

Install curb extensions as shown on the master plan in 
order to reduce the width of the roadway from curb to 
curb, thereby slowing vehicles down where the pave-
ment width narrows.

Design and install crosswalks made up of paving ma-
terials distinguished from travel lanes with a texture 
and color that induces drivers to slow down, while also 
improving the aesthetic quality of the street.

Objective:

Construct sidewalks as well as primary pedestrian access 
ways to provide walkable connections to the peripheral 
campus buildings and the public street grid. Activate the 
campus with outdoor seating, site furniture, and seasonal 
color planters for visual impact. 

Criteria:

Design sidewalks and pedestrian access to accommo-
date safe pedestrian movement.

Design sidewalks that provide a comfortable refuge
for pedestrians with street trees, benches, seat walls,
trash receptacles, and other pedestrian amenities
strategically located so as not to interfere with
pedestrian movement.

Plant street trees along both sides of primary corridors 
in a manner that when they mature they will create a 
continuous canopy during the summer months. 

Design sidewalks of adequate width to accommodate 
pedestrians.

Sidewalks separated from traveling vehicles by planting 
of street trees.

Sidewalks to be compliant with ADA standards.

Other secondary sidewalks may be fi ve (5) feet in 
width.

Primary walkways shall be six to eight (6-8) feet in 
width. Secondary sidewalks may be fi ve (5) feet in 
width. 

OUTDOOR SEATING AND 
CONVERSATIONAL NODES 
FOR PATIENTS, FAMILIES AND 
STAFF

OUTDOOR COURTYARDS
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Objective:

Devise a vehicular parking system that accommodates
an appropriate number of spaces for the uses located on the 
property and implement the system in a manner that main-
tains a distinctive and inviting image for the campus.

Criteria:

Lay out and screen parking lots so as to minimize direct 
views of parked vehicles from the street right-of-way.

Design parking lots with a hierarchy of circulation: ac-
cess drives with no parking, lot circulation drives with 
minimal parking, and parking access aisles for direct 
access to building entrances.

Incorporate snow removal areas that allow for ease in 
plowing and storage of snow.

Design parking lot landscaping in a manner that refl ects 
the hierarchy of circulation, placing importance on the 
driveways from the street, framing major circulation 
aisles, and highlighting pedestrian pathways.

Attempt to or avoid large, unbroken expanses of pave-
ment. Divide parking lots into smaller paved areas that 
are separated by landscaping, access driveways, or 
structures.

Refuse collection and service areas shall be screened 
from view by a masonry wall with a gate enclosure for 
trash receptacles or by planting materials.

Design the appearance of primary parking lot entries in 
a manner that refl ects the overall character of the proj-
ect. Use specimen plant material, etc. to create visual 
interest at key lot entry points.

Buffering & Screening Guidelines

Parking Lot Screening: Any parking lot adjoining a street 
right-of-way shall be screened to a height of three feet 
by walls, berms, landscaping, or a combination of these. 
If landscaping is used, the planting bed shall be a mini-
mum of 5 feet wide and shall contain tree plantings at 40’ 
maximum intervals on the perimeter.

1. Native plant materials shall be used to the greatest ex-
tent possible. Existing plant materials shall be preserved 
to the greatest extent possible in this area.
2. Native, fl owering trees should be used to provide a 
show against the evergreens.                        
3. The South parking along Baraga Avenue will be 
screened from the street by a mix of ornamental grasses, 
herbaceous plantings within the bioretention areas, ever-
green shrubs and trees. 

Parking lots separated from the building edge (above left) allow for better 
pedestrian circulation. Edge landscaping and low walls (above right) 
or fences enhance entry areas. Landscape bays with trees and plantings 
(below) provide visual relief and shade where possible without impacting 
snow removal. 
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LIGHTING
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Objective:

Utilize a lighting plan and fi xtures that will provide for safe 
vehicular movement, without compromising pedestrian 
movement and that will enhance the overall appearance of 
the project area.

Criteria:

Design lighting that is appropriate in function and scale 
for both the pedestrian and the vehicle.

Design effi cient lighting that minimizes light spill and 
pollution.

Select luminaire styles, colors, and fi nishes that comple-
ment the architectural features of the campus.

Luminaire style remain consistent throughout the cam-
pus. 

Parking lot light standards not to exceed thirty (30) feet 
in height.

Pedestrian routes and driveway crossing zones shall be 
well lighted to promote safety. 

Objective:

Develop a lighting plan that will provide for safe vehicular 
and pedestrian movement, and at the same time will help 
encourage pedestrian activity at night along pedestrian ac-
cesses between buildings and connections to parking areas. 

Criteria:

Design pedestrian scaled sidewalk lighting that defi nes 
the pedestrian space.

Illuminate the sidewalk at a level that is consistent with 
pedestrian activities rather than vehicular movement.

Fixtures mounted on buildings or used to accent ar-
chitectural features or landscaping may also be used 
for pedestrian lighting. Choose fi xtures based on their 
ability to enhance the overall architecture of the build-
ing while providing lighting for pedestrians at the same 
time.

Use lighted bollards in order to delineate pedestrian 
pathways.

Space pedestrian light fi xture at consistent intervals 
throughout the site.

Lighting used solely for the pedestrian not to exceed 
sixteen (16) feet in height.Appropriately scaled street lighting can provide adequate light for 

roadways without detracting from the pedestrian experience. Light 
standards should refl ect the general character of the other street furni-
ture, architecture, and overall desired street character. 
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ARCHITECTURAL PALETTE

Relationship to the City - The location and scale of the institution 
predicates that the major facades of the hospital will act as a 
billboard for the city of Marquette.  The identities of both the 
hospital and the city are deeply connected, and the result should be 
architecturally unique facades that are as powerful to the campus 
as they are respectful to the city.  The design should contribute to 
and enhance the skyline.

Scale and Proportion – While the details and composition of the 
facades are modern, the overall scale of each building should be 
traditional and balanced.  The relationship from each building to 
the city, to Highway 41 and Washington Street, to other campus 
structures, and especially to the human scale should be carefully 
considered.  This shall include manipulating the size and material 
of architectural features differently on ground levels than on 
facades that address the city and broader context.
            
Basic Facade Principles

Zone 1 - Hospital  
Highly visible facades shall consist primarily of white archi-
tectural precast panels and glass.
Buildings should incorporate a hierarchy, which shall include 
a base element consisting primarily of masonry and glass to 
accommodate pedestrian scale relationships.
Primary facades should appropriately address both Highway 
41 and Washington Street.
Long building exposures shall be articulated through the use 
of varied glass and white architectural precast compositions to 
avoid long uninterrupted facades.  The predominant color pal-
ette shall be restrained and monochromatic to create a clean, 
contemporary compliment to the natural context. 
Other miscellaneous natural materials are encouraged, such as 
wood, masonry, or metal panel elements.
Window frame colors should be complimentary to the façade 
and should be consistent across the campus. 
Low-Refl ectivity glass shall be used to negate impact of glare 
on neighboring buildings, roadways, motorists, and pedestri-
ans.
Entrances should use glass as a means to improve visibility, 
transparency and foster an easy, welcoming environment.  

Architectural Principles

Architectural Character:
The UP Health Marquette Planned Urban Development seeks to 
form a campus that is modern, technically advanced, and employs 
cutting edge medical care, while also drawing upon the local region 
for context and inspiration.  The language of the campus should 
aid in instilling confi dence in its visitors and patients, and seek to 
establish a sense of welcoming and comfort.

Marquette draws a signifi cant portion of its identity from its 
historic downtown of intricate brick and sandstone architecture 
and locally owned businesses.  However, this campus does not 
seek to simply copy the qualities that defi ne the city, but instead 
complement and enhance them.  Rather than drawing inspiration 
from the built environment, the new replacement hospital employs 
a restrained palette formed from the city’s other great asset, 
the natural qualities of the region, in order to avoid mimicking 
Marquette’s unique historical architecture.  Positioned together, 
the downtown is enhanced through the integration of modern, 
accessible healthcare amenities, while the UP Health campus is 
improved vastly through its close connection to one-of-a-kind, 
vibrant commercial districts and residential communities.

Modernity – The façade of the hospital and related buildings 
represents UP Health’s commitment to the profi cient delivery of 
state-of-the-art medical care, and the imagery of the hospital design 
should reinforce this adherence to quality for patients and visitors 
before they step foot on campus.  

Architectural Palette – Inspiration for the material palette is 
drawn from the natural imagery of the Marquette region, including 
the repetition and color of birch trees and the gentle waves and 
varying colors of Lake Superior.  The material palette of the 
campus is restrained, yet bold, and will have a strong architectural 
identity consistent with the hospital’s important place within the 
city of Marquette’s physical and cultural make-up.  
New structures shall adhere to the general aesthetic of the campus 
to promote unity and identity, while still possessing unique 
variations related to function.

10

Pops of color and other materials may be used to aid in way-
fi nding.
Entrances should provide complete covered access from ve-
hicle drop-off areas to the entry doorway.
Dedicated loading areas shall be concealed from public views.
Maximum building heights are not to exceed 8 stories plus 
screen walls, elevator overruns, stair overruns, etc.

Zone 1a – Integrated Clinical Services Building
Highly visible facades shall consist primarily of either white 
architectural precast panels or masonry, and glass.
Buildings should incorporate a hierarchy, which shall include 
a base element consisting primarily of masonry and glass to 
accommodate pedestrian scale relationships.
Primary facades should appropriately address both Highway 
41 and Washington Street, depending on the relative height of 
the building.
Long building exposures shall be articulated through the use 
of varied glass, masonry, or white architectural precast compo-
sitions to avoid long uninterrupted facades.  The predominant 
color palette shall be restrained and monochromatic to create a 
clean, contemporary compliment to the natural context. 
Other miscellaneous natural materials are encouraged, such as 
wood, masonry, or metal panel elements.
Window frame colors should be complimentary to the façade 
and should be consistent across the campus. 
Low-Refl ectivity glass shall be used to negate impact of glare 
on neighboring buildings, roadways, motorists, and pedestri-
ans.
Maximum building heights are not to exceed 6 stories plus 
screen walls, elevator and stair overruns, mechanical pent-
houses, etc.
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ARCHITECTURAL PALETTE

Zone 1b – Garage
The garage shall be a structural precast concrete assembly.
Impact barriers shall be provided either by engineered precast 
panels, or containment cables.
Maximum building height is not to exceed 6 stories plus 
screen walls, elevator and stair overruns, mechanical pent-
houses, etc.

Zone 2 – Clinical, Offi ce, and Associated Buildings 
Highly visible facades shall consist primarily of white archi-
tectural precast panels and glass.
Buildings should incorporate a hierarchy, which shall include 
a base element consisting primarily of masonry and glass to 
accommodate pedestrian scale relationships.
Long building exposures shall be articulated through the use 
of varied glass and white architectural precast compositions to 
avoid long uninterrupted facades The predominant color pal-
ette shall be restrained and monochromatic to create a clean, 
contemporary compliment to the natural context. 
Buildings on campus should exhibit an appropriate hierarchy 
of heights relative to the hospital in order to help guide visi-
tors naturally to its primary entrances.
Other miscellaneous natural materials are encouraged, such as 
wood, masonry, or metal panel elements.
Window frame colors should be complimentary to the façade 
and should be consistent across the campus. 
Low-Refl ectivity glass shall be used to negate impact of glare 
on neighboring buildings, roadways, motorists, and pedestri-
ans.
Entrances should use glass as a means to improve visibility, 
transparency and foster an easy, welcoming environment.  
Pops of color and other materials may be used to aid in way-
fi nding.
Maximum building heights are not to exceed 6 stories plus 
screen walls, elevator overruns, stair overruns, etc. 
The garage shall be structural precast with vertical expansion 
not to exceed 6 stories.

11



UP Health, Marquette - Campus Development Standards

BUILDING ZONES & MASSING GUIDELINES

12

ZONE 1

ZONE 1a

ZONE 1b

ZONE 2

ZONE 2
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Hospital and Clinical Services Building 
View from Baraga Street
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Main Entrance 
View from Entry Drive
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Signage Principles:

Site signage is an important aspect to any commercial development or 
mixed-use campus.  Signage should effectively communicate the identity 
of the campus, through the use of materials, colors, and forms consis-
tent with the development theme and Architectural Palette.  Monument 
signage elements will be located at, or very near, major access points into 
the campus and provide a fi rst impression of the development quality to 
the public (as well as incorporating necessary information such as cam-
pus orientation, and overall development identity).  

The size and scale of signage relative to the setting and surroundings 
should be carefully considered.   Site signage should be readable, ap-
propriately-sized, and consistent with the architectural materials utilized 
within the campus.  Landscaping and lighting shall be incorporated to 
accentuate monument signage elements.   
 

SIGN STANDARDS

Signs not permitted: In addition to signs prohibited in the zoning dis-
trict, on-premise temporary signs, pole mounted signs, and billboards 
shall not be permitted. Any sign which has any visible moving part, fl ash-
ing or oscillating lights, visible mechanical movement of any description, 
or other apparent visible movement achieved by any means are prohib-
ited in the area. Neon signs are prohibited within all zones of the campus.

Limitation on lighting: Lighted signs shall be either spotlighted, exter-
nally lit, or back-lit with a diffused light source.

Placement of signs: Signs shall be placed so as not to obscure key archi-
tectural features or door or window openings. 

Signage size: Signage size, height and locations shall be in accordance 
with the standards contained herein.  

Note: Variance being requested as part of the PUD for the signage stan-
dards defi ned within the following pages. 
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GRADE AT HIGHWAY US-41
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