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PLANNING COMMISSION AGENDA
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1.
2.
3.
4.
5.
6.
7.
8.

Call to Order
Pledge of Allegiance
Roll Call
Approval of Meeting Agenda – June 26, 2014
Approval of Meeting Minutes – April 24, 2014 and May 22, 2014
Call to Public
Public Hearing
Old and New Business
A. Site Plan Application #523 – Koppert Biological Systems building expansion
Applicant: Nicholas Mendenhall, Schonsheck, Inc.
Property Owner: Koppert Biological Systems Inc. (Rene Ruiter)
Applicant proposes an 18,000 square foot addition to the south side of the existing building
located on 5.54 acres on the east side of Old US 23 between M-59 and Bergin Road.
Parcel ID No. 4708-28-100-026
B. Site Plan Application #524-C – Chestnut Development Planned Development Concept Plan
Applicant: Steve Gronow (Chestnut Development)
Property Owner: Chestnut Development LLC
Applicant proposes an 18 unit single-family site condominium on 8.99 acres on the south side of
M-59 just east of Cullen Road.
Parcel ID #4708-29-100-009

9.
10.
11.
12.

Call to Public
Planner’s Report
Committee Reports
Adjournment

Agenda Last Updated:
Next Scheduled Meeting

June 18, 2014
July 10, 2014

Welcome to the Hartland Township Planning Commission
For those in the audience who are not familiar with the operation of the Planning Commission, the
following paragraphs provide some general information concerning the meeting procedures.
Procedure for Public Participation (Section 4.0 of Bylaws)
A limit of three (3) minutes per participant during the call to the public shall be permitted for any written or
oral statements. The unofficial policy of the Commission will be to accept public input during the meeting
for topics under discussion. If necessary, the Chair may set time limits for public participation during any
meeting to ensure an orderly meeting.
All public hearings must be held as part of a regular or special meeting of the Planning Commission. The
following rules of procedure shall apply to public hearings held by the Planning Commission:







Chair opens the public hearing and announces the subject.
Chair summarizes the procedures/rules to be followed during the hearing.
Township planner/engineer/consultant presents their report and recommendation.
Applicant presents the main points of the application.
Public at large is invited to speak in support or opposition to the application.
Chair closes the public hearing and returns to the regular/special meeting. Except for unusual
conditions, the Planning Commission will not deliberate and arrive at a decision on the evening of a
Public Hearing.

To ensure everyone has the opportunity to speak, the Chair may elect to limit the time permitted to speak,
except that the applicant may be permitted additional time as the Chairperson allows. The Chair may
also elect to allow persons to speak only once, until all persons have had the opportunity to speak, at
which time the Chairperson, in his/her discretion, may permit additional comments.
All comments by the public, staff and the Planning Commission shall be directed to the Chair. All
comments shall be related to the application under discussion; unrelated comments shall be ruled out of
order.
Quorum (Section 2.00 of Bylaws)
Four (4) members shall constitute a quorum for the transaction of business and the taking of official
action. Whenever a quorum is not present, those present may adjourn the meeting to another time and
day, in accordance with the provisions of the Open Meetings Act, or hold the meeting to consider the
matters on the agenda. No action shall be taken at a meeting at which a quorum is not present.
Agenda Reports
Written reports are available for all items on this agenda. Reports may be obtained from the Planning
Department at Hartland Township Offices located at 2655 Clark Road, Hartland for copying charges. For
further information regarding items on this agenda, including results of the Planning Commission action,
please call (810) 632-7498 and ask to speak with the Planning Department or check for a meeting
synopsis on the Township’s website at www.hartlandtwp.com.
Planning Department Staff
David Campbell, Planning Director
Denise Lutz, Planning Assistant II
Nancy Blair, Planning Assistant I
Tony Savoni, Zoning Inspector
Kim Scherschligt, Planner

Hartland Township
2655 Clark Road
Hartland MI 48353
Ph - (810) 632-7498 Fax - (810) 632-6950
Hours 8:30 am - 6 pm Monday-Thursday

HARTLAND TOWNSHIP PLANNING COMMISSION MEETING
APRIL 24, 2014
7:00 P.M.

1. CALL TO ORDER: Chairman Fox called the meeting to order at 7:00 p.m.
2. PLEDGE OF ALLEGIANCE
3. ROLL CALL AND RECOGNITION OF VISITORS:
Present: Chairman Fox, Commissioner Hopkins, Commissioner Mitchell, Commissioner Grissim
Commissioner Murphy and Commissioner Voight. Absent: Commissioner Newsom.
Also Present: David Campbell, Township Planning Director
4. APPROVAL OF THE MEETING AGENDA:
Move to approve the April 24, 2014 Planning Commission Meeting Agenda. Motion Mitchell. Second
Grissim. Voice Vote. Motion Carried 6-0-1.
5. APPROVAL OF THE MEETING MINUTES
Move to approve the March 13, 2014 Planning Commission Meeting Minutes. Motion Hopkins. Second
Voight. Voice Vote. Motion Carried 6-0-1.
Move to approve the April 10, 2014 Planning Commission Meeting Minutes. Motion Grissim. Second
Murphy. Voice Vote. Motion Carried 6-0-1.
6. CALL TO THE PUBLIC: No one came forward.
7. OLD AND NEW BUSINESS
A. SITE PLAN APPLICATION #519 TOWNE & COUNTRY ANIMAL CLINIC
APPLICANT:
TOWNE & COUNTRY ANIMAL CLINIC
PROPERTY OWNER:
DR KURT GERSTER
Applicant proposes a 5,492 square foot veterinary clinic on the southwest corner of Progressive
Drive and M-59 (Parcel ID #4708-22-300-046)
Present: Dr. Kurt Gerster, Owner
Kevin D. Hart, AIA
Director Campbell: Out-lined his review letter dated April 16, 2014.
Mr. Hart: Presented a new photometric plan addressing the comments in the Planning
Department review letter. Explained the building design and pointed out similarities to the
owners’ other site in Brighton located on Old US 23.
Chairman Fox: Asked the applicant to address the comments in the review letter regarding the
off-street parking.
Mr. Hart: Explained that being in this same business on a site nearby has given them the ability
to evaluate the amount of parking needed for this use and they would like to keep impervious
materials to a minimum. He also explained that they have made sure their underground detention
system is capable of handling the runoff from the additional parking spaces if it is determined
that they need to be put in later.
Director Campbell: Verified that the applicant would need to come back to the Commission if the
spaces are to be added in the future, thus giving the Commission the opportunity to evaluate if
additional screening would be needed.
The Commission was supportive of the amount of parking proposed on the plan.
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Commissioner Grissim: Suggested that the 10 yews be removed from the proposed greenbelt
planting area and be replaced with 3 ornamental trees.
The Commission agreed that the greenbelt plantings with Commissioner Grissim’s
suggested changes combined with the existing vegetation to remain satisfies the intent of
section 5.11.2.C.
Commissioner Grissim: Explained that the plant material specified for parking lot screening
along M-59 and Progressive Drive will not grow to a size that will meet the requirements of the
Ordinance. She suggested they look at replacing the boxwoods with either yews or junipers.
Director Campbell: Explained that the Commission should determine whether the existing
vegetation to remain satisfies the intent of section 5.11.2.E.
The Commission agreed that the plan as submitted with the existing vegetation to remain
satisfies the intent of section 5.11.2.E as well as the requirement of buffering the residential
property to the south.
The Commission agreed that the sidewalk along M-59 as proposed was sufficient.
Chairman Fox: Commented that other developments within the Township that have installed
underground storm water management systems have provided maintenance agreements that allow
the Township or Drain Commissioner’s Office to enter the site if the system is not maintained
correctly.
Director Campbell: Offered to look into this issue further if the Commission would like.
Chairman Fox: Pointed out that this is addressed in the Hubbell, Roth and Clark review letter.
The Commission discussed the architecture and building materials being proposed.
It was the consensus of the Commission that the architecture and building materials are
acceptable as proposed.
Director Campbell: Explained that the plans submitted did not show a detail of the dumpster
enclosure but he has spoken with the applicant and it will be included on the construction
drawings. He further explained that the Commission should discuss whether they would like to
see landscaping around the enclosure.
The Commission was supportive of the area around the enclosure proceeding as proposed.
Move to approve Site Plan Application #519, Towne & Country Animal Clinic, including
recognition of the following:
1. The proposed building elevations satisfy the intent of the building materials requirements of
section 5.24, and a partial waiver of those requirements is hereby granted; and
2. The proposed landscape plan satisfies the intent of section 5.11 with the changes discussed;
and
3. A deferral of six required parking spaces.
Site plan approval is subject to the following conditions being adequately addressed on the
Stamping Sets:
1. Satisfaction of the items listed in the Hartland Township Department of Public Works
correspondence dated March 10, 2014; and
2. Satisfaction of the outstanding items listed in HRC Consulting Engineer correspondence dated
March 14, 2014; and
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3. Addition of a note on the plan indicating that, upon request, access to the property, likely in
the form of an easement, will be granted for the development of Drain #5; and
4. A detail of the brick dumpster enclosure shall be provided and shall be in compliance with the
applicable standards contained in the Zoning Ordinance; and
5. A revised photometric plan to meet the minimum illumination requirements at both the
building entrance and in the entry/exit drive.
Motion Commissioner Voight. Second Commissioner Grissim. Voice Vote. Motion Carried 6-01.
8. CALL TO THE PUBLIC: No one came forward.
9.

PLANNER’S REPORT:
Director Campbell: Informed the Commission of the upcoming public input meeting being hosted by
the Planning Department to garner comments from the business community regarding proposed changes
to the sign regulations. Informed the Commission that they will be having a meeting on May 8th and
updated them on recent and pending meetings that the Planning Department is involved with. Explained
that the revised Zoning Ordinance is now available on the Township’s website and asked that if any of
the Commissioners would like a new hard copy to let him know. Explained that the Township Board
recently approved hiring a consultant to perform a residential market analysis and there will be more to
come on those findings.

10. COMMITTEE REPORTS: None
11. ADJOURNMENT:
Move to adjourn the Planning Commission Meeting at 8:19 P.M. Motion Mitchell. Second Voight. Voice
Vote. Motion Carried 6-0-1.
Respectfully submitted by,

Larry J. Hopkins
Hartland Township
Planning Commission Secretary

HARTLAND TOWNSHIP PLANNING COMMISSION MEETING
May 22, 2014
7:00 P.M.
1. CALL TO ORDER: Chairman Fox called the meeting to order at 7:00 p.m.
2. PLEDGE OF ALLEGIANCE
3. ROLL CALL AND RECOGNITION OF VISITORS:
Present: Chairman Fox, Commissioner Hopkins, Commissioner Grissim, and Commissioner Voight.
Absent: Commissioner Murphy, Commissioner Mitchell and Commissioner Newsom
Also Present: David Campbell, Township Planning Director.
4. APPROVAL OF THE MEETING AGENDA:
Move to approve the May 22, 2014 Planning Commission Meeting Agenda. Motion Grissim. Second
Voight. Voice Vote. Motion Carried 4-0-3.
5. OLD AND NEW BUSINESS
A. DISCUSSION ON FUTURE LAND USE MAP
Director Campbell: Explained the purpose of tonight’s discussion is to identify areas on the
Township’s future land use map that should be analyzed for possible changes.
The Commission discussed several areas that the Planning Department had highlighted on an
aerial map.
Director Campbell: Clarified that all the Commission needed to do at this point was identify the
areas that they recommend the housing consultants evaluate.
The Commission was in favor of the consultants evaluating all of the highlighted areas
except for the two areas south of Bergin Road towards the west end of the Township.
B. DISCUSSION ON PROSPECTIVE AMENDMENTS TO SECTION 5.26 OF THE
ZONING ORDINANCE
Director Campbell: Explained that based on a meeting with the Ordinance Review Committee
(ORC) the Committee felt that the topic of Agri-Tourism signs needed to be discussed with the
larger group due to the nature of these signs.
Commissioner Hopkins: Stated that he felt that the possibility of off premises signs needed to be
discussed with both the Planning Commission and the Board before it made any sense to discuss
at the ORC level.
Chairman Fox: Offered that maybe since the Board would be the final decision maker on an
Ordinance revision that the discussions start there. He did point out that if we are considering off
premises we need to answer the questions; who gets them, how many, where and do businesses
outside of the community get them.
6. CALL TO THE PUBLIC:
John Gwizdala: Addressed the Board on his environmental concerns on the Future Land Use
Maps.
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PLANNER’S REPORT:
Director Campbell: Reported that Taco Bell could not break ground this week due to all the rain. They
are hoping to be able to break ground next week. Koppert Biological and Stone Pro are in the process of
submitting conceptual plans for expansion to their facilities. There are a couple interested parties
looking to develop the north-east corner of M-59 and Clark Road with a gas station, fast food facility or
both. The recent Safer Roads and Pathways Town Hall meetings have had good turnouts and we have a
lot of input to take to the Task Force in June. There may be revisions to the plan based on public input.
The Township Board will make the final determination in August as to if the Safer Roads and Pathways
millage will be put on the November ballot. We are expecting bids to come in on the Parks and
Recreation Plan in June and are considering setting up a task force for the Parks and Recreation plan.
The Township will have a tent at the Memorial Day festivities in Hartland. The Large Item Clean-up on
May 17 was very successful.

8. COMMITTEE REPORTS: None
9. ADJOURNMENT:
Move to adjourn the Planning Commission Meeting at 8:39 P.M. Motion Voight. Second Grissim. Voice
Vote. Motion Carried 4-0-3.
Respectfully submitted by,

Larry J. Hopkins
Hartland Township
Planning Commission Secretary

Supervisor
William J. Fountain
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David R. Campbell, AICP

Clerk
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Treasurer
Kathleen A. Horning
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(810) 632-6950 Fax
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MEMORANDUM
Date:

June 16, 2014

To:

Planning Commission

From:

David Campbell, Planning Director

Subject:

Koppert Biological Building Addition
Site Plan Application No. 523

RE:

Amendment to Approved Site Plan No. 180:
A proposed 18,000 square foot addition to the existing facility
1502 N. Old US 23, Hartland, MI 48353
Parcel ID #4708-22-300-046

Planning Department Recommendation
The Planning Department recommends approval of Site Plan Application #523 subject to the
following six (6) conditions:
1. Approval of the applicant’s request to defer construction of 27 new parking spaces;
2. Installation of concrete bumper blocks along the east perimeter of the existing
parking lot;
3. Construction of an enclosure in compliance with Section 5.7 around the existing
dumpster;
4. The purchase of 3.64 additional sewer REUs as required by the DPW Director;
5. Satisfaction of the conditions outlined in the Township Engineer’s review letter dated
June 9, 2014;
6. Satisfaction of the conditions outlined in the Fire Marshal’s review letter dated June
9, 2014.
Applicant Information
Property Owner:
Koppert Biologic Systems
(Rene Ruiter)
Design/Build:
Schonsheck, Inc.
(Nicholas Mendenhall)
Architect:
Asselin Associates Architects
(Raymond Embach)
Engineer:
Livingston Engineering
(David LeClair)

Koppert Biological – Building Addition - Site Plan #523
Planning Department Review
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June 16, 2014

Site Description
The subject property is 5.54 acres located on the west side of Old US 23, between Old 23 and
US 23. The property is accessed off of Old US 23 and is situated between M-59 and Bergin
Road (Parcel ID No. 4708-28-100-026). The site currently supports a general manufacturing
facility that consists of 6,500 square feet of office and 36,040 square feet of manufacturing, for
building total of 42,540 square feet in overall area.
The subject property is zoned LI – Light Industrial, and the parcels to the north, south, and west
are similarly zoned. The two parcels directly to the west support a manufacturing/warehouse,
and a warehouse/distribution facility. The property to the north is vacant, while the property to
the south supports a small manufacturing facility. The property across U.S. 23 is zoned PD –
Planned Development and is vacant.
Overview of the Proposed Use
The applicant proposes an 18,000 square foot addition to the south side of the existing building
for the purpose of expanding the general manufacturing component from 36,040 square feet to
54,040 square feet. The proposed addition will be 75’ by 240’, and extend the existing building
75 ft. directly to the south, with no change proposed to the current east/west setbacks.
The LI – Light Industrial zoning district is intended to provide for a variety of light industrial
operations, including industrial parks, wholesale activities, and warehousing. The initial site plan
was approved in 1994 and showed an area on the south side of the original building as a future
expansion area. Koppert Biological Systems wishes to expand to provide additional on-site
warehousing space, as well as employee locker rooms and an employee lounge.
The use is a principal permitted use in the LI – Light Industrial zoning district.
Dimensional Requirements (Sec. 3.1.11.E)
 Minimum Lot Size – 40,000 square feet required; 5.54 acres (241,163 sq. ft.) – No
change
Meets requirements.
 Minimum Lot Width – 120 feet required; No change
Meets requirements.
 Building Setbacks
 Front – 50’ required; 122.48 provided
 Side – 15’ required; 139.92 provided
 Side – 15’ required; 79.65 provided
 Rear – 50’ required; 136.28 provided
Meets requirements.
 Parking Lot Setbacks
No change proposed.
 Building Height – Max 35 feet or 2.5 stories, whichever is greater; facility is currently 36’
in height, the elevations show the new addition to be 36’ as well – No change
Meets requirements.
 Lot Coverage – Maximum 75% for principal building; lot – 241,163 sq. ft., building as
proposed – 60,540 = 25% lot coverage
 Meets requirements.

Koppert Biological – Building Addition - Site Plan #523
Planning Department Review
Page 3 of 8

June 16, 2014

Access (Sec. 5.2)
Access to the parcel is currently via a private driveway off Old U.S. 23. No additional traffic
impacts that might warrant a traffic assessment are anticipated. No new curb cuts or changes
to the existing site access are proposed, and no new paving on-site is proposed. The paved
area as it exists on the south side of the building will be eliminated with the expansion, and the
disturbed area will be re-seeded. There is no requirement that the paved area be replaced (to
allow for full fire/emergency vehicle access around the building) because the building has a fire
suppression system and meets the distance requirements outlined in the fire code.
Meets requirements.
Dumpster Enclosure (Sec. 5.7)
The dumpster is presently located on the west side of the building, in the rear yard, directly
across the driveway from the loading docks. The dumpster is presently not screened or
landscaped in any fashion, and the site plan does not indicate any change regarding its location
or screening. It should be noted that the approved 1994 site plan did show a screened
dumpster pad that was apparently not constructed. The Planning Commission may wish to
consider requiring that the applicant build a wall and/or screen the dumpster to bring it into
greater compliance with the provisions of Section 5.7.
A Condition of Approval is recommended.
Off-Street Parking (Sec. 5.8)
Currently, there are 76 parking spaces on-site, including 4 barrier free spaces located near the
building entrance. The parking spaces are largely located on the north and east sides of the
building per the original site plan.
The total number of spaces now required, in light of the proposed 18,000 square foot addition, is
103. This includes 19 spaces for the office uses (1 per 350 square feet of office or 6,500) and
84 spaces for the industrial uses (1 per 650 square feet of industrial floor area or 54,040) for a
total of 103 required spaces.
In the correspondence dated June 2, 2014 the applicant is formally seeking a deferral of the
construction of 27 spaces based on the fact that the employees occupy only half of the existing
parking spaces at this time, and the addition will not impose a parking load that will exceed the
available parking. The construction of additional parking would result in unnecessary impervious
pavement, as well as add excess cost to the proposed project. The applicant is therefore
seeking a deferral of 27 spaces, which is permitted per Section 5.8.2.F. of the Zoning
Ordinance, upon approval of the Planning Commission.
Parking spaces may be deferred upon the finding that the proposed deferral meets the
provisions of Section 5.8.2.F. i. through v., briefly summarized as follows:
• the request is accompanied by a site plan showing the design and layout of all required
parking
• the design of the parking area includes sufficient space for the minimum parking
needed
• the area designated for deferred parking does not include areas required for setbacks,
landscaping or greenbelts
• the area designated must be on the same parcel as the principal use
• the Planning Commission may impose reasonable conditions
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Staff has reviewed the proposed deferral for compliance with the aforementioned provisions,
and recommends the Planning Commission find the parking proposed to be sufficient. If it is
determined at a future point that additional parking is warranted, the site plan clearly
demonstrates that the subject site could accommodate the additional parking area.
A Condition of Approval is recommended.
Curbs, Wheel Chocks (Sec. 5.8.5)
A concern noted by staff as part of the site visit is the lack of existing curbs and/or wheel chocks
in the parking areas, as would be required by Section 5.8.5.E. Although this doesn’t appear to
be problematic relative to the north lot, the grade difference between the east lot and the U.S.
23 right-of-way is significant, and does present a safety concern. To remedy this, the Planning
Commission may wish to consider requiring the installation of wheel chocks in the east parking
lot adjacent to U.S. 23.
A Condition of Approval is recommended.
Loading Area (Sec. 5.9)
The loading area is located on the west side of the building in the rear yard. The site plan
indicates no change to the current number, configuration or design of the loading docks. It does,
however, show the addition of an 8’ concrete truck dock retaining wall and guardrail off the
southwest corner of the existing building as part of the proposed expansion. This proposed
modification does not impact the functionality of the existing loading area.
Meets requirements.
Landscaping (Sec. 5.11)
The existing landscaping on the site is proposed to be enhanced in three key areas:
• the detention pond screening will be supplemented with two White Spruce trees and a
River Birch, along with 11 Cranberry Bush and 3 Compact Redtwig Dogwood
• the dead spruce tree at the private drive cul-de-sac entrance will be replaced with a
Norway Spruce, and a Red Maple will be added
• the proposed outdoor patio area with canopy will be landscaped with Black Hills
Spruce, Eastern Redbud, Coral Burst Crabapple, and Little Leaf Linden; new
shrubs will include Hummingbird Summersweet, Emerald and Gold Euonymus, and
Compact Burningbush; the disturbed areas will be seeded
The landscape plan shows no additional modifications
Since the application is for an expansion of a site plan originally approved in 1994, the
landscaping does not precisely meet all applicable provisions outlined in the Zoning Ordinance.
Section 5.11.7., however, provides the Planning Commission significant latitude in evaluating
landscaping plans based on several factors. Arguably the most significant of those factors as it
pertains to this site is 5.11.7.B. which states: “Parking, vehicular circulation, or land use are
such that required landscaping would not enhance the site or result in the desired screening
effect.” Staff is of the opinion that the site is well-landscaped considering that it is an industrial
facility, is buffered by natural vegetation from U.S.23, and does not abut property zoned for
residential purposes. Staff believes that the objectives outlined in Section 5.11.7 are effectively
met, and therefore recommends the Planning Commission find the landscape plan, as
proposed, to be sufficient.
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Sidewalks and Pathways (Sec. 5.12)
Section 5.12 of the Zoning Ordinance states that the Planning Commission may require
sidewalks or safety paths as a condition of site plan approval. No sidewalks or safety paths are
proposed. Since this is a private industrial site that would not typically be accessed by
pedestrians via sidewalk or pathway, there appears to be no reason to require pedestrian
access.
No change proposed.
Lighting (Sec. 5.13)
The applicant is proposing minimal changes to the current lighting plan, with the addition of two
wall packs each on the east and west elevations of the building addition, and no more than four
wall packs on the south elevation. Information provided by the applicant indicates that the wall
packs proposed will be full cutoff and fully shielded. No other change to the lighting/illumination
plan is proposed.
Meets requirements.
Water Supply and Wastewater Disposal (Sec. 5.16)
The adequacy of the water supply and wastewater disposal system was reviewed the
Department of Public Works (review letter attached). The DPW Director’s review indicates that
Residential Equivalent Units were originally assigned as follows: 11.13 water and 11.13 sewer.
The office component is classified at .40 REUs per 1.000 sq. ft. (2.52 REUs) and the existing
warehouse component is classified as .24 REUs per 1,000 sq. ft. (8.61 REUs) for a total of
11.84 REUs in use. These amounts include the .20 sewer REUs purchased through 2013
surcharges.
The DPW Director further indicates that using these same rates, the new warehouse addition
would result in an additional 3.64 sewer REUs being required (.24 REUs per 1,000 sq. ft.) at a
cost of $8,467.89 for a total amount due of $30,823.12.
A Condition of Approval is recommended.
Architecture and Building Materials (Sec. 5.24)
The site is within the Township’s Façade Material Group #1 in Section 5.24 of the Zoning
Ordinance, which has the highest standards with respect to quality of building materials.
Though the site is an industrial/manufacturing facility, the fact that it fronts on U.S. 23, and also
takes access off of Old U.S. 23, qualifies it (per the Ordinance) for a higher level of architectural
review than would be expected of another site in a comparable district.
At present and as originally approved, all four elevations are largely comprised of preengineered, taupe-tone, metal vertical siding with a beige EIFS (synthetic stucco material) wall
rising approximately 8 ft. from grade. The one-story office addition located on the north
elevation is faced with a similarly colored EIFS (synthetic stucco material), accented below with
expanses of dark glass.
As indicated previously, the original building was approved in 1994, and it is the applicant’s
desire to continue the existing architectural theme and use the same materials and colors in the
proposed building addition, including the new canopy. The applicant does note that the 8 ft.
EIFS wall is not proposed for the south elevation because a second expansion will likely occur
in the future. A total of 36,000 additional square feet of floor area was anticipated with the initial
application and the current proposal is for half, or 18,000 square feet, of this total.
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The Zoning Ordinance, per Section 5.24.8. – Additions, provides for the continuation of the
existing façade materials for proposed additions provided the following criteria are met:
A.
B.
C.

The addition does not exceed one hundred (100) percent of the existing building floor
area;
All new facades substantially constitute a continuation of the existing facades with
respect to color, texture, size, height, and location of materials; and
That the visual effect is to make the addition appear as part of the existing building.

Staff has evaluated the request and believes that the criteria for continuing the current façade
materials on the proposed addition have been met and when completed, the building will
architecturally appear seamless and unified.
Roof-mounted equipment (Sec. 5.24.4)
The building elevations do not contain any roof-mounted equipment, and the applicant has
indicated that no roof-mounted equipment is proposed. If any such equipment were proposed, it
must be screened per Sec. 5.24.4.
No change proposed.
Signs (Sec. 26)
No change to the existing signage is proposed. Any change to the signage would require a
separate Sign Permit application to be submitted for administrative review by staff.
No change proposed.
Storm Water Management
A detention pond is currently located (in part) in the northeast corner of the subject parcel. The
pond, originally designed in 1994, was intended to accommodate storm water runoff from this
parcel, as well as three additional parcels comprising an overall area of 16.67 acres. The site
plan does not indicate any change regarding the volume of additional storm water runoff or
impact to the pond capacity.
No change proposed.
Township Department of Public Works Review
Please see the review from the Hartland Township DPW Director dated June 9, 2014
(attached). The DPW Director approves the plans with three contingencies:
1- Purchase of 3.64 additional sewer REUs in the total amount of $30,823.12.
A Condition of Approval is recommended.
Township Engineer’s Review
Please see the review from Hubbell, Roth, and Clark (HRC) dated June 9, 2014 (attached). The
review states that plans prepared by Livingston Engineering (plans dated May 29, 2014) were
reviewed as requested. The Township Engineer has no objections to the approval of the
preliminary site plan provided the following issues are addressed:

Koppert Biological – Building Addition - Site Plan #523
Planning Department Review
Page 7 of 8

June 16, 2014

General
1. All permits are to be obtained prior to the start of construction. At this time, the
permits for this development may include: Livingston County Building & Utility
Services and LCDC Soil Erosion.
Water Supply
1. It does not appear that any new water supply improvements are included with the
proposed building addition.
2. Fire hydrant coverage will require the review and approval of the Harland Deerfield
Fire Authority.
Sanitary Sewer
1. It does not appear that any new sanitary sewer improvements are included with the
proposed building addition.
Storm Drainage
1. The plans indicate that storm water detention was provided for the proposed
improvements as part of the development of the industrial park. Therefore,
additional storm water detention is not required.
Paving & Grading
1. It appears that no new paving or grading improvements are included with the
proposed building addition.
A Condition of Approval is recommended.
Hartland Deerfield Fire Authority Review
Please see the review from the Fire Marshal’s Office dated June 9. 2014 (attached). Per the
review letter, the Fire Marshal approves the submittal of Application SP 523. The letter
indicates that the site plan stamped as 06/02/2014 was drawn as being within the requirements
for fire department accessibility. In addition, the following shall be required for this project;
however these items are not necessarily required to be shown on future sit plans that are
submitted unless noted:
● All emergency lighting shall be on dedicated circuit(s) so they may be tested without
disrupting business. The circuit(s) shall be labeled in the breaker box(es).
(AHJ Requirement)
● A site inspection upon completion is required before calling in for Certificate of
Occupancy. (Zoning Ordinance Requirement)
● As-built drawings shall be given to this office in .pdf format. (Local Requirement)
A Condition of Approval is recommended.
Proposed Motion Language
Should the Planning Commission choose to approve Site Plan Application # 523, the Planning
Department offers the following for possible motion language:
Motion to approve Site Plan Application #523, Koppert Biological – Building Addition,
subject to the following conditions being adequately addressed on the Stamping Sets:

Koppert Biological – Building Addition - Site Plan #523
Planning Department Review
Page 8 of 8

June 16, 2014

1. Approval of the applicant’s deferred parking request.
2. Installation of wheel chocks in the east parking lot.
3. Construction of a dumpster enclosure in compliance with Section 5.7.
4. The purchase of 3.64 additional sewer REUs as required by the DPW Director.
5. Satisfaction of the conditions outlined in the Township Engineer’s review letter.
6. Satisfaction of the conditions outlined in the Fire Marshal’s review letter.
7. (Any other conditions the Planning Commission deems necessary)
Attachments:

Cc:

DPW review letter dated June 9, 2014
HRC review letter dated June 9, 2014
Fire Marshal’s review letter dated June 9, 2014

Via email:
M. Bernardin, Fire Marshal
B. West, Director of Public Works
J. Rowell, Livingston County Building
J. Booth, HRC/Township Engineer

SUBJECT SITE

June 9, 2014
PRINCIPALS
George E. Hubbell
Thomas E. Biehl
Walter H. Alix
Peter T. Roth
Keith D. McCormack
Nancy M. D . Faught
Daniel W. Mitchell
Jesse B. VanDeCreek
Roland N. Alix
SENIOR ASSOCIATES
Gary J. Tressel
Kenneth A. Melchior
Randal L. Ford
William R. Davis
Dennis J. Benoit
ASSOCIATES
Jonathan E. Booth
Michael C. MacDonald
Marvin A. Olane
Robert F. DeFrain
Marshall J. Grazioli
Thomas D. LaCross
James F. Burton
Jane M. Graham
Donna M. Martin
Charles E. Hart

HUBBELL, ROTH & CLARK, INC.
OFFICE: 105 W. Grand River
Howell, MI 48843
PHONE: 517.552.9199
FAX: 517.552.6099
WEBSITE: www.hrc-engr.com
EMAIL: info@hrc-engr.com

Hartland Township
2655 Clark Road
Hartland, MI 48353
Attn:

Mr. David Campbell, Planning Director

Re:

Preliminary Site Plan Review
Koppert Biological Systems
Section 28, Hartland Township
Site Plan Application #3

HRC Job No. 20140422.20

Dear Mr. Campbell:
As requested, this office has reviewed the plans for the above project as prepared by
Livingston Engineering (plans dated May 29, 2014, received by the Township on June
2, 2014). The following items will need to be addressed:
General
1. All permits are to be obtained prior to the start of construction. At this time, the
permits for this development may include: Livingston County Building & Utility
Services and LCDC Soil Erosion.
Water Supply
1. It does not appear that any new water supply improvements are included with the
proposed building addition.
2. Fire hydrant coverage will require the review and approval of the Hartland
Deerfield Fire Authority.
Sanitary Sewer
1. It does not appear that any new sanitary sewer improvements are included with the
proposed building addition.
Storm Drainage
1. The plans indicate that storm water detention was provided for the proposed
improvements as part of the development of the industrial park. Therefore,
additional storm water detention is not required.
Paving & Grading
1. It appears that no new paving or grading improvements are included with the
proposed building addition.

Y:\201404\20140422\06_Corrs\Design\2014_06_09_KoppertBioSys_PrelimSitePlanReviewLtr.docx

Mr. David Campbell, Planning Director
Koppert Biological Systems
June 9, 2014
HRC Job Number 20140422.20
Page 2 of 2

Based on the above, we have no objection to the approval of the preliminary site plan.
One (1) complete set of the construction plans should be submitted to the Township
Planning Department for review.
If you have any questions or require any additional information, please contact the
undersigned.
Very truly yours,
HUBBELL, ROTH & CLARK, INC.

Michael P. Darga, P.E.
MPD/mpd
pc:

Hartland Twp; B. West; D. Lutz; M. Bernardin
LE; T. Appleton
HRC; R. Alix, J. Booth, File

Y:\201404\20140422\06_Corrs\Design\2014_06_09_KoppertBioSys_PrelimSitePlanReviewLtr.docx

DEPARTMENT OF PUBLIC WORKS
2655 Clark Road
Hartland MI 48353
Phone: (810) 632-7498
Fax: (810) 632-6950
www.hartlandtwp.com

MEMO
TO:

David Campbell, Planning Director

FROM
DATE:
RE:

Robert M. West, Public Works Director
June 9, 2014
Site Plan Review

DEVELOPMENT:
APPLICATION #

Koppert Biological
1502 N. Old US 23
SP 523

COMMENTS:
The Department of Public Works (DPW) has reviewed the Koppert Biological Site Plans for
a warehouse addition, and approves these plans, conditional upon 3.64 Sewer REUs being
purchased.
Per the submitted drawing, there is an existing 6,500 square foot office. An 18,000 square
foot addition is proposed to the existing 36,040 square foot warehouse. This site currently
owns 21.0 water REUs and 11.84 sewer REUs.
During its original application, the Residential Equivalent Unit (REU) classifications were
assigned REUs as follows: 11.13 water and 11.13 sewer REU’s (these figures were based
upon historical water usage provided to the Township by the company’s owner). The
office is classified at 0.40 REUs per 1,000 square feet (2.52 REUs), and the existing
warehouse is classified at 0.24 REUs per 1,000 square feet (8.61 REUs), for a total of 11.84
REUs in use. (These amounts include 0.20 sewer REUs purchased through 2013 surcharges.)
 Using these same rates, the new warehouse addition would result in an additional
3.64 Sewer REUs being required (0.24 REUs per 1,000 square feet).
Current REUs owned
REUs currently in use
Total REUs required for addition
Number of additional REUs to be purchased
Cost per REU
TOTAL AMOUNT DUE:
cc:

WATER
21.0
11.84
15.48
0
n/a
n/a

SEWER
11.84
11.84
15.48
3.64
$8,467.89
$30,823.12

K. Horning/D. Shollack, Treasurer’s Office
T:\DPW\Plan Reviews & Permitting\Site Plan Reviews & Permits\DPW Site Plan - Koppert addition 6-9-2014.docx

HARTLAND DEERFIELD FIRE AUTHORITY

FIRE MARSHALS OFFICE
Hartland Area Fire Dept.
3205 Hartland Road
Hartland, MI. 48353-1825

Voice: (810) 632-7676
Fax: (810) 632-2176
E-Mail: firemarshal@hartlandareafire.com
June 9, 2014

TO:

Planning Commission
Attn: Zoning Department
Hartland Township
2655 Clark Road
Hartland, MI 48353

RE:

Application SP #523, request for Site Plan, for Koppert Biological Systems Addition.

Based upon review of the site plan stamped received by Hartland Township on 06/02/2014, the project was
drawn as being within the requirements for fire department accessibility.
In addition, the following shall be required for this project; however these items are not necessarily required to
be shown on future site plans that are submitted unless noted:




All emergency lighting shall be on dedicated circuit(s) so they may be tested without disrupting
business. The circuit(s) shall be labeled in the breaker box(es). (AHJ Requirement)
A site inspection upon completion is required before calling in for Certificate of Occupancy (Zoning
Ordinance Requirement)
As- built drawings shall be given to this office in .pdf format. (Local Requirement)

The Fire Marshal’s Office approves the submittal of Application SP 523. Any revised drawings
affecting the Fire Department must be submitted for review.
Yours In Fire Safety,
Michael R. Bernardin
Fire Marshal

cc: Fire Chief, Division Files

Koppert Biological Systems
Building Addition
Site Plan Approval Application Supplement

By
Schonsheck, Inc.
Date: June 2, 2014
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June 02, 2014

Hartland Township
2655 Clark Road
Hartland, MI 48353
Attn: Mr. David Campbell
Re: Architectural Waiver and Deferred Parking for Koppert Biological Systems Addition
Dear Mr. Campbell:
Schonsheck, Inc. would like to formally request an Architectural Waiver to deviate from ordinances
5.23.14:Facade Materials Group and 5.8:Off Street Parking requirements for the Koppert Biological Systems
Addition located at 1502 S Old US 23. Our design intent, as discussed at the Concept Meeting on Thursday,
May 15, 2014, is to maintain the existing architectural design that was established in 1994 when the building
was originally constructed and minimize the disturbance of the site by reducing the amount of unnecessary
imperious surface (parking).
This 18,000 S.F. Pre-Engineered Metal Building expansion comprises half of the 36,000 S.F. future expansion
that was originally planned. We will continue the existing 8’ wainscot along the east and west walls and
provide new metal siding from the top of the wainscot to the rake edges. The southern wall is designed to be
expandable for another 18,000 S.F. addition that will complete the site’s master plan established in 1994. This
wall will be metal panel siding from eave to grade (this is consistent with the existing southern wall). The
siding is to be completely removed during the second expansion to provide a continuous open space without
obstruction. The future expansion intent prohibits us from providing a wainscot along the southern wall. It is
our intent to provide the owner a durable, cost effective building that will meet their needs today and in the
future.
Employees at Koppert Biological Solutions currently occupy only half of the existing parking spaces. The
addition will not impose a parking load that will exceed the available parking; however, the ordinance requires
an additional 27 parking spaces for compliance. We are requesting to defer 27 parking spaces for future
availability to reduce unnecessary paving on the site.
We appreciate the help and support of your team. Koppert Biological Systems has made a significant
investment in the site and facility since they acquired the property in 2010. They strive to be a good neighbor
and member of the community. We believe the requests above are architecturally, environmentally, and
financially responsible. We look forward to another successful project in Hartland Township.
Regards,

Nicholas C. Mendenhall
Business Development Manager
F:\CLIENT FILES\Koppert Biological Systems A14-003\Correspondence\Arch Waiver
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Koppert Biological Systems, Inc. – Building Expansion
Landscape Requirements:
Greenbelts –
o

o

The property has 521’ that backs up to US-23. At one tree per 30’ linear foot of frontage, 17 trees
would be required. Currently, 16 evergreens (previously planted) and 6 existing canopy trees are
located along the property line as well as additional trees and brush between the property and
the highway. This provides quite a lot of screening between the highway and the back of the
property.
The property is accessed from a cul-de-sac. The right-of-way length of the cul-de-sac is 147’ long.
At 1 canopy tree per 30 linear feet, 5 trees would be required. Currently 3 evergreen trees exist
in this area. One canopy tree has been added as well as one ornamental tree. Existing utilities
in the area prohibit adding an additional canopy tree.

Foundation Plantingso

o

The length of building (front and sides) that face a public or private road or parking lot, is 456’. At
one tree and 6 medium or 8 small shrubs per 30 linear feet, 15 trees and 90 to 121 shrubs would
be required. Currently, 15 trees, approximately 41 shrubs, 29 boulders, 4 raised planter pots and
approximately 750 s.f. of perennials, grasses and annuals are provided. There is a nice mix of
flowering, deciduous and evergreen materials as well as the boulders which help protect the
landscaping from vehicles. The foundation area looks full and well planted.
The new addition to the building has not been landscaped with foundation plantings at this time.
It is anticipated that further additions will happen in the near future. We respectfully ask to defer
foundation plantings until all additions have been completed. The west side of the new addition
has been landscaped, however, with 12 trees and 23 shrubs along its 75’ long side.

Parking Lot Islands –
o

Two large parking lot islands are provided with a total area of 2382 s.f. At one tree per 180 s.f.,
13 trees are required. 5 trees are currently in the islands. Utilities in the area prohibit adding any
additional trees. The islands are well landscaped with shrubs, perennials, ornamental grasses
and boulders, which covers a minimum of 50% of the islands.

Detention Pond –
o

The length of detention/retention pond that faces the parking lot on Koppert’s property, is 181
feet. At 1 canopy or evergreen tree and 10 medium or 6 large shrubs per 50 linear feet of pond,
4 trees and 24-40 shrubs are required. Four trees and 24 shrubs have been provided. The back
side of the pond that faces US-23 has a moderate to heavy amount of existing trees and brush
along its border.

Perimeter Areas –
o

o

o

o

The length of parking along the north part of the property is 171’. At 1 tree per 30’, 6 trees would
be required. Four trees are provided (not including the additional landscape to the detention pond
and one ornamental tree at the front entrance). As this is a Light Industrial property with no
neighbor and same zoning to the north, we feel this is adequate.
Along the south property line, heavy brush and existing trees flank the property just to the south.
As stated regarding the foundation plantings, future expansions will happen soon. We
respectfully request to defer landscaping the south property line until all construction has been
completed.
The west side of the property consists of loading areas and drive lanes. The length of this area
currently is 217’. At 1 tree per 30’, 7 trees would be required. Currently, there are 5 existing
trees. Again, the west property line will see construction of additions. And again, we would ask
to defer landscaping this area at this time.
The east property line has been addressed under the “Greenbelt” section.

Existing Landscaping

Parking Island

Northern Building Foundation Plantings

Entrance

Outdoor Seating

SITE LIGHTING
Existing Lighting Fixtures

Existing fully shielded pole lights

Existing fully shielded wall packs

Proposed Lighting
New full cutoff, fully shielded wall packs are the only luminaires proposed for the building
addition exterior. Our intent is to match the existing 26W LED Wall Packs (WPLED26) by
RAB Lighting. We anticipate requiring no more than two (2) wall packs on each of the east
and west elevations and no more than four (4) wall packs on the southern elevation. Please
refer to the attached technical specifications for more information.

SHARED ACCESS AGREEMENT

*Note: Koppert is Parcel D (See Attached)
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MEMORANDUM
Date:

June 16, 2014

To:

Hartland Township Planning Commission

From:

Planning Department

Subject:

Chestnut Development
Planned Development Concept Plan, Application No. 524-C
Concept Plan for 18 single-family lots on 9 vacant acres
(Parcel ID#4708-29-100-009)

1. Applicant
Applicant – Steve Gronow, Chestnut Development
Property Owner – Chestnut Development LLC (Steve Gronow)
Engineer – Livingston Engineering (David LeClair)
2. Site Description
The subject property is 8.99 vacant acres on the south side of M-59, just east of where Cullen
Road terminates at M-59 (Parcel ID No. 4708-29-100-009). The property is zoned PD-Planned
Development and designated as Public/Quasi-Public on the 2011 Future Land Use Map. To the
east is the Autumn Woods single-family planned development (zoned PD, Planned
Development), and to the west is the San Marino Meadows single-family development (zoned
SR, Suburban Residential). While no wetland delineation has been submitted, the parcel
consists mostly of upland based on wetlands inventory data provided by Livingston County GIS.
The parcel has 450 feet of frontage along M-59. While the legal description of the north
property line shows that line to lie about 10 feet south the centerline of M-59, the State’s
planned right-of-way map shows a 60’ half right-of-way, which is where the front property line
would lie for the purpose of determining front yard setbacks. The property is within the service
area of municipal water and sanitary sewer.
3. Site History
The Public/Quasi-Public designation was assigned on the Future Lane Use Map because the
property was previously owned by the Presbytery of Detroit, Inc. (purchased in 1993) who
envisioned building a church there. The PD zoning was assigned to the parcel at the same time
as the approval of the Autumn Woods planned development. Likely because of the use
envisioned for the subject property, no road connections (or allowances for future road
connections) were planned within the Autumn Woods development.

Planned Development Concept Plan #524-C
Chestnut Development
Page 2 of 7

4. Planned Development Procedure
Based on the current standards of the Township’s Zoning Ordinance, approval of a Planned
Development is a three-step process. A Concept Plan, Preliminary Plan, and Final Plan are all
reviewed by the Planning Commission and the Township Board, with the Planning Commission
making a recommendation and the Board having final approval at each step. The process
usually requires a rezoning from the existing zoning district to the Planned Development (PD)
zoning district. As part of the rezoning, a public hearing is held before the Planning Commission
consistent with the Michigan Zoning Enabling Act; this public hearing is held at the same
meeting during which the Planning Commission reviews and makes a recommendation on the
Preliminary Plan. Approval of the Final Plan by the Township Board usually constitutes a
rezoning of the subject property to PD.
In the case of the subject parcel, it was rezoned to PD as part of the Autumn Woods planned
development approval. The subject parcel is zoned PD without an active development plan or
development agreement tied to it. The applicant has not requested a rezoning from PD to any
other zoning classification, so the Township will follow the standard procedure for a planned
development – including a public hearing – even though an actual rezoning to PD is not
required.
5. Proposed Concept Plan
A. General
The applicant proposes an 18-unit single family residential site condominium. Most of
the units will be 80’ wide by 150’ deep, or 12,000 square feet (0.275 acres). The units
will be served by a single paved/curbed private cul-de-sac approximately 600 feet in
length, to be located at the approximate mid-point of the lot’s frontage.
Each unit
would have a building envelope with setbacks consistent with the MDR-Medium Density
Residential zoning district (30’ front, 25’ rear, 10’ sides), the same envelopes as within
Autumn Woods. A common area of approx. 40 feet is proposed around the perimeter of
the site, and a stormwater detention basin is proposed within that common area along
the south and east perimeter. A 5’ sidewalk is proposed along the M-59 frontage, and
along both sides of the proposed cul-de-sac.
Section 3.1.18.E has specific requirements for the information to be included within a
planned development Concept Plan submittal. Given the size of the subject property (9
acres), the scale of the development proposed (18 units), and the fact that the property
is already zoned PD, Planning Staff feels the information provided in the submittal is
sufficient to consider complete.
As described below, the concept plan is generally consistent with the layout of Autumn
Woods with respect to lot size (area, width and depth) and building envelopes, and also
consistent with the development standards for the MDR – Medium Density Residential
zoning district.
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B. Proposed Density
Section 3.1.18.C of the Zoning Ordinance states that the residential density in a planned
development shall be consistent with the density designation within the Township’s
Comprehensive Plan. The subject property is designated Public / Quasi-Public, which is
not a residential designation and therefore does not have a planned residential density.
In conversations with the Planning Commission, it is recognized that the Public / QuasiPublic designation may no longer be appropriate given that the property is no longer
owned by the Presbytery. The subject property is in fact one of the areas of the
Township that the Planning Commission has agreed is worth considering as part of the
pending update to the Future Land Use Plan. It is worth noting that the subject property
is bounded to the east, west, and south by land designated as Medium Suburban
Density Residential on the Future Land Use Map. That designation calls for 1-2 dwelling
units per acre (0.5-1 acre per dwelling unit). Calculated based on gross acreage, the
Concept Plan proposes a density of 2.0 units per acre, which makes it consistent with
the planned densities of the properties surrounding it.
C. M-59 Access
The centerline of the proposed private road access is approximately 250 feet east of the
centerline of Cullen Road, 620 east of the centerline of Clover Ridge Drive (San Marino),
and 930 feet west of the centerline of Autumn Glen (Autumn Woods). A deceleration
and acceleration taper is shown on the concept plan. In their cursory reviews MDOT
has indicated that an extension of the existing center left turn lane just west of the
proposed driveway would not likely be warranted based on the number of trips
generated by 18 new single-family homes. MDOT acknowledges there would be a real
safety benefit to accommodate left turns both in and out of the proposed private road,
but there may not be the volume to require it. MDOT states that sight distance to the
east is unobstructed, and that sight distance to the west is about 700 feet where 570 feet
is the minimum stopping distance. MDOT recognizes some safety concerns with the
proposed location relative to Cullen Road, but further states that shifting it one direction
or the other each comes with its own safety concerns. They have also stated that
extending the existing right-turn taper at Cullen Road further east to act as a passing
lane for the proposed driveway would be problematic, as westbound vehicles entering
the lane to make the northbound right turn onto Cullen risk a collision with westbound
vehicles using the pavement as a passing lane to avoid vehicles slowing to make the
turn into the proposed private road. Again, this is all based on a cursory review of a
Concept Plan first submitted in August 2013. A more thorough review by MDOT will be
required.
D. Traffic Generation
As stated above, a cursory review by the MDOT indicated that the volume of trips to be
generated by 18 single-family homes is not likely to warrant the requirement of a center
left turn lane at the proposed drive. Single-family homes generate a national average of
about 10 trips per day; 5 trips in and 5 trips out. The proposed development would
therefor generate approximately 180 new trips daily; 90 trips in and 90 trips out. The
applicant has not submitted a traffic impact analysis as part of the Concept Plan
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submittal; this is one of the requirements of the Preliminary Site Plan submittal. The
Township would be interested in a trip distribution model forecasting the number of
peak-hour trips in and out of the site in both directions. In particular, the number of left
turns into and out of the site in both the AM and PM peak hours.
E. Internal Vehicular/Pedestrian Circulation
The proposed private cul-de-sac runs north-to-south and is the only proposed
ingress/egress for the development. The road will be required to meet the Township’s
design and construction standards for a private road serving 18 dwelling units, but that
private road component can be approved as part of the overall Planned Development
(as opposed to a separate approval process as is typically required for a private road
proposed as part of a land division). The length of the proposed cul-de-sac is right at the
600-foot threshold; private cul-de-sacs longer than 600 feet are to be avoided unless
there is an opportunity to connect to a through road in the future. Given the layout of the
developments surrounding the subject property, a future connection to the proposed culde-sac appears unlikely. The Township does have the authority to allow private roads
longer than 600 feet where it can be demonstrated that it would be impractical to make
and/or plan for a secondary connection.
The proposed private road will be required to meet the standards of Section 5.23 of the
Zoning Ordinance for a road serving 13-24 lots. The plans show a road with a pavement
width of 26’, plus curb and gutter. A pavement cross section has been provided that
appears to be consistent with the Township’s Engineering Design & Construction
standards.
A 5-foot concrete sidewalk is proposed along the site’s frontage, as well as a sidewalk
along both sides of the proposed cul-de-sac. The Township might consider a wider
multi-modal pathway along the M-59 frontage, unless that is deemed inconsistent with
the 5-foot sidewalk required along the neighboring developments to the east. The
Applicant might explore the possibility of providing a sidewalk connection from the south
side of the proposed development to the existing sidewalks within Autumn Woods,
possibly through that development’s common area.
F. Setbacks
Section 3.1.18.C.vi.a of the Zoning Ordinance establishes minimum setbacks for a
planned development in the absence of specific design details (a “Pattern Book”).
These minimum setbacks for the overall development have been satisfied, relative to
setbacks from the M-59 and from the perimeter property lines. However, Section
3.1.18.C.vi.b.(1) requires a minimum spacing of 30 feet between all single family
structures in a planned development, with a minimum side yard setback of 15 feet. The
proposed building envelopes show side yard setbacks of 10 feet, which could make
homes as close as 20 feet apart. The 10-foot side yard setback proposed is consistent
with the side yard setbacks approved for the units within Autumn Woods, and is
consistent with the minimum side yard setback requirement for the MDR – Medium
Density Residential zoning district. Section 3.1.18.C does not include any minimum front
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of rear yard setbacks, but states that those setbacks shall be based on good planning
and design principals. The front and rear setbacks proposed (30 and 25 feet,
respectively) are the same setbacks approved within Autumn Woods and the minimum
required in the MDR zoning district.
The plan shows a dedication of an additional 50 feet of M-59 right-of-way, creating a
front property line consistent with those along the neighboring properties on either side.
The northern unit boundaries of proposed Units 1 and 18 would be approximately 43 feet
from the front property line; the building envelopes for those units would be setback
another 10 feet, meaning the closest a home would be to the southern edge of the
eastbound M-59 through-lane pavement would be about 95 feet. For reference, this
would be approximately the same distance as the house on Lot 1 of Autumn Woods,
which is the closest house to the highway in that development. The closest house to M59 along Clover Ridge Drive to the west (San Marino) is about 180 feet to the edge of
the road.
G. Utilities
The DPW Department has conducted a cursory review of the Concept Plan and
provided comments on the existing municipal water and sewer servicing the site. Per
Township policy, development of the site will require tapping in to municipal water and
sewer. The existing 12” water main would be required to be extended across the
property’s frontage (“to and through”). Both the DPW and the Township Engineer
recommend the water main be looped to the existing stub on the west perimeter of
Autumn Woods. The Applicant might consider this loop as a possibility for a
recognizable benefit offered as part of the Planned Development.
20 water REU’s have been assessed to the subject property, which would serve the 18
units proposed. 18 sewer REU’s would have to be purchased. The Township would
consider allowing the REU purchases to be made as Land Use Permits for each
individual home are applied for, rather than all up front.
The plan shows stormwater detention basins around the east and south perimeter, outletting to the southwest corner of the site. The Township Engineer will conduct a review
of the stormwater management plan on the Preliminary Site Plan.
H. Design Details
The Planned Development Concept Plan did not include a Pattern Book with specific
design details. For a project such as this, those design details might include information
on the style of homes envisioned (price points, size, height, architecture, building
materials, garage door orientation, etc.), landscaping, streetlights, entry feature,
common space amenities, etc. A typical building footprint showing how a house could
be constructed on each lot could be helpful.
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I.

Open Space
Section 3.1.18.C requires a Planned Development to include open space; at a minimum,
that open space should meet the requirements of the site’s previous zoning district. In
this case, the minimum should likely be the open space requirement for the MDR zoning
district, which is 25%. Of that 25%, 10% must be usable open space. The Concept
Plan shows common area around the entire perimeter of the site. Staff estimates that
combined common area to equal approximately 3.5 of the site’s 9 gross acres. How
much of that is true open space (“planned, developed and maintained for appropriate
recreational and other open space uses for the anticipated occupants of the housing”) is
questionable, since a large percent of it is dedicated to the stormwater detention basin
and perimeter setback requirements. More information may be required to demonstrate
that the proposed common areas, particularly those portions at the rear of the site, could
be developed as usable open space.

J. Landscaping
No landscaping plan was provided as part of the concept plan. The Preliminary Plan will
be reviewed for compliance with the landscaping/screening requirements of a planned
development, including M-59 greenbelt and plantings along the proposed private road,
along with screening from adjacent residential. The plan appears to provide adequate
area for landscape plantings, and to maintain some of the existing vegetation along the
west and north perimeter.
K. Exterior Lighting
No exterior lighting plan was provided as part of the concept plan. The Preliminary Plan
and/or pattern book should include the design and location of streetlights if proposed.
Recognizable Benefit(s)
One of the eligibility criteria for a planned development is that it “shall result in a recognizable
and substantial benefit to the ultimate users of the project and to the community, and shall result
in a higher quality of development than could be achieved under conventional zoning”. It is not
clear based on the Concept Plan whether the proposed development satisfies this criteria. It will
ultimately be up to the applicant, Planning Commission, and the Township Board to come to an
agreement on the extent to which a recognizable benefit shall be provided for the proposed
development. As mentioned above, looping the water main back to Autumn Woods could be
one possibility, and providing a sidewalk connection into Autumn Woods could be another.
Hartland Township DPW Review
The DPW Director’s review comments are summarized under the “Utilities” heading above. 18
sewer REU’s will be required, the existing 12” water main will be required to be extended across
the property’s M-59 frontage, and the water main should be looped to the existing stub in
Autumn Woods.
Engineer’s Review
The Township Engineer will conduct a complete review of the Preliminary Site Plan upon its
submittal. For the purposes of a Concept Plan, the Engineer seeks confirmation that the
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applicant has designated an adequate area for stormwater management along with general
road details, which the Concept Plan has included. As already mentioned, the Engineer wishes
to see the water main looped to Autumn Woods.
Hartland Deerfield Fire Authority Review
The Hartland-Deerfield Fire Marshal has conducted a cursory review of the Concept Plan.
While no formal review comments were required, the Fire Marshal’s focus in a review of the
Preliminary Plan will include the private road design, particularly length, turning radii, and curb
design. He will also require fire hydrants at appropriate locations.
Recommendation
No formal action shall be taken by the Planning Commission or the Township Board as part of a
Planned Development Concept Plan review. The Planning Department feels the Concept Plan
is indicative of a plan that can and will meet the intent, design standards, and eligibility criteria of
the Planned Development process. The Preliminary Plan will include significantly more detail
with respect to design and engineering, landscaping, lighting, etc. It would be in the Applicant’s
best interest to provide a summary of design details (housing size/style/materials/price points,
entryway feature, landscaping, amenities, common area features, etc.) as part of the
Preliminary Plan.
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