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PLANNING COMMISSION AGENDA
THURSDAY, JUNE 11, 2015
7:00 PM

Joseph Colaianne
Sue Grissim
Michael Mitchell
Tom Murphy

1. Call to Order
2. Pledge of Allegiance
3. Roll Call
4. Approval of Meeting Agenda - June 11, 2015
5. Approval of Meeting Minutes
a.

Planning Commission - Regular Meeting - May 28, 2015 7:00 PM

6. Call to Public
7. Public Hearing
a.

SP# 524-P - Fiddler Grove Preliminary PD Site Plan

8. Old and New Business
9. Call to Public
10. Planner's Report
11. Committee Reports
12. Adjournment
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HARTLAND TOWNSHIP PLANNING COMMISSION REGULAR MEETING DRAFT MINUTES
May 28, 2015-7:00 PM

5.a

1. Call to Order - THE MEETING WAS CALLED TO ORDER BY CHAIRMAN LARRY FOX AT 7:00
PM
2. Pledge of Allegiance
3. Roll Call

4. Approval of Meeting Agenda for May 28, 2015
a.

Move to approve May 28, 2015 Planning Commission agenda

Motion to approve the Planning Commission Meeting Agenda made by Colaianne and seconded by Mitchell;
motion carried 5-0
RESULT:
MOVER:
SECONDER:
AYES:

APPROVED [UNANIMOUS]
Joe Colaianne, Trustee
Michael Mitchell, Commissioner
Colaianne, Fox, Grissim, Mitchell, Voight

5. Approval of Meeting Minutes
a.

Planning Commission - Regular Meeting - Apr 30, 2015 7:00 PM

Motion to approve the Planning Commission Meeting Minutes of April 30, 2015 made by Grissim, seconded by
Voight; motion carried 5-0.
RESULT:
MOVER:
SECONDER:
AYES:

ACCEPTED [UNANIMOUS]
Sue Grissim, Commissioner
Keith Voight, Secretary
Colaianne, Fox, Grissim, Mitchell, Voight

6. Call to Public
No one came forward.

7. Public Hearing
No public hearing scheduled.

8. Old and New Business
a.

Site Plan # 528 - Woods Edge Final Site Condominium

a. Site Plan #528 - Woods Edge Final Site Condominiums
The Director provided an overview of the Woods Edge Final Site Condominium indicating that the application
is for approval of 21 single family site condominiums on just under 21 acres off of Maxfield Road at the south
end of Maxfield Lake. Final site condominiums are reviewed by the Planning Commission; final approval
authority rests with the Township Board. It has been reviewed by the Planning Commission twice before, and
the physical layout is relatively unchanged. The issues addressed at this stage are those associated largely with
the condominium documents including the master deed and by-laws, thereby ensuring compliance with
previously stated conditions of approval including the landscaping installation, shared driveway maintenance,
and the conservation easement. The Planning Department is recommending approval contingent on the
outstanding items being addressed.

Hartland Township

Page 1

Updated 6/4/2015 1:28 PM
Packet Pg. 2

Minutes Acceptance: Minutes of May 28, 2015 7:00 PM (Approval of Meeting Minutes)

PRESENT: Joe Colaianne, Larry Fox, Sue Grissim, Michael Mitchell, Keith Voight
ABSENT: Thomas Murphy (Excused), Jeff Newsom (Excused)

5.a
Minutes

Planning Commission

May 28, 2015

Chair Fox then requested a presentation by the applicant. The applicant’s attorney commented on the
condominium documents. She indicated no issues with the Township attorney’s recommended changes. The
applicants introduced themselves and Chair Fox asked the Planning Commission if there were outstanding
questions. Colaianne made a motion recommending approval with conditions, the motion was seconded by
Mitchell. The Director asked that the specific items outlined by the Planning Department be referenced as well.
The motion carried 5-0.

b.

APPROVED [UNANIMOUS]
Joe Colaianne, Trustee
Michael Mitchell, Commissioner
Colaianne, Fox, Grissim, Mitchell, Voight

Site Plan # 532 - Waldenwoods Resort

At the request of the Chair, the Director provided an overview of the Waldenwoods Resort site plan. Prior to
beginning, Grissim asked that she be rexcused, explaining that she had been asked by the applicant to do a study
of the pad area. Despite the fact that the plan before the Commission differs, it is still the same topic. She stated
that she wanted no appearance of impropriety, and therefore will not participate in the review.
The Director stated that the application proposes a concrete pad for tents, a gravel parking area, two new drives,
a paved, expanded commercial drive, improvements to the storm water system, along with waivers to lighting
and landscaping requirements. He then provided a history of the site plan stating that the application is the
outcome of site work (filling of a pond on the south end of Cromaine Lodge) prior to review. He further stated
that approval for such work is required by the Township, County and State. The application before the Planning
Commission now is an effort to obtain the necessary approvals. It should also be noted that the Site Plan
Committee determined that the current regulations are applicable to any proposed changes to the Waldenwoods
PD. The Director further said that the Planning Department is not recommending approval of certain elements
of the proposal, specifically the gravel parking lot or the concrete pad for the reasons noted in the staff report.
The reasons mainly relate to increasing intensity without bringing the remainder of the site into compliance.
The president of Waldenwoods Resort then provided a detailed overview of the proposal, indicating that it was
not the intent to increase the intensity of existing uses, but to provide a more quality experience. He also gave
additional background on the previous pond fill, stating that it was a storm water management pond that had
failed, and the resolution of the storm water issues resulted in substantial changes to the pond size and depth.
Upon discussions with all entities involved, the changes prompted the creation of the engineered site plan
before the Commission now. He stated that it was only a minor change being proposed, and expressed
concerns about a “culture clash” between the PD and the current regulations. He went on to describe the current
conditions in order to demonstrate the site plan will improve quality not quantity and provide a rationale for the
exceptions requested. He emphasized his desire to keep the facility in a resort-like, largely natural state.
Chair Fox asked for comments. Voight asked about the concrete slab and whether this was contrary to the goal
of keeping a natural, resort-like environment. The applicant said that this will simply result in a nicer event
area. He also asked whether the venues were considered public or private. Colaianne asked at what point
compliance should be required, citing that other applicants must meet the regulations, and it appears that the
changes will allow for intensification of the use. Regarding the request for a gravel parking area since paved
parking would be unused most of the time, Colaianne stated that many parking lots go unused a high percentage
of time. He indicated that he is struggling with the request, especially the parking lot. The applicant reiterated
that the request is about quality not quantity. Mitchell asked for more explanation of the new drives, the
circulation system, and the location of the filled retention pond. Voight commented that the additional parking
will be beneficial; the applicant said that the concrete pad is the higher priority. Mitchell asked if there was a
future development plan, and how did the pad factor into that. He also asked for an estimate of the number of
cars that could be parked in the proposed lot (app. 36).
The Director said that a master plan for the PD is needed; and the time for overall compliance is when vertical
development is proposed. Waldenwoods Resort needs to be viewed as a true planned development, but this
application does not yet trigger the PD revision process. Chair Fox said he could support retroactive approval
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RESULT:
MOVER:
SECONDER:
AYES:

5.a
Minutes

Planning Commission

May 28, 2015

Colaianne asked for clarification on Chair Fox’s position; Fox stated that he did not support the slab. Colaianne
said that he could support the slab but is still struggling with the parking. Colaianne made a motion to
recommend approval of: 1) storm drainage plan, 2) retroactive filling of the pond, 3) concrete slab for tents, and
4) waiver of landscaping, all subject to the conditions referenced. Mitchell asked if the motion included
widening of the drive - the answer was no. The motion was seconded by Voight, and a voice vote was tied 2-2.
The applicant asked the procedure when only 4 Commissioners were present. Colaianne stated that it was a
majority of the quorum present. The applicant then requested that the item be tabled. The Director asked for
clarification on the voice vote, stating that since there was no majority, the motion fails. Colaianne further
explained procedures regarding tabling vs. postponement of an item. A motion was made by Colaianne to table
the item, it was seconded by Mitchell, and the motion carried 4-0
RESULT:
MOVER:
SECONDER:
AYES:
c.

TABLED [UNANIMOUS]
Joe Colaianne, Trustee
Michael Mitchell, Commissioner
Colaianne, Fox, Grissim, Mitchell, Voight

Set Public Hearing Date for Draft 2015 Comprehensive Plan Amendment (July 16, 2015)

The Director provided brief background stating that the date requested is July 16, which allows for the 42 day
comment period. Colaianne said that he will be out of town that day. Motion made by Colaianne to set the
public hearing date for July 16th ; seconded by Voight. The motion carried.
RESULT:
MOVER:
SECONDER:
AYES:

APPROVED [UNANIMOUS]
Joe Colaianne, Trustee
Keith Voight, Secretary
Colaianne, Fox, Grissim, Mitchell, Voight

9. Call to Public
No one came forward.

10. Planner's Report
The Director reported on the following:
Funding for purchase of Planning Commission tablets will be considered by the Board at their
meeting. The new tablets are Microsoft, and will include keyboards as requested.
The preliminary plan for Walnut Ridge behind Venture Church has been submitted. A public
will be set shortly.
Speedway submitted revised plans and that project will require a public hearing as well.

next
hearing

The gas station proposed for Clark Road and M-59 has been submitted; a public hearing is needed for the
gas station and drive-through restaurant components
(Dunkin Donuts/Baskin Robbins).
A public hearing has been scheduled for June 11th for Chestnut Development (Fiddlers
condominium proposal.
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of the pond fill and the waivers of landscaping, but is not convinced that this won’t result in increased intensity.
He emphasized that his concern is with public safety, since the role of the Planning Commission is to protect
health, safety and welfare of the public. Parking lot lighting is a safety issue. He will not support the gravel
parking lot or lack of lighting; roads need to be the appropriate width. He then asked the Commissioners if there
were other comments.

5.a
Minutes

Planning Commission

May 28, 2015

Staff is in the process of scheduling concept meetings for some fairly significant
residential
commercial projects, and it looks like the recent economic development
activity will be continuing.
-

and

Newest restaurant neighbor is Beal Street BBQ.

11. Committee Reports
None

12. Adjournment
Motion to adjourn

Chair Fox requested a motion to adjourn the meeting. Motion to adjourn was made and seconded, motion
carried.
RESULT:
MOVER:
SECONDER:
AYES:

APPROVED [UNANIMOUS]
Joe Colaianne, Trustee
Keith Voight, Secretary
Colaianne, Fox, Grissim, Mitchell, Voight

Submitted by,

Keith Voight
Planning Commission Secretary
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a.

7.a

Hartland Township Planning Commission Meeting Agenda Memorandum
Submitted By: David Campbell
Subject:

SP# 524-P - Fiddler Grove Preliminary PD Site Plan

Date:

June 4, 2015

Recommended Action
Move to forward Site Plan Application #524-P, the Preliminary Planned Development Site Plan for
Fiddler Grove, to the Hartland Township Board with a recommendation of conditional approval subject to
the following:
1. The applicant satisfy the conditions of approval recommended by the DPW Director, Township
Engineer, and Fire Marshal on subsequent submittals; and
2. The applicant submit a Development Agreement and condominium documents for review by the
Township Attorney with the Final PD Site Plan; and
3. The applicant revise the Landscape Plan on the Final PD Site Plan submittal to satisfy the
screening-buffering requirements along the site’s perimeter where adjacent to lower-density
residential; and
4. The applicant include the plantings proposed for each individual condominium unit on the
Landscape Plan on the Final PD Site Plan submittal; and
5. The applicant provide an “Extent of Disturbance” line on the Existing Conditions sheet of the
Final PD Site Plan; and
6. The applicant include a calculation of Useable Open Space on the Final PD Site Plan; and
7. (Any other conditions of the Planning Commission).

Discussion
SP# 524-P is the Preliminary Planned Development Site Plan for Fiddler Grove. The applicant is
Chestnut Development (Steve Gronow et al) who proposed 25 detached condominium units on 9 vacant
acres on the south side of M-59 just east of Cullen Road.

Please see the Planning Department's review package dated June 4, 2015 (attached).
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Supervisor
William J. Fountain

OFFICE OF THE PLANNING DIRECTOR
David R. Campbell, AICP

Clerk
Larry N. Ciofu

Trustees
Joseph W. Colaianne
Matthew J. Germane
Glenn E. Harper
Joseph M. Petrucci

MEMORANDUM
Date:

June 4, 2015

To:

Planning Commission

From:

Planning Department

Subject:

Chestnut Development (Fiddler Grove)
Planned Development Preliminary Site Plan, Application No. 524-P
Concept Plan for 25 detached condominium units 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, PE)
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, is designated as Public/Quasi-Public on the 2011 Future Land Use Map, and is
proposed to be re-designated Medium Suburban Density Residential (MSDR) on the inprogress update to the 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 M59. 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 church use
envisioned for the subject property, no road connections (or allowances for future road
connections) were planned within the Autumn Woods development.
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7.a.a

The applicant submitted two different Planned Development Conceptual Plans for consideration
by the Planning Commission and Township Board. The first Conceptual Plan showed an 18unit single-family site condominium with lot sizes comparable to the Autumn Woods planned
development. That Conceptual Plan went before the Planning Commission on June 26, 2014
and the Township Board on July 22, 2014. A significant portion of the discussion on that
conceptual plan – and multiple subsequent discussions with staff and consultants - centered
around infrastructure improvements, particularly extending the 12” water main to the subject
property’s west property line and looping the main for the proposed development with the
existing 8” stub of the Autumn Woods main.
The applicant submitted a revised Planned Development Conceptual Plan in December 2014,
and that plan was reviewed by the Planning Commission on January 29, 2015 and by the
Township Board on March 3, 2015. Both boards centered their conversations around the
proposal’s density, and with that came discussions on building setbacks, open space, and
separation from adjacent single-family developments. Also discussed was M-59 access,
road/sidewalk/emergency connections to neighboring developments, pedestrian amenities and
recreation amenities. The proposed layout of the 25-unit Conceptual Plan submitted in
December 2014 is very similar to the Preliminary Site Plan submitted in May 2015.
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. The public hearing for the Preliminary Plan will be held on June 11, 2015.
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.
It is worth noting that the applicant’s proposal seeks significant deviations from the standards of
the Hartland Township Zoning Ordinance (building setbacks, secondary road access, etc) along
with the intent of the Comprehensive Plan (residential density), and the Planned Development
process is likely the most favorable means for the applicant to obtain approval of those
deviations.
5. Proposed Preliminary Site Plan
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A. General
The applicant proposes a 25-unit detached condominium, or a “traditional” condominium
where the unit is defined as the interior walls inward. Everything from the interior walls
outward (roofs, siding, driveways, yards, etc.) would be common element owned and
maintained by a condominium association. As such, there are no individual lots; no lot
lines, lot area, lot width, individual yards, etc.
The site plan provides the proposed building footprints, which are very similar for most of
the 25 units with the exception of proposed Units 7 and 18, which are shallower. There
is a mix of 40-foot wide units and 42-foot wide; the 40-foot units are single-story ranches
and the 42-foot units feature a second story with optional bonus room. Both include a
finished lower level. Most proposed units feature a 2,400 square foot ground floor
footprint with an attached 2-car garage; approx. 1,800 of first-floor living space plus a
22’x24’ garage. The proposed garages project approx. 6 feet beyond the remainder of
the unit. The applicant has included proposed floor plans for the 40 and 42-foot units,
along with a color rendering of a front building elevation. The applicant has stated that
there will be some variation in the design of the units (colors, siding materials,
architectural features, etc.), but the footprint of each building will be very similar.
A stormwater detention basin is proposed along the south and east perimeter (both
adjacent to the Autumn Woods development).
A 5’ sidewalk is proposed along the M-59 frontage, but no interior sidewalk is shown
along the proposed cul-de-sac of the 25-unit proposal. A woodchip walking path of
unspecified dimensions is proposed around the perimeter of proposed Units 1-9 and 1725.
Section 3.1.18.E has specific requirements for the information to be included within a
planned development Preliminary Plan submittal. The original Preliminary Plan
submittal received on April 27, 2015 did not sufficiently address these requirements and
the Planning Department advised the applicant to revise and resubmit. The resubmittal
received on May 20, 2015 addressed enough of the outstanding issues that the Planning
Department made the decision to schedule a public hearing for June 11, 2015.
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 and that Plan’s Future Land Use Map. The subject property is
designated Public / Quasi-Public, which is not a residential designation and therefore
does not have a planned residential density. The Planning Commission is currently
working on a 5-year update to the Comprehensive Plan and FLU Map, and the
designation of the subject property is proposed to be Medium Suburban Density
Residential (MDSR, the same designation as the properties adjacent to the east, west
and south). That MDSR designation calls for 1-2 dwelling units per acre (0.5-1 acre per
dwelling unit). Calculated based on gross acreage, the Preliminary Site Plan proposes a
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density of 2.78 units per acre, which makes it a higher density than the planned densities
of the properties surrounding it as well as the density proposed on the updated 2015
FLU Map. The Autumn Woods development has 140 units on a gross acreage of 72.6
acres, or 1.93 units per gross acre.
Much of the discussion of the Planning Commission and the Township Board at the
Concept Plan review stage centered around the proposed density of the 25-unit
proposal. Some Planning Commission and Township Board members were generally
favorable to the proposed density, although others indicated they would need to have a
better sense of features including building design, landscaping, sidewalks, open space
amenities, etc.
C. M-59 Access
A single undivided private road approach on the south side of M-59 is proposed. 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 are shown on the Preliminary Plan. MDOT Brighton TSC has
stated in written correspondence that an extension of the existing center left turn lane
just west of the proposed driveway would not be warranted based on the number of new
PM peak hour inbound trips generated by 25 new single-family condominiums. MDOT
has repeatedly acknowledged there would be a real safety benefit to accommodate left
turns both in and out of the proposed private road via an easterly extension of the
existing left-turn lane serving Cullen Road, but states that 25 new homes would not
generate enough turning movements 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 the proposed driveway in 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 bypass 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.
Section 3.1.18.E.ii.b.i of the Zoning Ordinance requires a traffic impact analysis to be
included as part of a Preliminary Site Plan for a Planned Development. A TIA was
included with the revised submitted received on May 20, and is discussed below.
D. Traffic Generation
As stated above, a review by the MDOT of the 25-unit concept indicated that the volume
of trips to be generated by 25 homes would not warrant the requirement of a center left
turn lane at the proposed drive.
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The Traffic Impact Analysis included with the revised submittal received on May 20
(dated May 8, 2015, attached) finds that the proposed development will generate 240
new trips on an average weekday (9.6 new trips per home); 120 in and 120 out. The TIA
assumes a 50/50 split of eastbound vs. westbound commuter trips, with 7 outbound left
turns (to westbound M-59) in the morning peak hour and 8 inbound left turns from M-59
in the evening peak hour. Planning Department questions the 50/50 split but it is likely
not significant given the projected traffic volumes. MDOT estimates 11 inbound left turns
in the PM peak hour based on their own calculations.
While the MDOT has not required the applicant make improvements to the State
highway as a condition of approval for approving a private road approach (other than the
standard acceleration / deceleration tapers), one of the requirements of any Planned
Development is for the applicant to provide recognizable and substantial public benefits.
As such, the Township may seek improvements to M-59 above and beyond the
minimums required by MDOT.
The applicant has fulfilled their requirement for submittal of a traffic impact per Section
3.1.18.E of the Zoning Ordinance.
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 25 dwelling units, meaning
it will be required to be built to public road requirements of the Livingston County Road
Commission. The 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 terminus of the proposed cul-de-sac is approximately 700 feet from the edge of the
eastbound lane of M-59; 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
proposed layout and the layout of the developments surrounding the subject property, a
future connection to the proposed cul-de-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.
Section 5.23 of the Zoning Ordinance includes the standards for private roads.
Section 5.23.5.E.vi states that private roads serving more than 24 dwelling units
shall have at least two points of access to a public road. The proposed private
road serves 25 units with only one point of access (without the benefit of any
secondary emergency access) and therefore exceeds the threshold for a private
road with only one point of public access. While the Planned Development approval
process grants flexibility for both the applicant and the Township on adhering to a strict
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application of the standards of the Zoning Ordinance, the Fire Marshal’s review letter
dated May 7, 2015 cites the National Fire Protection Act (NFPA) and its requirements for
emergency vehicle access. Hartland Township adopted the NFPA by reference upon
adoption of the Fire Protection ordinance (Ordinance No. 77).
The Fire Marshal’s review letter states that a fire department access road shall be
required per NFPA, unless the dwelling units are protected by automatic sprinkler
systems. That same letter goes on to offer the applicant certain concessions on a strict
application of NFPA, including not requiring emergency access and limiting the required
number of fire hydrants, in exchange for sprinklers in each home. The letter also
proposes a turnaround rather than a cul-de-sac as a possible concession, but this is not
a design change the Planning Department would be inclined to support despite the Fire
Marshal’s best intentions.
If it is the pleasure of the Planning Commission to allow a private road of greater
than 600 feet and greater than 24 dwelling units with only one point of access,
then it would be incumbent upon the applicant to find a solution to satisfy the Fire
Marshal’s application of NFPA. The Planning Commission could recommend and
the Township Board accept a condition of approval being the applicant satisfying
the NFPA to the satisfaction of the Fire Marshal.
The plans show a pavement width of 24’, plus curb and gutter. The Township
Engineer’s review letter speaks to the design of the proposed private road.
A 5-foot concrete sidewalk is proposed along the site’s frontage. No internal sidewalk
is proposed, which could be deemed inconsistent with the Design Details
encouraged for a planned development, and with the Residential Development
Policies of the Comprehensive Plan, both of which envision internal nonmotorized amenities. Section 5.12 of the Zoning Ordinance provides the Planning
Commission the authority to require sidewalks on a traditional site plan. It is worth
pointing out that Autumn Woods, a planned development significantly less dense than
the proposed has sidewalks on both sides of its private roads.
In lieu of a sidewalk, the applicant is proposing a woodchip walking path around the
outer perimeter of most of the development. The Planning Commission, Township
Board and applicant should discuss the long-term viability of a woodchip path to traverse
in relatively close proximity to the sides and rears of several proposed units. The
Planning Department would advocate that any new development along M-59 –
residential, commercial or otherwise – should provide non-motorized connectivity
both along their frontage and within their interiors. This is a precedent worth
adhering to for new developments large and small. If it is determined that a woodchip
pathway (presumably not ADA-compliant) satisfies that intent, Staff’s hope would be that
it is a decision based on sound long-term planning and not near-term cost savings.
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Consideration of non-motorized connections to neighboring residential developments is
also advisable, and was a subject of considerable conversation between the applicant
and the Planning Commission in previous reviews. No such connections are proposed.
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 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. The Preliminary Site Plan shows the units
generally separated by 20 feet. The 20 feet of spacing proposed is consistent with the
minimum 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
of rear yard setbacks, but states that those setbacks shall be based on good planning
and design principals. Front setbacks are measured from the road right-of-way or – in
the case of private roads – the road easement. No road easement is shown for the
proposed private cul-de-sac, but will be required to be 66 feet in width. Most of the units
are approximately 45 feet from the centerline of the proposed road; assuming a 33-foot
half right-of-way, this equates to a proposed front setback of 12 feet. The garage
doors of the proposed homes would be approx. 30 feet from the curb of the proposed
road; as a comparison, homes in Autumn Woods are approx. 45 feet from the curb. The
minimum front and rear setbacks within Autumn Woods are 30 and 25 feet
respectively, which is also 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 wall of proposed Units 1 and 25 would be 55 feet from the front property
line, 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 M-59 along
Clover Ridge Drive to the west (San Marino) is about 180 feet to the edge of the road.
G. Utilities
The original Concept Plan was the focus of much discussion as it pertained to municipal
water service. Section 2.1.4 of the Township’s Engineering Design Standards requires
water mains in new developments be installed from boundary to boundary; the “to-andthrough” requirement. The applicant’s contention was that extending the 12” water main
across the subject property’s frontage was cost-prohibitive for an 18-unit development.
As a means of finding a reasonable accommodation, the Township offered some
significant concessions to a strict application of the to-and-through requirement.
Particularly, the Township offered to allow the applicant to extend the 12” water main not
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along the property’s M-59 right-of-way frontage, but at the southern end of the subject
property where a utility easement already exists south of Unit 61 in San Marino
Meadows. Further, despite that the Design Standards requirement of ductile iron for
water main, the Township was willing to allow a directional bore of HDPE (plastic) pipe
from Chestnut’s south property line through the common space of Autumn Woods to the
easement south of Lot 61; allowing the directional bore of plastic pipe would save the
applicant some cost and would preserve the existing vegetation within the off-site
common area. The Township offered these concessions as a means of looping the
proposed water system within Chestnut to the existing system through Autumn Woods, a
mutually-beneficial solution. These concessions by the Township were a good-faith
effort to accommodate the applicant’s proposal, satisfy the intent of the Township’s
design standards, and provide a public benefit in terms of enhancing fire safety and
water service reliability.
The 25-unit detached condominium proposal shows an 12” connection to the 12”
watermain stub near Chestnut’s east property line. That 12” connection would extend
across a portion of Chestnut’s frontage and from there into Chestnut’s development at
the proposed private road entrance, and follow the 66’ road easement south through the
development. The Preliminary Site Plan then shows that watermain extending through
the southwest corner of Chestnut’s property, and a note indicates it will connect to the
existing stub of Autumn Woods’ 8” system. This connection would create a system loop
through Autumn Woods, and would satisfy the Township’s to-and-through requirement of
a 12” main stubbed south of San Marino Meadows Unit 61. A note has been included
that acquisition of the necessary easement to extend the 12” HDPE water main through
the existing wooded common element of Autumn Woods would be the Township’s
responsibility. It is unclear if public utility easements already exist within this common
element.
20 water REU’s have been assessed to the subject property; 25 units are proposed
(each requiring 1 REU). DPW’s review of the Preliminary Site Plan includes discussion
on the acquisition costs of those Water and sewer REU’s.
The plan shows stormwater detention basins around the east and south perimeter, outletting to the southwest corner of the site. The Township Engineer’s preliminary review
of the stormwater management plan is attached, where they recommend preliminary
approval conditional upon items to be addressed on construction plans.
H. Design Details
The Planned Development Preliminary Plan submittal did not include a “Pattern Book”
per se, but did include what appear to be draft marketing materials (attached) that
provide some of the design detail information typically included in a pattern book. This
includes information on the style of homes envisioned (price points, size, height,
architecture, building materials, garage door orientation, etc.). Additional information
that would be to the benefit of the Township in considering approval might
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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 be the open space requirement for the MDR zoning
district, which is 25%. Of that 25%, 10% must be usable open space. Sheet L1 of the
Preliminary PD Site Plan includes a measurement of 3.25 acres of “open area”, which
appears to be defined as the areas 25 feet or greater from the rear of the 25 proposed
units. Open space is defined in the Zoning Ordinance as land “planned, developed and
maintained for appropriate recreational and other open space uses for the anticipated
occupants of the housing”, and 3.25 acres is the equivalent of 36.2% of the gross
acreage. How much of that 3.25 acres is usable open space has not been
calculated, although it is worth noting that a significant portion of it encompasses
the stormwater detention basins. The proposed woodchip path is not completely
within the proposed open space.

J. Landscaping
In addition to the Landscaping and Screening requirements of Section 5.11 of the Zoning
Ordinance discussed in detail below, Planned Developments are also subject to the
landscaping requirements of Section 3.1.18.C as follows:
i.
General site requirements
 Required – All unpaved portions shall be planted with grass, groundcover
or other suitable plant material with irrigation
 Proposed – Landscape Plan (Sheet L1) includes Note 9 and 10
confirming groundcover via seeded lawn.
 Meets Requirment? – Yes
 Staff comment - None
ii.
Landscaping adjacent to roads – Applicable only to commercial/office/industrial
Planned Developments; defer to Sec. 5.11 (see comments below)
iii.
Berms – Applicable only to off-street parking lots
iv.
Screening - Applicable only to commercial/office/industrial Planned
Developments; defer to Sec. 5.11 (see comments below)
v.
Parking lot landscaping – Applicable only to off-street parking lots
vi.
Standards for plant material – Shall comply with the Sec. 5.11 (see comments
below)
vii.
Treatment of existing plant material
 Required - Where healthy plant material exists and is proposed to remain,
the Township may permit substitution of existing for required
 Proposed – Some existing vegetation along east and west property line
(some of which is “natural”, some of which appears to be planted by
adjacent property owners on the subject property) to remain and be
supplemented by 59 8’ spruce trees to create a minimum 8’ screen of the
higher density residential use
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viii.

Meets Requirement? – TBD
Staff Comment – Sheet 2 (Existing Conditions) provides an inventory
of the existing trees along the site’s perimeter, including size,
species and condition. The sheet also indicates which of the
existing trees are to be removed, which is relatively limited (less
than 25%). The trees to remain are inventories as being a mix of
cottonwood, birch, oak and other native species mostly inventoried
in “Fair” to Good” condition. The Planning Commission may
consider allowing this existing vegetation to remain in lieu of new
plantings if it is their determination that doing so meets the spirit
and intent of the respective landscaping requirements. Particularly
the screening and buffering requirements discussed below.
Buffering of nonresidential uses – Applicable only to non-residential uses

The Landscaping and Screening requirements of Section 5.11 apply to a Planned
Development, including in this case the screening/buffering requirements between the
proposed development relative to the lower-density developments adjacent (Autumn
Woods and San Marino). The applicable standards of Section 5.11 are as follows:
i.
Greenbelt along public and private roads (Sec. 5.11.2.C)
 Required – A natural-appearing 20’ greenbelt along public road frontage,
consisting of 1 canopy tree every 30 linear feet (up to 50% evergreen
trees may be substituted); 3 ornamental trees or evergreen shrub for the
first 40 feet and 1 additional for every 20 feet thereafter; 15’ landscape
area along the internal private road with 1 canopy or evergreen tree every
30 feet; 450 feet of M-59 frontage equals 15 canopy trees (8 of which
could be evergreens) and 24 ornamental trees or evergreen shrubs along
M-59 frontage; 1000 linear feet of internal private road equals 33
canopy/evergreen trees
 Proposed – 16 trees (12 canopy trees and preservation of 4 existing
evergreens) and 21 junipers along M-59 greenbelt; 33 interior street trees
 Meets Requirement? – TBD; applicant seeking credit for four existing
evergreens to satisfy the M-59 greenbelt requirement
 Staff Comment – Existing pine trees along M-59 are tall and mature
and certainly worth saving, although they have been trimmed up
quite high and wouldn’t provide significant screening. Planning staff
can speak first hand to the desirability of significant screening (landscape
and/or otherwise) from the noise and lights of M-59, and applicant might
consider the marketing benefits of enhancing this greenbelt screening
beyond the Township’s minimum. The greenbelt along the Autumn
Woods frontage might be a good template.
ii.
Foundation
 Required - Typically applicable to non-residential buildings.
 Proposed – No interior landscaping shown for the perimeter of the
individual units (shrubs, ornamental trees, perennials, etc)
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iii.
iv.

v.

vi.

Meets Requirement? - TBD
Staff Comment - The detached condominiums proposed are likely to have
landscaping around each unit that will be owned and maintained by the
condominium association. As such, the Planning Commission should
have an opportunity to review the landscaping proposed around
each individual unit to ensure the intent of the foundation
landscaping requirements have been met. The understanding of
staff is that the individual unit owners would not be responsible for
the design/cost/maintenance of their unit’s landscaping. Since each
unit’s landscaping will be part of the general common element, it
should be incorporated into the landscape plan at Final PD Site Plan.
Parking lot – Not applicable
Retention/detention facilities
 Required – Natural/free-formed pond(s) not to exceed a 1-on-5 slope; 1
tree and 10 medium shrubs OR 1 tree and 6 large shrubs per 50 feet of
pond perimeter; applicant measures 1750 linear feet of pond perimeter,
equaling 35 trees and 350 shrubs
 Proposed – 35 trees and 350 shrubs
 Meets Requirement? - Yes
 Staff Comment – Shrubs are a combination of clustered junipers,
arborvitaes, and yews
Monument signs – Monument sign landscaping will be reviewed and approved as
part of a Sign Permit applicant should be aware of the standards of Section
5.11.2 as those standards pertain to monument sign landscaping
Screening and buffering
 Required – A visual screen of at least 8 feet along east, west and south
property lines; if evergreens, spaced a max. 12 feet on center in a
clustered or staggered pattern of varying heights to create a natural
appearance; 2090 feet of perimeter with trees a maximum of 12 feet on
center equals 174 trees
 Proposed – 59 8’ spruce trees, supplemented by existing trees to remain
 Meets Requirement - No
 Staff Comment – Tree quantities are insufficient and spaced greater
than 12 feet on center; trees are a uniform 8’ in height, clustered and
staggered for a relatively natural appearance but with significant
gaps (particularly along the south and east property lines) that do
not appear to be filled in by existing trees to remain. Planning
Commission has and should continue to uphold the requirement for
a variation in evergreen tree height, including trees up to 12 feet in
height. Planning Commission must approve crediting existing vegetation
in lieu of new vegetation, and could require screening be supplemented
by a berm and/or shrubs. Information on that vegetation to remain is
detailed on Sheet 2. Considering that the applicant is asking for a waiver
of a requirement for over 115 evergreen trees of up to 12 feet in height,
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the Planning Commission should be thoroughly confident that preserving
the existing trees to remain satisfies the intent screening & buffering
requirements at least as well as would those trees.
K. Exterior Lighting
No exterior lighting appears to be proposed. No photometric plan was submitted.
Applicant to confirm that no interior lighting is proposed (with the likely exception of lights
installed to home exteriors)
L. Impact on Existing Residential Developments
The proposed development is adjacent on three sides (east-west-south) to existing
single-family residential (Autumn Woods and San Marino Meadows). Sheet 2 includes
an Existing Conditions survey, and Sheet 4 is the Preliminary Grading Plan. For the
benefit of the homeowners within those two developments, the equivalent of a
demolition/removal plan should be provided identifying the trees, landscaping,
structures and/or other improvements to be removed as part of site grading along
with an “Extent of Disturbance” line. Existing trees to be removed have been
identified on Sheet 2.
The existing conditions survey (Sheet 2) identifies improvements including improved
yards and gardens encroaching on the subject property that will presumably be removed
as part of site grading. It would certainly be a good faith effort by the applicant to
clearly identify that which is to be removed in the form of a standard
demolition/removal plan, and to provide notice to the homeowners so they have
an opportunity to salvage as much as they can prior to site grading.
6. 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”.
The applicant (Mr. Gronow) has provided a written statement of recognizable benefits dated
May 12, 2015. He outlines his offer of benefits into four categories; filling a housing market
void, precluding the potential development of a more intensive use, energy-efficient
construction, and the extension of the water main beyond his property to create the loop with
Autumn Woods. The Planning Department’s understanding is that the Township certainly does
not contest the obvious service and safety benefits of a water loop with Autumn Woods, but
recognizes it could be argued that extending the water main to that point is a positive accessory
to satisfaction of the Township’s “to-and-through” requirement for extending water main to the
next adjacent property.
As discussed above, the proposed development features 25 units on a private road that has
only one point of access, where the Zoning Ordinance limits such scenarios to 24 dwelling units
and the NFPA requires secondary emergency access. One of the applicant’s recognizable
benefits could be an effort to address this matter, particularly with respect to promoting public
safety. The Fire Marshal recommended domestic fire suppression in each unit in lieu of
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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.
7. Legal Documents
In addition to a legally-binding Development Agreement to be reviewed by the Township
Attorney, the applicant will be required to submit the legal documents for the condominium
(master deed, bylaws, private road maintenance agreement, etc). This documentation will
be required if an when the plan progresses to the Final PD Site Plan stage; at this
Preliminary stage, the Planning Commission and the Township Board should be
prepared to provide the applicant feedback on the recognizable benefits he proposes
since those recognizable benefits will be memorialized in the Development
Agreement.
Hartland Township DPW Review
The DPW Director submitted a review letter dated May 5, 2015 (attached). DPW is
recommending approval of the plan as proposed, subject to the applicant acquiring the
necessary 25 sewer REU’s and 5 water REU’s, and providing the necessary utility connection
detail on the forthcoming construction plans.
Engineer’s Review
The Township Engineer reviewed the Preliminary Site Plan in a letter dated May 4, 2015
(attached). Engineer recommends approval with conditions.
Hartland Deerfield Fire Authority Review
The Hartland-Deerfield Fire Marshal submitted a review letter dated May 7, 2015 (attached).
His recommendation of approval is contingent upon compliance with the NFPA, and particularly
the requirement for secondary emergency access. The Fire Marshal has offered the applicant
alternatives for providing secondary emergency access, although the Planning Department is of
the understanding that the applicant is not in favor of accepting those alternatives. It is the
applicant’s obligation to comply with the NFPA as applied by the Fire Marshal, given that the
NFPA has been adopted by reference by the Township in the Fire Protection Ordinance
(Ordinance #77).
Recommendation
The Planning Department believes that the proposal for Fiddler Grove was met with general
favor by both the Planning Commission and the Township Board at the Conceptual PD stage
with respect to use, density, and layout. The Preliminary PD Plan under review is a more
detailed plan for the same use and density and essentially the same layout. Since both the
Planning Commission and the Board have indicated this to be a plan they wished to see
progress, the Planning Department finds that the items noted above in bold in the preliminary
plan can be addressed either by a determination of the Planning Commission, and/or revisions
to be shown on the Final PD Plan.
Packet Pg. 20

Attachment: SP 524_P Fiddler Grove Preliminary Full PC (1711 : SP# 524-P - Fiddler Grove Preliminary PD Site Plan)

requiring secondary emergency access in his review letter dated May 7 (attached);
domestic fire suppression could be advocated as a recognizable benefit.

7.a.a

As such, the recommendation of the Planning Department is for the Planning Commission to
forward Site Plan Application #524-P to the Township Board with a recommendation of
conditional approval, subject to the following:
1. A determination by the Planning Commission of whether an internal sidewalk along the
perimeter of the proposed private road is required;
2. A determination of the Planning Commission that a private road with a single point of
access in excess of 600 feet is acceptable;
3. A determination by the Planning Commission that a private road with a single point of
access serving more than 24 dwelling units is acceptable;
4. A determination by the Planning Commission that the open space as proposed satisfies
the minimum requirements for open space in a Planned Development;
5. A determination by the Planning Commission that the proposed landscape plan satisfies
the intent of Section 5.11, particularly the use of existing vegetation in lieu of new
plantings to satisfy the greenbelt and perimeter screening-buffering requirements;
6. Confirmation by the Planning Commission that the recognizable benefits as proposed by
the applicant are acceptable.
A recommendation of approval by the Planning Commission should be conditional upon the
following:
1. The applicant satisfy the conditions of approval of the DPW Director, Township
Engineer, and Fire Marshal on subsequent submittals; and
2. The applicant submit a Development Agreement and condominium documents for
review by the Township Attorney with the Final PD Site Plan; and
3. The applicant revise the Landscape Plan on the Final PD Site Plan submittal to satisfy
the screening-buffering requirements along the site’s perimeter where adjacent to lowerdensity residential; and
4. The applicant include the plantings proposed for each individual condominium unit on
the Landscape Plan on the Final PD Site Plan submittal; and
5. The applicant provide an “Extent of Disturbance” line on the Existing Conditions sheet of
the Final PD Site Plan; and
6. The applicant include a calculation of Useable Open Space on the Final PD Site Plan;
and
7. (Any other conditions of the Planning Commission).
Recommended Motion
Should the Planning Commission agree with the recommendation of Staff as discussed above,
the following motion language is recommended:
Move to forward Site Plan Application #524-P, the Preliminary Planned Development Site Plan
for Fiddler Grove, to the Hartland Township Board with a recommendation of conditional
approval subject to the following:
1. The applicant satisfy the conditions of approval recommended by the DPW Director,
Township Engineer, and Fire Marshal on subsequent submittals; and
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2. The applicant submit a Development Agreement and condominium documents for
review by the Township Attorney with the Final PD Site Plan; and
3. The applicant revise the Landscape Plan on the Final PD Site Plan submittal to satisfy
the screening-buffering requirements along the site’s perimeter where adjacent to lowerdensity residential; and
4. The applicant include the plantings proposed for each individual condominium unit on
the Landscape Plan on the Final PD Site Plan submittal; and
5. The applicant provide an “Extent of Disturbance” line on the Existing Conditions sheet of
the Final PD Site Plan; and
6. The applicant include a calculation of Useable Open Space on the Final PD Site Plan;
and
7. (Any other conditions of the Planning Commission).
Attachments:

Cc:

Preliminary Planned Development Site Plan submittal received May 20, 2015 (including
plan sheets, traffic study, housing details, and statement of recognizable benefits)
Vicinity Aerial
DPW review dated May 5, 2015
Twp Engineer review dated May 4, 2015
Fire Marshal review dated May 7, 2015

Chestnut Development
Steve Gronow
steviegronow@comcast.net
Livingston Engineering
David LeClair, PE
david@livingstoneng.com

Twp Engineer (via email)
Twp Attorney (via email)
DPW Director (via email)
Fire Marshal (via email)
Livingston County Building Official (via email)
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PRINCIPALS
George E. Hubbell
Thomas E. Biehl
Walter H. Alix
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
Robert F. DeFrain
Thomas D. LaCross
Albert P. Mickalich
ASSOCIATES
Jonathan E. Booth
Michael C. MacDonald
Marvin A. Olane
Marshall J. Grazioli
James F. Burton
Donna M. Martin
Charles E. Hart
Colleen L. Hill-Stramsak
Bradley W. Shepler
Karyn M. Stickel

Hartland Township
2655 Clark Road
Hartland, MI 48353
Attn:

Mr. David Campbell, Planning Director

Re:

Preliminary Site Plan Review
Fiddler Grove
Section 29, Hartland Township
Site Plan Application No. 524P

Dear Mr. Campbell:
As requested, this office has reviewed the plans for the above project as prepared by Livingston
Engineering (plans dated April 23, 2015, received by the Township on April 27, 2015). We
have the following comments:
General
1.

All permits are to be obtained prior to the start of construction. At this time, the permits for
this development may include: MDOT ROW, MDEQ Sanitary Sewer & Water Main
Construction; LCDC Soil Erosion & Sanitary Sewer; Hartland Township Sanitary Sewer
and Water Main Construction.

Water Supply
1.

The proposed water supply improvements must be designed in accordance with Hartland
Township Engineering Design Standards.

2.

The plans indicate that a 12 inch water main will be extended through the site from M-59
to the existing Autumn Woods water main stub south of the site. The offsite water main
improvements will need to be shown from this site to the Autumn Woods connection point.

3.

The alignment of the water main shall be adjusted so the pipe is not located under the
island or pavement at the rear of the site.

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

HRC Job No. 20150359.20

Sanitary Sewer
1.

The proposed sanitary sewer must be designed in accordance with Hartland Township
Engineering Design Standards.

2.

The plans show the existing sanitary sewer along M-59 will be extended to the high point
in the middle of the site to provide gravity service to some of the lots while the remainder
of the sites will be serviced by a low pressure grinder pump system.

3.

The alignment of the proposed sanitary sewer in front of lots 1 thru 4 shall be adjusted so
that the main is located outside of the proposed pavement.

Storm Drainage
1.

The proposed storm water collection system must be designed in accordance with Hartland
Township Engineering Design Standards.

Y:\201503\20150359\06_Corrs\Design\2015_05_04_FiddlerGrove_PrelimSitePlanReview.docx
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2.

A sediment forebay should be included in the proposed detention ponds.

3.

The storm sewer system of Autumn Woods accounted for drainage from a portion of this
site. The developer’s engineer should confirm the connection location and conveyance of
this site’s drainage into the Autumn Woods storm sewer system.

4.

A detention basin maintenance agreement will be required to be submitted prior to as-built
plan approval.

Paving & Grading
1.

The proposed paving and grading improvements must be designed in accordance with
Hartland Township Engineering Design Standards.

2.

A Michigan Department of Transportation right-of-way permit is required for the proposed
M-59 approach improvements, storm water drainage discharge, and any necessary
improvements such as a passing lane.

3.

Eight (8) inches of Class II sand subbase should be shown in the asphalt pavement section,
in accordance with Township Engineering Design Standards.

Subject to these items being addressed in future plan submittals; we have no objection to the
approval of the proposed preliminary site plan. One (1) complete set of the site plan 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
HRC; R. Alix, J. Booth, File
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2655 Clark Road
Hartland MI 48353
Phone: (810) 632-7498
Fax: (810) 632-6950
www.hartlandtwp.com

MEMO
TO:

David Campbell, Planning Director

FROM

Robert West, Public Works Director

DATE:

May 5, 2015

RE :

[X] Prelim Site Plan Review

DEVELOPMENT NAME:

Fiddler Grove (by Chestnut Development)
#4708-29-100-009

APPLICATION #

524P

[ ] Land Use Permit

[ ] Parcel Split

[ ] Other

Preliminary Site Plans for the Fiddler Grove development propose 25 residential lots. REUs are
assigned 1.0 per residential dwelling. Thus, prior to development, owner will need to purchase
25 Sewer and 5 Water REUs (Residential Equivalency Units).

Owned
Required
Cost Each
Total Due Each
TOTAL REU COST

Sewer REUs
0
25
$8,467.89
$211,697.25

Water REUs
20
25
$4,916.67
$24,583.35
$236,280.60

I approve the Fiddler Grove preliminary site plan subject to inclusion of the following details on
the construction plans:
1.
2.
3.
4.
5.
6.
7.

Water main material and sizes
Water service lead location, size and materials including fittings
Sanitary sewer material and sizes
Sanitary sewer connection detail sheet
Transition detail from force main to gravity
Monitoring manhole for sewer connection and location
Hydrant model (EJ5BR) shown on plans

Please feel free to contact me with any further questions or comments regarding this matter,
and thank you for your time.

Robert M. West
Public Works Director
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FIRE MARSHALS OFFICE
Voice: (810) 632-7676
Fax: (810) 632-2176
E-Mail: firemarshal@hartlandareafire.com

May 7, 2015
TO:

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

RE:

Application # 524P, request for Site Plan, for Chestnut Development/Fiddler Grove.

Based upon review of the site plan stamped received by Hartland Township on 4/27/2015, the project was
drawn as being within the requirements for accessibility contingent upon the following:


An emergency vehicle access is provided
1. Approved fire department access roads shall be provided for every facility, building, or portion of
a building hereafter constructed or relocated. [NFPA 1:18.2.3.1.1]
1. Exception: One- and two-family dwellings protected by an approved automatic sprinkler
system in accordance with Section 13.1 of NFPA 1
2. When fire department access roads cannot be installed due to location on property, topography,
waterways, nonnegotiable grades, or other similar conditions, the AHJ shall be authorized to
require additional fire protection features.[NFPA 1: 18.2.3.1.4]

Additional Comments:
This office is willing to trade the emergency vehicle access road, only require two fire hydrants, and can
exchange the cul-de-sac for a hammer-head turnaround approved by this office, for residential fire sprinklers in
ALL proposed residential buildings. The residential fire sprinklers shall be installed and tested in accordance
with NFPA 13D.
The Fire Marshals Office approves with the above contingencies the submittal of Application # 524P. Any
revised drawings affecting the Fire Department must be submitted for review.

Yours In Fire Safety,

Michael R. Bernardin
Michael R. Bernardin - Fire Marshal

cc: Fire Chief, Division Files
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Hartland Area Fire Dept.
3205 Hartland Road
Hartland, MI. 48353-1825
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Chestnut Home Builders
& Real Estate
3800 Chilson Rd, Howell, Ml 48843

May 12, 2015
Hartland Township Planning Department
A"f!N: David Campbell
2655 Clark Road
Hartland, Michigan 48353
Dear Mr. Campbell,
In regards to our proposed project, Fiddler's Grove, please consider the following
benefits the project provides for the surrounding community.
1) Helps fill a large void of housing for seniors - The homes contained within this 25
unit development serve an important and unmet need in Hartland Township for
residents in the baby Boomer age group- 55-65. These people are looking for
maintenance free living in less square footage with strong quality construction and well
maintained property around them . Many are currently living in Hartland in larger dated
homes that are of colonial style, and no longer meet their housing or lifestyle needs.
These Hartland residents cannot currently find housing in Hartland of this type, so they
ultimately move to other neighboring communities that do provide this type of housing.
The smaller ranch homes built here are designed to be energy efficient, maintenance
free with no need for exterior painting, no lawn or landscape care , and no winter snow
removal duties, and offer high levels of custom finish in a smart and efficient ranch
design .
2) The Development will preclude much more intensive uses- The current master
Plan use for this site is Quasi-Public, which allows much more intensive uses such as
schools, churches, wastewater treatment plants, libraries, post offices, etc. These
intense uses, should a site plan proposal and rezoning come forward , would be difficult
to challenge since the property is Master Planned as such. Any of these would certainly
be met with the ire and backlash of the surrounding residential residents and create
serious conflict within the township .
Office: 81 0-599-8359

Fax: 517-947-6643

www.chestnutdev.com
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3) Provides Highly rated Energy Efficient Construction - Fiddler's Grove is built with
pre-engineered high strength pre-insulated high density steel reinforced Superior
concrete foundation systems, set on a bed of 48" compacted Limestone footings with
24" of engineered sand backfill resulting in the most waterproof, durable, and energy
efficient foundation system possible. The homes are also built with high efficiency wall
and ceiling insulation, set in 2x6 framing , lifetime roofing shingles, high quality windows
and doors, double zone 96.1 efficient Amana HVAC, all resulting in full energy star
ratings.

4) The development provides a loop for the 12" water main in Autumn WoodsThe developer has agreed to fully construct a 12" water main extension through the
entirety of its property, (even though a 6" is all that is required for this low density), and
then directionally bore a further connection all the way under the woods to complete the
loop in Autumn Woods. Thi s results in a great benefit to the overall Township water
system by virtue of the looping effect.
We believe this project will be very beneficial to Hartland Township and the surrounding
communities and we thank you for your consideration of Fiddler's Grove. Should you
have further questions or concerns regarding this letter or any other aspect of the
project please do not hesitate to contact me.
Respectfully,

Steve Gronow
(81 0) 599-5147
steve@chestnutdev.com

Office: 810-599-8359

Fax: 517-947-6643

www.chestnutdev.com
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HART LAND T OWNSHIP

Trip Generation Assessment
For

Chestnut Development M-59 Development
Located in
Hartland Township, Livingston County, Michigan

May 8, 20 15

Prepared For:

Chestnut Development

By:

Livingston Engineering, L.C.
3300 S. Old U.S. 23
Brighton, Ml 48114
(81 0) 225-7100
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Introduction
The proposed Chestnut Development Development is located near the northwest corner of
Section 29 in Hartland Township, Livingston County, Michigan. Its single access point is
from M59 just East of Cullen Road on the South side of the highway.
The purpose of this Trip Generation Assessment is to determine if the proposed 25 unit
single family development will generate a sufficient enough amount of trips at full build-out,
to justify further study, and also look at the amount of peak hour trips that the development
will generate.
The following calculations will indicate that the trips generated by the proposed development
will not generate a sufficient amount of trips to justify further investigation. That is, the
traffic generated by the proposed development will not significantly impact cunent and
future traffic operations on the adjacent roadway network and will adequately convey all
traffic movements at the proposed approach with the currently proposed geometry. As M-59
is a State of Michigan regulated thoroughfare, approval from their office for access will be
required by the development.

Trip Generation
The ITE (Institute of Transportation Engineers) Trip Generation Manual, 7'h Ed. was used to
determine the amount of trips being generated by the 9 acre site.
Total Units: 25 lots
Average Vehicle Trip Ends: 9.57 x 25

~

240 Trips (50% in and 50% out)

A.M. peak hour: 0.75 x (25)

~

18.75 trips x 75% (exiting)
~ 14 directional trips

P.M. peak hour: 1.01 x (25)

~

25.25 trips x 63% (entering)
~ 16 directional trips

Figures I, through 3 were taken from the ITE Trip Generation Manual and are the basis for
the calculations shown in this report.
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The latest traffic data available from MDOT on M59 was collected just W. of Latson Road in
May of 2012. This date indicates an average daily traffic of I 0,506 vehicles Eastbound (48%)
and II, 115 vehicles Westbound (52%) for a total daily traffic count of 21,621. As traffic on
M59 is split nearly evenly(Eastbound vs Westbound) between the total traffic count and the
AM and PM peak hour traffic, it is logical to assume that the traffic both entering and exiting
this development will be approximately 50% to/from the East and 50% to/from the West.

Conclusions
Section 6.5 of the Hartland Township Zoning Ordinance requires a more detailed traffic
study for developments generating more than 750 new trips per day. As the 240 trips
generated by this project is considerably below this threshold, further traffic analysis for this
development is not warranted. Approval from MDOT for access onto M59 will be required
prior to the development gaining final approvals.
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Average Vehicle Trip Endsvs: Dwelling Units
On a: Weekday

Number of Studies: 350
Avg, Number of Dwelling Units: 197
Directional Distribution: 50% entering, 50% exiting
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Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.

Number of Studies: 274
Avg. Number of Dwelling Units: 201
Directional Distribution: 25% entering, 75% exiting
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Single-Family Detached Housing
(21 0)
Dwelling Units
Weekday,
Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.

Number of Studies:
Avg. Number of Dwelling Units:
Directional Distribution:
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Hourly Count Report
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These volumes are raw axle counts and are not adjusted for the impact of vehicles with more than 2 axles
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Hourly Count Report
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FIG-URE Lj
These volumes are raw axle counts and are not adjusted for the impact of vehicles with more than 2 axles
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Chestnut Home Builders
& Rea I Estate
HOM£ BUILDERS & REAL ESTATE

3800 Chilson Rd.
Howell, Ml 48843

HARTLAND TOWNSHIP PLANNING COMMISSION
RE: FIDDLER'S GROVE-LOW MAINTENANCE RANCH LIVING
$300,000

Square footage: 1800 above grade/plus 1000 finished lower level
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points are apparent:
•

Annual Market Potential (Table 3) shows for Empty Nesters and Retirees single family detached
the low and mid range as a percentage of the market potential is 47% of the market in this category.

•

Optimum Market Position (Table 13) shows an average price and square footage median of 1800
s. f. at $285,000

•

This study determined from the market perspective, 500 new dwelling units could be developed
and absorbed within Hartland Township over the next 5-6 years. Of that 500, 91 being New Village Homes and 83 New Neighborhood Houses.

•

58.4% of all households currently living in Hartland Township do not have children under 18 are
include married couples, most ready to move into their next life stage.

In accordance to the Livingston County Association of Realtor report as of August 2014:
•

31% of all Market sales fall between the $200,000-$300,000 price point.

CONCJ:PllJAL Sill' 1'1.1\N
Interesting to note:
•

'

,,_ ..•

Pulte's Howell site Oceola Villas
(1/4 acre parcels) is #1 in sales and
absorption in all of Livingston
County averaging sales 6-7 month
since 2013 at an average purchase
price of $270,000 for 1700 s.f. floor
plan ranch. Currently, Hartland
does not offer any competing
product of this type.

I
,_

Office: 810-599-8359

'
___
_

Email: office@chestnutdev.cam

www.chestnutdev.com
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In accordance to the Hartland Township Report dated August 2014 the following

