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PLANNING COMMISSION AGENDA
THURSDAY, SEPTEMBER 24, 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
5. Approval of Meeting Minutes
a.

Planning Commission - Regular Meeting - Sep 10, 2015 7:00 PM

6. Call to Public
7. Public Hearing
8. Old and New Business
a. SP#530-P REVISED Preliminary PD Plan Walnut Ridge Estates (Amendment to the Venture Church
Planned Development)
b. SP#535-C Newberry Place (2015) PD Concept Plan

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
September 10, 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
Motion to approve the Meeting Agenda made by Newsom and seconded by Mitchell; motion carried 7-0.
a. Motion
RESULT:
MOVER:
SECONDER:
AYES:

APPROVED [UNANIMOUS]
Jeff Newsom, Vice Chairman
Michael Mitchell, Commissioner
Colaianne, Murphy, Fox, Newsom, Grissim, Mitchell, Voight

5. Approval of Meeting Minutes
Motion to approve the Meeting Minutes of August 27, 2015 made by Newsom and seconded by Murphy; motion
carried 7-0.
a. Planning Commission - Regular Meeting - Aug 27, 2015 7:00 PM
RESULT:
MOVER:
SECONDER:
AYES:

ACCEPTED [UNANIMOUS]
Jeff Newsom, Vice Chairman
Thomas Murphy, Commissioner
Colaianne, Murphy, Fox, Newsom, Grissim, Mitchell, Voight

6. Call to Public
Mr. McKim on Matthew Lane came forward and expressed concern about the environmental impacts of the
proposed Mugg & Bopps gas station, requesting that the Planning Commission review the new 2015 EPA Leak
Detection requirements recently issued. He asked that consideration be given to requiring vapor and ground water
monitoring, and that residents be given access to the resulting monthly monitoring reports.
Mr. Pawlak on Matthew Lane came forward to comment on the proposed Mugg & Bopps gas station. He referenced
the new Speedway, the possibility of a gas station at Meijer, and the BP station, concluding that the Township has a
number of stations currently. He said that the recent meeting with Mr. Lekander was positive, and that the residents
of Heritage Meadows have a list of conditions that they would like discussed before action is taken. He voiced his
main concerns as being traffic and health issues related to benzene. He asked the Planning Commission to review
the list, and Chair Fox recommended that it instead be given to the applicant instead since the Planning Commission
has not received a resubmittal. The Director offered to convey the list to Mr. Lekander.

7. Public Hearing
No public hearing scheduled

8. Old and New Business
a.

SP#524-F Fiddler Grove (Chestnut Development) Planned Development Final Site Plan
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Minutes Acceptance: Minutes of Sep 10, 2015 7:00 PM (Approval of Meeting Minutes)

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

5.a
Minutes

Planning Commission

September 10, 2015

Chair Fox proceeded to the Planning Director’s review. The first issue discussed was that of sidewalk
placement. The applicant, as required, provided a sidewalk on the east side of the road, and it is shown abutting
the road. The question is whether or not there should be a five foot separation between the two. Concern was
expressed that parked cars would encroach on the sidewalk. The applicant asked if no parking signage would
be permitted to prevent this scenario. Grissim commented that five foot sidewalks are required per the
Ordinance. Murphy asked if parking on only one side would really be sufficient. Chair Fox said that a grass
strip often looks better. Murphy asked about the snow maintenance plan, and stated that he believes the
greenbelt is preferable. Voight suggested that a five foot sidewalk be considered as an alternative. Colaianne
commented on the driveway length related to overall parking availability. Mitchell said that the driveways
ideally should allow for four vehicles. Murphy brought up Fox Ridge as an example of sidewalks on both sides
with grass strips. Grissim said she thought the grass strip should be required for safety reasons and to
accommodate the trees. Mitchell asked about the types of trees that could be planted in such an area since the
roots could be somewhat constricted; Grissim said pear trees are a viable option. Mitchell said he could go
either way on this issue - he said he thought it looked fine. Chair Fox asked for a straw vote on the sidewalk,
and it was concluded that a five foot sidewalk and five foot strip of grass would be required. The applicant said
that salt would negatively impact the grass and trees; more discussion on the topic ensued and the conclusion
remained unchanged.
The design details were the next topics to be discussed, with the Director specifying that an exhibit in the
development agreement illustrating “baseline” units was necessary. The screening along the south property line
was then discussed. The Director stated that the previous intent was for the buffer was to appear more natural
than originally proposed, and the applicant was requested to show undulating grading and varied tree heights in
this vicinity. The applicant’s representative said that the tree heights were varied and agreed that a discrepancy
in the plans exist - it will be corrected. In terms of grading, this is still in process. These corrections were
agreed to as a condition of approval. The final item discussed was the status of the Township Attorney’s
review. The Director explained that the PD documents needed to be revised in accordance with the redlines
provided. The Director also said that an easement for the water main extension to the Autumn Woods property
was needed and is being pursued.
Chair Fox referenced the motion language as recommended by staff. A motion to move site plan application
524 to the Board with the conditions noted was made by Voight and seconded by Newsom. The Director
reiterated the additional conditions which included compliance with the sidewalk, landscaping, and building
elevation discussions; the applicant expressed agreement. The motion carried 7-0.
RESULT:
MOVER:
SECONDER:
AYES:

APPROVED [UNANIMOUS]
Keith Voight, Secretary
Jeff Newsom, Vice Chairman
Colaianne, Murphy, Fox, Newsom, Grissim, Mitchell, Voight

9. Call to Public
No one came forward

10. Planner's Report
The Director reported on the following:
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Minutes Acceptance: Minutes of Sep 10, 2015 7:00 PM (Approval of Meeting Minutes)

Chair Fox asked the Director to review the proposal. The Director said the applicant proposed 25 detached
condominium units on a vacant 9 acre parcel south of M-59 and east of Cullen Road. The Planning
Commission has seen this project several times over the past year, and this is the final step in a three step
process requiring review by both the Planning Commission and the Township Board. This process requires a
minimum of six meetings and this is step 5. Final approval authority rests with the Board. The Director also
stated that this project has been through a detailed review in terms of design, and the focus is now on the
contractual elements. The task before the Planning Commission this evening is to review the final contract
elements, and make determinations on the remaining site plan issues, such as approval of the final design of the
units (renderings).

5.a
Minutes

Planning Commission

September 10, 2015

The Mayberry Homes Planned Development Concept plan was submitted and may be on the Sept. 24 th agenda.
The revised Preliminary Planned Development for Walnut Ridge will be on the Sept. 24th meeting.
The Township Board will be seeing the Turnin 2 Softball Complex at its September 15 meeting.
The Township Board approved the Speedway station at its Sept. 1 st meeting.

11. Committee Reports
Minutes Acceptance: Minutes of Sep 10, 2015 7:00 PM (Approval of Meeting Minutes)

None

12. Adjournment
Meeting adjourned at 7:50pm.

Submitted by,

Keith Voight
Planning Commission Secretary
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8.a

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

SP#530-P REVISED Preliminary PD Plan Walnut Ridge Estates (Amendment to the
Venture Church Planned Development)

Date:

September 17, 2015

Recommended Action
Move to forward the Preliminary Planned Development Site Plan to the Township Board with a
recommendation of approval, subject to the following conditions:
1. The Landscape Plan of the Final Planned Development Site Plan be revised to reflect the
direction of the Planning Commission; and
2.

The Development Agreement amendment include a Phasing Schedule that clearly establishes the
timing for all site improvements, including but not limited to the water main extension, the sewer
main extension, internal roads, internal sidewalks, the M-59 pathway along the Venture Church’s
frontage, and the Church’s fitness trail; and

3. The condominium Master Deed establish the natural features conservation easement along the
east property line as shown on the site plan; and
4. The Development Agreement include elevation renderings to establish a baseline for homes to be
constructed within the residential portion of the Planned Development; and
5. The condominium documentation clearly address standards for accessory structures (decks, pools,
sheds, etc); and
6. (Any other conditions of the Planning Commission).

Discussion
Please see the attached package of materials for Site Plan #530-P, the REVISED Preliminary Planned
Development (PD) Site Plan for Walnut Ridge Estates. The applicant - Capital Construction Group, Jack
Lansing - proposes to amend the Venture Church Development Agreement to construct a 64-unit single
family site condominium on the undeveloped portion of the Venture Church property. The applicant has
revised the Preliminary PD Plan the Planning Commission last saw on June 25 to include extensions of
the publiuc water and sanitary sewer mains, and to provide an area for a future private road connection,
among other revisions.

Financial Impact
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OFFICE OF THE PLANNING DIRECTOR
David R. Campbell, AICP

Clerk
Larry N. Ciofu
Treasurer
Kathleen A. Horning

2655 Clark Road
Hartland, Michigan 48353
(810) 632-7498 Office
(810) 632-6950 Fax
dcampbell@hartlandtwp.com

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

MEMORANDUM
Date:

September 16, 2015

To:

Hartland Township Planning Commission

From:

Planning Department

Subject:

Walnut Ridge Estates
REVISED Planned Development Amendment Preliminary Plan,
Application No. 530-P
REVISED Preliminary Site Plan for 64 single-family site condominium units on
the ±42 acres of undeveloped land north of the Venture Church site
(Parcel ID #4708-19-300-019)

1. Applicant
Applicant:
Property Owner:
Engineer:

Capital Construction Group, LLC (Jack Lansing, Owner)
Venture Church (fka The River Community Church); Land Division and
transfer of ownership pending
Boss Engineering (Thom Dumond and Brent LaVanway)

2. Site Description
The subject property is the site of Venture Church (formerly The River Community Church) on
the north side of M-59 between Cullen and Hacker Roads (PIN 4708-19-300-019). The entire
site is 76.2 acres, with the Church’s developed portion – including the church building, parking
lot, detention pond, and public fitness trail - comprising approximately 34 of those 76 acres. The
property is zoned PD (Planned Development) and designated as Medium Suburban Density
Residential (MSDR) on the Township’s 2015 Future Land Use Map adopted on September 1,
2015.
To the east is the Hartland Estates single-family site condominium, to the north and west are
acreage parcels zoned CA – Conservation Agriculture, and to the south is the San Marino
single-family site condominium. It is notable that the properties to the west – most of which are
vacant or developed with homes on large lots fronting on Hacker Road – are also designated as
MSDR on the existing and proposed Future Land Use Map. The Township anticipates those
undeveloped properties along Hacker Road (specifically parcels 4708-19-300-013 and -014) to
be developed with single-family residential in the near future.
The proposed Walnut Ridge Estates development would consist of 64 site condominium units
(with a possible future 65th) on the 42 developable acres north of the church site, a residential
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density of approximately 1.52 units per acre (0.65 acre per unit). Access would be provided via
an existing private road stub on the east side of the church property, with emergency access via
a gated connection to the existing parking lot on the north side of the church. The 64 proposed
units would range in size, but are generally 1/3-acre to 1/2-acre acres with 90 feet of frontage
(90 by 150, 0.30 acres is a typical size). For comparison, units in Hartland Estates are typically
100 feet wide and closer to 0.5 acres.
The proposed layout and lot sizes are very similar to the Crestwood Planned Development
approved on the same property in 2005. Crestwood showed 80 units on 76 acres, with 45%
preserved as open space. Minimum lot size in Crestwood was 0.30 acres.
3. Site History
Crestwood (2005)
In 2005, the subject parcel was the location of Crestwood, a planned development of 80 single
family units by Ivanhoe-Huntley. Crestwood received a recommendation for final approval from
the Planning Commission in October 2005, and final approval from the Township Board in
November 2005. As part of that approval, the parcel was rezoned from CA to PD and a 20-year
sewer assessment was obligated to the property for 80.0 sewer REU’s. Construction on the
project never commenced, but the parcel retained its PD zoning designation and the sewer
obligation remained.
Venture Church (2013)
In 2009, The River Community Church (now known as Venture Church) purchased the property
and assumed the sewer debt. River Church submitted a conceptual planned development plan
in January 2013 for a 40,000 square foot church along with parking, stormwater basin,
driveways, landscaping, etc. That project received approval for its final planned development
site plan from the Hartland Township Board in August 2013, and site work commenced that fall.
Construction continued through 2014 and the church held its grand opening under a Temporary
Certificate of Occupancy on March 1, 2015.
Throughout the approval process for the church, it was known that the church development
would occupy less than half of the 76-acre site and that the northern “half” of the property would
be developed with some form of residential development. The site plan for the church, as well
as the Development Agreement tied to it, were developed in anticipation of a forthcoming
residential development. This included designing the easterly church driveway to the
specifications for a future private road, designing the infrastructure such that it could be
extended to a future development, requiring certain obligations of the developer within the
Development Agreement to provide future infrastructure extensions, and contracting for a water
study that confirmed the existing water service had the capacity to accommodate up to 95
additional residential units.
Walnut Ridge Estates (2015)
Throughout 2014, Venture Church marketed the property to potential residential developers. In
March 2015, an informal concept meeting was held with Jack Lansing of Capital Construction
Group who was considering buying the property. Based on the favorable nature of that
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meeting, a Conceptual Plan was submitted in April and reviewed by the Planning Commission
on April 16 and by the Township Board on April 21. While no formal action was taken by either
body, both felt the plan was generally feasible and warranted progression to the Preliminary Site
Plan stage of the Planned Development amendment process.
On June 25, the project was the subject of a public hearing before the Planning Commission, a
requirement at the Preliminary Site Plan stage for any Planned Development. After much
discussion, no formal action was taken at that meeting, and the applicant was directed to revise
and resubmit the Preliminary Site Plan to address several issues.
On July 15, 2015, an informal meeting was held at Township Hall between the applicant, the
Church, the Township, and parties with development interest in the adjacent properties to the
west. A tentative agreement was reached about each party’s respective obligations in an effort
to achieve long-range planning objectives for the collective benefit of existing and future
residents. This included discussions on public water and sewer main extensions, and
provisions for future private road connections.
The applicant summarized the terms of that tentative agreement in a written narrative and
revised plan that was presented to the Planning Commission as a discussion item on July 30.
The Planning Commission reached an informal consensus that the approach was sound, and
advised the applicant to “memorialize” the approach on a revised Preliminary Site Plan and a
draft Development Agreement amendment. The revised Preliminary Site Plan and draft
Development Agreement are scheduled to be reviewed by the Planning Commission on
September 24, 2015.
4. Planned Development Procedure
The proposed development is an amendment to the existing Planned Development of Venture
Church. Based on Section 3.1.18.H of the Township’s Zoning Ordinance, approval of an
amendment to a Planned Development is the same three-step procedure as for a new Planned
Development. 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 Planning Commission’s
review of the Preliminary Site Plan includes a public hearing to be held in accordance with the
Michigan Zoning Enabling Act; that public hearing is scheduled for June 25, 2015 with a notice
appearing in the Press & Argus on June 10, 2015.
One of the Township’s key requirements for consideration of a Planned Development or an
amendment to a Planned Development is “unified control” defined as “single ownership or
control such that there is a single person or entity having responsibility for completing the
project or assuring completion of the project”. It is the Planning Department’s understanding
that neither Venture Church nor Capital Construction Group have an ownership stake in one
another. However, Capital Construction Group would be entering as a party to an amendment
to an existing contract (the Development Agreement) between the Church and the Township.
The Township Attorney will be tasked with reviewing the amendment to the Development
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Agreement to ensure that the interests of all parties – and particularly the Township – are
adequately protected as another ownership entity is inserted into Venture Church’s existing
agreement. The Planning Commission and the Township Board will have to make a
determination that the proposal satisfies the spirit and intent of “unified control”, and the
Township Attorney will be tasked with ensuring that intent is memorialized in the legal
documentation. Planning staff believes it was always anticipated through the Venture
Church’s PD review process that the Church would bring in a third party for a residential
development, and it was agreed that anticipated approach satisfied the “Unified control” criteria.
5. Preliminary Site Plan
A. General
The applicant proposes a 64-unit single family residential site condominium, with the
possibility of a 65th unit if and when the future of the adjacent developable properties to
the west have been determined. Most of the units will be 90’ wide (minimum) by 150’
deep (varies); the smallest proposed unit is 13,950 sf (0.32 acres) and the average is
16,062 sf (0.37 acres). The development area is estimated at 42 acres, resulting in an
estimated density of 1.52 units per acre (0.65 acres per unit). The layout and lot sizes
are comparable to the approved plan for Crestwood, which showed 80 units with a
minimum lot size of 13,500 square feet. The proposed layout is very similar to the
northern two thirds of what was approved for Crestwood; essentially Crestwood’s front
third has been replaced by a church and its parking lot.
The units will be served by a network of private roads accessing M-59 from the existing
undivided stub on the east side of the Venture Church site. That private road will be the
sole point of public access for the residential development, but also continue to serve as
one of two points of M-59 access for the church. The residential development will also
have a gated connection to the northerly (rear) church parking lot, providing secondary
emergency access.
Each unit would have a building envelope with setbacks consisting of a 40’ front and rear
setback. Side setbacks would be 5’ on one side and 25’ on the other, for a combined
total of 30’ and a minimum of 30’ of spacing between buildings. The offset building
envelopes are consistent with the approved Crestwood plan, and are intended to
facilitate side-entry garages. The front and rear setbacks of 40 feet are also consistent
with the approved Crestwood plan. At the Preliminary plan review stage, the
Planning Department requests that the Applicant and the Planning Commission
consider these building envelopes relative to accessory structures including
sheds and pools, since we fully expect the future owners of these homes to be
less than enthusiastic with the prospect of having to meet the 40’ rear setback
requirement for such accessory structures. We continue to suggest a separate
setback be included in the Development Agreement and the condominium Master
Deed for certain accessory structures that the buyers of these homes are likely to
desire. This becomes even more of a consideration for a residential development
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that also is a Planned Development, where amending a community’s master deed
and bylaws may require going through the PD amendment process as well. The
proposed Development Agreement amendment does not appear to address this issue.
A 5’ sidewalk is proposed along one side of the proposed internal road network.
Consistent with the terms of the Development Agreement for Venture Church, a 10’
sidewalk is shown along the church’s M-59 frontage, along with a 5’ sidewalk along the
east side of the private road into the development that connects to that frontage
pathway. The plans also show a pedestrian connection to the church’s rear parking lot,
and to the church’s public fitness trail; surface of these connections does not appear to
be specified. No internal sidewalk connection is proposed with the neighboring
residential development to the east (Hartland Estates).
Section 3.1.18.E has specific requirements for the information to be included within a
Planned Development Preliminary Site Plan submittal (or in this case a revised
submittal). The applicant has addressed these submittal requirements sufficiently,
including a fiscal impact analysis, traffic impact analysis, phasing plan, soils analysis,
and phasing plan.
The applicant submitted a Design Criteria package detailing the types of homes to be
constructed (minimum floor area, side-entry two car garages, siding material,
landscaping minimums, etc). Included were elevation perspectives of four home models
to be offered; our understanding is the homes as shown are examples of actual
construction by the applicant within other residential developments outside Hartland
Township. If the Planning Commission and Township Board are favorable toward
the houses that would be built under those design criteria, those elements should
be included in the forthcoming condominium documents as well as referenced in
the pending amendment to the Development Agreement.
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 Medium Suburban Density
Residential (MSDR) on the adopted 2011 Future Land Use Map, and is proposed to
retain that designation on the pending 2015 Future Land Use Map (if and when the
property is split from the Venture Church’s developed portion, the Venture Church
property is likely to be designated Public / Quasi-Public on the next update to the
Township’s Future Land Use Map). The MSDR designation envisions a density of 1-2
units per acre. Assuming the residential portion of the development is approximately 42
acres, the proposed 64 units equal a density of 1.52 units per acre, which is consistent
with the MSDR classification.
It bears repeating that 80 sewer REU’s were assessed to the property in 2005. 9 of
those REU’s have been allocated to Venture Church, leaving 71 unused. The church’s
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development footprint takes up more than 9 of the approved lots for the Crestwood
development, so it’s not exactly valid to say that the residential developer should
automatically be entitled to 71 single family lots on however much land the church left
undeveloped. But it is valid to say that there should be a reasonable expectation that
the developers of the property can utilize the 80 REU’s they assumed when they bought
the property, and that reasonable expectation should have some bearing on the
Township’s consideration of this development as it relates to overall density.
C. Public Road Access
The plan’s sole point of public access from M-59 would be via the existing undivided
driveway on the east side of the Venture Church site. This driveway was designed and
sited in anticipation of its future extension into a residential development. The access
point is approximately 700 feet east of the centerline of the church’s main driveway, and
approximately 80 feet west of the east property line. The drive was constructed to
include a right-turn deceleration lane on the north side of M-59, and two outbound exiting
lanes. M-59 already has a center left-turn lane that would accommodate inbound lefts.
Emergency access to the new development will be provided via a gated connection to
the north parking lot of Venture Church. The plans indicate this will be an uncurbed
gravel connection; Staff believes topsoil and grass atop it would be a better option.
As discussed at the review of the first Preliminary PD Plan submittal, there are vacant
and/or underdeveloped properties adjacent to the west of the proposed development
that front on Hacker Road. Those properties are designated Medium Suburban Density
Residential on the Township’s Future Land Use Map, which would allow residential
density of up to two units per acre. The Planning Department knows that residential
development of some combination of those parcels of 1-2 units per acre density is likely
in the near future. If / when this adjacent development happens, it will make sense from
several perspectives (accessibility, emergency response, marketability, etc.) to have a
road connection between the developments such that the Hacker Road development(s)
have access to M-59 and the proposed Walnut Ridge Estates development has access
to Hacker. To allow for this, the applicant is providing a 90’ access easement between
proposed Units 12 and 39. But the applicant is also proposing to designate that space
as convertible area, so that if the Hacker properties do not develop in a reasonable
amount of time, or if they develop with a use for which a cross connection is not
advisable, that area could be converted into a 90’ buildable lot. If that area does in fact
become a private road connection, then that connection would satisfy Township
requirements for secondary access, which would allow the area encompassing the gated
emergency connection to the church to be converted into a buildable unit. Depending
upon how these scenarios play out, Walnut Ridge Estates will have one main entrance
via M-59, and secondary access via either an emergency connection through Venture
Church, or via a connection to a residential development fronting on Hacker Road.
Either scenario provides an opportunity for a 65th buildable unit.

Packet Pg. 12

Attachment: SP530P REVISED Planners Review Memo Walnut Ridge Estates (1816 : SP#530-P REVISED Preliminary PD Plan Walnut Ridge

8.a.a

Planned Development Amendment
REVISED Preliminary Site Plan #530-P
Walnut Ridge Estates
Page 7 of 18

The “if/then” scenario described above allows Walnut Ridge Estates to proceed with
development without being potentially delayed by the outcome of any development
proposed to the west of it. However, the State’s Condominium Act only allows
“convertible area” to be convertible for up to six years following the recording of a
site condominium. As such, whatever scenario plays out, Staff’s understanding is
that it will have to play out within those six years or those convertible areas revert
to general common element. The Township Attorney will address this upon submittal
of a condominium master deed.
D. Traffic Generation
The Preliminary Site Plan submittal included an updated version of the Impact
Assessment originally submitted for the Venture Church planned development. The
update includes a brief trip generation summary for the Walnut Ridge Estates
development. That summary finds that the 64 homes proposed will generate 608 new
vehicle trips on an average 24-hour weekday, including 58 new trips in the morning peak
hour and 67 new trips in the late afternoon peak hour. While the trip generation
summary did not provide a directional breakdown of those trips (eastbound versus
westbound), commuter patterns along M-59 dictate that a slight majority of new trips will
be to and from the east, including a significant number of outbound left turns in the
morning. The residents of Hartland Estates can attest to the sense of adventure one
must embrace when making that turn onto M-59 every weekday morning.
The Planning Department provided the MDOT’s Brighton Transportation Service Center
(TSC) with a copy of the site plan. TSC states that they will require a traffic signal
warrant analysis at the proposed M-59 access; the Planning Department is not aware
of whether the applicant has been in coordination with MDOT on such an analysis.
An analysis of a potential new signal at the proposed development’s M-59 entrance
should be conducted in the context of other potential projects in the immediate vicinity. It
is possible that a new traffic signal at M-59 and Hacker Road is a real possibility (if not
inevitable), particularly given the approved plans to pave Hacker Road from Golf View to
M-59. This paving project – the cost of which will be shared by Oceola and Hartland
Townships – is certain to increase the amount of north-south traffic along Hacker
between M-59 and Grand River. That increase in traffic could very well trigger the
warrant for a new signal at the Hacker/59 intersection. If that signal were to happen, it
would benefit the new traffic from the Walnut Ridge Estates development along with all
the other residential developments (San Marino, Hartland Estates) east of Hacker by
providing gaps in the eastbound traffic flows. It likely won’t be known if a signal at
Hacker is warranted until after the paving project has been completed and new traffic
counts can be conducted to quantify the increase in Hacker Road traffic following the
paving. The Planning Department is confident that if there is a real likelihood of a signal
at Hacker Road, MDOT would not be in favor of a second signal at the proposed
entrance to Walnut Ridge Estates, which would result in two signals along a State
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highway separated by less than one mile. If there were to be a new signal east of
Hacker Road, Cullen Road seems a much more appropriate candidate.
St. John’s Church (NW corner of 59 and Hacker) continues to be interested in working
with Oceola and Hartland Townships to extend the Hacker Road paving project to the
church’s north driveway, and the two townships are actively exploring that possibility with
the Road Commission. This would involve some realignment of the north and/or south
approaches of Hacker to M-59 to accommodate left-turn lanes at each, along with the
likelihood of a future traffic signal. Staff’s understanding is the Road Commission is
including that realignment as part of their engineering design for the paving project on
the south side of M-59.
IF all these pending projects come to fruition and can be coordinated properly, the future
of M-59 and Hacker could resemble the following:
• A traffic signal at M-59 and Hacker
• Hacker paved from Golf View, across M-59, and at least as far as the entrance to a
new residential development on the east side of Hacker
• Left turn lanes on the northbound and southbound approaches of Hacker at M-59
• A road connection between Walnut Ridge Estates and a future Hacker Road
residential development, such that both developments have access to/from M-59 and
to/from Hacker
• An equitable sharing of costs for all these improvements that collectively benefit
Walnut Ridge Estates, a future Hacker Road residential development, St. John’s
Church, Hartland and Oceola Townships, LCRC, MDOT, and the traveling public.
The Residential Developer of Walnut Ridge Estates includes in the proposed
Amendment to the Venture Church Development Agreement that he will share
no obligation in any improvements to Hacker Road. Staff believes that to be
equitable considering the water/sewer extensions the Walnut Ridge Estates
developer is providing to the adjacent properties (discussed in detail below).
E. Internal Vehicular/Pedestrian Circulation
The existing easterly driveway of the Venture Church is stubbed to the north in
anticipation of a future extension into a residential development. The proposed private
road extension would be a loop with two cul-de-sacs. The proposed private road
exceeds the maximum of 600 feet for a private road without a second point of public
access, but as discussed above, a secondary emergency access is provided via a gated
connection to the church’s north parking lot.
Road cross section detail on Sheet C7 shows the internal road network to be 26 feet of
driving surface with mountable 2’ mountable curb on either side for a 30’ back-to-back
total, within a 66-foot right-of-way easement. Applicant’s engineer should confirm
this design meets the Livingston County Rod Commission’s design standards for
a public road, which is the requirement in Hartland Township for any private road
serving more than 24 dwelling units (Section 5.23 of the Zoning Ordinance).
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The applicant and the Township would be demonstrating some foresight by discussing
the completion and maintenance of the private road network. The Township will require
a performance guarantee for the completion of the private road for each of the three
proposed phases. The Township has learned the hard way how private roads remain
unfinished when there is no financial guarantee in place to ensure their completion. The
Township and the Residential Developer should also consider a requirement within the
forthcoming master deed and bylaws for the site condominium that requires homeowner
contributions into a private road maintenance fund, which can be used to conduct
preventative maintenance on the roads and – eventually – reconstruction. Some of the
homeowners associations in the Township have learned the hard way how difficult it can
be to fund a major improvement project on a private road.
A 5’ sidewalk is proposed on the east side of the private road into the development,
traversing around the outside of the proposed road network (ie sidewalks on one side of
the road, with the exception of the two cul-de-sac courts which will have sidewalk on
both sides). It is not apparent from the Development Agreement which party (the
Church or the Residential Developer) is responsible for construction of the
sidewalk along the east side of the private road where it traverses across the
Church’s portion of the property. Staff feels this sidewalk should be constructed
along with the extension of the private road, and as far south as its proposed
connection point to the M-59 frontage pathway (discussed below).
Staff is of the belief that the Residential Developer’s intent is for the sidewalk along each
unit to be be completed upon the development of that individual unit. This is a common
practice, which prevents pre-installed sidewalks from being damaged by heavy
construction vehicles. However, it also results in gaps in the sidewalk network in the
interim. Walnut Ridge Estate’s proposed phasing will minimize this “gap” effect to some
degree, since there will be a limit to the number of buildable units in each phase.
Construction of the sidewalks along the buildable units should be addressed in
the developments Phasing Schedule (discussed below).
A pedestrian connection is also proposed from the residential development to the
Venture Church parking lot, and to the Church’s fitness trail on the west/northwest side
of the property; the surface of these proposed connections is unspecified.
Per the terms of the Venture Church Development Agreement, a 10’ multi-modal
pathway is shown along the Church’s M-59 frontage, and aligned to accommodate the
unaligned road right-of-way between the Church’s frontage and that of Hartland Estates
to the east. Per the proposed amendment to the Development Agreement, this pathway
is an obligation of the Church at the time of “completion of the final phase of residential
infrastructure”. Planning Commission may want to consider this proposed timing,
particularly given the possibility that Phase II of Walnut Ridge Estates is not
necessarily a given. Section 2.13 of the Church’s Development Agreement states
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that this pathway shall be constructed when the residential portion is
“developed”; it should be a point of discussion whether “developed” implies the
onset of construction of the residential portion, the completion of construction of
all phases the residential portion, or some reasonable time in between. Staff is of
the opinion that sooner is better than later.
No sidewalk connections are proposed between Walnut Ridge Estates and the sidewalk
network of Hartland Estates. There is a sidewalk stub from Hartland Estates to the west
that terminates within that development’s common area (“Deer Park”), and staff
assumes its intent was to one day provide a connection to a residential development
such as what is now proposed to be Walnut Ridge Estates. Planning Commission and
applicant should discuss the possibility of making a sidewalk connection between
the two developments, particularly where an opportunity exists to make it via an
existing stub across a common area. Residential Developer should consider a
sidewalk stub to his east property line that would allow for a future connection by
Hartland Estates through their park/common area (somewhere south of proposed
Unit 1).
Hartland Consolidated Schools should be consulted about likely bus circulation
routes through Walnut Ridge Estates and the potential for a dedicated bus stop.
F. Utilities
i.
Municipal water – Municipal water is provided to the site via the 12” water main
Venture Church extended into the site from where it previously terminated at the
west end of Maria Court in Hartland Estates. The 12” main extends across most
of the Church’s frontage, terminating at a hydrant near the existing sewer pump
station. An 8” main loops around the Church building and ties back into the 12”
on either side.
Through the approval process for the Church development, there was much
discussion about future water main extensions to a residential development
behind the Church, as well as to the west property line to meet the Township’s
“to-and-through” requirement. One of the key connections was to “loop” the 8”
water main to the existing stub at the west terminus of Giovanni Ct. in Hartland
Estates. This extension was not constructed during the church construction
because it was not known at that time what route the future private road would
travel, and the water main would follow whatever path that would be. The Walnut
Ridge Estates proposal shows this loop to Giovanni through proposed Units 55
and 56.
The Church development only extended the 12” main along M-59 as far as the
existing sewer pump station, approximately 300 feet east of the church’s west
property line and therefore 300 feet short of meeting the to-and-through
requirement. This was done because it was agreed that extending the water
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main through a wetland – and creating another 300 feet of dead-end main – was
not advisable without a viable development proposal for the property west of the
church. Section 2.4 of the Venture Church Development Agreement does
obligate the church to make this connection to Parcel 4708-19-300-006 at their
cost, but it was understood at that time that this obligation would likely be
amended upon submittal of a development plan for the residential portion. The
proposed amendment to the Development Agreement, and the proposed site
plan that Agreement would be tied to, now show the 12” water main connecting
to developable parcel 4708-19-300-013 via a stub through a 25’ public utility
easement across the north side of proposed Unit 12. The cost of construction of
the water main extension would be the obligation of the Venture Church (the
“Developer”). This proposed 12” connection satisfies the Township’s to-anthrough requirement and the Church’s obligation within the original Development
Agreement, facilities future development of the adjacent Hacker Road parcels,
and avoids construction of 300 feet of dead-end water main through a low-lying
area.
The Church contributed to a water capacity study which demonstrated the
existing system could accommodate the church facility plus 95 additional
residential units. The church purchased 9 water REU’s, and additional water
REU’s would have to be acquired for each proposed residential unit within
Walnut Ridge Estates.
Please refer to a dedicated discussion on water-sewer-road connections later in
this review letter. The DPW Department has conducted a review of the
Preliminary Site Plan and provided comments on the existing municipal water
and sewer servicing the site (attached).

ii.

Sanitary sewer – The Church’s sanitary sewer service comes from the County’s
existing pump station west of the church. The church installed a lead from the
pump station to their building, but also stubbed the sanitary main to a point north
of their parking lot for future extension(s). 80 sewer REU’s were allocated to the
parcel and the church facility is using 9 of them. The remaining 71 are obviously
sufficient to serve the 64 proposed homes.
Section 2.4 of the Venture Church Development Agreement obligates the Church
to make an 8” connection to Parcel 4708-19-300-006 at their cost, but it was
understood at that time that this obligation would likely be amended upon
submittal of a development plan for the residential portion. The proposed
amendment to the Development Agreement, and the proposed site plan that
Agreement would be tied to, show the 8” sewer main now connecting to
developable parcel 4708-19-300-013 via a stub through a 30’ public utility
easement that straddles the boundary between Unit 39 and the proposed
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convertible area between Units 39 and 12. The cost of construction of sewer
main extension would be the obligation of the Venture Church (the “Developer”).
This proposed 8” sewer connection satisfies the Township’s to-an-through
requirement and the Church’s obligation within the Development Agreement,
facilities future development of the adjacent Hacker Road parcels, and avoids
construction of 300 feet of dead-end sewer main through a low-lying area.
Please refer to a dedicated discussion on water-sewer-road connections later in
this review letter. The DPW Department has conducted a review of the
Preliminary Site Plan and provided comments on the existing municipal water
and sewer servicing the site (attached).
G. Design Details
In the original Preliminary PD Site Plan submittal, the applicant submitted a Design
Criteria package detailing the types of homes to be constructed (minimum floor area,
side-entry two car garages, siding material, landscaping minimums, etc). Included were
elevation perspectives of four home models to be offered; our understanding is the
homes as shown are examples of actual construction by the applicant within other
residential developments outside Hartland Township.
Also included with the Preliminary Site Plan submittal were renderings of the proposed
outdoor furniture to be included within the proposed “active recreation area”, located
internal to the private road’s loop.
If the Planning Commission and Township Board are favorable toward the houses
and amenities that would be built under those design criteria, those elements
should be included in the forthcoming condominium documents as well as
referenced as an exhibit in the pending amendment to the Development
Agreement.
H. 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 a site condominium development,
which is 25%. Of that 25%, 10% must be usable open space. The site is 76 acres, and
Sheet C3 includes an open space calculation for the entire site (homes, church, fitness
trail, etc), as well as a calculation for just the residential development portion. Since a
Planned Development is intended to be a cohesive development featuring a mix of uses,
and since that open space will be shared by those uses, it is appropriate that the open
space calculation be based on the entire site, and not necessarily on the open space
within the residential portion. Based on Note 10 on Page C3, the open space for the
entire site is calculated at 36.2 acres (47.5% of the site). The open space for the
residential portion is calculated at 9.4 acres, which is 22% of the estimated 42-acre
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residential portion. For comparison, the approved Crestwood plan showed 34.5 acres of
open space (45% of gross).
As discussed above, included in the Walnut Ridge Estates open space is an active
recreation area with benches and picnic tables accessible via a path. Usable open
space is estimated to be 17.5 acres, or 23% of the site’s gross acreage.
I.

Landscaping
The Planning Department has drafted a stand-alone review of the landscape plan dated
September 3, 2015 (attached). That letter finds that the applicant is seeking a
deviation from the perimeter screening / buffering requirements on the basis that
the existing vegetation to remain satisfies the intent of the buffering requirements.
The Planning Commission discussed this deviation on June 25 and directed the
applicant to enhance the existing vegetation along the east property line (adjacent
to Hartland Estates) and more particularly where proposed units 52-56 come in
close proximity to the units at the end of the Giovanni Ct cul-de-sac in Hartland
Estates. A note on Sheet C6 indicates that the existing treeline along the east property
line will be covered by a conservation easement that will be defined in the
condominium’s Master Deed. The natural vegetation to the north and west will
presumably be preserved as common element / open space, and defined as such in the
forthcoming Master Deed.

J. Exterior Lighting
No exterior lighting plan was provided as part of the Preliminary Site Plan. The Planning
Department assumes that no lighting is proposed, other than typical lighting for the
individual homes (porch lights, etc). If streetlights and/or other forms of “public” lighting
are proposed, they should be noted on the plan and their design details included in the
Design Criteria.
6. Water-Sewer-Road Connections to Adjacent Developable Property
A. Water
As discussed above under Section 5.F – Utilities, each unit within the proposed
residential development will be served by municipal water. In addition, the residential
development’s water main will be looped with the Hartland Estates system via a
connection to the existing stub at the terminus of Hartland Estate’s Giovanni Court.
The Residential Developer and the Church will also partner to collectively fulfill their “toand-through requirement by providing a 12” water main extension to the developable
properties adjacent to the west (along Hacker Road). The Preliminary PD Site Plan
includes a Utility Plan (Sheet C5), and that Utility Plan shows a water main extension
through a 25’ easement across the north side of proposed Unit 12. The proposed
Amendment to the Development Agreement’s Section 2.4 memorializes this
commitment.
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The Planning Department assumes this connection will be provided during construction
of the water main for Phase I of Walnut Ridge Estates, since proposed Unit 12 is within
Phase I. The proposed amendment to the Development Agreement should be
specific with respect to the timing of this water main extension, especially since
Phase II of Walnut Ridge Estates is not a given. Construction of this water main
extension should be included as part of a Phasing Schedule within the
Development Agreement.
B. Sanitary Sewer
Each unit within the proposed residential development will be served by municipal
sewer.
The Residential Developer and the Church will also partner to collectively fulfill their “toand-through requirement by providing an 8” sewer main extension to the developable
properties adjacent to the west (along Hacker Road). The Preliminary PD Site Plan
includes a Utility Plan (Sheet C5), and that Utility Plan shows a sewer main extension
through a 30’ easement which straddles the property line between Unit 39 and the
convertible area south of it. The proposed Amendment to the Development Agreement’s
Section 2.4 memorializes this commitment.
It is unclear when this sewer main extension is proposed to be constructed since it
straddles the phasing line between Phases I and II. The proposed amendment to the
Development Agreement should be specific with respect to the timing of this
sewer main extension, especially since Phase II of Walnut Ridge Estates is not a
given. Construction of this sewer main extension should be included as part of a
Phasing Schedule within the Development Agreement.
The Church and the Residential Developer should make every reasonable effort to set
the sanitary sewer connection at a depth that facilities gravity flow from the developable
property west of the Walnut Ridge Development. In conversations with the Township
Engineer, the applicant’s engineer, and the engineer working for the potential developer
of the Hacker Road properties, it is estimated that this depth is approximately 1,004 feet.
Staff’s understanding is that Walnut Ridge Estates is capable of setting the sewer pipe at
least at that depth.
C. Road Connection
The Planning Department’s previous reviews of the Walnut Ridge Estates proposal
included a lot of discussion regarding the benefits of a road connection between Walnut
Ridge Estates and the developable parcels to the west, particularly given the strong
possibility that there will be a signal at M-59 and Hacker Road in the near future. The
Township considers this a strong possibility based on discussions with the LCRC and
MDOT, in anticipation of an increase in traffic along Hacker Road between Grand River
and M-59 once that entire section is paved (a project scheduled for Summer 2016).
During their discussion with the Planning Commission on July 30, the Applicant (Mr.
Lansing and his engineer) presented an approach to the possibility of a future road
connection if and when the Hacker Road properties to the west develop with a
residential development. This approach was developed during the informal meeting of
all vested parties held at Township Hall on July 15. At the July 30 Planning Commission
meeting, the Planning Commission reached an informal consensus that the Applicant’s
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approach was sound, and directing him to memorialize this approach on a revised site
plan and in a draft amendment to the Venture Church’s Development Agreement. The
approach is summarized as follows:
• A 90-foot wide convertible area is proposed between Units 12 and 39
• The convertible area is in a location that could feasibly accommodate a
private road connection to a residential development to the west
• If the developable properties to the west develop with a residential
development of a layout and density that necessitates a road connection with
Walnut Ridge Estates, then that developer (Joe Rotondo or his successor)
would be responsible for building the road connection
• If those properties do not develop in a timely manner, or develop such that a
road connection is not necessary (eg large estate-sized lots), then that
convertible area could be converted into a buildable lot
• A 90-foot convertible area is also proposed between Units 19 and 20
• Within that convertible area will be an emergency access connection to the
Venture Church parking lot
• That emergency connection will be provided upon construction of Phase I
• If/when a road connection is constructed along the west property line, the
convertible area north of the Church will be converted into a buildable unit
It should be noted that, per Section 31(g) of the Michigan Condominium Act (PA
59 of 1978), the option to convert convertible area to limited common element (ie a
buildable condominium unit) expires six years after the condominium’s recording.
Staff’s understanding then is that the Residential Developer would have to know
within six years of the condominium’s recording whether or not the road
connection to the west will be constructed.
7. Phasing
The Preliminary PD Site Plan and the corresponding amendment to the Venture Church’s
Development Agreement envision Walnut Ridge Estates developing in two and possibly three
phases. The site plan shows the proposed limits of Phases 1, 2 and 3; the Development
Agreement speaks to the possibility of Phase 2 being divided into two phases (Phase 2 and 3
presumably).
Phase 1 has been designed and laid out such that it would have its two required points of
access constructed as part of the phase. It could effectively stand alone. Phase 2 could be
built independent of Phase 3 (but not without Phase 1), and Phase 3 consists of a cul-se-sac
spur serving 15 units off of the main ring road. Phase 3 is only possible upon completion of
Phases 1 and 2.
Phasing of Planned Development is a permitted and common practice. Per Section 3.1.18.G of
the Zoning Ordinance, each phase subsequent to the overall Planned Development approval is
to go through its own site plan approval. This site plan approval is to occur within a time frame
set forth in a Phasing Schedule to be included in the Development Agreement. While the
proposed amendment to the Venture Church Development Agreement speaks to the
proposed phasing of Walnut Ridge Estates, no Phasing Schedule is provided.
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Approval of a site plan for Phases 2 and 3 would be a relative formality when the time comes.
The benefits of a phased approach include allowing the applicant more time for development
than what is typically permitted when approved as a site plan, while obligating the developer to
a phasing schedule and methodology that ensures that each phase could potentially stand on
their own if the subsequent phase is delayed.
As a condition of Preliminary Planned Development (PD) Plan approval, the Planning
Commission and Township Board would have to make a determination that the phasing
as proposed is sound. Furthermore, the Development Agreement’s Phasing Schedule
should clearly establish during which phase the following improvements are proposed to
be constructed:
• The water main extension to the west property line
• The sewer main extension to the west property line
• The water main loop to Giovanni Court
• The Church’s 10’ pathway along M-59
• The sidewalk along the private road into the development
• The sidewalks in front of each buildable unit
• The Church’s fitness trail circuit
8. 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 will be a determination of the Planning Commission and the Township Board whether the
proposed residential development– which is an amendment to an existing PD - satisfies this
criteria. Venture Church provided recognizable benefits for their original development, including
the water capacity study, the fitness trail (not yet constructed), and the commitment to future
infrastructure connections. The pathway along M-59 is being shown on the Walnut Ridge
plans, a condition of the Church’s approval that will be a benefit to the public.
The proposed amendment to the Church’s Development Agreement did not include any
amendments speaking specifically to recognizable benefits of the residential development.
Planning staff therefore assumes that the Residential Developer’s position is that the Church’s
Development Agreement – and the recognizable benefits it included – were intended to include
the recognizable benefits of the future residential development that Agreement anticipated. It
can be a conversation with the Planning Commission and the Township Board whether those
benefits satisfy the proposed Walnut Ridge Estates development. A commitment by the
Residential Developer to commit to providing the water-sewer-road connections to a
well-planned location along the west property line could certainly be conveyed as a
recognizable benefit.
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Hartland Township DPW Review
The DPW Director provided his comments in a review letter dated May 27, 2015. A review letter
from the DPW Director of the revised Preliminary Site Plan was not available as of the date of
this letter due to a happy family obligation (“manternity leave” for the birth of his son). DPW
Director will have comments for the Planning Commission in anticipation of the September 24,
2015 Planning Commission meeting.
Engineer’s Review
The Township Engineer (HRC) provided their comments on the initial submittal of the
Preliminary Site Plan in a review letter dated May 28, 2015. In that letter, HRC recommended
approval subject to their typical conditions being addressed on future submittals. The revisions
to the Preliminary Site Plan did not impact HRC’s comments, and so their May 28 review letter
remains applicable to the revised plans.
Hartland Deerfield Fire Authority Review
The Fire Marshal’s review letter dated August 27, 2015 where he recommends approval with
conditions is attached.
Recommendation
The Planning Department is of the opinion that the Residential Developer has revised the
Preliminary Site Plan in such a manner that it adequately satisfies many of the points of
discussion of the Planning Department and Planning Commission since the June 25 public
hearing. Staff believes this is a well-planned residential development and appreciates the
efforts of the Residential Developer and the Venture Church to provide accommodations for
good long-range planning initiatives relative to adjacent properties (ie road connections, water
and sewer connections, frontage pathways, etc). The most pressing question moving ahead will
be “When will all these improvements be constructed given the phased nature of this proposal?”
That question must be clearly answered in a revised amendment to the Venture Church
Development Agreement via a Phasing Schedule; the revised Development Agreement with
Phasing Schedule shall be provided upon submittal of a Final Planned Development Site Plan.
With that as our basis, the Planning Department recommends the Planning Commission forward
the Preliminary Planned Development Site Plan for Walnut Ridge Estates to the Hartland
Township Board with a recommendation of conditional approval.
Should the Planning Commission agree with Staff’s recommendation, the following motion
language is offered for consideration:
Move to forward the Preliminary Planned Development Site Plan to the Township Board with a
recommendation of approval, subject to the following conditions:
1. The Landscape Plan of the Final Planned Development Site Plan be revised to reflect
the direction of the Planning Commission; and
2. The Development Agreement amendment include a Phasing Schedule that clearly
establishes the timing for all site improvements, including but not limited to the water
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3.
4.
5.
6.

main extension, the sewer main extension, internal roads, internal sidewalks, the M-59
pathway along the Venture Church’s frontage, and the Church’s fitness trail; and
The condominium Master Deed establish the natural features conservation easement
along the east property line as shown on the site plan; and
The Development Agreement include elevation renderings to establish a baseline for
homes to be constructed within the residential portion of the Planned Development; and
The condominium documentation clearly address standards for accessory structures
(decks, pools, sheds, etc); and
(Any other conditions of the Planning Commission).

Attachments:

Cc:

REVISED Preliminary Site Plan submittal (Plan sets by Boss Eng dated 8/7/2015 and
stamped “Received” 8/25/2015, draft Development Agreement amendment, impact
assessment, design criteria)
HRC review letter May 28, 2015
DPW review letter dated May 27, 2015
Fire Marshal Review Letter dated August 27, 2015
Vicinity aerial

Capital Construction Group LLC
Jack Lansing – Owner
343 Danbony Drive
Brighton, MI 48114
jack@ccgbuilders.com
Venture Church
Mark Frego – Operations Director
8457 Highland Road
Howell, MI 48843
mlfrego@aol.com
Boss Engineering
Brent Lavanway
3121 E. Grand River Ave.
Howell, MI 48843
brentl@bosseng.com

M. Bernardin, Fire Marshal (email)
B. West, Director of Public Works (email)
J. Rowell, Livingston County Building (email)
J. Booth, HRC/Township Engineer (email)
M. Homier, Twp. Attorney (email)
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MEMORANDUM
Date:

September 16, 2015

To:

Hartland Township Planning Commission

From:

Planning Department

Subject:

SP#530P - Walnut Ridge Estates
Landscape Plan Review for REVISED Preliminary PD Site Plan
Landscape Plan dated August 7, 2015 (submitted August 25, 2015)
64 single-family site condominium units on the undeveloped land north of the
Venture Church site (Parcel ID #4708-19-300-019)

Background
On June 25, 2015, the Township’s Planning Commission held the public hearing for Site Plan
#530-P, Walnut Ridge Estates. The proposal is an amendment to the approved Planned
Development for Venture Church (fka The River Community Church) to include 64 single-family
homes on the undeveloped portion of the Church’s 80-acre parcel. An amendment to a
Planned Development is a three-stage process – Conceptual/Preliminary/Final – and the
Preliminary Planned Development Site Plan was the topic of that public hearing on June 25.
Based on the direction of the Planning Commission, the applicant has revised and resubmitted
the Preliminary Site Plan, including the Landscape Plan.
The following is a review of that revised Landscape Plan, with a particular focus on the
applicant's revisions intended to specifically address the comments of the Planning Commission
on June 25, 2015.

ARTICLE 3.1.18 – PD Planned Development
Section 3.1.18.C.iv.e. – Landscaping. Planned Developments shall comply with the following
landscaping requirements:
(1) General Site Requirements. All unpaved portions of the site shall be planted with grass,
ground cover, shrubbery, or other suitable live plant material, which shall extend to any abutting
street pavement edge. Seeded areas shall be watered and fertilized regularly so as to provide a
healthy lawn within ninety (90) days after planting.
Initial Planning Staff Finding: Note #10 on Sheet C8 states compliance with the above.
REVISED PLAN: No change.
(2) Landscaping Adjacent to Roads. Only applies to commercial, office and industrial PD’s.
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Supervisor
William J. Fountain

Initial Planning Staff Finding: N/A
REVISED PLAN: No change.
(3) Berm Requirements. Wherever front, side, or rear yards adjacent to public rights-of-way
are used for parking, a berm shall be required to screen the parking from view of the road. The
berm shall be a minimum of three (3) feet in height, and shall be planted in accordance with the
previous requirements for landscaping adjacent to roads.
Initial Planning Staff Finding: N/A. Required berming/landscaping installed in conjunction with
Phase I (Venture Church) of the PD construction.
REVISED PLAN: No change.
(4) Screening. Screening in the form of a landscaped berm, greenbelt, or wall shall be
required wherever a commercial, office, or industrial use is located adjacent to a residential use,
school, park, or similar public area. Landscaped screening shall consist of closely-spaced
evergreen plantings which can be reasonably expected to form a complete visual barrier that is
at least six (6) feet above ground level within three (3) years of planting. Deciduous plant
materials may be used provided that a complete visual barrier is maintained throughout the
year. If a wall is used instead of landscaping, the requirements in Section 5.20 shall be
complied with.
Initial Planning Staff Finding: White Fir and Colorado Blue Spruce (8 ft. min. height) are
proposed for the side of Lot 30, and the rear of Lots 31, 32, and 33. It should be noted that it is
questionable as to whether strict compliance with this provision is necessary considering that
the church is considered a quasi-public use (as opposed to a commercial, office, or industrial
use) located adjacent to a residential use. None-the-less, the screening appears appropriate
considering the proximity of the future church parking.
REVISED PLAN: White Fir and Colorado Blue Spruce continue to be shown on the landscape
plans as a buffer benefiting the lots now numbered as 23, 21, 20, 19, and 18. Overall this area
has been somewhat reconfigured resulting in an additional lot (Lot 21). The screening appears
appropriate considering the proximity of the future church parking.
It should also be noted that 8 Greenspire Lindens previously shown on either side of the south
access have been removed in anticipation of this access possibly becoming another lot in the
future.
(5) Parking Lot Landscaping.
Initial Planning Staff Finding: N/A. No parking lots are proposed for this residential phase.
REVISED PLAN: No change.
(6) Standards for Plant Material. Proposed plant materials shall comply with the standards set
forth in Section 5.11.
Initial Planning Staff Finding: The evergreens, deciduous canopy trees, and the small deciduous
ornamental trees and large shrubs, meet the required height/caliper standards. The large
deciduous and evergreen shrubs are to be a minimum of 30” in height and 24” in spread when
used to screen or buffer. In this instance they are being used to landscape a detention basin;
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therefore the 30” minimum proposed seems sufficient. It is suggested that an additional line be
added to General Landscape Note #1 stating compliance with all applicable plant material
standards contained in Sec. 5.11.
REVISED PLAN: Note 1 on C8 has been revised to include “The site landscape shall comply
with all applicable plant material standards in Zoning Ordinance Section 5.11.”
(7) Treatment of Existing Plant Material. Instances where healthy plant material exists on
the site prior to its development, the Township may permit substitution of such plant material in
place of the requirements set forth previously, provided such substitution is in keeping with the
spirit and intent of this Ordinance.
Initial Planning Staff Finding: Notes on the plan state that “existing vegetation to remain along
north, east and west side of property.” Additionally, a note on the plans shows the existing tree
row/buffer to remain east property line. The applicant should provide a description and formally
request that the Planning Commission consider the requested substitution. More information
regarding this request is found in the Section discussion buffering/screening requirements.
REVISED PLAN: Note 2 on C6 continues to state that the existing vegetation is to remain along
the east, north, and west property lines to address buffering/screening requirements. As
suggested previously, however, the applicant has requested a formal waiver of this
requirement in a correspondence from Boss Engineering dated September 3, 2015 to
allow the Planning Commission to make a determination as to whether the substitution is
in keeping with the spirit and intent of the Ordinance in accordance with 5.11.7. A
determination by the Planning Commission is needed.
(8) Buffering of Nonresidential Uses. Nonresidential uses shall be separated and buffered
from residential units in a manner that is consistent with good site design and sound planning
principles.
Initial Planning Staff Finding: The applicant appears to have made a reasonable attempt to
buffer Lots 30, 31, 32, and 33 from the drainage and parking lot associated largely with the
Venture Church. Consideration should be given to adding evergreen trees to buffer Lot 34 in
the same manner. A determination by the Planning Commission regarding compliance is
needed.
REVISED PLAN: The revised plan continues to show the same buffering of the referenced lots,
which are now numbered as 23, 21, 20, and 19, except for the elimination of 8 Greenspire
Lindens which were previously proposed on either side (4 each side) of the access between
Lots 20 and 19. As the Planning Commission will recall, it is now proposed that this access
become a buildable lot if and when access to the west is constructed. A determination by the
Planning Commission regarding compliance is needed.
ARTICLE 5.0 – Site Standards
Section 5.11.2.B – General Site Landscaping. Site landscaping is required by this Section in
six general areas: greenbelt; foundation; parking lot interior and perimeter; retention/detention
facilities; monument signs; and screening and buffering. Those applicable to the proposed
Walnut Ridge Estates residential development are generally described as follows:
Greenbelt: A greenbelt shall be planted along any public or private road right-of-way within the
first 30’ and include 1 canopy tree for every 30 linear feet.
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Initial Planning Staff Finding: The requirement for street trees within the development falls
under the “greenbelt” requirement. The applicant notes that 1 canopy or 1 evergreen per 30’
has been provided. The trees specified include White Fir, Red Sunset Maple, Legacy Sugar
Maple, Pin Oak, Red Oak, Greenspire Linden, Village Green Zelkova, and Colorado Blue
Spruce. It is recommended that the plan reference the actual amount of frontage and the
specific number of trees proposed intended to address this individual requirement. In terms of
design, a more natural, less formal appearance, with the various species mixed to a higher
degree, may be more appropriate considering the largely natural context of the overall
development.
REVISED PLAN: Although the plan does convey a more natural appearance, the overall
number of trees has been reduced from 357 to 260 – a loss of 97 trees. The vast majority of the
trees eliminated were street trees from the road frontage. The landscape notes on C6 of the
original plan stated that one canopy tree per every 30 linear foot was provided; page C6 of the
revised plan states that 2 canopy trees per lot, and 4 per corner lot, have been provided. The
landscape plan no longer appears to meet an application of the numerical requirements
contained in the Ordinance.
It was also requested that in terms of design, the various species be mixed to a higher degree.
Although Note 6 was added to the plan stating that “street trees will be mixed to provide a
natural appearance”, this is not reflected on the proposed landscape plan’s layout. The
proposed mix should be graphically shown on the revised landscape plan set.
Proposed modifications to the landscape plan should be specifically requested in order to allow
the Planning Commission to formally determine whether the changes meet the spirit and intent
of the Ordinance per Section 5.11.7. Particularly, the Planning Commission should make a
determination of whether the reduced quantity of street trees and the proposed variation in
species satisfied their intent when they sought a more natural appearance. Furthermore, if the
quantity of street trees has been reduced from a strict application of the Zoning Ordinance, the
Planning Commission should determine whether some portion of those trees (or a more
appropriate planting) be relocated to another location.
Buffering or Screening Requirements: Upon any improvement or change in use for which a
site plan is required, a landscape buffer shall be provided to create a visual screen at least 8’ in
height along all adjoining boundaries of a non-residential use or a residential use of higher
density and an abutting single family residential zoned property. At the discretion of the
Planning Commission, modifications to the required screening may be permitted when
alternative screening methods, existing site conditions, and/or use of the properties would meet
the intent of this Section.
Initial Planning Staff Finding:
EAST BOUNDARY: Hartland Estates, zoned PD, is located to the east of Walnut Ridge
Estates. There are 155 units within a gross acreage of approx. 152 acres, with overall density
of 1.02 units per acre. Walnut Ridge Estates contains 64 units within 76.2 acres for an overall
density of 0.84 units per acre giving Walnut Ridge Estates a lower density than the adjoining
development potentially negating the requirement for screening and buffering. However, the
residential portion of the entire site is approximately 42 acres, resulting in a density of 1.52 units
per acre.
Also, although Lots 1-15 in Walnut Ridge abut the west Hartland Estates boundary line, only two
of those lots (13 & 14) actually abut an individual lot in Hartland Estates. The remainder abut
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Hartland Estates open space. The plan notes that the vegetation along this boundary consists
of scattered oak, hickory and elm, 12” to 24” in diameter. Further north along this boundary, the
plan notes scattered oak, ash, and maple 6-20” in diameter. The question before the Planning
Commission is whether this buffer, shown as contained within the lots, is necessary and/or
adequate, and whether additional detail in terms of a tree survey, is needed. Since this buffer is
contained within the lots, a conservation easement intended to protect in perpetuity the
proposed natural buffer should also be considered.
REVISED PLAN: Lots 1-3, 24-28, and 50-56 abut the west Hartland Estates boundary line,
however, only two of those lots, (54 & 55) actually abut an individual lot in Hartland Estates. The
plans continue to note that the tree row/buffer will remain, and also notes that a conservation
easement will be provided in the condominium documents, however, the “First Amendment to
the Planned Development Agreement” received 8/25/15 does not include any reference to
a conservation easement. The inclusion of such language was previously agreed to.
Also, 12 8’ White Fir trees are proposed on Lots 52-56 in an effort to provide evergreen
screening, in addition to deciduous screening, of the affected lot(s) in Hartland Estates. This
change is intended to address concerns raised by the residents at the June 25, 2015 public
hearing. A Planning Commission determination is needed as to whether the
screening/buffering now proposed is sufficient, as well as whether placing required
landscape trees within the building envelopes of Units 52-56 is advisable. Staff believes
all landscape plantings should be located outside of unit building envelopes.
NORTH BOUNDARY: The property to the north consists of 2 parcels, is undeveloped, and
zoned CA-Conservation Agriculture. It is master-planned Estate Residential, a lower density
than that proposed in the Walnut Ridge Estates plan. The cul-de-sac lots nearest the north
property line are approximately 240’ feet and 560’ away.
In general, this area has a rolling topography, with the plan indicating low to medium density
woodlands consisting of oak, maple and elm of 6-12’ caliper. There is a higher concentration of
vegetation in the northwest as opposed to the northeast quadrant, and a pond appears to exist
on the western border. The plan proposes a detention basin, as well as a looped fitness trail
approximately 1 mile in length, extending into the natural area. The question before the
Planning Commission is whether the natural area as shown, in the detail shown, is sufficient for
it to make a determination on whether it meets the perimeter landscape buffer requirement.
REVISED PLAN: No change is proposed to the north boundary; the question before the
Planning Commission continues to be whether the natural area as shown, in the detail
shown, is sufficient for it to make a determination on whether it meets the perimeter
landscape buffer requirement.
WEST BOUNDARY: The property to the west is undeveloped and consists of 6 parcels of
varying sizes. All are zoned CA-Conservation Agriculture and master-planned Medium
Suburban Density Residential. The lots nearest the west property line are approximately 90’
away.
The plan notes low density woodland along this boundary consisting of oak, ash, maple and elm
8-10’ in diameter, and a medium density woodland of oak, maple, and elm 6-12’ in diameter
further to the north. The proposed fitness trail is closely aligned with the rear of the lots in this
vicinity. The question before the Planning Commission is whether the natural area as shown, in
the detail shown, is sufficient for it to make a determination on whether it meets the perimeter
landscape buffer requirement.
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REVISED PLAN: No change is proposed to the west boundary; the question before the
Planning Commission continues to be whether the natural area as shown, in the detail
shown, is sufficient for it to make a determination on whether it meets the perimeter
landscape buffer requirement.
Retention/Detention Facilities: Detention/retention ponds shall be integrated into the overall
design of the property and landscaped to provide a natural setting. A mixture of landscape
materials shall be planted in a random pattern or grouping. At a minimum 1 canopy or
evergreen tree and 10 medium deciduous or evergreen shrubs, or 6 large deciduous or
evergreen shrubs or ornamental deciduous trees, shall be planted for every 50 linear feet of
pond perimeter.
Planning Staff Finding: The plan shows two detention basis, one labeled as the north, and one
smaller labeled as the west. Both are shaped to appear as naturally occurring. The plan notes
that the detention basins contain 1,942 linear feet requiring 39 trees and 234 shrubs. It further
notes that 45 trees and 257 shrubs have been provided, exceeding the minimum requirements.
REVISED PLAN: The shape of both detention basins has changed, but continues to appear
relatively “natural”. Although it appears that the total linear footage has decreased, the plan
notes continue to state that the total linear footage is 1,942, and no change to the landscaping
for either basin is proposed. The plan notes state that 45 trees and 257 shrubs are provided to
landscape the detention basins.
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HARTLAND DEERFIELD FIRE AUTHORITY

8.a.c

FIRE MARSHALS OFFICE
Voice: (810) 632-7676
Fax: (810) 632-2176
E-Mail: firemarshal@hartlandareafire.com
August 27, 2015
TO:

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

RE:

Application # 520P, request for Revised Site Plan, for Walnut Ridge.

Based upon review of the site plan stamped received by Hartland Township on 8/25/2015, the project was
drawn as being within the requirements for accessibility contingent upon the following:
 There is a maintenance agreement that specifies year around accessibility on the emergency vehicle
access (IFC Appendix D 107.1).
The current plan states that the emergency access “Should be maintained year around”. Please
ensure that the emergency access “Shall” be maintained year around.
The Fire Marshals Office approves with the above contingencies the submittal of Application # 520P.
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
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Hartland Area Fire Dept.
3205 Hartland Road
Hartland, MI. 48353-1825

May 28, 2015

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
Walnut Ridge Estates
Section 19, Hartland Township
Site Plan Application No. 530P

Dear Mr. Campbell:
As requested, this office has reviewed the plans for the above project as prepared by Boss
Engineering (plans dated May 13, 2015, received by the Township on May 14, 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: 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 proposed water main will need to extend to the west property line for future looping.
The size and location of this water main can be determined during future construction plan
reviews.

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. 20150417.20

Sanitary Sewer
1.

The proposed sanitary sewer must be designed in accordance with Hartland Township
Engineering and Livingston County Drain Commissioner Design (LCDC) Standards.

2.

After review by the LCDC, the sanitary sewer may need to be extended to the project
boundaries to service the rest of the district per the master plan. This will be evaluated
during future construction plan reviews.

Storm Drainage
1.

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

2.

A detention basin maintenance agreement will be required to be submitted prior to as-built
plan approval or be included in the Development Agreement.

Y:\201504\20150417\06_Corrs\Design\2015_05_28_WalnutRidgeEstates_PrelimSitePlanReview.docx
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Hartland Township
Walnut Ridge Estates
May 28, 2015
HRC Job Number 20150417.20
Page 2 of 2

Paving & Grading
1.

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

2.

The typical asphalt road cross-section will be required to include 21AA limestone for the
aggregate base and eight (8) inches of Class II sand subbase, in accordance with Township
Engineering Design Standards. Also, the aggregate under the safety path shall be 21AA
limestone.

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
LCDC; K. Recker
HRC; R. Alix, J. Booth, File

Y:\201504\20150417\06_Corrs\Design\2015_05_28_WalnutRidgeEstates_PrelimSitePlanReview.docx
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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
May 27, 2015
Site Plan Review

DEVELOPMENT:
APPLICATION #

Walnut Ridge (Venture Church residential development)
#4708-19-300-002
530P

COMMENTS:
The Department of Public Works (DPW) has reviewed the Walnut Ridge site plans in regards
to municipal utilities.
REUs
According to the Township’s records, Parcel #4708-19-300-019 owns 80 sewer REUs and 9
water REUs (Resident Equivalency Units), and contains an existing structure (Venture Church).
The church is using 9 sewer and 9 water REUs.
The submitted plans propose 64 single family homes, which are assigned 1 REU per residence.
Thus, applicant will need to purchase 64 Water REUs. This assumes the Venture Church
transfers 64 Sewer REUs to this development.
4708-19-300-019
REUs owned
REUs in use
Total of REUs
REUs needed for 64 homes
REU Balances
Current cost of REUs
Estimated REU cost

REU Summary
Sewer REUs
80
9
71
64
7
$8,467.89
$0*

Water REUs
9
9
0
64
(64)
$4,916.67
$314,666.88

*assumes Venture Church transfers Sewer REUs to Walnut Ridge. If this does not occur,
applicant will need to purchase 64 Sewer REUs, at a total of $541,944.96

Plans
Generally, Hartland Township Public Works approves the site plan subject to inclusion of
the following details on the construction plans:
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1.
2.
3.
4.
5.
6.
7.

Water main material, sizes and connection detail sheet.
Water service lead location, size and materials including fittings.
Sanitary sewer material and sizes and connection detail sheet
Monitoring manhole for sewer connection and location if required
Hydrant model (EJ5BR) shown on plans
Utility easements noted as public or private.
All water and sewer utilities proposed must extend across parcel to property line.

Your specific proposal does not propose bringing the utilities to your property lines to meet
the “to and through” requirement. This condition will be required for approval.
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
T:\DPW\Plan Reviews & Permitting\Site Plan Reviews & Permits\DPW Site Plan - Walnut Ridge-Venture Church 530P.docx
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PRELIMINARY PLANNED DEVELOPMENT PLANS
FOR
AMENDMENT OF THE VENTURE CHURCH (FORMERLY THE RIVER)
PLANNED DEVELOPMENT TO INCLUDE

WALNUT RIDGE ESTATES

PROPERTY DESCRIPTION:

PART OF S. 1/4, SECTION 19, T.3N., R.6E.
HARTLAND TOWNSHIP, LIVINGSTON COUNTY, MI

PROPERTY DESCRIPTION AS SUPPLIED:
COMMENCING AT THE SOUTH 1/4 CORNER OF SECTION 19, T.3N., R.6E., HARTLAND TOWNSHIP, LIVINGSTON COUNTY,
MICHIGAN; THENCE N01°39'19"W 197.25 FEET ALONG THE NORTH-SOUTH 1/4 LINE OF SAID SECTION 19 AND THE
WEST LINE OF HARTLAND ESTATES, LIVINGSTON COUNTY CONDOMINIUM SUBDIVISION PLAN NO. 136 TO THE POINT
OF BEGINNING; THENCE S87°59'25"W 1348.77 FEET ALONG THE NORTH LINE OF M-59 (VARIABLE WIDTH); THENCE
N01°18'26"W 2501.06' FEET ALONG EAST LINE OF THE WEST 1/2 OF THE SOUTHWEST 1/4 OF SAID SECTION 19; THENCE
S89°44'41"E 1334.29 FEET ALONG THE EAST-WEST 1/4 LINE OF SAID SECTION 19 TO THE CENTER OF SAID SECTION 19;
THENCE S01°39'19"E 2448.19' FEET ALONG THE NORTH-SOUTH 1/4 LINE OF SAID SECTION 19 AND THE WEST LINE OF
SAID HARTLAND ESTATES TO THE POINT OF BEGINNING, BEING PART OF THE EAST 1/2 OF THE SOUTHWEST 1/4 OF SAID
SECTION 19, CONTAINING 76.19 ACRES OF LAND, MORE OR LESS AND BEING SUBJECT TO EASEMENTS AND
RESTRICTIONS OF RECORD, IF ANY.
THE CONTRACTOR SHALL COMPLY WITH THE FOLLOWING NOTES AND ANY WORK INVOLVED SHALL BE CONSIDERED INCIDENTAL TO THE
CONTRACT.
1. THE CONTRACTOR SHALL HOLD HARMLESS THE DESIGN PROFESSIONAL, MUNICIPALITY, COUNTY, STATE AND ALL OF ITS SUB
CONSULTANTS, PUBLIC AND PRIVATE UTILITY COMPANIES, AND LANDOWNERS FOR DAMAGES TO INDIVIDUALS AND PROPERTY, REAL OR
OTHERWISE, DUE TO THE OPERATIONS OF THE CONTRACTOR AND/OR THEIR SUBCONTRACTORS.
2. DO NOT SCALE THESE DRAWINGS AS IT IS A REPRODUCTION AND SUBJECT TO DISTORTION.
3. A GRADING PERMIT FOR SOIL EROSION-SEDIMENTATION CONTROL SHALL BE OBTAINED FROM THE GOVERNING AGENCY PRIOR TO
THE START OF CONSTRUCTION.
4. IF DUST PROBLEM OCCURS DURING CONSTRUCTION, CONTROL WILL BE PROVIDED BY AN APPLICATION OF WATER, EITHER BY
SPRINKLER OR TANK TRUCK.
5. ALL CONSTRUCTION AND MATERIALS SHALL BE IN ACCORDANCE WITH LOCAL MUNICIPAL STANDARDS AND SPECIFICATIONS.
6. THE CONTRACTOR IS RESPONSIBLE FOR OBTAINING ALL REQUIRED TOWNSHIP, COUNTY, AND STATE OF MICHIGAN PERMITS.
7. PAVED SURFACES, WALKWAYS, SIGNS, LIGHTING AND OTHER STRUCTURES SHALL BE MAINTAINED IN A SAFE, ATTRACTIVE CONDITION
AS ORIGINALLY DESIGNED AND CONSTRUCTED.
8. ALL BARRIER-FREE FEATURES SHALL BE CONSTRUCTED TO MEET ALL LOCAL, STATE AND A.D.A. REQUIREMENTS.
9. ANY DISCREPANCY IN THIS PLAN AND ACTUAL FIELD CONDITIONS SHALL BE REPORTED TO THE DESIGN ENGINEER PRIOR TO THE START
OF CONSTRUCTION. CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFICATION OF ALL SETBACKS, EASEMENTS AND DIMENSIONS SHOWN
HEREON BEFORE BEGINNING CONSTRUCTION.
10. THE CONTRACTOR SHALL CONTACT ALL OWNERS OF EASEMENTS, UTILITIES AND RIGHTS-OF-WAY, PUBLIC OR PRIVATE, PRIOR TO THE
START OF CONSTRUCTION.
11. THE CONTRACTOR SHALL COORDINATE WITH ALL OWNERS TO DETERMINE THE LOCATION OF EXISTING LANDSCAPING, IRRIGATION
LINES & PRIVATE UTILITY LINES. THE CONTRACTOR IS RESPONSIBLE FOR ANY DAMAGE TO EXISTING LANDSCAPING, IRRIGATION LINES,
AND PRIVATE UTILITY LINES.
12. THE CONTRACTOR SHALL REMOVE ALL TRASH AND DEBRIS FROM THE SITE UPON COMPLETION OF THE PROJECT.
13. THE CONTRACTOR SHALL MAINTAIN THE SITE IN A MANNER SO THAT WORKMEN AND PUBLIC SHALL BE PROTECTED FROM INJURY,
AND ADJOINING PROPERTY PROTECTED FROM DAMAGE.
14. THE CONTRACTOR SHALL KEEP THE AREA OUTSIDE THE "CONSTRUCTION LIMITS" BROOM CLEAN AT ALL TIMES.
15. THE CONTRACTOR SHALL CALL MISS DIG A MINIMUM OF 72 HOURS PRIOR TO THE START OF CONSTRUCTION.
16. ALL EXCAVATION UNDER OR WITHIN 3 FEET OF PUBLIC PAVEMENT, EXISTING OR PROPOSED SHALL BE BACKFILLED AND COMPACTED
WITH SAND (MDOT CLASS II).
17. ALL PAVEMENT REPLACEMENT AND OTHER WORKS COVERED BY THESE PLANS SHALL BE DONE IN ACCORDANCE WITH THE
REQUIREMENTS OF THE TOWNSHIP, INCLUDING THE LATEST MICHIGAN DEPARTMENT OF TRANSPORTATION (MDOT) SPECIFICATIONS
FOR HIGHWAY CONSTRUCTION.
18. THE CONTRACTOR IS RESPONSIBLE FOR ALL DAMAGE TO EXISTING UTILITIES.
19. NO ADDITIONAL COMPENSATION WILL BE PAID TO THE CONTRACTOR FOR ANY DELAY OR INCONVENIENCE DUE TO THE MATERIAL
SHORTAGES OR RESPONSIBLE DELAYS DUE TO THE OPERATIONS OF SUCH OTHER PARTIES DOING WORK INDICATED OR SHOWN ON THE
PLANS OR IN THE SPECIFICATION OR FOR ANY REASONABLE DELAYS IN CONSTRUCTION DUE TO THE ENCOUNTERING OR EXISTING
UTILITIES THAT MAY OR MAY NOT BE SHOWN ON THE PLANS.
20. DURING THE CONSTRUCTION OPERATIONS, THE CONTRACTOR SHALL NOT PERFORM WORK BY PRIVATE AGREEMENT WITH
PROPERTY OWNERS ADJACENT TO THE PROJECT.
21. IF WORK EXTENDS BEYOND NOVEMBER 15, NO COMPENSATION WILL BE DUE TO THE CONTRACTOR FOR ANY WINTER PROTECTION
MEASURES THAT MAY BE REQUIRED BY THE ENGINEER.
22. NO TREES ARE TO BE REMOVED UNTIL MARKED IN THE FIELD BY THE ENGINEER.
23. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ANY DAMAGE TO THE PROPERTY BEYOND THE CONSTRUCTION LIMITS INCLUDING
BUT NOT LIMITED TO EXISTING FENCE, LAWN, TREES AND SHRUBBERY.
24. ALL AREAS DISTURBED BY THE CONTRACTOR BEYOND THE NORMAL CONSTRUCTION LIMITS OF THE PROJECT SHALL BE SODDED OR
SEEDED AS SPECIFIED OR DIRECTED BY THE ENGINEER.
25. ALL ROOTS, STUMPS AND OTHER OBJECTIONABLE MATERIALS SHALL BE REMOVED AND THE HOLE BACKFILLED WITH SUITABLE
MATERIAL. WHERE GRADE CORRECTION IS REQUIRED, THE SUBGRADE SHALL BE CUT TO CONFORM TO THE CROSS-SECTION AS SHOWN
IN THE PLANS.
26. TRAFFIC SHALL BE MAINTAINED DURING CONSTRUCTION. THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROVIDING ALL SIGNS AND
TRAFFIC CONTROL DEVICES. FLAG PERSONS SHALL BE PROVIDED BY THE CONTRACTOR IF DETERMINED NECESSARY BY THE ENGINEER.
ALL SIGNS SHALL CONFORM TO THE MICHIGAN MANUAL OF UNIFORM TRAFFIC CONTROL DEVICES AT NO COST TO THE TOWNSHIP. NO
WORK SHALL BE DONE UNLESS THE APPROPRIATE TRAFFIC CONTROL DEVICES ARE IN PLACE.
27. ALL DEMOLISHED MATERIALS AND SOIL SPOILS SHALL BE REMOVED FROM THE SITE AT NO ADDITIONAL COST, AND DISPOSED OF IN
ACCORDANCE WITH LOCAL, STATE AND FEDERAL REGULATIONS.
28. AFTER REMOVAL OF TOPSOIL, THE SUBGRADE SHALL BE COMPACTED TO 95% OF ITS UNIT WEIGHT.
29. ALL GRADING IN THE PLANS SHALL BE DONE AS PART OF THIS CONTRACT. ALL DELETERIOUS MATERIAL SHALL BE REMOVED FROM
THE SUBGRADE PRIOR TO COMPACTING.
30. NO SEEDING SHALL BE DONE AFTER OCTOBER 15 WITHOUT APPROVAL OF THE ENGINEER.
31. ANY EXISTING APPURTENANCES SUCH AS MANHOLES, GATE VALVES, ETC. SHALL BE ADJUSTED TO THE PROPOSED GRADE AND SHALL
BE CONSIDERED INCIDENTAL TO THE CONTRACT.
32. SOIL EROSION MEASURES SHALL BE MAINTAINED BY THE CONTRACTOR UNTIL VEGETATION HAS BEEN RE-ESTABLISHED.
33. ALL PERMANENT SIGNS AND PAVEMENT MARKINGS SHALL BE INSTALLED IN ACCORDANCE WITH THE LATEST REVISION OF THE
MICHIGAN MUTCD MANUAL AND SHALL BE INCIDENTAL TO THE CONTRACT.
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WALNUT RIDGE ESTATES
OWNER:

THE VENTURE CHURCH
8457 E. HIGHLAND ROAD
HOWELL, MI 48843
CONTACT: MARK FREGO,
(OPERATIONS MANAGER)
PHONE: 810-991-1116

RESIDENTIAL DEVELOPER PARTNER:
OVERALL SITE MAP
NO SCALE

CAPITAL CONSTRUCTION GROUP
343 DAUBONY DRIVE
BRIGHTON, MI 48114
CONTACT: JACK LANSING
PHONE: 248-467-7864

ATTORNY
1. OWNER PAYING FOR ONE HALF OF THE TOWNSHIP UPDATED WATER STUDY. (COMPLETED)
2. ENHANCED STORM WATER MANAGEMENT.
3. PASSIVE SOLAR BENEFITS (COMPLETED)
- USING NEW GLASS TECHNOLOGY.
- PROVIDING OVERHANGS OVER LOBBY WINDOWS.
- UPPER WINDOWS DESIGN TO ALLOW WINTER SUN TO PENETRATE INTERIOR SPACE FOR SOLAR HEATING, BUT SCREEN THE
HOT SUMMER SUN.
4. IRRIGATE BY ON-SITE WELL (THE VENTURE CHURCH)
5. EXTEND MUNICIPAL WATER TO EXISTING SANITARY PUMP STATION. PROVIDE EASEMENT FOR FUTURE EXTENSION TO WEST
PROPERTY LINE, AND OWNER AGREES TO PAY FOR FUTURE EXTENSION.
6. WIDE ENHANCED BUFFER BETWEEN FUTURE ROAD, PARKING LOT AND EXISTING RESIDENCE TO THE EAST.
7. WATER AND SANITARY SEWER TAPS.
8. JOGGING TRAIL WITH FITNESS STATIONS AROUND PROPERTY FOR COMMUNITY USE.
9. RESIDENTIAL SIDEWALKS AND TRAIL TO CONNECT TO CHURCH JOGGING TRAIL.
10. CONSTRUCTION OF THE M-59 PATHWAY ALONG THE ENTIRE PROPERTY FRONTAGE.
11. ACCESS EASEMENT FOR FUTURE ROAD CONNECTION TO WEST PROPERTY LINE.
12. ENHANCED BUFFER TO HARTLAND ESTATES.

MS. CATHY REISTERER
COOPER AND REISTERER
7960 GRAND RIVER SUITE 270
BRIGHTON, MICHIGAN 48114
PHONE: (810)227-3103
CIVIL ENGINEER/LANDSCAPE ARCHITECTS:

INDEMNIFICATION STATEMENT
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C1

THE CONTRACTOR SHALL HOLD HARMLESS THE DESIGN PROFESSIONAL, MUNICIPALITY, COUNTY, STATE
AND ALL OF ITS SUB CONSULTANTS, PUBLIC AND PRIVATE UTILITY COMPANIES, AND LANDOWNERS FOR
DAMAGES TO INDIVIDUALS AND PROPERTY, REAL OR OTHERWISE, DUE TO THE OPERATIONS OF THE
CONTRACTOR AND/OR THEIR SUBCONTRACTORS.
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EXISTING CONDITIONS

343 DAUBONY DRIVE
BRIGHTON, MI 48114
248-467-7864

CAPITAL CONSTRUCTION GROUP

WALNUT RIDGE ESTATES
SOILS INFORMATION:
MIAMI LOAM (MoB), 2% TO 6% SLOPES
-ACCOUNTS FOR MAJORITY OF SITE
MIAMI LOAM (MoC), 6% TO 12% SLOPES
-ACCOUNTS FOR A PORTION OF SITE
MIAMI LOAM (MoA), 0% TO 2% SLOPES
-ACCOUNTS FOR A PORTION OF SITE
CARLISLE MUCK (Cc)
-WETLAND AREAS
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PLANNED DEVELOPMENT PLAN

343 DAUBONY DRIVE
BRIGHTON, MI 48114
248-467-7864

CAPITAL CONSTRUCTION GROUP

WALNUT RIDGE ESTATES
GENERAL NOTES
1.
2.
3.
4.
5.
6.
7.

8.
9.
10.
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11.
12.
13.

5 FOOT WIDE CONCRETE SIDEWALK PROPOSED ONE SIDE OF INTERNAL ROADS. SIDEWALK TO BE CONSTRUCTED
ON BOTH SIDES OF ROAD IN CUL-DA-SAC.
FITNESS/NATURE TRAIL AND FITNESS STATIONS AROUND WETLANDS.
MINIMUM LOT SIZE IS 13,950 S.F. AVERAGE LOT SIZE IS 16,062 S.F.
MINIMUM LOT WIDTH IS 90 FEET.
TOTAL NUMBER OF LOTS IS 64.
ALL ROADS SHALL BE 66 FT. WD. PRIVATE ROADS (30 FT. WD. BACK OF CURB TO BACK OF CURB).
SETBACKS:
FRONT = 40 FT.
SIDE = MIN. 5 FT., TOTAL 30 FT.
REAR = 40 FT.
OVERALL SITE AREA IS 76.19 AC.
THE RESIDENTIAL COMPONENT WILL BE CONSTRUCTED IN THREE PHASES (LOTS 1-23 PHASE I IN 2016 & LOTS
24-49 PHASE II IN 2017 & LOTS 50-64 IN PHASE III IN 2018).
OPEN SPACE CALCULATIONS
- ENTIRE DEVELOPMENT = 36.19 AC. (47.5%) - EXCLUDES LOTS, R.O.W., BUILDINGS, PARKING AREAS
- USABLE OPEN SPACE = 17.50 AC. (23.0%) - EXCLUDES WETLANDS AND DETENTION BASINS
- RESIDENTIAL PORTION = 9.37 AC. (12.3%) - EXCLUDES CHURCH AND FITNESS TRAIL AREA.
THE ENTRANCE SIGN WILL BE LIGHTED FROM GROUND MOUNTED LIGHTS. NO STREET LIGHTS ARE PROPOSED.
NO STREET LIGHTING IS PROPOSED.
WALNUT RIDGE LOOP TO BE COMPLETED IN PHASE I TO COMPLY WITH FIRE MARSHALL REQUIREMENTS FOR
EMERGENCY ACCESS.
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WALNUT RIDGE ESTATES
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CAPITAL CONSTRUCTION GROUP

343 DAUBONY DRIVE
BRIGHTON, MI 48114
248-467-7864

PRELIMINARY GRADING & DRAINAGE PLAN
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PRELIMINARY UTILITY PLAN

343 DAUBONY DRIVE
BRIGHTON, MI 48114
248-467-7864

CAPITAL CONSTRUCTION GROUP

WALNUT RIDGE ESTATES
NOTES
ALL SANITARY SEWER SHALL BE 8" SDR 26. ALL SANITARY LEADS SHALL BE 6" SDR 23.5.
ALL WATERMAIN SHALL BE CL 54 DUCTILE IRON PIPE. ALL WATER LEADS SHALL BE 1" 'K' COPPER.
ALL STORM SEWER SHALL BE C-76-CL.IV RCP.

C5
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2.
3.
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LANDSCAPE REQUIREMENTS

4.

WALNUT RIDGE ESTATES

5.
6.

PRELIMINARY LANDSCAPE PLAN

3.

343 DAUBONY DRIVE
BRIGHTON, MI 48114
248-467-7864

2.

ROAD FRONTAGE - 1 CANOPY OR EVERGREEN TREE EVERY 30 L.F.
PROVIDED - 2 CANOPY TREES PER LOT & 4 PER CORNER LOT.
BUFFERING OR SCREENING OF RESIDENTIAL USES OF HIGHER DENSITY
PROVIDED - EXISTING VEGETATION TO REMAIN ALONG NORTH, EAST AND WEST SIDES OF PROPERTY
DETENTION BASIN - 1 CANOPY OR EVERGREEN TREE, AND 6 LARGE SHRUBS OR ORNAMENTAL TREES PER 50 L.F. OF PERIMETER
REQUIRED - 1,942 L.F. / 50 = 39 TREES AND 234 SHRUBS
PROVIDED - 45 TREES AND 257 SHRUBS
TOTAL PROPOSED TREES = 260
TOTAL PROPOSED SHRUBS = 267
TWELVE EVERGREEN TREES FOR BUFFER AT REAR OF LOTS 52-56 AT THE TIME OF HOUSE CONSTRUCTION.
STREET TREES WILL BE MIXED TO PROVIDE A NATURAL APPEARANCE.

CAPITAL CONSTRUCTION GROUP

1.
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WALNUT RIDGE ESTATES
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CAPITAL CONSTRUCTION GROUP

343 DAUBONY DRIVE
BRIGHTON, MI 48114
248-467-7864

CONSTRUCTION NOTES & DETAILS
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WALNUT RIDGE ESTATES
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CAPITAL CONSTRUCTION GROUP

343 DAUBONY DRIVE
BRIGHTON, MI 48114
248-467-7864

CONSTRUCTION NOTES & DETAILS
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WALNUT RIDGE ESTATES
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CAPITAL CONSTRUCTION GROUP

343 DAUBONY DRIVE
BRIGHTON, MI 48114
248-467-7864

CONSTRUCTION NOTES & DETAILS
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WALNUT RIDGE ESTATES

343 DAUBONY DRIVE
BRIGHTON, MI 48114
248-467-7864

C10

CAPITAL CONSTRUCTION GROUP

CONSTRUCTION NOTES & DETAILS
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WALNUT RIDGE ESTATES

343 DAUBONY DRIVE
BRIGHTON, MI 48114
248-467-7864
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CAPITAL CONSTRUCTION GROUP

CONSTRUCTION NOTES & DETAILS
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WALNUT RIDGE ESTATES

343 DAUBONY DRIVE
BRIGHTON, MI 48114
248-467-7864

C12

CAPITAL CONSTRUCTION GROUP

CONSTRUCTION NOTES & DETAILS
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Hartland Township Planning Commission Meeting Agenda Memorandum
Submitted By: David Campbell
Subject:

SP#535-C Newberry Place (2015) PD Concept Plan

Date:

September 17, 2015

Recommended Action
No action required at Planned Development Conceptual Plan submittal, however the Planning
Commission should be prepared to offer the Applicant direction as they work toward a Preliminary Site
plan submittal.

Discussion
Attached is a package of materials for Site Plan #535-C, the Conceptual Planned Development Site Plan
for Newberry Place 2015. The Applicant - Mayberry Homes - is proposing the residential phase of a PD
on two properties on either side of M-59 at Fenton Road / Pleasant Valley. The north parcel is
approximately 30 acres and the south parcel is approximately 78 acres. The applicant is proposing a mix
of apartments, detached condominiums, and single family lots, along with areas along M-59 for future
commercial development.

Financial Impact

Attachments
SP 535C Newberry PD Planners Review(PDF)
Mayberry Home - concept plans - DPW review 9-17-2015

(PDF)

Newberry Place Vicinity Aerial (PDF)
Conceptual Submission Drawings 2015-9-9

(PDF)

Conceptual Submission Packet 2015-9-9(PDF)
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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:

September 17, 2015

To:

Hartland Township Planning Commission

From:

Planning Department

Subject:

Newberry Place (2015) Planned Development
Planned Development Concept Plan, Application No. 535-C
Concept Plan for detached single family and multiple family residential units
on 108.7 undeveloped acres
(Parcel ID#’s 4708-23-400-016 and 4708-26-200-005)

1. Applicant
Applicant – Robert K. Schroeder, Mayberry Homes
Developer – Scott Thomas, COO Mayberry Homes
Property Owner – E.L. Holding LLC, East Lansing, MI (sale from Hartland Township pending)
Engineer – Tetra Tech (Gary Markstrom, PE)
Landscape Architect – Beckett & Raeder, Inc. (Deb Cooper)
2. Site Description
The subject property consists of two parcels: 1) 30.3 undeveloped acres located on the north
side of M-59 west of Fenton Road, Parcel ID# 4708-23-400-016, and, 2) 78.4 undeveloped
acres on the south side of M-59 and west of Pleasant Valley Road, Parcel ID# 4708-26-200005. Both properties are zoned CA-Conservation Agriculture and designated as Special
Planning Areas by the 2015 Future Land Use Plan and Future Land Use Map.
The land to the west, north, and east of the north parcel is also zoned CA-Conservation
Agriculture. The 2015 Comprehensive Plan shows a designation of Public/Quasi-Public to the
west, (consisting of a church site and the Township-owned Heritage Park) and Low Suburban
Density Residential both to the north and east. Four single family residential lots of
approximately one acre in size border the subject parcel to the east, taking access off Fenton
Road. A residential subdivision is located on the north.
In terms of the south parcel, the 2015 Comprehensive Plan designations of the land to the west
is split between Special Planning Area on the north and Medium Suburban Density Residential
on the south. The subject site shares a boundary with the Hartland Glen Golf Course to the
southwest. The designation of the area directly to the south is Medium Suburban Density
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The site analysis describes the north parcel as gently rolling with only a few areas with over a
12 % slope. The site is dominated by fields, hedgerows and moderate woodlands. The
woodlands are largely deciduous, consisting of oak, hickory and maple trees. The wetlands
assessment was prepared by King & McGregor Environmental Inc., and no wetlands were
identified on the north parcel.
The south parcel consists of a relatively flat farm field on the north half, with vegetated, wetland
areas dominating the south half. The south parcel contains two non-regulated wetlands noted
as .98 acres, and 1.57 acres each, along with regulated, wooded wetlands of 4.83 acres on the
east, 7.85 acres on the south, and .44 acres on the west. Several low points and high points
are located on the south half of this parcel.
In terms of soils and hydrology, the site analysis states (per the Livingston County Soil Survey)
that the following soil types are found on both the north and the south parcels: Boyer-Oshtemo
loamy sands, Brady loamy sand, Bronson loamy sand, and Fox sandy loam. Carlisle muck can
be found on the south parcel. In addition, Fox sandy loam can be found on the north parcel,
while Rifle muck and Gilford sandy loam can be found on the south parcel. These soils are
typical of moraine, outwash plains, and valley trains. Permeability of the soils is moderate. The
soils have a fair stability rating for foundations for buildings less than three stories.
Per the Concept Plan, both parcels offer M-59 frontage exceeding 1,300 linear feet, and both
also provide for access off Fenton Road (north parcel) and Pleasant Valley Road (south parcel).
The site is currently served by necessary utilities. The Concept Plan states that the parcels are
located within the Township’s future sewer districts and will be serviced by municipal sanitary
sewer. Water service will be provided by an on-site Type 1 municipal well and distribution
system.
3. Site History
The location of the proposed Newberry Place is designated as Special Planning Area in the
2015 Comprehensive Plan. This designation encompasses the two subject parcels, as well as
a third, 40 acre parcel located immediately to west of the south parcel, for a total of 149 acres.
Only 109 of the 149 acre Special Planning Area is proposed for this Planned Development at
this time.
In 2005, the two properties along with the 40-parcel to the west (the entirety of the Special
Planning Area) were proposed to be developed as a Planned Development called Newberry
Place / Newberry Place West. The proposal was a mixed-use development consisting of
residential, commercial, and office uses. Phases of that PD proposal got as far as Preliminary
PD Site Plan approval, but did not proceed to Final PD approval. The subject properties were
therefore never rezoned to PD – Planned Development. The 2015 Newberry Place submittal is
quite similar in terms of layout, density, and mix of uses to the 2005 proposal.
The properties were assessed for municipal sanitary sewer capacity in anticipation of future
development. The north parcel was assessed for 138 sewer REU’s (Residential Equivalency
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Residential as well, and is an active agricultural use. The parcel to the east, across Pleasant
Valley Road, is master-planned Multiple Family Residential, and is undeveloped.
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Units, aka sewer taps), and the south parcel for 360 sewer REU’s, for a total of 498 REU’s.
Once the Newberry Place development proposal was scrapped by the developer, the sewer
assessments for the north and south parcels went unpaid and the properties went into default.
The Township acquired them at the State’s tax auction in 2011, and entered into a purchase
agreement with Mayberry Homes in 2014; that purchase agreement includes Mayberry Homes
assuming the remaining balance of the sewer debt on both properties.
The 2015 Future Land Use Plan, relative to the Special Planning Area designation, states that it
is the intention of the Planning Commission to work closely with the land owners in this area to
establish the terms of an agreement for a mixed-use Planned Development. Further, the
Planning Commission has determined that the PD can be created with an environment that
encourages pedestrian linkage between activity nodes and resource features. Specific
principles were agreed upon for the Special Planning Area in the 2015 Plan, and are listed
below.
1.

Development within the Special Planning Area shall provide for a variety of housing
forms (for example, single family, townhouses, condominium, apartments and senior
housing), along with retail, office recreation and entertainment space.

2.

Development within the Special Planning Area shall provide for public facilities and other
neighborhood amenities.

3.

Development within the Special Planning Area shall provide pedestrian and vehicular
links between internal land uses and adjacent property not necessarily located within the
SPA.

4.

Development within the Special Planning Area shall comply with the Township’s goal of
creating walkable pathways to the Township settlement area and other public and
private facilities.

5.

New development shall be designed to harmoniously coexist with pre-existing historical
and natural features within the Township.

6.

New development proposed for the Special Planning Area must include landscape,
streetscape, traffic and architectural solutions that are superior to design and visually
enhance the community. Design that respects the existing historic features is essential.

As review of the proposed 2015 Newberry Place Planned Development proceeds through the
various steps, these criteria should continue to remain in the forefront to ensure that the
resulting planned development ultimately complies with the Planning Commission’s vision for
this vicinity. As will be discussed below, these will be ongoing discussions considering that the
Conceptual Plan under review includes several undefined non-residential development areas.
As plans for those future development areas emerge, the developer and the Township will
continue to work together to integrate them into the overall Planned Development.
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
Packet Pg. 62
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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
requires a rezoning from the existing zoning district to the Planned Development (PD) zoning
district. In this case, both parcels involved are currently zoned CA-Conservation Agriculture. 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 constitutes a rezoning of the subject property
to PD.
5. Proposed Concept Plan
A. General – North Parcel
The combined acreage of the north parcel is 30.25 acres. The applicant is proposing a
mixed use plan consisting of apartments, single family cluster homes (detached
condominiums), and future commercial uses. The apartment element consists of 10
individual “mansion style” buildings of 10 units each (100 apartments total). These
buildings are largely situated around a central park feature and located at the end of an
entrance boulevard off M-59. The acreage of the park is not referenced. There are five
buildings shown on either side of the park. A loop road around the apartment buildings
provides access to the individual buildings from the east, west, and north. Conceptual
renderings and floor plans of the apartment buildings have been provided, which appear
to show each building having 3 ground-floor units and 7 second-floor units. Each unit
appears to have its own 1-car garage, accessible via a dedicated hallway / stairwell to
the apartment unit. In other words, it does not appear that the apartments would include
a common hallway/corridor entrance to each unit. Each unit would also include a mandoor entrance in addition to the garage door. Guest / second-vehicle parking appears to
be limited to either paved area in front of each garage door, or in the common parking
area south of the park. Internal road network does not appear wide enough to safely
accommodate on-street parking.
The apartments are ringed by 11 pods of clustered detached condominiums, each
containing 4 units per clusted and accessed off a single, common driveway (44 units
total). The lots for each 4-unit cluster home pod measure approximately 125’ by 150’
equating to 18,000 square feet or .4 acres. The floor plans provided indicates that each
house within the 4-unit cluster will be of a slightly different layout within the same
building footprint. Garage doors would face inward toward the common driveway, which
avoids the look of garage doors lined along the internal street network. Each unit shows
a rear yard minimum setback of 25’ with an additional 12’, while the forward units of the
cluster are located 10’ from the sidewalks and 6’ from the adjacent property lines. The
cluster homes are located to the east, west and north of the apartments and take access
from the same loop road as the apartment units. Sidewalks are shown on both sides of
the loop road.
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The Concept Plan states that the number of developed residential acres is 20.61 for an
overall density of approx. 7 units per gross acre (acreage of the common space is
believed to be included in that number). Parking is to be provided within and in front of
the garages. A limited parking area is also shown on the south end of the park.
In terms of the commercial element relating to the north parcel, a 2-acre gas station site,
a 3.64 acre commercial site, and a 4-acre senior facility is propose for the M-59 frontage
across the full width of the property. No detailed plans for those commercial elements
have been provided at this point, and will require separate approvals at a later date.
However, it is worth discussing now that those future commercial portions should be
integrated with the residential potion of the site, satisfying the intent of the Special
Planning Area. In particular, the expectation should be elements such as common
shared access off M-59 and Fenton Road, internal cross access and/or
frontage/backage roads, shared parking where feasible, pedestrian connections,
frontage pathways (particularly along M-59), greenbelt plantings, shared signage, etc.
A common entrance is shown along the north side of M-59 (aligned with the eastboundto-westbound turnaround), as well as along the west side of Fenton Road. A dedicated
M-59 entrance for the future gas station is also shown. Site access (location, design,
spacing, etc) will be evaluated closely upon submittal of a Preliminary PD Site Plan,
which will include a Traffic Impact Study.
B. General - South Parcel
On the south side of M-59, the applicant is again proposing mixed uses that include the
apartment concept used on the north side, along with primarily single family residential
site condominium units ranging from 6,000 to 9,000 square feet in size (55’ – 65’ – 75’
frontage width) to the south. Future commercial uses are proposed on the M-59
frontage with a large, 7 acre parcel situated at the southeast corner of M-59 and
Pleasant Valley Road, and a narrower, 2.8 acre parcel located to the west. The
commercial uses extend the full width of the property.
There are 80 apartments in 8 individual buildings of 10 units each located just south of a
2.8 acre commercial parcel. Similar to the configuration found on the north side of M-59,
these buildings are stacked around a central park. The acreage of the park is not listed.
The units are accessed again off a central boulevard from the south side of M-59.
Unlike the north, the apartment buildings are less integrated into the overall site and
essentially serve as a buffer between the commercial and single family residential
elements. No dedicated guest parking appears to be proposed for the 80 apartments,
other than driveway parking in front of each unit’s garage.
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The single family lots are shown in a fairly traditional grid pattern with 3 accesses
proposed off the paved portion of Pleasant Valley Road in addition to the central
boulevard access off of M-59. Sidewalks are shown on both sides of the internal roads
throughout the development. Three different lot sizes are shown within the subdivision
with the lots sizes increasing from north to south. The smaller lots “C” (55’ by 100’ or
5,500 sq. ft.) are shown in the immediate vicinity of the central park and loop entrance.
The subdivision then transitions to “D” lots of 65’ by 120’ or 7,800 sq. ft., and finally to
“E” lots of 75’ by 120’ or 9,000 sq. ft. at the southern end of the property. A cul de sac of
10 lots extends to the most southern boundary. The wooded wetland areas (regulated)
are shown as parks and open space at the rear of the larger lots. Overall the grid
pattern provides for an efficient circulation pattern and the resulting blocks are of a
logical size. The exception is the central block which consists of 26 units. This block
should provide a through pedestrian access to prevent those walking from traveling
around the full perimeter.
The plan indicates that the number of residential acres on the south parcel is 68.64 with
a density of 3.24. As on the north side, the acreage of the boulevard is included in that
number. It is unknown as to whether parking is to be allowed on the residential streets
and on the boulevard entrances. No parking appears to be shown associated with the
park.
Consideration should be given to a fourth point of Pleasant Valley Road access near the
south property line in lieu of a cul-de-sac.
C. 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. This property is unique, however, in that through its designation
as Special Planning Area, it is already envisioned to be a planned development by the
2015 Comprehensive Plan. The six principals by which successful design of the Special
Planning Area PD are to be measured, point to a project that by its very nature is
intended to support higher densities and mixed use. The areas surrounding the project,
as mentioned previously, include Low Suburban Density Residential (lots 1-2 acres in
size), Medium Suburban Density Residential (lots ½ to 1 acre in size), and Multiple
Family Residential (8 units per acre). The development summary in the Concept Plan
states that the residential density is 6.98 units per acre on the north parcel and 3.24
units per acre on the south parcel.
D. M-59 Access
No Traffic Impact Study (TIS) has yet been submitted for the proposed Newberry Place
(2015) Planned Development, although one was submitted for the 2005 proposal.
Compliance with Section 5.10 – Access Management of the Township’s Zoning
Ordinance will be necessary. The Concept Plan currently shows access points roughly
260’ and 740’ west of Fenton Road on the north side of M-59, and 600’ west of Pleasant
Valley Road on the south side. It should be noted that in anticipation of certain

Packet Pg. 65

Attachment: SP 535C Newberry PD Planners Review (1815 : SP#535-C Newberry Place (2015) PD Concept Plan)

Planned Development Concept Plan #535-C
Newberry Place 2015
Page 6

8.b.a

conclusions of a TIS, a deceleration and acceleration taper is shown associated with the
shared M-59 entrances. A future traffic signal is indicated at the M-59 and Fenton
Road/Pleasant Valley Road intersection. A full review of the proposal will be undertaken
by MDOT, Liv. Co. Road Commission and the Township.
The biggest question the Planning Department foresees with the forthcoming TIS is
whether the traffic to be generated by Newberry Place – including a reasonable forecast
of the traffic to be generated by all the undefined future components – will be sufficient to
warrant a traffic signal at M-59 and Fenton / Pleasant Valley Road. The 2005 proposal
did not find a signal would be warranted, but traffic volumes along M-59 have increased
over the last 10 years and there was a fatal crash at the intersection in 2015. Updated
traffic volumes and crash data will be incorporated into the 2015 TIS. A second question
will be the proposal’s traffic impact along Pleasant Valley Road, which is unpaved from
Commerce Road to over a mile north of Commerce Road.
As the proposal and its future phases work through the PD review and approval process,
sound access management principals will have to be applied to limit the number of new
curb cuts along a high-speed, high-traffic State highway. This can be accomplished with
a well-planned, well-integrated development featuring shared driveways, cross access,
frontage / backage roads, etc.
The Transportation Office of Hartland Consolidated Schools should be consulted
regarding school bus routes and dedicated bus stop locations, both for the north and
south parcels.
E. Traffic Generation
The applicant has not submitted a TIS as part of the Concept Plan submittal; this is one
of the requirements of the Preliminary Site Plan submittal. The TIS will be a significant
undertaking including traffic counts, turning movement counts, trip modeling, and
conservative assumptions on the number of trips anticipated from the undefined future
commercial components. At this time, 367 new dwelling units (homes, condos,
apartments) are proposed. If we make the very rough assumption that each dwelling
unit will generate 10 new trips per day (apartments and small condos will be a little less),
that equates to 3,670 new vehicle trips (1835 inbound, 1835 outbound) for just the
residential component. Most of these new trips will be via M-59, but a significant portion
will be via Fenton Road (Fenton, Holly) and Pleasant Valley Road (GM Proving
Grounds, I-96).
F. Internal Vehicular/Pedestrian Circulation
The Concept Plans for both the north and south parcels of the proposed Newberry Place
Planned Development each show a primary boulevard access off of M-59, offset from
one another. A 100’ right-of-way is indicated for the north boulevard, while a 70’ rightof-way is indicated for the south boulevard. The north parcel also shows an additional
shared drive approximately 280’ west of Fenton Road likely intended to serve both the
gas station site as well as the future commercial (5.64 acres total). Both boulevards
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extend into the respective properties providing direct access to the residential elements
of the plans. Future commercial drives would likely access M-59 mainly via these two
boulevards, with the possible exception of the proposed gas station site which is situated
at the corner of M-59 and Fenton Road. Accesses into the north and south parcels are
also shown off Fenton and Pleasant Valley Roads respectively. One access off of
Fenton Road is envisioned, while four accesses off of Pleasant Valley Road are
proposed. A future traffic signal is shown on the concept plan at the M-59 and Fenton
Road/Pleasant Valley Road intersection.
In terms of the north parcel, a loop road provides all access to the residential element,
which includes the 10 apartment buildings along with 44 cluster homes. The loop can be
accessed by the boulevard from M-59, or the drive off Fenton Road. The loop road
appears shows a 60’ right-of-way with 5’ sidewalks on both sides of the road, separated
by 10’ of landscaping.
The south parcel, because of its traditional grid design, offers multiple travel routes
within the residential component. The residential component consists of 80 apartments
in 8 buildings, and 143 single family homes. Access is provided by the M-59 boulevards
as well as at four points on Pleasant Valley. Two future street connections to the west, a
parcel also designated as a Special Planning Area, are shown to facilitate
interconnectivity. The one cul de sac shown measures less than 600’, thereby meeting
the length requirement. Consistent with the north parcel, the road rights-of-way are
shown as 60’ with 5’ sidewalks are shown on both sides of the road, separated by 10’ of
apparent greenspace. As suggested previously, a road segment, or at a minimum, a
pedestrian easement, should be added to break up the long block of 26 homes in the
central portion of the project. The proposed cul-de-sac terminating near the south
property line might be a point of discussion with respect to having it instead be another
point of access from Pleasant Valley Road.
No frontage sidewalks/pathways are shown along M-59 or Fenton / Pleasant Valley
Roads. Staff will always advocate for expanding the Township’s non-motorized network,
and especially along M-59. Applicant should be required to provide a 10’ multi-modal
pathway along both their north and south side frontages of M-59; the phasing of that
improvement could be a point of discussion given that the details of the future
commercial along the M-59 frontage are still to be determined. A pedestrian connection
to the Township’s Heritage Park should also be a point of discussion.
G. Setbacks
Section 3.1.18.C.vi.a of the Zoning Ordinance establishes minimum setbacks for a
planned development, as well as outlines required distances between buildings.
Modifications to these yard setback requirements may be approved by the Township
Board, upon recommendation from the Planning Commission, upon making the
determination that other setbacks would be more appropriate because of the
topography, existing trees, and other vegetation, proposed grading and landscaping, or
other existing or proposed site features.
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Although some details are provided addressing this issue, information on all setbacks is
needed to assess compliance. It should be noted at this point that the distance between
the cluster homes is shown as 12’, and although latitude is provided based on good
design principles, such setbacks should be thoroughly considered by the Planning
Commission. Providing complete information on all required setbacks, as well as the
rational for proposed modifications, will give the Planning Commission the opportunity to
better evaluate the proposal.
The Applicant and the Planning Commission can fully expect to have much discussion
on screening and buffering requirements along the site’s perimeter, particularly where
the site is adjacent to lower-density residential properties. This is especially true with the
north property.
H. Utilities
The Concept Plan indicates that the site is currently serviced by electric, telephone,
cable and natural gas. Further, the site is located within the Township’s future sewer
districts and will be service by municipal sanitary sewer. A connection to the sanitary
sewer main will likely have to be bored under M-59 to the south property.
Water service will be provided by an on-site Type 1 municipal well and distribution
system. The MDEQ will have jurisdiction over a private community well system, but the
private water system will likely have to be designed per Hartland Township specifications
in anticipation of it coming under Township maintenance sometime in the future. Full
review of the proposed utilities plan will occur at the Preliminary and Final Plan stages.
No stormwater facilities are noted on the plan. The south parcel appears to have ample
areas for detention, but the north parcel is proposed to be almost entirely developed.
Staff presumes the “park” areas will be utilized in some combination for stormwater
management. Township Engineer will review stormwater management ikn detail at
Preliminary.
I.

Design Details
The Concept Plan submittal did not include a Pattern Book with specific design details,
however, information was provided in terms of general design and floor plans for the
apartments and the clustered condominiums. More information on the design details will
be necessary as the proposal progresses. Examples of information requirements
include the style of homes envisioned (price points, size, height, architecture, building
materials, garage door orientation, landscaping, streetlights, entry feature, and common
space amenities). The applicant has provided some information on other projects
undertaken by Mayberry Homes which do serve to provide a general understanding of
its somewhat unique project approach. The forthcoming Pattern Book should also
include design elements for the future commercial development; building materials,
landscaping, lighting, parking orientation, etc.
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J. 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 Section 3.15 of the Zoning Ordinance
for a zoning district of comparable density. In this case, the minimum should likely be
the open space requirement for the Medium or High Density Residential, which is 25%.
Of that 10% must be usable open space.
The Concept Plan shows a fair amount of open space, however, the specific calculations
are needed to determine whether the required percentages are met. No acreage
calculations are provided so it is difficult to even estimate the percentages. Relative to
the north parcel, the open space will obviously include the parks, but whether the land
around the cluster homes is intended to be included is questionable.
On the south parcel, the open space calculation will likely include the areas designated
as parks, along with the wetlands on the south side of the development. Though these
wetlands are essentially undevelopable, they can be included in the calculations – just
not referenced as useable open space. More information is necessary to adequately
demonstrate that the minimum requirements have been met. A description of the
amenities to be provided within the parks and open spaces is also necessary.
Staff contends any open space calculations should be exclusive to the north and south
parcel, rather than for a combination of the two. In other words, the north parcel should
meet open space requirements for its 30 acres and the south parcel for its 78 acres.
K. Landscaping
No landscaping plan was provided as part of the Concept Plan. This will be required at
the Preliminary Plan stage, and it will be reviewed for compliance with the applicable
landscaping and screening requirements associated with a planned development as
generally outlined in Section 3.1.28.C.iv.e. Compliance with requirements contained in
Section 5.11 – Landscaping and Screening may be necessary as well. Applicant can
fully expect to be required to provide ample screening and buffering around the portions
of the development’s perimeter where adjacent to lower-density residential (Fenton
Road homes, Deer Path Lane, etc)
L. 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.
The future commercial components will almost certainly have illuminated parking lots.
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 the criteria. It will
ultimately be up to the applicant, Planning Commission, and the Township Board to come to an
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agreement on the extent to which a recognizable benefit shall be provided for the proposed
development. Early discussions with the applicant on plausible examples of recognizable
benefits include: dedicating a portion of buildable land along Pleasant Valley Road for a future
fire station, improving the unpaved portion of Pleasant Valley Road, extending the municipal
water service to the property, shared amenities with the Township’s Heritage Park, etc.
Hartland Township DPW Review
The DPW Director’s review dated September 17, 2015 is attached. DPW is looking for the
private water system to be constructed to Township standards since it is very possible that
system may come under Township jurisdiction at a future date.
Engineer’s Review
The Township Engineer (HRC) typically provides only a cursory review of the Conceptual PD
Plan, with more detailed comments on the engineered Preliminary Plan. Engineer did note
some concerns with the proposal of a private community well and the long-term responsibility
for its perpetual maintenance, and noted the lack of any dedicated area for stormwater
detention within the north parcel. Hartland Township currently finds itself taking over former
private systems, and is learning in the process that private systems should be built to Township
specifications for if/when the day of Township takeover comes.
Hartland Deerfield Fire Authority Review
Staff did an expedient turnaround for the Newberry Place Conceptual Plan in order to have it
before the Planning Commission on September 24. This quick turnaround did not provide
adequate time for the Fire Marshal’s review to be included as an attachment to this Planning
review. The Fire Marshal’s review comments will be provided to the Planning Commission
either at or prior to the September 24 meeting.
Recommendation
No formal action shall be taken by the Planning Commission or the Township Board as part of a
Planned Development Concept Plan review. However, it must be recognized that the Newberry
Place 2015 proposal will have significant impacts on the long-range future of Hartland Township
with respect to traffic, utilities, population, school enrollment, tax base, effects on surrounding
properties, etc. The Planning Commission and Township Board should be prepared to have
plenty of quality discussion at the Conceptual Plan review stage such that the Applicant has a
solid understanding of the Township’s expectations as the Applicant invests in subsequent
submittals.

Attachments:

Cc:

Concept Plan submittal package (dated 09-09-15 by Beckett & Raeder)
DPW Review letter of Sept. 17, 2015

Robert Schroeder and Scott Thomas
Mayberry Homes
1650 Kendale Blvd. Suite 200
East Lansing, MI 48823
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Tetra Tech
Gary Markstrom
401 S. Washington Sq. Suite 100
Lansing, MI 48933
Beckett & Raeder
Deb Cooper
535 West William, Suite 101
Ann Arbor, MI 48103
M. Bernardin, Fire Marshal (email)
B. West, Director of Public Works (email)
J. Rowell, Livingston County Building (email)
J. Booth, HRC/Township Engineer (email)
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Robert M. West, Public Works Director
2655 Clark Road
Hartland MI 48353
Phone: (810) 632-7498
Fax: (810) 632-6950
www.hartlandtwp.com
David Campbell, Planning Director

TO:
DATE:
9/17/2015
DEVELOPMENT NAME:
Mayberry Development
DEVELOPMENT ADDRESS / PIN#: 08-23-400-016 & 08-26-200-005
APPLICATION #:
REVIEW TYPE:
Concept Site Plan

Site Plans for the proposed Mayberry development have been reviewed by the Public Works
Department. The parcels currently have the following REUs.
REUs owned
08-23-400-016
08-26-200-005

Sewer REUs
137.85
360.15

Water REUs
0
0

In order to conduct an analysis regarding future REU allocations, Public Works would require the
classification of the proposed commercial properties moving forward. It is not required at this stage.
Public Works would also request the inclusion of the private water system plans in future reviews.
Specific details regarding ownership after the substantial completion of the development is required
prior to future approvals. Public works is requesting the water system is constructed per the Hartland
Township design and engineering standards as the system may become part of the public water
system at a future date.
Hartland Township Public Works approves the Mayberry development concept plans subject to
inclusion of the following details on the construction plans:
1.
2.
3.
4.
5.
6.

Water main material, sizes and connection detail sheet.
Water service lead location, size and materials including fittings.
Sanitary sewer material and sizes and connection detail sheet
Monitoring manhole for sewer connection and location if required
Hydrant model (EJ5BR) shown on plans
Utility easements noted as public or private.

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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08-24-300-009

08-24-300-001

08-23-400-004

08-23-400-035

08-23-400-003

08-23-400-023

08-23-400-019

08-23-400-020

08-24-300-017

08-23-400-022

08-23-400-018

08-24-300-025

08-23-400-006
08-23-400-016

08-24-300-026

08-24-300-014

08-23-400-015
08-26-200-004
08-25-100-010
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08-23-400-026
08-23-400-011
08-23-400-029
08-23-400-01308-23-400-012
08-23-400-025
08-23-400-010
ROAD
08-23-400-030
08-23-400-007

08-25-100-017

08-25-100-002
08-25-100-019
08-26-200-002

08-25-100-020
08-25-100-013
08-25-100-008

08-26-200-005

08-25-100-003

08-25-100-016

08-25-100-004

08-26-100-019

08-26-400-001

08-25-300-003
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This site is approved as a Special Planning Area in the Future Land Use Map. This proposed project is consistent with
the Future Land Use designation and blends with the Future Land Use designations as it is a mixed-use development
that is adjacent to multiple family residential, low suburban density residential, public I quazi-public space, multiple
family residential, and a special planning area as depicted on the future Land Use Map. As a mixed-use development,
this development will provide the surrounding residents with a node of commercial development that will serve their
needs, thereby reducing the distances traveled by area residents. Additionally, it is designed to add to the character of
this area in Hartland Township by creating a mixed-use environment that will create a sense of place.

NORTH PARCEL LEGAL DESCRIPTION
Tax Id Number: 08-23-400-016
Acreage: 30.25 acres
Owner: Owner: E.L. Holding LLC, East Lansing, Ml
Zoning: Conservation Agriculture
Legal Description: Part of the Southeast i,:;, of the Southeast i,:;, of Section 23, T3N-R6E, Hartland Township, Livingston
County, Michigan being described as follows: Commencing at the Southeast corner of said Section 23; thence along
the East line of said Section 23 and centerline of Fenton Road, N 00°00· 13" E, a distance of 400.00 feet to the Point
of Beginning of the Parcel to be described; thence N 89°59'47" W, a distance of 60.00 feet; thence along the
Northerly Right-of-Way line of M-59, s 00°00'13" W, a distance of 151.98 feet; thence continuing along said
Right-of-Way line, S 45°00'39" W, a distance of 56.59 feet; thence continuing along said Right-of-Way line, along a
curve to the left, said curve having a radius of 38401.06 feet, arc length of 549.40 feet, delta angle of 00°49'01", a
chord bearing of S 89°47'43" W, and a chord length of 662.80 feet; thence along the West line of the Southeast i,:;,
of the Southeast i,:;, of said Section 23, N 00°13'56" W, a distance of 1129.88 feet; thence along the North line of the
Southeast i,:;, of said Section 23, N 89°18'16" E, a distance of 1317.06 feet; thence along the East line of said Section
23 and centerline of Fenton Road, S 00°00'13" W, a distance of 24.80 feet; thence N 89°59'47" W, a distance of
230.00 feet; thence S 00°00'13" W, a distance of 686.01 feet; thence Due East, a distance of 229.96 feet; thence
along the East line of said Section 23 and centerline of Fenton Road, S 00°00'13" W, a distance of 234.00 feet to the
Point of Beginning, and containing 30.25 acres, more or less. Subject to the rights of the public over the existing
Fenton Road, and any other easements or restrictions of record.
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FUTURE LAND USE MAP

Sidwell No. 08-26-100-019
Hartland Glen Development, LLC
12400 Highland Rd
2oning: Conservation Agriculture

Sidwell No. 08-26-200-002
Premier Properties Hartland I LlC
Birmingham, Ml
Zoning: Conservation Agriculture

\

Private Drive
ProJect Title

/(

Newberry Place
Planned Development
Hartland Township, Michigan

ACREAGE SUMMARY

SOUTH PARCEL LEGAL DESCRIPTION
Tax Id Number: 08-26-200-005
Acreage: 78.44 acres
Owner: E.L. Holding LLC, East Lansing, Ml
Zoning: Conservation Agriculture
Legal Description: Part of the East Y:z of the Northwest i,:;, of Section 26, T3N-R6E, Hartland Township, Livingston
County, Michigan being described as follows: Commencing at the Northwest corner of said Section 26, thence
along the East line of said Section 26 and centerline of Pleasant Valley Road, s 00°00'31" W, a distance of 300.00
feet to the Point of Beginning of the Parcel to be described; thence continuing along said East line and centerline of
Pleasant Valley Road, S 00°00'31" W, a distance of 2364.43 feet to the East i,:;, corner of said Section 26; thence
along the East-West i,:;, line of said Section 26, S 89°36'02" W, a distance of 1320.05 feet, thence along the West
line of the East Y:z of the Northeast i,:;, of said Section 26, N 00°11'51" E, a distance of 2612.59 feet to a point on
the Southerly Right-of-Way line of M-59; thence along the Southerly Right-of-Way line of said M-59 N 89°23'07"
E, a distance of 664.84 feet; thence continuing along said Southerly Right-of-Way line, along a curve to the right,
said curve having a radius of 38141.06 feet, an arc length of 436.31 feet, delta angle of 00°39'20" and a chord
bearing of N 89°42'47 • E, and a chord length of 436.31 feet; thence continuing along said Right-of-Way, S
00°00· 31" W, a distance of 148.21 feet; thence N 89°29'57" E, a distance of 60.00 feet to the Point of Beginning,
and containing 78.44 acres, more or less. Subject to the rights of the public over the existing Pleasant Valley Road,
and any other easements or restrictions of record.
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