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PLANNING COMMISSION AGENDA
THURSDAY, FEBRUARY 9, 2017
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 - Special Meeting - Jan 12, 2017 7:00 PM

6. Call to Public
7. Public Hearing
a.

Rezoning #361 Hartland Glen Development LLC

8. Old and New Business
9. Call to Public
10. Planner's Report
11. Committee Reports
12. Adjournment
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HARTLAND TOWNSHIP PLANNING COMMISSION SPECIAL MEETING FINAL MINUTES
January 12, 2017-7:00 PM

5.a

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

4. Approval of Meeting Agenda
a.

Motion to approve the agenda
RESULT:
MOVER:
SECONDER:
AYES:

APPROVED [UNANIMOUS]
Sue Grissim, Commissioner
Joe Colaianne, Trustee
Colaianne, Murphy, Fox, Newsom, Grissim, Mitchell, Voight

5. Approval of Meeting Minutes
a.

Planning Commission - Regular Meeting - Nov 17, 2016 7:00 PM
RESULT:
MOVER:
SECONDER:
AYES:

ACCEPTED [UNANIMOUS]
Michael Mitchell, Commissioner
Thomas Murphy, Commissioner
Colaianne, Murphy, Fox, Newsom, Grissim, Mitchell, Voight

6. Call to the Public
None

7. Public Hearing
None

8. Old & New Business
a. Site Plan #544, request to construct 64,600 square foot theater, and Site Plan #439-A Emagine Theater,
request to amend the PD Agreement and Pattern Book; Emagine Theater
Planning Director Troy Langer gave an overview of the request:
· Location of project is within the Hartland Towne Square Planned Development south of Meijer.
· Proposing to split the “island” area.
· Request to construct an approximate 64,600 square foot theater.
· Requesting a 6th Amendment to the PD that sets the standards for signs and also who can amend the
PD in the future.
· The Township Attorney modified and accepted the language of the Amendment and it has been
disseminated to the Planning Commission this evening.
· The PD Amendment requires a recommendation from the Planning Commission and approval by the
Township Board.
Mr. Edward Eickhoff of Ramco-Gershenson and developer for this project expressed his pleasure in being
before the Planning Commission again and thanked the Planning staff for their assistance and for the
cooperation of the Township. Mr. Eickhoff introduced the following attendees: Ross Gallentine and David
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PRESENT: Joe Colaianne, Thomas Murphy, Larry Fox, Jeff Newsom, Sue Grissim, Michael Mitchell,
Keith Voight
ABSENT:

5.a
Minutes

Planning Commission

January 12, 2017

Mr. Michael Southem stated the following:
· Has worked with Emagine for many years.
· This plan is the new build prototype for Emagine Theatres.
· Will be 64,000 square feet with 10 screens.
· Will have an upscale interior with approximately 1300 seats, all of which will be power recliners.
· Will have a bar/lounge area with a gas fireplace, traditional theater concession items as well as some
upscale food items.
· Represents a quantum leap in the evolution of movie theaters.
· Emagine is an expanding business and is in the process of upgrading other existing theaters
· This theater is another first on the cutting edge of theater design and technology.
· Unique site with 1600 lineal feet of frontage and visibility of all four sides, presents some landscape
and façade challenges.
Mr. Southem presented the elevations, site plan and landscape drawings for the proposed theater.
Chair Fox directed the Planning Commission to the site plan portion of the staff report. He addressed the
various components of the report.
No Impact Assessment was required as this is an approved use.
A Traffic Study was not required as a movie theater was an anticipated possibility at this location. Extensive
work was done when this site and the one to the south were developed regarding traffic. Many of the
improvements enjoyed today at this location were paid for by the developers when the area was developed 10
years ago in exchange for this type of use being allowed in the future.
Emagine will obtain a Future Land Division and have ownership of the parcel on which the movie theater will
be built but will be bound by the same PD regulations the other occupants must follow.
No minimum Lot Size is specified in the PD. Director Langer confirmed.
Meets Building Setbacks: Director Langer commented on the Right of Way confirming the proposed theater
does meet the required setback from Hartland Road and Hartland Square Drive.
Parking Lot / Driveway / Internal Roads Setbacks comply.
Building Height requirement; Director Langer stated the Planning Commission will need to confirm if the 40foot edge-lit architectural feature element on the north side of building is a structural appurtenance allowed to
be up to 15 feet above the stated building height. Emagine is requesting a waiver for this component.
· Chair Fox asked the Planning Commission for their thoughts. The Planning Commission consensus
was the architectural feature element is a structural appurtenance and will be allowed.
Lot Coverage requirements have been met.
Off-Street Parking: Chair Fox asked Director Langer to highlight the additional parking to the north.
· Director Langer indicated on the site plan 75 additional spaces planned to the northwest just outside of
the theater property; however, Emagine meets the parking requirements without these additional
planned spaces.
· Chair Fox explained this was added to accommodate a turnaround for each drive-aisle as discussed
during the informal site plan review.
· Commissioner Voight inquired if this area would be utilized as shared parking in the future. Chair Fox
stated it would. The Applicant confirmed.
Barrier-Free Parking requirements have been met.
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Darling of Ramco-Gershenson, Michael Southern of Signature Associates, Felino Pascual and Leslie Zawada of
Felino Pascual & Associates.

5.a
Minutes

Planning Commission

January 12, 2017

Lighting: Chair Fox stated there were revisions to the Lighting Plan submitted along with another letter
submitted today. Director Langer gave an overview of how to interpret the Lighting Plan and stated the
following:
· Original Lighting Plan did not include wall mounted lights so a revised plan was submitted.
· The applicants have requested a waiver.
· The letter submitted today seems to comply with the requirements but there was not enough time to do
a complete review before the meeting to verify.
· Staff has no concerns with either the original waiver requested or with the Planning Commission
granting approval conditioned upon staff verifying compliance of the Lighting Plan submitted today.
· Chair Fox asked for comments from the Planning Commission.
o Commissioner Newsom stated he would prefer they comply with the Lighting standards; if
the revised plan does, that is the way he would lean.
o Chair Fox indicated that information should be included in the motion at the end.
Landscaping: Chair Fox asked Director Langer to provide more detail.
· Director Langer gave an overview of the Landscaping Plan stating the following:
o The PD Pattern Book requirement along with the Zoning Ordinance requires a certain amount
of trees and shrubs to be installed on the site as well as specific areas where it must be
located.
o The perimeter area (between the parking lot and the road) has enough trees but they are short
on shrubs. They are requesting a waiver for this area.
o In the parking lot landscape, the northernmost landscape islands show 100% sod.
o Some trees on the plant list are not specifically identified in the Pattern Book as part of the PD
approved plantings.
o Staff has reviewed the proposed trees and shrubs and found them to be fairly consistent with
the Pattern Book and has no issue with the list provided.
§ Commissioner Voight stated it looks like they have more deciduous and ornamental
trees than what is required, just not the amount of shrubs. Director Langer concurred.
· Commissioner Grissim stated the plan looks wonderful and the decisions where to put more trees and
how to place the shrubs was well done, but there are a couple of places where they could be taken from
one area and moved to another. She continued:
o Hartland Road is the consistent thread of the whole development.
o Big connector from the community to the town; it has a standard.
o Berms remain with ample trees but are lacking on the shrubs.
o Not all the shrubs required in the PD are needed.
o Must be a continuous look along this road.
o Without any shrubs, other than at the entrances, it is going to read differently than that main
spine.
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Loading: Chair Fox asked Director Langer to address this issue.
· Director Langer stated there is no specific area designated for loading on the plan but there is an area
that would comply; however, loading spaces, even when shown on a plan, are not always the location
trucks choose to use for loading and unloading. Regardless, there is adequate space for that process.
· Chair Fox added loading activities would most likely not occur during peak movie times.
Dumpster Enclosure: Chair Fox stated the applicant mentioned it had been incorporated into the rear of the
building. Director Langer explained it is the goal to have the dumpster enclosure materials match the building
but in this case, it is part of the building, not very visible, and would comply.

5.a
Minutes

Planning Commission

January 12, 2017

Waiver request regarding shrubs within the parking lot islands is a great call; placing shrubs
along the building frontage screens the expanse of parking lot pavement and allows for easy
maintenance of the islands.
o Hartland Square Road has a nice almost three-foot berm around most of the site but landscape
plants/features should be added where there is no berm to screen the parking lot.
§ Chair Fox inquired if they could increase the height in the areas they are short for
compliance. Commissioner Grissim stated yes, if they could do it.
§ Commissioner Grissim also stated the language for the berm slope is 1:3 max; the
Ordinance talks about a 1:4 max with a gentle four-foot rounded top. There is not a
specific grading plan shown but she would like to note it will be steeper. It can be
mowed at that grade, but there may be other ways adequate screening can be
achieved, either with grading or some other feature along Hartland Square Road.
§ Mr. Pascual, Landscape Architect for the applicant, stated they would consult with
the engineers about increasing the berms to a minimum of 3.5 feet, and wherever
they fall deficient, they will, as suggested, revisit and add some additional
components, shrubs or trees, whatever is needed to work with the Township and
resolve the issue.
§ Chair Fox asked if Commissioner Grissim would be comfortable with staff
reviewing those changes. Commissioner Grissim stated absolutely. She continued we
want to go with the big stroke and the intent of the Ordinance realizing the applicant
does have a hardship with 1800 lineal feet to deal with.
§ Chair Fox also commented on the amount of road frontage and stated he recognizes
the applicant’s hardship as well. Chair Fox indicated this information should be
included in the motion at the end.
Architecture/Building Materials:
· Director Langer gave an overview of the PD Architecture/Building Materials requirement. The
applicants are requesting a waiver to use C-Brick and deviate from the Materials Schedule in the
Pattern Book.
· Chair Fox stated he totally supports the building materials being proposed for the following reasons:
o Very few buildings in Hartland front on all four sides.
o When the PD was created, no one, including Chair Fox who was on the Planning Commission
at the time, envisioned a building with four frontages.
o The applicant has done a phenomenal job taking a centrally located building and giving us
four very attractive sides.
o Does not view it as a compromise.
o The brick is larger in scale matching the scale of the structure.
o Waiver addresses some acoustic benefits to this type of construction.
o Thinks the Planning Commission should grant the waiver based on the very attractive
building they have put forward.
· Commissioner Newsom stated he supports the architecture but asked for an explanation of the
difference between the two materials.
o The applicant explained this material is structural and forms the exterior wall of the building
eliminating the need to go back and add something else, plus it has a variety of colors and
finishes.
o Commissioner Newsom asked if it is cast in place. The applicant stated no, it is laid one at a
time.
o Chair Fox stated it is the same material that was used on the former Wal-Mart, now Rural
King building; it is in the community already.
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o

5.a
Planning Commission

January 12, 2017

o Commissioner Newsom stated he would support it.
o Chair Fox stated the average person would drive by it and not know the difference.
· Commissioner Grissim asked if it is concrete or clay. The applicant stated concrete.
· Commissioner Voigt asked about the dimensions of the product. The applicant replied they are 12 by
16 inches. Commissioner Voight stated it is a better choice given the size of the building. Chair Fox
agreed.
· Commissioner Murphy commented he agrees with the others that it is a very attractive looking
building and the applicants have done a great job on breaking up such large expanses with architectural
products and features. He stated he supports the materials waiver for the clay and complimented the
applicant for their design.
· Chair Fox indicated the architectural waiver should also be included in the motion.
Pedestrian Access requirements have been met.
Chair Fox asked if there were any comments on the review letters. There were none.
Chair Fox directed the Planning Commission back to the PD Amendment portion of the request.
· Director Langer stated there is no waiver for the PD Sign Requirements. Generally the Planning
Commission would defer signs to be an administrative process that staff would handle; in this case, the
applicants are proposing to increase the signs on the building to include all four sides, given the unique
nature of the site, which leads to more signs and more sign area than permitted in the PD agreement.
Proposed signs include the following:
o Emagine over the front entry.
o “E”s around the structure that are part of the building design.
o EMAX sign for the large screen experience on one façade.
· Director Langer referenced the comparison chart in the staff report stating this amendment to the PD
would become the 6th Amendment, Section 6.6.3.3.
· Director Langer stated by amending the PD it would accomplish the following:
o The goal is not too allow everyone to have additional signage, but to acknowledge the unique
circumstances of this location.
o Other tenants will not have these issues and should not necessarily be allowed additional
signage.
o Criteria have been established given the size of the building, making it a major tenant that
should be allowed some additional signage.
o This structure is almost in an island, surrounded by roadway on three sides with the front
entry facing an interior parking lot, making it unusual.
o The Planning Commission will need to discuss and forward a recommendation to the
Township Board.
Chair Fox stated the Site Plan Review Committee had two informal meetings with the applicant and it is very
apparent a project of this size at this location was never anticipated or provided for in the original PD
requirements. He stated they encouraged the applicant to bring forward their sign proposal and language. Chair
Fox continued many of the signs are backlit, not channel-type letters; the “E”s have a glow behind them and are
not the typical type of lettering. He asked for comments.
· Commissioner Newsom asked if the elevations before them contain the proposed signage. The
applicant stated they do. Commissioner Newsom stated he did not have a problem with them.
· Chair Fox stated the following:
o Does not look overdone at all.
o This is a unique case.
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·

January 12, 2017

o There is not another parcel in the Township that has a four-front exposure.
o Each side taken on its own does not look garish or overdone.
o A front entry feature is always allowed.
Commissioner Colaianne asked if there is a marquee.Chair Fox replied it has a timeless look to it: old
fashioned but contemporary, but there are no letters or changing signs.

Chair Fox stated he would agree with that and with the applicant. He would not expect any other applicant to
come up with a similar justification as this circumstance is so unique. He also stated he could justify the sign
package for this project to any future applicant as it is based upon data and fact, which is important.
Commissioner Murphy stated he feels the signs are in proportion given the size of the structure; there is an
overage but it looks appropriate. If the signs were smaller they would not fit in with the big expanse of wall. He
supports the size and coverage difference for the signage.
Commissioner Voight offered the following motion. Seconded by Commissioner Mitchell.
Move to approve Site Plan Application #544, a request to amend the previously approved plans for
Hartland Towne Square Planned Development, to construct an approximate 64,600 square foot Emagine
Theatre, including approval of the landscape and architectural waiver requests, with the following
conditions:
1. The applicant shall adequately address the outstanding items noted in the Planning
Department’s memorandum dated January 5, 2017 on the Construction Plan set, subject to an
administrative review by the Planning staff prior to the issuance of a land use permit.
2. Applicant complies with any requirements of the Department of Public Works Director,
Township Engineering Consultant, and Hartland Deerfield Fire Authority Fire Marshal.
3. The recommendations from the Planning Commission for modification of the landscaping
shrubs for screening.
Motion carried unanimously.
RESULT:
MOVER:
SECONDER:
AYES:
b.

APPROVED [UNANIMOUS]
Keith Voight, Secretary
Michael Mitchell, Commissioner
Colaianne, Murphy, Fox, Newsom, Grissim, Mitchell, Voight

Motion to recommend approval of Site Plan Application #439A to amend the PD

Commissioner Voight offered the following motion. Seconded by Commissioner Newsom.
Move to recommend approval of Site Plan Application #439A to amend the wall sign standards for the
Hartland Towne Square Planned Development as a 6th Amendment to the Hartland RAMCO Planned
Development Agreement and Hartland Towne Square Pattern Book, based on the following findings:
1. The Planning Commission has determined the proposed amendments to the wall sign standards
accommodates a major tenant in an area within the Hartland Towne Square Planned
Development (PD), where a major tenant was not otherwise originally planned and may not have
located.
2. The Planning Commission has determined that the amended sign standards offer flexibility for a
major tenant building, when located on three (3) road frontages within the PD.
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Director Langer stated there is another part to the PD Amendment request that was not outlined in the staff
memorandum but is part of the language handed out prior to the meeting that the Township Attorney has
accepted. The applicants have asked to limit who can come forward with PD Amendments in the future; they
did not want every tenant to come in and amend the PD in the future.

5.a
Minutes

Planning Commission

January 12, 2017

3.

The Planning Commission has determined that the proposed major tenant would be a benefit to
this PD as well as the Township.
4. Approval of the PD amendment language shall be subject to the approval of the Township
Attorney.
Motion carried unanimously.
At 8:01 PM the Planning Commission took a short break.

RESULT:
MOVER:
SECONDER:
AYES:

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

9. 2017 Annual Planning Commission Organizational Meeting
a.

2017 Planning Commission Meeting Schedule
A motion was offered by Commissioner Colaianne to approve the 2017 Planning Commission
Meeting Calendar. Seconded by Commissioner Grissim. Motion carried unanimously.
RESULT:
MOVER:
SECONDER:
AYES:

b.

APPROVED [UNANIMOUS]
Joe Colaianne, Trustee
Sue Grissim, Commissioner
Colaianne, Murphy, Fox, Newsom, Grissim, Mitchell, Voight

2017 Planning Commission Committe Appointment
[Chair Fox elected to address item 9.c. before item 9.b.]
Chair Fox re-appointed Commissioner Grissim, Commissioner Murphy and Commissioner Voight to
the Ordinance Review Committee.
Chair Fox re-appointed Commissioner Mitchell as the Representative to the Zoning Board of Appeals.
Chair Fox re-appointed himself and Commissioner Voight to the Site Plan Review Committee.

RESULT:
c.

INFORMATIONAL

Election of Officers to Planning Commission 2017
A motion was offered by Commissioner Mitchell to carry over the existing officers that we currently
have as well as the accepted positions. Seconded by Commissioner Murphy. Motion carried
unanimously.
RESULT:
MOVER:
SECONDER:
AYES:

d.

APPROVED [UNANIMOUS]
Michael Mitchell, Commissioner
Thomas Murphy, Commissioner
Colaianne, Murphy, Fox, Newsom, Grissim, Mitchell, Voight

Planning Commission By-Laws 2017

A motion was offered by Commissioner Colaianne to reaffirm the Planning Commission By-Laws.
Seconded by Commissioner Newsom. Motion carried unanimously
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At 8:05 PM the Planning Commission reconvened.

5.a
Minutes

Planning Commission
RESULT:
MOVER:
SECONDER:
AYES:

January 12, 2017

APPROVED [UNANIMOUS]
Joe Colaianne, Trustee
Jeff Newsom, Vice Chairman
Colaianne, Murphy, Fox, Newsom, Grissim, Mitchell, Voight

10. Call to the Public

Chair Fox responded with the following:
· When the development was originally proposed, traffic was taken into consideration.
· Over 500,000 square feet of commercial space was planned for; Meijer is under 200,000 and this proposal
is 64,000 square feet, about half with both buildings combined.
· There will be more to come but traffic was discussed at great detail at the beginning, the road
improvements were well planned and paid for by the developers here and to the south.
Regarding the lighting, Chair Fox stated:
· Hartland has one of the strictest Lighting Standards in the area.
· Light pollution on the ground does not typically go beyond the property line.
· Light does bounce off of the pavement and we have to deal with public safety and security issues.
· While less than some communities, lighting is always something that we will have.
Chair Fox also stated the Township does care about the small town feeling but we are growing; hopefully we have
put into place a good plan so we can grow in the best way possible.
Someone from the audience asked if there were any other proposed developments for this area.
Chair Fox responded with the following:
· There are no applications at this time but this property has 15 to 16 outlots; 12 are still available.
· There are restrictions as to what can go in, related to drive-throughs or banks, which were worked out by
the developer with the Township.
· The original development plan shows a larger theater-size building west of Meijer and a potential hotel.
· The plan may change: they just asked to put a theater location on the site that was not on the original plan.
The same person in the audience asked if anything was planned for the intersection of Clyde Road and 23 and if
there were plans for a school near that location. Chair Fox stated there are no applications at this time.
The Planning Commission briefly discussed the location of the school owned property that is not located at that
intersection.

11. Planner's Report
Director Langer reported the following:
· The Ordinance Review Committee met January 9, 2017.
o Reviewed and briefly discussed a list of potential ordinance amendments.
o Many of the items have already been brought before the Planning Commission.
o The goal is to prioritize the list.
o They will come back to the Planning Commission for their input.
o Generally looking at meeting twice a month.
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Kate Derosier, North Valley Court, Hartland expressed concerns about additional traffic, public safety, the number
of driveways between Dunham Road and Hartland Towne Square Drive, and the lighting associated with this
development; wants to keep a small town atmosphere. She also expressed concerns about the signage.

5.a
Planning Commission

January 12, 2017

·

The Planning Department has adopted a new numbering system for Land Use Permits, Sign Permits, Site
Plans, etc., as was mentioned at the end of last year.
o Land Use Permit numbers were coming to the point of rolling into five digits.
o Since a change had to be made in the computer system, we opted to begin using a year-based
number system for all permits; i.e. 17-000.
o Easier to know when a case was brought before the Planning Commission.

·

Newberry Mixed Use update.
o Large mixed use project at M 59 and Pleasant Valley Road.
o Is in the Preliminary Review phase and has been before the Planning Commission.
o The applicant is currently amending their plans and working with Michigan Department of
Transportation (MDOT) and Livingston County Road Commission.
o Comments were recently received from MDOT; there are some changes but they appear fairly
close with MDOT.
o The Director anticipates they will make changes to their site plan and may want to meet with the
Site Plan Review Committee.
o Anticipated be coming back to the Planning Commission in the near future.

12. Committee Reports
None

13. Adjournment
a.

Motion to adjourn

A motion was made by Commissioner Mitchell and seconded by Commissioner Newsom. Motion carried
unanimously. The meeting was adjourned at approximately 8:20 PM.
RESULT:
MOVER:
SECONDER:
AYES:

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

Submitted by,

Keith Voight
Planning Commission Secretary
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7.a.a
Board of Trustees
William J. Fountain, Supervisor
Larry N. Ciofu, Clerk
Kathleen A. Horning, Treasurer

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

Date:

February 2, 2017

To:

Hartland Township Planning Commission

From:

Planning Department

Subject:

Rezoning Application #361
Request to rezone approximately 73 acres of land from CA (Conservation
Agricultural) to HDR (High Density Residential) for property addressed as 12396
Cundy Road (Parcel ID #4708-26-100-001); 12398 Cundy Road (Parcel ID
#4708-26-100-012); and a portion of 12400 Highland Road, Hartland Glen Golf
Club (Parcel ID #4708-26-100-019).

Applicant Information
Property Owner(s)

Applicant:

Hartland Glen Development LLC
31000 Northwestern Highway #110
Farmington Hills, MI 48334
Same as Property Owner

Rezoning Request
Hartland Glen Development, LLC has submitted a rezoning application to rezone approximately
73 acres of their property that contains approximately 386 acres. The rezoning request is to
change an approximate 73 acre portion of their property from CA (Conservation Agricultural) to
HDR (High Density Residential). The property is located in Section 26 of the Township; west of
Pleasant Valley Road and south of Cundy Road, and west of Hartland Glen Lane. The property
to be rezoned is comprised of three (3) separate parcels, as follows:
Tax Parcel No. 4708-26-100-019
Tax Parcel No. 4708-26-100-001
Tax Parcel No. 4708-26-100-012

383.50 acres
1.07 acres
0.87 acres

Golf Course
Single Family
Single Family

Two (2) of the parcels contain existing single family residential dwelling units; and the larger
parcel contains the Hartland Glen Golf Club property. The applicant has indicated that the
approximate 73 acres to be rezoned consists of the north nine (9) holes of the golf course. The
remaining property, zoned CA, would consist of approximately 313 acres with a 27-hole golf
course. The total acreage of the Hartland Glen Golf Course is approximately 384 acres. The golf
course plus the two (2) properties on Cundy Road total approximately 386 acres.
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MEMORANDUM

The applicant has provided a conceptual site plan that depicts how the property may be
developed if the rezoning were to be approved. The concept plan contains a total of 179 lots, to
be developed under HDR zoning in two (2) phases. Phase 1 of the concept plan contains 47
single family residential units with lots that contain 80 feet in width and would contain
approximate 10,000 square feet in lot area. Phase 2 includes 131 units with lots that measure
70 feet in width and would be approximately 8,400 square feet in area. In a letter from the
applicant dated January 24, 2017, the applicant states the entire property, 386 acres, has been
allocated 602 Residential Equivalent Units (REU) sanitary sewer taps. This has not been
confirmed by the Township Department of Public Works Director; however, the Township
Attorney has indicated there has been litigation on the REU’s and he has confirmed the REU’s
for the property.
The applicant further states he intends to use approximately 180 REU’s for the 73 acres
(requested to be rezoned to HDR), leaving approximately 313 acres of land and 422 REU’s for
future residential development. Staff is unable to calculate what the density would be on the
remaining 313 acres of land as a natural features inventory would be required to determine the
number of developable acres. A natural features inventory has not been submitted with the
current request.
The site plan submitted by the applicant is meant to be conceptual in nature only, as an
example of a potential development scenario using HDR regulations for a typical single family
residential lot. The site plan is not considered part of the rezoning request. Should the rezoning
request be approved by the Township, the applicant will be required to formally submit a
separate application for any future development of the subject property.
Background Information
Hartland Glen Golf Course has been in operation on the property for over 30 years. Previously,
the property owner has submitted conceptual development plans that depict how the property
could have been developed. However, none of those plans have ever been submitted in a
formal application to the Township.
Zoning Districts
Following is a discussion of the current and proposed zoning categories. Additional zoning
regulations for the CA (Section 3.1.1) and HDR (Section 3.1.8) zoning districts are provided as
attachments to this memorandum, specifically regarding the permitted principal and special land
uses for each district.
Current Zoning
The current zoning is CA (Conservation Agricultural) for all three parcels. The CA district is
intended to protect vital natural resources and lands best suited for agricultural use from
encroachment of incompatible uses, and also allowing for low density single family development
that would not alter the rural character of the district. The Hartland Township Zoning Ordinance
under Section 3.1.1, Intent of the CA District states:
The standards in this district are intended to assure the permitted uses peacefully
coexist in a low density setting, while preserving the rural-like features and character of
certain portions of the Township. Low density residential development is further intended
to protect the public health in areas where it is not likely that public water and sewer
services will be provided. It is further the intent of this District to permit a limited range of
residentially-related uses and to prohibit multiple family, office, business, commercial,
industrial and other uses that would interfere with the quality of residential life in this
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district. This District is intended to correspond to the Estate Residential future land use
category of the Comprehensive Plan.

Proposed Zoning
The proposed zoning, HDR (High Density Residential), is intended to provide for the
construction and continued use of single family detached dwellings within stable neighborhoods.
Section 3.1.8 of the Hartland Township Zoning Ordinance summarizes the Intent of the HDR
District as follows:
The District serves as a transitional use between high intensity and lower intensity uses,
and would be appropriate adjacent to districts of higher or lower residential densities and
nonresidential uses. Smaller lot sizes are permitted to create alternatives in housing
types, including more affordable units as starter homes. Developments in the District are
intended to occur within approved platted subdivisions or similar and served by public
water and sewer services.
It is further the intent of this District to permit a limited range of residentially-related uses,
and to prohibit multiple family, office, business, commercial, industrial and other uses
that would interfere with the quality of residential life in this district. It is intended that the
development in this district be designed to preserve significant natural features….This
District is intended to correspond with the Medium Urban Density Residential future land
use category of the Comprehensive Plan.
The minimum required lot size for a single family detached dwelling in the HDR zoning category
is a lot width of 70 feet and lot area of 8,400 square feet.
Following is a chart listing the lot requirements for CA and HDR zoning districts:
Zoning District
CA*
Lot Width
200 feet
Lot Area
2 acres
*For single family detached dwelling

HDR
70 feet
8,400 sq. ft.

Land uses and zoning districts for properties adjacent to the 73 acres for the rezoning request
are as follows:
North:
South:
West:
East:

CA (Conservation Agricultural) and NSC (Neighborhood Service Commercial)
CA (Conservation Agricultural)
CA (Conservation Agricultural) and SR (Suburban Residential)
CA (Conservation Agricultural)

The properties north of Cundy Road front on M-59 and are zoned NSC. Two of the properties
are currently undeveloped. The remaining two properties are developed with a variety of retail,
office, and restaurant uses. Four properties located south of Cundy Road but north of the
subject site are zoned CA. Each property has a single family dwelling. The properties to the
south include the remaining portion of Hartland Glen Golf Club (golf course) and three single
family residential lots, each with a dwelling. To the east (east of Hartland Glen Lane), the
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property is currently undeveloped. The properties to the west include six single family residential
lots with dwellings that are part of or adjacent to the Handy Maxfield Shores subdivision.

The Hartland Township Comprehensive Plan Future Land Use Map designates the subject
property (the 73 acres for the rezoning request) as Medium Suburban Density Residential. This
designation is one of the larger land use categories and includes some of the more recent single
family residential developments in the Township, such as Fiddler Grove, Walnut Ridge, Hartland
Estates, San Marino Estates, Meadow View Estates, and Autumn Woods. The Medium
Suburban Density Residential areas are intended to provide for slightly denser neighborhoods
with larger lot home sites. These neighborhoods tend to be more suburban in nature, than rural
in character as the name implies. This designation will permit new housing development on lots
with an average density of ½ to 1 acre in area per dwelling unit.
Properties west of the subject property are designated as Medium Urban Density Residential on
the Hartland Township Comprehensive Plan Future Land Use Map. This includes areas
adjacent to Round, Handy, and Maxfield Lakes.
The Medium Urban Density Residential designation is intended to reflect the existing densities
and character of the identified areas and to provide opportunities for new development that is
consistent with the referenced neighborhood patterns. In the Medium Urban Density Residential
areas, land can be developed at density of approximately two (2) or three (3) dwelling units per
acre. Lot sizes are anticipated to be 8,000 to 20,000 square feet per dwelling unit.
Future Land Use Map designations for properties adjacent to the 73 acres for the rezoning
request are as follows:
North:
South:
East:
West:

Office and Medium Suburban Density Residential
Medium Suburban Density Residential
Medium Suburban Density Residential and Special Planning Area
Medium Suburban Density and Medium Urban Density Residential

Zoning Ordinance Rezoning Criteria
The Hartland Township Zoning Ordinance, under Section 7.4.3. provides the Planning
Commission and Township Board with the following criteria to consider in making its findings
and recommendation and decision:
Section 7.4.3.A. Consistency with the adopted Comprehensive Plan.
The Future Land Use Map designates the property as Medium Suburban Density Residential,
which equates to a housing development on lots with an average density of ½ to 1 acre in area
per dwelling unit. The proposed rezoning is not consistent with the Future Land Use designation.
The proposed HDR zoning category is more consistent with the Medium Urban Density
Residential Land Use designation on the Future Land Use Map.
However, a case could be made that the proposed zoning category of HDR is consistent with
the adjacent properties to the west, which is designated in the Medium Urban Density
Residential category on the Future Land Use Map. In addition, the property to the east is
designated in the Special Planning Area; and may have density that is similar or even at a
higher density. The Comprehensive Plan indicates that the Special Planning Area is intended to
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The Medium Urban Density Residential category designation is intended to reflect the existing
densities and character of the identified areas on the map and provide for new development that
is consistent with those neighborhood patterns. The intended density for Medium Urban Density
Residential is approximately 2 to 3 dwelling units per acre, with lot sizes varying from 8,000 to
20,000 square feet per dwelling. Adjacent property to the east is designated as a Special
Planning Area (SPA), which could include a higher density of residential housing as part of a
planned unit or mixed-use development, which is an intended use in SPA.
Section 7.4.3.B. Compatibility with the site’s physical, geological, hydrological and other
environmental features.
The site is primarily developed as a golf course. However, two (2) of the smaller parcels are
developed as single family residential properties. In addition, it appears there are several water
features associated with this site. A natural features inventory has not been completed at this
point to determine if there is any wetland features associated with those water features. A
wetland map created by the Michigan Department of Environmental Quality (MDEQ) does
indicate the potential for wetlands associated with the existing water features on this property.
Section 7.4.3.C. Reasonable return on investment with current classification of CA.
The applicant has provided a letter, dated January 24, 2017, stating that the existing property
contains the Hartland Glen Golf Club and the two single family homes on Cundy Road; and the
entire property consist of approximately 386 acres. The applicant has indicated that he has
purchased 602 Residential Equivalent Units (REU) sanitary sewer taps for the 386 acre site.
The Township Department of Public Works (DPW) Director has not commented on the REU’s.
Since the CA zoning district requires a minimum lot area of two (2) acres, the 386 acre site
would not be of a sufficient size to develop and utilize the 602 REU’s on the property.
If the rezoning request was approved, from CA to HDR, the potential exists for the subject
property to be developed at a higher density than allowed under CA zoning and the allocated
REU’s could be utilized. Future development of the property is subject to the approval of the
Township. Absent an approved site plan staff is unable to comment on how many REU’s could
be utilized.
The applicant is claiming if the property is not rezoned to a higher density zoning category, he
cannot develop the property with the current CA zoning classification and use all of the REU’s
that he purchased for the property.
Section 7.4.3.D. Compatibility of all potential uses allowed in the proposed HDR District with
surrounding uses and zoning.
Although the applicant is proposing single family residential housing for the area to be rezoned,
other development options are allowed in the HRD district as permitted or special land uses.
The permitted uses for the HDR zoning include single family dwellings; public and private parks
and recreation areas; essential public services provided there is no building or outdoor storage
yard; and state licensed residential facilities that provide care for up to six individuals, including
day care and adult foster care facilities. Special land uses include churches and religious
institutions; nursing or convalescent homes; adult care and child care facilities that provide care
for seven to twelve individuals, including child care facilities and adult foster care facilities;
essential public service buildings, excluding storage yard; public and private elementary,
intermediate, or high schools.
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granted by the Township.

The permitted and special land uses noted above in the HDR district are also permitted in the
CA zoning district. The current golf club use is allowed in CA with a special use permit, however
it is not a permitted or special land use in the HDR zoning district. The HDR zoning district is
intended to serve as a transitional use between high intensity and lower intensity uses, thus it
would be appropriate to be adjacent to higher or lower residential densities and nonresidential
uses.
The current land uses north of Cundy Road are developed or proposed for commercial and
office development, which could be considered a high intensity use. Single family residential
uses (CA and SR) are in place to the northwest, west, and south of the subject property. In
addition the remaining portion of Hartland Glen Golf Club south of the subject property is a 27hole golf course. Property to the east is currently used for agriculture however the Future Land
Use Map designates this area as a Special Planning Area (SPA). The intent of the SPA is to
establish a mixed-use planned development (PUD) which could include high intensity
commercial and residential uses.
The proposed HDR zoning would allow for uses that are compatible with the surrounding uses,
since they are also zoned in a residential zoning classification. All of the zoning categories
allow for a similar variety of intensities of residential and nonresidential uses. The existing CA
category permits more uses than the surrounding residential zoning classifications. The primary
difference between the residential zoning classifications would be the minimum lot size
requirements. If the rezoning request is approved, the applicant intends to develop the property
as a single family residential development which is consistent with the intent of HDR zoning to
provide smaller lot sizes, affordable units as starter homes, and alternative housing types.
Certainly a change in zoning from CA to a residential zoning classification that permits smaller
lot sizes is likely to result in an increase in potential traffic and infrastructure. However, the
Future Land Use Map designates the property in a classification that anticipates an increase in
density; and therefore, it seems like the Township has considered such impacts when
designating that Land Use classification on the property.
Section 7.4.3.E. Capacity of infrastructure and other public services and street system.
The subject property currently does not have public water and sewer. The Township
Department of Public Works Director has commented that additional information would be
required before they can provide any comments regarding water as well as sewer. If the
proposed density does not permit wells for each individual parcel, then a community well or
municipal water would be required.
The applicant has stated the entire property of 386 acres (Hartland Glen Golf Course and two
properties on Cundy Road) has been allocated 602 REU’s for sewer taps, although this has not
been confirmed by the Township DPW Director. Design details of the sewer system have not
been provided at this time and would be addressed as part of the future development of the site.
Staff contacted the Livingston County Health Department (LCHD) regarding individual wells in a
single family residential development with a lot width and lot area similar to HDR standards. The
LCHD explained that an individual well can be used if the yard of the residential property is not
considered part of the common/open space of a residential development. Any well for water is
subject to the review and approval of LCHD, and must be located a minimum 50 feet from a
grinder pump if public sewer is provided. Access to the well must be provided for the well rig,
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Per LCHD, if the yard of a residential lot is considered part of the common/open space of a
residential development, then approval for a well is required from the Michigan Department of
Environmental Quality (MDEQ) for a Type 1 Water Supply Well. The same approval from the
MDEQ is required for a community well.
Section 7.4.3.F. Capability of the street system to accommodate the expected traffic generated
by uses allowed in the requested zoning district.
Currently the Hartland Glen Golf Course is accessed from Hartland Glen Lane which is a private
drive that intersects with Cundy Road. The two existing residential dwellings in the subject
property (addressed as 12396 and 12398 Cundy Road) currently have direct access to Cundy
Road. In addition, the subject property is near the intersection of Cundy Road and Highland
Road (M-59). Although a traffic impact study was not submitted as part of this request, it is
likely that most of the traffic associated with any development on this property is likely to utilize
this intersection. Any improvement to this intersection will also require a permit from the
Michigan Department of Transportation (MDOT).
A conceptual residential development plan has been provided by the applicant that shows a
proposed road with a connection from Cundy Road into the site. Internal streets are also shown.
The plan is conceptual in nature and is not to be considered as part of the rezoning request. A
detailed analysis regarding circulation and traffic generation would be provided as part of a
formal request to develop the subject property. Nonetheless, the subject property has access to
Cundy Road.
Section 7.4.3.G. Apparent demand for uses permitted in the HDR District.
No information has been submitted regarding the demand for uses in the HDR district; or more
specifically lots that are approximately 8,400 square feet in area. Based on the Hartland
Township Zoning Map, Millpointe of Hartland Subdivision is the only subdivision that is
developed within the HDR zoning category. If the applicant’s 73 acre area were to be rezoned to
HDR, the subject site would provide opportunities for more affordable housing and create
alternatives in housing types which is consistent with the intention of HDR zoning.
Section 7.4.3.H. Ability to comply with zoning regulations.
Future development of the site will require compliance with the current Zoning Ordinance
standards and requirements. Without further information, there is no reason to believe that
rezoning the property would prevent compliance with zoning regulations. The property appears
to be large enough to accommodate uses that would comply with the Township zoning
regulations.
Section 7.4.3.I. Appropriateness of the requested zoning district.
Based on the Future Land Use Map, HDR zoning is consistent with the properties to the north
(Office), west (Medium Urban Density Residential) and east (Special Planning Area), which
permit higher density commercial and residential uses. Although the proposed HDR category
may not be consistent with the current Future Land Use designation of Medium Suburban
Density, the Planning Commission can consider amending the Future Land Use Map at a later
time, if necessary.
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An important item to consider with this rezoning request is the number of REU’s that are
available on the entire 386 acre property. In the event that the Township were to decide that
another zoning classification is more appropriate for the 73 acres under consideration, this is
likely to require even greater density on the remaining 313 acres that are currently not part of
the rezoning request.
Section 7.4.3.J. Amendment of permitted or special uses versus rezoning.
The applicant has stated that the specific use related to the rezoning request is to develop
single family residential homes. Generally, it is not advisable for the Township to only consider
one of the permitted uses that are permitted in a proposed rezoning request. The reason for
that is once the property is rezoned, the applicant is able to propose any of the permitted uses
in the new zoning classification. Regardless, the CA district and the HDR district permit many of
the same uses. So, the rezoning appears that it would not be directly related to a single use.
Section 7.4.3.K. Exclusionary and Spot Zoning Issues.
The term exclusionary zoning is generally referred to a zoning ordinance or a zoning decision
that would exclude an otherwise lawful use of land. Michigan Complied Laws (MCL) Section
125.297a of Township Zoning Act (Sec. 27a) states “[a] zoning ordinance or zoning decision
shall not have the effect of totally prohibiting the establishment of a land use within a township in
the presence of a demonstrated need for that land use within either the township or surrounding
area within the state, unless there is no location within the township where the use may be
appropriately located, or the use is unlawful.”
The Michigan State University Extension on Land Use Planning (posed on June 17, 2016 by
Brad Neumann, MSU Extension) has defined “spot zoning” as: “one illegal form of rezoning is
spot zoning. This practice gets its name from the appearance of small spots of different zoning
districts on a zoning map that otherwise has large contiguous areas in the same zoning district
around the spots. To be considered a spot zone, the property, in most cases, must meet the
following four criteria:
•

The area is small compared to districts surrounding the parcel in question.

•

The new district allows land uses inconsistent with those allowed in the vicinity.

•

The spot zone would confer a special benefit on the individual property owner not commonly
enjoyed by the owners of similar property.

•

The existence of the spot zone conflicts with the policies in the text of the master plan and
the future land use map.

The rezoning area is 73 acres in area, and part of property that is approximately 386 acres in
area. None of the surrounding property is of that size. The proposed uses in the HDR zoning
category are similar to the surrounding CA and SR zoning categories. The rezoning would
permit the property owner to develop his property with lots that are smaller in size than some of
the surrounding properties. The Planning Department is not aware of any exclusionary or spot
zoning issues that would result from the rezoning. HDR zoning appears to be compatible with
the existing surrounding uses and zoning categories.
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Section 7.4.3.L. Submittal of similar request within one year.
A similar rezoning request has not been submitted within one year.

Process
Section 7.4 of the Hartland Township Zoning Ordinance outlines the process for a Zoning Map
Amendment, or more commonly a “rezoning” of property. Essentially, the Township Board is the
body that makes the final decision regarding a rezoning; however, the Planning Commission
shall forward a recommendation to the Township Board. The Township Board may adopt the
proposed rezoning, with or without modifications, or refer it back to the Planning Commission for
further study and report. As a result, upon a recommendation from the Planning Commission,
this request will be forwarded to the Township Board for a determination.
Although the process as noted above states the Planning Commission reviews the amendment
request and makes a recommendation to the Township Board and the Township Board makes a
decision, past practices for rezoning requests has included an interim step between the
Planning Commission’s recommendation and the Township Board’s decision. In the alternate
process the Planning Commission holds a public hearing and may recommend approval,
disapproval, or approval with conditions. A copy of the Planning Commission minutes and
evidence of the public hearing is then sent to the Livingston County Planning Commission for
review and action. After the Livingston County Planning Commission has made a
recommendation, the request is then forwarded to the Township Board for a final decision.
Although the Township Ordinance does not require a rezoning to be sent to the County
Planning Commission, if the Township Planning Commission desires to do this, it should make
this part of its recommendation.
Hartland Township DPW Review
The Hartland Township DPW Director has indicated that additional information regarding the
water source as well as sewer is required before any comments can be made. If the proposed
density does not permit wells for each individual parcel, then a community well or municipal
water would be required.
Hartland Township’s Engineer’s Review
Hubbell, Roth, and Clark (HRC) provided comments via email dated January 31, 2017 noting
the type of water source that could serve a residential development on the subject site would be
subject to the review of the Livingston Public Health Department. Should a community system
be used the Township has well house standards published in the Engineering Design Standards.
Hartland Deerfield Fire Authority Review
Please see the review letter from the Fire Marshal’s office dated January 26, 2017 (attached).
The Fire Marshal’s office is recommending the roadways in a future development comply with
all applicable standards for roadway surfacing; roadway width (minimum clear width of 12 feet
for each lane of travel, excluding shoulders and parking); and length of any cul-de-sac. Also
suggested is a connection to Maxfield Road to enhance connectivity between the
neighborhoods and enhance public safety for all involved.
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The Planning Department recommends the Planning Commission approve Rezoning
Application #361, a request to rezone approximately 73 acres that includes the property
addressed as 12396 Cundy Road (Parcel ID #4708-26-100-001); 12398 Cundy Road (Parcel ID
#4708-26-100-012); and a portion of 12400 Highland Road, Hartland Glen Golf Club (Parcel ID
#4708-26-100-019), from CA (Conservation Agricultural) to HDR (High Density Residential),
based on the following findings:
1. The requested HDR zoning is generally consistent with the Comprehensive Plan.
2. The requested HDR zoning is intended to serve as a transitional use between high
intensity and lower intensity uses and is appropriate for the subject property.
3. Potential uses allowed in the requested HDR zoning are compatible with surrounding
uses and zoning.
4. The subject property can comply with the dimensional requirements of the HDR district.
Attachments:

CC:

Letter from applicant dated January 24, 2017
Review letter dated January 26, 2017, Hartland Deerfield Fire Marshal
List of Permitted & Special Uses for CA and HDR zoning districts
Aerial photograph of Hartland Glen Golf Club-only PDF version provided
Hartland Township Zoning Map-only PDF version provided
Hartland Township Future Land Use Map-only PDF version provided
Site plans received December 28, 2016-only PDF version provided

Isam Yaldo
Hartland Glen Development LLC
31000 Northwestern Highway #110
Farmington Hills, MI 48334
HRC, Twp Engineer (via email)
R. West, Twp DPW Director (via email)
M. Bernardin, Hartland FD Fire Marshal (via email)

T:\PLANNING DEPARTMENT\PLANNING COMMISSION\2016 Planning Commission Activity\RZ #361 Yaldo\RZ 361 staff memo\MEMORANDUM
02.02.2017.docx
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Yaldo Construction
31000 Northwestern Hwy, Suite 110
Farmington Hills, Michigan 48334
January 24, 2017
VIA EMAIL
Mr. Troy Langer, Planning Director
Hartland Township
2655 Clark Road
Hartland Township, Michigan 48353
tlanger@hartlandtwp.com
RE: Rezoning Request for Hartland Glen Golf Course
Mr. Langer,
This letter is in regards to the rezoning request for the proposed rezoning of a
portion of Hartland Glen Golf Course to High Density Residential (HDR).
Currently, Hartland Glen Golf Course and 2 homes located on Cundy Road consist of
Three Hundred and Eighty Six (386) acres that currently have been allocated Six
Hundred and Two (602) Residential Equivalent Units (REU) sanitary sewer taps.
The current proposed site plan provides for the elimination of the north 9 holes of
the golf course with a rezoning to HDR with approximately One Hundred and Eighty
(180) single family homes on approximately seventy five (75) acres. Once this is
developed, the remaining property would consist of approximately Three Hundred
and Ten Acres (310) acres with a Twenty Seven (27) hole golf course and
approximately Four Hundred and Twenty Two (422) REU for a potential future
development of an additional 9 holes into a residential development.
We hope that the Planning Commission finds our proposed development favorably.
If you have any questions, please feel free to contact me.

Sincerely,

Isam S. Yaldo
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FIRE MARSHALS OFFICE
Voice: (810) 632-7676
Fax: (810) 632-2176
E-Mail: firemarshal@hartlandareafire.com

January 26, 2017
TO:

Planning Commission
Hartland Township
2655 Clark Rd.
Hartland, MI 48353

RE:

Request for comments regarding proposed Hartland Glen Re-zoning Application #361.

Planning Director Langer is requesting comments regarding the proposed Hartland Glen re-zoning to High
Density Residential. The Fire Marshals office is recommending that the following considerations are taken into
place:
•
•
•
•

Roadways shall be constructed of a hard, all weather surface designed to support all legal loads of the
jurisdiction. (NFPA 1141 5.2.2)
Roadways shall have a minimum clear width of 12’ (feet) for each lane of travel, excluding shoulders
and parking. (NFPA 1141 5.2.3)
The length of any cul-de-sac shall not exceed the fire-fighting capability of the fire department. (NFPA
1141 5.2.17.2)
This office would like to remind the importance of connectivity in our community. A connection to
Maxfield Blvd. would enhance connectivity for both “Neighborhoods”. Please remember that Doris
Jean used to connect to Maxfield Rd, until a resident put a fence across Doris Jean to prevent traffic in
front their house! This is a perfect opportunity to enhance the public safety of all involved.

The items above are just a few comments that this office has to offer. This office does not have an issue with
the re-zoning of the area in question, but would like the Planning Commission to take into consideration the
public safety concerns above should the project move forward. Once official proposed prints are submitted to
Hartland Township, we welcome the opportunity to comment on submitted prints.
Yours In Fire Safety,
Michael R. Bernardin
Fire Marshal
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3.1.8
A.

HDR High Density Residential

INTENT

The intent of the "HDR" High Density Residential District is to provide for areas of the Township for the
construction and continued use of single family detached dwellings within stable neighborhoods. It is
intended that this District serve as a transitional use between high intensity and lower intensity uses, and
would be appropriate adjacent to districts of higher or lower residential densities and nonresidential uses.
Smaller lot sizes are permitted to create alternatives in housing types, including more affordable units as
starter homes. Developments in the District are intended to occur within approved platted subdivisions or
similar and served by public water and sewer services.
It is further the intent of this District to permit a limited range of residentially-related uses, and to prohibit
multiple family, office, business, commercial, industrial and other uses that would interfere with the quality
of residential life in this district. It is intended that the development in this district be designed to preserve
significant natural features. Preservation of open space, protection of flood prone areas, protection of
wetlands and woodlands, and preservation of other natural features is encouraged. This District is intended
to correspond with the Medium Urban Density Residential future land use category of the Comprehensive
Plan.
User Note: For uses listed in bold blue, refer to Article 4, or click on use, for use-specific standards
B.

D.

PRINCIPAL PERMITTED USES

i.

Single family detached dwellings

ii.

Public and private parks and recreation areas

§4.1

§4.40

iii. Essential public services, provided there is no
building or outdoor storage yard §4.26
iv. State licensed residential facilities that
provide care for up to six (6) individuals,
and adult foster
including child day care
care facilities

SPECIAL LAND USES

i.

Churches and religious institutions

ii.

Nursing or convalescent homes,

§4.20
§4.23

iii. Adult care and child care facilities that
provide care for seven (7) to twelve (12)
individuals, including child care facilities and
adult foster care facilities §4.12
iv. Essential public service buildings, excluding
storage yard §4.26
v.

Public & private elementary, intermediate or
high schools §4.42

C. ACCESSORY USES
i.

Accessory uses, buildings and structures
customarily incidental to any of the abovenamed permitted uses §5.14

ii.

Home occupations

i

§4.2

Hartland Township Zoning Ordinance
Amended
through
clearzoning® Packet
Pg. 23
8/16/2013
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3.1.1
A.

CA Conservation Agriculture

INTENT

The intent of the "CA" Conservation Agricultural District is broad in scope but specific in purpose: to protect vital natural
resources (for example, high quality water supplies, flood-prone areas, stable soils, significant stands of vegetative
cover, substantial wetlands) and to protect lands best suited to agricultural use from the encroachment of incompatible
uses which would cause such land to be taken out of production prematurely, while designating an area appropriate to
low density single family residential development that does not alter the general rural character of the District.
The standards in this district are intended to assure that permitted uses peacefully coexist in a low density setting, while
preserving the rural-like features and character of certain portions of the Township. Low density residential development
is further intended to protect the public health in areas where it is not likely that public water and sewer services will be
provided.
It is further the intent of this District to permit a limited range of residentially-related uses, and to prohibit multiple family,
office, business, commercial, industrial and other uses that would interfere with the quality of residential life in this
district. This District is intended to correspond to the Estate Residential future land use category of the Comprehensive
Plan

User Note: For uses listed in bold blue, refer to Article 4, or click on use, for use-specific standards
B.

PRINCIPAL PERMITTED USES

D.

SPECIAL LAND USES

i.

Cemeteries §4.19

Essential public services, provided there is no
building or outdoor storage yard §4.26

ii.

Adult care and child care facilities that provide
care for seven (7) to twelve (12) individuals §4.12

iii.

Forests, forestry §5.17

iii.

Churches and religious institutions

iv.

Single family detached dwellings

iv.

v.

Township owned and operated water, sewer and
storm drain systems

Nursing or convalescent homes,
institution §4.23

v.

Duplex or two dwelling for farm family only, in
conjunction with a farm operation.

vi.

Essential public service buildings, structures and
equipment, excluding storage yards §4.26

i.

Agriculture

ii.

vi.

and farming

Public park and recreation areas

§4.1

§4.40

vii. State licensed residential facilities that provide care
for up to six (6) individuals, including child day care
and adult foster care
viii. Private stables when located on a site of not less
than five (5) acres §4.43

C.

ACCESSORY USES

i.

Accessory uses, buildings and structures
customarily incidental to any of the above-named
permitted uses §5.14

ii.

Home occupations

iii.

Living quarters for persons employed on the
premises and not rented or used for some other
purpose

§4.2

§4.20

or child caring

vii. Forestry clearcut operation which encompasses
thirty (30) or more acres over a three (3) year
period or ten (10) or more acres during one year.
viii. Golf courses

and country clubs

§4.30

ix.

Kennels

x.

Sand, gravel or mineral extraction §4.5

xi.

Public & private elementary, intermediate or high
schools §4.42

§4.33

xii. Specialized animal raising and care , when
located on at least five (5) acres §4.10
xiii. Public stables

or riding arenas §4.43

xiv. Radio, telephone and television transmitting and
receiving towers §4.39

iv.

Temporary or seasonal roadside stand

v.

Seed and feed dealership provided there is no
showroom or other commercial activities included

xv. Landscape nursery , if located on at least ten (10)
acres §4.38

vi.

Land extensive recreation activities

xvi. Veterinary offices/clinics (large animal)

§4.41

xvii. Private recreation areas

§4.45

§4.40

xviii. Bed and breakfast facilities

§4.18

xix. Farm markets, cider mills, and you-pick operations
on a farm
xx. Wildlife refuges

i

xxi. Game preserves
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