
 
Supervisor Pat Hohl   Clerk Mike Dolan   Treasurer Jason Negri   Trustees Chuck Menzies, Patricia Hughes, Nick Miller, Joanna Hardesty 

ZONING BOARD OF APPEALS REGULAR MEETING 

Wednesday, February 12, 2025 at 7:00 PM 
Hamburg Township Hall Board Room 

AGENDA 

CALL TO ORDER 

PLEDGE TO THE FLAG 

ROLL CALL OF THE BOARD 

CORRESPONDENCE 

APPROVAL OF THE AGENDA 

CALL TO THE PUBLIC 

VARIANCE REQUESTS 

1. ZBA 25-0001 
Owner:           Robert & Brandi Straker 

Location:        11347 Pleasant View Dr.     
Parcel ID:       4715-31-201-014 

Request:        Variance application to permit the construction of a rear 
yard addition. Applicant requests a variance from the required side 
setback, per Section 36-171(D).   

NEW/OLD BUSINESS 

2. Approval of the November 13, 2024 Meeting minutes. 
3. Election of Chairperson 
4. Proposed updates to the ZBA Rules of Procedure 
5. Board of Trustees Memo:  Parliamentary Procedures 
6. Planning and Zoning 2024 Annual Report 

ADJOURNMENT 
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TO: Zoning Board of Appeals 
(ZBA) 

FROM: David Rohr 
 

HEARING 
DATE: 

 

February 12, 2025 

SUBJECT: 
 

ZBA 25-0001 

PROJECT  
 

SITE: 
 

Single Family Home 

11347 Pleasant View Dr. 

TID 15-31-201-014 

OWNER: 
 
 

APPLICANT:  

Robert & Brandi Straker 

 
Robert & Brandi Straker 

 
 
 

  

PROJECT: Variance application to permit the construction of a rear yard addition. 
Applicant requests a variance from the required side setback, per Section 36-
171(D).   

 
 
ZONING: 

 
 
WFR, Waterfront Residential 

 

 

 

Zoning Board of Appeals 
Staff Report 
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Project Description 

 
Variance application to permit the construction of a rear yard addition to the house. Applicant 
requests a 3.4-foot variance from the required side setback of 10 feet, per Section 36-171(D).  
The variance request will allow the addition of master bedroom closet and bathroom.  The 
applicants intend to age in place.  This variance request also accommodates the existing grinder 
pump on the front side of the house. 
 
Standards of Review  
In accordance with Section 36-137 of the Hamburg Township Zoning Ordinance, the ZBA’s 
decision on this matter is to be based on findings of fact to support the standards provided below. 
The applicable discretionary standards are listed below in bold typeface, followed by Staff’s 
analysis of the request as it relates to these standards. A variance may be granted only if the ZBA 
finds that all of the following standards are met:  
 

1. That there are exceptional or extraordinary circumstances or conditions applicable 
to the property involved that do not apply generally to other properties in the same 
district or zone.  

 
The applicant’s parcel has a limited buildable area due to the nature of the parcel and 
house location. Staff supports the variance request. 

 
 

2. That such variance is necessary for the preservation and enjoyment of a substantial 
property right possessed by other property in the same zone and vicinity. The 
possibility of increased financial return shall not be deemed sufficient to warrant a 
variance.  
 
Granting this variance request is necessary for the preservation and enjoyment of a 
substantial property right, as the existing home location is very close to the site lot line. 

 
 

3. That the granting of such variance or modification will not be materially detrimental 
to the public welfare or materially injurious to the property or improvements in such 
zone or district in which the property is located.  
 
The variance setback request is not likely to be materially detrimental to the public welfare 
or materially injurious to the property or improvements in the district.  
 

 
4. That the granting of such variance will not adversely affect the purpose or objectives 

of the master plan of the Township. 
 

Granting this variance will not adversely affect the 2020 Master plan.   
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5. That the condition or situation of the specific piece of property, or the intended use 
of said property, for which the variance is sought, is not of so general or recurrent 
a nature.  
The condition or situation of the specific piece of property is not of a general and recurrent 
nature.   
 

6. Granting the variance shall not permit the establishment with a district of any use 
which is not permitted by right within the district.  
The site is zoned for single-family dwellings and related appurtenances.  Approval of the 
variance request would not permit the establishment of a use not permitted by right within 
the district. 

 
7. The requested variance is the minimum necessary to permit reasonable use of the 

land. 
Staff finds that the proposed structure addition will have minimal impact on the surrounding 
properties.  Staff believes the location of the proposed minor addition is well placed and 
will have minimal impact on the surrounding residents.    
 

“Practical difficulty” exists on the subject site when the strict compliance with the Zoning 
Ordinance standards would render conformity unnecessarily burdensome (such as exceptional 
narrowness, shallowness, shape of area, presence of floodplain or wetlands, exceptional 
topographic conditions). 
 
Recommendation  
 
Staff recommends the ZBA open the public hearing, take testimony, close the public hearing, 
evaluate the proposal for conformance with the applicable regulations, and deny or approve the 
application. In the motion to deny or approve the project, the ZBA should incorporate the ZBA’s 
discussion and analysis of the project and the findings in the staff report.  
 
Approval Motion 
Motion to approve variance application ZBA 25-0001 at 11347 Pleasant View Dr. TID 15-31-201-
014. Applicant requests a 3.4-foot variance from the required side setback of 10 feet., per Section 
36-171(D). 

The variance meets variance standards one (1) through seven (7) of Section 36-137 of the 
Hamburg Township Zoning Ordinance, and a practical difficulty exists on the subject site when 
strict compliance with the Zoning Ordinance standards is applied, as discussed at the meeting 
this evening and as presented in the staff report.  
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Denial Motion 
Motion to deny variance application ZBA 25-0001 at 11347 Pleasant View Dr. TID 15-31-201-014. 
Applicant requests a 3.4-foot variance from the required side setback of 10 feet., per Section 36-
171(D). 

The variance does not meet variance standards one (1), two (2), or seven (7) of Section 36-137 
of the Hamburg Township Zoning Ordinance, and no practical difficulty exists on the subject site 
when strict compliance with the Zoning Ordinance standards is applied, as discussed at the 
meeting this evening, and as presented in this staff report.  

Attachments: 
 
Application  
Project plans 
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*
ZBA Case Number LE- oDOl

Hamburs
howns I

o greol ploce to gtow P P.O. Box 157
10405 Merrill Road

Hamburg, Michigan 48139

APPLICATION FOR A ZONTNG BOARD OF APPEALS (ZBA)
VARIANCE/INTERPRETATION

(FEE $500 plus $50 each additional)

l. Date Filed \ - \5.]o}5
2. Tax rD #: 15- 3 I - E,6 \_ o I'{ subdivision: -Io. fi anfre. Par tc Lot No.: l-1

3. Address of Subject Property \\3q? P\zo-sant- V.,Q-d Dr.
,1. Propery* Owner Rotr 4 Bcondi SlraK-e.J phone: (u)__:19t -llS_- 3!ll(:{

Enail Address 6cod,Stra-ker ( \\'C=rna-t\ ' 4.onn

Street: \\ 3!t? P t'eqs,o,r 1a g 1e-"'o Dr ( itr P t nc-k-na , r State {I\ !J
5. Appeltant (lfdifferent than owner):_

E-mail Address:

Phone: (ll

(\\')

Street: ( itr Statc

6. Year Property rvas Acquired: ato \ ) Zoning District Flood Plain

T.Sizeoflot: nront \ti.o5p"u, {5.8'l Side t 357.ob side2 -3So Sq. Fl. aa 3?o. 68

I l. Dimensions of Existing Structure (s) lst Floor \ Rbb r zra rtoot Garage

12. Dimensions of Proposed Structure (s) lst Floor lH:rSL2nd Floor-Garage-

13. Present Use ofPrope0,, 3\ \er G,nl\
14. Percentage of Existing Structure (s) to be demolished, if any 

-o/o

15. Has there been any past variances on this property? Yes-N No- A rruJ n1 fe-ltx6t

16. lfso, state case # and resolution of variance application a.-t -Oooq - 6pP...reJ

17. Please indicate the t! De of variance or zoning ordinance inlemrelJtron

J{ fe-co.r €tcQ!\o

6?e+ to 5 li rrq- .

18. PIease explain how the project meets each of the follorving standards

requested

fiocn
L

5

FAX 810-231-429s
PHONE 810-231-1000
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a) That there are exceptional or extraordinary circumstances or conditions applicable to the property involved that do not apply
gelerally to other properties in the same district or zone.

b) That such va ance is necessary for the preservation and enjoyment ofa substantial property right possessed by other property in
the same zone and vicinity. The possibility ofincreased financial retum shall not be deemed sufficient to rvarrant a variance.

c) That the granting of such variance or modification rvill not be materially detrimental to the public rvelfare or materially injurious
to the propeny or improvements in such zone or district in which the property is located.

d) That the granting ofsuch variance rvillnot adversely aflect the purpose or objectives ofthe master plan ofthe Township

e) That the condition or situation ofthe specific piece ofproperty, or the intended use ofsaid property, for which the variance is
sought, is not of so general or recurrent a nature.

f) Granting the variance shall not permit the establishment with a district ofany use rvhich is not permitted by right within the
dist ct.

' I hereby certiry that I am the owner ofthe subject property or have been authorized to act on behalfofthe o\vner(s) and that all ofthe
statements and attachments are true and conect to the best ofmy knowledge and belief.
. I acknowledge that approval ofa variance only grants that lvhich was presented to the ZBA.
' I acknowledge that I have reviewed the Hamburg Torvnship Zoning Ordinance, the ZBA Application and the ZBA Checklist and have
submined all ofthe required information.
' I acknowledge that filing ofthis application grants access to the Torvnship to conduct onsite investigation ofthe property in order to
review this application.

' I undeGtand that the house or property must be marked with the street address clearly visible from the roadrvay.
' I understand that there will be a public hearing on this item and that either the prop".ty o*oe. o, uppellants s'hall be in attendance at
that hearing.
' I understand that a Land Use Permit is required prior to construction ifa variance is granted.

g) The requested variance is the minimum necessary to permit reasonable use ofthe land.
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AL,lEnrso. l0 F:9ear24?EDEFir}1DeeAl.3@/

a) That there are exceptional or extraordinary cirmmstarrc€s or conditions aplicable to tlE property involved that do not appty
generally to other properties in the same district or zone.

TIF bl b dy W utd uD &,frr d dr raD b t d g,.&tt t dt 0. Fwtly. * ffi u A

b) That such varia.nc€ is necessary for tlte preservation and enjoyment of a subslantial prcpefty right possessed by other propeqv in
the same :zone and vicinity. The possibilitv of increased financial rctum shall not be deemed sumcient to warrant a varianc€.

d) That the granting of such variarrce will not adversely affect the purpose or objectives of the master plan of tlre Towrship

Tr- @ vqtrp h b,tdc .,rplt dffi W lpip vlE, f, td cdta ly CH q nhan F Ar n',frr pt d
firrolrd*-

c) That the granting of such variance or modillcation rvill not be rnateriall-y detrimental to the public welfare or rnalerialh injurious

to the propertv or improvemenls in such zonc or district in which the propcrty is located.

Ih. pqo..d vdEc.ll!. b-n crilfly o\,*ltd bydrrxhrbrrd n lettor m tho \ryE ddo, a.d hBb r *ntltd.d lffi 0* op.bn b lc
hpedqrho hd t.F !r$llrEt.drrsrdyh'rFdFJblcffir6caE hrttn b lh. rq.cilt FoPifb a h9.qilglb h lt itrtm.fif aF(I
dEutt. Th. ldiffixl rr?..f 0r dng drar&r d thc ru ${. cnttr! th{ lt d$r ltr bdt t*V ffi rd cdtlilrtry Eilt.t!.
tI! modhcd.il. pmpo..d trl not ra h m.b.5l ddtllad a irfry b tF r,rordho plDp.ttyytlr5,ltrllmly d blh. Yalu. of tho 'E'

0 Granting the variance shall rDt permit the establishment with a distict of arry use which is not permined by right within the
distdcL

nE ry,[,ttal c,tcsv,,i,r?f'.vl t d*utpMffinddtytBvJttttp t,',btlrrdbnc,dD,dy,dzbd. Tl,.v.bw e$y
c€rlrh,n b iltls @rc tqr{, sn.tN t d d* q eryg,d Up ffi tN ffi b. ItE (bH. il t'n*E orffi vtrt ptn,,sd
arBr h frra a,B,

g) The rcquested variance is the minimum necessary to permit reasonable use of the lard.

e) That the condition or situation of the specific piece of prop€rty. or fte intended use of said property. for which the variance is

sough! is not of so general or recunent a nature.

Tlp H rw dt fieguht @, dn frp /,Dor b @ otur b up W * d Up pwdy nF t t ttp W #. Tl7p

tfrir*d tD d t p pWt$ bt wl{& he vufuIr... b HE tq',6d L t d d c d,}'E, t,erilP nare.

lriD dr tqrlfry dty i?.,tfrrl4t tX tqutEd b tD Up pt"p.tly dffiv*. vlb vdfr nd b qraEr,*E ctErto aE lIE,rlt'y
lr., ,tal n ffittlp!flt,p',gtr'Ft allrB ffirg rp|e.

.l hercty certi! that I am the owner oftlc srbject property or hae been aulhorized io rct on behatf of the owne(s) and that atl of the
statements ard attiachmenls are Eue and conect to the best of mv krnwledge ald beliei
. I acknowledge that approval of a variancr only grants that which was prEsenled to the ZBA.
' I acknowledge that I have reviewed the Hamburg Towrship Zoning Ordirurce, the .8A Applicalion ard the ZBA Checklisr and have
submitted all of the required information.
. I acknowledge that frling of this application grans access to the Township to corduct onsite fuvestigation of the pmpefty in oder to
rwiew this application.
. I understand that the house or prcperty must be marked with the strE€t addrcss cleady visible fiom the roadway.
. I uderstad thal there will be a public hearing on this item and that either the prcpefiy owner or appellants shal.l be in anendance at

that h€aring.
. I understand that a larrl Us€ Permit is rcquired prior to constsuction if a variance is Sranted.
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. I understand that any order ofthe ZBA permitting the erection alteration ofa building will be void after one (l) year (12 months),
unless a valid building permit is obtained and the project is started and proceeds to completion (See Sec. 6.8 ofthe Torvnship Zoning
Ordinance).

\- \s -aoas
'/f -z"z{

Orvner's Signature I )ate Appellant's Signature [)ate

..-B<a
Lt lfu-
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E Site (rrlot) Plan \\ith the follo$ing informatior:
Location and width ofroad(s) andjurisdiction (public or private road).

Location and dimensions of existing/proposed construction.

Dimensions, designation, and heights ofexisting structures on property clearly marked.

Dimensions ofpropeny (lot lines).

Location and dimensions ofrequired setbacks.

Measurement from each side ofexisting and proposed structure to the property lines.

All easements.

Any bodies of water (lake, stream, river, or canal) rvith water body name.

Distance proposed structure and existing structures are from any body of water.

Septic tank and field, ser.ver (grinder pump), and water well.

All areas requiring variances clearly marked with dimensions and amount ofvariance requested.

Any outstanding topographic features that should be considered (hills, drop-offs, trees, boulders, etc.)

Any other information which you may feel is pertinent to your appeal.

Ifthe variance is to a setback requirement a licensed professional stamp shall be on the site plan.

E Preliminarv sketch pllns:
a) Elevation plans

b)

Existing and proposed grade

Finished floor elevalions

Plate height

Building height

Roofpitch
plans:

Dimension of exterior walls

Label rooms

Clearly identifr work to be done

Location offloor above and floor below

c) All other plans you may need to depict the variance you're requesting (surveys, grading plans, drainage plans,

elevation certificates, topographical surveys, etc.)

Proof of Orvncrsh i Include one ofthe following
a) Waranty Deed - showing title lransaction bearing Livingston County Register of Deeds stamps, OR
b) Notarized letter of authorization from seller of properly giving the purchaser authorization to sign a Land Use

Permit.

u
tr
tr
tr
tr
tr
tr
tr
tr
tr
!
n
tr
tr

tr
tr
tr
tr
tr

Floo

tr
tr
tr
!

r

VARIANCE (ZBA) APPLICATION CHECKLIST :

Eight (8) sets of plans must be submitted. The sets are for the individual use of the Zoning Board members and for the
Torvnship's records. None rvill be retumed to you. The Land Use Permit rvill not be released until three (3) final
construction blueprints and three (3) copies of your site plan are submitted rvhich have been prepared according to the
variances granted and conditions imposed at the appeals meeting.

fl Zoninq Board of Appeals Aoolication Form
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Robert & Brandi Straker
11347 Pleasa nt View Dr

Pinckney, Ml 48169

January 14,2025

Zoning Board Members
Hamburg Township
10405 Merrill Rd
Hamburg, Ml 48139

Re: Request for Amendment to Selback Variance - 11347 Pleasant View Dr

Dear Members of the Zoning Board,

We are writing to request an amendment to the previously approved setback variance for our property.
Our initial request stemmed ftom the challenges of having a bedroom with a 7-foot ceiling, no closet, and
only one bathroom in our home.

The reason for this amendment request is due to several concems that arose with the original builder.
lssues such as poor communication, mispricing, and escalating costs significantly higher than initially
quoted. This caused us to lose confidence in their ability to complete the project. As a result, we decided
to consult a new builder for an alternative opinion.

The new builder proposed a more cost-effective and streamlined plan that involves building oul only the
back of our home. This approach eliminates the need for:

Disrupting the incoming water line from the well to the home
Removing the roof & several exterior walls.
Constructing 3 separate foundations.
Relocating the grinder pump and main sanitary pipe.
Moving incoming electrical line and meter.

This revised plan consolidates construction into a single area, significanfly reducing costs while
increasing square footage, functionality, and value to the home. Additionally, the design maximizes the
lake view and positions the addition further away from the neighboring house on the West side.

We respectfully request a variance to allow for an addition off the back of the home, to accommodate a
bathroom and closet in the master bedroom. The addition would align with the existing line of the home,
and not extend beyond that current line. The proposed improvement would add 25ft off the back of the
h9m9, wlich would simply square off the back of the house, vs the previous variance was asking for
16.5ft off the front of the home and 8.6ft off the back (25.1ft).

Thank you for your time and consideration of our request. We believe this amendment will meet our
basic needs while preserving the character and value of the neighborhood.

Sincerely,

Robert & Brandi Straker
(248) 34s-9444
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Supervisor Pat Hohl   Clerk Mike Dolan   Treasurer Jason Negri   Trustees Bill Hahn, Patricia Hughes, Chuck Menzies, Cindy Michniewicz 

 

ZONING BOARD OF APPEALS MEETING 

Wednesday, November 13, 2024, at 7:00 PM 
Hamburg Township Hall Board Room 

MINUTES 

CALL TO ORDER 

Chair Priebe called the meeting to order at 7:00 pm. 

PLEDGE TO THE FLAG 

 

ROLL CALL OF THE BOARD 
Members PRESENT: 
Benedict Russell 
Jason Negri  
Joyce Priebe, Chair 
William Rill 
 
ABSENT: 
Brian Ignatowski 
 
 

CONSENT AGENDA 

Approval motion by Member Rill, seconded by Treasurer Negri, to approve Zoning Board of Appeals 
Agenda for tonight as presented.  

Voice Vote:  Ayes: (4)   Absent: (1) Member Ignatowski 

VOTE: MOTION CARRIED  
 
 
GENERAL CALL TO THE PUBLIC- No public response. 
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CURRENT BUSINESS 
 

1. ZBA 2024-0008 
Owner: Cumnueng Henry 
Location: 3255 Orchard Dr 
Parcel lD: 4715-20-110-034 
Request: Variance application to permit the construction of a new detached two car 

garage. Applicant requests a variance from the required front setback, per 
Section 36-171 (D) 

 
Chair Priebe invited the applicant to come to the podium. He stated that he is seeking a 3 ft front yard 
setback instead of the required 15 ft setback when abutting a body of water. This is a lake lot which has 
very limited space, so we are trying to utilize the front yard for the size garage that we need.  
 
Chair Priebe invited David Rohr, the Planning and Zoning Director to discuss the staff report and the 
variance case requesting a variance of 12 feet from the streetside property line. The existing garage is 
currently 2 ft from the streetside property line. The new 2-car detached garage will be setback 3 ft from 
the street.   
 
Chair Priebe asked David to clarify the difference between a notation of the garage’s dimensions which 
stated the garage would be 24 ft X 30 ft verses the site plan drawing of the garage which shows 25 ft X 
22 ft, which don’t match. David stated that he based his report on the site plan drawing and did not 
consider any garage dimension notations on the drawing. The drawing shows the lot is 44 feet wide, 
where there would be 10 ft from the east side property line and 5 ft from the west side property line. He 
said that the applicant could address her question.  
 
Chair Priebe asked the applicant to come up to the podium to discuss this issue. The applicant said he 
had an updated, unprofessional drawing that he brought up to Chair Priebe. David asked the applicant if 
the garage was 24 ft wide, then he would have 10 ft from the east side property line still. Priebe asked 
the applicant if he would still be 3 ft from the street. He said yes. She asked him if the garage will be 30 
ft in length, then how far would it be from their home. The applicant said the garage would be 15 ft from 
the home. Treasurer Negri reviewed the new submitted drawing at the table, and Priebe shared the 
drawing with Member Russell. Negri asked if David had a chance to review the new drawing and he said 
he had not. Russell walked the new drawing to David. Negri asked David if this new submittal would 
require any additional variances from the side setback requirements of the Zoning Ordinance. David 
confirmed since the garage width was now 24 ft, he would not need a variance from any of the side 
setbacks. David gave Member Rill the drawing and he handed it over to Negri.  
 
Chair Priebe opened the call to the public for this variance case.  

 Steve Harrison -3245 Orchard Dr- stated that he has no issue and is supportive with this variance 
request.  

No other public response so Chair Priebe closed the call to the public section. 
 
Chair Priebe asked the applicant to come back to the podium. She stated that it was good that he would 
be moving the new garage back 1 ft thus making it more compliant. She asked the other ZBA members if 
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they had any questions or comments. Treasurer Negri stated that the other homes on their road had 
garages that were very close to the streetside property line too.  
 

Approval motion by Treasurer Negri, seconded by Member Rill, to approve variance application 
ZBA 24-0008, to permit the construction of a detached two-car garage. Applicant requests a 3-
foot variance from the required front yard setback of 15 feet., per Section 36-215(3) The variance 
meets variance standards one (1) through seven (7) of Section 36-137 of the Hamburg Township 
Zoning Ordinance, and a practical difficulty exists on the subject site when strict compliance with 
the Zoning Ordinance standards is applied, as discussed at the meeting this evening and as 
presented in the staff report. 
 

Voice Vote:  Ayes: (4)   Absent: (1) Member Ignatowski 

VOTE: MOTION CARRIED   

 

2. ZBA 24-0009 
Owner: Robert & Brandi Straker 
Location: 11347 Pleasant View Dr 
Parcel lD: 4715-31-201-014 
Request: Variance application to permit the construction of an addition. Applicant 

requests a variance from the required side setback, per Section 36-171 (D). 
 
Chair Priebe invited the applicants to come to the podium. Brandi stated that they were seeking a 3.5 ft 
variance from the west side setback from their home. The proposal would not be going closer to the 
front or rear property lines, but just continue the distance that their current home is from the west 
property line which is 6.5 ft from the west side property line. They need to square of the home to allow 
for a second bathroom and closet. The current bedroom has 7 ft ceilings which is a hardship for the 
husband who is tall. The current bathroom has a 23-inch doorway which doesn’t allow for wheelchair 
access. The home to the west of their parcel is staggered so it wouldn’t be close to this addition.  One 
the east side, the home is 14.4 ft from the side property line. Chair Priebe mentioned they might want to 
take down the fence, and Brandi said that was their plan since the fence was in bad shape. 
 
Chair Priebe invited David Rohr to present his staff report on this variance this case. David stated that 
the applicants want to age in place and with these modifications, they would be able to. According to 
the site plan submitted, the closest point to the west side property line is 6.6 ft. David clarified that only 
a 3.4 ft variance would be needed. 
 
Chair Priebe opened the call to the public for this variance case.  

 Jason their builder came up to the podium to explain that he was there to assist them with this 
addition, and he had built their pole barn. He could answer any questions that the ZBA members 
had. 

No other public response so Chair Priebe closed the call to the public section. 
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Chair Priebe stated that this was a unique piece of property, since it is angled, which makes building 
anything very difficult to fit on the parcel. Priebe stated that the applicants had several letters from their 
neighbors of support for this variance, one of which was Hamburg Trustee Pat Hughes and her husband 
Ron. And a letter of support from Michael and Dianna Brunner.   
 
Treasurer Negri asked David a clarifying question regarding the distance being requested for this 
variance would keep this home within its existing nonconformity, but it will not lessen the 
nonconformity. David said this request is just squaring off the home and not increasing the 
nonconformity of the existing home without adding odd angles to the home. Chair Priebe showed him 
her drawing. Chair Priebe asked the ZBA members if they had any questions or other comments.  
 

Approval Motion by Member Rill, seconded by Member Russel, to approve variance application 
ZBA 24-0009 at 11347 Pleasant View Dr. TID 15-31-201- 014. Applicant requests a 3.4-foot 
variance from the required side setback of 10 feet., per Section 36-171(D).  
 
The variance meets variance standards one (1) through seven (7) of Section 36-137 of the 
Hamburg Township Zoning Ordinance, and a practical difficulty exists on the subject site when 
strict compliance with the Zoning Ordinance standards is applied, as discussed at the meeting 
this evening and as presented in the staff report. 

Voice Vote:  Ayes: (4)   Absent: (1) Member Ignatowski 
 
VOTE: MOTION CARRIED 

 

APPROVAL OF THE MEETING MINUTES 

Approval motion by Treasurer Negri, seconded by Member Russell, to approve the 10-9-2024 ZBA 
Meeting Minutes as presented. 

Voice Vote:  Ayes: (4)   Absent: (1) Member Ignatowski 

VOTE: MOTION CARRIED  

 

Zoning Administrator’s Report  

1. No agenda items for December. 
2. David considering doing an end-of-the-year review meeting with each individual board rather 

than doing a joint meeting together. This process would help David dig in with a more focused 
look at the zoning ordinance with each body. 

3. We are on an annual cycle to renew the chair, vice chair and secretary board members for both 
the ZBA and the PC. David said he will implement a January 1st cycle for this board renewal 
process.  
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4. Treasurer Negri mentioned training of the ZBA board members. Negri said maybe on the second 
Wednesday of the month if there are no variance cases, then that might be a great time for 
training. David said he had sent but he could resend MTA and MSUE trainings that are offered to 
ZBA members. David said he could go over what constitutes practical difficulties and such at such 
meetings.  

5. Negri also asked that when ZBA members go out to visually inspect an upcoming variance case 
site, he asked if the applicant gives them permission to go onto their property to prepare for the 
case. David said the zoning ordinance explicitly states that we, the ZBA board members, have 
legal right to be on the ZBA applicant’s property if they have submitted for a variance. David 
stated that members should pick a normal time to view the property. Chair Priebe asked the ZBA 
members if they had a ZBA member badge to wear while onsite. Everyone said no. She said that 
Brenda used to make these badges. David said he will make sure to get everyone a badge. Priebe 
said she keeps her badge in her car, and she clips it on to her coat when she gets out to visually 
inspect the site. Member Rill asked if the board members should knock on the door to announce 
their presence. David said not necessarily but it is not a bad idea. Priebe mentioned that it is not 
good to engage with the homeowner, as this could constitute as swaying your vote.  

ADJOURNMENT 

Approval motion by Member Rill, seconded by Member Russell to adjourn at 7:27 pm. 

Voice Vote:  Ayes: (4)   Absent: (1) Member Ignatowski 

VOTE: MOTION CARRIED  

 

Respectfully submitted, 

Lisa Perschke         

Planning/Zoning Coordinator & Recording Secretary        

 

David Rohr 

Planning & Zoning Director 

 

The minutes were approved as presented/corrected: ________________________ 

 

__________________________ 

Joyce Priebe, Chair 
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Hamburg Township 
Zoning Board of Appeals 

Rules of Procedures 
 
 
 

Authority granted as set forth in the State of Michigan Township Rural Zoning Act, Act 184, 1943, as 
amended, Section 20.  “The Township Board of Appeals…may fix rules and regulations to govern its 
procedures sitting as such a Board of Appeals.” 
 

SectionARTICLE I: OFFICERS AND THEIR DUTIES 
 

• SECTION 1. The officers of the Board of Appeals shall consist of a Chairman. 
 

• SECTION 2. The Chairman shall preside at all meetings of the Board. 
 
SECTION 3. The Township Clerk shall keep the minutes of the Board’s proceedings. 
 

ARTICLE SectionII: ELECTION AND TERMS OF OFFICERS 
 

SECTION 1. Nomination and election of the chairperson shall be held annually on the first  
meeting of the year.  The term of office shall become effective at the following meeting. 
 

SECTION 2. A candidate receiving a majority vote of the entire membership shall be declared elected 
and shall serve for one (1) year, or until his successor shall take office. 

 
SECTION 3. Vacancy – In the event of a vacancy in the office of chairperson, the Board of Appeals shall 

immediately fill the vacancy for the unexpired term by regular election procedure. 
  

1)  SectionARTICLE III CONFLICT OF INTEREST AND INCOMPATIBILITY OF OFFICE 
 

 a. Each member of the Appeals Board shall avoid situations that are conflicts of interest, 
and/or incompatibility of office. As used here, a conflict of interest shall at a minimum include, 
but not necessarily be limited to, the following: 
i) Issuing, deliberating on, voting on, or reviewing a case concerning him or her. 
ii) Issuing, deliberating on, voting on, or reviewing a case concerning work on land owned by 

him or her or which is adjacent to land owned by him or her. 
iii) Issuing, deliberating on, voting on, or reviewing a case involving a corporation, company, 

partnership, or any other entity in which he or she is a part owner, or any other relationship 
where he or she may stand to have a financial gain or loss. 

iv) Issuing, deliberating on, voting on, or reviewing a case which is an action which results in a 
pecuniary benefit to him or her. 

v) Issuing, deliberating on, voting on, or reviewing a case concerning his or her spouse, 
children, step-children, grandchildren, parents, brothers, sisters, grandparents, parents in- 
law, grandparents in-law, or members of his or her household. 

vi) Issuing, deliberating on, voting on, or reviewing a case where his or her employee or 
employer is: 
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(1) an applicant or agent for an applicant, or 
(2) has a direct interest in the outcome. 

b) When a conflict of interest exists, the member of the Appeals Board, shall do all of the 
following immediately, upon first knowledge of the case and determining that a 
conflict exists: 
i) declare a conflict exists at the next meeting of the Appeals Board, 
ii) cease to participate at the Appeals Board meetings, or in any other manner, or 

represent one's self before the Appeals Board, its staff, or others, and 
iii) during deliberation of the agenda item before the Appeals Board leave the 

meeting, or remove one's self from the front table where members of the 
Appeals Board sit, until that agenda item is concluded. 

c) If a member of the Appeals Board is appointed to another office, which is an 
incompatible office with his or her membership on the Appeals Board, then on the 
effective date of the appointment to the other office, that shall result in an automatic 
resignation from the Appeals Board. If a member of another office is appointed to the 
Appeals Board, which is an incompatible office with his or her membership in the 
other office, then on the effective date of the appointment to the Appeals Board, that 
shall result in an automatic resignation from the other office. 

 
  
 

ARTICLE IIIIII: MEETINGS  
 

• SECTION 1.1 All Board meetings shall be open to the public. 
 

• SECTION 2.2 All Board meetings shall be held at the call of the chairperson, and at 
such times as the Board may decide. 

 
• SECTION 3.3 The regular Board meeting shall be held on the second Wednesday of the 

month at 7:0030 p.m. in the place and time designated by the Board.  The chairperson 
may cancel this meeting. 

 
SECTION 4. A special meeting may be called by the chairperson.  All members of the Board 

shall be informed by written notice, or a call by phone, of the purpose and time of 
the meeting not less than seven (7) days prior to the date set.  A special meeting 
called at a regular meeting shall satisfy this requirement, providing absent 
members are informed of the special meeting.  An appeal heard at a special 
meeting must meet the notification requirements of Aticle IV, Section 3. 

 
SECTION 5. Members of the Board shall be sent by mail or receive all information pertinent 

to an appeal five (5) days prior to a meeting. 
 
SECTION 6. A majority of the membership of the Board shall constitute a quorum.  A 

concurring vote of the majority of the membership of the Board shall be 
necessary to reverse any order, requirement, decision, or determination of any 
administrative decision, or determination of any administrative official, or to 
decide any matter upon which the Board is required to pass by law, or the effect 
any variation in the terms of the Zoning Ordinance. 
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 A tie vote is considered a non-vote and the issue shall be placed on the next 

available agenda. 
 
SECTION 7. The order of business at Board meetings shall be as follows: 
 
  a. Call to Order 
  b. Pledge to the Flag 
  c. Roll Call of the Board 
  d. Approval of the Agenda 
  e. Call to the Public (three (3) minute time limit) 
  e. Variances Requested 
  f. Old Business 
  g. New Business 
  h. Approval of Minutes 
  i. Adjournment 
 
 ARTICLE IV: APPEALS 
 
SECTION 1. All applications to the Zoning Board of Appeals shall be made in writing on 

forms provided for that purpose and adopted by the board or any forms 
satisfactory to the Board.  Applications shall be made at the office of the 
township Zoning Administrator.  One copy of such application shall be served 
upon the administrative official from whom the appeal is taken, and such official 
shall transmit to the Board all papers constituting the record upon which the 
action of appeal was taken. 

 
SECTION 2. In addition to the information required in said forms, all appeals shall contain the 

following information and data that is applicable thereto: 
 

a. The principal points on which the appeal is made based on the 
decision, order, or Section of Ordinance being appealed. 

 
b. Existing layout of site plan and proposed site plan drawn to scale 

showing if applicable the following: location and width of  
road (s) and jurisdiction (public or private road), location and 
dimensions of existing/proposed construction, dimensions, 
designation, and heights of existing structures on property 
clearly marked, dimensions of property, measurement from each 
side of existing and proposed structure to the property lines, all 
easements, any bodies of water (lake, stream, river, canal) with 
waterbody name, distance from any body of water, septic tank 
and field, sewer tap, water well, north arrow, all areas requiring 
variances clearly marked with dimensions and amount of 
variance requested, any outstanding topographic features that 
should be considered (hills, drop-offs, trees, boulders, etc.). 

   c. A clear and accurate description of the proposed use or work. 
 
SECTION 3. Notification of the pending appeal hearing shall be made by first class mail to the  

appellant and to all property owners within 300 feet of the appellant’s property.  
The notice shall be mailed at least seven (7) days prior to the ZBA hearing of the 
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appeal.  A notice of the ZBA meeting listing appeals to be heard shall be 
published one week in advance of the hearing in the Township’s paper of record 
for legal notice.  Appeals upon which an official decision is deferred do not 
require further notification to surrounding property owners but their 
reconsideration will be included in newspaper notification of the meeting.  
(These notification procedures are not a legal requirement, but rather are being 
included in these Rules of Procedure as a courtesy to nearby property owners.  
The Township cannot be responsible for notifications that may have been lost in 
the mail.) 

 
SECTION 4. An appeal shall be filed by the applicant within 60 days of the date of order, or 

determination of such department from which the appeal is taken provided the 
Board may in exceptional cases for good reason grant additional time. 

 
SECTION 5. Applications of appeals for interpretation, adjustment, special exception, or 

modification of the requirements of the Zoning Ordinance shall be made in the 
name of the owner, or in the discretion of the Board, by persons having 
substantial interests and rights in the premises affected.  Such applicant may 
appear in his own behalf or be represented by attorney or agent at the hearings. 

 
SECTION 6. The order of procedure shall be: 
 
  a. Presentation of official records of the case. 
  b. Applicant’s presentation of his case. 
  c. Township official’s presentation of the case. 
  d. Interested property owner’s presentation of the case. 
  e. Rebuttals in similar order. 
 
SECTION 7. The chairperson may require of the applicant additional information and data as 

is deemed essential to fully advise the Board with reference to the appeal.  
Refusal or failure to comply shall be grounds for denial of the application by the 
Board. 

 
SECTION 8. An application for a variance which has been denied wholly or in part by the 

Zoning Board of Appeals shall not be re-submitted for a period of one (1) year 
from the date of the last denial, except on grounds of newly discovered evidence 
or proof of changed conditions found upon inspection by the Board to be valid. 

 
SECTION 9. An appeal stays all proceedings in furtherance of the action appealed from 

subject to the conditions enumerated in the State Statutes. 
 
  
 

ARTICLE V: REHEARING 
 
SECTION 1. No rehearing of any decision of the Board will be considered unless new 

evidence is submitted which could not reasonably have been presented at the 
original hearing of the appeal, or unless there has been a material change in the 
facts of the case. 
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SECTION 2. Application for rehearing of a case shall be in writing and subject to the same 
rules, fees, and notification procedures as an original hearing. 

 
 ARTICLE VI: DISPOSITION OF APPEAL 
 
SECTION 1. The Board may reverse, affirm, vary, or modify any order, requirement, decision, 

or determination as in its opinion should be made, and to that end shall have all 
the powers of the officer from whom the appeal is taken. 

 
SECTION 2. The final decision shall be in writing and, so far as it is practicable, in the form of 

a general statement or resolution reciting the conditions, facts, and finds of the 
Board.  The applicant shall be sent the decision by mail within twelve (12) days 
of the hearing unless the Board moves for a continuation of such hearing. 

 
SECTION 3. Any applicant may, with the consent of the Board, withdraw his application at 

any time prior to final action thereon.  The administrative portion of the fee is not 
refundable.  The Board shall recommend to the Township Board any of the 
remaining fees that may be refundable. 

 
SECTION 4. Any decision of the Board favorable to the applicant shall remain valid only as 

long as the information or data relating thereto is found to be correct, and the 
conditions upon which the resolution was based are maintained. 

 
SECTION 5. Whenever any variation or modification of the strict application of the terms of 

the Zoning Ordinance is authorized by resolution of the Board, a Land Use 
Permit shall be obtained within six (6) months from the date of the grant.  Failure 
to obtain such permit within the specified time shall, invalidate and terminate this 
grant. 

 
 ARTICLE VII: CONFLICT 
 
 Should any provision of these Rules of Procedures be in conflict with the State of 

Michigan Township Rule Zoning Act, Act 184, P.A. 1043, as amended or 
amended in the future, the provision shall become inoperative.  

 
 ARTICLE VIII: AMENDMENTS 
 
 These Rules of Procedures may be amended at any regular meeting upon an 

affirmative vote of at least three (3) members of the Board. 
 
  

ARTICLE IX: RULES OF ORDER 
 
 Robert’s Rules of Parliamentary Procedure (latest edition) shall govern the 

deliberations of this Board suspended or modified by a majority vote of the 
Board. 

 
 Adopted by the Zoning Board of Appeals on April 14, 1999.  
  Amended and Adopted November 10, 1999. 
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10405 MerrillRoad
P.O. Box 157
Hamburg, M!48139
(810) 231-1000
www.hamburg.mi.uso greot ploce to grow

TO: Board ofTrustees

FROM: Mike Dolan, Twp Clerk

DATE: January L6,2025

AGENDA ITEM TOPIC: Parliamentary Procedures

Requested Action

BackEround

Trustee Hardesty took on the assignment to prepare suggested procedures for adoption. Attached are
what she is submitting for discussion.
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Sugeested Wording:
orderly meetings will be conducted using parliamentary procedure and utilizing Robertt Rules
of order simplified per the following guide to conduct meetings fairly and efficiently.

Motions
o All motions must be seconded, and are adopted by a majority vote unless otherwlse

noted.
o AII motions may be debated.
o Each motion presented for consideration is entitled to full and free debate with each

Board member being given fair and equal time for discussion.
r Every member has rights equalto every other member and shallfully participate in the

meetings.
Points

. Point of Order: When a Board member believes that the rulesof the Board are being
violated, he/she can make a point of order (or raise a question oforder) thereby calling
upon the chair for a ruling and an enforcement of the rules.

o Point of lnformation: a request for information on a specific question, ehher about
process or about the content of the motion.

Amendments
o An amendment is a motion to change, to add words to, or to omit words from, a

pending motion.
Table

. A motion to table is to set aside temporarily without setting a time for resuming its
consideration but with the provlsion that the motion can be taken up again whenever
rhe majorny dectdes.

Abstaining
r A Board member must abstain (refrain from voting) when he/she has a conflict of

interest. A Township Eoard member has a conflict of interest when he or she,
lndividually, has a direct personal financial interest in the matter before the Board.

o lf a Board member or commission member has a conflict of interest, he or she shall
recuse hlm or herself. The person must remove him or herself from particlpating in any
discussions, hearings deliberations and lnformation gathering regarding that decision.

o A Township Board cannot force a member to abstain. Where there is no conflict of
interest, a Board Member has a duty to vote.

27
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To: You say: lnterrupt
Speaker

Second
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Debatable Amendable Vot€
Noedod"l move that we oum" No Yes No No MaiorityRecess ,1 move that we recess until No Yes No Yes MajorityComplain about noise, room

etc.
"Point of privilege' Yes No No No Chair

DecHesSuspend further consideration of
someth

'1 move that we tabb if NO Yes No No Majorig

End debate "l move the ous uestion" No Yes No No 2r3Postpon6 consideratlon of
someth

'l move we postpons this matter
untll..."

No Yes Yes Yes Majorlty

Am6nd a motion '1 mov6 that thls motion be amend€d NO Yes Yes Yes Majority

Introduce bus ness (a primary
motion

"l move that...'i No Yes Y6s Yes Majority

ROBERTS RULES OF ORDER
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points and proposals listed above have no established order of preference; any of them may be introduced at any tim;
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is consldering
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Second
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Object to procedurB or
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"Point of order" Yes No No No Chair decides

uest Information "Point of infiormation" Yes No No No NoneAsk for vot€ by actual count
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before new
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"l object to consideration of this
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Yes No No No 2t3
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,1 move we take from the table . . . " Yes Yes No No MaJority

Reconsider sornething
alrBady dlsposed of

'1 move we now (or later) reconslder
our action relative to..."

Yes Yes Only if original
motion was
debatable

No Maionty

Conslder someth
scheduled order

ing out of its 'l move we suspend the rules and
consider... "

No Yes No No 2t3

Vote on a rulin the Chair ,I the Chair's decision" Yes Yes Yes No Majority

one of the top three matters listed from the first chart (Motion to Adjoum, Recess or point of Privilege)
exc€pt when meeting
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Introduction 
 

Planning Commission 

• Purpose 
• Members 
• Meetings 

 
Zoning Board of Appeals 

• Purpose 
• Members 
• Meetings 

 
Planning & Zoning Department 

• Staff 
• Land Use Permits 
• Floodplain Activity 
• CRS Activity 
• FEMA Activity 
• Land Splits, Combos, etc. 
• Code Enforcement 

 
 
 

30

Item 6.



  Planning Commission 

Hamburg Township Annual Report 
Planning & Zoning 2024 1 

Planning Commission 

Purpose 

The Hamburg Township Planning Commission reviews and approves site plans, special use permits, planned 
unit developments, zoning text and map amendments, and master plans. The Planning Commission advises the 
Township Board concerning site plans, zoning text and map amendments, and the Master Plan.    

Members 

Chair: Jeff Muck 
Township Board Representative: Patricia Hughes  
ZBA Representative: Joyce Priebe 
Member: Ron Muir 
Member: John Hamlin  
Member: Victor Leabu 
Member: Deborah Mariani 

2024 PC Meetings 
PC Case 
Number 

Applicant/Parcel 
ID/Address Project Description Considered Result / Status 

  
January 17, 2024 – No Meeting 

    

February 21, 2024  

PCPUD23-
0001 7620 M-36 

Preliminary site plan application for General Planned Unit 
Development (PCPUD23-0001) Project located at 10303 
Hamburg Road (Parcel A) and 7620 M-36 (Parcel B). Parcel 
A will consist of 40 attached two-story multi-family units 
(38,800 SF) and a community center (1,400 SF). Parcel B 
will include a gas station building (2-story, 5,475 SF) 
attached to a mixed-use retail/residential building (2-story, 
2,400 SF), as well as a gas station canopy with 12 stalls and a 
height of 17'. The Retail building will be used as offices for 
the apartment use. 

 

Approved/Conditions  

March 20, 2024 

PZTA24-0001 9300 Hamburg Rd. 

Zoning Map Amendment 24-0001. Change zoning of the 
parcel commonly known as 9300 Hamburg Rd. (TID 4715-
24-103-038) from Medium Density Residential (RA) to 
Neighborhood Service (NS).  (Zoning Ordinance Section 36-
177). 

Approved 

April 17, 2024 

PCPUD23-
0001 7620 M-36 

Final site plan application for General Planned Unit 
Development (PCPUD23-0001) Project located at 10303 
Hamburg Road (Parcel A) and 7620 M-36 (Parcel B). Parcel 
A will consist of 40 attached two-story multi-family units 
(38,800 SF) and a community center (1,400 SF). Parcel B 
will include a gas station building (2-story, 5,475 SF) 
attached to a mixed-use retail/residential building (2-story, 
2,400 SF), as well as a gas station canopy with 12 stalls and a 
height of 17'. The Retail building will be used as offices for 
the apartment use.  

Approved/Conditions 
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May 15, 2024 

PPAM24-001 10564 Learning 
Lane 

Preliminary site plan application for General Planned Unit 
Development (GPUD) regulations (Section 36-439). The 
proposed project proposes a 208-unit apartment complex with 
a club house. The complex will be located on old Hamburg 
Elementary Site. The subject property consists of five 
existing parcels (15-25-200-056 (VC), 15-25-200-062(GI), 
15-25-400-013 (VC), 15-25-400-042 (VC), and 15-25-101-
084 (VR)) totaling 15.4 acres.  The apartment complex will 
consist of 22 residential structures, 14 structures with 8 
residential units and 15 structures with between 8-16 
residential units: a community club house with offices, a 
gym, a community recreational room, and a pool. 

Approved/Conditions 

June 19, 2024 

PZTA24-0002 Text Amendment Zoning Ordinance Article 3, Section 36-429, Elderly Cottage 
Housing Opportunity (ECHO) Planned Unit Development. 

Recommended 
Approval 

July 17, 2024 – No Meeting 
August 21, 2024 – No Meeting 

September 18, 2024  

PPAM24-001 10564 Learning 
Lane 

Final site plan application for General Planned Unit 
Development (GPUD) regulations (Section 36-439). The 
proposed project proposes a 208-unit apartment complex 
with a club house. The complex will be located on old 
Hamburg Elementary Site. The subject property consists of 
five existing parcels (15-25-200-056 (VC), 15-25-200-
062(GI), 15-25-400-013 (VC), 15-25-400-042 (VC), and 15-
25-101-084 (VR)) totaling 15.4 acres.  The apartment 
complex will consist of 22 residential structures, 14 
structures with 8 residential units and 15 structures with 
between 8-16 residential units: a community club house with 
offices, a gym, a community recreational room, and a pool. 

        Tabled 

October 16, 2024  

PPAM24-001 10564 Learning 
Lane 

Final site plan application for General Planned Unit 
Development (GPUD) regulations (Section 36-439). The 
proposed project proposes a 208-unit apartment complex 
with a club house. The complex will be located on old 
Hamburg Elementary Site. The subject property consists of 
five existing parcels (15-25-200-056 (VC), 15-25-200-
062(GI), 15-25-400-013 (VC), 15-25-400-042 (VC), and 15-
25-101-084 (VR)) totaling 15.4 acres.  The apartment 
complex will consist of 22 residential structures, 14 
structures with 8 residential units and 15 structures with 
between 8-16 residential units: a community club house with 
offices, a gym, a community recreational room, and a pool. 

    
Approved/Conditions 

PZTA24-0004 Text Amendment Zoning Ordinance Article 3, Sec. 36-482. Sign regulation 
enforcement. 

Recommended 
Approval 

PZTA24-0005 Text Amendment Zoning Ordinance Section 36-434. - Cottage housing planned 
unit development (CHPUD) 

Recommended 
Repeal 

November 20, 2024 – No Meeting 

December 18. 2024 – No Meeting 
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Zoning Board of Appeals 

Purpose 

Variance approval from the Zoning Board of Appeals is necessary when a proposed project does not comply with 
the bulk and setback standards of the ordinance. The ZBA may also issue interpretations of the Zoning Ordinance 
and hear appeals of the activities of the Zoning Administrator.  Below is a summary of the variance process: 

1. The variance or ordinance interpretation application and project plans are submitted to the Planning and 
Zoning Department at least four weeks prior to the ZBA hearing. 

2. After review to ensure the application is complete, staff prepares legal notices that are mailed to adjoining 
property owners and occupants within 300 feet of the subject site; legal notice is published in the Press 
and Argus. Legal notice must be made 15 days prior to the hearing. 

3. Staff prepare the report and exhibits. The staff report packet is published 7 days prior to the hearing; board 
members and applicants receive the packet via email.   

4. Staff prepare the meeting room and attends the board meeting. 
5. After hearing, staff prepares memorialization of findings for board approval at next hearing. 

 
Members 

Chair/PC Representative: Joyce Priebe 
Township Board Representative: Jason Negri  
Member: Brian Ignatowski 
Member: Bill Rill 
Member: Ben Russell  
 
Meetings 

The number of variance applications per year has fluctuated based on multiple factors such as the health of the 
economy, the constrained size of waterfront lots available for residential construction, code enforcement activity, 
and staff working with homeowners to design a project that would comply with the ordinance.   

2024 ZBA Meetings 

ZBA 
Case 

Number 

Owner/Applicant/Parcel 
ID/Address Project Description/Variance Requested/Appeal Result / 

Status 

January 10, 2024 

ZBA  
23-0016 

8727 Pleasant Lake Dr. (15-
14-301-017) 

Variance application to permit the construction of a patio roof on the lake side 
of the home.  Applicant requests a 22-foot variance from the required 
waterbody setback of 50-feet, per Section 36-293 (C)(2) b. 

Granted 

ZBA 
23-0017 

10910 Bob White Beach 
(15-27-401-037) 

Variance application to permit the construction of a 24x40 foot pole barn on 
the out parcel across from the principal home.  Applicant requests three 
variances; 1) variance of 11.2 feet from the required front yard setback of 25 
ft., per Section 36-186(F).  2) variance of 37.8 feet from the required wetland 
setback of 50 feet., per Section 36-293(C)(2) a.  3) variance for additional 160 
sq ft from the maximum accessory structure size allowed of 800 sq ft, per 
Section 36-215(10). 

Granted 

February 14, 2024 - No Meeting 
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March 13, 2024 

ZBA 
24-0002 

6365 Riverdale Dr. 
(15-23-306-020) 

Variance application to permit the construction of an addition, second story 
and deck.  Applicant requests four variances.  
1) 85-foot variance from the required 125 feet natural rivers setback, per 
section 36-175(e)(1).  
2) 1.7-foot variance from the required side yard setback of 10 ft., per Section 
36-186(G). 
 3) 2-inch variance from the required side yard setback of 10 ft., per Section 
36-186(G).   
4) 3.6-foot variance for 10 feet building to building requirement, per Section 
36-215(4). 
 

Granted 

April 10, 2024 

ZBA 
43-0001 

 

8651 Pleasant Lake Dr. 
(15-14-301-053) 

Variance application to permit the construction of a 30x35 pole barn. Applicant 
requests a 14.5-foot variance from the required wetland setback of 50 feet., per 
Section 36-293(C)(2)a.   

Granted 
 

ZBA 
24-0003 

4831 Downing Dr. 
(15-28-402-002) 

Variance application to permit the construction of garage with storage above.  
Applicant requests one variance.  
1) 5.7-foot variance from the required 25-foot front setback, per section 36-
171(d).  
 

Granted 

May 8, 2024 - No Meeting     

June 12, 2024 - No Meeting    

July 10, 2024 - No Meeting    

August 14, 2024 - No Meeting    

September 11, 2024    

ZBA 
24-0005 

Beach Lane 
(15-33-110-174) 

Variance application to permit the construction of a single-family home. 
Applicant requests a 21.2-foot variance from the required wetland setback of 
50 feet., per Section 36-293(C)(2) a. 

Granted 

October 9, 2024    

ZBA  
24-0006 

10210 Buhl Dr. 
(15-27-101-024)  

Variance application to permit the construction of a new attached two car garage. 
Applicant requests a variance from the required side setback of 10 feet., per 
Section 36-171(D). 

Granted 

ZBA  
24-0007 

10232 Buhl Dr. 
(15-27-101-046) 

Variance application to permit the construction of a new pole barn. Applicant 
requests a variance from maximum structure size permitted, per Section 36-215 
(11)(c). 

Granted 
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November 13, 2024 

ZBA 
24-0008 

3255 Orchard Dr. 
(15-20-110-034) 

Variance application to permit the construction of a new detached two car 
garage. Applicant requests a variance from the required front setback, per 
Section 36-171(D). 

Granted 

ZBA 
24-0009 

11347 Pleasant View Dr. 
(15-31-201-014) 

Variance application to permit the construction of an addition. Applicant 
requests a variance from the required side setback, per Section 36-171(D). Granted 

December 11, 2024 - No Meeting    

 

 

 

The table below illustrates the number of cases the ZBA has heard in previous years. 

2024 2023 2022 2021 2020 

11 19 12 21 20 
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Planning & Zoning Department 
Staff 

Planning & Zoning Director: David Rohr 
Zoning Coordinator: Lisa Perschke 
Code Enforcement Officer / Permit Tech.: Ted Michowski 

 

Land Use Permits 

Land use permits are issued by the Township Zoning Department to certify that a project or use meets the standards 
of the Zoning Ordinance. Land use permits are required for the following projects, including, but not limited to: 
the erection of a new building, accessory structure or the alteration of an existing structure (i.e.: house, garage, 
shed, deck, fence, interior remodel, patio, gazebo, porch, pool, generator, etc.), the excavation, alteration or filling 
of land, a new use or change in use of land or an existing building, home occupations, seasonal sales, and signs. 
The replacement of a door, window, siding, roof, and gutter work require a land use permit waiver.  

When an applicant applies for a land use permit, the following process is followed: 

1. A completed land use permit application is submitted to the Planning and Zoning Department (either in 
person, or via email or mail), along with three copies of project construction plans and three copies of the 
site plan.  The site plan must accurately show property boundaries, location of grinder pump, well, septic 
field, and all existing and proposed improvements.  The site and project footprint must be staked prior to 
the submittal of the land use permit. 

2. After the application is reviewed for completeness, zoning staff conduct a site inspection, if necessary, 
depending on the project, to verify the information on the plans. (Repairs, such as siding, windows, and 
roofs, do not require an inspection prior to issuing the land use permit waiver).  

3. The land use permit must be approved by Treasury and Utilities Departments prior to the Zoning 
Department issuing the permit.  Once the permit is approved and issued, the applicant is contacted to pay 
for and pick-up the approved plans and permit. 

4. If required, the applicant files for permits from the Livingston County Building Department. 

5. Upon project completion, the applicant must contact the Planning and Zoning Department for a final 
inspection.  Staff will visit the site to verify that the project appears to be built to plan and that all final 
zoning compliance requirements, such as final grading, removal of construction debris, or drainage 
management, are complete.  Once the inspection is complete, staff contact the building department to 
inform them that the final zoning inspection has been approved.  
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2024 Land Use Permits 

Hamburg Township issued 900+ land use permits in 2024. The following table shows how many permits were 
issued per month by permit type.  

Category Jan Feb Mar Apr May Jun July Aug Sept Oct Nov Dec  Issued 

Accessory Dwelling Unit                         0 
Addition 1   1   3 1 1 1 1 1     10 
Alteration, Interior Remodel 1 2 2 5 7 1 5 2 1 4 3 1 34 
Bed and Breakfast                         0 
Change of Use 1       1   1           3 
Commercial New Construction                         0 
Commercial Tenant 
Improvement                   1     1 
Deck 6 4 3 9 3 9 7 5 6 4 5 2 63 
Demolition 1   4   2   4 1 1 2 1 2 18 
Fence     1 3 3 2 2 3 4 1 3   22 
Garage 3     3 1     2   2 1   12 
Grading     1                   1 
Home 1   2     4 2 1 1 3 2   16 
Home Occupation         1         2 2   5 
Mechanical Equipment 12 13 10 10 9 12 12 16 12 16 7 9 138 
Mobile Home   1                     1 
Multi-family                         0 
Other 1   4 1 6 5 9 3 3 2 4 2 40 
Patio       2 1 1 2   1       7 
Pole Barn 1   3 1 2 3 2 1 1 1 2 2 19 
Pool, above ground                         0 
Pool, inground   1 1     1             3 
Porch   1   2 1   1 2         7 
Repair, Reroof, Windows 20 34 63 52 60 67 52 42 45 30 20 15 500 
Seasonal Sales           1           1 2 
Seawall                         0 
Shed 1   2 2   1 3 2 1   3 2 17 
Short Term Rentals   1 2 1 1 2 3 2     3   15 
Sign 1                       1 
Solar Panels       1 2   1 1 2 1   1 9 
Temporary Building or Use                 2       2 
Wireless Communication 
Facilities                         0 
TOTALS: 50 57 99 92 103 110 107 84 81 70 56 37 946 
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Land Use Permits Issued per Year: 

2024 

Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Total 
50 57 99 92 103 110 107 84 81 70 56 37 946 

 

2023 

Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Total 
38 27 60 57 83 86 207 264 220 197 118 59 1414 

 

 

  
From 2023 to 2024 there was a 33% decrease in the number of total land use permits issued (decrease of 468 
permits). The decrease in the number of permits issued came after a historic increase the previous year. Staff 
encountered no significant operational disruptions and anticipates a similar number of permits in 2025.  
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Code Enforcement 

Ted Michowski, Code Enforcement Officer  
2024 New Code Enforcement Complaints  

 

 

 

 

 

 

 

Type Jan. Feb. Mar. Apr. May June July Aug. Sep. Oct. Nov. Dec. Total 
Accessory Structure              
Animals 1          1 1 3 
Blight 1 1 1 3 2 3 1 2 1 2  4 21 
Building no Permit   2  1  1 1  2 2  9 
Business – not permitted    1  1 1    2  5 
Grading – no permit              
Commercial vehicles – not 
permitted       1 1   1  3 

DEQ Permit required              
Dumping     1     1  3 5 
Fence Violation      1 1      2 
General Nuisance  1          2 3 
Illegal Storage              
Illegal Temp. Structure           1  1 
Illegal Yard Sale              
Lighting Violation              
Other     1 2 2 1 1 2 1 1 11 
Outside Storage                           
Seawall Permit Req.         1  1  2 
Sign Violation              
Structure in ROW              
Tall Grass/Weeds      4 2 1   1 4 12 
Temporary Structure              
Unlicensed Inoperable 
Vehicle     1 1   1 1  1 5 

Unsafe Structure         1    1 
Total             83 
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Code Enforcement 

Ted Michowski, Code Enforcement Officer 
2023 New Code Enforcement Complaints  

  

Type Jan. Feb. Mar. Apr. May June July Aug. Sep. Oct. Nov. Dec. Total 
Animals    1       3      1 1  6 
Blight 1  1 1   2 2  2  5 16 
Building no Permit   1 1  1     1 1 5 
Business – not permitted   3 1  1 1    1  7 
Grading – no permit   1   2   1   1 5 
Commercial vehicles – not 
permitted  2           2 

DEQ Permit required    1 1 1       3 
Dumping      1       1 
Fence Violation    1         1 
General Nuisance      1 1      2 
Illegal Storage              
Illegal Temp. Structure              
Illegal Yard Sale              
Lighting Violation            1 1 
Other 2  1    2 1   2 2 10 
Outside Storage              
Seawall Permit Req.              
Sign Violation              
Structure in ROW   1          1 
Tall Grass/Weeds     1 2      1 4 
Temporary Structure           1  1 
Unlicensed Inoperable 
Vehicle    1 1  2 1  1  1 7 

Unsafe Structure              
Total 3 2 9 6 3 9 11 4 1 3 6 13 72 
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The position of Code Enforcement is much more labor intensive requiring multiple trips to the subject property, 
inspect/confirm, take photographs, meet with the property owners, meet with neighbors, post notices/send letters, 
if necessary, prepare violations and lastly, when necessary, court appearance. The existing policy in Planning & 
Zoning is complaint based, meaning I respond when a resident/passer-by feels aggrieved. There are complaint 
forms at the front desk, or we take phone complaints, and many are also received through emails. We also accept 
and investigate anonymous complaints. There are two exceptions to the complaint required code enforcement 
action:  building without a permit and activity in the wetlands.  I will investigate buildings without permits because 
unpermitted construction could constitute a danger to public safety and welfare and is more expensive for the 
property owner to correct after-the-fact.  Unpermitted activity in the wetlands not only could constitute a drainage 
or flooding hazard for adjacent properties but is also extremely expensive to remediate after-the-fact if the activity 
does constitute a violation of local and state laws.   

Issuing violations is a last resort as residents are given a minimum of three warnings before a violation is written. 
Please note that each progressive step necessitates a separate trip to the property to check on compliance.  
Typically, residents eventually conform to the ordinance after a letter or meeting. Some are closed quickly with 
an educational meeting related to the ordinance and why it is in place and the impact it has on one’s quality of 
life. Pursuing frequent violators is expensive if we must engage our township attorney to begin court proceedings. 
Code enforcement works with the property owner to comply, which results in a more positive outcome for the 
owner and the township.  

We must remember that the complainant is also typically a township resident. Many times, a resident/complainant 
does not like the lifestyle of their neighbor and wants to impose their life’s standard on the neighbor. This is where 
diplomacy is important. Acknowledging the frustration of the complainant, while educating them about the 
ordinance and the limits of my enforcement arm. Some complaints simply are not enforceable.  

A Code Enforcement Officer is a mediator. Think about how many times a typical resident has some sort of 
interaction with a township representative. Each of us can articulate in every detail about our last interaction with 
a police officer, fire marshal, zoning official, building inspector.  They do not occur very often and should have a 
positive impact on the residents. For the complainant, it was important enough to take time out of their day to file 
a complaint, even though it may appear very petty at times.  For the violator, you may be asking them to remove 
or dispose of their personal property, rearrange their yard which may be conceived as violating their personal 
space. 

Code Enforcement Process 

1) Received Code Compliance Request Form via in person, written, phone or email. 
2) Create a code enforcement file in BS&A where it is assigned a number. Visit the site, speak with 

homeowner, (if they answer the door), verify a code violation, and take pictures. Return to the office and 
write a warning letter, file scan letter and update BS&A file. Typically, a resident is given 14 days to 
rectify the violation. 

3) Revisit site after 14 days have passed. If the violation still exists, more pictures may be warranted, another 
attempt to speak with the resident, a second notice is prepared and mailed, and the computer is updated.  

4) Revisit site again to see if the violation still exists, more pictures may be warranted, another attempt to 
speak with the resident.     

5) Revisit the site after the time has passed. If the conditions have not improved or worsened a third and final 
letter is prepared.  This letter is sent as certified mail with return receipt or hand delivered.  The letter 
clearly indicates this is the final warning. 

6) After the time period has elapsed, a civil infraction violation is prepared as an E-ticket.  If personal service 
cannot be made a copy is mailed first-class mail and an additional copy is posted on the property per the 
Civil Infraction Ordinance #71. 
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7) Once the court appearance date has passed and the property owner has not addressed the initial violation 
the ordinance does provide for another violation to be written. The second violation assesses the fine at 
twice the listed amount in the ordinance.  

8) Prior to any court proceeding, another pass is made by the location in question where pictures are taken 
depicting the condition of the property. 

(These are recommended steps.  Each complaint is handled in the best interest of all individuals involved.) 

2025 Goals 

1. Prioritize blighted properties. 
2. Continuing to familiarize myself with the Zoning Ordinances.  
3. Assist each resident make every home or business a little better for each of their neighbors in Hamburg 

Township.  

 

Land Divisions, Boundary Adjustments, and Combinations 
In 2024, staff processed applications for 13 applications.  However, there are some applications that are still 
pending, either for incorrect legal descriptions, surveys required, or for delinquent taxes. There was an increase 
in the number of land divisions processed due to the splitting of several larger parcels.  

 2024  2023 2022 
Lot Combinations 8  7 4 
Land Divisions 3            0 0 
Boundary Adjustments 2  5 1 

 

This is the process for applying for a land division, combination, or boundary adjustment: 

1. An application for a division, combination, or adjustment is submitted to the Planning and Zoning 
Department. 

2. Planning staff review the application to ensure that it complies with G.O. 95A and the Land Division 
Act (for land divisions). 

3. Planning staff distributes the application materials to the Assessing, Utilities, Treasury, and Accounting 
Departments.   

4. Once the departments have signed off on the application, planning staff gives the approved application 
to the Assessing Department for processing, which includes assignment of a property identification 
number and preparation of final paperwork.  

5. The Assessing Department staff sends an approval letter and necessary paperwork to the applicant. 
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Floodplain Activity 
The flood-inundation study and maps, prepared in cooperation with U.S. Army Corps of Engineers, Hamburg 
Township and Green Oak Township, have been released to Hamburg Township.  According to the the USGS 
website “Digital flood-inundation maps for an 8-mile (mi) reach of the Huron River near Hamburg, Michigan 
(station number 04172000), from downstream of Rickett Road to Strawberry Lake, were created by the U.S. 
Geological Survey (USGS), in cooperation with Green Oak and Hamburg Townships, Michigan, and the U.S. 
Army Corps of Engineers. The flood-inundation maps also include a 1.16-mi reach of the Ore Lake Tributary 
until it joins the Huron River, approximately 2.22 mi downstream of Rickett Road. The flood-inundation maps, 
which can be accessed through the USGS Flood Inundation Mapping Science website at 
http://water.usgs.gov/osw/flood_inundation/, depict estimates of the areal extent and depth of flooding 
corresponding to selected water levels (stages) at the USGS stream gage on the Huron River near Hamburg, 
Michigan (station number 04172000). Near real-time stages at this stream gage may be obtained on the Internet 
from the USGS National Water Information System at http://waterdata.usgs.gov/ or the National Weather 
Service (NWS) Advanced Hydrologic Prediction Service at http:/water.weather.gov/ahps/. The NWS Advanced 
Hydrologic Prediction Service also provides forecasted flood hydrographs at this website.” 

When property owners ask the township whether or not a property is in the floodplain, typically what they want 
to know is whether they will be required to purchase flood insurance.  Flood insurance is required for structures 
in the floodplain that carry a federally back mortgage.  However, for insurance requirements for these 
mortgages, FEMA cares only about the floodplain they have identified--the special flood hazard area (SFHA).  
FEMA defines the SFHA as that area that will be inundated by a flood event having a one percent chance of 
being equaled or exceeded in any given year; this area is commonly referred to as the 100-year flood or the base 
flood. 

FEMA’s Flood Insurance Rate Maps (FIRM) and the Flood Insurance Study (FIS) identify the 100-year flood 
zones and the base flood elevations for the flood zones.  FEMA defines the base flood elevation (BFE) as “the 
computed elevation to which floodwater is anticipated to rise during the base flood. Base Flood Elevations 
(BFEs) are shown on Flood Insurance Rate Maps (FIRMs) and on the flood profiles.  The BFE is the regulatory 
requirement for the elevation or floodproofing of structures. The relationship between the BFE and a structure's 
elevation determines the flood insurance premium.”   

FEMA adopted the SFHA maps, or the 100-year flood zone maps, for Hamburg Township in 2008; the 2008 
maps replaced maps that were originally adopted in 1986.  The township relies heavily on the FIRM and the FIS 
to determine the BFE and if further floodplain information is required by the property owner.  The scale of 
FEMA’s maps is 1:1,000, making using the maps at the parcel level nearly impossible.  When there is a question 
as to whether or not the structure or property is within the SFHA, staff asks for a topographical survey.  A 
topographical survey shows the elevations of the existing structure, the lowest adjacent grades to the structure, 
the finished floor elevation, and most importantly, the limit of the BFE.  If it clear from the FEMA map that the 
structure is located in the SFHA, we require that an elevation certificate be submitted.  The elevation certificate 
is a FEMA document that is filled out by a surveyor or engineer and provides critical information about the 
structure’s location in or out of the floodplain.   

Michigan Residential Building Code regulates floodplains based on elevations and not the SFHA and requires 
that a home in the floodplain be elevated at least one foot above the BFE; this elevation is called one-foot 
freeboard.  The one-foot freeboard requirement applies to new construction as well as lateral additions to 
existing homes.  (An accessory structure, because it has a different insurance rating than a home, has different 
elevation requirements.)  

There is only one way to determine if a structure is truly in the floodplain based on elevations and that requires a 
topographical survey.  Once the determination has been made that the structure is in the floodplain—whether by 
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the mapped SFHA or by elevations—an elevation certificate is required at three points during the construction 
process:  prior to receiving a land use permit; when the foundation is installed and prior to vertical construction; 
and prior to final certificate of occupancy.   

Hamburg Township property owners are able to purchase flood insurance policies because we participate in the 
National Flood Insurance Program (NFIP).  The NFIP underwrites flood insurance coverage only in 
communities that adopt and enforce floodplain management regulations through an ordinance that meets or 
exceeds NFIP criteria.  Because we participate in the NFIP, it is essential that the township enforce our 
floodplain ordinance for every property in the SFHA.   

Our ordinance mirrors the Michigan building requirement that all substantial improvements of residential 
structures shall have the lowest floor elevated at least one foot above the BFE.  FEMA defines a substantial 
improvement as any improvement of a structure, the cost of which exceeds 50 percent of the market value of the 
structure prior to commencement of the improvement.   

 

CRS Activity 
The township voluntarily participates in NFIP’s Community Rating System.  CRS is an incentive program that 
recognizes and encourages community floodplain management activities that exceed the minimum NFIP 
requirements.  Because of our participation in the CRS and because we undertake additional regulatory 
activities, such as the one-foot freeboard requirement, Hamburg Township property owners are able to purchase 
flood insurance at a discounted premium rate.  Every part of our participation in the CRS program is 
administrative, residents do not know that we undertake these activities on their behalf to reduce their flood 
insurance premiums.   

The township earns points for various administrative activities, such as sending floodplain informational letters 
to lenders, realtors, and insurers; sending informational letters to homeowners in the repetitive loss areas of the 
township; maintaining elevation certificates for every project in the SFHA; updating our flood maps; and 
ensuring that projects in the SFHA are properly permitted.   

FEMA audits CRS communities on a five-year cycle.  Hamburg Township was audited on April 9, 2019.  In 
addition to the routine administrative tasks associated with being a CRS participant, staff spent upwards of 80 
hours preparing for the audit and responding to the auditor’s requests for additional information.  After the 
auditor reviewed township’s documents and activities, we were advised that we remain a Class 8 CRS 
community, which offers homeowners a ten percent discount on flood insurance premiums. The 2024 five-year 
CRS review is currently in the review process. 
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Staff Training & Professional Activities of 2024 
The planning department attended the following training and continues to be involved in the following 
professional activities: 

• December 2022-January 2024: Retook the MSU Extension Master Citizen Planner (6 section course) 
online and at home. 

• January-April 2024: Took and passed the MSU Extension Zoning Administrator Certificate Course.  
• January to September 2024: FEMA NFIP 101: Introduction to Floodplain Management (reference guide 

only) online- completed. 
• March 1, 2024: Site Plan Review and Master Planning Process in Mt. Pleasant (MAP training) 
• March 14, 2024: Advanced ZBA: Beyond the Fundamentals (MAP training) 
• March 21 & 22, 2024: Planning and Zoning Essentials (MAP training) 

• March 21, 2024: Zoning Administration (MAP training) 
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