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PLANNING COMMISSION MEETING 

Wednesday, September 16, 2026 at 6:00 PM 
Hamburg Township Hall Board Room 

AGENDA 

CALL TO ORDER 

PLEDGE TO THE FLAG 

APPROVAL OF THE AGENDA 

APPROVAL OF MINUTES 

1. Approval of the August 19, 2026 Planning Commission meeting minutes. 

CALL TO THE PUBLIC 

OLD BUSINESS 

NEW BUSINESS 

2. Conceptual Site Plan Review:  Village Party Store Fuel Station 

ZONING ADMINISTRATOR'S REPORT 

3. ADJOURNMENT 

EnterTextHere 

4. Adjournment 
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Supervisor Pat Hohl   Clerk Mike Dolan   Treasurer Jason Negri   Trustees Bill Hahn, Patricia Hughes, Chuck Menzies, Cindy Michniewicz 

 

PLANNING COMMISSION MEETING 

Wednesday, August 19, 2026 at 6:00 PM 
Hamburg Township Hall Board Room 

MINUTES 

CALL TO ORDER 

Commissioner Muck called the meeting to order at 6:00 pm. 

PLEDGE TO THE FLAG 

 

ROLL CALL OF THE BOARD: 
1) PRESENT: 

 
Patricia Hughes, Trustee  
Deborah Mariani 
Ron Muir, Vice Chair 
Jeff Muck, Chair 
Mark Venuto 
 
 

2) ABSENT: 
John Hamlin  
Victor Leabu Jr 
 

 

APPROVAL OF MEETING AGENDA for tonight. 

Approval Motion made by Commissioner Mariani, seconded by Commissioner Venuto, to approve the 
agenda as presented.  

Voice Vote: Ayes (5);  Absent: Hamlin & Leabu 

VOTE: MOTION CARRIED  
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APPROVAL OF THE MEETING MINUTES 

Approval Motion made by Commissioner Mariani, seconded by Commissioner Venuto, to approve July 
15, 2026, Planning Commission Meeting Minutes as presented.  

Voice Vote: Ayes (5);  Absent: Hamlin & Leabu 

VOTE: MOTION CARRIED  
 
 
 
CALL TO THE PUBLIC-  

1. Dennis Down at 4710 Shan-gri-la Dr came up to the podium to discuss the fence that is going to 
be installed on the east of his home parcel. He asked if the fence would be installed on the 
property line at 9704 Kress Road business. He also asked about their garbage dumpster 
placement onsite, and if it would be 45 ft from his home. Mr. Down said he had lived at this 
home for 20 years and the dumpster was in front of the location. Muck let Mr. Down know that 
they might address these questions during the comment period during the meeting. 

2. No other public comments. 
 
 
 
 
OLD BUSINESS 
None 
 
 
NEW BUSINESS 
 

1. PZBA 26-0004 Combined Site Plan-Restaurant/ Golf Simulator at 9704 Kress Rd. 
 
Chair Muck opened the public hearing to David Rohr, the Planning & Zoning Director, for his brief on the 
staff report. David said that this was the same proposal that was presented three weeks ago before the 
ZBA board. David said that this plan has been reviewed by the Township Engineer and other 
departments that were required. David said staff supports this site plan proposal. Chair Muck asked 
David if he could address the fence question that Mr. Down had asked about earlier. David stated that 
fences are requested to be 6-inches to 1- foot off the property line to avoid potential conflict between 
properties. David said the fence is being proposed on the south and west side of 9704 Kress Rd parcel.  
 
Chair Muck opened the hearing to the applicant, Mr. Wood. He stated that they can accommodate Mr. 
Down’s request to move the dumpster enclosure to meet everyone’s request. Muck then asked Mr. 
Wood to be seated while he opened the meeting to the Planning Commission members. Commissioner 
Muir asked if the sidewalk would remain. Mr. Wood stated that they were planning on replacing the 
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whole sidewalk along Kress Rd, and the asphalt will get ripped out. That asphalt area will be a new 
greenbelt area with perennial plants and that an area of 3 ft would consist of architecture gravel along 
the road. Muir asked if the sidewalk would exist along Shan-gri-la. Mr. Wood said that there was no 
sidewalk currently there. Muir clarified if there would be parking on the west side of the building. Mr. 
Wood said there would be no parking there.  
Commissioner Mariani asked if the golf simulators were a good use for this property. Mr. Wood said that 
he hired a research firm that confirmed it was a very good use. April Wood came up to explain that 
many residents are all year-round residents on Zukey Lake and inside golf simulators would be an indoor 
sport that nearby residents would utilize during the winter. Mr. Wood clarified to Mariani that the roof 
would be removed, and a layer of block would level out the roof line towards the south and then the 
roof would be replaced. Then trusses would be added (front to back) to help the building blend in with 
the marina across the street. He explained that there will be scissor trusses on the inside of the building 
roof line. This alteration would provide 10 ft of indoor space in the building, but it will be taller in the 
middle. Mariani asked Mr. Wood if he had the building renderings so the commission members could 
better visualize what the upgrades would look like. He said he did have those renderings at home, and 
he would make sure to get them to David. April said she wanted a white building with a green roof. The 
restaurant will be open to the whole community and will not just be for the golf simulator customers. 
Mariani asked how many seats they could serve. They said they could have 31 customers who would be 
served lunch and dinner. The food will stop being served around 9pm. Commissioner Venuto said he had 
nothing to add.  
 
Trustee Hughes explained that she had concerns about the local neighbors. Hughes said she reviewed 
the PC’s 2023 approval for this site. She asked how large of a trash dumpster they were going to utilize 
for this business. Mr. Wood said the trash dumpster enclosure would be 6 ft tall. The dumpster would be 
about a 3 cubic yard but not a 6 cubic yard. She expressed her concern about a bioswale on the south 
side of this business and its impact on the existing neighbor’s arborvitaes. Mr. Wood clarified that the 
bioswale was going to be 10 ft wide and 2 ft deep. The bioswale would help them detain water from 
their parking lot at their southern boundary. The edge of the bioswale will be 15 ft from the line of 
arborvitaes at the property line. Commissioner Muir stated that there is a natural water flow drainage 
area near that area so if the lakes overflow during a rain event, then the bioswale will help to hold water 
in that area. Trustee Hughes also asked for the building renderings and material samples so the 
commissioners could visualize the building as it was proposed. David stated that this building’s 
renderings are not as important as if they were in the business or the Village Center zoning districts. 
David reminded Trustee Hughes that the PC members can place a condition on this site plan review that 
asks for color, material samples, and drawing renderings to ensure that the building will blend in with 
the surrounding homes and marina on Kress Rd.  
 
Chair Muck asked David if there was anything in our ordinance that required a commercial dumpster to 
be setback from residential areas. David said that there was nothing in our ordinance. Muck said that 
the trash company truck needs to access the dumpster so it will be assessable for service. He said that is 
his only concern, so he asked the applicants to work with David on this issue. There will be 18 parking 
spaces for this business, two of which are for handicapped accessibility. Trustee Hughes requested that 
the applicants review their site plan description to ensure that their directional cues were correct.  

 
Approval motion made by Commissioner Venuto, seconded by Commissioner Mariani, that the planning 
commission recommends approval of the Combined site plan (PZBA 26-0004) at 9704 Kress Rd. (TID# 
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4715-21-405-016) to the Township Board with the following conditions; because as conditioned the 
project meets the site plan review standards A-L in section 36-73 (7) and the additional approval 
standards of the Neighborhood Service District under section 36-187 as discussed at tonight’s meeting 
and as presented in the Staff Report.  
 
Condition 1: The applicant works with planning staff to find an alternative location for dumpster stall.  
 
Condition 2: The applicant submits building architecture renderings, color samples and materials for the 
proposed building to the architectural subcommittee so they can be reviewed prior to this case going 
before the Township Board.  
 
Condition 3: A 6-foot-tall solid fence along the west and south property boundary to lessen the impact 
from this project on the residential use to the west shall be installed, with the required shrubs planted 
on the east side of the fence. Trees and shrubs shall be installed in the west yard adjacent to the 
building. Fence details have been provided. 
 
Condition 4: All lighting shall be turned off between 11:00 PM and Sunrise. Lighting used for security 
between 11:00 PM and sunrise shall be controlled by a motion sensor.  
 
Condition 5: All signage shall conform to Article XIII (Signs) and land use permits shall be issued prior to 
installation of signage. 
 
Condition 6: Prior to issuance of a land use permit for either site improvements or construction, the 
applicant shall receive approval from all required agencies including, but not limited to, Hamburg 
Township Fire, Engineering, and Public Works Departments, Livingston County Drain Commissioner, 
Livingston County Road Commission, and Health Department. 
 

Roll Call Vote: Ayes (5);  Absent: Hamlin & Leabu 

VOTE: MOTION CARRIED 

 
 

2. PZTA 26-0001 Zoning Ordinance Text Amendment: Human Crematorium.  
 
Chair Muck opened the meeting up to David to talk about his draft text amendment. David said he put 
together a hybrid of other municipalities text amendments regarding these human crematorium units. 
David said after he talked to John Hamlin that he decided that this should be a special land use in the 
General Industrial (GI) zoning district. This type of use will need to come before the Planning 
Commission no matter what. David said that he was open to having a discussion with the planning 
commission members regarding changes or additions to this text amendment. If this text amendment is 
approved, then David will send it to the Livingston County Planning Commission for recommendations, 
and then it will go to the Township Board for approval.   
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Chair Muck opened the meeting to Mr. Borek and asked him what he thought about the text 
amendment language for Human Crematoriums. He expressed concern about item B in the text 
amendment, since the amendment limits the location of such crematorium units to existing funeral 
home buildings. Mr. Borek said that the other funeral homes that he had visited, who had purchased 
these units, needed to relocate them into another building on the existing funeral home’s property, 
since these units require additional building space.  Chair Muck asked David if he wanted to address Mr. 
Borek’s concerns about this unit. David said the language was used to avoid stand-alone crematoriums 
at an existing funeral home site. Borek asked if he wanted to create an additional building to house a 
stand-alone crematorium, wouldn’t he need to come back to the planning commission? David said yes. 
Borek agreed that this procedure made sense. Borek asked if such a building addition was needed to 
house the crematorium unit, could they propose to connect it with a breezeway, so it is not a stand-
along building. David said yes. 
 
Approval motion made by Commissioner Muir, seconded by Commissioner Venuto, that the planning 
commission approve this text amendment Section 36-170.38 -Human Crematoriums so it can be sent to 
the Livingston County Planning Commission for review, and then to the Township Board for approval.  

Voice Vote: Ayes (5);  Absent: Hamlin & Leabu 

VOTE: MOTION CARRIED 

 

3. Zoning Administrator’s Report. 

We will have a PC meeting next month for a conceptional site plan review for an additional gas station 
proposed in the Village Plaza parking lot located at 5589 E. M-36.  The applicant wants the PC’s 
recommendations. And we might have an amendment to a site plan. Chair Muck asked Commissioner 
Muir if he was going to be at the September 2026 Planning Commission Meeting because he didn’t think 
he would be.  

 

ADJOURNMENT 

Approval motion was made by Commissioner Venuto, seconded by Commissioner Mariani, to adjourn at 
6:38 pm.  

Voice Vote: Ayes (5);  Absent: Hamlin & Leabu 

VOTE: MOTION CARRIED 

 

Respectfully submitted, 

Lisa Perschke         
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Planning/Zoning Coordinator & Recording Secretary        

David Rohr 

Planning & Zoning Director 

 
The minutes were approved as presented/corrected: ________________________ 

 

__________________________ 

Commissioner Jeff Muck, Chairperson 
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TO: Hamburg Township Planning Commission 

FROM: Planning & Zoning Department 

DATE: September 16, 2026 

AGENDA ITEM TOPIC: Conceptual Review:   
Village Party Store Fuel Station 
5589 E. M-36 
Tax Code #: 4715-22-200-043 
Hamburg, MI 48139 

   

Conceptual Review 

Sec. 36-445. - Conceptual review. 

The applicant may submit a draft site plan for the optional conceptual review by the planning commission. The 
draft site plan shall include as much detailed information as needed for the applicant to convey to the planning 
commission how the applicant would like to utilize the site. Information should include potential building locations, 
vehicular parking areas, types of uses, road layouts, if applicable, and setbacks from property lines. 
The conceptual review allows the applicant to present the proposed project to the planning commission, at an 
early stage in the development process, prior to formal submittal of the project. This process allows the developer 
to receive comments and feedback from the planning commission based on the information submitted. No formal 
action is taken by the planning commission at this time. 

 

Project Proposal 

The proposed fueling station will utilize the existing parking lot of the Village Plazza development located 
at 5889 E. M-36.  The site plan calls for a fueling station with six pumps and covered by a canopy.  The 
fueling station will be located in the southeast corner of the parking lot near E. M-36. 

The parcel is 4.12 acres and is zoned Community Service(CS).  Gasoline Service Stations require a Special 
Use Permit in the CS distruct.  The Planning Commission should consider the specific and general Special 
Use requirments.  (Attached). 
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Site Plan Approval Application
2

6, O\\\TIUPROPRIETOR INII0R}LA'UON:

f..?\z-os of Prl{C]1Y# Phone Number(s)

Email: l' aaress: 45H? /il5,L
City: P t ,,s ct<-./

State

zip

7. APPLICANT:

Name

Emair

Aa-{.r^ iu v\ Phonc Number(s): ,

Phone Number(s): -

Zip 13 <3'./(.City

E. DESIG\-E R INI'OR-TILATION:

Name

Email

Atex<^L. orviqh

Ci

Address

State: tul (. Zrl (8<3Y

9. SPECIAL USE PER]VIIT:
Is a Special Use Permit required for this project? O No AIes
IF \GS, Attach Special Use Permit Application Form with this site plan revierv application form

APPI,ICANT CERTIFICATION:
I hereby certify that all skuctures and uses for rvhich this application is made shall conform to the Ordinances ofHamburg Tormship,
Livingston County and the State ofMichigan. All information submitted as a part of the site plan application is to my lmoi,vledge
accurate. If the information is determined either now or in the future to be inaccurate anl permits granted for the inaorrect
information shall be void and any structures built or uses approved may be in violation ofthe required ordinances and must other$ise
be brought into compliance with all regulations.

I firther agree that any deviation lrom the plans submitted or the breach of any additional safeguards, conditions or requirements
the Hamburg Tounship may impose in granting this application shall constitute a violation of the Ordinance and invalidate the
permit gantcd.

PROPER'I Y OWNERS SIGNATURE DArE: R / lo ll 5wl '1

Name:

state: nl. I . L{ Blc'l

.1.--
*Ifan agenr submits the pro]ect to the TorEship for the property o\\ner a lefter authorizing must be submitted
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Slle Plan Approval Application
3

Each preliminary & Final Site Plan subrnitted for review shall provide the following information at the time of
appl.ication.

t/ 1,. General Information

Name and address of the proprietor and proof of olvnership, developer, and registered engineer,
registered sun'eyor, registered architect, registered landscape architect, or registered community
planner who prepared the site plan.

)2. Out" ofplan preparation, north arrow, and scale of plan, which shall not be greater than one inch
equals twenty feet (1" = 20') nor less than one inch equals two hundred feet (l " = 200').

] l. fult tegat aescription ofparcel and dimensions ofall lot and property lines showing the relationship
to abutting properties, and in which district the subject property and abutting properties are located.

I

4. Area map shorving the relarionship ofthc parcel to the surrounding area within one-halfnule.

I5. The location and descnption of all existing structures \vithin one hundred feet ( 100') of the parcel.

B. Physical Information

I 1. Propor"d plans for site grading, surface drainage, water supply and sewage disposal.

] 2. Th" lo.rtion ofexisting and proposed landscaping, buffer areas, fences, or walls on the parcel

I 3. Erirtirg *d proposed struchre information including the fbllowing:

a- Footprint location, dimensions and setbacks.
b. Finished floor and grade line elevations.
c. Elevations drawings that illustrate building design, size, height, tvindows and doors, and

describe construction materials. Elevations shall be provided for all sides visible from an
existing or proposed public street or a residential zoning district.

d. The Planning Commission may require a color rendering ofthe building eler.ation required in
paragraph c.

e. Proposed materials and colors shall be specified on the site plan. Color chips or samples shall
also be submitted at or prior to the Planning Comnlssion meeting to review the site plan.
These elevations, colors and materials shall be considered part ofthe approved site plan.

4. The location and dimensions ofall existing and proposed streets, driveways, sidewalks, service lanes
and other vehicular and pedestrian circulation fbatures r.vithin and adjacent to the parcel.

I :. m" location, dimensions, and numbers of of'f-street parking and loading spaces

PRELINtrNARY & FINAL SITE PI-i!\
CHECKLIST
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Sito Plan Approval Applicrtion
4

I 6. Location ofexisting and proposed service facilities above and below ground including

a. Wel[ sites.
b. Septic systems and other wastewater treatment systems. The location of the septic tank and

drain field (soil absorption system) should be clearly distinguished.
c. Chemical and fuel storage tanks and containers.
d. Storage, loading, and disposal areas for chemicals, hazardous substances, salt and fuels.
e. Water mains, hydrants, pump houses, standpipes, and building s€rvices and sizes.
li Sanitary sewers and pumping stations.
g. Stormwater control facilities and structures hcluding storm sewers, swales, retention and

detention basins, drainage ways and other facilities, including calculations for sizes.
h. Location ofall easements.

--J Z. ery oth.. pertinent physical features

C. Natural Feafures

1. Map of existing topography at two-foot (2') contour intervals with existing surface drainage
indicated.

2. Soil characteristics ofthe parcel to at least the detail provided by the U.S. Soil Conservation Service
"Soil Survey ofLivingston County, Michigan."

3. On parcels of more than one acre, existing topography with a maximum contour interval of two
feet indicated. Topography on the site and beyond the site for a distance of 100 feet in all directions
should be indicated. Grading plan, showing finished contours at a maximum interval of two feet,
correlated with existing contours so as to clearly indicate required cutting, filling and grading.

-'-J 4. Location ofexisting drainage courses, including lakes. ponds, rivers and sneams. and all elevations

5. Location of existing wetlands, delineated under the requirements of section 3.6, Wetland
Determination. A Michigan Department of Natural Resources (I\{D}IR) permit shall be required
for activities in a regulated lvetland or an inland lake or stream. A copy ofany correspondence with
and applications to the MDNR shall be submitted with the site plan application. The Plannhg
Commission shall not grant final site plan approval until all necessary permits have been obtained.

6. Location of nahral resource features, including woodlands and areas with slopes greater than l0
percent (one foot ofvertical elevation for every 10 feet of horizontal distance).

'-] 
7. hcation of the required 50 foot natural features setback.

__l

l

8. Storm water management systems and facilities will preserve the natural drainage characteristics
and enhance the aesthetics ofthe site to the maximum extent feasible, with the development not
substantially reducing the nahral retention of storage capacity ofany wetland, water body, or water
course, or cause alterations which could increase flooding or water pollution on or offsite.

l
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Site Plan Approval Application
5

9. Wastelvater treatment systems, including on-site septic systems will be located to minimize any
potential degradation ofsurface rvater or groundwater quality.

10. Sites which include storage of hazardous materials or waste, fuels, salt, or chemicals will be
designed to prevent spills and discharges or polluting materials to the surface of the ground,
groundwater, or nearby water bodies-

D. Natural Features lmpact Statement. The purpose of a Natural Features Irnpact Statement (NFIS) is to
provide the Township rvith information regarding the impact ol a proposed project on the physical,
natural, social, and economic environment ofthe community. A complete report shall be required with
all site plan applications. The Zoning Administrator (ZA) has the discretion to modifu this requirement
based on the specific application. When required the report rvill be reviewed by the ZA and Hamburg
Environmental Rer-iew Board (IIERB). The HERB may issue an Advisory Report to the Zoning
Administrator for review by the Planning Commission. Contained in the Advisory Report will be a
summary ofthe NFIS and appropriate comments and recommendations. The Advisory Report and the
required site walk will be used to assist Zoning Ordinance Hamburg Township, Livingston County,
Michigan, the Tounship Board and Planning Commission. The uritten NFIS will include thc following
information:

,__l l. Name (s) and address (es) ofperson(s) responsible for preparation ofthe impact assessment anda
brief statement ofany relevant qualifications. The TIERB may recommend a qualified individual
to prepare the NFIS if deemed appropriate.

) An impact assessment checklist on a fom provided by the Tovnship shall be completed and placed
at the beginning ofthe document.

_] : Uap (s) and a written descriptiorlanalysis of the project site including all existing structures,
manmade facilities, and natural feanrres. The analysis shall also include information for areas
within 50 feet of the property. An aerial photograph or drawing may be used to delineate these
areas.

I 4. Description of existing natural features: A description of the environmental characteristics ofthe
site prior to development shall be provide in the form oflwitten documentation and a site inventory
niap identifoing the location ofnatural feahrres consistent rvith subparagraph C ofthis section. In
addition, dominant tree species shall be listed and all species geater than 16 inches caliper or
greater. As defined in Article 2.00, nahrral feahrres include but are not limited to: topography, soils,
geology, ground r.vater, rvetlands, watercourses, plants and animals (including aquatic species),
habitat, and scenery.

5. Impact on natural features: A rwitten description ofthe impact on the identified existing natural
features shall be provided. The reporl shall also provide a natural feahtres protection plan, rvhich
identifies on a map the nahral feahrres potentially affected. Where disturbance ofnatural features
both during and after conshuction is proposed, a *ritten analysis ofalternative plans, which werc
considered, shall be provided to justiff the proposed plan. The I{IRB may recommend a mitigation
plan be required rvhich u'ill describe horv disturbed natural feahrres u'ere relocated or replace. (See
Article 2.00 for complete definition of terms)

6. Impact on stomr \vater management: Description of natural drainage pattems and soil infiltration
and unsaturated soil capacity. A description of changes to site drainage and storm water

l

L
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Sito Plan Approval Application
6

manag€ment facilities to be installed in compliance with the Township Storm Water Ordinance.
Description ofmeasures to contol soil erosion and sedimentation during gading and construction
operations and until a permanent ground cover is established. Recommendations for such measures
may be obtained from the County Soil Conservation Service.

7. Special Provisions: Provide a general description of any existing deed restrictions, protective
covenants, master deed or association bylaws as they relate to the protection of natural features.
Zoning Ordinance Hamburg Township, Livingston County, Michigan

8. Information Sources: A list of all sources of information contained in the NFIS, if any shall be
provided.

9. Previous Submittals: Any impact assessment previously submitted relative to the site and proposed
development, which fulfills the above requirements (and contains accurate information ofthe site)
may be submitted as the required Impact Assessment.

I
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Sec. 36-170.29 Gasoline service stations. 

(a) All activities, except those required to be performed at the service island, shall be conducted entirely within 
an enclosed building.  

(b) Bumping, painting, major automobile repairs and outdoor storage of wrecked or dismantled vehicles are 
specifically prohibited.  

(Zoning Ord. 2020, § 7.5.1(I—L)(part), 1-5-2021; Ord. No. 21-003, 9-5-2023; Ord. No. 22-001, 9-5-2023) 
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Sec. 36-36. Special use permits. 

(a) Application. Applications for special use permits authorized in this chapter shall be submitted to the zoning 
administrator on a special form supplied by the same for such purposes. Applications shall be accompanied 
by payment of a fee in accordance with the duly adopted schedule of fees, to cover costs of processing the 
application. Applications for special use permits shall be subject to the provisions of section 36-34. in 
addition to the provisions stated herein.  

(b) Procedures. 

(1) The zoning administrator shall review the proposed application to determine if all required information 
has been supplied, and forward completed applications and supporting data in accordance with the 
provisions of section 36-34(b) to the Township Planning Commission.  

(2) Upon receipt of an application for a special land use permit, the planning commission shall hold a 
public hearing in accordance with the notification procedures described in section 36-40.  

(3) Upon conclusion of the public hearing procedures, the Township Planning Commission may issue a 
special use permit. A copy of the Township Planning Commission's decision, with any conditions or 
reasons for rejection, shall be sent promptly to the zoning administrator and to the applicant.  

(c) Basis of determinations. The Township Planning Commission shall review the proposed special use in terms 
of the standards stated within this chapter and shall establish that such use and the proposed location:  

(1) Compatibility with the master plan will be harmonious and in accordance with the general objectives or 
any specific objectives of the Hamburg Township master plan.  

(2) Compatibility with surrounding area will be designed, constructed, operated, and maintained so as to 
be harmonious and appropriate in appearance with the existing or intended character of the general 
vicinity, will not change the essential character of the area, and will not be hazardous or disturbing to 
existing or future nearby uses. In determining whether a special land use will be compatible and not 
create a significant detrimental impact, as compared to the impacts of permitted uses, consideration 
shall be given to the degree of impact the special land use may have on adjacent property, as 
compared with the expected value to the community. The following types of impacts shall be 
considered:  

a. Use activities, processes, materials, equipment or conditions of operations;  

b. Vehicular circulation and parking area;  

c. Outdoor activity, storage and work areas;  

d. Hours of operation;  

e. Production of traffic, noise, vibration, smoke, fumes, odors, dust, glare, and light;  

f. Impacts on adjacent property values; and  

g. The relative ease by which the impacts above will be mitigated.  

(3) Improvement to the immediate vicinity will be an improvement in relation to property in the 
immediate vicinity and to the Township as a whole.  

(4) Impact of traffic on the street system. The location and design of the proposed special land use shall 
minimize the negative impact on the street system in consideration of items such as vehicle trip 
generation (i.e., volumes), types of traffic, access location and design, circulation and parking design, 
street and bridge capacity, traffic operations at proposed access points, and traffic operations at 
nearby intersections and access points. The Township may require submittal of a traffic impact study to 
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ensure compliance with this standard. Such a traffic study shall be in accordance with standard 
practices and procedures and prepared by a qualified traffic professional. The Township may require 
mitigation to maintain traffic operations at a level that is consistent with other types of permitted uses 
in the district. Route and operational restrictions (such as hours, cleaning of dust or debris) may be 
established for construction traffic to minimize negative impacts.  

(5) Impact on the overall environment. The proposed special land use shall not have an unacceptable 
significant adverse effect on the quality of the natural environment in comparison to the impacts 
associated with typical permitted uses. The planning commission may require a quantitative 
comparison of the impacts of typical permitted uses and the special land use to assist in making this 
determination (such as an overlay of conceptual development plans, on a natural features map, 
illustrating other site development options to demonstrate the impacts have been minimized to the 
extent practical). If the cumulative impact creates or contributes to a significant environmental 
problem, mitigation shall be provided to alleviate the impacts associated with the requested use.  

(6) Public services impact will be served adequately by essential public services and facilities or that the 
persons responsible for the establishment of the proposed use will provide adequately any such service 
or facility, will not create excessive additional public costs and will not be detrimental to the economic 
welfare of the Township. Public facilities shall include, but not be limited to, streets, pedestrian or 
bicycle facilities, police and fire protection, drainage systems, water and sewage facilities, and schools.  

(7) Compliance with zoning ordinance standards will be consistent with the intent and purposes of this 
chapter and be designed, constructed, operated and maintained to meet the stated intent of the 
zoning district.  

(d) Conditions and safeguards. The planning commission may impose such additional conditions and safeguards 
deemed necessary for the general welfare, for the protection of individual property rights and for insuring 
that the purposes of this chapter and the general spirit and purpose of the district in which the special land 
use is proposed will be observed. Special land use permits may be issued for specific time periods as 
determined by the planning commission.  

(e) Voiding of permit. Unless otherwise specified by the planning commission, any special land use permit 
granted under this section shall be null and void unless the development proposed shall have its first zoning 
inspection within one year from the date of the granting of the permit. The zoning administrator shall give 
notice by certified mail to the holder of a permit that is liable for voiding action before voidance is actually 
declared. Said notice shall be mailed to the permit holder at the address indicated in said permit. The zoning 
administrator may suspend or revoke a permit issued under the provisions of this chapter whenever the 
permit is issued erroneously on the basis of incorrect information supplied by the applicant or his agent and 
is in violation of any of the provisions of this chapter or of any other ordinances or regulations of the 
Township.  

(f) Reapplication. No application for a special land use permit which has been denied wholly or in part shall be 
re-submitted until the expiration of one year or more from the date of such denial, except on grounds of 
newly discovered evidence or change of conditions found to be sufficient to justify reconsideration by the 
planning commission.  

(g) Appeals, jurisdiction of Township Board. In the event the planning commission denies an application for a 
special land use permit, the applicant shall have the right to appeal said decision to the Township Board. The 
appeal shall be exclusive and de novo.  

(h) Existing special land uses. An existing special land use shall be considered conforming, provided such use 
conforms to the site plan and conditions upon which it was approved. An existing special land use shall be 
considered a use of land which was approved under the provisions of this section; or was in existence at the 
time that the schedule of use regulations was amended to list the use as requiring a special land use permit. 
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The landowner shall notify the zoning administrator of any change in an existing special land use and such 
change shall comply with the following requirements:  

(1) Major amendments. Any major amendment to an existing special land use shall require submittal of a 
new application for special land use and follow the review procedures contained in this article. 
Amendments to the site plan shall bring the site into compliance with all zoning ordinance 
requirements determined to be reasonable by the planning commission in proportion with the extent 
of the change at the site and in consideration with the physical constraints of the site. The zoning 
administrator shall determine whether the proposed amendment constitutes a minor or major 
amendment, based on the standards below. Changes or expansions in the use shall be considered 
cumulatively since the date the last special land use permit was issued. A change shall constitute a 
major amendment where any one of the following apply:  

a. Changes increase the buildings usable floor area by more than 25 percent;  

b. Parking lots are expanded by more than 25 percent;  

c. The occupancy, capacity or membership of the use is increased by more than 25 percent; or  

d. The use is expanded to occupy an additional 25 percent or more of land area.  

(2) Minor amendment. Minor amendment to an existing special land use does not require submittal of a 
new application for a special land use permit.  

(3) Change in use. Change to another special land use shall require submittal of a new application for 
special land use permit and follow the review procedures contained in this article.  

(4) Required site plan. Any changes, whether it is deemed minor and major, shall require submittal of a site 
plan in accordance with article III of this chapter.  

(Zoning Ord. 2020, § 3.5, 1-5-2021) 
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