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3.  Site Plan Review (SPA 23-0001) for a private campground dedicated to use by United States
military veterans and their families to include sports fields, tent camping area, cabins,
recreational vehicle parking area, walking trail, service dog training facility, welcome center,
memorial plaza, chapel, accessory structures, and docks on Gull Lake and Huron River at 6716
Winans Lake Road (TID 4715-14-400-008 and 4715-23-100-002).
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PLANNING COMMISSION MEETING

Wednesday, May 31 at 7:00 PM
Hamburg Township Hall Board Room

MINUTES

CALL TO ORDER
Commissioner Muck called the meeting to order at 7:00 pm.

PLEDGE TO THE FLAG

ROLL CALL OF THE BOARD:
1) PRESENT:

John Hamlin

Patricia Hughes

Victor Leabu Jr

Deborah Mariani

Ron Muir

Jeff Muck, Chair

Joyce Priebe

2) ABSENT:

APPROVAL OF MEETING AGENDA for tonight.

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

VOTE: MOTION CARRIED UNANIMOUSLY
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APPROVAL OF THE MEETING MINUTES

Approval Motion made by Commissioner Muir, seconded by Commissioner Hughes, to approve April 19,
2023 Planning Commission Meeting Minutes with corrections as noted by Commissioner Muir.

VOTE: MOTION CARRIED UNANIMOUSLY

CALL TO THE PUBLIC- No public response

OLD BUSINESS
None

NEW BUSINESS

1. Site Plan Review (SPA 22-0007) to consider the remodel of the existing building and
construction of 10 new storage buildings at 10776 Hall Road (parcel number 15-25-400-014).

Chair Muck opened the public hearing to the applicant’s architect, David LeClaire. He reviewed the
process thus far with this project, which began in August of 2022. David got guidance to reduce the size
of the project, moving it to the east side of the property which they did. On November 16, 2022, the
project was granted special land use approval with 5 conditions. The only thing that changed in the plan
was that the road extension was removed, due to a consensus of the Planning Commission excluding
Commissioner Hughes. A full landscape that meets the General Industrial zoning was submitted along
with a photometric plan that met Scott Pacheco’s recommendations as well as the General Industrial
zoning of Hamburg Township’s Ordinance. David said they would like to get approval to move forward
on this site plan at tonight’s meeting.

Chair Muck opened the hearing next to Amy Steffens, the Planning and Zoning Director. Amy presented
her staff report to the PC board. She stated that due to the contamination from the prior use of this site
that approval from EGLE, and other federal and state agencies may be needed before we could issue any
land use permits for building at this location. The special land use permit will become null and void
unless a land use permit is issued within 2 years of this approval. She read through our commercial
standards for exterior lighting, sign lighting and signs, general parking, as well as the site plan review
standards. Our township engineer has reviewed this project a few times, and his comments are attached
to this report. No street trees or street lights have been proposed with this project. She reviewed the
General Industrial supplementary standards in Section 36-187 (f) as well. She provided some suggested
conditions for approval of this site plan as well.

Chair Muck again invited LeClaire to the podium. He stated that for storage facilities there were no
parking requirements of anything greater than 6 parking spaces for this type of use. In most instances
storage users pull up to their unit to load and unload their things. David stated regarding the road
extension that they had considered that the road and the detention onsite would be extended
sometime in the future. The depth of the storage units was based on the consensus of the PC members
to use the building to the south as a gauge of 500 ft of building depth. This design has not changed since
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the first meeting. He covered a few other items in the staff report that he did not support. Chair Muck
then recommended that he turn the public hearing over to the PC members.

Commissioner Leabu started. He stated that he was on the PC when the Village Center Master Plan was
created, and this road requirement was very vague at the time. Many board members thought this
Industrial Zoning area would transition to something more residential, but it has not over the years. He
said he would like to see the fence details, but he did not support a sidewalk due to the industrial use of
the site. He said that he would like to see the architecture design of the remodeled existing building to
see what kind of windows would be used there.

The owner of the property, Tim Purzycki addressed the PC members. He mentioned that they could use
black out windows, but he wanted to create an inviting business establishment.

Commissioner Hamlin said that the township engineer’s report stated that the septic system was going
to be removed but no bathrooms were being proposed. He asked what staff would do to relieve
themselves. David explained that many of the current storage facilities being built today are managed
remotely rather than onsite. He said a customer pays online and receives a code with a unit number.
Commissioner Hamlin also mentioned that moving the entrance gate back, increasing the landscaping,
and fence aspects would be helpful for site review.

Commissioner Hughes asked Amy if this evening’s site review was preliminary or final, since there is
nothing noted in the project site plans as to how the existing building will look once the project is
completed. Amy recommended that it be preliminary. Commissioner Hughes agreed with Hamlin, that
she wants to see what the existing building will look like in the site plan before final approval due to the
homes on the east side. She agreed that the PC should require that the road be developed now rather
than just require a road easement to be shown on the site plan. She projected that if homes are built
west of this site, having this road built to Hall Road would give the homeowners the ability to access
other streets in the surrounding area. She suggested that it could be a private dirt road to provide
protection and provision for this road. She mentioned that the six parking spaces that would normally be
available for onsite staff might not be needed if this facility utilizes off site remote customer service.

Chair Muck asked if Amy wanted to address the issue of the road. Amy stated that the road should be
built now since it is part of the Village Center Master Plan. She said that we either enact the Master Plan
as we go through the site plan process for individual projects, or we don’t. Master Plans are for long-
range planning. Commissioner Hughes mentioned that this is a brown field site and there has been talk
about splitting the property in half. She shared her concerns with the board on what type of housing will
be introduced on that portion of the parcel and feels that the PC should be prepared for such
development.

Commissioner Priebe stated that she agrees with Commissioner Leabu regarding the Village Center
Master Plan. This area is industrial, it should be industrial. To try to change the area to residential is very
difficult to do. Commissioner Priebe stated that she would like to see how the building will look before
approval. She shared her doubts about whether there will be residential development on the west side
of this parcel due to the contamination. She stated the PC needs to realistically look at what the site is to
ensure that it will be planned for the best use. A residence might not be the best choice. She said she
would not want her home to be built on that site.
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Commissioner Muir stated that he agreed with Amy, either the PC follows the VC Master Plan or does
not. He believes that the road should be required to be put in now. The west side of the parcel could be
used for a park that does not disturb the soil. He also agreed with Commissioner Leabu that a sidewalk is
not needed here as well. Commissioner Leabu stated the cost of putting in a road would cost as much as
the self-storage project itself. He stated that both Commissioner Priebe and he felt that an emergency
road easement would be more beneficial since no homeowner is going to go out of their way to drive
through an industrial area. He asked David if the project plan would build anything within the road
easement area.

David stated that the road is not needed to access the site once you get past the curve. That is where
they are proposing to build the road. David stated they could leave a road easement to the end of the
5.3-acre property.

Commissioner Hamlin stated that he does not support building the road. He asked David how they could
dedicate this easement to this future road extension. David said that is what they could do and would do
here. David confirmed that this parcel would be split in the future, and they would plan to dedicate a
road easement between these two split parcels. Commissioner Leabu stated there is no benefit to the
road especially when you consider its cost.

Commissioner Hughes shared that she appreciates Commissioner Leabu’s longevity with the township
development and planning. She also shared that many of the homeowners off Livingston St really do not
want any more homes built near them or increase density in the Village Center or Village Residential
districts. She reminded the PC members that Amy might need to remind the group what the area on Hall
Road is supposed to be. Currently, many companies are working remotely and closing their onsite work
in office spaces. She reminded the group that even though we might have a Master Plan from 10 years
ago, it might not make sense for today’s business operations. These businesses might not be there in the
future. Since this project is a brown field project, the owner has been given plenty of incentives
regarding the price of the property, what has been allowed to be constructed on this parcel. The PCis
fine with not requiring remediation of the soil on this parcel before any construction. This is saving a
great deal of money.

Commissioner Leabu stated that it isn’t economically justifiable to require this owner to build out this
road for storage units. If he was proposing 50 condos on this parcel, then it would be more justifiable to
require the road build-out. Commissioner Hughes stated that the cost of the road build-out will be
placed on whomever purchases the remaining acreage from this parcel split for a different project.
Commissioner Leabu followed back up to her comment that if any future projects that would require
such a road would have that existing declared easement to utilize for their proposed project. He
expressed gratitude that this owner and developer are still pursuing this project. Commissioner Mariani
expressed her support of Commissioner Leabu’s comments regarding the road easement and building of
an unneeded road. She stated that she also would like to see what their building design will be for the
existing building before final approval.

Amy expressed her concern about a future road across a road easement. She asked Commissioner
Mariani how a future developer would be able to construct such a needed road to gain access across this
owner’s parcel and connect to Hall Road. Commissioner Leabu asked David about such a future scenario.
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Say a new residential development on the west side needed such a road to be built. Would this road
easement legally allow a new developer authority to access a road across this declared road easement
across your property? This road easement would allow me to build the road straight through, correct?
David said yes. Leabu stated that David would never build anything in that declared road easement and
that the township attorney would review this agreement to ensure that this is established. This would be
a utility, as well as an egress and ingress easement. David said it would be a 66-foot standard easement
for utilities and road travel. Whoever needs the road, would build-out the road.

Commissioner Muir asked David if they knew exactly where the land split would occur. David showed
that the future split would be around 497 feet from the end of their self-storage unit project, or fence
line. David pointed to the map diagram on the easel showing where that area was defined. David
showed where the split is being proposed and stated that it meets the industrial zone rear yard setback
of our ordinance. This reference point came from the earlier Planning Commission meetings.

Amy asked for clarification from David regarding this proposed split. Will the balance of the two
properties stay as one parcel? David affirmed that was the case. She asked him if he was proposing to
split the residentially zoned portion. David said no. Commissioner Leabu and David had some more back
and forth deliberation regarding this proposed road easement and connecting the future apartments to
the north. Chair Muck said we are spending a lot of time debates on roads verses easements, but we
need someone to make a motion regarding this project.

Amy then asked for some more clarification on the landscaping plan. She let David know that the 50-foot
buffer zone is a requirement of the Gl (general industrial) district in our ordinance. David asked if this
area is along the east property line. Commissioner Chair Muck said that he agreed that this needed to be
in the site plan. David said he thought their site plan showed that they meet the Gl landscape
requirements. Amy stated that the site plan meets the general landscaping requirements but not the
supplementary landscaping requirements in Section 36-187 (f). This requires a 6 ft high wall or berm plus
24 canopy trees. Commissioner Leabu asked if we are talking about the road frontage on Hall Road. Amy
said yes. Leabu clarified that the PC would not want a fence out there but would want landscaping. Amy
reminded the PC members that they can waive the fence requirement. Commissioner Hamlin stated that
it was Amy’s condition #7. She said yes. Commissioner Priebe went over what a motion should include.

Approval motion was made by Commissioner Hamlin, seconded by Commissioner Priebe, that the
Planning Commission recommends approval of the preliminary site plan (SPA 22-0007) for a self-storage
facility to the Township Board with the following conditions, because (as conditioned) the project meets
the site plan review standards (Section 36-73), and additional approval standards for the Gl district as
discussed at tonight’s meeting and in the staff report, with the following conditions: 1) because the
location of contamination from the prior use of the property before the issuance of a land user permit
the approval of the project by the Michigan Department of Environment, Great Lakes, and Energy and
any other federal or state agencies that may be required shall be received, 2) fence details shall be
submitted for final site plan review, 3) site signage shall be submitted for final site plan review. Signage
shall conform to Article XllI, Signs and land use permits shall be issued prior to installation of signage, 4)
prior to issuance of a land use permit the applicant shall review approval from all required agencies
including, but not limited to, Hamburg Township Fire Department, Hamburg Township engineer, Utilities
Department, Livingston County Drain Commission, Livingston County Road Commission, and Livingston
County Health Department, 6) architectural elevations of the existing building shall be submitted for
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final site plan review, 7) the required landscaping along the east buffer strip shall be provided, 8) the
gate on the south side of the existing building should be moved to the rear line of the building, 9) the
final site plan shall note that “all lighting shall be turned off between 11:00 PM and Sunrise except when
used for commercial and industrial uses, such as in the sales, assembly and repair areas, where such use
is open for business after 11:00 PM but only for so long as such use open for business. Lighting used for
security between 11:00 PM and sunrise shall be controlled by a motion sensor, 10) a 66-foot wide
easement along the north property boundary line shall be provided from Hall Road to the existing west
property boundary. Easement is subject to township attorney review and approval.

Roll Call Vote:  Ayes (5); Priebe, Mariani, Leabu, Muir, Hamlin Nayes (2); Muck, Hughes

Motion carried.

2. Site Plan Review (SPA 23-0001) for the construction of a 27,461 multi-tenant commercial
building, with associated parking and site improvements. The applicant is requesting waivers
to the landscaping standards. Site location 7749 E M-36; TID 15-25-200-068.

Chair Muck opened the public hearing to the applicant. Next he opened the meeting to Amy Steffens.
She reminded the PC members that this is the first time that this proposed project has been presented
to the board. It has been through detailed reviews with our township engineer. Amy read through her
staff report. The ZBA board granted a variance in April 2023 for the relocated driveway location to be
less than 225 ft to the commercial driveways to the east and the west. Table 2 goes through the VC
setback requirements. The project does meets all of the zoning ordinance setback standard
requirements. Table 3 goes through the landscaping requirements. Amy walked the PC through Section
36-295 Exterior lighting requirements. No parking lot lighting was proposed on the site plan. No signs
have been proposed in this project which is typical. This is in the Village Center District so staff
recommends some signage detail is provided for final site plan review, to ensure they work with the
architecture of the building. Without specific user types for this proposed site, it is difficult to determine
if the proposed parking will be adequate for its future use.

Nick Zander stated that the building square footage was reduced on the east side to make room for the
detention pond onsite, making it around 22,000 sq. ft. Amy said she would have to take a closer look at
the site plan to determine that this is accurate.

Amy then walked the PC members through the VC and VR Residential District regulations (Section 36-73
(7)). Discussion was held on applicable zoning standards for this Village Center-zoned parcel: setbacks
(which all comply), installation of a pedestrian pathway along M-36 (complies), and parking counts
(complies). The plans are deficient in required parking stall sized (185 sq. ft. provided whereas 200
square feet is required), four landscaped islands, parking area screening from M-36 and pathway, Village
Center-style lighting, and lighting along pathway. The Commission granted waivers to the parking stall
size and the landscaped parking islands. Much discussion was had on staff’'s and Commissioner’s
concerns on the proposed architecture of the commercial structure.
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Nike Zander came to the podium to explain that they had originally wanted to create a wood frame
commercial building but wood was very high. As a steel building, it is type two non-combustible building.
Tenants would not be retail or office space oriented since they are in decline. Their focus would be on
tenants that provide gymnastics or exercise studios, and flooring showrooms. The building would be
steel and glass. The Commission indicated that as proposed the building is not acceptable due to this site
being in the gateway to the township and in the Village Center zoning district.

Commissioner Hughes mentioned that this structure resembled a warehouse. She felt this was a great
idea in a wrong spot. Commissioner Mariani stated that she like the architecture photos in Amy’s staff
report and she hoped that Mr. Zander would use those as guides. He said he was.

Approval Motion was made by Commissioner Muir, seconded by Commissioner Priebe, that the
Planning Commission recommend approve of the Preliminary Site Plan (SPA 23-0001) 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 Village Center district
under section 36-187 as discussed at tonight’s meeting and as presented in the Staff Report.

The Planning Commission approves that landscaping waiver for the four parking lot islands because it
meets the standards in section 36-283. 1) Cross access easement for the pedestrian pathway shall be
submitted for the township attorney approval and recorded prior to issuance of a land use permit for
any site improvements. 2) A floating easement to allow cross-access subject site from adjacent
properties should the subject site be redeveloped shall be submitted for township attorney approval
and recorded prior to issuance of a land use permit for any site improvements. 3) All sewer fees shall be
paid in full prior to issuance of a land use permit for any site improvements. 4) Prior to issuance of a land
use permit, the applicant shall submit a photometric plan that shows that the intensity of light within a
site does not exceed ten (10) footcandles or one (1) footcandle at any property line, except where it
abuts a residential used or zoned site whereby a maximum of 0.5 footcandles is permitted. Applicant
shall propose an exterior light that is similar to the suggested Village Center lighting. 5) Final site plan
shall indicate required lighting along M-36 pathway and parking area. Light fixtures to match approved
Village Center fixtures and shall comply with light intensity requirements. 6) The final site plan shall note
that “All lighting shall be turned off between 11:00 pm and sunrise except when used for commercial
and industrial uses, such as in sales, assembly and repair areas, where such use is open for business after
11:00 pm but only for so long as such use open for business. Lighting used for security between 11:00
pm and sunrise shall be controlled by a motion sensor.” 7) Prior to issuance of a land use permit the
applicant shall receive approval from all required agencies including, but not limited to, Hamburg
Township Fire, Utilities Department, Livingston County Drain Commissioner, MDOT, and Livingston
County Water Authority. 8) A sign program meeting the standards of Section 36-479 shall be submitted
for approval by the Planning Commission prior to the issuance of a land use permits for signage. 9) Tree
preservation location and details shall be delineated on the final site plan. 10) A change of use permit
shall be issued for every occupant of the structure. At the time of the permit application, a parking count
shall be provided by the property owner indicating the available parking for each use. 11) Parking space
size can be reduced to 185 sq. ft. 12) Final site plan shall show required screening of parking area and
mechanical and electrical equipment, plus one more tree along M-36. 13) No outside storage areas are
permitted. 14) Prior to final site plan review, the architecture has to be reviewed and approved by the
planning commission. 15) Shrubs must be maintained at 3 ft. tall and additional screening is required
along the eastern property boundary.
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Roll Call Vote:  Ayes (5); Muck, Hughes, Priebe, Mariani, Leabu, Muir, Hamlin

Motion carried unanimously.

3. Special use permit (SUP 23-002) for a public hearing for Special use permit review to allow an
addition to the Hamburg Township Police Department building located at 10409 Merrill Rd (TID
15-26-100-017) per Sections 36-171 and 36-36 of the Township Zoning Ordinance.

Chair Muck opened the public hearing for public comment. No one from the audience came forward to
speak so he closed the public hearing.

Approval motion made by Commissioner Hamlin, seconded by Commissioner Muir, the Planning
Commission approves Special Use Permit (SUP 23-002) to allow a 2,100 square foot addition to the
Hamburg Township Police Department building located at 10409 Merrill Rd (TID 15-26-100-017) per
section 36-171 and 36-36 of the Township Zoning Ordinance, with the following conditions; 1) The
special land use permit for the proposed addition to the Hamburg Township Police Department buildings
is only valid with approval of a final site plan from Hamburg Township. The site plan submitted for the
project on this site shall not increase the size or significantly change the location of the proposed use on
the subject site and 2) The special land use permit shall be null and void unless a land use permit for the
addition on the site is granted within one year from the date of this approval.

Roll Call Vote:  Ayes (5); Muck, Hughes, Priebe, Mariani, Leabu, Muir, Hamlin

Motion carried unanimously.

4. Final Site Plan Review (SPA 23-0004) for a 2,100-square foot addition to the Hamburg
Township Police Department building at 10409 Merrill Rd (TID 15-26-100-017) per Sections 36-
171 and 36-36 of the Township Zoning Ordinance.

Chairman Muck opened the public meeting to Carl Wilmer, the architect. He introduced himself. Then
Chairman Muck opened the meeting to Amy. She reviewed her staff report with the PC members.
Commissioner Hughes asked the architect for clarification on how large the addition to the police
department was. He walked the image of the building design over to her. He explained that the room is
for police training.

Approval motion made by Commissioner Mariani, seconded by Commissioner Priebe, that the Planning
Commission recommends approval of the Final Site Plan (SPA 23-0004) for an expansion of the
Hamburg Police Department building located at 10409 Merrill Rd to the Township Board with the
following conditions because as condition the project meets the site plan review standards A-L in section
36-73 (7) and the additional approval standards of the RA zoning district under section 36-187 as
discussed at tonight’s meeting and as presented in the staff report, with the following conditions; 1)
prior to issuance of a land use permit that 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 the Health Department.
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Roll Call Vote:  Ayes (5); Muck, Hughes, Priebe, Mariani, Leabu, Muir, Hamlin

Motion carried unanimously.

5. Final Site Plan Review (SPA 23-005) to amend Ore Lake Estates site condo development to
reduce the number of lots to 7, removing a portion of the common elements, and adding a
portion of the property formerly unit 8) to the common area. Parcel IDs (15-13-204-901, -001,
002, -003, -004, -005, -006, -007).

Chairman Muck opened the public meeting to the applicant, Logan explained that this project was
hybrid of development and family enterprise for their residence. Chairman Muck then opened the
meeting to Amy. She reviewed her staff report with the PC members. Logan explained

Approval motion made by Commissioner Priebe, seconded by Commissioner Hughes, that the Planning
Commission recommends approval of the Final Site Plan (SPA 23-0005) to the Township Board with the
following conditions because the project meets the site plan review standards A-L of Section 36-73 (7)
and Section 18-78 as discussed at the tonight’s meeting and as presented in the staff report.

Conditions are; 1) an administratively complete land division application for Parcels A and B shall be
made to Hamburg Township. The master deed and by-laws shall be viewed and approved by the

Hamburg Township attorney and recorded upon approval of the land division for Parcels A and B, 2) the

Hamburg Township fire marshal shall approve the removal of the fire suppression tank prior to the
completion of site improvements, and 3) State of Michigan permits will be obtained for any impact to
the wetlands, work below the OHM, or occupation of a state-regulated floodplain prior to issuance of a
land use permit for site work or construction of a single family dwelling, as deemed necessary by the
township zoning administrator.

Roll Call Vote:  Ayes (5); Muck, Hughes, Priebe, Mariani, Leabu, Muir, Hamlin

Motion carried unanimously.

ADJOURNMENT

Approval motion made by Commissioner Priebe, seconded by Commissioner Muir for adjournment.
Adjourn at 9:26 pm.

VOTE: MOTION CARRIED UNANIMOUSLY
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Respectfully submitted,

Lisa Perschke

Planning/Zoning Coordinator & Recording Secretary
Amy Steffens

Planning & Zoning Director

The minutes were approved as presented/corrected:

Commissioner Jeff Muck, Chairperson

Iltem 1.
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PROJECT HISTORY

On February 28, 2023, Hamburg Township received a site plan review application for the
construction of a 27,461-square foot multi-tenant commercial structure and associated parking at
the site of the old Roadies restaurant that was lost to fire in 2014. This site is zoned in the
Village Center district. The applicant has since reduced the size of the structure to 22,484 square
feet to allow for on-site stormwater management. The existing curb cut off of M-36 will be
relocated to the west by approximately 90 feet. On April 12, 2023, the Zoning Board of Appeals
granted variance approval to permit a relocated driveway less than 225 feet from the commercial
driveways to the east and west.

The Planning Commission considered the preliminary site plan at their May 31, 2023 meeting.
Discussion was held on applicable zoning standards for this Village Center-zoned parcel:
setbacks (which all comply), installation of a pedestrian pathway along M-36 (complies), and
parking count (complies). The plans are deficient in required parking stall size (185 square feet
provided whereas 200 square feet is required), four landscaped islands, parking area screening
from M-36 and pathway, Village Center-style lighting, and lighting along pathway. The
Commission granted waivers to the parking stall size and the landscaped parking islands.

Much discussion was had on staff’s and Commissioner’s concerns on the proposed architecture
of the commercial structure. The Commission indicated that as proposed the building is not
acceptable due to this site being in the gateway to the township and in the Village Center zoning
district. Staff’s report from May 31, 2023 provides in-depth analysis of the architecture as
compared to the Village Center requirements of Section 36-73(7). The Commission made
architectural approval a condition of final site plan approval.

Staff recommended to the Commission that a floating easement be considered over the property
to encourage future connectivity from this property to the properties to the east and west should
future redevelopment of any site occur. The easement is intended to connect uses along this
portion of M-36 without having to use M-36.

After taking comment from both the applicant and staff, the Commission recommended
preliminary site plan approval with the following conditions:

1. Cross access easement for the pedestrian pathway shall be submitted for township attorney
approval and recorded prior to issuance of a land use permit for any site improvements.

2. A floating easement to allow cross-access across subject site from adjacent properties
should the subject site be redeveloped shall be submitted for township attorney approval and
recorded prior to issuance of a land use permit for any site improvements.

3. All sewer fees shall be paid in full prior to issuance of a land use permit for any site
improvements.

4. Prior to issuance of a land use permit the applicant shall submit a photometric plan that
shows that the intensity of light within a site does not exceed ten (10) footcandles or one (1)
footcandle at any property line, except where it abuts a residentially used or zoned site
whereby a maximum of 0.5 footcandles is permitted. Applicant shall propose an exterior
light that is similar to the suggested Village Center lighting.

Item 2.
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5. Final site plan shall indicate required lighting along M-36 pathway and parking area. Light
fixtures to match approved Village Center fixtures and shall comply with light intensity
requirements.

6. The final site plan shall note that “All lighting shall be turned off between 11:00 PM and
Sunrise except when used for commercial and industrial uses, such as in sales, assembly and
repair areas, where such use is open for business after 11:00 p.m. but only for so long as
such use open for business. Lighting used for security between 11:00 pm and sunrise shall
be controlled by a motion sensor.”

7. Prior to issuance of a land use permit the applicant shall receive approval from all required
agencies including, but not limited to, Hamburg Township Fire, Utilities Department,
Livingston County Drain Commissioner, MDOT, and Livingston County Water Authority.

8. A sign program meeting the standards of Section 36-479 shall be submitted for approval by
the Planning Commission prior to issuance of a land use permits for signage.

9. Tree preservation location and details shall be delineated on the final site plan.

10. A change of use permit shall be issued for every occupant of the structure. At the time of
permit application, a parking count shall be provided by the property owner indicating the
available parking for each use.

11. Parking space size may be reduced as indicated on the site plan.

12. Final site plan shall show required screening of parking area and mechanical and electrical
equipment.

13. No outside storage areas are permitted.

14. Prior to final site plan approval architecture shall be approved by the Planning Commission.

15. Shrubs shall be maintained at three feet tall and additional screening shall be provided along
the east property boundary.

At the June 6, 2023 Township Board meeting, the Board approved the preliminary site plan as
conditioned by the Planning Commission at the May 31 meeting.

On June 6, 2023, the applicant submitted revised final site plans and a response letter (attached).

On June 13, 2023, the applicant’s architect, Todd Calloway, Commissioner Victor Leabu, and I
(Amy Steffens), met to discuss building architecture. It was agreed that the Mr. Calloway would
show elevations with a covered porch across the front south elevation, provide awnings above the
entry and overhead doors on the east elevation, and provide additional masonry detail. As of this
writing, no building elevations have been submitted but staff is confident that the applicant will
work with the township to create a building that meets the intent of the Village Center zoning
district.

Staff provides the following response to the conditions of the May 31 preliminary site plan
approval recommendation:
1. Cross access easement for the pedestrian pathway shall be submitted for township attorney
approval and recorded prior to issuance of a land use permit for any site improvements.
An easement is indicated on the site plan. Staff will work with the applicant and township
attorney to formalize the easement for recording prior to issuance of land use permits.
2. A floating easement to allow cross-access across subject site from adjacent properties
should the subject site be redeveloped shall be submitted for township attorney approval and
recorded prior to issuance of a land use permit for any site improvements.

Item 2.
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An easement is indicated on the site plan. Staff will work with the applicant and township
attorney to formalize the easement for recording prior to issuance of land use permits.

. All sewer fees shall be paid in full prior to issuance of a land use permit for any site
improvements.

The applicant’s engineer has been in contact with Brittany Campbell, utilities coordinator.
REU review will be required for each individual user and sewer fees paid in full prior to
issuance of a land use permit.

Prior to issuance of a land use permit the applicant shall submit a photometric plan that
shows that the intensity of light within a site does not exceed ten (10) footcandles or one (1)
footcandle at any property line, except where it abuts a residentially used or zoned site
whereby a maximum of 0.5 footcandles is permitted. Applicant shall propose an exterior
light that is similar to the suggested Village Center lighting.

The light fixtures most recently installed for a project in the Village Center zoning district,
Hampton Manor senior housing facility, have been discontinued.

vare for
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5. MOUNTING PAMZ

The applicant found fixtures of similar design (attached at end of report) that the
Commission should consider and decide if any of those fixtures would be acceptable
substitutes.

Final site plan shall indicate required lighting along M-36 pathway and parking area. Light
fixtures to match approved Village Center fixtures and shall comply with light intensity
requirements.

See above.

The final site plan shall note that “All lighting shall be turned off between 11:00 PM and
Sunrise except when used for commercial and industrial uses, such as in sales, assembly and
repair areas, where such use is open for business after 11:00 p.m. but only for so long as
such use open for business. Lighting used for security between 11:00 pm and sunrise shall
be controlled by a motion sensor.”

Prior to issuance of a land use permit the applicant shall receive approval from all required
agencies including, but not limited to, Hamburg Township Fire, Utilities Department,
Livingston County Drain Commissioner, MDOT, and Livingston County Water Authority.
The fire marshal has amended his review letter to no longer require a fire hydrant. MDOT
permit has been issued.

Item 2.
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8. A sign program meeting the standards of Section 36-479 shall be submitted for approval by
the Planning Commission prior to issuance of a land use permits for signage.

9. Tree preservation location and details shall be delineated on the final site plan.
Completed; see sheet LAI.1

10. A change of use permit shall be issued for every occupant of the structure. At the time of
permit application, a parking count shall be provided by the property owner indicating the
available parking for each use.

11. Parking space size may be reduced as indicated on the site plan.
Commission granted a waiver for reduced parking stall size.

12. Final site plan shall show required screening of parking area and mechanical and electrical
equipment.
A solid row of boxwoods is shown along the eastern property boundary, shielding the
parking area from off-site views. The Commission should determine if this row of shrubs,
to be maintained at a height of at least 3 feet, will be adequate to meet the intent of Section
36-187(1), Parking lot screening: All off street parking spaces or loading areas must be screened
from view of any public road or pedestrian path right-of-way, or private road or pedestrian path
easement by an evergreen hedge row or masonry wall, which is consistent with building architecture
and site design, at least three feet in height.

13. No outside storage areas are permitted.

14. Prior to final site plan approval architecture shall be approved by the Planning Commission.
As of this writing no revised building elevations have been submitted.

15. Shrubs shall be maintained at three feet tall and additional screening shall be provided along
the east property boundary.
See above.

RECOMMENDATIONS:

Staff recommend the Planning Commission review, discuss and make a recommendation to the
Township Board to either approval or denial of the Final Site Plan Application (PSPA23-0001)
or table the application and request any additional information deemed necessary for review.

Site Plan Review 23-0001 Draft Approval Motion:

The Planning Commission recommends approval of the final site plan (SPA23-0001) for the
construction of a 22,360 square-foot multi-tenant commercial building, with associated parking
and site improvements (site location 7749 E M-36; TID 15-25-200-068) to the Township Board
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 Village Center district under section 36-187 as
discussed at tonight’s meeting and as presented in the staff report.

Conditions:

1.

2.

Cross access easement for the pedestrian pathway shall be submitted for township attorney
approval and recorded prior to issuance of a land use permit for any site improvements.

A floating easement to allow cross-access across subject site from adjacent properties
should the subject site be redeveloped shall be submitted for township attorney approval and
recorded prior to issuance of a land use permit for any site improvements.

All sewer fees shall be paid in full prior to issuance of a land use permit for any site
improvements.

Item 2.
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4. Prior to issuance of a land use permit the applicant shall submit a photometric plan that
shows that the intensity of light within a site does not exceed ten (10) footcandles or one (1)
footcandle at any property line, except where it abuts a residentially used or zoned site
whereby a maximum of 0.5 footcandles is permitted. Applicant shall propose an exterior
light that is similar to the suggested Village Center lighting.

5. Final site plan shall indicate required lighting along M-36 pathway and parking area. Light
fixtures to match approved Village Center fixtures and shall comply with light intensity
requirements.

6. Prior to issuance of a land use permit the applicant shall receive approval from all required
agencies including, but not limited to, Hamburg Township Fire, Utilities Department,
Livingston County Drain Commissioner, MDOT, and Livingston County Water Authority.

7. A sign program meeting the standards of Section 36-479 shall be submitted for approval by
the Planning Commission prior to issuance of a land use permits for signage.

8. Final site plan shall show required screening of parking area and mechanical and electrical
equipment.

9. No outside storage areas are permitted.

10. Shrubs along south and east property boundaries shall be maintained at no less than three
feet tall.

The subject site is a 2.0-acre parcel located on the north side of M-36, west of the Hamburg/Green
Oak Twonship boundary. The site is currently vacant but was previously developed with a
restaurant that was lost to a fire in 2014. Table 1, below, lays out the zoning districts, use, and
future land use designations for immediate area.

Table 1 Current Zoning Classification Current Use of Property Future Land use Designation

Subject Site Village Center Vacant South: Village Gateway District
North: Industrial

North Village Center Office Industrial

South Village Center CEl Village Gateway District

East Village Center Office/professional South: Village Gateway District
North: Industrial

West Village Center Religious South: Village Gateway District

North: Industrial

PROJECT DESCRIPTION

Site plan review application to allow construction of a 22,360-square foot multi-tenant commercial
building, with associated parking and site improvements. The proposed project would relocate the
existing driveway location approximately 90 feet to the west to accommodate the multi-use
building on the west side of the parcel and parking on the east side. The relocated driveway will
be approximately 70 feet (centerline to centerline) from the curb cut for the commercial use to the
east. Section 36-339 of the Zoning Ordinance requires that the minimum spacing between two
commercial driveways on the same side of the road shall be determined based upon posted speed
limits along the parcel frontage. The minimum spacings are measured from centerline to centerline.
The posted speed limit along this stretch of M-36 is 40 miles per hour, which requires a minimum
driveway spacing of 225 feet. On April 12, 2023 the Zoning Board of Appeals granted variance
approval to permit a relocated driveway to be less than 225 feet from the commercial driveways
to the east and west (meeting minutes attached).

Item 2.
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The project plans and building elevations are attached to this report for the Planning Commissions

Item 2.

review.
Table 2 (Section
36-186) Required Proposed Status
Front No more than 20 feet from front lot line.
PC may permit front yard setback greater
than 20 feet but not to exceed average
front yard setbacks for the adjacent
buildings (181 feet) 18 feet Conforms
Rear 15 feet Conforms
West Side Minimum 10 feet* 22.1 feet Conforms
East Side Minimum 10 feet* 52 feet Conforms
Height 2.5 stories/35 feet maximum 1 story/27.6 feet Conforms
Lot size 10,600 square feet with sanitary sewer Conforms
Lot coverage
Buildings 50 percent 32% Conforms
Impermeable g0 percent 76% Conforms
Bikepath (Section Required in locations designated in the 8-foot along south
36-187) Hamburg Village Master Plan property boundary Conforms
Table 3 Required Proposed Status
Section: 36-187(i): South One canopy street tree shall be planted 5 trees Deficient one
M-ROW within five feet of the front lot line for tree
each 40 linear feet of frontage.
North (237 linear feet) 10-foot buffer zone: 1 canopy or 12 trees, no shrubs Conforms
evergreen tree or 4 shrubs for every 20
linear feet along property line rounded
upward = 12 trees or 48 shrubs
East (368) 10-foot buffer zone: 1 canopy or 19 trees (preserving one),  Conforms
evergreen tree or 4 shrubs for every 20  no shrubs
linear feet along property line rounded
upward = 19 trees or 74 shrubs
West (368) 10-foot buffer zone: 1 canopy or 30 (preserving nine) Conforms
evergreen tree or 4 shrubs for every 20
linear feet along property line rounded
upward = 19 trees or 74 shrubs
Section 36-283: Parking lot One canopy tree required for each 13 trees; no landscaped No landscaped
landscaping (26,100 square 2,000 square feet of paved driveway islands islands; waiver
feet) and parking lot surface; two tree requested

minimum = 13 trees required within
parking lot envelope, with 4 trees in
landscaped islands
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Section 36-187(i) Parking
lot screening

All off street parking spaces or loading
areas must be screened from view of
any public road or pedestrian path
right-of-way, or private road or
pedestrian path easement by an
evergreen hedge row or masonry wall,
which is consistent with building
architecture and site design, at least
three feet in height.

32 two-foot tall shrubs
along south; none
proposed along east
parking area

Shrubs must be
maintained at 3
feet tall;
additional
screening
required along
easter property
boundary
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Sec. 36-280. Existing plant material.

(a) Consideration of existing elements in the landscape design. In instances where healthy plant
material exists on a site prior to its development, the planning commission may permit
substitution of such plant material in place of the requirements set forth in this section.

(b)  Preservation of existing plant material. Site plans shall show all existing trees which are
located in the portions of the site that will be built upon or otherwise altered, and are six inches
or greater in caliper, measured 12 inches above grade.

(1) Trees shall be labeled "To Be Removed" or "To Be Saved" on the site plan. If existing plant
material is labeled "To Be Saved" on the site plan, protective measures should be
implemented, such as the placement of a tree guard at the dripline around each tree. No
vehicle or other construction equipment shall be parked or stored within the dripline of any
tree or other plant material intended to be saved.

(2) In the event that healthy plant materials which are intended to meet the requirements of this
article are cut down, damaged or destroyed during construction, said plant material shall be
replaced with the same species as the damaged or removed tree or approved substitute, in
accordance with the following schedule, unless otherwise approved by the zoning
administrator based on consideration of the site and building configuration, available
planting space, and similar considerations:

Damaged Tree* Replacement Tree | Replacement Ratio

Less than 6 inches 2% to 3 inches 1 for 1

More than 6 inches | 2% to 3 inches 1 replacement tree for each 6 inches in caliper or fraction
thereof of damaged tree

Staff analysis: Existing plant material to be saved is not noted on the site plan; tree protection details
are included in the site plan.

Staff suggested condition: Tree preservation details shall be delineated on the final site plan.

Section 36-283:

Waivers and Modifications. The Planning Commission may waive or modify the fencing or landscape
buffering requirements upon a determination that a solid fence or landscaping buffer will not be necessary
or effective for screening. In making such a determination, the following shall be considered.

1. Need for security;

2. Abutting district or existing use;

3. Extent that existing natural vegetation provides the desired screening;

4. Topography which would eliminate the benefits of required landscaping;

5. Building heights and views in relation to existing topography and vegetation as well as views from

adjacent uses;
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6. Similar conditions existing such that no good purpose would be served by providing the required
landscaping plan.

Staff analysis: The request for no landscaped parking islands appears to be reasonable, given that the site’s
parking lot is designed to accommodate required parking, on-site stormwater management, and emergency
vehicle access.

LIGHTING:

Section 36-295:

1. Exterior lighting shall be fully shielded and directed downward toward the Earths surface, away
from residential uses, roads, glass, water or other reflective materials which would create
excessive off-site glare or incident rays.

The lighting plan provided is adequate to determine the conformance to the zoning ordinance
requirements. However, staff would suggest that the exterior light style does not match the Village
Center lighting style that has been installed in various locations throughout the Village Center, most
recently at the senior living facility on the south side of M-36 (below).
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Staff Suggestion Condition: Applicant shall propose an exterior light that is similar to the suggested
Village Center lighting and shall re-submit a photometric plan prior to issuance of a land use permit
that is specific to the approved lighting style.

2. The Zoning Administrator and/or Planning Commission may approve decorative light fixtures
as an alternative to shielded fixtures when it can be proven that there will be no off-site glare
and the proposed fixtures will improve the appearance of the site.

See discussion above.

3. Lights on poles shall not be taller than the building whose area they illuminate nor taller than
fifteen (15) feet whichever is shorter. Lights on poles may exceed fifteen (15) feet up to twenty
(20) feet if the fixtures are located a minimum of seventy-five (75) feet from any planned, zoned
or used residential areas.

No light poles are proposed.

4. Lighting shall not be of a flashing, moving or intermittent type.
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No flashing lighting is proposed.

5. Except where used for security purposes, all outdoor lighting fixtures, existing or hereafter
installed and maintained shall be turned off between 11:00 p.m. and sunrise, except when used
for commercial and industrial uses, such as in sales, assembly and repair areas, where such use
is open for business after 11:00 p.m. but only for so long as such use open for business. Businesses
with light fixtures used for security purposes are encouraged to use a motion detection device
which is directed to detect motion within the property.

Staff Suggested Condition: Final site plan shall note that “all outdoor lighting fixtures, existing or
hereafter installed and maintained shall be turned off between 11:00 p.m. and sunrise, except when used for
commercial and industrial uses, such as in sales, assembly and repair areas, where such use is open for
business after 11:00 p.m. but only for so long as such use open for business.”

6. Any light fixture must be placed in such a manner that no light emitting surface is visible from
any residential area or public/private roadway, walkway, trail or other public way when viewed
at ground level.

7. The intensity of light within a site shall not exceed ten (10) footcandles or one (1) footcandle at
any property line, except where it abuts a residentially used or zoned site whereby a maximum
of 0.5 footcandles is permitted. The only exception is with gas station canopy and automobile
dealership lighting, where a maximum of twenty (20) footcandles is permitted within the site but
the above standards shall apply to intensity at the property line.

See discussion above under standard one.

Section 36-187(i):
Lighting.

1. A consistent type of pedestrian scale ornamental lighting shall be provided along all sidewalks,
within any off-street parking lots and along road frontages.

Staff analysis: The site plan does not include lighting along the pedestrian path on M-36 or within the
parking lot.

Staff suggested condition: Final site plan shall indicate required lighting along M-36 pathway and parking
area. Light fixtures to match approved Village Center fixtures and shall comply with light intensity
requirements.

Sec. 36-295(e). Sign Lighting Standards.

1. Indirect illumination of signs, canopies and buildings is permitted provided a maximum 125
watt bulb is utilized and there is no glare.

2. The use of laser light source, searchlights or any similar high intensity light for outdoor
advertisement or entertainment is prohibited.

3. Luminous tube and exposed bulb fluorescent lighting is prohibited as part of a sign provided
the proposed luminous tube or exposed bulb fluorescent lighting is determined to be consistent
with the architectural character of the building.

4. Internally illuminated signs shall have a minimum of 60% of the sign face composed of an
opaque surface which allows no light to transmit through.
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Staff analysis: No signs have been submitted for review. Any future signage shall comply with the above
lighting standards.

Section 36-334 Parking space requirements

The applicant proposes one parking space for every 400 square feet of floor area, which is the standard for
both “Furniture and appliance stores, personal services (except beauty parlors and barbershops), household equipment or
furniture repair shops, clothing or shoe repair or service shops, hardware stores” and for “general office building.” Without
knowing the individual tenants, it is difficult for staff to determine if the provided parking is adequate. The applicant should
be aware that for each change of use application submitted for each tenant, the parking for that user will be calculated using
the standards set forth in 36-334. For example, if a restaurant use applied for a change of use, the restaurant parking
requirements would be calculated at one parking space for each four-patron seats, plus one parking space for each two
employees. Ifthe sum total of every user in the commercial building exceeds the provided parking, the change of use permit
application would not be approvable based on parking requirements.

Staff suggested condition: A change of use permit shall be required for every tenant. At the time of permit
application a parking count shall be provided by the property owner indicating the available parking for each
use.

General Parking Requirements:
1. Off-street parking for non-residential uses shall be located on the | Conforms
same lot or parcel or within three hundred (300) feet of the
building it is intended to serve provided the provisions of Section
10.2.2., Collective Parking, are met.

2. A minimum area of 200 square feet shall be provided for each | Proposed parking space size 185
vehicle parking space and each space shall be designated and | square feet; waiver requested
reserved for parking.

3. A suitable means of ingress and egress shall be provided and | Conforms
located to minimize traffic congestion and interference with
pedestrian movement. The location of all entrances and exits and
directional signs, shall be approved by the Planning Commission,
and where required by the Livingston County Road Commission
and the Michigan Department of Transportation.

4. Parking areas with a capacity of four or more vehicles shall be | Conforms
hard surfaced (either concrete, bituminous asphalt or other
stabilized engineered surface) prior to occupancy and shall
provide adequate drainage facilities to dispose of all collected
surface water. The requirement for paving may be waived by the
Planning Commission through paragraph 10.2.1.1.

5. Except for single-family residential lots, lighting shall be | See photometric plan
provided for use when a parking area is in operation. The
installation of such lighting shall be so hooded or shielded as to
reflect the light away from abutting or neighboring property.

6. When required off-street parking in a non-residential district abuts | Conforms
a residential district, there shall be located a landscaped buffer
strip fifteen (15) feet wide and parallel to the mutual boundary.
The buffer strip shall be composed of trees and/or foliage. In lieu
of a buffer strip, the Planning Commission may permit or require
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a solid fence or wall between six (6) and eight (8) feet in height
shall be located along the mutual boundary.

7. Federal and State requirements regarding handicapped parking | Conforms; will be reviewed by
and access shall apply. LCBD

Staff analysis: A 185-square foot parking stall is not inappropriately sized and would be an acceptable
deviation from the ordinance requirement.

DRIVEWAYS: COMMERCIAL Section 36-335

General Standards MDOT permit issued
A. Driveways shall be located so as to minimize interference with the
free movement of traffic, to provide adequate sight distance, and to
provide the most favorable driveway grade.

B. Driveways, including the radii but not including right turn lanes,
passing lanes and tapers, shall be located entirely within the right-of-
way frontage, unless otherwise approved by Livingston County or the
Michigan Department of Transportation and upon written certification
from the adjacent property owner agreeing to such encroachment.

SIGNS
Section 36-478:

The following signs are permitted in the Village Center district. However, nonresidential multi-tenant
developments must create a sign program. No signage or sign program has been submitted by the applicant.

Wall signs. Wall signs shall be placed generally within a sign band located above the store front and
not to exceed 80 percent of the linear frontage. Maximum size per facade is 0.75 square feet per linear
foot up to 24 square feet. Letters shall not exceed 18 inches and shall be mounted flush against the wall.

Awning sign. Sign lettering and/or logo shall not comprise more than 20 percent or ten square feet of the
exterior surface of the canopy.

Projecting signs. signs shall not project more than 48 inches from the building face and shall have a
maximum size of five square feet per side. These signs shall have wrought iron mounting hardware.

Window signs. Window signs shall not exceed ten percent of the window so that visibility into and out of
the window is not obscured. Window signs shall be directly applied to the window or hung inside the
window, concealing all mounting hardware and equipment.

Freestanding signs. Freestanding signs must be ground mounted and architecturally harmonious with the
character of the building. They must meet the size requirements of this chapter and be located in a
landscaped area.

One-day portable signs. must be made of wood or decorative metal with cast iron brackets and shall be
architecturally compatible with the style, composition, materials, colors, and details of the building.

Staff analysis: A sign program must be submitted and approved by the Commission prior to issuance of a
land use permit for signage.
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Section 36-187(i) VC and VR Village Center and Village Residential Districts: the Zoning
Ordinance specifies additional Village Center district standards, below, with staff analysis for
each applicable standard.

(1) Design standards. The following design standards shall apply to all site plans reviewed under
article III of this chapter special uses reviewed under section 36-36 subdivision plats reviewed
under the subdivision control ordinance, and condominium projects reviewed under the
condominium ordinance.
a. General. The overall design and mixture of uses shall be consistent with the intent of this
district. Compatibility of uses shall be determined by the following:
1. The uses shall not create noise, dust, odors, fumes or other nuisances that will have an
obnoxious effect on surrounding residences.

Staff analysis: There is no existing adjacent residential use that would be impacted by the
proposed commercial project. If adjacent lots were to be developed with residential uses in
the future, staff does not find that the commercial structure would have a negative impact

in terms of noise, dust, odors, fumes, or other similar nuisances.

2. Traffic volumes generated by the use shall not have a negative impact on surrounding
residential character.

Staff analysis: The expected traffic for a commercial use is not likely to have a negative
impact on surrounding residential character. The Commission could request a traffic impact
analysis be submitted for final site plan review.

3. Architecture shall meet the requirements of section 36-73(7).

Staff analysis: see below

4. Location and use of yards shall contribute to the continuation of open space areas within
the immediate vicinity.

Staff analysis: There is no open space in the vicinity other than the required yards on
adjacent parcels.

5. Location and design of landscaping and pedestrian areas shall be compatible with and
enhance the area pedestrian and open space network.

Staff analysis: The sidewalk and streetscape landscaping will be pedestrian in scale.

6. Location, size and types of architectural projections such as porches or awnings shall be
compatible with other structures along the same block.

Staff analysis: See architecture discussion below.

7. Location, scale and design of signs shall be consistent with the character of other signs,
street elements structures and uses located along the same street.

Item 2.
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Staff analysis: No signage is proposed but a sign program will be required for Planning
Commission approval.

8. Residential development shall be designed to be compatible with surrounding land uses,
while providing a mixture of housing types to meet the varied needs of Township
residents.

Staff analysis: No residential development proposed.

b. Sidewalks/pedestrian circulation.
1. Site design shall demonstrate a special sensitivity to pedestrian circulation and safety.

2. Sidewalks at least five feet wide and at least seven feet wide where abutting parking
shall be provided along public streets and private roads; bike paths shall be required in
locations designated in the Hamburg Village master plan or to provide linkages with
existing or planned bike paths.

3. All developments shall provide pedestrian linkages between public sidewalks and the
building entrances.

Staff analysis: An eight-foot wide paved path along M-36 will be installed.

Staff suggested condition: Cross access easement agreement shall be approved by the
township attorney

c. Common open space. For any development which includes ten or more dwelling units,
1,500 square feet of common open space shall be provided per dwelling unit. Such open space
may be counted towards meeting open space requirements for minimum lot size reductions,
provided that it meets all of the following requirements:
1. Open space shall be set aside by the developer through an irrevocable conveyance that is
found acceptable to the planning commission, such as:
(1) Recorded deed restrictions;
(i1) Covenants that run perpetually with the land; or
(ii1) A conservation easement established per section 8204 of Public Act No. 451 of 1994
(MCL 324.8204).

2. The common open space shall be used for social, recreational and/or natural
preservation. Common open space within the village shall be of a distinct geometric shape,
generally rectilinear or square. The common open space shall include landscaping,
sidewalks, pedestrian benches and pedestrian scale lamp posts. Open space at the edges of
the village, as shown on the Hamburg Village master plan shall be left in a natural state,
with the exception of trails or boardwalks.

Staff analysis: No residential uses proposed.

d. Parking/loading areas.

Item 2.
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1. The amount of parking for nonresidential uses required under article IX of this chapter
may be reduced by the planning commission by up to 50 percent upon a finding that
patrons will be able to walk to the use from nearby residential areas, patrons are parked at
other uses and visiting several uses, and/or on-street parking is available.

2. Off street parking lots shall be located behind the front line of the principal building.
Where this is not feasible or practical, the planning commission may permit off street
parking within the front yard. Parking lots must be setback from any front lot line a
minimum of 20 feet.

Staff analysis: Proposed parking conforms to this standard.

3. All off street parking spaces or loading areas must be screened from view of any public
road or pedestrian path right-of-way, or private road or pedestrian path easement by an
evergreen hedge row or masonry wall, which is consistent with building architecture and
site design, at least three feet in height.

Staff analysis: The proposed row of boxwoods would screen the parking lot from M-36,
so long as the height is maintained at three feet, but additional boxwoods should be planted
within the east setback to further screen parking from M-36.

4. Where parking or loading areas abut a residential use, a six-foot-tall masonry wall,
which is consistent with building architecture and site design, shall be constructed between
the parking lot or loading area and the adjacent residential use. The planning commission
may substitute the masonry wall with one or more rows of six-foot-tall evergreens.

5. Loading/unloading from secondary streets may be permitted by the planning commission
rather than the required on-site loading, upon demonstration by the applicant that through
traffic flow and access to neighboring uses will not be disrupted.

Staff analysis: Not proposed

e. Architecture: See staff discussion of architecture under Site Plan Review Standards, below
1. Buildings shall possess architectural variety but enhance the overall cohesive and
historic village character.

2. Building architecture shall meet the standards of section 36-73(7).

3. The first floor of front facades shall include at least 30 percent windows. The
approximate size, shape, orientation and spacing shall match that of buildings on adjacent
lots.

4. The mass and proportion of structures shall be similar to structures on adjacent lots and
on the opposite site of the street. Larger buildings may be broken-up with varying building
lines and rooflines to provide a series of smaller scale sections which are individually
similar in mass and proportion to surrounding structures.
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5. Buildings located on corner lots shall provide distinct and prominent architectural
features or site elements which reflect the importance of the building's corner location and
creates a positive visual landmark. An entry feature or site landmark shall be required at
corners designated for such a feature in the Hamburg Village master plan. The architectural
feature or site element shall be subject to planning commission approval.

On sites which contain commercial structures over 50 years old, no exterior portion of any
commercial building or structure (including walls, fences, light fixtures, steps, pavement,
or other appurtenant features), or aboveground utility structures shall be erected, altered,
restored, moved or demolished without the review of the planning commission prior to the
issuance of a land use permit. The purpose of the planning commission review is to advise
on actions which may or may not be compatible with the desirable historic, architectural or
cultural aspects of the district. The planning commission may consider Standards for
Rehabilitation and Guidelines for Rehabilitation of Historic Buildings prepared by the U.S.
Department of Interior for reviewing actions within the Old Hamburg Village. Such
standards are made part of this chapter.

Staff analysis: Not applicable.

6. For proposed alterations to commercial structures for which site plan review is not
required under article III of this chapter, the review of the planning commission shall be
advisory to the zoning administrator in the issuance of a land use permit. The provisions
of this section shall not be construed to prevent the ordinary maintenance or repair of any
exterior feature. Further, the provisions of this section shall not prevent the construction,
alteration, restoration or demolition of any feature which the building inspector certifies
is required because of a threat to public safety.

f. Signs. Signs shall be designed to be compatible with the principal building's architecture
and materials.

Staff analysis: Sign program will be required for Planning Commission approval.

g. Street and access design. Streets shall meet the following, with the acknowledgment that for
any public streets, any more stringent standards of the county road commission or the
Michigan Department of Transportation shall apply.

1. Access points to M-36 shall be spaced at least 500 feet apart.

2. Access points along streets or driveways intersecting with M-36 shall be setback at
least 60 feet from the M-36 right-of-way line.

3. The Township may require shared access or connections between adjacent uses as a
means to limit conflict points and preserve capacity along M-36.

4. The maximum length of blocks shall be 700 feet.
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5. Street connections to adjacent parcels shall be provided where the master plan identifies
a future street connection or there is the possibility to create future street connections.
Road stubs for future connections shall be improved to the parcel line.

Staff analysis: No new street installation is proposed. Access will be from M-36 only.

h. Landscaping. All landscaping shall meet the minimum requirements of article VIII of this
chapter. Because of the higher density of development permitted in the VC and VR districts,
the following standards shall apply to frontage landscaping in place of the standards contained
in article VIII of this chapter:
1. At least an 80-foot-wide landscaped greenbelt shall be provided along undeveloped areas
of M-36, as designated on the Hamburg Village master plan, with at least two rows of trees
spaced no greater than 25 feet on center. Trees shall be a mixture of evergreen and canopy
trees meeting the minimum plant size requirements of article VIII of this chapter. Provision
of this landscaped greenbelt may be counted towards the common open space requirements
of subsection (c¢) of this section.

2. Along all road frontages, other than M-36 section identified in subsection (i)(1)h.1 of
this section, one canopy street tree shall be planted within five feet of the front lot line for
each 40 linear feet of frontage.

Staff analysis: One additional tree should be planted along the M-36 frontage in order to
comply with this requirement.

1. Lighting.
1. A consistent type of pedestrian scale ornamental lighting shall be provided along all
sidewalks, within any off-street parking lots and along road frontages.

Staff analysis: No lighting is proposed. Final site plan should indicate location and light
fixture details for Commission approval.

2. Parking lot lighting shall not be greater than 20 feet in height.

(2) Approval standards. The following criteria shall be used, in addition to the standards
contained in article III of this chapter or the subdivision control ordinance, as a basis upon which
site plans or subdivision plats shall be reviewed and approved by the Township:
a. Compatibility with adjacent uses. The proposal shall be designed, constructed, and maintained
to be compatible with permitted uses on surrounding land to the extent that is reasonably
feasible, giving consideration to economic and site conditions. Consideration may be given to:
1. The location and screening of vehicular circulation and parking areas in relation to
surrounding development, to the maximum extent feasible.

2. The location and screening of outdoor storage, outdoor activity and work areas, and
mechanical equipment in relation to surrounding development.
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3. The bulk, placement, and materials of construction of the proposed use in relation to
surrounding development shall be compatible as determined by the general requirements
listed in section 36-187(i)(1)a.

Staff analysis: With the additional screening along M-36 and the east property boundary
of the parking lot, this requirement will be met, although mechanical equipment is not
indicated on the site plan.

Staff suggested condition: Final site plan shall show location and screening of mechanical
equipment.

4. Proposed site amenities.
5. The site grading and stormwater drainage plan.

b. Transportation and access. The proposed use shall be designed to minimize the impact of
traffic generated by the use to the extent that is reasonably feasible, giving consideration to
economic and site conditions. Consideration may be given to the following:

1. Relationship between the proposed development and existing and proposed streets.

2. Estimated traffic generated by the proposed use.

3. Location and access to on-street parking.

4. Location and access to off-street parking.

5. Provisions for vehicular traffic.

6. Continuation of the planned street network for the village.

The planning commission may require a traffic impact study for special uses.

Staff analysis: A roadway to the north of this site, connecting M-36 and Industrial Drive, is
proposed in the Village Future Land Use plan. Staff's suggested condition of a floating
easement for cross access could be used for this future connection between the two existing
roadways.

c. Building architecture. In determining the appropriateness of buildings, design elements
shall be evaluated in relation to existing and proposed surrounding buildings and uses. The
design shall meet the standards of subsection (i)(1)g of this section

d. Emergency access. All buildings or groups of buildings shall be so arranged as to permit
convenient and direct emergency vehicle access.

Staff analysis: Public Safety approval will be required prior to final site plan approval.

e. Health and safety concerns. Any use shall comply with applicable federal, state, county, and
local health and pollution laws and regulations related to noise; dust, smoke and other air
pollutants; vibration; glare and heat; fire and explosive hazards; gases; electromagnetic;
radioactive materials; and toxic and hazardous materials. The planning commission may
require an environmental impact study for special uses.
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Staff analysis: No negative health or safety concerns are expected from proposed commercial
development. Each tenant will require a change of use review by the township zoning
administrator and fire marshal and will be reviewed in light of zoning requirements.

f. Screening. Off-street parking, outside refuse, storage areas, and mechanical and electrical
equipment which are within sight of adjacent residential districts or public roads shall be
adequately screened.

Staff suggested condition: Final site plan shall show required screening of parking area and
mechanical and electrical equipment. No outside storage areas are proposed.

g. Appearance. Signs and other site features shall be designed and located on the site so that
the proposed development is aesthetically pleasing and harmonious with nearby
developments.

Staff analysis: A sign program will be required to be approved by the Commission prior to
issuance of land use permits.

SITE PLAN REVIEW STANDARDS

In the review of all site plans, the Zoning Administrator and the Planning

Commission shall endeavor to assure the following:

A. The proposed development conforms to all provisions of the Zoning Ordinances.
Please see the discussion of ordinance compliance for analysis on the project
compliance and consistency with the intent and purpose of the Township’s Zoning
Ordinance.

Variances have been granted for the relocated driveway along M-36.

B. All required information has been provided.
The information submitted appears to be adequate to allow the Planning Commission
to review and make comment on the preliminary site plan for the subject site.

C. The movement of vehicular and pedestrian traffic within the site and in relation
to access streets and sidewalks will be safe and convenient.
Michigan Department of Transportation has approved the relocated driveway.
Additionally, the proposed sidewalk along M-36 will connect with the walkway
immediately in front of the commercial building.

D. The proposed development will be harmonious with existing and future uses in
the immediate area and the community.
The proposed development will provide for a general use commercial structure, which
is compatible with the zoning and the future uses of the Master Plan. However, staff
has serious reservations about the architecture of the proposed building, as discussed
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below, as well as providing future connectivity through this site to accommodate
future redevelopment of this site.

The proposed development provides the necessary infrastructure improvements,
such as roads, drainage, pedestrian facilities and utilities, to serve the site, and be
adequately coordinated with the current and future use of adjacent properties.
The site is proposing on-site stormwater management, a pedestrian path, and one right-
in only access point from a relocated driveway. However, a cross-access easement
for the path and a floating easement for future connectivity to adjacent parcels would
facilitate future connectivity and ensure that the pedestrian path remains accessible to
the public.

Staff suggested conditions: Cross access easement for the pedestrian pathway shall
be submitted for township attorney approval and recorded prior to issuance of a land
use permit for any site improvements.

A floating easement to allow cross-access across subject site from adjacent properties
should the subject site be redeveloped shall be submitted for township attorney
approval and recorded prior to issuance of a land use permit for any site improvements.

The applicable requirements of Township, County and State agencies are met
regarding grading and surface drainage and for the design and construction of
storm sewers, storm water holding facilities, water mains, and sanitary sewers.
The site plan has been forwarded to the Township Engineer, Utilities Department and
the Livingston County Water Authority. Prior to issuance of a building permit the
applicant will need approvals from all the required local, state, and federal agencies.
The Utilities Department has provided a preliminary opinion of probably cost for
sewer REUs and has requested that a condition of site plan approval be as follows: A/l
sewer fees shall be paid in full prior to issuance of a land use permit for any site
improvements.

Natural resources will be preserved to the maximum extent possible in the site
design by developing in a manner which will not detrimentally affect or destroy
natural features such as lakes, ponds, streams, wetlands, steep slopes, and
woodlands.

There are no natural features present on the site.

The proposed development shall respect the natural topography to the maximum
extent possible by minimizing the amount of cutting, filling, and grading
required.

The subject property is relatively flat and minimal grading will be required as a part
of this project.

The proposed development will not cause soil erosion or sedimentation.
The LCDC will review the plans and issue a soil erosion and sedimentation control
permit prior to issuance of a building permit.
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Landscaping, including trees, shrubs and other vegetative material is provided
to maintain, improve and/or restore the aesthetic quality of the site.

Staff finds that the provided landscaping would improve the aesthetic quality of the
site.

Conformance to the adopted Hamburg Township Engineering and Design
Standards.

The engineer has reviewed the plans for compliance with the Engineering and Design
Standard and provided comments.

All proposed commercial, office, industrial, institutional and multiple family
development shall utilize quality architecture to ensure that buildings are
compatible with surrounding uses, protect the investment of adjacent
landowners, blend harmoniously into the streetscape and meet the objectives the
Township Master Plan. New buildings, additions and renovations shall be
designed to preserve or complement the design character of existing development
provide visual harmony between old and new buildings, and create a positive
image for the Township's various commercial shopping nodes. Commercial,
office, industrial, institutional and multiple family architecture shall be reviewed
by the Planning Commission under the following criteria:

1. Buildings shall front towards and relate to the public street. Buildings shall
be located to create a define streetscape through uniform setbacks and
proper relationship to adjacent structures. Proper relationship to existing
structures in the area shall be maintained through building mass,
proportion, scale, roof line shapes and rhythm. Buildings within the area
designated on the M-36 Corridor Plan/Master Plan as the '"Hamburg
Village" shall be compatible with the historic character of the
unincorporated place commonly referred to as the '""Old Hamburg Village."

2. Building materials and colors shall relate well and be harmonious with the
surrounding area. Roof shape and materials shall be architecturally
compatible with adjacent buildings and enhance the predominant
streetscape. For any side of a principal building facing a public or private
street, at least fifty percent (50%) of the facade shall be constructed of, or
covered with, the following materials:

a. Brick;

b.  Fluted or scored concrete block;

c. Cut stone;

d. Vinyl siding;

e. Wood siding;

f Glass; or,

g.  Other materials similar to the above as determined by the Planning
Commission.

3. Buildings shall possess architectural variety, but enhance the overall cohesive
community character. Buildings shall provide architectural features, details
and ornaments such as archways, colonnades, towers, cornices or peaked roof
lines.
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4. Building walls over 100 feet in length shall be broken up with a combination
of the following: varying building lines, windows, architectural accents and
trees.

5. Building entrances shall utilize windows, canopies and awnings; provide
unity of scale, texture, and color; and provide a sense of place.

6. Where the rear facade of a building will be visible from a residential zoning
district, or the rear of the site will be used for public access or parking, such
rear facade shall be constructed to a finished quality comparable to the front
facade.

7. Signs, landscaping, lighting and other site elements shall be coordinated and
compatible with the building design, as well as harmonious with other
nearby developments. Developments shall provide site features such as
decorative entry signs, ornamental lighting, pedestrian plazas and/or
pedestrian furniture.

Staff Analysis: The proposed multi-tenant commercial building is a 77-foot by 292-foot
metal clad structure, with a 18.25-foot wall plate and a metal roof with a 2/12 pitch. Five
solid overhead doors are on the east elevation and three glazed overhead doors on the south
elevation along M-36. Metal canopies are located over the three overhead doors on the
south elevation and over each entry door on the east elevation. A masonry facade is
proposed, three feet from grade, along the south and east elevations; no finishes are
proposed along the west or north elevations.

Section 36-73(7) specifies that “For any side of a principal building facing a public or
private street, at least 50 percent of the facade shall be constructed of, or covered with, the
following materials: brick; fluted or scored concrete block; cut stone, vinyl siding; vinyl
siding; glass; or other materials similar to the above as determined by the Planning
Commission.” The metal siding would need to be approved by the Commission as an
acceptable substitute to the noted materials.

Additionally, building walls over 100 feet in length shall be broken up with a combination
of the following: varying building lines, windows, architectural accents, and trees. The
only windows on the 292-foot long east elevation are the windows on the tenant space entry
doors.

The proposed elevations are uninspired and wholly inappropriate for a commercial
structure along a gateway into Hamburg Township that is zoned Village Center. There are
multiple ways to add interest to a metal-sided rectangular building. Height and depth
articulations, additional windows, and a mix of exterior finishes would break up the
expansive east elevation and add aesthetic interest to the south elevation. Staff offers the
images below as examples of architectural details that could be used on the proposed
building. The Commission should also consider requiring additional finishes on the south
and north elevations.
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RECOMMENDATIONS:

Staff recommend the Planning Commission review, discuss and make a recommendation to the
Township Board to either approval or denial of the Preliminary Site Plan Application (PSPA23-
0001) or table the application and request any additional information deemed necessary for
review.

Site Plan Review 23-0001 Draft Approval Motion:

The Planning Commission recommends approval of the preliminary site plan (SPA23-0001) 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
Village Center district under section 36-187 as discussed at tonight’s meeting and as presented
in the Staff Report.

The Planning Commission approves the landscaping waiver for the parking lot islands (please
state the specific landscaping requirements for which a waiver is granted) because it meets the
standards set forth in Section 36-283.

1. Cross access easement for the pedestrian pathway shall be submitted for township attorney

approval and recorded prior to issuance of a land use permit for any site improvements.

2. A floating easement to allow cross-access across subject site from adjacent properties should
the subject site be redeveloped shall be submitted for township attorney approval and recorded
prior to issuance of a land use permit for any site improvements.

3. All sewer fees shall be paid in full prior to issuance of a land use permit for any site
improvements.

4. Prior to issuance of a land use permit the applicant shall submit a photometric plan that shows

that the intensity of light within a site does not exceed ten (10) footcandles or one (1) footcandle
at any property line, except where it abuts a residentially used or zoned site whereby a maximum
of 0.5 footcandles is permitted. Applicant shall propose an exterior light that is similar to the

suggested Village Center lighting.
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10.

11.

12.

13.

Final site plan shall indicate required lighting along M-36 pathway and parking area. Light
fixtures to match approved Village Center fixtures and shall comply with light intensity
requirements.

The final site plan shall note that “All lighting shall be turned off between 11:00 PM and Sunrise
except when used for commercial and industrial uses, such as in sales, assembly and repair
areas, where such use is open for business after 11:00 p.m. but only for so long as such use open
for business. Lighting used for security between 11:00 pm and sunrise shall be controlled by a
motion sensor.”

Prior to issuance of a land use permit the applicant shall receive approval from all required
agencies including, but not limited to, Hamburg Township Fire, Utilities Department,
Livingston County Drain Commissioner, MDOT, and Livingston County Water Authority.

. A sign program meeting the standards of Section 36-479 shall be submitted for approval by the

Planning Commission prior to issuance of a land use permits for signage.

Tree preservation location and details shall be delineated on the final site plan.

A change of use permit shall be issued for every occupant of the structure. At the time of permit
application, a parking count shall be provided by the property owner indicating the available

parking for each use.

All sewer fees shall be paid in full prior to issuance of a land use permit for any site
improvements.

Final site plan shall show required screening of parking area and mechanical and electrical
equipment.

No outside storage areas are permitted.

EXHIBITS:

April 2023 Zoning Board of Appeals meeting minutes
Project plans

Site plan application

Township engineer review letter

Fire marshal review letter

MDOT permit

Utilities letter

LCWA
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[] 662.275.1959

K mmcintirel51@gmail.com

MARC MCINTIRE

OPEN
dAOOR

June 6, 2023

Hamburg Township Board
Hamburg Charter Township
10405 Merrill Road

P.O. Box 157

Hamburg, Michigan 48189

Re: Zander Flex Space, Responses to Conditons from

Dear Board,

Below are the responses to the conditions as set forth by the Hamburg Township Board of Trustees meeting which
occurred on June 06, 2023 at 2:30 pm and in which the owner complies.

1. Cross access easement for the pedestrian pathway shall be submitted for township attorney approval and recorded
prior to issuance of a land use permit for any site improvements.
Concur. Please see updated plans and legal description for review and record.

2. A floating easement to allow cross-access across subject site from adjacent properties should the subject site be
redeveloped shall be submitted for township attorney approval and recorded prior to issuance of a land use permit
for any site improvements.

Concur. Please see legal description for review and record.

3. All sewer fees shall be paid in full prior to issuance of a land use permit for any site improvements.
Concur. Fees are being accessed by Hamburg Utilities.

4. Prior to issuance of a land use permit the applicant shall submit a photometric plan that shows that the intensity
of light within a site does not exceed ten (10) footcandles or one (1) footcandle at any property line, except where it
abuts a residentially used or zoned site whereby a maximum of 0.5 footcandles is permitted. Applicant shall propose
an exterior light that is similar to the suggested Village Center lighting.

Concur. Please see updated plans and details.

5. Final site plan shall indicate required lighting along M-36 pathway and parking area. Light fixtures to match
approved Village Center fixtures and shall comply with light intensity requirements.
Concur. Please see updated plans and details.

6. The final site plan shall note that “All lighting shall be turned off between 11:00 PM and Sunrise except when used
for commercial and industrial uses, such as in sales, assembly and repair areas, where such use is open for business
after 11:00 p.m. but only for so long as such use open for business. Lighting used for security between 11:00 pm and
sunrise shall be controlled by a motion sensor.”

Concur. Please see updated plans.

7. Prior to issuance of a land use permit the applicant shall receive approval from all required agencies including,
but not limited to, Hamburg Township Fire, Utilities Department, Livingston County Drain Commissioner, MDOT,
and Livingston County Water Authority.

Concur. All agencies have reviewed the plans and made necessary comments other than the
Livingston County Drain Commissioner who deferred to the review engineer IMEG and the
Utilities Department. All comments have been fully addressed. Awaiting approval from the
Utilities Department. Letters of approval are attached.
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8. A sign program meeting the standards of Section 36-479 shall be submitted for approval by the Planning
Commission prior to issuance of a land use permits for signage.
Concur.

9. Tree preservation location and details shall be delineated on the final site plan.
Concur. Please see updated plans.

10. A change of use permit shall be issued for every occupant of the structure. At the time of permit application, a
parking count shall be provided by the property owner indicating the available parking for each use.
Concur.

11. Parking space size may be reduced as indicated on the site plan.
Concur. Plans reflect this size.

12. Final site plan shall show required screening of parking area and mechanical and electrical
equipment.
Concur. Please see updated plans.

13. No outside storage areas are permitted.
Concur.

14. Prior to final site plan approval architecture shall be approved by the Planning Commission.
Concur. Please see updated attachments.

15. Shrubs shall be maintained at three feet tall and additional screening shall be provided along the east property.
Concur. Please see updated plans.

We respectfully request that Hamburg approves the subject site plans for Final Approval. If any additional
information is required, please contact us for further assistance.

Sincerely,

Marc Mclntire, PE

Open Door Consultants, LLC
Engineering & Design

PO Box 532

Madison, MS 39130
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