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

 

PLANNING COMMISSION MEETING 

Wednesday, June 21 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: 

Patricia Hughes  
Deborah Mariani 
Ron Muir 
Jeff Muck, Chair 
Joyce Priebe 
 
 

2) ABSENT: 
John Hamlin  
Victor Leabu Jr 
 

 

APPROVAL OF MEETING AGENDA for tonight. 

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

VOTE: MOTION CARRIED UNANIMOUSLY 
 

 

APPROVAL OF THE MEETING MINUTES 
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Approval Motion made by Commissioner Priebe, seconded by Commissioner Mariani, to approve May 31, 2023, 
Planning Commission Meeting Minutes with amendments as noted by Chair Muck.  

VOTE: MOTION CARRIED UNANIMOUSLY 
 
 
CALL TO THE PUBLIC- No public response 
 
 
OLD BUSINESS 
 

1. Final Site Plan Review (SPA 23-0001) for the construction of a 22,360 square foot multi-tenant 
commercial building, with associated parking and site improvements. Site location is 7749 E. 
M-36 (TID# 15-25-200-068). 

 
Chair Muck opened the Planning Commission meeting to Amy Steffens, the Planning and Zoning 
Director. She briefed the commission on the history of this project. She let the PC know of the meeting 
with the applicant’s architect Ted Calloway, Commissioner Leabu and herself regarding the building 
elevations and other designing issues brought forward at the May 31, 2023, PC meeting. Amy explained 
the color renderings from the architect were provided in their packets for tonight’s meeting.  
 
Amy read some requested changes to the preliminary site plan approval recommendation from the 
applicant. She read them from her staff report on page 3. 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. 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. 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 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. 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. #4 Prior to issuance of a 
land use permit, the applicant shall submit a photometric plan that shows the intensity of light within a 
site does not exceed 10 ten 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 the project in the Village Center zoning district, Hampton Manor senior Housing 
facility, has been discontinued. The applicant found fixtures of similar design (attached at the end of the 
report) that the Commission should consider and decide if any of those fixtures would be acceptable 
substitutes.  #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. See above. #6 The final site plan shall note that “All lighting shall be turned off between 
11:00pm 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 11:00pm 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 
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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. The fire marshal has 
amended his review letter to no longer require a fire hydrant. MDOT permit has been issued. #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 permit for signage. #9 Tree preservation location and details 
shall be delineated on the final site plan (Completed: see sheet LA1.1). #10 A change of use shall be 
issued for every occupant of this 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 line, 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(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. #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. #16 Final site plan approval contingent on approved color scheme. 
 
Commissioner Muir asked two clarifying questions. First question was regarding the lone door on 
building A. He asked if that was the mechanical room. The architecture came up to the podium and said 
yes, it was. He stated that usually such doors normally have an awning over them. He asked the PC 
members if they should require one. Second question, he asked where the location of all of the electric 
and gas meters was at this site. The architect said that they will be either located in that mechanical 
room or along that western side.  
 
Commissioner Hughes asked Amy if Commissioner Leabu was in favor of the last few images that she 
provided that showed awnings on the east side of the building. Amy said yes. Hughes continued to ask if 
the rolling glass doors went away on this building. The architecture said that the rolling glass doors on 
the southside of the building went away and would be replaced with regular doors and windows. She 
stated that there was an entrance for the southern studios to go out the east and southside of the 
building. She continued to say that this design was much more appealing. Commissioner Priebe clarified 
that he has provided elevations for this building site and that she supported them. Commissioner 
Mariani asked what the final color would be. The architect stated that they did not have enough time to 
submit color samples for this meeting. The architect clarified that he would sit down with the staff on 
the color scheme of the building. He said the renderings are only estimates so they will provide actual 
color samples to the PC in a future meeting. 
 
Amy stated to Chairman Muck that the PC could make the final site plan contingent on architecture 
review committee (Commissioner Leabu and herself) if they would like to give them some guidance as to 
what they would like. At the suggestion of Commissioner Hughes, Amy read Commissioner Hamlin’s 
questions to the commission in his absence. The front patio seems to incorporate the sidewalk, but Amy 
and the architect said it does not. The architect said that that the sidewalk buts up again the patio but 
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after that point, it is not a sidewalk. Hamlin‘s second point is that the decorative lighting shall not be 
exempt from the downward directed shield requirements. Amy agreed that they can’t be exempt from 
the ordinance. 
 

Approval motion by Commissioner Priebe, seconded by Commissioner Muir, to recommend 
that the Planning Commission recommend approval of the final site plan (SPA 23-0001) for the 
construction of a 22,360 square-foot mulit-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 condition, 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. Cross access easement for the pedestrian pathway shall be submitted for township attorney 
approval and recorded prior to issuances 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 the 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. These need to be approved by Amy Steffens and Commissioner Leabu. 
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 Commission, MDOT, and Livingston County Water Authority.  
7. A sign program meeting the standard 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 area shall be permitted. 
10. Shrubs along south and east property boundaries shall be maintained at no less than three 
feet tall.  
11. Final site plan shall be conditioned on approvals by Commissioner Leabu and Amy Steffens.  
 
Amy asked Chairman Muck for clarification. She asked if the PC is satisfied with the landscaping 
that is shown on the site plan by the applicant. He said yes. Amy asked if the PC had a 
suggested color scheme recommendation. Chair Muck said he would base it on what the 
architect team felt would work. (The final site plan shows the required easements; staff will 
work with the township attorney to formalize easement documents.) 
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Roll Call Vote:  Ayes (5); Hughes, Muir, Muck, Priebe, Mariani  Nayes (0);  Absent (2)  

Motion passed. 

 
 
NEW BUSINESS 
 

1. Site Plan Review (SPA 23-0001) for the private campground dedicated to the use by United 
States Military veterans and their families to include sports field, 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).  
 

Chair Muck opened the PC meeting to Amy Steffens for this preliminary site plan review. She briefed the 
commission on the history of this project. She reminded that this property has been rezoned through a 
zoning map amendment, making it a PPRF (Public and Private Recreational Zone) district. Amy continued 
to debrief the PC about this program through reading the staff report. The PPRF district does not have 
any landscaping requirements. There is a buffer zone that is used as a guide. See the staff report 
Landscaping Chart for what the strict compliance of the zoning ordinance would require of this project. 
Site plan is proposing to keep a vegetative berm on the south and west side of the property. Staff 
believes that a green belt along Winas Lake Rd is appropriate since it would provide screening from the 
use to the residential areas. She continued to read through the Hamburg Township Ordinance standards 
for lighting, signage, the Site Plan Review Standards, and the Schedule of use regulations for PPRF found 
in Section 36-185.  

Commissioner Hughes asked Amy about clarification regarding the limitation on the size width of the river docks 
that would possibly serve disabled veterans wishing to utilize such amenities. She asked Amy if there was anyway 
that the applicants might seek a variance in this standard since this limitation in width size could possibly restrict 
their access to the river. The state natural river laws allow the municipality to deviate from the dock width 
restrictions if the applicant goes through the Zoning Board of Appeal’s process. This site plan is still being 
reviewed by our fire marshal and the utilities department. The Livingston County Drain Commission will review 
and issue a soil erosion or sedimentation control permit prior to issuance of a building permit. 

Chair Muck opened the meeting to the applicant’s engineer. He declined to state anything, but Commissioner 
Hughes encouraged him to return to the podium for further clarification. She asked him if the gravel being 
proposed for the parking and trail areas would allow individual users who had mobility issues to be able to have 
access across areas. Jeff, the applicant came up to the podium to answer her questions. He stated that they would 
utilize 3 Track wheelchairs that could accommodate the needs of such immobile users. Chair Muck confirmed that 
fresh crushed gravel is ADA compliant. Commissioner Muir asked the other commissioners what their opinions 
were about parking the parking lot areas in the park. Chair Muck said that the gravel was very natural for this use 
for this park. The other commissioners agreed with Chair Muck’s viewpoint on the gravel usage here. 

Commissioner Mariani asked Amy how large the berms would be (height and width). Amy asked Mariani how 
large she wanted the berms to be. Amy said that the PC had the descension as to how large the berm should be 
here. Mariani said her only concern was the headlight beams at the residential dwellings nearby. She is hoping 
that the berm will shield the homes from such lights. Commissioner Priebe stated that she is concerned by the 
neglect that berms receive overtime, thus becoming weedy by such non care. She stated that she would rather 
see thick bushes rather than a berm here. She asked the other commissioners what they believed. Chair Muck 
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said that a rustic campground doesn’t need to have a natural berm that is maintained like it is up on M-36. 
Commissioner Mariani agreed with Muck. Commissioner Muir asked the PC members if they should require 
landscaping along Winas Lake Rd. Chair Muck asked Amy if there is was any requirement for landscaping along the 
road frontage. She said that since this parcel was rezoned as PPRF, the ordinance does not require such 
landscaping. A buffer zone of 20 feet wide greenbelt could be required, with one canopy tree and 4 shrubs for 
every 40 linear feet. No berm is required though.  

Commissioner Mariani asked the applicant’s engineer about the 4 phases of development and what that would 
look like. Phase one would begin in April 2024 when state grant money is received for the project. Phase one is 
the most expensive phase. As funds are made available, then the next phase will begin. Seven million of funding is 
expected for this project.  

Chair Muck asked if the applicant is proposing a pathway system for users to get from the parking lot to the sports 
field complex and dog training facility. He expressed his concern, in support of Commissioner Hughes earlier 
comments regarding individual users with mobility issues. Muck said there are no visible pathways to get users to 
these areas. Chair Muck stated that the engineer and applicant should consider developing a pathway system to 
ensure that all users can access these points of interest. He also brought to their attention that the soccer and 
pickle ball courts should be oriented north and south due to keep the sun out of user’s eyes. He explained that he 
is a Parks and Recreation Manager and knows about these issues first hand. All of the commissioners were in 
agreement with Chair Muck that all handicapped parking areas will need to be hard surfaced with asphalt to be 
ADA compliant at the Lodge and other areas. Commissioner Mariani asked Amy if those spots will have 
handicapped signage to ensure that no other users park there. She said yes. 

Commissioner Hughes asked Amy if Condition #8 should read a buffer zone, which may include a “buffer” should 
be “berm”. Amy agreed that it was a typo, and she will correct it. Commissioner Priebe asked for clarification, if 
they would want a berm or a buffer on Winas Lake Rd. They all agreed no berm, only a buffer. A buffer zone 
would be 20 feet wide, but some discussion was had between commissioners about what to require the applicant 
to plant. Chair Muck stated that maybe the PC should allow the applicant to propose a suitable plan for 
landscaping that will meet the intent of the zoning ordinance regarding landscaping for their final site plan review. 
The applicant architect said they would be willing to propose landscaping. More discussion covered the buffer and 
landscaping near the residential homes. Chair Muck reminded the PC members that they should be respectful of 
the homeowners who came out at the last public meeting to express their concern regarding noise, lighting, and 
the need for buffering between this use and their homes. Muck said since the berm will not be maintained, he 
suggests that they require native plantings there to ensure that they remain attractive and non-invasive.   

Approval motion by Commissioner Priebe, seconded by Commissioner Hughes, that the Planning 
Commission recommends approval of the preliminary Site Plan Review (SPA 23-0003) for a private 
campground dedicated to use by United States military veterans and their families to include sports 
fields, tent camping area, cabins, recreational vehicles parking area, walking trails, service dog training 
facility, welcome center, memorial plaza, chapel, accessory structures, and docks on Gull Lake and Huron 
River at 6716 Winas Lake Road (TID 4715-14-400-008 and 4715-23-100-002).  

The Planning Commission approves the parking surface waiver for all parking areas, excluding ADA 
parking spaces because it meets the standards set forth in Section 36-330 (h). The Commission 
recommended approval of the preliminary site plan with the following conditions. 

 
1.  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. 
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2.  All lighting shall be turned off between 11:00 PM and Sunrise.  Lighting used for security between 11:00 
pm and sunrise shall be controlled by a motion sensor. 

3.  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, Engineering and Public Works Departments, 
Livingston County Drain Commissioner, Livingston County Road Commission, and Health Department. 

4.  All signage shall conform to Article XIII, Signs, and land use permits shall be issued prior to installation 
of signage. 

5.  No electronic display sign shall be permitted. 
6.  Any earth work that has a direct impact to the wetlands may be subject to a Part 303 EGLE permit and 

such permit shall be obtained prior to site work. 
7.  A vegetative berm shall be provided along the length of the west and southwest property boundaries 

that abut a single-family residential dwelling as shown on the site plan.   
8. A buffer zone, which may include a berm, along Winans Lake Road shall be installed, with a 

concentration of vegetation at the entrance. 
9. A vegetative screen, which may include a berm, shall be installed along the northern 1,200 linear feet 

of the east property boundary.  Native species shall be planted on the top of the berm.  
10. The docks on the Huron River shall be sized to meet the Ordinance requirements. 
11. No public use of the docks shall be permitted.  
12. All required state permits shall be obtained prior to the installation of any docks in the Huron River or 

Gut Lake. 
13. Upon final approval of the site plan, construction, or expansion of any permitted or special use shall 

conform to the site plan. The approval by the planning commission and Township Board of a site plan 
shall expire within one year after the date of such approval, unless a land use permit has been issued 
and construction has commenced.  

14. No sound amplification will be permitted on this site. 
15. Special event usage to be coordinated with Township public safety committee. 

 

Roll Call Vote:  Ayes (5); Hughes, Muir, Muck, Priebe, Mariani  Nayes (0);  Absent (2)  

Motion passed. 

 

ZONING ADMINISTRATOR’S REPORT 

1. This is Amy’s last Planning Commission Meeting as she is moving back to Indianapolis with family.  
2. She said that she appreciated serving with professionals on the boards and that she will be leaving them 

in good hands with the next new Zoning Administrator, David Rohr who is experienced. She let them 
know that she will get him up to speed on upcoming projects.   

3. Commissioner Mariani said that it was a pleasure to work with Amy since she prepares them with her 
well-written reports.  

4. Chair Muck thanked Amy for coming back.  

 

ADJOURNMENT 

Approval motion was made by Commissioner Muir, seconded by Commissioner Hughes, to adjourn at 8:14 pm. 
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VOTE: MOTION CARRIED UNANIMOUSLY 

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 
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PHONE:  810-231-1000 

FAX: 810-231-4295 

P.O. Box 157 
10405 Merrill Road 

Hamburg, Michigan 48139-0157 

 

 

 

 

 

 

 

 

 

 

To: Planning Commissioners 

From: David Rohr  

Planning and Zoning Director  

Date: August 16, 2023 

Project address and 

Description: 

Final 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). 

 

Owner: Freedom River 

Applicant: Freedom River  

Agent: Wade Trim 
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PLANNING COMMISION CONDITIONS 

 

Updated landscaping plan has been been submitted for PC review. The updated plan addresses 

conditions 7-9 (listed below). 

Condition 7.  A vegetative berm shall be provided along the length of the west and 

southwest property boundaries that abut a single-family residential dwelling as shown 

on the site plan.   

Condition 8. A buffer zone, which may include a berm, along Winans Lake Road shall be 

installed, with a concentration of vegetation at the entrance. 

Condition 9. A vegetative screen, which may include a berm, shall be installed along the 

northern 1,200 linear feet of the east property boundary.  Native species shall be planted 

on the top of the berm.  

 

These landscaping conditions are the Planning Commission’s primary reviewable conditions. 

 

 

PROJECT HISTORY 

 

At the July 6, 2023 Board of Trustees meeting, the Board to voted  to approve the Preliminary 

Site Plan Review (SPA 23- 0003) 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) because with conditions one 

through 15, inclusive, the project does meet the site plan review standards A through L of 

Section 36-73(7) of the Zoning Ordinance as discussed at the July 6, 2023 Township Board of 

Trustees meeting and at the June 21, 2023 Planning Commission meeting, and as presented in 

this staff report and those conditions are listed in the staff report.   

 

At the June 21, 2023 Planing Commission meeting, the Planning Commision recommended 

approval of preiliminary Site Plan (SPA 23-0003) for a private campground dedicated to use by 

United States military veterans and their families to include sports fields, tent camping area, 

cabins, recreational vehicles parking area, walking trails, service dog training facility, welcome 

center, memorial plaza, chapel, accessory structures, and docks on Gull Lake and Huron River at 

6716 Winas Lake Road (TID 4715-14-400-008 and 4715-23-100-002) with the following 

conditions: 

 

Condition 1.  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. 

Condition 2.  All lighting shall be turned off between 11:00 PM and Sunrise.  Lighting used for 

security between 11:00 pm and sunrise shall be controlled by a motion sensor. 

Condition 3.  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, Engineering and 
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Public Works Departments, Livingston County Drain Commissioner, Livingston County 

Road Commission, and Health Department. 

Condition 4.  All signage shall conform to Article XIII, Signs, and land use permits shall be 

issued prior to installation of signage. 

Condition 5.  No electronic display sign shall be permitted. 

Condition 6.  Any earth work that has a direct impact to the wetlands may be subject to a Part 

303 EGLE permit and such permit shall be obtained prior to site work. 

Condition 7.  A vegetative berm shall be provided along the length of the west and southwest 

property boundaries that abut a single-family residential dwelling as shown on the site plan.   

Condition 8. A buffer zone, which may include a berm, along Winans Lake Road shall be 

installed, with a concentration of vegetation at the entrance. 

Condition 9. A vegetative screen, which may include a berm, shall be installed along the 

northern 1,200 linear feet of the east property boundary.  Native species shall be planted on 

the top of the berm.  

Condition 10. The docks on the Huron River shall be sized to meet the Ordinance requirements. 

Condition 11. No public use of the docks shall be permitted.  

Condition 12. All required state permits shall be obtained prior to the installation of any docks 

in the Huron River or Gut Lake. 

Condition 13. Upon final approval of the site plan, construction, or expansion of any permitted 

or special use shall conform to the site plan. The approval by the planning commission and 

Township Board of a site plan shall expire within one year after the date of such approval, 

unless a land use permit has been issued and construction has commenced.  

Condition 14. No sound amplification will be permitted on this site. 

Condition 15. Special event usage to be coordinated with Township public safety committee. 

 

 

At the April 19, 2023 Planning Commission meeting, the Commission recommended approval 

of a zoning map amendment for the portion of the site zoned Waterfront Residential to the Public 

and Private Recreational Facilities (PPRF) zoning district; the map amendment will take effect 

on June 19, 2023.  The portion of the site along Huron River remains in the Natural Rivers (NR) 

district.   

 

Additionally, at the April 19 meeting, the Commision approved the special use permit (SUP 23-

003) to permit a private campground and lodge with associated private outdoor recreational areas 

and indoor recreational buildings for military veterans and their families dedicated and designed 

for veterans and their families for relaxation and reflection with the following conditions:  

 

Condition 1: The Special Use Permit for the private camp use is only valid with approval of a 

final site plan from Hamburg Township.  

Condition 2: Prior to issuance of a land use permit a driveway permit from the Livingston 

County Road Commission will be required.  

Condition 3: Prior to issuance of a land use permit all approvals from the Livingston County 

Health Department will be required.   

Condition 4: A landscaping buffer, which may include a berm, shall be provided along the 

north, east, and west property boundaries. 

Condition 5: The docks on the Huron River shall be reoriented, sized, and reduced in number to 

meet the Ordinance requirements.   
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Condition 6: No public use of the docks shall be permitted. 

Condition 7: All required state permits shall be obtained prior to the installation of any docks in 

the Huron River.  

Condition 8: The special land use permit for the private camp use shall be null and void unless a 

land use permit for the private camp use on the site is granted within one year from the date of 

this approval.  

Condition 9: No lighting or amplification will be permitted on this site. 

Condition 10: Special event usage to be coordinated with Township public safety committee. 

 

 

 

 

 

 

 

 

 

PROJECT DESCRIPTION  

 

Site plan review application to allow 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.  The site 

improvements would be phased as discussed below. 

 

The subject sites (4715-14-400-008 and 4715-23-100-002) total 92 acres on the south side of 

Winans Lake Road and north of the Huron River.  The site is vacant of residential development 

but has been used historically for agricultural purposes.  

 

 

 

 

 

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

Subject 

Site PPRF/NR 

Vacant residential /  

agricultural Medium density residential 

North RA—medium density residential Single-family residential Medium density residential 

South NR—Natural Rivers 

Vacant / single-family 

residential Natural river residential 

East RA Single-family residential Medium density residential 

West 

WFR—medium density 

residential Single-family residential Medium density residential 

 

 

Phase 1 of the project includes demolition of existing structures and foundations in the northeast 

corner of the site and construction of sanitary utilities and access drives throughout entire site.  

Additional amenities planned for Phase 1 include: 29 RV spots, two bathhouses, two volleyball 

courts, one soccer field, two baseball fields, four pickleball courts, two basketball courts, various 
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1,500-square foot shelters around the site, 7,200-square foot pole barn, and multiple parking 

areas throughout the site that will provide 118 parking spots. The applicant is proposing to 

maintain the access roads throughout the site as gravel; Section 36-330, Off-street parking, of the 

Ordinance would require the parking areas to be hard-surfaced unless granted a waiver by the 

Planning Commission.  The Planning Commission could also require the access drives to be 

hard-surfaced.   

 

Phase 2 of the project would include a tent camping area adjacent to Gut Lake, additional 

covered shelters, and fire pits.  Phase 3 would include construction of 26 family cabins, a 4,800-

square foot lodge with additional parking.  Finally, Phase 4 would include a 1,613-square foot 

Gold Star Family cabin, fire pit, parking area, and a 1,643-square foot chapel.  Future plans 

include a potential memorial plaza, equestrian bar, and service dog training area. 

 

The project plans, building elevations, floorplans and sign plans are attached to this report for the 

Planning Commissions review.  

 

 

Table 1 

Development Review Compliance Table 

 

Criteria/Regulation Required by 

Regulations 

Proposed Project  Status 

SETBACKS: 

PPRF 

              Front Yard 

               Rear Yard 

        Minimum Side 

 

Natural River 

Ordinary High Water Mark 

 

 

Private Campground (36-

185) 

 

 

 

 

100 feet 

100 feet 

50 feet 

 

 

125 feet 

 

 

 

200 feet from 

residential district 

 

100 feet from 

wetland 

 

 

100 feet 

 160 feet 

190/284 feet 

 

 

130 feet 

 

 

 

200 feet 

 

 

100 feet 

 

 

 

Conforms 

Conforms 

Conforms 

 

 

Conforms 

 

 

 

Conforms 

 

 

Conforms 

 

NUMBER OF STORIES/ 

HEIGHT 

2.5 story/ 35 feet 2 story/ 26 feet  Conforms 

LOT SIZE:  40 acres Approximately 92 acres Conforms 
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Criteria/Regulation Required by 

Regulations 

Proposed Project  Status 

SUGGESTED 

LANDSCAPING:  

 

North greenbelt: 

A 20 foot-wide greenbelt 

along the Winans Lake right-

of-way planted with 

equivalent of one canopy tree 

and four shrubs, rounded 

upwards, for every 40 linear 

feet of frontage planted with 

the greenbelt.   

 

West, east, and south buffer: 

A 20-foot wide buffer zone to 

include a six-foot high 

continuous wall or required 

berm and 1 canopy tree, 1 

evergreen tree, and 4 shrubs 

per each 30 linear feet along 

the property line. 

 

 

 

 

 

 

 

 

 

Parking lot landscaping: 

In all commercial and multiple 

family districts, one canopy 

tree shall be required for each 

2,000 square feet of paved 

driveway and parking lot 

surface, provided that in no 

case less than two trees 

provided.   

 

 

 

 

46 canopy trees; 

184 shrubs 

 

 

 

 

 

 

 

West:  45 canopy, 

45 evergreen, 180 

shrubs 

 

East: 44 canopy, 

44 evergreen, 174 

shrubs 

 

South: 44 canopy, 

44 evergreen, 174 

shrubs 

 

 

 

 

 

 

 

The applicant 

should provide a 

hard-surfaced 

parking area 

calculation and 

number of trees 

that would meet 

this requirement. 

 

 

 

 

 

No landscaping plan 

submitted. 

 

 

 

 

 

 

 

 

A berm is proposed along 

the west property 

boundary but no details 

have been provided.   

 

 

 

 

Conforms 

See landscaping plan. 

 

 

 

 

 

 

 

 

 

 

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.  
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Criteria/Regulation Required by 

Regulations 

Proposed Project  Status 

 

Staff Analysis:  

No landscaping plan was submitted.  Because of the existing single-family dwellings to the west and east, 

staff would suggest that the Planning Commission require a berm with landscaping along the west and east 

property boundaries.  The applicant could show what existing vegetative material is being preserved along 

the west and east.   

 

A landscaped greenbelt along Winans Lake Road should be provided per the landscaping standards as 

shown in the above table.  The greenbelt would provide screening from the use to the residential district to 

the north and from Winans Lake Road.   

 

Additionally, parking lot landscaping should be considered to help break up the visual appearance of the 

parking areas, although those parking areas are likely to be visible only from internal to the site.   

 

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. 

No lighting plan was submitted. It is staff’s understanding that the sports fields will not be lit but 

that low-level lighting will be installed in the camping areas.   

 

Staff Suggestion Condition:  A photometric plan shall be submitted for final site plan approval 

that conforms to the township lighting requirements.  

 

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. 

No lighting details have been submitted. 

 

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 lighting details have been submitted. 

 

4. Lighting shall not be of a flashing, moving or intermittent type. 

No lighting details have been submitted. 

 

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 
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Criteria/Regulation Required by 

Regulations 

Proposed Project  Status 

detection device which is directed to detect motion within the property. 

 

Staff Suggested Condition:  

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. 

 

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. 

See above. 

 

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 standard number one. 

 

  

PARKING: 

Per EGLE Public Health 

Code Act 368 of 1978 

vehicles parking equal to a 

minimum of 1.5 times the 

number of sites in a 

campground: 

 

RV sites 

Cabins 

Tents 

Total 

 

  

 

 

 

 

 

 

 

 

27 x 1.5 = 41 

27 x 1.5 = 41 

20 x 1.5 = 30 

112 

 

 

 

 

 

 

 

 

201 regular spaces 

provided; 19 barrier free 

spaces provided 

 

220 spaces total provides 

 

 

 

 

 

 

 

 

 

Conforms 

Staff analysis:  The Zoning Ordinance does not have parking requirements specific to the proposed use.  

However, the applicant has provided the above parking standards per the Public Health Code Act 368 of 

1978.  The 220 provided parking spaces exceeds the standards set forth by the Public Health Code and 

appears to be more than adequate for the array of proposed uses.    

 

Sec. 36-330 Off-street Parking   

(a) Off-street parking for residential uses shall be located on the same lot or 

parcel as the residence they are intended to serve. 

(b) Off-street parking for nonresidential uses shall be located on the same lot or 

 

 

N/A 
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Criteria/Regulation Required by 

Regulations 

Proposed Project  Status 

parcel or within 300 feet of the building it is intended to serve provided the 

provisions of section 36-331 are met. 

(c) A minimum area of 200 square feet shall be provided for each vehicle 

parking space and each space shall be designated and reserved for parking. 

(d) A suitable means of ingress and egress shall be provided and 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 county road commission and 

the Michigan Department of Transportation. 

(e) Parking areas with a capacity of four or more vehicles shall be 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 subsection (h) of this section. 

(f) Except for single-family residential lots, lighting shall be provided for use 

when a parking area is in operation. The installation of such lighting shall be 

hooded or shielded as to reflect the light away from abutting or neighboring 

property. 

(g) When required off-street parking in a nonresidential district abuts a 

residential district, there shall be located a landscaped buffer strip 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 a solid fence or wall between six and eight feet in height shall be located 

along the mutual boundary. 

(h) Federal and state requirements regarding handicapped parking and access 

shall apply. Where the planning commission determines that a gravel off-street 

parking lot or loading area would be preferable to hard surface paving for 

environmental and drainage reasons, a gravel parking lot and/or loading area 

may be permitted. This determination will be based upon the following criteria: 

(1) The types of uses to be conducted in the storage area; 

(2) The types and amounts of hazardous materials to be used at the site; 

(3) The extent of natural vegetation to filter dust generated by a gravel parking 

or loading area; 

(4) The existence of adjacent uses which may be impacted by dust generated by 

a gravel parking or loading area; 

(5) Existing hydrologic and ecologic features such as adjacent wetland 

complexes which may be better protected by the reduced runoff resulting from 

Conforms 

 

 

Conforms 

 

 

Conforms 

 

 

 

 

See paragraph h below. 

 

 

 

 

 

No lighting proposed 

 

 

 

 

See landscaping 

discussion 

 

 

 

 

 

ADA requirements will 

be reviewed by LCBD.   

 

Conforms.  ADA 

accessible parking 

spaces are hard 

surfaced. 
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Criteria/Regulation Required by 

Regulations 

Proposed Project  Status 

gravel parking or loading area; 

(6) Existing soil permeability sufficient to provide desired infiltration; 

(7) The potential for, or ability to minimize, erosion and sedimentation from a 

gravel parking or loading area. 

 

Staff analysis:  The Commission may grant a waiver to the hard-surfaced parking area per the standards of 

paragraph h.  The township engineer reviewed the site plan with the understanding that the internal access 

drives would be hard-surfaced, but verbally indicated to staff that gravel access drives would not change 

the review and would make stormwater management easier due to less hard-surfaced area.  The 

Commission should review the parking area surface waiver in terms of the overall site plan and expected 

impact to the natural features of the site and the adjacent residential uses.   

 

 

SIGNS The following Zoning Ordinance requirements would apply to signs for this property. 

Sec. 36-473. - Exempt signs. 

(a.) A sign is exempt from the provisions of this article if it is not visible from a street, other public place, 

or an adjacent property. Exempt signs include, but are not limited to, signs placed inside a structure or 

building that are not visible or legible through windows or building openings. 

 

Sec. 36-476. Signs permitted in residential districts (CE, RAA, RA, RB, RC, WFR, NR, MHP, OH, 

PPRF, and VR) 

(b). Nonresidential sign. One freestanding monument and one wall-sign are allowed on lots with 

nonresidential uses other than home occupations. The freestanding sign shall not exceed 20 square feet in 

area. The wall sign shall not exceed one square foot for every two linear feet of building frontage, or 100 

square feet, whichever is less. 

(d.) A sign or similar notice is allowed for every 150 feet along the property line of a lot, provided that 

each sign is no more than two square feet in area, is posted no higher than four feet above grade and is 

located entirely upon private property. These signs shall not be within 150 feet of another sign and are 

allowed on vacant sites. 

(e.) Permanent signs in the residential zoning districts may be illuminated if they are located along one of 

the following roads: Bishop Lake Road, Chilson Road, Hamburg Road, M-36, McGregor Road, Pettysville 

Road, Strawberry Lake Road, Whitewood Road, and Winans Lake Road. 

(f.) Permanent signs in residential zoning districts may be electronic display signs with approval of a 

special use permit under section 36-36, along one of the following roads: Bishop Lake Road, Chilson 

Road, Hamburg Road, M-36, McGregor Road, Pettysville Road, Strawberry Lake Road, Whitewood Road, 

and Winans Lake Road. 

Sec. 36-472 General conditions and design criteria. 

(t.) Sign illumination. In this article where signs are allowed to be illuminated the following is required: 
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Criteria/Regulation Required by 

Regulations 

Proposed Project  Status 

(1) Timer controls. Illuminated signs shall be equipped with a functional timer control. Signs shall not be 

illuminated after 10:00 p.m. or one-half hour after the use of the site ends for the day, whichever is later, 

nor before 6:00 a.m. or one-half hour before the beginning of the use of the site for the day, whichever is 

earlier. 

(2) Backlighting. Signs with internal illumination shall have the lettering and graphics in a lighter color 

than the background to the maximum extent practical. 

(3) Frequency. On signs with messages that change, they may change no faster than once every ten 

seconds. 

(4) Flashing and animation. Flashing or animated affects are not allowed, including, but not limited to, 

scrolling, fading in, video clips, moving characters or lettering. 

(5) Illumination used to attract business is only permitted as allowed above. All other illumination to 

attract business is not allowed except through section 36-479. (Examples: spot or search lights, lights strips 

around windows and doors, etc.) 

 

 

Staff Analysis: 

A freestanding monument sign, not more than six feet tall on a 24-inch base, with a maximum area of 20 

square feet per sign face would be permitted.  Permanent signs shall not be located within ten feet of the 

front property boundary, per Section 36-472.  It appears that the sign would be located approximately five 

feet from the property boundary.  No sign elevations or lighting details have been provided.   

 

Staff Suggested Conditions: 
All signage shall conform to Article XIII, Signs, and land use permits shall be issued prior to installation of 

signage. 

 

No electronic display sign shall be permitted. 

 

 

 

 

 

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 development review compliance tables for analysis on the project 

compliance and consistency with the intent and purpose of the Township’s Zoning 

Ordinance. 
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A dock on Huron River may not exceed six feet in width or 20 feet in length.  The 

dock on the river appears to be longer than 20 feet and should be reduced in size; 

there is no prohibition to having more than one dock so long as no more than three 

boats are moored.  A facility that moors four or more boats is considered by both the 

Zoning Ordinance and the State of Michigan as a marina.  

 

With staff’s suggested conditions, staff believes the proposed development will 

conform to all the provisions of the Zoning Ordinance. 

 

B. All required information has been provided. 

The information submitted appears to be adequate to allow the Planning 

Commission to review 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. 

Kim Hiller from the Livingston County Road Commission indicated that Mike and I 

have reviewed the left-turn lane analysis submitted yesterday and find it acceptable.  

When a commercial approach permit is issued, a condition of the permit will be that 

if the site is more successful than predicted or if it opens to the public in the future, a 

review of the traffic impacts and improvements to Winans Lake Road may be 

required. 

 

There are no sidewalks along this portion of Winans Lake Road and it is not 

expected, due to its intended use as a private campground for veterans, that 

pedestrian traffic will be coming from off-site.  The layout of the internal access 

drives appears to provide safe and orderly movement through the site and is 

designed as a typical private campground use. 

 

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 private campground dedicated to 

military veterans and their families.  The more impactful uses in terms of noise, 

those being the sprots fields, are all located internally to the site and are not likely to 

be a nuisance to adjoining properties.  The campground uses are all located outside 

of the required 200-foot setback required by Section 36-185.  The Master Plan calls 

for residential uses to the north, south, east, and west, and staff finds that the 

proposed site design is compatible with residential uses. 

 

E. 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.  

 This site, zoned PPRF, is likely to remain as a stand-alone development (i.e. not tied 

into an adjacent residential development) and thus the site infrastructure has been 

designed to accommodate the proposed campground use.  Any use other than what 

was approved via the special use permit would require additional Planning 

Commission review and approval.  Stormwater will be managed on-site, access is 
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from existing Winans Lake Road, and sanitary requirements will be addressed by the 

Livingston County Health Department and Hamburg Township. There is no 

proposed extension of water service from the south and existing sanitary sewer lines 

along Winans Lake Road will be utilized. 

 

F. 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. 

 As of this writing, the site plan is under review by the Fire Marshal, Utilities 

Department, Livingston County Road Commission, and the Livingston County 

Health Department. Prior to issuance of a building permit the applicant will need 

approvals from all the required local, state, and federal agencies. 

 

G. 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. 

 According to the natural features impact statement, there are wetlands areas around 

Gut Lake and adjacent to Huron River, as well as a pocket of wetlands in the central 

portion of the subject site.  The grading plan indicates that no grading of the 

wetlands will be necessary.  Any earth work that has a direct impact to the wetlands 

may be subject to a Part 303 EGLE permit.   

 

 A permanent dock in either Gut Lake or the Huron River would require a State of 

Michigan permit. 

 

H. The proposed development shall respect the natural topography to the 

maximum extent possible by minimizing the amount of cutting, filling, and 

grading required. 

 The site plan does indicate that a stand of trees in the central portion of the site will 

be removed.  See paragraph G above.   

 

I. The proposed development will not cause soil erosion or sedimentation. 

The LCDC will review and issue a soil erosion or sedimentation control permit prior 

to issuance of a building permit.  

 

J. Landscaping, including trees, shrubs and other vegetative material is provided 

to maintain, improve and/or restore the aesthetic quality of the site. 

 While there is an existing heavy vegetative screen along the west property boundary, 

it appears to be scrub material.  The applicants are proposing a berm along the west 

and southwest boundaries but no additional landscaping is proposed along the north 

and east boundaries.   

 

 Staff suggested conditions: 

 

A vegetative berm shall be provided along the length of the west and southwest 

property boundaries that abut a single-family residential dwelling.   
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A buffer zone, which may include a buffer, along Winans Lake Road shall be 

installed. 

 

A vegetative screen, which may include a berm, shall be installed along the 

northern 1,200 linear feet of the east property boundary. 

 

K. 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 comment attached to this report.  

 

L. 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. 
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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. 

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 elevations are attached to the staff report for the Commission’s review.   Staff 

believes that the proposed materials, sizes, scale, colors, and height are fitting for both a private 

campground and to the surrounding residential districts.  No elevations of the shelters or bath 

houses were submitted; the applicant’s engineer indicated that the shelters would be open-sided 

shelters typically used in public parks and the bath houses would be split-faced block or similar.   

 

Sec. 36-185. Schedule of use regulations—PPRF Public and Private Recreational Facilities 

District. 

 

The following standards apply to the special uses of private outdoor recreational and indoor 

recreational buildings and private campgrounds.  Staff comment is in red. 

 

(1) Private outdoor recreational areas and indoor recreational buildings, such as: recreational 

fields, rinks or courts, including football, baseball, batting cages, soccer, tennis, basketball, ice 

skating, swimming pools, animal racing and similar activities, and uses accessory to the above 

uses, such as refreshment stands, maintenance buildings, office for management functions, 

spectator seating, restrooms, and service areas. Such uses shall be subject to the following: 

a. The site size shall be adequate to accommodate the intended uses, parking, and extensive 

buffer areas without significant impact on nearby properties in terms of noise, traffic, 

lighting glare, views, odors, trespassing, dust blowing debris, as determined by the 

planning commission. The applicant shall provide documentation the site size is adequate 

using national facility standards.  

b. All ingress and egress shall be along a county road.  Conforms 

c. No building shall be located within 100 feet of a property line.  Conforms.  Closest 

building is  
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d. All buildings shall be setback 100 feet from the edge of any wetland or the shoreline of any 

lake, pond, river or stream.  Conforms 

(2) Public or private campgrounds and lodges, including campgrounds for travel trailers, tent-

campers, motor homes, tents, and cabins, subject to the following conditions: 

a. Minimum lot size shall be 40 acres.  Conforms. Lot size is 92 acres. 

b. All ingress and egress shall be along a county road.  Conforms.  Winans Lake Road is a 

county road. 

c. Development features including the principal and accessory buildings and structures shall 

be located and related to minimize adverse effects on adjacent properties. Minimum 

setbacks for any buildings, structures or use areas shall be 200 feet from any property line 

abutting a residential district. Conforms 

d. All buildings shall be setback 100 feet from the edge of any wetland or the shoreline of any 

lake, pond, river or stream.  Conforms 

e. Each campsite shall be at least 2,000 square feet in size.  Conforms.   

f. Each camp site shall be provided with water and sanitary service approved by the health 

department or have convenient access to approved service buildings.  Livingston County 

Health Department and Hamburg Township must approve sanitary services prior to 

issuance of permits. 

 

 

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 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). 

 

The Planning Commission approves the parking surface waiver for (please state the specific 

parking areas for which a waiver is granted) because it meets the standards set forth in  

Section 36-330 (h).  

 

Conditions:  

1. 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 
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whereby a maximum of 0.5 footcandles is permitted. 

2. 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. 

3.  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, Engineering and 

Public Works Departments, Livingston County Drain Commissioner, Livingston County 

Road Commission, and Health Department. 

4. All signage shall conform to Article XIII, Signs, and land use permits shall be issued 

prior to installation of signage. 

5. No electronic display sign shall be permitted. 

6. Any earth work that has a direct impact to the wetlands may be subject to a Part 303 

EGLE permit and such permit shall be obtained prior to site work. 

7. A vegetative berm shall be provided along the length of the west and southwest property 

boundaries that abut a single-family residential dwelling.   

8. A buffer zone, which may include a buffer, along Winans Lake Road shall be installed. 

9. A vegetative screen, which may include a berm, shall be installed along the northern 

1,200 linear feet of the east property boundary. 

10. The docks on the Huron River shall be sized to meet the Ordinance requirements. 

11. No public use of the docks shall be permitted. 

12. All required state permits shall be obtained prior to the installation of any docks in the 

Huron River or Gut Lake. 

13. Upon final approval of the site plan, construction or expansion of any permitted or 

special use shall conform to the site plan. The approval by the planning commission 

and Township Board of a site plan shall expire within one year after the date of such 

approval, unless a land use permit has been issued and construction has commenced.  

14. No sound amplification will be permitted on this site. 

15. Special event usage to be coordinated with Township public safety committee. 

 

 

EXHIBITS:  

       Final Site Plan July 19, 2023. 

June 21, 2023, Planning Commission meeting minutes 
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TREES CODE QTY BOTANICAL NAME COMMON NAME ROOT CAL HEIGHT WIDTH NATIVE DROUGHT TOLERANT REMARKS

AR 9 Acer rubrum Red Maple B&B 2" Cal. 10` Ht. 5` Width Yes Medium Full

LT 16 Liriodendron tulipifera Tulip Poplar B&B 3" Cal. 12` Ht. 6` Width Yes Medium Full, Well branched

QB 5 Quercus bicolor Swamp White Oak B&B 2" Cal. 10` Ht. 6` Width Yes Low Full, Well branched

QP 9 Quercus palustris Pin Oak B&B 2" Cal. 10` Ht. 5` Width Yes High Full, Well branched, Urban tolerant

EVERGREEN TREES CODE QTY BOTANICAL NAME COMMON NAME ROOT CAL HEIGHT WIDTH NATIVE DROUGHT TOLERANT REMARKS

PG 58 Picea glauca White Spruce B&B 2" Cal. 8` Ht. 4`Width Yes High Full

PS2 10 Pinus strobus White Pine B&B 2.5 Cal. 8` Ht. 4`Width Yes Medium Full

SHRUBS CODE QTY BOTANICAL NAME COMMON NAME ROOT HEIGHT WIDTH NATIVE DROUGHT TOLERANT

Vc5 30 Viburnum trilobum 'Wentworth' Wentworth American Cranberrybush 7 gal. 36" Ht. 24" Width Yes Medium Full

ORNAMENTAL GRASSES CODE QTY BOTANICAL NAME COMMON NAME ROOT HEIGHT WIDTH NATIVE DROUGHT TOLERANT

Ph2 32 Pennisetum alopecuroides 'Hameln' Hameln Fountain Grass 3 gal. 24" Ht. 12" Width Yes Medium Full

PLANT SCHEDULE
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Hambur
ownshl

g
PPt{oNE 810-231-1000

planning@hamburg.mi.us
o greol ploce lo gtow P.O. Box 157

'10405 Merrill Road
Hamburo. Michioan 48139

SITE PLAN APPROVAL APPLICATION

Please nole: All required information, copies, fees, and other materials as apptopriste must be $ubmifred qnd complete belore the
Toonship Planning Commission will sel a public hearing date on lhe Sile Plan Approwl Application-

Applicalion fees and review.fees are required ot the time of application.
It the case ofseparate qpplicatioks for Preliuinary and Final reviews, sepatate applicalion and reviewfees shall be collected. Review

fees shall be placed into a non-interest bearing esclow account. Upon rt al review, review fee balances shall be retumed upon receipt
offnal billing. The applicant shall be responsible.for all costs incurred.

Note: Acreage calculations based upon lhe acreage being developed or utilizedfot the project (parking, buildings, walks, storm wqter
rete tion etc.)

The undersigned hereby makes application for a Site Plan Approval for: (Check all that apply)

], TYPE OF PROJECT: Open Space Echo Residentiai Condominium

Apartmcnts Commercial Industrial PUD Hardship PUD

2. TYPE OF APPLICATION: Preliminary Site Plan Optional Conceptual Site Plan Review
by Planning Commission

-
r?-, ?-- -1-- - ^ Final Site Plan Combined - Preliminaryffinal Site Plan

Minor Site Plan

J, PROJECT NA1v.IE:

Site Plan Amendment (lcss than
25% area ofsite being changed)

site Plan Amendmcnt (2670 or more or
site being changed)

^.t submittal Date

4, PROJECT ADDRES: q i> rr\ eo
l5Tax Code Numbers: 15 -

15 -

t5 -

15 - 15 -

O Metes & Bounds Parcel Osubdivision

Zoning District Classificatiorl b.l 6

Number ofLots Proposed

Lot Numbers: t5- Zo - ?ol-oZt-

Floodplain Classifi cation:

Acreage ofProject: ?,e l Actce

?a- 5,

5, PROJECT DESCRIPTION:

44+ )@Tro <
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Site Plan Approval Application
2

6. OWNER/PROPRIETOR INFORMATION:

Name

Email q) ooA
City Staalb,a

Phone Number(s) i$Q zoz 23t{
tta

zlp 4g=t{

Phonc Numbcr(s) Ba 4(o (o"<
2 679C 6r.a<,aurC-

.Lo* I
Statc: [-{. f

\

lJ*oar- 6+ora?so,nrFNamc:

Email:

City v State

Addrcss:
.Ltpt
: t47 Zip 4 ettz

3 DESICNER tNFoR}IATION:

Name

Email

Phone Number(s)

Addrcss

City Statc zip

e.gEre,!4!.,lEE_EEry!.L ./
l, 

" 
Spe","l IJ* Per-,r r.qrired for this project? O'No C Yes

IF YES, Attach Special Use Permit Application Form with this site plan review application form

APPLICANT CERTIFICATION:
I hereby certify that all structures and uses for which this application is made shall conform to the Ordinances ofHamburg Township,
Livingston County and the State ofMichigan. All information submitted as a pan of the site plan application is to my knowledge
accurate. lf thc ioformation is determined either now or in the future to be inaccurate any permits granted for the incorrect
information shall be void and any skuctues built or uses approved may be in violation ofthe required ordinances and must otherwise
be brought into compliance with all regulations.

I further agrce that any deviation from the plans submitted or the breach of any additional safeguards. conditions or requirerncnts
the Hamburg Township may imposc in granting this application shall constitute a violation of the Ordinance and invalidate the
permit grantcd

PROPERTY OWNERS SIGNATURE DATE

*lfan agent submits the project to the Township for the propeny owner a letter authorizing must be submitted

7. APPLICANT;

7t o
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I Michael Yatooma, Property owner at 9191 Pettysville Rd authorize
Haidar badreddine of lmage 1 Contracting to submit the sign review
application.

Michael Yatooma

586-202-2355

Michael@Yatoomaoil.com
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Customer Marethon Enduaance
Project No: E00459822 Scaler N/A

Orawn By: AR

Description:

Revised:

Revisioni4

l{otes:
V10 5' Syslem - HWL

Over.ll Sign HeBht 179.12"
Ch.5sb HeiSht 1/i1.5'
Ch.55ir W&h: 73,12"
Chrsli5 Sq Footrge: 71.9
Pole Heightr 171"
lllurninrted Cl.ddin8

Oeirll l: M..athoo EnduranEe Lo8o

slE:5E5'

DetailZ: Priceline
VO:535"H X71.125'w
oitlt Typ€r lumidigil 4 (fl.t Facerl
Priceline 1: Red 12', Ri8ht
Prirellne 2; Red 12'. Bi8ht
Priceline 3: 6reen 12', RiSit

oetail3:Text
VOr l6l'H x7L12!'w
Marathon Enduaance Flat lmprint Face

Text line 1: Uquo]

octail 4: Utlllty Trou8h
Slre:9'

Eleatriaal serviar
L.mping '5,55 Amp5
Palaers - 2 Amp!
(2) 20 Amp Circlte nEq

Cuslomer Approval: NorEr t r{e.'.r.dn d by
cl,llofttt, ,ll doph 0l en6o.dng l,ill be ddsfltn€d b,
EverbriE Eiglna€drE or Erid,rB ar6brE sladfi.a{orE on
ac. cdoG 6.!d grdplll:6 oil lt6 rdl b6 vaad untaar
odl.rir$ aradllGd by culbmsr,
Pl€499 .qrd carefully, ch6d( aFp.oplet€ tr
S*alch OK .6 b
bor a.ld tax bed( to Erort.il6: 0 xe
Sfdch Requl,€d

Dat€: o5/l 9t2023

Localion & Site No:

OAIE
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MARATHON plan vie* F.rsci.r: 3g" Log,:,: Standard f Extenslon Kit I R.dius Kit

Approved 8v

Lead Time: Appror 4 weeks

Special Note(s)

t_

Layout mugt be approved
and returned to process
order.

J j
.Hfl @

!

-iE

STORE

il

1.1

,

)

M,rr,rtlrtrtr

Note

M -36

o

0 l

I

i!.

64

Item 3.



t

--a
,1:'

i.l!-

I
I i

rl'tE.,:.li',,r1
llI rri l.'!lE- il:

rl

l!

t
i

I
,

!!

I

I
,I

I
I

Flll

c=
.2

:1 -
-i-

!!i

!!

II r'_1

-,i'rE..r l'l,rL
I v]l,:l[

t
I

I

?

It

lr

I

lt

I

!I

,t

I

fl

ll

I
I
III

H

T

T

l'

T

T

lr

!r

!t

!l

h

!t

,lt

I

,
I

It

I

b

I

I

L

!

!

I'

!: ."4i!;.!l-
,"; ,1

i

l9,t
1

I'

trii
iu

' L_-

fl

ll

I

{

fl

{

lr

I
t,

Ii.

,,.N

l--

(-1

1r

i!'

65

Item 3.



N

VICINITY MAP

EJIT=

##*#f *H#,9&* ** * *. 
" 
*,,,

SANITARY SEWER & WATER NOIE:

SrlEvtrQE- xQlr!

r@!, a{$qgltlwi0 dqa,@d rmn

@
uolt Ilt PROPtflTY otSCRlPTlONl SITE LAYOUT PLAN

r& m et;?fr,rh Pd{utft4flitrdI#&r

& COVER SHEET

_-B+Dcldur@d

SITE oATAi

**:r'

wi' //

, Dr6inruer,rneqrrs

, le$eEs(m.fi,and6
6@I.dYW.!mllheno)
id r @. Xn&,ro=

Mn rr,N1il{M elt @N " *

9) ,M(on(tunu.!IMnri6i
ra lr) rtu e{ E D o. . riyrc 5rr

s{rn lrar Pee @fie. t k&@ -,
,) (.nM er6s Rruio { riom! . r

D) rrsM rm$ = ee Emsu mo

-o

---i
I

5-
0l
20-

s-
N

' 
d Eqr PeE ee = 

'0, 
aidri

, !4{' 'u ${ = r , 6 r,,r d ir{ .6sfr)
drtL* iD ,r (*ir rfPe

:i,1NliaD {i,rii: i0F ,i_a i-lA!51

dweftdmmiD

dr Etubtu n!r.n {qqtra6 i $iui

20t-0
I

I
-l
:F:
I

I

I

i
\

Ill
Itrr

I

r=6 SHEET IN DEX

inti' 

-

{-3
__ -c-6

c-9
c-lo- c-11

EEFORE YOU DiS
catl utss orc

T:ll-lU
@

PansEcu\E PLAX, enon 4

\

, LLC PART OF THE NORTH 1/2,
SECTION 20, TI N_RsE

HAIISURG rWP, UVtt{CSroN C0, Il
Fenbn l-and Suryeying & Engin€edng, lnc

1116 N. fB{rot iolD. sul! 10rA tB{Tor, I t8,tx)

Pflol€:Ejo35.E115 EliAllM0@rENI0trSE.@tl

strE t]tlou1 PL x a covan sHtar roR:

PROPOSED GAS STATION & PAR]Y STORE

9l9r PfiTYSVLI-I ROAo. P|NCXNEY, vt aat59
c-1

"s\

I

..-.-/ IIGUTATORY SICN LTGEND:

GD {,erwL/4rl
6 mu,r Mi2,tr

I

66

Item 3.



PHONE:  810-231-1000 

FAX: 810-231-4295 

P.O. Box 157 
10405 Merrill Road 

Hamburg, Michigan 48139-0157 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

To:  Planning Commissioners 

From: David Rohr 

Date:  August 16, 2023 

Agenda Item:  

Project Address and description: 9191 Pettysville Rd. 

(15-20-200-022) 

Waiver to the sign regulations to permit one pole sign 

and three wall signs for the Marathon Gas station. 

 

Owner:  Michael Yatooma 

Applicant: Haidar Barreddine 

 

 

 

 

 

 

Project Description:  

 

The project is located at 9191 Pettsville Rd. (Approval December 15, 2021) for the construction 

of a 5,244 square foot new standalone building that will be used as a convenience store for a new 

sixteen pump gas station. The new convenience store will include a restaurant area that will have 

prepared foods, large coolers for cold beverages and foods, shelving for other goods and 

restrooms. This store will also sell alcoholic beverages. The proposed gas station and 

convenience store will be open 24 hours a day 7 days a week and will have a maximum of three 

employees at the store at a single time.  

 

 

The subject site is currently vacant.  Red Barn Market, a commercial use, is located to the west. 

Single family residential is located to the east. Single family residential is located to the north. 

Trail head parking is located to the east across M-36.  
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Project Analysis:  

 

All permanent signage without an approved sign program within the Neighborhood Service (NS) 

district requires Planning Commission approval (Section 36-479).  Signs permitted in the NS 

district include One freestanding, one wall sign, and one projecting or hanging sign per lot.   

Each sign must meet the size requirements of the zoning ordinance.  

 

Proposed Signs: Sec. 36-477 

 

 

Pole Sign: One Total 
Section Type Permitted Proposed Status 

36.472.f. Pole Sign ROW setback: 10ft 0 ft setback Waiver 

required 

36.472.q.2. Pole Sign Pole sign max 

height: 15ft 

15 ft sign No waiver 

36.477.1.a. Pole Sign Sign area max: 

25sqft 

49.2 sqft Waiver 

required 

     

 

Wall Sign:  Three Total 
Section Type Permitted Proposed Status 

36.477.1.a. Wall Sign 

(Marathon) 

One sign, 20 sqft 

regardless of 

building frontage. 

Channel letter 

sign, 36 sq ft. 

Waiver 

required 

36.477.1.a. Wall Sign 

(Logo) 

One sign Marathon 

Logo, 15.2sq ft 

Waiver 

required 

36.477.1.a. Wall Sign 

(Logo) 

One sign Marathon 

Logo, 15.2sq ft 

Waiver 

required 

     

 

 

 

Section 36-479, sign regulation waivers, allows the Commission the ability to waive or modify 

any of the regulations of the Sign Ordinance, provided that the following criteria are met.  These 

regulations serve as appropriate proxy standards by which to evaluate the proposed sign request.   

 

1. The applicant provides all requested information and pays all applicable application 

and review fees, to be determined by the Township Board fee schedule. 

The applicant has submitted all required information and fees. 

 

2. If more than one sign is proposed as a part of the project or the sign is part of a non-

residential multi-tenant development the signs shall be submitted as a part of a sign 

program for the entire site. 

A sign program has been submitted for the entire site. 
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3. The proposed sign does not endanger the public health, safety, and welfare by virtue 

of being distracting to drivers, obscuring vision, being unnecessarily bright, being 

designed or constructed poorly, or in any other way. 

The proposed pole sign will abut the front parcel line and be approximately 80ft from the 

Pettsville road edge and 107 ft from the M-36 road edge. 

The sign location will not interfere with intersection visibility for vehicles entering or 

exiting the site.  The sign will comply with the illumination requirements of Section 36-

472.T.5.; the internal illumination will be timer controlled to be shut off from 10:00 pm, 

or one half hour after the use of the site ends for the day (whichever is later), or earlier 

than 6:00 am or one half hour before the beginning of the use of the site for the day 

(whichever is earlier).   

 

4. A sign meeting the regulations of the Article would not meet the needs of the use on 

the subject site. 

Several of the proposed signs do meet the regulations of Article 13 and require Planning 

Commission approval only because the site does not have an approved sign program. 

 

5. The proposed sign utilizes high quality materials and design. 

The proposed pole and wall signs will use similar materials as other gas station signs.  

 

 

6. Signs shall be in harmony and consistent with the architecture of the building and 

relate to the features of the building in terms of location, scale, size, color, lettering, 

materials and texture.   

As noted above, the proposed signs will be similar to other Marathon gas stations signs 

and logos. The sign design should have no effect on the character of the surrounding area. 

 

7. The design of the sign shall be consistent with the character of the surrounding area. 

See comments under 5 and 6 above.   

 

8. The sign does not block the view of other nearby signs to the extent that it would 

harm the ability of neighboring businesses to operate. 
The proposed pole and wall sign(s) will not block the view of other nearby signs or harm 

the ability of neighboring businesses to operate. 

 

9. The sign will not be a nuisance to any residential uses. 

A residential use is located only to the west, behind the station building, and will not be 

impacted by the proposed sign program. 

 

 

Recommendations:  

The Planning Commission should consider the sign permit in terms of its own judgment on 

factors related to the individual proposal and its conformance to the standards of Section 36-

479, one through nine.  After reviewing the project the Planning Commission should make a 

decision to approve or deny the sign permit application. 

 

Recommended Approval Motion: 

The Planning Commission recommends approval of the sign permit application at 9191 

Pettysville Rd. for: 

 A 49.2-square foot freestanding sign.   69
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 Three wall signs totaling 66.4 sq feet. 

 

The signs shall comply with all requirements of Article 13 and be designed in substantial 

compliance with the submitted sign program. 

 

 

 

Exhibits:  

Exhibit A-Application Materials   
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