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Tom Murphy, Secretary 

Summer L. McMullen, Trustee 

Sue Grissim, Commissioner 

Jim Mayer, Commissioner 

Matthew Eckman, Commissioner 

 

 

Planning Commission Meeting Agenda 

Hartland Township Hall 

Thursday, March 23, 2023 

7:00 PM 

1.    Call to Order 

2.    Pledge of Allegiance 

3.    Roll Call 

4.    Approval of the Agenda 

5.    Approval of Meeting Minutes 

a. Planning Commission Minutes of March 9, 2023 

6.    Call to Public 

7.    Old and New Business 

a. Site Plan/PD Application #23-003, Planned Development (PD) Concept Plan with a detached 

single-family residential community and commercial area (Highland Reserve Planned 

Development) 

 

b. Zoning Amendment #22-001 – Ordinance Amendment to Landscape Requirements to Section 5.7 

(Dumpster Enclosure); Section 5.11 (landscaping and Screening); and Section 5.26 (Signs) 

 

8.    Call to Public 

9.    Planner's Report 

10.  Committee Reports 

11.  Adjournment 
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HARTLAND TOWNSHIP PLANNING COMMISSION DRAFT MEETING MINUTES  

March 9, 2023– 7:00 PM 

___________________________________________________________________________ 

   

1. Call to Order:  Chair Fox called the meeting to order at 7:00 p.m. 

 

2. Pledge of Allegiance: 

 

3. Roll Call and Recognition of Visitors:   

Present – Commissioners Eckman, Fox, Grissim, Mayer, McMullen, Mitchell, Murphy 

Absent – None 

 

4. Approval of the Meeting Agenda: 

A Motion to approve the March 9, 2023 Planning Commission Meeting Agenda was made by 

Commissioner McMullen and seconded by Commissioner Murphy. Motion carried unanimously. 

 

5. Approval of Meeting Minutes: 

a. Planning Commission Meeting Minutes of February 9, 2023 

A Motion to approve the Planning Commission Meeting Minutes of February 9, 2023 was 

made by Commissioner Mitchell and seconded by Commissioner Grissim. Motion carried 

unanimously.  

 

6. Call to the Public: 

None 

 

7. Public Hearing 

a. Zoning Amendment #22-001 – Ordinance Amendment to Landscape Requirements to Section 5.7 

(Dumpster Enclosure); Section 5.11 (Landscaping and Screening); and Section 5.26 (Signs) 

 

Chair Fox opened the Public Hearing at 7:01 PM stating all public notice requirements for 

the Public Hearing have been met. 

 

Director Langer gave an overview and brief history of the Landscaping Ordinance Amendment 

request stating the following: 

 New staff in 2016 struggled to apply the Landscaping Ordinance as currently written. 

 One of the Planning Commissioners with expertise in Landscape Architecture agreed the 

Ordinance was overly complex and an Amendment was warranted. 

 Current Ordinance often required duplication or triplication of plantings and was burdensome 

to commercial applicants. 

 Goal was to minimize, reduce the redundancy, reduce cost for applicants and clarify the 

language, as well as add a component to address ease of maintenance as most commercial 

properties do not have a staff for landscape maintenance throughout the growing season. 

 Intent was to address those issues but still achieve the desired visual effect of well-planned 

Landscaping. 

 Team effort with the Ordinance Review Committee (ORC) and staff. 
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 Many of these standards have been applied in recent applications, the goal is to officially amend 

the Ordinance. 

 Some research was done using examples from other communities. 

 

Call to Public 

None 

 

Chair Fox closed the Public Hearing at 7:08 PM. 

 

The Planning Commission briefly discussed the process for reviewing Landscaping for a Site Plan 

Application. 

 Some developers used their Engineer or Architect rather than a Landscape Architect to draw a 

Landscape Plan. Most use a Landscape Architect. 

 Staff and the Site Plan Review Committee work with the Applicants extensively before an 

application is brought to the Planning Commission. 

 There can be many problems with a Site Plan but in the area of Landscaping, often staff would 

spend a great deal of time and effort requesting the appropriate revisions. Staff cannot draw it 

for them, they must meet the requirement.  

 Exceptions have been added to address small sites. 

 The Planning Commission has the ability to waive a requirement in certain circumstances. 

 

Page 5 

Director Langer called out the new text stating if the Applicant wants to use an existing tree to meet 

one of the Landscape requirements, they will need to provide a Tree Survey created by a 

professional Land Surveyor to ensure those trees would survive the development process and thrive 

at that location. 

 

Page 10 

Chair Fox requested the removed text not be removed other than the word “additional.” 

No structures shall be permitted for storage of shopping carts in parking areas. 

After some discussion, the Planning Commission agreed. 

 

Page 11 

The Planning Commission discussed the process for mowing lawn in landscape islands. 

 

Page 17 

Director Langer explained the requirement for landscaping around the base of a monument sign 

was removed. The Township requires a nice base for monument signage, and it was being covered 

by landscaping. Often the address was difficult to see. 

 

Drawings 

Commissioner Grissim explained the drawings intended to accompany the Ordinance. 

 

Commissioner Mayer asked about the effective date and will the projects currently under review 

be required to follow this Ordinance or the previous version. Director Langer explained the 

Planning Commission will make a recommendation tonight; the next step is to Livingston County 

Planning Commission for a recommendation. It will be reviewed and finally approved by the 
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Township Board at a later date and be effective seven days following publication. Any Site Plan 

submitted following the effective date would have to follow the Amended Ordinance. Recent 

Applications heard by the Planning Commission have been encouraged in this new direction. 

 

Commissioner Eckman stated he thinks the changes are great. 

 

Commissioner Murphy offered the following Motion: 

 

Move to recommend approval of Zoning Amendment #22-001, Ordinance Amendment to 

Landscape Requirements in Section 5.7 (Dumpster Enclosure); Section 5.11 (Landscaping 

and Screening); and Section 5.26 (Signs). 

 

Seconded by Commissioner Mitchell.  

 

Commissioner Murphy added the language change on Page 10 as follows: No structures shall 

be permitted for storage of shopping carts in parking areas. The Seconder agreed. Motion 

carried unanimously. 

 

8. Call to the Public: 

None 

 

9. Planner Report: 

Director Langer reported the following: 

The next meeting will have a concept plan for a Planned Development on the south side of M-59. 

 

10. Committee Reports: 

Director Langer stated the Ordinance Review Committee is reviewing a Solar Farm Ordinance. 

 

11. Adjournment: 

A Motion to adjourn was made by Commissioner Mitchell and seconded by Commissioner 

McMullen. Motion carried unanimously. The meeting was adjourned at approximately 7:32 PM. 
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Hartland Township Planning Commission Meeting Agenda Memorandum 
 
 
Submitted By: Troy Langer, Planning Director 

Subject: Site Plan/PD Application #23-003, Planned Development (PD) Concept Plan with a 

detached single-family residential community and commercial area (Highland Reserve 

Planned Development) 

 

Date: March 16, 2023 

 

Recommended Action 

No formal action shall be taken by the Planning Commission or the Township Board as part of a Planned 

Development Concept Plan review. The Planning Commission should provide comments to the applicant 

about the proposed Planned Development Concept Plan and whether it is indicative of a plan that can and 

will meet the intent, design standards, and eligibility criteria of the Planned Development process.  

 

The Preliminary PD, which is in the next phase of a Planned Development (PD), will include significantly 

more detail with respect to design and engineering, landscaping, lighting, traffic impacts, wetland 

determinations, common space features, etc. It would be in the Applicant’s best interest to provide a 

summary of design details (entryway feature, landscaping, amenities, common area features, etc.) as part 

of the Preliminary PD submittal.       

 

Discussion 

 

Applicant: Mike West 

 

Site Description 

The subject property is south of Highland Road and east of Hartland Glen Lane/Hartland Glen Golf Course, 

in Section 26 of the Township. Redwood Living Planned Development has frontage along the west side of 

Hartland Glen Lane and is currently under construction. The subject parcel (Parcel ID #4708-26-200-002) 

is approximately 39.05 acres in size and zoned CA (Conservation Agricultural). The 2015 Future Land Use 

Map (FLUM) designates this parcel as Special Planning Area (SPA) and is within the M-59/Pleasant 

Valley/Fenton Road SPA. The 2020-2021 Amendment to the FLUM has this same designation. 

 

Currently the property primarily consists of open fields which have historically been used for agricultural 

activities. The plans indicate two (2) wetland areas, with one area on the west and another in the southeast 

corner. Wooded areas occur along the M-59 boundary (west and northeast), and along the east and west 

sides of the property.  A stand of trees exists in the southwest corner of the site. 

 

The property to the south is part of Hartland Glen Golf Course which is zoned CA (Conservation 

Agricultural).  

 

To the east, is property that has been historically associated with the Newberry Place Planned Development 

project, which is zoned CA (Conservation Agricultural). The property is undeveloped currently. 

 

Per the site plan, access to the site is via Highland Road, a public road, which is under the jurisdiction of 

the Michigan Department of Transportation (MDOT). An additional road connection is shown from 

Hartland Glen Lane, west of the subject site. Hartland Glen Lane was never formally approved as a private 

roadway and would be considered a non-conforming roadway. 

5



SP #23-003 Concept PD Plan Highland Reserve 

March 16, 2023 

Page 2 

 

Historically this roadway has been the only access route to the golf club and parking associated with 

Hartland Glen Golf Course. The approved plans for Redwood Living PD (SP PD #21-005 and SP PD #22-

003) shows Hartland Glen Lane as paved (asphalt surfacing), twenty (20) feet wide, and without curb and 

gutter. Redwood Living PD has two (2) access points from Hartland Glen Lane. An access easement for 

ingress and egress would be required as part of the Final PD documents, allowing Highland Reserve PD to 

take access from Hartland Glen Lane. 
 

Municipal water and sanitary sewer will be required for this project.  

 

Site History 

Per Township records, the property was occupied by a residential home, and addressed as 12690 Highland 

Road. The records do not indicate when the house was constructed. The house and detached building were 

demolished in 2000, under Land Use Permit #5344. The Township Assessing records indicate the property 

has been leased for agricultural purposes since 2007. 

 

Historically, plans for the Newberry Place Planned Development have included the subject property as part 

of that development, under several applications from 2007 to 2016 (Newberry West). Conversely, other 

development plans for Newberry Place PD did not include this property. The Preliminary PD for Newberry 

Place PD was approved by the Township Board on July 6, 2021, under SP/PD #20-012, and did not include 

the subject property. 

 

Planned Development Procedure 

Section 3.1.18 of the Township’s Zoning Ordinance provides standards and approval procedures for a PD 

(Planned Development). Approval of a Planned Development is a three-step process. A Concept Plan, 

Preliminary Plan, and Final Plan are all reviewed by the Planning Commission and the Township Board, 

with the Planning Commission making a recommendation and the Board having final approval at each step. 

The process usually requires a rezoning from the existing zoning district to the Planned Development (PD) 

zoning district. As part of the rezoning, a public hearing is held before the Planning Commission consistent 

with the Michigan Zoning Enabling Act; this public hearing is held at the same meeting during which the 

Planning Commission reviews and makes a recommendation on the Preliminary PD. Approval of the Final 

Plan by the Township Board usually constitutes a rezoning of the subject property to PD (Planned 

Development). 

 

An informal meeting on this project was held on January 11, 2023, with the applicant, Planning staff, and 

the Planning Commission Site Plan Review Committee. 

 

Proposed Concept Plan 
 

A. General 

The subject parcel is approximately 39.05 acres in area. Per Section 3.1.18.B.ii, the minimum size for a 

Planned Development is twenty (20) acres of contiguous land, thus the property meets the minimum size 

requirement. 
 

Development Plan 

The applicant has submitted a Concept Plan that shows two (2) proposed parcels of land with two (2) 

different uses. An approximate 1.9 acre parcel, in the northwest corner of the site, is designated as 

Commercial Split Area. Per the applicant the seller intends to retain the northwest corner for a commercial 

project, essentially proposing to go through a land division process to create that parcel. Although specific 

development plans for this area were not provided, this will be required as part of the planned development. 

The commercial project area will be have to be part of the planned development for reasons outlined in the 

next few paragraphs. 
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Currently the subject site (39.05 acres) is zoned CA (Conservation Agricultural). If the applicant pursued a 

land division in the northwest corner (Commercial Split Area), and this parcel was not part of a planned 

development, the proposed parcel would have to meet the minimum CA zoning standards for lot width and 

lot area. As currently configured, the proposed parcel in the northwest corner does not meet the minimum 

lot size for CA for a single-family dwelling (minimum 2 acres), or farm dwelling (minimum 10 acres). Staff 

was unable to determine the lot width along Highland Road. Additionally, commercial uses are very limited 

in CA. Based on the information provided and the CA zoning standards, it would be difficult to utilize the 

northwest corner for a commercial use, if that parcel was independent from a planned development.  

 

It is staff’s opinion that the northwest corner of the property would need to be part of the proposed planned 

development in order to allow for commercial uses. In that scenario, that portion of the PD could be 

developed as a commercial use, subject to standards established as part of the Preliminary PD. Details on 

proposed setbacks, design guidelines, architectural standards, and potential uses for the commercial portion 

of the PD would need to be provided by the applicant as part of the Preliminary PD submittal. The details 

will be reviewed by the Planning Commission, and standards will be established as part of the Preliminary 

PD. 

 

The remaining portion of the site, approximately 37.14 acres, is shown as a single-family residential 

development with a total of one hundred (100) detached single-family homes. Thirty-five (35) of the 

detached homes are homes for rent. The rental homes are placed along the northern portion of the site, along 

Highland Road frontage, and in the central area, generally on the west side of the site. 

 

The remainder of the property will be developed as a site condominium subdivision with sixty-five (65) 

detached single-family residential units. 

 

The plan shows three (3) development phases for the residential portion of the project, which are 

summarized below: 

 

Phase # #Rental units #Site condo units 

Phase 1 25 6 

Phase 2 10 37 

Phase 3 0 22 

TOTAL UNITS  35 65 

 

Housing Information and Setbacks 

Several housing options are available and include a single-story ranch, two-story and/or bi-level homes 

with individual floor plans ranging between 1,250 to 2,800 square feet in size, with 3-4 bedrooms, 2-3 

bathrooms, and an attached two-car or three-car garage. Product information on the building materials are 

not identified on the illustrations of the housing styles. 

 

Minimum lot sizes within the condominium subdivision are 60 feet wide by 120 feet long, and 

approximately 7,200 square feet in area. For the rental homes, the plan shows the building unit as fifty (50) 

feet by fifty (50) feet. 

 

Staff assumes the intent of the proposed unit envelope for the rental house units and condominium units is 

that each residential structure and associated accessory structures, including pools, decks, and sheds, will 

be located within the envelope; however, the applicant should provide clarification on this matter as part of 

the Preliminary PD submittal. Lot coverage within the unit envelope is not stated on the plans. Staff would 
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suggest that the Preliminary PD plans include sample drawings of a typical rental unit and condominium 

unit, showing how the house and other site elements would fit within the unit, including a deck, patio, pool, 

shed, and 3-car garage. 

 

The proposed building setbacks for the rental units are as follows: 

Front: 25 feet 

Side: 10 feet between homes 

Rear: 80 feet for homes adjacent to Highland Road 
 

The proposed building setbacks for the condominium units are as follows: 

Front:  25 feet 

Side:  5 feet (interior lot); 10 feet (corner lot) 

Rear:  20 feet 

 

Other Concept Plan Details 

On-site stormwater detention is shown in three areas. Approximately 15.93 acres of the site is designated 

as open space, equating to approximately 40.8% of the residential portion of the property.  
 

The property is approximately 39.05 acres, resulting in an estimated density of 2.56 dwelling units per acre. 

More discussion on density is provided in the next section of this report.  
 

Section 3.1.18.E has specific requirements for information to be included within a Planned Development 

Concept Plan submittal. Given the information provided by the applicant, the Planning Department feels 

the submittal is sufficient to consider complete. 

 

B. Proposed Density 

Section 3.1.18.C. of the Zoning Ordinance states the residential density in a planned development shall be 

consistent with the density designation within the Township’s Comprehensive Plan. The subject property 

is designated as a Special Planning Area (SPA) on the adopted 2015 Future Land Use Map and the 2020-

2021 Amendment to the FLUM.  

 

The property is part of the M-59/Pleasant Valley/Fenton Road Special Planning Area. This category 

designation envisions a maximum density of four (4) dwelling units per acre. Using 39.05 acres for property 

size and allowing a maximum of four (4) units per acre, a maximum 156.2 (or 156) dwelling units could be 

permitted (39.05 acres x 4 dwelling units per acre). The Concept Plan proposes a density of 2.56 dwelling 

units per acre (100 dwellings ÷ 39.05 acres), which is consistent with the maximum allowed density for the 

Special Planning Area. 

 

Per Section 3.1.18.C.iv., the Planning Commission may agree to recommend up to a forty (40%) percent 

increase in units on a site in recognition of outstanding attributes as listed in this section. The Township 

Board in it is sole discretion shall have the ability to approve such density increase up to forty (40%) percent 

subsequent to an affirmative recommendation from the Planning Commission. In this case if the Planned 

Development land area could accommodate 156 units, in accordance with the Comprehensive Plan, the 

Planned Development plan could include up to 218 dwellings (156 + 62 additional units) if a maximum 

bonus were awarded by the Planning Commission and Township Board. 

 

Per the 2020-2021 Amendment to the FLUM, the surrounding properties on the west and south are 

designated as Special Planning Area, as part of the M-59/Cundy Road/Hartland Glen Golf Course Special 

Planning Area. The property to the east is designated as Special Planning Area, as part of the M-59/Pleasant 

Valley/Fenton Road Special Planning Area, per the adopted 2015 Future Land Use Map and the 2020-2021 

Amendment to the FLUM. 
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C. Public Road Access 

As noted previously, access to the residential portion of the PD is shown from Highland Road, a public 

road, and Hartland Glen Lane, a private roadway. Access to the commercial site in the northwest corner is 

not shown. Internally the lots are served by a looped system of private roads, with two (2) cul-de-sacs. Any 

proposed access from Highland Road requires review and approval from the Michigan Department of 

Transportation (MDOT). 

 

D. Traffic Generation 

The applicant has not submitted a traffic impact analysis as part of the Concept Plan submittal; this is one 

of the requirements of the Preliminary PD submittal.  

 

E. Internal Vehicular/Pedestrian Circulation 

Although the plans state the development will be served by public roads, it is more likely that the roads will 

be private. Nonetheless, the plans show an internal vehicular circulation that is comprised of a grid pattern 

with two (2) cul-de-sacs. Two street stubs are shown, one on the east and one on the south, which are 

intended to allow for future street extensions and connectivity to the adjacent properties. Per the applicant’s 

explanation, the two street stubs will be constructed to the eastern and southern property lines. Access 

easements for ingress and egress those proposed road connections would be required as part of the Final 

PD documents.  

 

The private roads in the proposed development will be required to meet the standards of Section 5.23 of the 

Zoning Ordinance for a road serving twenty-five (25) or more units or parcels, which requires the private 

road to be constructed consistent with public road requirements of the Livingston County Road Commission 

(LCRC). The private roads are shown as thirty (30) feet wide with a 66-foot wide right-of-way. Although 

not stated on the plans, it is assumed curb and gutter will be provided for the private roads. 

 

Five (5) foot wide concrete sidewalks are shown on both sides of each private road. Mowed trails are 

planned within the two larger open space areas of the site, with connections to the concrete sidewalks in 

several locations for walkability throughout the development. Benches are shown along the mowed trails. 

 

F. Utilities 

Municipal water and sanitary sewer will be required for this project. The applicant will need to work with 

the Township and Livingston County regarding public water and sanitary sewer. They will also need to 

work with the Hartland Township Department of Public Works (DPW) to acquire the necessary Residential 

Equivalent Units (REU)’s for this development. 

 

G. Design Details 

A Pattern Book with specific design details was not submitted with the Concept Plan. For a project such as 

this, additional design details could include information on price points, streetlights (if proposed), entry 

feature, common space amenities, etc. 

 

Minimum design details are outlined in Section 3.1.18.c. and include minimum yard requirements and 

distance between buildings.  

 

H. Open Space 

Section 3.1.18.C requires a Planned Development to include open space; at a minimum that open space 

should meet the requirements of the site’s previous zoning district. Historically in other residential Planned 

Developments, such as Walnut Ridge Estates and Fiddler Grove, the following formula was applied: a 

minimum of 25% (of total area of site) should be provided as open space, and of that 25%, 10% must be 

usable open space.  
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The Concept Plan labels seven (7) open space areas, with the size of each area stated. The total open space 

is approximately 15.93 acres equating to 40.85% of the site. A series of mowed trails are proposed within 

the open space areas, adjacent to wetland areas, with benches along the trails, as noted above. The 

Preliminary PD plans should clearly identify areas counted as open space and usable open space, using 

different graphics. Section 3.15 states “open common open space shall be planned, developed, and 

maintained for appropriate recreational and other open space uses for the anticipated occupants of the 

housing.” 

 

I. Landscaping 

A preliminary landscape plan is provided and shows street trees and a landscape berm along the frontage 

of Highland Road. The berm is planted with a variety of conifer trees, with the intent of providing a year-

round buffer between the houses and Highland Road. The width of the berm is not stated. It should be noted 

that the required height for a conifer tree is eight (8) feet at the time of planting. The required size for a 

canopy tree (street tree) is a three (3) inch caliper tree at the time of planting. The landscape plan in the 

Concept Plan set does not meet those standards but should be addressed on the Preliminary PD plans. 

 

Some type of screening should be provided on the commercial site along the east and south lot lines, as a 

buffer between the commercial site and residential uses. The buffer should be shown on the Preliminary 

PD plans. 

 

The Preliminary PD will be reviewed for compliance with the landscaping/screening requirements of a 

Planned Development, including screening/buffering from lower-density residential properties adjacent to 

the proposed development.  

 

J. Exterior Lighting 

A lighting plan was provided which shows the streetlight locations and style of streetlight. The pole height 

is stated as twelve (12) feet, excluding the light fixture. 

 

Recognizable Benefits 

One of the eligibility criteria for a Planned Development is that it “shall result in a recognizable and 

substantial benefit to the ultimate users of the project and to the community and shall result in a higher 

quality of development than could be achieved under conventional zoning.” It is not clear based on the 

Concept Plan whether the proposed development satisfies these criteria. It will be ultimately up to the 

applicant, Planning Commission, and Township Board to come to an agreement on the extent to which a 

recognizable benefit shall be provided for the proposed development.  

 

Hartland Township DPW Review 

Comments were not provided. 

 

Hartland Township Engineer’s Review (Spaulding DeDecker)  

Comments from the Township Engineer (SDA) are provided in the letter dated March 8, 2023. 

 

Hartland Deerfield Fire Authority Review 

The Hartland Deerfield Fire Authority has provided comments in outlined in the review letter dated March 

2, 2023. 

 

Recommendation 
No formal action shall be taken by the Planning Commission or the Township Board as part of a Planned 

Development Concept Plan review. The Planning Commission should provide comments to the applicant 
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about the proposed Highland Reserve PD Concept Plan and whether it is indicative of a plan that can and 

will meet the intent, design standards, and eligibility criteria of the Planned Development process.  

 

The Preliminary PD will include significantly more detail with respect to design and engineering, 

landscaping, lighting, traffic impacts, wetland determinations, common space features, etc. It would be in 

the Applicant’s best interest to provide a summary of design details (entryway feature, landscaping, 

amenities, common area features, etc.) as part of the Preliminary PD submittal.      

 

Attachments:  

1. Hartland Township Engineer (SDA) review letter dated 03.08.2023 – PDF version 

2. Hartland Deerfield Fire Authority email, dated 03.02.2023 – PDF version 

3. Project Narrative dated 02.27.2023 – PDF version 

4. Typical Housing Styles – PDF version 

5. Concept PD Plans dated 02.27.2023 – PDF version 

 

CC: 

Spaulding DeDecker, Twp Engineer (via email) 

Mike Luce, Twp DPW Director (via email) 

A. Carroll, Hartland FD Fire Chief (via email) 
 
 
T:\PLANNING DEPARTMENT\PLANNING COMMISSION\2023 Planning Commission Activity\Site Plan Applications\SP PD #23-003 
Concept PD Plan\Staff reports\Planning Commission\SP PD #23-003 Concept Plan Staff report PC 03.16.2023.docx 
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March 8, 2023 
 
Mr. Troy Langer 
Planning Director 
Hartland Township 
2655 Clark Road 
Hartland, Michigan 48353 
 
Re: Concept Review for Highland Reserve 
 SD Job #HL22127 
  
Dear Mr. Langer: 
 
We have reviewed the conceptual site plan for the above referenced project prepared by Diffin 
Engineering & Surveying, dated February 24, 2023. We offer the following comments to assist with the 
project: 
 
A. General 

The subject site is at 12685 Highland Road (M-59) east of US-23 on the south side of Highland Road. 
The site is approximately 39.05 acres with Parcel ID 4708-26-200-002. The plans show the 
construction of a Planned Development (PD) clustered residential site with 35 rental units and 65 
condo units. The project is proposed to be constructed in 3 phases. The 37.14-acre site is proposed 
to be split from the 39.05 overall parcel area.  Approximately 1.913 of the original 39.05-acre parcel 
is shown as a proposed commercial development by others northwest of the proposed planned 
development. A buffer may be needed between commercial and residential zoning. 

 
B. Water Main 

The plans show that there is an existing 14-inch diameter water main that crosses Highland Road 
and dead ends at the northwest side of the commercial split parcel near the intersection of Hartland 
Glen Lane and Cundy Road.  
 
Township records indicate a 12-inch diameter water main connected to existing 14-inch water main 
at the intersection of Hartland Glen Lane and Cundy Road serving and looping around the proposed 
Redwood apartments (currently under construction) and dead ends near the southwest corner 
parcel of the proposed site.  
 
There is a proposed 8-inch diameter water main connecting near the proposed entrance of 
Abernethy Street at GV-5, looping around the proposed units and connecting near the southwest 
corner parcel of the proposed site at GV-20. The proposed water main will need to be accompanied 
by a 20-foot easement. An EGLE permit for construction will be required for the proposed public 
watermain. 
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C. Sanitary Sewer 
 
The township records indicate a 10” sanitary sewer and 6” forcemain along Hartland Glen Lane 
inside a 20-foot sanitary sewer easement, proposed sewer utilities are currently under construction 
for redwood apartments. There is a proposed 8” sanitary sewer that loops around the proposed 
site and connects to Manhole B, north of unit 80 at the Redwood Living Apartments near the 
southwest corner parcel of the proposed site. The proposed sanitary sewer on-site will need to be 
accompanied by a 20-foot easement and an EGLE permit for construction will be required for the 
proposed public sanitary sewer. 

 
D. Storm Drainage 

 
The plans include three (3) proposed detention basins and approximately 3.9 acres of wetlands. The 
storm drainage system will be subject to the Township’s review and approval and a storm drain 
agreement from the township will be required. Coordination with Livingston County and EGLE will 
be needed to confirm the outlets into the wetlands as acceptable.  
 
Hartland Township follows the current version of the LCDC Detention design Standards except 
where modified by the township engineering manual. 
 

 
E. Site Paving 

 
It is noted that the development plans on having private streets with access drives from Highland 
Road (M-59) and Hartland Glen Lane. Private roads and driveways shall meet the requirement of 
Hartland Township’s Zoning Ordinance Article 30.00, unless amended herein. A note on the plan 
states that all public road requirements will be met which is consistent with the private road 
ordinance which states that LCRC requirements must be met when serving greater than 25 units.  

 
Permits Required 
The following permits may be required and will need to be provided to the Township:  
 
1. Copy of Grading Permit from the LCDC. 

 
2. Copy of LCDC sanitary review confirmation. 

 
3. Copy of Soil Erosion and Sedimentation permit from LCDC. 
 
4. All necessary easements. Easements must be on Hartland Township Standard Easement 

document and include a sketch.  A current title policy for ownership verification shall be 
provided with all executed easement submittals, if applicable. 
 

5. NPDES Notice of Coverage Documentation (site is larger than 5 acres). 
 
6. MDEGLE Water Supply System Permit for the proposed water main. 
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7. MDEGLE Part 41 Wastewater Construction Permit for the proposed sanitary sewer system. 
 

8. MDEGLE Permit for all proposed work within the state-regulated wetlands, if applicable.   
 

9. Township Storm Water Agreement (for the stormwater system improvement on the site).  
 
10. Maintenance bond and insurance for the sanitary sewer and water main to be dedicated to the 

township, if applicable. 
 

11. Genesee County Drain Commissioner’s Office IPP Discharge Permit approval. 
 
Please be aware that additional comments may arise with the submittal of additional plans and 
information.  

 
Concept Review Recommendation 
 
Overall, there are no evident issues with the concept plan from an engineering perspective.  Future 
reviews will provide detailed analysis of the proposed improvements.  
 
The comments are not necessarily conclusive. The site plan and final engineering plans for this 
development are to be prepared in accordance with the Hartland Township Engineering Design 
Standards and 2008 Hartland Township Standard Details.  
 
If you have any questions regarding this matter, please contact our office at your convenience. 
 
Sincerely, 
 

SPALDING DEDECKER ASSOCIATES, INC. 
   
 

 

 
 
 

 

Mark Collins, PE 
  
Municipal Project Manager 

Luisa Amici 
  
Engineer 

 
 
 

14



 

              HARTLAND DEERFIELD FIRE AUTHORITY     

   HARTLAND AREA FIRE DEPT. 

   3205 Hartland Road                                                               Voice: (810) 632-7676 
   Hartland, MI.  48353-1825                      E-Mail: firemarshal@hartlandareafire.com                                                 

                                       
 

 
 
 

 
 
March 2, 2023 
 
To: Hartland Township Planning Commission 
 c/o: Planning Department 
 
Re: 12685 Highland Road 
   
 
This review and the following comments are for the residential development in the area of Hartland Glen Lane 
and Highland Road, dated 2-24-2023. The development consists of roughly one hundred residential homes of 
various sizes and a two-acre parcel on the northwest portion of the complex for a future commercial 
development. 
 
The residential portion of the development is proposed to include five-foot side setbacks (ten feet between 
homes), however, Hartland Township Ordinance 76 states minimum side setback requirements for High 
Density Residential is ten feet. One of the critical reasons for ten-foot setbacks is to aid in preventing the 
spread of fire from one structure to an adjacent structure, especially with radiant heat compromising the 
adjacent structure with potential flame spread to the combustible materials on the walls, eaves, and facia. 
This is a problem the fire service routinely encounters in the manufactured home environment with twice the 
distance (twenty feet) between homes with the same exterior finishes as proposed.   
 
Most importantly, limiting fire spread reduces the potential for loss of life in adjacent homes.  It is our position 
that if this precedent-setting request to remove a life safety and property conservation ordinance requirement 
that creates a non-compliant development is considered, it would necessitate reinstating a life safety 
protective measure that provides an equal or better level of protection, such as: residential sprinklers in 
accordance with NFPA 13R; 2-hour rated non-combustible exterior walls, eaves, and facia; or 2-hour rated 
non-combustible fence extending to the top of the facia.  Should the better level of protection with residential 
sprinklers be selected, we would support longer hydrant spacing and reduced road widths within the 
development. 
 

 
Jon Dehanke 
Captain 
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dlarabel
Text Box
HIGHLAND RESERVE 
SINGLE FAMILY RESIDENTIAL NEIGHBORHOOD
SAMPLE PORTFOLIO OF HOMES
2/23/23


dlarabel
Text Box
The following plans represent a sample set of homes that may be constructed in the Highland Reserve Single Family Residential Neighborhood:

                                    INTEGRITY 1250 - 1252 Square Foot Ranch
                                    INTEGRITY 1610 - 1,607 Square Foot Ranch
                                 INTEGRITY 1810 - 1,822 Square Foot Two-Story
                                  INTEGRITY 2060 - 2,060 Square Foot Bi-Level
                                  INTEGRITY 2080 - 2,062 Square Foot Two-Story
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depicted here is strictly prohibited. Color rendering is the artist’s interpretation of home. Details, products and colors may change or not be available. Please see CAD drawings of elevations for actual specifi cations available.

i n teg r i t y 1 2 5 0 
1,252 SF

2-4 bedrooms
1-2 bathrooms
2-3 car attached garage
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i n teg r i t y 1 6 1 0
1,607 SF

3-5 bedrooms
2-3 bathrooms
2-3 car attached garage
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i n teg r i t y 1 8 1 0
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4 bedrooms
2.5-3.5 bathrooms
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ELEVATION A
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Know what's below.
Call before you dig.
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GREEN DEVELOPMENT VENTURES, LLC

ALLEN EDWIN HOMES
2186 E. CENTRE STREET

PORTAGE, MI 49002
Ph: (269) 365-8548

Email: mwest@allenedwin.com
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DETENTION BASIN & FGRE BAYS SEEDING NOTES: Undeveloped portion of the site surrounding the detention basins and fore bays, shall be seeded with a "Mesic-To-Dry Prairie Seed Mix" by Cardno Native Plant Nursery, (128 Sunset Dr., Walkerton, IN 46574, 574-586-2412, nurserysales@cardno.com) at 38.84 PLS pounds/acre. The upland zone of the fore bays and detention basins shall be seeded with "Sedge Meadow Seed Mix" by Cardno Native Plant Nursery (see info in note #12) at 39.84 PLS pounds per acre.  This seed mix consists of 13 of 17 native permanent grass, sedge and rush species and 27 of 30 native forb and shrub species.   The edge zone of the fore bays and detention basins shall be seeded with "Wetland Edge Seed Mix" by Cardno Native Plant Nursery (see info in note #12) at approximately 35 PLS pounds per acre.  This seed mix consists of 10 of 12 native permanent grass, sedge and rush species and 7 of 20 native forb species. Native seed shall be planted above the permanent water elevation. Native seed mixes shall contain a cover crop consisting of 10 pounds per acre of annual rye and 30 pounds per acre of seed oats. All sloped native seed areas adjacent to wetlands and drains shall be stabilized with a mulch blanket pegged-in-place. 
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Hartland Township Planning Commission Meeting Agenda Memorandum 
 

 
Submitted By: Troy Langer, Planning Director 

Subject: Zoning Amendment #22-001 – Ordinance Amendment to Landscape Requirements to 

Section 5.7 (Dumpster Enclosure); Section 5.11 (landscaping and Screening); and 

Section 5.26 (Signs) 

 

Date: March 16, 2023 

 

Recommended Action 

 

Move to recommend approval of Zoning Amendment #22-001, Ordinance Amendment to Landscape 

Requirements in Section 5.7 (Dumpster Enclosure); Section 5.11 (Landscaping and Screening); and 

Section 5.26 (Signs) 

 

Discussion 
 

On March 9, 2023, the Planning Commission held a public hearing for ZA #22-001, an ordinance 

amendment to landscape requirements in several sections of the Township Zoning Ordinance. Although the 

Planning Commission recommended approval of ZA #22-001, it was discovered later by staff that the draft 

version of the ordinance that was reviewed by the Planning Commission on March 9, 2023, did not include 

several additional edits. Those edits were generated by the Planning Commission during their review of the 

draft ordinance at their work sessions held on June 9, 2022 and June 23, 2022.  

 

The updated version of the draft ordinance is attached and includes the edits suggested by the Planning 

Commission from their June 2022 work sessions, Those edits are underlined and highlighted in yellow in 

the document. Additionally, language regarding Cart Corrals has been updated to eliminate the word 

“additionally”, shown as a strikeout (not highlighted), on page 10 of the document. This change was 

recommended by the Planning Commission at the public hearing on March 9, 2023. 

 

A motion to recommend approval of Zoning Amendment #22-001 is provided in this memorandum. 

 

Attachments:  

1. Landscape Ordinance 03.13.2023 with strikeouts highlighted– PDF version 

 
T:\PLANNING DEPARTMENT\PLANNING COMMISSION\2022 Planning Commission Activity\Zoning Amendments\ZA 22-001 Amend Landscape 

Requirements\Staff reports\Planning Commission\ZA 22-001 PC staff report 03.16.2023.docx 
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