
 

2655 Clark Road, Hartland, MI 48353 | (810) 632-7498 | HartlandTwp.com 

 

Planning Commission 
 

Larry Fox, Chairperson 

Michael Mitchell, Vice-Chairperson 

Tom Murphy, Secretary 

Summer L. McMullen, Trustee 

Sue Grissim, Commissioner 

Jim Mayer, Commissioner 

Matthew Eckman, Commissioner 

 

 

Planning Commission Meeting Agenda 

Hartland Township Hall 

Thursday, September 24, 2026 

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 Meeting Minutes of September 10, 2026 

6.    Call to Public 

7.    Old and New Business 

a. Site Plan Application #26-009 – Amended and Restated Eighth Amendment to Hartland Towne 

Square Planned Development Agreement 

8.    Call to Public 

9.    Planner's Report 

10.  Committee Reports 

11.  Adjournment 
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HARTLAND TOWNSHIP PLANNING COMMISSION DRAFT MEETING MINUTES  

SEPTEMBER 10, 2026– 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: 

Commissioner Eckman offered a Motion to approve the September 10, 2026, Planning 

Commission Meeting Agenda. Seconded by Commissioner Mitchell. Motion carried unanimously. 

 

5. Approval of Meeting Minutes: 

a. Planning Commission Meeting Minutes of August 13, 2026. Commissioner Grissim offered a 

Motion to approve the Planning Commission Meeting Minutes of August 13, 2026. Seconded 

by Commissioner Mayer. Motion carried unanimously.  

 

6. Call to the Public: 

None 

 

7. Public Hearing 

a. Site Plan Application Site Plan with Special Land Use Application #26-006 - Request to construct 

a two family dwelling in the Village of Hartland (Avon Street) 

 

Chair Fox explained the process and opened the Public Hearing at 7:03 PM stating all public 

notice requirements have been met. 

 

Director Langer stated the following: 

 Gave an overview of the location and scope of the project. 

 Located in the Village of Hartland near the intersection of Crouse Road and Avon Street. 

 Zoned LI (Limited Commercial); two family dwellings units are permitted in this zoning 

district by Special Use Permit. 

 Applicant would like to construct a duplex or two family dwelling unit on vacant land located 

on Avon Street in the Village of Hartland. 

 Special Use Permit requires a public hearing with a recommendation from the Planning 

Commission. The application will then be heard by the Township Board for a final decision. 

 

Kelly Summerfield of Creative Design and Construction, representing the Applicant, Paul Mika, 

stated the Special Use of the two family dwelling is in character with the other uses in that area. 

They could also be used as professional offices in the future.  
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Chair Fox mentioned a communication was received from Carrie Jellison, CPA. 

 

Call to Public: 

 Gary Cornillaud, owner of 3508 Avon and past owner of the subject property; offered some 

corrections to the staff memorandum and expressed concern regarding grading, drainage and 

setbacks. 

 

 David Schneider, representing his mother’s estate at 3515 Washington; expressed similar 

concerns regarding grading, drainage and setbacks. 

 

 Kathryn Savla, 3546 Mill; expressed concern about increased traffic and maintaining the 

Village aesthetic.  

 

 Brian Schneider, former resident at 3515 Washington; feels it should be an office or business 

use rather than residential and concerned about the duplexes not being occupied by the property 

owners. 

 

Chair Fox closed the Public Hearing at 7:22 PM.  

 

Discussion 

Chair Fox referred to the staff review letter dated September 3, 2026. 

 

SPECIAL LAND USE REVIEW – General Standards 

Chair Fox mentioned the Planning Department believes the proposed use can and will meet the 

criteria listed for the special land use request; and the applicant has provided written responses to 

the special land use general standards in his email dated August 13, 2026.  

 

The Planning Commission offered no comments. 

  

SPECIAL LAND USE REVIEW – Applicable Site standards 

Chair Fox commented the proposed multiple family structure has two (2) dwelling units. Each 

dwelling unit is approximately 978 square feet in area (useable living area) and has two (2) 

bedrooms. Each dwelling unit complies with Section 3.24.10. for the required minimum floor area 

of 850 square feet. 

 

The Planning Commission offered no comments. 

 

SITE PLAN REVIEW – Applicable Site Standards 

Dimensional Requirements (LC- Limited Commercial; Section 3.1.12) 

Director Langer stated standard found in Section 3.1.12. E. states “Same as existing lots or existing 

building if re-use,” with no specific dimensions; thus, staff views the 0.227-acre lot size area in 

comparison to the surrounding properties and views it as compliant. 

 

Commissioner Mayer asked about the side setback to the south. Director Langer explained the 

aerial view issues with lines on the map; continued stating the site plan indicated the setback for 

this structure would be five (5) feet. Chair Fox stated this parcel is already in existence; it is not a 

newly created parcel so this standard may not apply to this situation. Director Langer concurred. 
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Building Setbacks (Sec. 3.1.12.E.) 

Director Langer reviewed the setback table. 

 

Commissioner Murphy asked the Planning Commission for their opinion on two neighbors sharing 

essentially one driveway approximately twenty-one (21) feet wide. The Planning Commission felt 

that width is standard for a duplex use and acceptable. The Planning Commission briefly discussed 

parking in the area. 

 

Architecture in the LC District (Sec. 3.20) 

Chair Fox stated the standard stated that buildings shall possess architectural variety but enhance 

the overall cohesiveness and historic settlement character. They are using Hardie board and batten 

products.  

 

The Planning Commission offered no comments. 

 

Side Setback (Sec. 3.24.11.) 

Director Langer stated the following: 

 Standard refers to how the lots abut stating “15-foot side setback where walls of structures face 

interior side lot lines and contain windows or other openings.” 

 South lot is a corner lot so the Planning Commission may or may not consider it a side yard; 

the Planning Commission may also decide if that is considered an interior lot line. 

 Also mentions windows or other openings. 

 Proposed on the north and south sides of each unit are sliding glass doors with patios. 

 

The Planning Commission discussed the definition of interior side lot line, how they should apply 

this standard, if they should use the LC Limited Commercial setbacks for this property, or if they 

should prohibit a sliding door or window on the north façade. 

 

Planning Commission suggested if the structure cannot be shifted south to meet the fifteen 

(15) foot setback on the north side and the south patio reduced in size, then the door opening 

on the north façade must be removed; or the Applicant can go to the Zoning Board of Appeals 

and seek a variance. 

 

The Applicant stated he would work with staff and discuss it with Mr. Mika. 

 

Commissioner Eckman stated the drainage is regulated by the Livingston County Drian 

Commissioner’s office. The Planning Commission has neither the authority nor the expertise to 

manage the project.  

 

Director Langer addressed the comments requesting a grading plan stating that typically a grading 

plan is not required for single family or duplex new construction; a site plan is required. 

Commissioner Mayer stated now that the Applicant is well aware of the concerns of the neighboring 

properties, he hopes the Applicant will address those concerns; if the neighbors have additional 

concerns, they should speak to the Livingston County Drain Commission.  

Director Langer stated this project will not be submitted to the Township Engineer as that process 

is for commercial projects only, not single family or duplex residential properties. If it were a 
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commercial project, the likelihood of runoff and increased water drainage could be greater than this 

use. 

 

Chair Fox stated it will have far less traffic than an office use. Director Langer concurred. 

 

Chair Fox addressed a concern for the written communication about parking stating this property 

can park up to six (6) vehicles; parking should not be a problem. Commissioner Grissim also 

mentioned residential traffic and parking occur at opposite times of the day as a commercial use. 

 

Commissioner Mitchell asked to confirm if the septic field has been removed. The Applicant stated 

he feels it has not as the grade is slightly raised in that location. 

 

Commissioner Mayer stated he visited the site earlier around 4:20PM and counted no less than 

seventeen available parking spaces at that time and does not believe parking will be an issue. 

 

Commissioner Murphy asked the Applicant to label the width of the driveway as twenty-one (21) 

feet. The Applicant agreed. 

 

Commissioner Eckman offered the following Motion: 

 

Move to recommend approval of Special Land Use Permit and approve Site Plan Application 

#26-006, proposed two family dwelling on a vacant lot on Avon Street (Tax Parcel ID #4708-

16-101-125) as stated in the staff memorandum dated September 3, 2026. 

 

The recommendation for approval is based on the following findings: 

 

1. The proposed special land use, two family dwelling, meets the intent and purposes of the 

Ordinance as well as the specific standards outlined in Section 6.6 (Special Uses).  

 

2. The proposed special land use is permitted in the LC (Limited Commercial) zoning 

district, as outlined in Section 3.1.12.D.i., and the proposed use is compatible with the 

existing uses in the vicinity. 

 

3. The proposed use will be served by private well (water) and municipal sanitary sewer, by 

existing essential facilities and public services, and the Hartland Deerfield Fire Authority 

has no objection. 

 

4. The proposed multiple family structure (duplex) meets the minimum requirements for 

usable floor area in each dwelling unit. 

 

5. The proposed use will not create additional requirements at public cost for public 

facilities as the proposed site will be served by a private well (water) and municipal 

sanitary sewer.  

 

Approval is subject to the following conditions: 

 

1. The proposed special land use, two family dwelling, is subject to approval by the 

Township Board. 
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2. The applicant shall adequately address the outstanding items noted in the Planning 

Department’s memorandum, September 3, 2026, on the plans submitted with a land use 

permit application, subject to an administrative review by the Planning staff prior to the 

issuance of a land use permit. 

 

3. A land use permit is required after approval of the Site Plan and Special Land Use Permit. 

 

4. The proposed use shall be served by municipal sanitary sewer. 

 

5. Applicant complies with any requirements of the Department of Public Works Director, 

Township Engineering Consultant (SDA), Hartland Deerfield Fire Authority, and all 

other government agencies, as applicable. 

 

6. If the structure cannot be shifted south to meet the fifteen (15) foot setback on the north 

side, then the door opening on the north façade must be removed; or the Applicant can 

seek a variance from the Zoning Board of Appeals. 

 

Seconded by Commissioner Grissim. Motion carried unanimously. 

 

8. Call to the Public: 

None 

 

9. Planner Report:  

None 

 

10. Committee Reports: 

None 

 

11. Adjournment: 

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

Murphy. Motion carried unanimously. The meeting was adjourned at approximately 8:07 PM. 
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Hartland Township Planning Commission Meeting Agenda Memorandum 
 
 
Submitted By: Troy Langer, Planning Director 

Subject: Site Plan Application #26-009 – Amended and Restated Eighth Amendment to 

Hartland Towne Square Planned Development Agreement 

 

Date: September 17, 2026 

 

Recommended Action 

 

Move to recommend approval of Site Plan Application #26-009, for the Amended and Restated Eighth 

Amendment to Hartland Towne Square Planned Development Agreement, as outlined in the staff 

memorandum dated September 17, 2026. 

 

The recommendation for approval is based on the following findings:  

 

1. The Planning Commission has determined the proposed amendment provides clarification for the on-

going maintenance of the private roads in the development. 

 

2. The Planning Commission has determined the proposed amendment to remove the limitation on the 

number of drive-through establishments provides flexibility for existing and future businesses in the 

development. 

 

3. The Planning Commission has determined the proposed amendments to allow additional ground signs, 

make improvements to existing ground signs, and amend the wall sign standards improves the visibility 

for existing and future businesses in the development.  

 

4. The Planning Commission has determined the amendment to update the lighting standards to add LED 

light pole heads will be a benefit to the PD and the Township. 

 

5. The Planning Commission has determined the proposed landscape modifications and enhancements to 

certain landscaping areas will be a benefit to the development as well as for existing and future 

businesses. 

 

6. The Planning Commission has determined the proposed amendment to allow for additional permitted 

uses by right provides flexibility for existing and future businesses in the development. 

 

7. The Planning Commission has determined the proposed modifications in the façade material products 

for the buildings will allow for flexibility for future businesses. 

 

8. The Planning Commission has determined the proposed modifications to the building height limitations 

will allow for flexibility for future businesses. 

 

9. The Planning Commission has determined the proposal to modify the hours of delivery in the 

development will be of benefit to the businesses and the community. 

 

10. Approval of the PD amendment language shall be subject to approval of the Township Attorney. 
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Approval is subject to the following conditions: 

 

1. The proposed Amended and Restated Eighth Amendment to Hartland Towne Square Planned 

Development Agreement is subject to approval by the Township Board. 

 

2. The proposed landscape plan for the roundabout and clock tower areas (Sheet L-C.1) shall be 

considered a site plan amendment to the previously approved landscape plans for the entire Planned 

Development and shall not be part of the Amended and Restated Eighth Amendment to Hartland Towne 

Square Planned Development Agreement. 

 

3. The applicant shall adequately address the outstanding items noted in the Planning Department’s 

memorandum, September 17, 2026, prior to recording the Planned Development documents.  

 

4. The proposed Amended and Restated Eighth Amendment to Hartland Towne Square Planned 

Development Agreement shall be in a recordable format and shall comply with the requirements of the 

Township Attorney. 

 

5. (Any other conditions the Planning Commission deems necessary). 

 

Discussion 

 

Applicant: Hartland Towne Square LLC 

 

Site Description 

The Hartland Towne Square Planned Development (PD) is located north of Highland Road (M-59) and 

west of Clark Road in Section 21 of Hartland Township. The entire commercial development is 

approximately 84.59 acres in size and is comprised of multiple parcels (see Exhibit A – Land). Hartland 

Towne Square PD is zoned Planned Development (PD) and was approved in 2008. 

Request 

The original version of the 8th Amendment to the Hartland Towne Square Planned Development and Pattern 

Book was submitted as a request to the Township in 2019. The Planning Commission recommended 

approval of the amendment on August 22, 2019. The Township Board approved the 8th Amendment on 

September 17, 2019. The 8th Amendment, however, was not recorded. Additional information on the 

original 8th Amendment is discussed in another section of this memorandum. 

 

The new owner of Hartland Towne Square PD, Hartland Towne Square, LLC (“HTS”), is requesting to 

restate and amend the eighth (8th) amendment to the Hartland Towne Square Planned Development 

Agreement. The applicant intends to present a document that touches on some of the elements of the original 

8th Amendment from 2019 and amend the Planned Development Agreement for other items, adding new 

language and provisions. The general categories covered in the proposed amendment include internal traffic 

circulation, on-going road maintenance, drive-through service establishments, signage, uses permitted by 

right, façade materials, maximum building height, LED lights, and hours of delivery. 

 

Additionally, landscape modifications are requested for several existing landscape areas for the selective 

removal of mature conifer trees which are to be replaced with a juniper shrub species, as outlined in Exhibit 

G of the PD Amendment. These areas are generally located along the roadside boundaries of an outlot and 

in common areas. This topic is incorporated into the Amended and Restated Eighth Amendment to Hartland 

Towne Square Planned Development Agreement. 
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A separate aspect of the current application is a request by the applicant to amend the approved landscape 

plans for Hartland Towne Square for two (2) specific areas. This request is not part of the proposed 8th 

Amendment to the PD Agreement. The applicant has submitted a proposed landscape plan for the landscape 

areas associated with the roundabout/traffic circle and clock tower. Modifications are proposed to the 

current landscape/planting schemes with the removal of some existing plants and the inclusion of new plant 

materials. The Planning Commission will review the proposed landscape plan as an amendment to the 

previously approved plans and make a decision. The landscape plan is labeled as sheet L-1.C. 

 

Overview and Background Information 
The Hartland Towne Square Planned Development was approved by the Township on March 18, 2008, 

under SP #429F. The approved plans for the PD include the Planned Development Agreement (the 

“Agreement”), the Pattern Book for Hartland Towne Square (site design standards), and the Final Plan 

(detailed site and landscape plans). Together these documents provide the development standards for 

Hartland Towne Square PD. Seven (7) amendments to the PD have occurred between 2008 and 2019 as 

outlined below: 

 

1st Amendment 

The first amendment to the PD was approved on July 1, 2008. The Agreement, Final Plan (Amended Final 

Plan, dated June 18, 2008), and Pattern Book (Rev. NO. 3 dated June 18, 2008) were updated in conjunction 

with the construction of Meijer’s.  

 

2nd Amendment 

The second amendment to the PD was approved on August 6, 2008, which facilitated the granting of certain 

alternate access easements within the PD site. The second amendment did not require changes to the 

previously approved site plans (Amended Final Plan) or Pattern Book. 

 

3rd Amendment 

On January 20, 2009, the third amendment to the PD Agreement was approved. The text of Paragraph 21 

of the PD Agreement (Integration) was amended to establish the required signatories of any amendment to 

the PD Agreement. Changes to the Amended Final Plan and Pattern Book were not required. 

 

4th Amendment 

The fourth amendment was approved on March 30, 2009, which amended the text of Paragraph 14.3 of the 

Agreement as it related to the newly configured Hartland Road and the granting of the Highway Easement 

to the Livingston County Road Commission. Changes to the Amended Final Plan and Pattern Book were 

not required. 

 

5th Amendment 

On August 4, 2010, the fifth amendment was approved. The text of Paragraph 2 (Intent) and Section 6.6.4 

(Signs) were amended to provide for the incorporation of approved amendments to the Agreement into the 

Final Plan and to provide for the relocation of and replacement of a directional sign to direct traffic to 

businesses on Rovey Drive. Drawings of the directional sign and revised site plans showing the location of 

the sign are incorporated into the fifth amendment document and as part of Sign Application #715. The 

Amended Final Plan and Pattern Book were not formally amended. 

 

6th Amendment 

On February 7, 2017, the Township Board approved the sixth amendment, which amended the wall sign 

standards as outlined in the Hartland RAMCO Planned Development Agreement (Section 6.6.3) and 

Hartland Towne Square Pattern Book (Page 28), under Site Plan Application #439A. This amendment was 
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in conjunction with the Emagine Theatre project in Hartland Towne Square which was reviewed and 

approved under SP #544 in 2017. 

 

7th Amendment 

On March 5, 2019, the Township Board approved the seventh amendment which allowed for an additional 

drive-through restaurant. Previously, drive-through service was permitted for up to seven establishments, 

with two allotted for restaurants. The seventh amendment allows drive-through service for up to eight 

establishments, with three allotted for restaurants. The amendment was in conjunction with the request for 

the construction of a Panda Express restaurant with drive-through service. Panda Express was approved 

under Site Plan Application #19-002.  This amendment was not recorded. 

 

8th Amendment 

On September 19, 2019, the Township Board approved the request to amend the Planned Development 

(PD) Agreement and Pattern Book for the Hartland Towne Square PD as the 8th Amendment. This request 

was initiated by the Planning Department to address several concerns in the planned development that had 

come to staff’s attention via several parties.  

 

The 8th Amendment established guidelines for the on-going maintenance of private roads withing the 

development; allowed for improvements to the existing development monument sign at the corner of 

Hartland Road and Highland Road (west side); allowed for two (2) additional ground signs along Highland 

Road, each with two (2) sign panels; allowed selective tree removals along the berm on Highland Road 

(near Culver’s restaurant); adjusted the lighting standards for parking lot lighting (light pole style); and 

eliminated the restriction on the number of drive-through establishments. The 8th Amendment was not 

recorded. A copy of the staff memorandum for the 2019 8th Amendment is provided as an attachment as 

well as the 8th Amendment to the PD Agreement with exhibits. 

  

As an update, the two (2) additional ground signs approved in 2019 have been installed on Highland Road. 

One ground sign is located on the west side of the entrance drive for Belle Tire and Tim Horton’s/Cold 

Stone Creamery. The second ground sign is located west of the entrance drive to Culver’s restaurant. Trees 

were selectively removed along the berm in front of Culver’s restaurant along Highland Road.  

 

Improvements to the existing development monument sign at the corner of Hartland Road and Highland 

Road (west side of Hartland Road) were not made, thus the original monument sign is still in place in that 

location. Currently the monument sign includes a sign panel for Emagine (Theatre) and a sign panel for 

Meijer. 

 

Other History 

Currently, Hartland Towne Square includes the following businesses: Meijer’s, Taco Bell, Belle Tire, Tim 

Horton’s/Cold Stone Creamery, Culver’s, Emagine Theatre, Panda Express, and Buffalo Wild Wings. In 

addition to those businesses, an approximate 7,980 square foot multi-tenant building with one (1) drive 

through window was approved by the Planning Commission in 2021 under SP #21-014. The building is 

located at the intersection of Hartland Square Drive and Highland Road. This building has four (4) tenant 

suites with the current tenants being Starbucks, AT&T, Wing Snob, and Athletico.  

 

Site Plan Application #26-005 (Chipotle Restaurant) 

On April 23, 2026, the Planning Commission reviewed Site Plan Application #26-005, which is a request 

to construct an approximate 2,385 square foot restaurant (Chipotle) with dining-in option and one (1) pick-

up window, for pick-up service only. Construction has not commenced as of the date of this memorandum. 
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Approval Procedure 

The proposed 8th amendment to the PD Agreement requires the Planning Commission to make a 

recommendation to the Township Board and the Township Board has final approval. 

 

The additional request to approve the proposed landscape plans for the roundabout and clock tower areas, 

is considered an amendment to an approved site plan. This request will be reviewed by the Planning 

Commission as part of this application, who will make a final decision on the proposed landscape plans. 

 

Summary of the Request – 8th Amendment to the PD Agreement 

The request is to restate and amend the Planned Development Agreement for Hartland Towne Square. The 

document is entitled the Amended and Restated Eighth Amendment to Planned Development Agreement. 

As the new owner of Hartland Towne Square PD, the applicant (HTS) is proposing to restate some 

components from the previous 8th Amendment from 2019 with some updated language. Additional 

modifications are proposed for several existing sections of the PD Agreement which the applicant feels are 

necessary to benefit the existing and future businesses in the development. 

 

Several exhibits were submitted by the applicant as part of the PD Agreement, which may be referred to in 

this section of the memorandum. Discussion on some of the exhibits is provided in other sections of this 

memorandum. The exhibit list is as follows: 

 

Exhibit A: “Land” 

Exbibit B: “Purchased Property” 

Exhibit C: “Existing Development Sign Improvements” 

Exhibit D: “New Ground Signs’ 

Exhibit E: “New Development Signs” 

Exhibit F: “LED Lights” 

Exhibit G: “Landscape Modifications” 

Exhibit H: “Current Site Plan” 

Exhibit I: “New Sign Map” 

  

Other documents are provided for informational purposes only, such as several comparison charts with 

signage information. Historical documents for the Hartland Towne Square PD are also provided as 

attachments for reference. 

 

Amended and Restated Eighth Amendment to Planned Development Agreement. 

There are several components to the proposed amendment which are briefly summarized below by topic, 

with references to the page number and letter designation in the document as applicable. Please refer to the 

exhibits as applicable for a better understanding of some of the topics discussed here. 

 

Recitals: E (Page 2 of the Agreement) 

This paragraph presents information on the Planned Development regarding total area of the PD and 

combined total building square footage when completed. It further notes that a majority of the square 

footage has little or no major road frontage visibly, necessitating the need for additional signage along road 

frontage to allow patrons of the development to safely identify the occupants in the development and avoid 

issues of public safety. 

 

Paragraph 6.2 of the Agreement (Internal Traffic Circulation) – (#2 and #3 on Page 2 of the Agreement) 

Hartland Towne Square PD currently has two (2) private roads, internal to the PD; Rovey Drive and 

Hartland Square Drive.  Several parcels/businesses within the PD have access along the private roads. As 
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parcels have developed in the PD, several land divisions also occurred, whereby the right-of-way area for 

Hartland Square Drive and Rovey Drive appeared to be exempted from the ownership of the adjacent 

parcels. This presented potential future concerns with the ownership and maintenance of both Hartland 

Square Drive and Rovey Drive and was discussed in 2019. The 8th Amendment from 2019 provided 

proposed language to address this concern.  

 

Under the current Amended and Reinstated 8th Amendment proposal, Paragraph 6.2 of the PD Agreement 

is essentially the same as the previous 8th Amendment but is amended to state the name of the current owner 

(HTS) in place of the former owner (RAMCO).  

 

In the current version, language is provided that addresses the ongoing maintenance of the roads, including 

repair, replacement, and reconstruction of the roads in the development. 

 

Paragraph 3.1.16 of the Agreement (Drive Through Service) – (#4 on Page 2 & #5 on Page 3 of the 

Agreement) 

Previously, drive-through service was permitted for up to seven (7) establishments, with two allotted for 

restaurants. The 7th Amendment allowed drive-through service for up to eight (8) establishments, with three 

(3) allotted for restaurants. The amendment was in conjunction with the request for the construction of a 

Panda Express restaurant with drive-through service. The project was approved under Site Plan Application 

#19-002.  This amendment has not been recorded. 

 

The 8th Amendment from 2019 provided language to eliminate the restrictions on the number of drive 

through establishments. 

 

The proposed Amended and Reinstated 8th Amendment to the PD Agreement states that drive through 

service shall be permitted in all parts of the development including but limited to all the outlots, portions 

marked “Retail” sections and portions marked “Major(s)”.This paragraph further states that “any drive 

through service currently existing in the development and/or previously approved by the Township (prior 

to the date of the Reinstated 8th Amendment) shall be deemed permitted (along with any restoration, repair, 

and/or replacement) and in compliance with previous sentence and terms of this Agreement.” This amended 

language eliminates the restrictions on the number of drive through establishments.  

 

Sign Program Overview for Monument/Ground Signs 

The applicant is proposing a sign program in the proposed 8th Amendment to the PD Agreement that 

includes new or revised standards for monument/ground signs, as amendments to the sign standards 

outlined in the original and revised PD Agreement and Pattern Book. The sign program includes proposed 

modifications to existing monument signs. Additional monument signs are also proposed with the intent to 

provide better wayfinding for the businesses in the development that do not have frontage on roads such as 

Highland Road, Clark Road, or Rovey Drive. 

 

The modifications to the ground signs are outlined in the proposed 8Th Amendment to the PD Agreement 

and are represented on several sign exhibits. The exhibits are part of the proposed 8th Amendment to the 

PD Agreement and will be recorded as part of that document. 

 

Staff has provided a summary of the sign improvements in the next section. The applicant has provided a 

separate summary, in chart format, regarding the dimensions of each sign (height) and number of sign 

panels, for the existing sign and proposed or modified monument sign. Please refer to the sign exhibits as 

applicable for the sign design and technical information on each sign. Exhibit I (New Sign Map) shows the 

sign locations. 
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Per the sign drawings, the proposed building materials and general sign design for each monument sign are 

to generally match the original sign drawings from the 2008 Pattern Book (precast concrete, precast stone 

cap, precast sill, and brick base). Also, it should be noted that the sign panel configurations as shown on 

the monument sign drawings may be subject to change, regarding the number and size of sign panels. 

 

Existing Development Sign Improvements (Exhibit C) – (#6 on Page 3 of the Agreement) 

This section states that HTS (or their designees, successors or assigns) shall have the right to remodel, 

modify, and/or reconstruct two (2) existing monument signs. The proposed sign improvement drawings are 

found in Exhibit C (Existing Development Sign Improvements). Exhibit I (New Sign Map) shows the sign 

locations. Following is a discussion of the signs. 

 

Exhibit C – Sign Drawings 

Sign #2 (Water Feature Monument Sign) 

The existing water feature monument sign was approved on January 13, 2010, under Sign Permit #7930 

(Water Feature Monument Sign B). Currently there are six (6) sign panels. This sign is south of Buffalo 

Wild Wings and generally faces Highland Road at an angle. The sign includes several elements such as a 

waterfall, pond, and landscaped areas around the pond and sign. The water feature monument sign is labeled 

as Sign #2 on the sign drawings and New Sign Map (Exhibit I). 

 

The proposed modifications to the water feature monument sign include extensions to each side of the 

existing sign, which provide more sign panels (10 sign panels shown). Additional brick will be added to 

the top of the existing sign structure at each end of the structure. Other architectural elements are to be 

added as well. The overall width of the modified monument sign is approximately 32’-8” and a height of 

ten (10) feet (same height as existing). 

 

Sign #4 (Entry Monument Sign) 

The existing monument sign at the intersection of Highland Road and Hartland Road (west side of Hartland 

Road) has two (2) sign panels with one sign panel for Emagine and one for Meijer. For reference, this sign 

is located east of the 4-tenant building that includes Starbucks Coffee and is intended to be a development 

entry sign. 

 

Sign #4 is a new entry monument sign that is to replace the existing monument sign in approximately the 

same location. The proposed sign has seven (7) sign panels, and the overall sign height (base and sign 

panels) is 9’-8”, as measured from the bottom of the sign base to the top of the sign structure. The current 

sign is seven (7) feet in height. 

 

Please refer to the sign drawings in Exhibit C and the applicant’s sign chart for additional technical 

information. The following chart provides information regarding the width of each sign, for the current and 

proposed signs. The width is measured to the outside dimensions of the sign structure, at the base of the 

sign. 

 

Exhibit C: Existing Development Sign Improvements  

Sign Location/ Sign Number  Current Sign Width 

 

Proposed Sign Width  

Water feature monument sign 

Sign #2 

 

19’ wide  

 

32’-8” wide  

 

Hartland Rd. & Highland Rd. 

Sign #4 

9’ wide 

 

20’-0” wide  
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New Ground Signs (Exhibit D) – (#7 on Page 3 of the Agreement) 

This section states that in addition to ground signage as currently permitted for all outlots in the 

development, HTS (or their designees, successors or assigns) shall have the right to construct additional 

ground signage for the following or any building constructed in replacement thereof, for several building 

designations as listed in this section. Exhibit H (Current Site Plan) has the building designations referenced 

in this section of the PD Agreement (#7 on page 3 of the Agreement). Exhibit I (New Sign Map) shows the 

proposed ground signs (Signs #1, #3, and #7).  

 

The proposed ground sign drawings are found in Exhibit D (New Ground Signs). The signs are numbered 

on Exhibit D to match the number designation on the New Sign Map (Exhibit I).  

 

Exhibit D – Sign Drawings 

Sign #1 (Hartland Road for Major A) 

This sign is to be dedicated to the Major A site which is directly west of Meijer. The sign is on the north 

side of Hartland Road and provides two (2) sign panels. The overall sign height is 9’-4” as measured from 

the base to the top of the structure, per the sign drawing. 

 

Sign #3 Hartland Road and Rovey Drive (north side of Rovey Drive) 

Sign #3 has six (6) sign panels and is intended to serve the tenants in a multi-tenant building labeled as 

Major C, plus the end unit labeled as Retail E. Major C and Retail E are on the east side of Hartland Road 

and south of Meijer. The overall sign height is 9’-4” per the sign drawings. 

 

Sign #7 (South side of Hartland Road for Building F) 

Two (2) sign panels are shown for Sign #7 which will serve Building F. Building F is south of Hartland 

Road, south of Meijer, and north of Emagine Theatre. The overall sign height is 9’-4” per the sign drawing. 

 

New Development Signs (Exhibit E) – (#8 on Page 3 of the Agreement) 

Two (2) new monument signs are proposed on the eastern end of Hartland Towne Square PD. The sign 

drawings are found in Exhibit E (New Development Signs).  

 

Sign #5 is at the corner of Highland Road and Clark Road. Sign #6 is at the northwest corner of Clark Road 

and Rovey Drive. In this section of the Agreement, it states that if the location of the New Ground Sign or 

New Development Sign needs to be modified due to utility locations or otherwise, HTS is permitted to 

reasonable modification of such locations (subject to the written consent of the Township Planning Director, 

such consent shall not be unreasonably withheld, conditioned or delayed). 

 

Exhibit E – Sign Drawings 

Sign #5 (M-59 and Clark Road/Outlot #17) 

This sign is to provide a sign panel for Outlot #17 which is the undeveloped outlot at the corner at M-59 

and Clark Road, east of Culver’s. The sign drawing displays Meijer and fuel pricing for an automobile 

fueling station. Six (6) additional sign panels are shown on the sign. These are to be dedicated to businesses 

located within the Hartland Towne Square development, which are not visible from Highland Road, Clark 

Road, or Rovey Drive. The overall height of the sign is ten (10) feet per the sign drawing. 

 

Sign #6 (North side of Rovey Drive at Clark Road  

Sign #6 is intended to serve as a directional sign and provide signage for businesses in the interior of the 

Hartland Towne Square development, that are not visible from Highland Road, Rovey Drive, or Clark 

Road. Two (2) sign panels are shown. The overall sign height is 9’-4” per the sign drawing (as measured 

from bottom of the sign base to top of the sign structure). 
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LED Lights (Exhibit F) – (#9 on Page 4 of the Agreement) 

A specification sheet for an LED light pole head is provided for the light pole fixtures in the parking areas 

within the development (Exhibit F). This is consistent with the prior 8th Amendment, as an update to the 

style of the light fixtures what were in the original Pattern Book from 2008. The light pole head and poles 

are stated to be a black finish. 

 

Landscape Modifications (Exhibit G) – (#10 on Page 4 of the Agreement) 

The intention of this section is to allow the selective removal of mature conifer trees as indicated for the 

areas labeled as Areas A through H in Exhibit G. Staff is under the assumption that the original landscaping 

was installed sometime after 2008 and the trees have matured in size and height. Generally, Areas A through 

H are located along Hartland Road within the development and are adjacent to outlots or are found in 

common areas in the development. Area H is at the southeast corner of the outlot at Highland Road and 

Clark Road (Outlot #17 on Exhibit H – Current Site Plan). 

 

The applicant intends to address the timing of the tree removals on a case-by-case basis. The removals may 

occur as part of the development plan for an outlot in the future or may occur prior to that. A landscape 

plan for the proposed tree removals is provided for each area (Areas A-H). Exhibit G notes that juniper 

shrubs will be planted in place of the removed conifer tree. Staff assumes the intent is to replace each conifer 

tree with a juniper shrub, on a one-to-one basis.  

 

For future improvement/landscape projects in the planned development, such as the development of an 

outlot, a site plan application is required as an amendment to a previously approved site/landscape plan.  

The Planning Commission will review the site and landscape plans and will make the final decision.  

 

Current Site Plan (Exhibit H) – (#11 on Page 4 of the Agreement) 

Exhibit H (Current Site Plan) is an updated development plan, which shows current businesses and 

proposed development areas. The original 2008 development plan for Hartland Towne Square was a 

conceptual plan and was intended to be a guide for future development, as is the intent of the Current Site 

Plan. Existing businesses are shown on the plan as well as the remaining outlots to be developed. 

 

Paragraph 3 of the Agreement (Permitted Uses, Limitations, and Prohibited Uses) – (#12-#16 on Pages 

4 &5 of the Agreement) 

Paragraph 3 in the original PD Agreement outlines the Permitted Uses, Limitations and Prohibited Uses for 

the Planned Development. The applicant is proposing to modify the original list of such uses and limitations 

as outlined in this section. The intent is to expand or modify the list of permitted uses, and have the uses be 

permitted by right, and avoid having a specific use be considered a special land use. 

 

Per Paragraph 3.1.27 in the proposed 8th Amendment to the PD Agreement, “any use otherwise permitted 

under the General Commercial (GC) zoning district (or reasonable equivalent replacement thereof where 

such no longer exists), is subject to the approval by the Township Planning Commission or other Township 

department or official with authority to approve”. 

 

Paragraph 3 (Permitted Uses, Limitations, and Prohibited Uses) from the original PD Agreement is 

provided as an attachment, which provides background information on the current standards. 

 

Modifications to the Façade Materials on Buildings – (#17 & #18 on Page 5 of the Agreement) 

Architectural standards and building/façade material standards are outlined in the original PD Agreement 

(Section 6.- Site Design Standards) and in the Pattern Book. Per those standards there is a requirement for 

brick to be natural clay, clay brick, or standard size brick, as the building materials for commercial buildings 
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in an outlot. A minimum of forty percent (40%) of the façade materials (per elevation) is to be natural clay 

brick (standard size), for buildings in any outlot.  

 

Per the original Pattern Book, utility masonry brick, cultured stone, accent brick, Concrete Masonry Unit 

(CMU), and precast stone are allowed for all major and retail buildings with the development areas 

designated as Area A, B, C, and D on the original 2008 PD Development Plan. These areas include the 

larger commercial lots and buildings such as Meijer; the lot west of Meijer; the area where Emagine Theater 

is located; and the area south and east of Meijer. Attachments from the 2008 Pattern Book and the 2008 PD 

Agreement are provided which outline the architectural standards for the planned development. 

 

The proposed language states the Township will also permit the use of C-Brick, Quik Brick, or similar 

products (in size, construction, and quality) where the use of clay brick or similar is stated in the Agreement. 

As stated in the proposed amendment, this shall not apply to any building less than 5,000 square feet in 

total. Additionally, the north elevation of Major A shall be permitted to use a wall material of up to 50 

percent (50%) stained Decorative Concrete Masonry Unit (Split Faced) as noted in #18 on page 5. The 

current PD Pattern Book limits the use of Split Faced CMU to a maximum of twenty-five percent (25%) 

for any outlot. 

 

Per the applicant, the existing architectural guidelines for the color palette for the building materials will 

remain the same as outlined in the original PD Agreement and Pattern Book, which generally requires an 

earthtone theme and no dissonant colors allowed. 

 

Maximum Building Height – (#19 on Page 5 of the Agreement) 

The current Planned Development Agreement does not specify a maximum allowed height for buildings in 

the development. Historically in this development, the GC (General Commercial) zoning standard for 

building height has been applied, which allows a maximum building height of thirty-five (35) feet (mean 

height). Based on past projects in the development a waiver could be requested for a building to exceed the 

maximum height of thirty-five (35) feet. 

 

The proposed language states Outlot 1 and Outlot 2 shall be permitted building heights up to fifty (50) feet 

where the use is hotel or motel (with related accessory use thereto), subject approval of applicable fire 

authority department. For reference, Outlot 1 is in the northwest corner of the development and east of 

Hartland Road/US-23. Outlot 2 is in the same vicinity but is south of Outlot 1. 

 

With respect to all structures in the development, the proposed language further states any restrictions on 

height shall be measured to the top of the roof deck and shall not apply to any roof parapets or architectural 

features extending beyond such.  

 

Wall Signs – (#21-#25 on Pages 5-7 of the Agreement)  
The applicant is proposing modifications to some of the sign regulations that are outlined in the original PD 

Agreement and Pattern Book. Generally, the sign regulations in those documents use various metrics to 

establish the number of wall signs and size(s) of wall signs that are allowed for a business/building. The 

metrics include the building designation as assigned on the PD development plan (Major, Major Retail, 

Retail, or Outlot); the building frontage; building area (range); and if three sides of the building faces roads. 

 

The proposed wall sign modifications are outlined in the proposed 8th Amendment. The applicant provided 

a document that summarizes the current and proposed sign standards, in the attachment entitled “Sign 

Program Charts”, that includes a table entitled “Hartland PD Wall Sign Table”.  
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Delivery of products, goods or merchandise – (#26 on Page 7 of the Agreement) 

The current language regarding deliveries in the development states that the deliveries are limited to the 

period between 6:00 a.m. and 10:00 p.m. with the exception that two trucks may conduct deliveries to the 

Meijer store between 10:00 p.m. and 6:00 a.m., with stipulations about unloading times being limited to 

two hours. Trucks are not permitted to idle for more than two hours.  

 

The proposed amendment for this section streamlines the regulations and does not require specific delivery 

time periods. Delivery of the products must be unloaded within two (2) hours each. Trucks are not permitted 

to idle for more than two hours.  

 

Amendment to Previously Approved Landscape Plans – Approval Procedure 

As a separate request, a revised landscape plan for the roundabout and clock tower have been submitted as 

shown on Exhibit L-1.C.  The original landscape plans for the entire planned development were approved 

in 2008 as part of the Hartland Towne Square PD under SP #429F. Staff estimates the original landscaping 

was installed in the early stages of the development, after 2008. The applicant intends to enhance each area 

(roundabout and clock tower) with the installation of new landscaping, along with the removal of some 

existing plants to freshen up the landscape areas. The applicant intends to potentially initiate this 

improvement project during the fall of 2026 and is seeking approval at this time for these specific areas.          

 

The proposed revised landscape plan is considered a request to amend the previously approved landscape 

plans for these two (2) areas. The proposed landscape plan will be reviewed by the Planning Commission 

who will make a decision. The proposed amendment to the approved landscape plan is not part of the 8th 

Amendment to the PD Agreement. 

 

Other Requirements-Zoning Ordinance Standards 

Nothing at this time. 
 

Hartland Township DPW Review  

 No comments at this time. 

 

Township Engineer’s Review 

No comments at this time. 
 

Hartland Deerfield Fire Authority Review  

No comments at this time. 
 

Attachments 

1. Amended and Restated Eighth Amendment to Hartland Towne Square Planned Development 

Agreement – PDF version 

2. Exhibit A Land – PDF version 

3. Exhibit B Purchased Property – PDF version 

4. Exhibit C Existing Development Sign Improvements – PDF version 

5. Exhibit D New Ground Signs – PDF version 

6. Exhibit E New Development Signs – PDF version 

7. Exhibit F LED Lights – PDF version 

8. Exhibit G Landscape Modifications”– PDF version 

9. Exhibit H Current Site Plan – PDF version 

10. Exhibit I New Sign Map – PDF version 

11. Landscape Plan for roundabout & clock tower Sheet L-1.C – PDF version 

12. Sign Program Charts – PDF version 

13. 2019 8th Amendment to PD Agreement TB staff report 09.11.2019 – PDF version 
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14. 2019 8th Amendment to PD Agreement – PDF version 

15. 2008 HTS Pattern Book Arch Standards – PDF version 

16. 2008 HTS PD Agreement Selected Standards – PDF version 

 

CC: SDA, Twp Engineer (via email) 

Scott Hable, Twp DPW Director (via email) 

A. Carroll, Hartland FD Fire Chief (via email) 
 

 
T:\PLANNING DEPARTMENT\PLANNING COMMISSION\2026 Planning Commission Activity\Site Plan Applications\SP #26-009 8th Amend 

to HTS PD\Staff reports\PC\SP #26-009 HTS 8th Amendment PC staff report 09.17.2026.docx 
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L-A, SHRUB PLANT LIST:

QUANTITY KEY SYMBOL COMMON NAME SCIENTIFIC NAME SIZE SPEC

90 JSG36 Sea Green Juniper Juniperus chinensis 'Sea Green' 36" Ht. Cont.
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L-B, SHRUB PLANT LIST:

QUANTITY KEY SYMBOL COMMON NAME SCIENTIFIC NAME SIZE SPEC

48 JSG36 Sea Green Juniper Juniperus chinensis 'Sea Green' 36" Ht. Cont.
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L-C,  SHRUB PLANT LIST:

QUANTITY KEY SYMBOL COMMON NAME SCIENTIFIC NAME SIZE SPEC

5 JSG36 Sea Green Juniper Juniperus chinensis 'Sea Green' 36" Ht. Cont.
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L-D,  SHRUB PLANT LIST:

QUANTITY KEY SYMBOL COMMON NAME SCIENTIFIC NAME SIZE SPEC

35 JSG36 Sea Green Juniper Juniperus chinensis 'Sea Green' 36" Ht. Cont.

58



L-E, SHRUB PLANT LIST:

QUANTITY KEY SYMBOL COMMON NAME SCIENTIFIC NAME SIZE SPEC

20 JSG36 Sea Green Juniper Juniperus chinensis 'Sea Green' 36" Ht. Cont.
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L-F, SHRUB PLANT LIST:

QUANTITY KEY SYMBOL COMMON NAME SCIENTIFIC NAME SIZE SPEC

35 JSG36 Sea Green Juniper Juniperus chinensis 'Sea Green' 36" Ht. Cont.

60



L-G, SHRUB PLANT LIST:

QUANTITY KEY SYMBOL COMMON NAME SCIENTIFIC NAME SIZE SPEC

30 JSG36 Sea Green Juniper Juniperus chinensis 'Sea Green' 36" Ht. Cont.
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L-H, SHRUB PLANT LIST:

QUANTITY KEY SYMBOL COMMON NAME SCIENTIFIC NAME SIZE SPEC

50 JSG36 Sea Green Juniper Juniperus chinensis 'Sea Green' 36" Ht. Cont.

62



Sa
m

pl
e 

La
be

l M
on

ts
er

ra
t

Sa
m

pl
e 

La
be

l A
ria

l
Sa

m
pl

e 
La

be
l G

al
an

o 
C

la
ss

ic
H

AR
TL

AN
D

 R
D

 (P
U

BL
IC

)

HARTLAND RD (PUBLIC)

HARTLAND SQUARE DR

H
IG

H
LA

N
D

 R
D

 W
B

R
O

VE
Y 

D
R

 (P
R

IV
AT

E)

CLARK RD

US 23

Ex
hi

bi
t H

 - 
C

ur
re

nt
 S

ite
 P

la
n

H
ar

tla
nd

 T
ow

ne
 S

qu
ar

e

63



N
E

W
 S

IG
N

 M
A

P
 - 

E
X

H
IB

IT
 I

64



YIELD

YIE
LD

YIELD

YIELD

ONLY

AG
6

1
N

C 75

JS
G

36
13

N
C 32

H
L3

6
8

JS
G

36
5

H
PB

30
16

N
O

T 
 F

O
R

  C
O

N
ST

R
U

C
TI

O
N

N
O

R
TH

0
10

20
40

SC
AL

E:
 1

" =
 2

0'

PR
O

JE
C

T 
TI

TL
E

C
LI

EN
T

H
A

R
TL

A
N

D
TO

W
N

 S
Q

U
A

R
E

H
AR

TL
AN

D
 T

O
W

N
SH

IP
, L

IV
IN

G
ST

O
N

 C
O

U
N

TY
, M

I

SA
M

O
N

A
 W

EI
SS

PR
O

PE
R

TI
ES

32
38

20
 W

O
O

D
W

AR
D

 A
VE

N
U

E,
 S

U
IT

E 
20

0
R

O
YA

L 
O

AK
, M

I 4
80

73

LA
N

D
SC

A
PE

C
O

N
C

EP
T

C
IR

C
LE

  A
N

D
C

LO
C

K
 T

O
W

ER
A

R
EA

 C

L-
1.

C

C
O

D
E

Q
TY

BO
TA

N
IC

AL
 N

AM
E

C
O

M
M

O
N

 N
AM

E
SI

ZE
C

O
N

TA
IN

ER
SP

AC
IN

G
D

ES
IG

N
AT

IO
N

R
EM

AR
KS

O
R

N
AM

EN
TA

L 
TR

EE
S

AG
6

1
AM

EL
AN

C
H

IE
R

 X
 G

R
AN

D
IF

LO
R

A 
'A

U
TU

M
N

 B
R

IL
LI

AN
C

E'
AU

TU
M

N
 B

R
IL

LI
AN

C
E 

SE
R

VI
C

EB
ER

R
Y

6`
 H

T.
B&

B
PE

R
 P

LA
N

N
AT

IV
E

M
U

LT
I-T

R
U

N
K

1
SU

BT
O

TA
L:

SH
R

U
BS

H
PB

30
16

H
YD

R
AN

G
EA

 P
AN

IC
U

LA
TA

 'B
O

BO
'

BO
BO

 H
YD

R
AN

G
EA

30
" H

T.
B&

B 
O

R
 C

O
N

T.
PE

R
 P

LA
N

N
O

N
-N

AT
IV

E
H

L3
6

8
H

YD
R

AN
G

EA
 P

AN
IC

U
LA

TA
 'L

IM
EL

IG
H

T'
LI

M
EL

IG
H

T 
PA

N
IC

LE
 H

YD
R

AN
G

EA
36

" H
T.

B&
B 

O
R

 C
O

N
T.

PE
R

 P
LA

N
N

O
N

-N
AT

IV
E

JS
G

36
5

JU
N

IP
ER

U
S 

C
H

IN
EN

SI
S 

'S
EA

 G
R

EE
N

'
SE

A 
G

R
EE

N
 J

U
N

IP
ER

36
" H

T.
B&

B 
O

R
 C

O
N

T.
PE

R
 P

LA
N

N
O

N
-N

AT
IV

E
29

SU
BT

O
TA

L:

PE
R

EN
N

IA
LS

N
C

10
7

N
EP

ET
A 

X 
'C

AT
'S

 M
EO

W
'

C
AT

'S
 M

EO
W

 C
AT

M
IN

T
1 

G
AL

.
PO

T
3`

 O
.C

.
N

O
N

-N
AT

IV
E

10
7

SU
BT

O
TA

L:

PL
AN

T 
SC

H
ED

U
LE

 C
IR

C
LE

 A
N

D
 C

LO
C

K 
TO

W
ER

 A
R

EA

65



66



67



68



69



 

2655 Clark Road, Hartland, MI 48353 | (810) 632-7498 | HartlandTwp.com 

 

Board of Trustees 

 

William J. Fountain, Supervisor           Joseph W. Colaianne, Trustee 

                Larry N. Ciofu, Clerk           Matthew J. Germane, Trustee 

Kathleen A. Horning, Treasurer           Glenn E. Harper, Trustee 

                                                              Joseph M. Petrucci, Trustee 

 

MEMORANDUM 

Submitted By: 

 

Troy Langer, Planning Director 

Subject: 

 

8
th
 Amendment to Hartland Towne Square PD Agreement and Pattern Book 

Date: 

 

September 11, 2019 

 

Recommended Action 
Move to approve the 8

th
 Amendment to the Planned Development Agreement and Pattern Book, as outlined in the 

staff memorandum. 

 

Discussion 
 

Applicant Information 

Applicant   RPT, Formerly RAMCO HARTLAND, LLC 

Site Description 

The Hartland Towne Square Planned Development (PD) is located north of Highland Road (M-59) and 

west of Clark Road in Section 21 of Hartland Township. The entire commercial development is 

approximately 81.34 acres in size and is comprised of multiple parcels. Hartland Towne Square PD is 

zoned Planned Development (PD) and was approved in 2008. 

Request  

In this instance, there were several parties requesting to make some changes to the current PD 

regulations.  The Planning Department staff thought it would help simplify the request to have all the 

requests unified into a single application, and all parties agreed.  As a result, for this request, RPT is 

the designated applicant; however, the portions of this request were initiated from other business 

owners within the development.  The applicant is requesting approval to amend two documents 

associated with Hartland Towne Square PD, specifically the PD and the Pattern Book for Hartland 

Towne Square.  The request addresses several concerns that have arisen over the years since the 

project was approved in 2008. The Planning Department and the Site Plan Review committee met with 

the applicant several times over the past year to discuss amending the documents. The consensus of 

the group was to incorporate all the changes as part of the same amendment request. Due to the 

nature of the changes, amendments are proposed to the Planned Development Agreement and the 

Pattern Book. 

Overview and Background Information 
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The Hartland Towne Square Planned Development was approved by the Township on March 18, 2008, 

under SP #429F. The approved plans for the PD include the Planned Development Agreement (the 

“Agreement”), the Pattern Book for Hartland Towne Square (site design standards), and the Final Plan 

(detailed site and landscape plans). Together these documents provide the development standards for 

Hartland Towne Square PD. Seven (7) amendments to the PD have occurred between 2008 and 2019 

as outlined below: 

 

1st Amendment 

The first amendment to the PD was approved on July 1, 2008. The Agreement, Final Plan (Amended 

Final Plan, dated June 18, 2008), and Pattern Book (Rev. NO. 3 dated June 18, 2008) were updated in 

conjunction with the construction of Meijer’s.  

2nd Amendment 

The second amendment to the PD was approved on August 6, 2008 which facilitated the granting of 

certain alternate access easements within the PD site. The second amendment did not require changes 

to the previously approved site plans (Amended Final Plan) or Pattern Book. 

3rd Amendment 

On January 20, 2009, the third amendment to the PD Agreement was approved. The text of Paragraph 

21 of the PD Agreement (Integration) was amended to establish the required signatories of any 

amendment to the PD Agreement. Changes to the Amended Final Plan and Pattern Book were not 

required. 

4th Amendment 

The fourth amendment was approved on March 30, 2009, which amended the text of Paragraph 14.3 of 

the Agreement as it related to the newly configured Hartland Road and the granting of the Highway 

Easement to the Livingston County Road Commission. Changes to the Amended Final Plan and 

Pattern Book were not required. 

5th Amendment 

On August 4, 2010, the fifth amendment was approved. The text of Paragraphs 2 (Intent) and Section 

6.6.4 (Signs) were amended to provide for the incorporation of approved amendments to the 

Agreement into the Final Plan and to provide for the relocation of and replacement of a directional sign 

to direct traffic to businesses on Rovey Drive. Drawings of the directional sign and revised site plans 

showing the location of the sign are incorporated into the fifth amendment document and as part of 

Sign Application #715. The Amended Final Plan and Pattern Book were not formally amended. 

6th Amendment 

On February 7, 2017, the Township Board approved the sixth amendment, which amended the wall 

sign standards as outlined in the Hartland RAMCO Planned Development Agreement (Section 6.6.3) 

and Hartland Towne Square Pattern Book (Page 28), under Site Plan Application #439A.  

7th Amendment 

On March 5, 2019, the Township Board approved the seventh amendment which allowed for an 

additional drive-through restaurant. Previously drive-through service was permitted for up to seven 

establishments, with two allotted for restaurants. The seventh amendment allows drive-through service 
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for up to eight establishments, with three allotted for restaurants. The amendment was in conjunction 

with the request for the construction of a Panda Express restaurant with drive-through service. The 

project was approved under Site Plan Application #19-002.  This amendment has not yet been 

recorded. 

Other History 

Currently, Hartland Towne Square includes the following businesses; Meijer’s, Taco Bell, Belle Tire, 

Tim Horton’s/Cold Stone Creamery, and Culver’s. Additional approvals include the following projects: 

• On January 12, 2017, the Planning Commission approved Site Plan Application #544, a request to 
construct an approximate 64,400 square foot Emagine Theatre, to be located in the area bounded 
by Hartland Road and Hartland Square Drive, within the Hartland Towne Square PD. 

• On June 22, 2017, the Planning Commission approved Site Plan Application #17-008; a request to 
revise previously approved plans under SP #544 and reduces the size of the Emagine Theatre 
building from 64,400 square feet to 55,132 square feet. 

• On January 25, 2018, the Planning Commission approved Site Plan Application #17-019, a request 
to construct an approximate 2,900 square foot Flagstar Bank, with three (3) drive-through windows, 
to be located at the northwest corner of Hartland Road and Highland Road (M-59). The project did 
not progress to the construction stage. 

• On February 14, 2019, the Planning Commission approved Site Plan Application #19-002, a 
request to construct an approximate 2,300 square foot Panda Express restaurant with one (1) drive-
through window, to be located west of the Taco Bell, on Highland Road (M-59). 
 

Approval Procedure 

The amendment to the PD requires the Planning Commission to make a recommendation to the 

Township Board and the Township Board has the final approval. 

Summary of the Request 

The request is to amend the Hartland Towne Square PD, specifically the PD Agreement and the 

Pattern Book for Hartland Towne Square. This is considered the 8th Amendment. There are several 

components to the proposed amendment which are summarized below by topic. 

1. On-going maintenance of private roads within the development 

Hartland Towne Square PD currently has two (2) private roads, internal to the PD; Rovey Drive and 

Hartland Square Drive.  Several parcels/businesses within the PD have access along the private roads. 

As parcels have developed in the PD, several land divisions also occurred, whereby the right-of-way 

area for Hartland Square Drive and Rovey Drive appeared to be exempted from the ownership of the 

adjacent parcels. This presented potential future concerns with the ownership and maintenance of both 

Hartland Square Drive and Rovey Drive. Staff expressed those concerns with the developer of the PD 

during the discussion of the Panda Express application (Site Plan Application #19-002). Panda Express 

is located on Hartland Square Drive, and at the time of the site plan application, was also pursuing a 

land division. In order to address concern about the on-going maintenance of the private roads in the 

PD, approval of Site Plan Application #19-002 was subject to the following condition: 

 

Prior to any future development in the Hartland Towne Square Planned Development, the developer 

shall establish adequate standards to ensure for the long-term maintenance and repair of Hartland 

Square Drive and Rovey Drive, subject to acceptance by the Township Attorney. 
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Under the 8th Amendment, Paragraph 6.2 of the Planned Development Agreement is amended to 

provide for the on-going maintenance of private roads within the development by RAMCO. The 

proposed language is provided as follows: 

“RAMCO shall be responsible for on-going maintenance, repair, and replacement, including snow 

removal of the portions of Rovey Drive and Hartland Towne Square Drive that are located within the 

development, as shown on the Final Plan, as it may be amended from time to time in accordance with 

the terms hereof (to the extent the same are not or do not become public roads.” 

This amendment was somewhat initiated by the Planning Department’s request for language to make it 

clear to all businesses within this development that these are private roads and the maintenance and 

care of these roads must be done privately.  The Township Attorney has reviewed and accepted the 

proposed language. 

2. Drive-through service 

Drive-through service provisions are provided in Paragraph 3.1.16 of the PD Agreement. The original 

language stated, “Drive-through service shall be permitted for up to seven (7) establishments within the 

development, including one drive-through for Major A, one for Major B, two for non-restaurant uses, two 

for restaurants and one drive-through for a bagel, donut or coffee shop”. 

An additional drive-through service for a restaurant was proposed as part of the Panda Express project 

(Site Plan Application #19-002). At that time two (2) drive-through establishments existed in the 

development, Taco Bell and Culver’s. The applicant for Panda Express requested to amend the original 

provision and thus permit three (3) restaurants to include a drive-through.  Also, with the addition of 

another drive-through restaurant, the total number of drive-through businesses would increase from 

seven (7) to eight (8). The 7Th Amendment to the PD Agreement was approved by the Township Board 

in 2019 to address those issues. 

The current amendment for drive-through service is intended to provide flexibility within the 

development, and eliminate the restrictions on the number of drive-through establishments. The 

proposed language is as follows: 

“Drive-through service shall be permitted within the Development upon approval thereof by the 

Township’s Planning Commission.” 

It should be noted that the language from the 7th Amendment for drive-through establishments, which 

allows three (3) drive-through restaurants and a total of eight (8) drive-through establishments, is not 

referenced in the 8th Amendment (page 2). Instead, the language from the original PD Agreement is 

quoted as being the current standard for drive-through establishments (Paragraph 3.1.16). 

3. Remodel/Reconstruct Monument Sign (at Hartland Road and Highland Road) 

Under the original PD Agreement, Pattern Book, and Final Plan, a monument/ground sign is shown at 

the intersection of Highland Road and Hartland Road. Per the Pattern Book the ground sign is 

approximately seven (7) feet in height and nine (9) feet in width. The sign was constructed with two (2) 

sign panels. Currently the two sign panels on the sign are for Meijer and Emagine Theatre. The 

proposed amendment allows for the current ground sign to be remodeled/ reconstructed at the 

discretion of RAMCO, or Meijer, or either party’s designee. The proposed sign drawing shows the 

ground sign to be up to a height of sixteen (16) feet and a width of nine (9) feet. The intent is to have a 

taller sign that could have better visibility for traffic along Highland Road and Hartland Road, given that 

there is a berm at the intersection. 

4. New Ground Signs along Highland Road (M-59) 
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Two (2) new, combined ground signs are proposed along Highland Road (M-59), generally located at 

each of the entrances to the land known as Hartland Rovey Drive Condominium. Currently Hartland 

Rovey Drive Condominium includes the following businesses: Belle Tire (Outlot 12); Tim Horton’s/Cold 

Stone Creamery (Outlot 13); Culver’s (Outlot 14); and a vacant lot (Outlot 15). Per the approved Final 

Plan, each outlot was permitted an individual ground sign along Rovey Drive. Belle Tire, Tim 

Horton’s/Cold Stone Creamery, and Culver’s each have their own ground sign along Rovey Drive, at 

their own entrance drive. The two proposed combined ground signs will be in addition to those signs.  

Per the proposed amendment, one combined ground sign will serve Outlots 12 and 13, with the sign to 

be placed near the common entrance drive that serves those two businesses on Highland Road. The 

other combined ground sign will serve Outlots 14 and 15, with the sign placed at the common entrance 

drive for Culver’s and the vacant lot, on Highland Road. The ground sign will be similar in design, size, 

and materials to the other ground signs in the development and as depicted in the Pattern Book.  

Due to the presence of the landscaped berm along the Highland Road side of each outlot, the ground 

sign height vary, but is limited to a maximum of 7 feet and 9 inches. The sign width is nine (9) feet. 

5. Light Pole Lighting 

The original Pattern Book from 2008 provided standards for parking lot lighting, which required shoe 

box heads to be fully recessed. A specification sheet for the light fixture was also provided, which listed 

the option for a metal halide or high pressure sodium bulb. The proposed amendment states light 

heads are to be fully recessed and LED lighting is to be used. A new specification sheet has been 

provided also, which shows a shoebox style light head. 

6. Selective Tree Removals  

As background information the 2008 Final Plan (Landscape Plan) showed a landscaped berm along the 

frontage on Highland Road, for the four outlots noted previously (Outlots 12 through 15). The plant 

material includes a variety of deciduous and evergreen trees and shrubs. Site preparation and utility 

work for the four outlots occurred approximately between 2008 and 2009, including the berm and 

landscaping.  

The site improvements occurred prior to the construction of Belle Tire, Tim Horton’s/Cold Stone 

Creamery, or Culver’s. Since 2009 the landscaping has matured and three out of four outlots have 

been developed. It was observed that visibility of the businesses in this area is limited due to the 

combination of the height of the berm and mature evergreen trees, when viewed from Highland Road. 

The amendment proposes to remove four evergreen trees, in the area of the berm near the Culver’s 

restaurant, in order to improve the visibility of the businesses. Sufficient landscaping is retained along 

the berm to maintain the integrity of the 2008 approved landscape plan. 

Hartland Township DPW Review 

No comments at this time. 

Township Engineer’s Review 

No comments at this time. 

Hartland Deerfield Fire Authority Review 

No comments at this time. 
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Attachments 

1. 8
th

 Amendment to the PD Agreement 

2. Hartland Pattern Book Amendment 
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EIGHTH AMENDMENT TO PLANNED DEVELOPMENT AGREEMENT 
 

RAMCO HARTLAND 
 
THIS EIGHTH AMENDMENT (“Eighth Amendment”) is made this ____ day of _________, 
20__, by and among TOWNSHIP OF HARTLAND, a Michigan municipal corporation 
("Township"), 2655 Clark Road, Hartland, Michigan 48353, RAMCO RM HARTLAND SC 
LLC, and RAMCO TRS LLC (as successor-by-merger with RAMCO RM HARTLAND 
DISPOSITION LLC), Delaware limited liability companies (the two latter entities are 
collectively referred to as “Ramco”), with offices at 31500 Northwestern Highway, Suite 300, 
Farmington Hills, Michigan 48334, and MEIJER REALTY COMPANY, a Michigan 
corporation ("Meijer"), whose mailing address is 2929 Walker Avenue, N.W., Grand Rapids, 
Michigan 49544. 
 
 RECITALS: 
 
A. On March 28, 2008, the Township and Ramco’s predecessor in interest RAMCO 

HARTLAND, LLC (“Ramco Hartland”) entered into a Planned Development Agreement 
(the "Agreement") for the development of real property located in Hartland Township, 
Livingston County, Michigan (the "Land"), known as the Hartland Towne Square 
Shopping Center (the “Development”).  The Land is further described in Exhibit A 
attached hereto and made a part of this Eighth Amendment. 

B. The Agreement was recorded as Instrument No. 2008R-011710, Livingston County 
Records, on April 10, 2008, and the Agreement has since been amended by seven (7) 
separate amendments, all of which have been recorded in the Livingston County Records 
(as used herein, the term Agreement shall include all such seven (7) amendments). 

C. Ramco, Township and Meijer are the current parties to the Agreement.  

D. The purpose of this Eighth Amendment is to amend the text of Paragraph 6.2 to provide 
for the ongoing maintenance of private roads within the Development by Ramco, and to 
provide for the additional amendments set forth herein. 

 NOW, THEREFORE, it is hereby agreed as follows: 
 

1. Capitalized terms used in this Eighth Amendment that are not defined herein shall 
have the meanings given to them in the Agreement.   
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2. Paragraph 6.2 of the Agreement provides as follows:  

“Internal Traffic Circulation.  The Development shall be served by an 
internal integrated drive, aisle, parking, and pedestrian network.  The 
general alignment for the internal traffic system is specified in the Final 
Plan, but may be revised pursuant to Section 29.08, as amended, of the 
Hartland Township Zoning Ordinance depending upon the needs and 
timing of the uses developed at the time of final site plan approvals.” 

3. Upon execution and recording of this Eighth Amendment of the Agreement, the 
original Paragraph 6.2 will be superseded and amended as follows: 

“Internal Traffic Circulation.  The Development shall be served by an 
internal integrated drive, aisle, parking, and pedestrian network.  The 
general alignment for the internal traffic system is specified in the Final 
Plan, but may be revised pursuant to Section 3.1.18.H., as amended, of the 
Hartland Township Zoning Ordinance depending upon the needs and 
timing of the uses developed at the time of final site plan approvals.  
Ramco shall be responsible for ongoing maintenance, repair and 
replacement, including snow removal, of the portions of Rovey Drive and 
Hartland Towne Square Drive that are located within the Land, as shown 
on the Final Plan as it may be amended from time to time in accordance 
with the terms hereof (to the extent the same are not or do not become 
public roads).  Such ongoing maintenance, repair and replacement, and 
snow removal shall be generally consistent with the applicable public road 
requirements of the Livingston County Road Commission, as set forth in 
its “Specifications for Plat Development” adopted by the Board of County 
Road Commissioner on May 23, 1991, effective May 24, 1991, and last 
revised September 23, 2010.” 

4. Paragraph 3.1.16 of the Agreement provides as follows: 

  “Drive through service shall be permitted for up to seven establishments within 
the Development including one drive through for Major A, one for Major B, two for non-
restaurant uses, two for restaurants and one drive through for bagel, donut or coffee shop.” 

5. Upon execution and recording of this Eighth Amendment of the Agreement, 
original Paragraph 3.1.16 of the Agreement will be superseded and amended as follows: 

  
“Drive through service shall be permitted within the Development upon approval 
thereof by the Township’s Planning Department, or other Township department 
or official with authority to approve building plans, such approval not to be 
unreasonably conditioned, withheld or delayed.” 

Any drive through service currently existing in the Development and/or 
previously approved by the Township (prior to the date of this Eighth Amendment) shall be 
permitted (along with any restoration, repair and/or replacement thereof). 
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6. Ramco or Meijer, or either party’s designee, shall have the right to 
remodel/reconstruct the Monument Sign located proximate to the intersection of Highland Road 
(M-59) and (relocated) Hartland Road in the location shown on the Final Plan, consistent with 
the design attached hereto as Exhibit B and made a part hereof.  The party that elects to perform 
such remodel/reconstruction shall do so at its sole cost and expense (subject to any 
reimbursement and/or other terms and conditions set forth in any separate agreement binding on 
such party) and in compliance with the Agreement (as amended) and all applicable laws, and 
such party shall coordinate such work with any other party who has the right to maintain a panel 
on such sign.   

7. The Township approves two (2) new ground signs along Highland Road (M-59), 
generally located at each of the entrances to the land known as Hartland Rovey Drive Four 
Condominium, Livingston County Condominium Subdivision Plan No. 382, as established that 
certain Master Deed dated May 11, 2009 and recorded with the Register of Deeds of Livingston 
County, Michigan, as Instrument Number 2009R-013719, as amended (the “Condominium”), 
and shown on the Final Plan, consistent with the design attached hereto as Exhibit C and made a 
part hereof (and which is hereby approved and added to and incorporated into the Pattern Book 
and the Final Plan).  The party that elects to construct either such new ground sign shall do so at 
it sole cost and expense (subject to any reimbursement and/or other terms and conditions set 
forth in any separate agreement binding on such party) and in compliance with the Agreement 
(as amended) and all applicable laws, and such party shall coordinate such work with any other 
party who has the right to maintain a panel on such sign.  Such two (2) new ground signs shall 
only identify occupants of the Condominium.   

8. The Township approves the use of LED light pole heads in the parking lot(s) in 
the Development consistent with the terms of Exhibit D attached hereto, which is hereby 
approved and added to and incorporated into the Pattern Book and the Final Plan. 

9. The Pattern Book is hereby amended to allow the removal of certain pine trees 
along Highland Road (M-59) as shown on Exhibit E attached hereto, which is hereby approved 
and added to and incorporated into the Pattern Book and the Final Plan. 

10. The site plan of the Development attached hereto as Exhibit F is hereby approved 
and added to and incorporated into the Pattern Book and the Final Plan. 

11. With the written consent of the Township (not to be unreasonably withheld), 
Ramco may assign all of its rights and obligations under the Agreement, as amended, to another 
Owner provided that (i) such assignee assumes all obligations of Ramco under the Agreement, as 
amended, from and after such assignment, and (ii) Ramco and such assignee execute and record 
with the Livingston County Register of Deeds a joinder to the Agreement (as amended) or an 
amendment thereto confirming such assignment and assumption and thereafter deliver a copy 
thereof to the other parties to the Agreement (as amended).  From and after such assignment and 
assumption, Ramco shall cease be a party to the Agreement (as amended) and will have no 
further rights or obligations under the Agreement (as amended), unless, and for so long as, 
Ramco shall otherwise be an Owner of any portion of the Land (in which case, Ramco’s rights 
and obligations hereunder will be limited to that of an Owner of such portion of the Land for so 
long as Ramco shall remain an Owner). 
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12. Each party agrees that, upon written request of any other party, it will deliver to 
the requesting party (within thirty (30) days of such request) an estoppel certificate certifying the 
following:  (i) that the Agreement, as amended, is in full force and effect and reciting all 
amendments to the Agreement, (ii) that such party is not aware of any default under the 
Agreement, as amended, or shall recite any known default, (iii) that the requesting party is not 
delinquent in the payment of any sums of money under the Agreement, as amended, or shall 
recite any delinquent sums and the basis therefor, and (iv) such other matters as such party shall 
reasonably request.  Each party agrees that any such estoppel certificate may be relied upon by 
the requesting party, any prospective buyer or tenant of any portion of the Land owned by such 
requesting party and/or any lender of any of the foregoing, as well as the successors and assigns 
of each of the foregoing. 

13. In the event of any conflict between the terms of the Agreement (as previously 
amended) and this Eighth Amendment, the terms of this Eighth Amendment shall govern and 
control.  This Eighth Amendment to the Agreement shall be recorded with the Livingston 
County Register of Deeds. 

 
 IN WITNESS WHEREOF, the parties have caused this Eighth Amendment to be 
executed and delivered on the day and year first above written. 
 
 

[SIGNATURES ON THE FOLLOWING PAGES]
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TOWNSHIP OF HARTLAND 
 
 
By: ______________________________ 
 William J. Fountain 
Its: Supervisor 

 
 

 
 
STATE OF MICHIGAN )  
  ) ss. 
COUNTY OF LIVINGSTON )  
 

The foregoing instrument was acknowledged before me this ____ day of ___________, 
20__, by William J. Fountain the Supervisor of the Township of Hartland, on behalf of the 
Township. 

_______________________________________ 
Print Name: _____________________________ 
Notary Public, State of  ____________________, 
County of  ______________________________ 
My Commission Expires: __________________ 
Acting in the County of  ___________________ 
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RAMCO TRS LLC (as successor-by-merger with 
RAMCO RM HARTLAND DISPOSITION LLC), 
a Delaware limited liability company 
 
 
By: ____________________________________ 
Name: ____________________________________ 
Its: ____________________________________  
 

 
STATE OF MICHIGAN )  
  ) ss. 
COUNTY OF OAKLAND )  
 

The foregoing instrument was acknowledged before me this ____ day of ___________, 
20__, by _______________________________ the _______________________of RAMCO 
RM HARTLAND DISPOSITION LLC (as successor-by-merger with RAMCO RM 
HARTLAND DISPOSITION LLC), a Delaware limited liability company, on behalf of the 
company. 

 
_______________________________________ 
Print Name: _____________________________ 
Notary Public, State of  ____________________, 
County of  ______________________________ 
My Commission Expires: __________________ 
Acting in the County of  ___________________ 

81



 

  
30592289.2 

 
 

      RAMCO RM HARTLAND SC LLC, 
a Delaware limited liability company 
 
 
By: ____________________________________  
Name: ____________________________________ 
Its: ____________________________________ 
 
 

 
STATE OF MICHIGAN )  
  ) ss. 
COUNTY OF OAKLAND )  
 

The foregoing instrument was acknowledged before me this ____ day of ___________, 
20__, by _______________________________ the _______________________of Ramco RM 
Hartland SC LLC, a Delaware limited liability company, on behalf of the company. 

 
_______________________________________ 
Print Name: _____________________________ 
Notary Public, State of  ____________________, 
County of  ______________________________ 
My Commission Expires: __________________ 
Acting in the County of  ___________________ 
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                                     MEIJER REALTY COMPANY, 
  a Michigan corporation 
  
 
   By:        
   Name:        
  Its:        
 
   "Meijer" 
 
STATE OF MICHIGAN ) 
    ) SS 
COUNTY OF    ) 
 
 The foregoing was acknowledged before me this _____ day of ____________, 20__, by 
__________________, the __________________ of Meijer Realty Company, a Michigan 
corporation, on behalf of the corporation. 
 
 

______________________________________ 
Print Name: _____________________________ 
Notary Public, State of  ____________________ 
County of  ______________________________ 
My Commission Expires: __________________ 
Acting in the County of  ___________________ 
 
 
 

Prepared by and when recorded return to: 
 
Michael D. Homier, Esq. 
Foster Swift Collins & Smith PC 
1700 East Beltline, N.E., Suite 200 
Grand Rapids, MI 49525-7044 
 
 
Transfer Tax:  Exempt from State Transfer Tax under MCL 207.526(a).  
 Exempt from County Transfer Tax under MCL 207.505(a). 
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EXHIBIT A 
 

Land Description 
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EXHIBIT B 
 

New Monument Sign Design 
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EXHIBIT C 
 

New Ground Signs Design 
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EXHIBIT D 
 

Sheet Plan - LED Parking Lot Lighting 
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EXHIBIT E 
 

Sheet Plan - Tree Removal [Culver’s] 
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EXHIBIT F 
 

Site Plan 
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