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Planning Commission Meeting Agenda 

Hartland Township Hall 

Thursday, July 14, 2022 

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 Work Session Minutes of June 23, 2022 

6.    Livingston County Planning Visit, Kathleen J. Kline-Hudson, Director 

7.    Call to Public 

8.    Public Hearing 

a. Site Plan/PD Application #22-006, Preliminary Planned Development Site Plan – Hartland Senior 

Community, a Single-Family Residential Planned Development (PD) 

9.    Call to Public 

10.   Planner's Report 

11.  Committee Reports 

12.  Adjournment 
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HARTLAND TOWNSHIP PLANNING COMMISSION WORK SESSION DRAFT MEETING 

MINUTES  

June 23, 2022– 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 Fox, Grissim, LaRose, Mayer, McMullen, and Mitchell 

Absent – Murphy 

 

4. Approval of the Meeting Agenda: 

A Motion to approve the June 23, 2022 Planning Commission Meeting Agenda was made by 

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

 

5. Approval of Meeting Minutes: 

a. Planning Commission Work Session Meeting Minutes of June 9, 2022 

A Motion to approve the Work Session Meeting Minutes of June 9, 2022 was made by 

Commissioner LaRose and seconded by Commissioner Mitchell. Motion carried 

unanimously. 

 

6. Call to the Public: 

None 

 

7. Old and New Business: 

a. Initiate Ordinance Amendment to Section 5.7 (Dumpster Enclosure), Section 5.11 

(Landscaping and Screening), and Section 5.26 (Signs)  

 

Chair Fox started the discussion, where the Planning Commission left off from the previous 

meeting. 

 

Director Langer provided an overview of the reasons for amending the Landscape and Screening 

Ordinance (Section 5.11), and other sections of the Zoning Ordinance that pertain to Section 5.11.  

 

The Planning Commission discussed the street tree requirements and were in agreement that the 

street tree requirements should be consistent for residential developments and commercial 

developments. 

 

Commissioner Grissim noted some examples of deep-rooted street trees could be provided as 

examples of street trees that wouldn’t conflict with underground utilities and sidewalks. 

 

The Planning Commission discussed the potential to add language to preserve existing trees on a 

development site.  This discussion focused on an option of giving applicant’s credit for existing 

trees as well as another option that would require the applicant to keep existing trees or replace 
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them on a specific formula.  The Planning Commission agreed to explore this later and examine if 

other communities in Livingston County had similar ordinances. 

 

8. Call to the Public: 

None. 

 

9. Planner Report: 

Director Langer outlined that the Ordinance Review Committee was exploring an ordinance 

amendment to reduce the minimum lot size for poultry from 2.5 acres to 2.0 acres.  Also, the Ordinance 

Review committee was exploring an ordinance amendment to permit outdoor storage in the LI (Light 

Industrial) zoning district. 

 

10. Committee Reports: 

None 

 

11. Adjournment: 

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

Grissim. Motion carried unanimously. The meeting was adjourned at approximately 8:25 PM. 
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Hartland Township Planning Commission Meeting Agenda Memorandum 
 
 
Submitted By: Troy Langer, Planning Director 

Subject: Site Plan/PD Application #22-006, Preliminary Planned Development Site Plan – 

Hartland Senior Community, a Single-Family Residential Planned Development (PD) 

 

Date: July 7, 2022 

 

Recommended Action 

 

Approval of Site Plan/PD Application #22-006, the Preliminary Planned Development Site Plan for 

Hartland Senior Community, subject to the following conditions: 

 

1. The Preliminary Planned Development Site Plan for Hartland Senior Community, SP PD #22-006, is 

subject to the approval of the Township Board. 

 

2. Waiver request on the minimum lot size requirement for a planned development, being less than 20 

acres, is approved. 

 

3. As part of the Final Plan Review, the applicant shall secure an ingress-egress easement agreement for 

the proposed access drive connection to the adjacent property to the west (Hartland Sports Center, at 

2755 Arena Drive), and the document shall be in a recordable format. In the event the applicant is not 

able to reach an agreement with the adjacent property owner for said access drive connection, the 

applicant shall install their portion of the emergency access drive on the planned development property 

and provide applicable easement documents that are to be properly executed and recorded. 

 

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

memorandums, dated July 7, 2022, on the Construction Plan set, subject to an administrative review by 

Planning staff prior to the issuance of a land use permit. 

 

5. Applicant complies with any requirements of the Township Engineering Consultant, Department of 

Public Works Director, Hartland Deerfield Fire Authority, and all other government agencies, as 

applicable. 

 

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

 

Discussion 

 

Applicant: Khurram Baig 

 

Site Description 

The subject property is located east of Arena Drive, north of Highland Road, and north of Bella Vita Senior 

Living (2799 Bella Vita Drive), in Section 22 of the Township. The undeveloped parcel (Parcel ID #4708-

22-400-028) is approximately 9.58 acres in size and zoned CA (Conservation Agricultural). The 2015 

Future Land Use Map (FLUM) designates this parcel as Multiple Family Residential. The 2020-2021 

Amendment to the FLUM has this same designation. 
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Currently the property consists of an open field area in the center of the site, which is surrounded by forested 

areas on the north, east, and west. The majority of the site is shown as forested on Sheet V-1.0 (Topographic 

Survey). North Ore Creek and associated wetland areas occupy approximately 1.09 acres of the northeast 

corner of the property, per the applicant. Floodplain areas associated with North Ore Creek are in this same 

area. No modifications of the floodplain and wetland areas are proposed.  

 

To the south, the property adjoins to the property associated with Bella Vita Senior Living facility. This 

property is zoned CA (Conservation Agricultural). Bella Vita Senior Living Facility, approximately 41,500 

square feet in size, is an assisted living center that was approved by the Township in 2017 under Site Plan 

with Special Use Application #17-016. The FLUM designates this property as Multiple Family Residential. 

 

The approximate 30.52-acre property to the east is undeveloped and zoned CA (Conservation Agricultural). 

The FLUM designation for this property is Multiple Family Residential. 

 

The adjacent property north of the subject site is currently occupied by a single-family home and is zoned 

CA (Conservation Agricultural). This property is shown as Low Suburban Density Residential on the 

FLUM. 

 

Hartland Sports Center is west of the site at 2755 Arena Drive and is zoned GC (General Commercial) and 

designated as Multiple Family Residential on the FLUM. 

 

The point of access to the proposed residential planned development is from Bella Vita Drive, a private 

road that commences at Highland Road and provides access for multiple parcels. The plans show a proposed 

emergency access drive near the southwest corner of the site, which connects to a parking area associated 

with 2755 Arena Drive. 
 

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

 

The applicant has entered into a purchase agreement with the current owner. 

 

Site History 

Originally the subject parcel was part of an approximate 20.7-acre site that had previously been occupied 

by Fairway Golf driving range. In 2017, Bella Vita Senior Living was approved by the Township under 

Site Plan with Special Use Application #17-016. The assisted living facility was initially located in the 

center of the 20.7-acre site. A private drive (Bella Vita Drive) was constructed as part of this project to 

provide access from Highland Road to the Bella Vita parking lot. 

 

Site Plan Application #20-004 

SP #20-004 was a request to construct a private road that would provide access to four (4) parcels. The four 

(4) parcels would be created under a separate land division application. The existing portion of Bella Vita 

Drive had been constructed per the private road standards. The request under SP #20-004 was to extend the 

private drive approximately 200 feet to the north and terminate into a cul-de-sac. The dedication of the 

drive to become a private road required a recommendation by the Planning Commission to the Township 

Board, with the final decision by the Township Board. SP #20-004 was approved by the Township Board 

on June 16, 2020.  

 

Land Division Application #20-004 

Upon approval of the private road under SP #20-004, the applicant intended to divide the approximate 20.7-

acre property into four (4) parcels, under a separate land division application. The land division application 

was approved by the Township in 2020 (LD #20-004) and the subject 9.58-acre parcel was created as a 
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result. Currently the paved portion of the private road ends at the north property line of the Bella Vita site. 

 

Site Plan/PD Application #22-004 (Hartland Senior Community PD-Concept Plan) 

The Concept PD Plan was discussed under Site Plan/PD Application #22-004. The Planning Commission 

reviewed the project on April 14, 2022, which was followed up by the Township Board’s review on May 

3, 2022.  

 

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 Plan. Approval of the Final 

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

 

Given the requirements for publishing a notice for the planned development, the public hearing has been 

scheduled for the July 14, 2022, Planning Commission meeting. Approval of the Final Plan by the Township 

Board usually constitutes a rezoning of the subject property to PD. 

 

For all intents and purposes, the Preliminary Plan step is essentially the same as a preliminary site plan 

review for a conventional project in the Township. All the information and details required for a preliminary 

site plan approval must be provided for the Preliminary PD review and approval. Final PD review will 

involve detailed plans for those phases for which construction is intended to begin immediately, review of 

the Planned Development Agreement, and other written documents as applicable. 

 

Overview of the Preliminary Plan and Proposed Use 

The proposed single-family residential Planned Development contains thirty-two (32) detached ranch style 

condominium units. The target buyers are 55-plus years old, without children, and are to be owner occupied. 

The Concept Plan had shown thirty (30) detached condominium units, however the Preliminary site plan 

indicates the extent of the wetland area in the northeast corner of the property is smaller in scope than was 

portrayed on the Concept Plan. This may have been a factor in allowing room for two (2) additional units. 

 

Per the housing brochure provided with the Concept plan, several housing options are available. The 

housing styles include a single-story ranch style house with two (2) bedrooms and an attached two (2) stall 

garage. Other options include a three (3) bedroom house with an optional second floor bonus room and a 

three (3) stall garage. Each unit has a private outdoor courtyard on the side of the house. The unit square 

footage ranges in size from approximately 1,519 square feet to 4,060 square feet. The units are built on a 

slab (no basement). Architectural plans are provided for the model Promenade III, which is a two-bedroom 

house with an optional upstairs bonus suite with an additional bedroom and bathroom. 

 

Sheet C-1.1 shows thirty-two (32) condominium units, the building envelope, and a house footprint that is 

stated to be approximately 2,545 square feet. This may not reflect other housing models which may have a 

smaller or larger footprint. The unit dimensions vary in depth from 103 feet to 113 feet. The unit width is 

typically 57 feet or 59.5 feet. It is assumed that the house and all built features will be constructed within 

the unit building envelope. 
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The building envelope is shown in dashed lines. The proposed building setbacks are as follows: 

 

Front: 15 feet 

Corner:  10 feet 

Side:        7.5 feet 

Rear:  10 feet 

 

The condominium unit line (rear) extends to the property line of the parcel on the east, west. and south 

sides. The rear building setback is ten (10) feet thus it is possible the leading edge of a house for several of 

the units could be as close as ten (10) feet from the property line on those sides of the site, should a larger 

house be built than portrayed on the plans. Also, the available green space area between the building 

envelope and the property line is ten (10) feet. 

 

The Concept Plan had showed a side setback of five (5) feet, meaning the buildings could be as close as ten 

(10) feet apart. The side setback on the Preliminary Site plan is 7.5 feet, thus affording a 15-foot distance 

between buildings. 

 

Access to the development is via Bella Vita Drive, which is a private road with access from Highland Road 

(M-59). Highland Road is under the jurisdiction of the Michigan Department of Transportation (MDOT). 

A representative from MDOT has reviewed the plans and has no concerns with the proposed project, or the 

use of Bella Vita Road as the only access to the residential development.  

 

Internally vehicular circulation is provided by a small network of paved, private roads. 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. A private road is required to be constructed 

consistent with public road requirements of the Livingston County Road Commission (LCRC). The plans 

show the private roads to be paved with curb and gutter, 30 feet wide, with a 66- foot right-of-way easement. 

 

The northern road runs east-west and dead-ends near the west property line. The southern road also runs 

east-west and a connection is shown to the parking lot of the adjacent property to the west (2755 Arena 

Drive-Hartland Sports Center). This serves as a second means of access for emergency purposes. The 

emergency access is gated at the common property line. A detail drawing of the gate is provided. 

 

The applicant has been in discussions with the property owner regarding this connection. Ideally it would 

be beneficial to both property owners to agree to establishing an ingress-egress easement. The proposed 

paved connection to the existing parking lot is routed through an existing parking island. Some existing 

landscaping in the parking island and along the common property line will be removed to facilitate the road 

connection.  

 

A 5-foot wide, concrete sidewalk is shown on both sides of each private road within the development. A 

separate sidewalk connects to a 5-foot wide, mulched pedestrian path, which travels along the wetland 

boundary in the northeast corner of the site, continues around the detention basin in the northwest corner, 

and returns to the starting point. 

 

An on-site stormwater detention basin is shown in the northwest area of the site.  

 

The Open Space Plan (Sheet C-1.0) states approximately 6.26 acres of the site are considered open space 

(65% of the PD area). Approximately 5.34 acres are designated as usable open space (56% of the PD area). 

More information is provided in this memorandum under “Open Space”.  
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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. 

 

The property is approximately 9.58 acres, resulting in an estimated density of 3.34 dwelling units per acre. 

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

 

Eligibility Criteria (Section 3.1.18.B.) 

To be eligible for PD approval, the applicant must demonstrate that the criteria in Section 3.1.18.B. will be 

met.  

 

1. Recognizable Benefits. The planned development shall result in a recognizable and substantial benefit 

to the ultimate uses of the project and to the community and shall result in a higher quality of 

development than could be achieved under conventional zoning. 

 

The applicant has provided a letter, dated June 1, 2022, that addresses this topic. Per the applicant, the 

recognizable benefits include the following: 

 

 The subject property is designated Multiple Family Residential (on the FLUM) and the calculated 

maximum density is 77 dwelling units. The proposed development has thirty-two (32) dwelling 

units which equates to 42% of the maximum density.  

 

 A lower density will provide more open space, less impact on traffic, and less demand on public 

utilities. 

 

 The target buyers are 55 years or older and without children, thus there will be little impact on local 

schools. 

 

2. Minimum Size. Planned Developments must be a minimum of 20 acres of contiguous land. 

 

The proposed project is approximately 9.58 acres in size and does not meet the minimum size for a 

planned development. Historically the Planning Commission has approved planned developments of 

less than twenty (20) acres. The applicant has requested a waiver from this standard, which is 

summarized in the letter dated March 25, 2022. The size of the development and waiver request were 

discussed by the Planning Commission during the review of the Concept Plan, at their April 14, 2022 

meeting. Reasons for the waiver include the following, as summarized by the applicant: 

 

 The subject property is surrounded by commercial properties and environmentally sensitive areas. 

Additional property is not available, that could be added to the proposal that makes economic sense. 

 

 The proposed residential development is designed for the 55-year-old buyer (and older) which 

includes detached homes, small yards, outdoor living space, maintenance free living, and reduced 

maintenance demands for a homeowner’s association. The subject site meets these key points. 

 

 The proposal is well within the residential density allowed for in the FLUM. 
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 The proposed density is approximately three (3) dwelling units per one (1) acre and will use less 

resources than if built to the density allowed for on the FLUM, for resources such as sewage, water 

and gas. 

 

 The proposed project will not put substantial stress on the school system given the target age group 

of 55 years and older. 

 

3. Use of Public Services. The proposed type and density of use shall not result in an unreasonable 

increase in the use of public services, facilities and utilities, and shall not place an unreasonable burden 

upon the subject site, surrounding land, property owners and occupants, or the natural environment. 

 

The development is accessed from Bella Vita Drive, a private road, and internally, a looped system of 

private roadways is proposed. The south end of Bella Vita Drive intersects Highland Road, which is 

under the jurisdiction of the Michigan Department of Transportation (MDOT).  

 

The applicant points out that the FLUM designates the subject property as Multiple Family Residential, 

and potentially could allow for a maximum density of seventy-seven (77) units (apartments). In 

comparison, the proposed residential single-family development with thirty-two (32) condominium 

units, will generate less traffic and have less impact on Highland Road, by approximately 50%, per the 

applicant. 

 

Public water and sanitary sewer services will be required for the project. The Township Director of 

Public Works has provided comments in the review letter dated July 3, 2022. 

 

4. Compatibility with Comprehensive Plan. The proposed development shall not have an adverse 

impact upon the Comprehensive Plan for the Township. Notwithstanding this requirement, the 

Township may approve a Planned Development proposal that includes uses which are not called for 

on the Future Land Use Map, provided that the Planning Commission and Township Board determine 

that such a deviation from the Future Land Use Map is justified in light of the current planning and 

development objectives of the Township. 

 

The subject property is designated Multiple Family Residential on the adopted 2015 Future Land Use 

Map (FLUM) and the 2020-2021 Amendment to the FLUM. This category designation envisions a 

maximum density of eight (8) units per acre. Using the subject site acreage of 9.58 acres and allowing 

a maximum of eight (8) units per acre, a maximum 76.64 units could be permitted (8 x 9.58 acres). The 

proposed Preliminary Plan proposes a density of 3.34 dwelling units per acre (32 dwellings ÷ 9.58 

acres), which is consistent with the maximum allowed density for Multiple Family Residential. 

 

5. Unified Control. The proposed development shall be under single ownership or control such that there 

is a single person or entity having responsibility for completing the project, or assuring completion of 

the project, in conformity with the Ordinance. 

 

Ownership of the common areas including the streets will be owned by the condominium association. 

Maintenance of the yards and open spaces, including mowing, and snow removal will be the 

responsibility of the condominium association. The applicant provided a sample condominium 

document that will serves as a template for this project. A thorough review of the condominium 

document will occur with the Final Plan submittal. 
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Planned Development Design Standards (Section 3.1.18.C.) 

This section outlines the design standards for a planned development. Additional site standards will be 

discussed from applicable sections of the Zoning Ordinance. 

 

1. Permitted Uses. The predominant use on the site shall be consistent with the uses specified for the 

parcel on the Township’s Comprehensive Plan for Future Land Uses. 

The subject area for the planned development project is designated Multiple Family Residential on the 

2015 adopted FLUM and the 2020-2021 Amended Future Land Use Map. This land use category is 

considered appropriate for land that is bordered on one or more sides by nonresidential uses and on 

other sides by lower intensity single-family designations. Additionally, the Multiple Family Residential 

designation can serve as a buffer between higher intensity uses and single-family uses.  

 

Multiple Family Residential developments may consist of single-family homes, townhouses, or one- or 

two-story apartment buildings. New developments should have access to a paved primary road and 

have paved internal streets, along with amenities including open space and park areas, sidewalks and 

infrastructure built to an adequate capacity. Landscape buffer areas should be provided between the 

multiple family use and adjacent single-family residential uses. The proposed use, a single-family 

residential development appears to be an acceptable use of the site and is consistent with the FLUM 

designation. 

 

As outlined in the Comprehensive Development Plan, a maximum density of eight (8) units per acre is 

permitted for Multiple Family Residential therefore, a maximum of 77 dwelling units could be 

constructed on the subject site. Additional information on the proposed density is discussed in the next 

section. 

 

2. Residential Density. Residential density in a planned development shall be consistent with the 

density designation within the Township’s Comprehensive Plan.  

 

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 Multiple Family Residential on the adopted 2015 Future Land Use Map and the 

2020-2021 Amendment to the FLUM. This category designation envisions a maximum density of eight 

(8) units per acre. Using the subject site acreage of 9.58 acres and allowing a maximum of eight (8) 

units per acre, a maximum 76.64 units could be permitted (8 x 9.58 acres). The Preliminary Plan 

proposes a density of 3.34 dwelling units per acre (32 dwellings ÷ 9.58 acres), which is consistent with 

the maximum allowed density for Multiple Family Residential. 

 

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 76.64 units (9.58 acres x 8 units 

per acre), in accordance with the Comprehensive Plan, the Planned Development plan could include up 

to 108 dwellings (77 + 31 additional units) if a maximum bonus were awarded by the Planning 

Commission and Township Board. A density bonus is not being considered for this PD project.  
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The chart below outlines residential density as discussed in this section. 

 

Residential Density Residential Units  

Proposed 32 

Permitted 77 

Bonus – maximum 108 

 

 

3. Design Details. The applicant shall prepare a detailed description of design details to be implemented 

in the proposed planned development, to be presented in a Pattern Book. 

 

The design details are provided on the submitted site plans and architectural drawings for the proposed 

Planned Development. 

 

4. Minimum Yard Requirements. The minimum yard requirements are noted in the chart below per 

Section 3.1.18.C.vi.a. (Residential Use) 

 

Yard Location Minimum PD Standard Proposed setback* Complies Yes/No 

Along perimeter, 

but not adjacent to a 

road (north, south, 

east & west 

property lines) – 

rear yard 

40 ft. 190 ft. (north) 

10 ft. (south) 

10 ft. (east) 

20 ft. (west) 

 

Yes 

No 

No 

No 

Along an internal 

collector or local 

road – front yard 

40 ft. 15 ft. from edge of 

building envelope to 

unit line 

No 

*As measured to closest point of building envelope 

 

Sheet C-1.1 lists the proposed setbacks as follows: front (15 feet); side (7.5 feet); rear (10 feet) and 

corner (10 feet). The building envelope for each unit is shown on the plan and the footprint of an 

approximate 2,545 square foot dwelling. There may be variations in the footprint of the dwelling, as 

several design options are offered. Staff assumes the building and all built features will fit into the 

building envelope.  

 

Section 3.1.18.C.vi.b.(2) states that minimum rear yard setback and minimum lot size for detached 

single-family structures in a planned development shall be based on good planning and design 

principles taking into account several variables as follows: degree of compatibility between adjoining 

uses; sensitivity to the characteristics of the site; the need for free access for emergency vehicles; the 

need for adequate amounts of light and air between buildings; and the need for proper amounts of open 

space for the exclusive use of residents on the site. 

 

5. Distances Between Buildings. Spacing requirements for buildings in a planned development for any 

detached single-family structure are outlined in Section 3.1.18.C.vi.b.(1). Any detached single-family 

structure shall be located at least thirty (30) feet from any other detached single-family structure and 

shall provide a minimum side yard setback of fifteen (15) feet on both sides. 

  

The condominium units are shown and a typical building footprint as well as the building envelope as 

defined by the proposed setbacks. Based on the plans, the side yard setback is 7.5 feet, which equates 
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to fifteen (15) feet between two (2) structures. This would not meet the minimum required spacing 

standards of thirty (30) feet between any other detached single-family structure. Per Section 

3.1.18.C.vi.a., modification to yard requirements may be approved by the Township Board upon 

recommendation from the Planning Commission, upon making the determination other setbacks would 

be more appropriate. 

 

The Hartland Deerfield Fire Authority has no concerns with the proposed plans as noted in the review 

letter dated July 5, 2022.  

 

6. Building Height. No building in a planned development shall be greater than thirty-five (35) feet in 

height. 

 

The one-story structures comply with this regulation. The mean building height is approximately 

fifteen (15) feet.  

 

7. Parking and Loading. Planned Developments shall comply with the parking and loading requirements 

specified in Section 5.8, Off-Street Parking requirements, and Section 5.9, Loading Space Requirements 

of the Zoning Ordinance. 

 

Parking requirements are listed in Section 5.8.4.H (Table of Minimum Parking Space Requirements). 

For the category, Residential, Family, two (2) parking spaces are required for each dwelling unit.  

 

Each unit has an attached 2-stall garage, plus a 16-foot-wide driveway that is 20 feet long as measured 

from the house to the leading edge of the public/common sidewalk.  

 

8. Landscaping. Landscaping requirements are provided in Section 3.1.18.C.vi.e. These are considered 

minimum design standards, typically for a commercial or office development. A more detailed review 

of the landscaping is provided in this memorandum using applicable landscape standards outlined in 

Section 5.11 (Landscaping and Screening). 

 

9. Open Space. Open space shall be provided to complement and accentuate the high-quality design of 

the proposed planned development. At minimum the planned development shall provide open space 

consistent with the previous zoning designation for the site.  

 

Per this section of the Zoning ordinance (Section 3.1.18.C.vi.f,), the planned development shall provide 

open space consistent with the previous zoning designation for the site, at a minimum. Currently the 

site is zoned CA-Conservation Agricultural. In CA, the open space requirement is a minimum of 85%, 

for a single-family detached dwelling. The proposed plan states the open space is 65% of the site, and 

thus would not comply. Historically however, open space requirements outlined in Section 3.15 of the 

Zoning Ordinance have been applied for other single-family residential planned developments in the 

Township such as Walnut Ridge Estates and Fiddler Grove. 

 

Section 3.15 of the Zoning Ordinance states residential condominium developments (in several zoning 

district classifications) should provide a minimum of 25% open space, with a minimum of 10% of the 

total open space to be useable open space (“useable open space” is defined as land area suitable for 

active recreation). For the proposed development consisting of 9.58 acres, this would equate to a 

minimum of 2.4 acres of open space, with a minimum of 0.958 acres of useable open space.  

 

The Open Space Plan states the proposed open space is approximately 6.26 acres, or 65% of the PD; 

and 5.34 acres as useable open space, or 56% of the site.  
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Open space areas include lawn, courtyards, landscaped spaces around the condominium units, 

sidewalks, detention basin, and wetland/floodplain areas associated with North Ore Creek. These areas 

are shown as green on Sheet C-1.0. The usable open space area, per the plan, excludes the stormwater 

management detention basin and North Ore Creek area. Usable open space is shown as green with black 

dots. A 5-foot-wide mulched pedestrian trail is shown within the usable open space area, on the north 

side of the development. 

 

10. Natural Features. Consistent with the stated intentions for creation of these regulation, the 

preservation of the natural features of the Township are an important planning consideration. A PD 

proposal must consider the natural topography and geologic features, scenic vistas, trees and other 

vegetation and natural drainage patterns that exist on the site and propose a development pattern which 

preserves and avoids disruption of those natural features as much as possible. 

 

A Topographic Survey and Tree Inventory are provided, which show the existing features of the site. 

Currently the site consists of an open field, wooded areas, and wetland and floodplain areas associated 

with North Ore Creek in the northeast portion of the site. The open field area was previously used as 

part of the driving range, prior to the establishment of Bella Vita Senior Living. Site work is not 

proposed in the floodplain or wetland areas. The majority of the existing trees/vegetation, outside of 

the floodplain/wetland areas, will be removed as part of the proposed development project. The limits 

of disturbance are shown on Sheet V-3.1. as a light grey dashed line. 

 

11. Sidewalks and Pedestrian Access. The applicant must demonstrate the PD site, and all uses within 

the site, will be connected to any existing pedestrian and nonmotorized vehicle paths and trails within 

a public right-of-way or easement open to the public. 

 

A 5-foot-wide concrete, sidewalk is shown on both sides of each private road within the development. 

The sidewalk is located within the road right-of-way. A 5-foot-wide mulched pedestrian trail is shown, 

which is stated as 1,100 linear feet. The trail starts from a sidewalk located between Units 19 and 28 

and follows the edge of the wetland in the northeast corner, then travels around the northern edge of 

the detention basin in the northwest, and loops back to the starting point (sidewalk).  

 

Requirements for Preliminary Review (Section 3.1.18.E.ii) 

Following is a summary of items that have not been addressed in the previous review as part of the Design 

Standards section. 

 

1. Sewer and Water. 

The Department of Public Works has provided a review letter dated July 3, 2022, which outlines the 

number of REU’s required for the proposed development. 

 

2. Stormwater and Drainage Systems. 

The applicant states the proposed detention basin is sized using the newly adopted standards of the 

Livingston County Drain Commission. Stormwater will be conveyed via curb and gutter and pipe to 

curb inlets, yard rains and catch basins, which will be directed to the proposed detention basin. 

 

3. Traffic Impacts. 

The proposed planned development is accessed via a private road, Bella Vita Drive, and is served by a 

private looped road system internally. MDOT has reviewed the plans and has no concerns with traffic 

generated by the proposed development as related to the intersection of Bella Vita Drive and Highland 

Road. The applicant, in the letter dated June 1, 2022, explains the calculated maximum density per the 
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FLUM designation, could be 77 units (apartments). The proposed project is proposing 42% of the 

maximum density, with the development having 32 single-family homes. Given the lower density of 

the project and the nature of the homebuyer, the applicant estimates the traffic impact on Highland 

Road is less than 50% than that generated by a 77-unit apartment complex. 

 

4. Vehicular Circulation. 

The development has one (1) primary entrance and a looped private road system that is designed to the 

Livingston County Road Commission (LCRC) standards. Section 5.23 of the Zoning Ordinance 

outlines the standards for a private road serving twenty-five (25) or more units or parcels. The plans 

show private roads within the development that are paved with curb and gutter, 30 feet wide (back of 

curb to back of curb), with a 66-foot right-of-way easement.  

 

Section 5.23.5.E.vi. of the Zoning Ordinance (Minimum Private Road Standards) states that private 

roads serving more than twenty-four (24) parcels or dwelling units or combination thereof equaling 

twenty-four (24) shall have at least two (2) points of access to a public road. In this case there is access 

to Highland Road (public road) via Bella Vita Drive. A secondary emergency access is shown in the 

southwest corner portion of the development via the internal private road, which connects to the parking 

lot of the adjacent property to the west (Hartland Sports Center at 2755 Arena Drive). The access road 

will be gated and used only in case of an emergency. The applicant should work with the Township 

Fire Department regarding the automation device to be used for the gate at the emergency access and 

other requirements of the Fire Department. 

 

The applicant has been working with the adjacent property owner to work out the details for this access 

point. A draft version of an ingress-egress easement between the property owners should be provided 

as part of the documents for the Final Plan submittal. In the event the applicant is not able to reach an 

agreement with the adjacent property owner, the applicant shall be required to install the emergency 

access drive and gates on the planned development property and provide a recorded copy of the 

easement for the emergency access drive. 

 

5. Fiscal Impacts.  

The applicant has provided a response to this topic in the letter dated June 1, 2022. 

 

Landscaping (Section 5.11)  

Applicable sections of Section 5.11 (Landscaping and Screening) will be applied to the PD, as outlined 

below. 

 

A. Canopy trees along Internal Roadways (Sec. 5.11.2.C.ii.) –  

 Required – 15-foot-wide landscaped area along the length of internal roadways, planted with a 

minimum of 1 canopy tree or evergreen tree for every 30 feet or portion thereof. Required canopy 

tree size is a minimum 3-inch caliper tree at the time of planting 

 Proposed – 7-foot-wide landscaped area between sidewalk and street (curb); generally, 1 canopy 

tree is shown per unit except for Unit 3, 5, 7, and 15; tree planted in front of the unit but not at a 

standard interval; street tree placed approximately five (5) feet from the edge of the sidewalk. Street 

trees shown along corner lots and at entrance road. Proposed canopy tree size is 3-inch caliper tree 

however the tree species is not listed.  

 Meets Requirement? – TDB; street trees planted at varying intervals; 4 units do not have a 

street tree; and plant schedule not provided. 

 Comment –Planning Commission to determine if the proposed street tree locations are 

acceptable. A plant schedule should be included on the landscape plan. 
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B. Buffering or Screening (Sec. 5.11.2.G.i.) – Screening between Land Uses (east property line where 

abutting single-family CA zoned properties) 

 Required – landscape buffer shall be provided to create a year-round visual screen at least eight (8) 

feet in height along all adjoining boundaries of a non-residential use or a residential use of higher 

density and abutting a single-family residential zoned property. Evergreen trees to be planted in a 

staggered or clustered pattern with varying tree heights. 

 Proposed – eleven (11) conifer trees, in a single row, along the PD west property line (adjacent 

property is zoned GC-General Commercial), within the 10-foot setback area of the PD property. 

Type and size of conifer tree are not stated on the landscape plan. Landscape buffer is not provided 

on the east property line of the PD, except the northeast corner where existing vegetation is to be 

retained. The parcel to the east is zoned CA-Conservation Agricultural, which is considered single-

family residential and of a lower density than the PD.  

 Meets Requirement? – TBD 

 Comment – Planning Commission to determine if the proposed planting plan meets the intent 

of the screening requirement. A plant schedule should be included on the landscape plan. 
C. Detention/Retention Area Landscaping (Sec. 5.11.2.H.) 

 Required – detention/retention ponds must be integrated into the overall design of the property and 

landscaped to provide a natural setting; 1 canopy or evergreen tree and 10 medium, 6 large shrubs 

or ornamental trees must be planted for every 50 ft. of pond perimeter. Pond Perimeter - approx. 

780 lineal ft. EQUATES TO: 16 canopy or evergreen trees, and 160 medium shrubs, or 96 large 

shrubs or ornamental trees 

 Proposed – no new plant material proposed; existing trees to be preserved in this area (mostly on 

the east side of the detention basin) could serve as some of the required landscaping for the 

detention basin. 

 Meets Requirement? – TBD 

 Comment – Planning Commission to determine if the proposed planting plan meets the intent 

of the detention landscaping requirements. 

 

D. Requirements for Single Family Residential Districts (Sec. 5.11.6.B.) 

Single Family Residential properties are encouraged to plant and maintain landscaping which provides 

a good street side appearance. All unpaved portions of the front yard are to be planted with suitable live 

plan material (grass, groundcover, and shrubs) and extending to any abutting street pavement edge. 

Lawn is proposed around each unit as well as landscape beds in the front of the house and courtyard 

areas. A typical landscape plan is provided for these areas.  

 

Other site details 

 

Irrigation 

Per the applicant irrigation will be provided for landscaping around the monument/entrance sign to the 

development. Each homeowner will be responsible for maintaining landscaping around their unit. 

 

Monument Sign 

The plans show a monument sign footprint on Sheet C-1.1, essentially as a placeholder. Landscaping around 

the sign is not shown. As proposed the monument sign is located within the road right-of-way, of a private 

road. The Planning Commission should approve the sign location as part of the Preliminary Site Plan. The 

sign requires a separate permit which will be reviewed administratively. 
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Lighting 

Street lighting is not proposed. The architectural plans show decorative light fixtures as exterior lighting 

for the house. 

 

Architecture/Building Materials (Sec. 5.24) 

Architectural standards for façade materials are not provided in Section 5.24 for single-family buildings. 

Architectural drawings and floor plans for one (1) house design option (Promenade III) were submitted. 

Façade material percentages are not required to be submitted.  

 

Generally, the façade materials for Promenade III include fiber cement siding (horizontal; board and batten 

vertical siding; rough split shake siding), glass, and cultures stone veneer. The specific fiber cement 

products are to be determined per a note on the plans, typically to be identified on the construction set of 

plans. Staff assumes similar façade materials will be used on each house design option.  

 

The brochure for housing materials shows eleven (11) color palette options. The siding colors are varying 

tones of grey, tan/taupe, dark green, and brown. Accent colors include tan, black, dark red, and dark green. 

The applicant intends to bring a façade materials sample board to the public hearing, 

 

Other Requirements-Zoning Ordinance Standards 

Nothing additional at this time. 

 

Hartland Township DPW Review 

The DPW Director has provided a review letter dated July 3, 2022. 

 

Hartland Township Engineer’s Review (Spaulding DeDecker)  

The Township Engineer (SDA) has reviewed the Preliminary Site Plan and does not recommend approval 

at this time due to the number and nature of the comments in the review letter dated June 8, 2022. It is 

suggested the applicant should address the comments and resubmit plans for final review and approval. 

 

Hartland Deerfield Fire Authority Review  

The Hartland Deerfield Fire Authority has provided comments in the review letter dated July 5, 2022, 

stating the plans as presented meets or exceeds the site accessibility and fire protection requirements of the 

Fire Department.  

 

Attachments:  

1. DPW review letter 07.03.2022 – PDF version 

2. Township Engineer (SDA) review letter 06.08.2022 – PDF version 

3. Hartland Deerfield Fire Authority review letter 07.05.2022 – PDF version 

4. Applicant’s Waiver request 03.25.2022 – PDF version 

5. Applicant’s written response 06.01.2022 – PDF version 

6. MDOT email 06.09.2022 – PDF version 

7. Housing Brochure – PDF version 

8. House materials – PDF version 

9. Condo Documents 06.01.2022 – PDF version 

10. Applicant’s response letter to Fire 06.30.2022 – PDF version 

11. Applicant’s response letter to SDA comments 06.30.2022 – PDF version 

12. Architectural plans 06.30.2022 

13. Site Plans 06.30.2022 
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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\2022 Planning Commission Activity\Site Plan Applications\SP 

PD #22-006 Hartland Senior Community Prelim PD \Staff reports\Planning Commission\SP PD #22-006 Prelim PD Staff report 

PC 07.07.2022.docx 
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TO: Planning Department 
DATE:  7/3/2022 

DEVELOPMENT NAME:  Hartland Senior Community 

APPLICATION #:                SUP# 22-021 
REVIEW TYPE:                     Site Plan 

 
DEPARTMENT OF PUBLIC WORKS 

 

Michael Luce, Public Works Director 
2655 Clark Road 

Hartland MI 48353 

Phone: (810) 632-7498

 

 
 

Site Plans for the proposed Hartland Senior Living proposes 32 Single Family Units. REUs are assigned for 

single family homes as 1.0 per unit. Municipal water and sewer are available on the property. As 

shown in the plans, the utilities will be in the street and greenbelt areas, per the location of the water 

main the easement must be noted as public.  Subsequently REU’s can be purchased with each land 

use permit as apposed to the overall site plan approval.   
 

 Sewer REUs Water REUs 

Owned 0 0 

Required 32 32 

REU Difference 32 32 

Cost Each $9,439.20 $5,816.10 

Total Due Each $302,054.40 $186,115.20 

TOTAL REU COST $488,169.60 
 

Hartland Township Public Works approves the Hartland Senior Community site plan subject to inclusion 

of the following details on the construction plans: 
  
 

1.      Sanitary sewer material and sizes and connection detail sheet 
2.      Monitoring manhole for sewer connection and location if required 

3.      Utility easements noted as public or private. 

4.      Approval of the Livingston County Drain Commission. 
 

Please feel free to contact me with any further questions or comments regarding this matter. 

 

 
Michael Luce 
Public Works Director 
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June 8, 2022 
 
Troy Langer 
Planning Director 
Hartland Township, MI 
 
Re: Hartland Senior Community – PD Site Plan Review 
 SDA Review No. HL22-112 
 
Dear Troy: 
 
We have received the preliminary site plan submittal for the above referenced project prepared by 
Monument Engineering Group Associates, Inc dated June 1, 2022 and received by our office on June 1, 
2022.  The plans were reviewed in accordance to Hartland Township Engineering Standards and the 
following comments are our observations. 
 
 
A. General 

The site is located along Highland Road (M-59) east of US-23, along the private roadway Bella Vita 
Drive.  It is noted as 9.58 acres total area with approximately 8.47 acres being disturbed on site.  
The site is currently vacant with wetlands and a 100-year floodplain located in the northeast corner 
of the site.  The proposed development will continue the private road at Bella Vita Drive to a looped 
road network to support 32 condominium units. 
 

1. Show all relevant proposed and existing easements including roadway, water main, 
sanitary sewer, storm sewer, and franchise utilities per Hartland Township standards. 

2. Declaration and By Laws are not reviewed as part of this letter as it appears to be 
describing a site location that is different than the one shown in the proposed plan set. 

3. Hartland Township Standard Detail Sheets are to be attached to the proposed plans when 
applicable. 

 
 
B. Water Main 

The proposed 12-inch water main is showing to connect at two existing locations, an existing water 
manhole is located on the eastern side of Bella Vita Drive at the south eastern edge of the site and 
an existing 12-inch stub is shown south of the proposed drive connecting to the existing parking 
lot at Hartland Ice House to the west.  The water main will loop around the center units within the 
66-foot Right-of-Way and create a connection at two existing stubs. 
 
Based on this water main layout, we have the following comments: 

1. The water main is located approximately 2’ off of the proposed Right-of-Way limits.  The 
water main will either have to be located at least a minimum of 10-feet from the ROW or 
an easement will need to be established (20-feet from the centerline of the water main).  
Additionally, the water main shall not be located under pavement (i.e. sidewalks, 
roadway). 
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2. The water main appears to cut the property corner at Unit 20 and 27, relocate this water 
main within the roadway ROW or provide an easement. 

a. The sidewalk should be placed approximately 1’ from the ROW per Hartland 
Township Zoning Ordinance Section 5.12.  This would relocate the water main 
between the sidewalk and back-of-curb. 

3. The hydrant lead for HYD-1 shall be an 8-inch water main. 
a. No service leads are allowed to connect to a hydrant lead.  A reducer will be 

required prior to the proposed hydrant if building service leads are to connect to 
the dead end main. 

b. Revise the water main layout to show the hydrant lead connecting to the proposed 
main at a tee fitting. 

4. Proposed water main valves shall be shown on the plan sheet. 
5. The hydrant layout must be reviewed and approved by the Hartland Fire Marshall. 

 
 

C. Storm Drainage/Grading 
Storm water runoff is to be captured via catch basins along the proposed roadways.  The storm 
water will enter a proposed detention basin via a proposed forebay before entering the main 
basin.  No information is given at this time on the outlet control for the detention basin. 
 
All storm water design calculations are to follow Hartland Township and Livingston County Drain 
Commissioner standards and details.  No impacts to existing wetlands or floodplains are shown on 
this plan.  All wetlands on the site shall be delineated and shown in the plan set along with having 
the report forwarded to the Township Engineer for record. 
 

1. Offsite surface runoff shall not be trapped along the development perimeter.  If the 
existing runoff from adjacent properties pass onto the proposed site, the proposed storm 
sewer system must be sized to accommodate. 

2. On-site drainage must be captured within the proposed development via the storm sewer 
network and will not be allowed to drain to adjacent properties. 

 
The existing property drains from the south to the north.  There is an existing detention pond 
south of Units 1-8 with what appears to be the detention pond outlet pipe directed at Unit 2.  
The ultimate outlet for both properties is the North Ore Creek at the northeast corner of the 
site. 

 
1. A dedicated storm sewer will be needed to convey the existing detention basin outlet to 

North Ore Creek without passing through the proposed on-site detention basin.  An 
easement must be provided for this storm sewer for maintenance purposes.  Modification 
of any existing storm water maintenance agreement for the adjacent property’s storm 
water facilities as necessary. It appears drainage from the adjacent site drains onto the 
subject site. 
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D. Paving/Roadway 
A proposed private roadway (name unknown) is shown to be 30 feet wide (BOC to BOC) with 5-
foot wide sidewalks on either side of the roadways, all contained in a 66-foot right-of-way.  The 
proposed roadway connects to Bella Vita Drive to the south and connects to the parking lot for 
Hartland Ice House to the west.  Private road shall meet the requirements of Hartland Township 
Zoning Ordinance Article 30.00. 
 

1. As stated in the site narrative under “Traffic Impact”, the private road will connect to Bella 
Vita Drive via an existing private road easement. 

a. As shown on sheet C1.1, the existing roadway easement will have to be vacated in 
the area occupied by Unit 1. 

2. The proposed sidewalk is located 5’ from the ROW.  Per section 5.12 of Hartland Township 
Zoning Ordinance, the sidewalk shall be placed 1’ from the ROW.  This would place the 
proposed water main between the sidewalk and back-of-curb for the roadway. 

3. Per section 5.23.5.C.vii of the Hartland Township Zoning Ordinance, a separate utility 
easement with a minimum width of 12-feet shall be provided on both sides of the private 
road easement.  This easement should be in use for franchise utilities not stated in this site 
plan. 

4. As stated in the site narrative under “Vehicle Circulation”, the secondary access will 
connect to the drive aisle of the existing parking lot and will be used only in case of 
emergency. 

a. Show the gate on the proposed site plan. 
b. A shared access agreement will be needed for the connection to the parking lot. 
c. The gate and vehicle access shall be reviewed and approved by Hartland Fire 

Marshall. 
d.  Coordination with the adjacent property will be required .  We would expect the 

loss of several parking spaces in the existing parking lot to accommodate the 
access. 

e. Label the secondary emergency access on the plans. 
 
 
E. Sanitary Sewer  

A proposed sanitary sewer is shown to be in the center of the proposed roadway for the 
development.  A lift station wet well, valve chamber, and meter pit is proposed before connecting 
to the existing sanitary sewer along Highland Road via a force main. 
 
All sanitary sewer design requirements are to follow current Livingston County Drain 
Commissioner’s (LCDC) standards and details.  LCDC sanitary sewer detail sheets shall be attached 
to the proposed plans when applicable.  LCDC may require lift station upgrades to handle the 
additional flows from this development.  
 
Livingston County Drain Commissioner’s Sanitary Sewer Standard Details sheets shall be attached 
to the proposed plans when applicable. 
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Permits Required 
Based on those improvements depicted on the plans, the following permits may be required and will 
need to be provided to the Township once available.  Any changes to the approved site plan from the 
following agencies that impact the design may require reapproval.  
 
Hartland Township: 
 

1. All necessary easements including water main and sanitary sewer. 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. 
 

2. A Land Use Permit will be granted after the pre-construction meeting. 
 

3. Storm Water Agreement (for the storm water improvements on the site). 
 

4. Maintenance bond and insurance for the water main to be dedicated to the township. 
 
 

Livingston County: 
 

1. Copy of Livingston County Drain Commissioner approval and permit. 
 

2. Copy of a Soil Erosion and Sedimentation permit from Livingston County Drain Commissioner. 
 
Michigan Department of Environment, Great Lakes, and Energy (EGLE): 
 

1. MDEGLE Permit for all water main installation. 
 

2. MDEGLE Permit for all public sanitary sewer installation. 
 

3. NPDES Notice of Coverage Documentation. 
 

4. MDEGLE Permit for all proposed work within the state-regulated wetlands, if applicable (site 
report states that no modification to the floodplain and wetlands are proposed in this site 
plan). 
 

5. MDEGLE Permit for Inland Lakes and Streams, if applicable. 
 

6. MDEGLE Permit for all proposed work in 100-year floodplain, if applicable (site report states 
that no modification to the floodplain and wetlands are proposed in this site plan). 

a. A Letter of Map Revision must be requested through Federal Emergency Management 
Agency (FEMA) for the Flood Insurance Rate Map (FIRM) where portions of the 100-
year floodplain limit is proposed to be relocated. 
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Please be aware that additional comments may arise with the submittal of the requested revisions 
and/or additional information. 
 
 
RECOMMENDATION 
We do not recommend final approval of the site plan at this time.  Based on the number and nature of 
the comments, a revised site plan capturing all the above mentioned comments should be resubmitted 
for final review and approval. 
 
The comments are not to be construed as approvals and are not necessarily conclusive. The 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. Sanitary sewer and 
water benefit fees may be applicable for this project. 
 
If you have any questions regarding this matter, please contact our office at your convenience. 
 
Sincerely, 
 
SPALDING DEDECKER 

 
Adam Chludzinski 
Project Engineer 
 
cc: Jeremy Schrot, Hartland Township Engineer (via email) 
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                      HARTLAND DEERFIELD FIRE AUTHORITY     

           FIRE MARSHALS OFFICE 
   Hartland Area Fire Dept.                                                     Voice: (810) 632-7676 
   3205 Hartland Road                                                               Fax: (810) 632-2176  
   Hartland, MI.  48353-1825                      E-Mail: jwhitbeck@hartlandareafire.com       

                                                                  
 

 
 
 

 
 
 
 
July 5, 2022 
 
 
To: Hartland Township 
 2655 Clark Road 
 Hartland Mi 48353 
 
 
Re:  Preliminary Plan Review: Issue 2 
 Hartland Senior Community  
 North of the Bella Vita Site/East of the Hartland Ice Arena 
  

 
We have reviewed the proposed residential plans for Hartland Senior Community for the above 

project (plans dated June 30, 2022, and as received by Hartland Township through electronic 
submission on July 5, 2022).  The project as drawn meets and/or exceeds the site accessibility and 
fire protection requirements of the fire department.   

 
We have no further comments at this time. Please forward any revised/future drawings affecting the 
fire department for further review. 
 
 
Sincerely, 
 
Yours In Fire Safety, 

 
 
Jennifer Whitbeck 
Fire Inspector 
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Developed by Baig Development LLC 
25210 Five Mile Rd Redford MI 48239 
Office 248 418 4000 | Fax 866 364 7300 

 
 
 

PD Planned Development Waiver Request March 25, 2022 

 
 

The Courtyards of Hartland consists of an approximate10 acre site and as per 

section 3.1.18 of the Hartland Township Zoning Ordinance the minimum size 

required for the PD zoning is 20 acres. We would like to request a waiver for this 

location so that we can utilize the PD zoning on a smaller site for the following 

reasons. 

 

 
1.  The property is surrounded by commercial properties and environmentally 

sensitive areas and there is no additional property that could be added to the 

proposal that makes economic sense. 

2. The nature of the product we intend to build for the 55+ buyer rarely fits within 

base residential zonings as is the case with Hartland Township. Our buyers 

are looking for detached homes but with smaller yards. Maintenance free 

living pushes the developer to find a balance of adequate outdoor living space 

with limiting the amount of maintenance for the Homeowners association. 

3. The proposal is well within the densities anticipated in the townships future 

land use plan. 

4. The future plan for this area is of higher density and this project uses R3 

spectrum, which means that on 1acre of land, we will build 3 houses, hence it 

would use lesser resources like sewage/water/gas. 

5. This community will pay the taxes but again it would not put substantial stress 

on the school system. 

 

 
Sincerely, 

 

 
Khurram Baig 
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Martha Wyatt

From: Martha Wyatt
Sent: Tuesday, June 28, 2022 2:18 PM
To: Martha Wyatt
Subject: FW: Proposed Development along M-59 (north of Bella Vita)

 
 

From: Heidelberg, Craig (MDOT) 
Sent: Thursday, June 9, 2022 11:02 AM 
To: Troy Langer <TLanger@hartlandtwp.com> 
Cc: Martha Wyatt <MWyatt@hartlandtwp.com 
Subject: RE: Proposed Development along M‐59 (north of Bella Vita) 
 
Hi Troy, 
 
Thank you for sharing.  We have no concerns with using Bella Vita Dr. as their access.  And drainage seems to be 
contained onsite and not discharged to MDOT’s ROW. 
 
So no concerns from MDOT. 
 
Craig Heidelberg, P.E. 
MDOT Brighton TSC 
Operations Engineer 
 

From: Troy Langer <TLanger@hartlandtwp.com>  
Sent: Wednesday, June 8, 2022 2:39 PM 
To: Heidelberg, Craig (MDOT)  
Cc: Martha Wyatt <MWyatt@hartlandtwp.com> 
Subject: Proposed Development along M‐59 (north of Bella Vita) 
 

Craig, 
 
Please find attached a proposed development plan for a residential development, located on the north side of M‐59 
(Highland Road).  This would be north of the Bella Vita development and east of the Hartland Ice Arena facility. 
 
Please let me know if you have any questions or comments. 
 
 

 
 

               

Troy Langer 
Planning Director 
810.632.7498 
2655 Clark Road 
Hartland, MI 48353 
www.hartlandtwp.com  
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121



����������	
������������������������	���������������������������	���	��	��	����	� ������!!����������"##����

���� $%&'(%)'*%$+&),*&-%$./-012324%562$&7'44*89:;<=;>?@ABC;==9B<D8?;<E9<;;A=FDF;?BC?G9:H9ED<2$0-$22)$%IJKLMLNOMJPQRSSTUVSWXYZS[S\TU]Ŝ S\_TWX̀aY]Ub\̀TU_STỲ]b\̀TÙ\cde[YT̀d\Q̀TSU]̀̂ RT̀\̂ U\dTS	��
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