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Planning Commission Meeting Agenda 

Hartland Township Hall 

Thursday, January 13, 2022 

7:00 PM 

1.    Call to Order 

2.    Pledge of Allegiance 

3.    Roll Call 

4.    2022 Annual Planning Commission Organizational Meeting 

a. Reaffirm Bylaws 

b. Election of Officers 

c. Committee Appointments 

5.    Approval of the Agenda 

6.    Approval of Meeting Minutes 

a. Planning Commission Meeting Minutes of October 14, 2021 

b. Planning Commission Meeting Minutes of November 18, 2021 

7.    Call to Public 

8.    Public Hearing 

a. Site Plan with Special Land Use Application #22-001 (Automobile fueling and convenience 

station - Clyde Road) 

9.    Old and New Business 

a. Site Plan Application #22-002 

Residential development with two-family dwellings on Arena Drive 

10.   Call to Public 

11.   Planner's Report 

12.   Committee Reports 

13.   Adjournment 
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 HARTLAND TOWNSHIP PLANNING COMMISSION 

RULES AND PROCEDURES (BY-LAWS)  

Originally adopted December 16, 2010 
Last Reviewed and Reaffirmed January 13, 2022 

 

I. INTRODUCTION 

The basic responsibilities of the Hartland Township Planning Commission are contained in the 
Michigan Planning Enabling Act, Public Act 33 of 2008 and the Michigan Zoning Enabling Act, 
Public Act 110 of 2006, each as amended. Each of these Acts grants specific jurisdiction to a 
Township Planning Commission in matters of land use planning and associated public concerns. 
These rules of procedure will be followed by the Hartland Township Planning Commission. Also 
presented are the general operating regulations for the Hartland Township Planning Commission. 
Regular meetings, special meetings, public records, agendas, quorum, disqualification, order of 
business and parliamentary procedures will be outlined. 

II. DUTIES OF THE PLANNING COMMISSION 

The Planning Commission shall perform the following duties: 

 Prepare, review and update the master plan (Township Comprehensive Plan) as a guide for 
development.                       . 

 Take such action on petitions, staff proposals and Township Board requests for                         
amendments to the Zoning Ordinance as required. 

 Take such action on petitions, staff proposals and Township Board requests for 
amendments to the master land use plan as required. 

 Prepare an annual written report to the Township Board of the Planning Commission’s 
operations and status of planning activities, including recommendations regarding actions by 
the Township Board related to planning and development. 

 Prepare an annual work program and budget. 

 Review subdivision and condominium proposals and recommend appropriate actions to the 
Township Board. 

 Prepare special studies and plans, as deemed necessary by the Planning Commission or 
Township Board and for which appropriations of funds have been approved by the Township 
Board, as needed. 

 Attend training sessions, conferences or meetings as needed to properly fulfill the duties of 
Planning Commissioner and for which appropriations of funds have been approved by the 
Township Board, as needed. 

 Prepare a Capital Improvements Plan. 

 Perform other duties and responsibilities or respond as requested by any Township Board or 
Commission.  

III. RULES OF ADMINISTRATIVE PROCEDURE 

The following rules of procedure were adopted and are periodically reaffirmed by the Township 
Planning Commission to facilitate the performance of its duties and the exercising of its 
responsibilities, functions and powers. 2
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1.0 OFFICERS 

A) ELECTION 

The Commission shall, at its first regular meeting of the calendar year, elect from among the 
voting members, a Chair, Vice–Chair, and Secretary. All elected officers are eligible for re-
election.   

B) TENURE 

The Chair, Vice-Chair and Secretary shall take office immediately following their election and 
shall hold office for a term of one year or until their successors are elected and assume office. 

C) DUTIES OF THE CHAIR/VICE–CHAIR 

 The Chair shall preside at all meetings and perform such other duties as may be ordered 
by the Commission. 

 The Chair shall appoint all committee members, for a term of one year. The Chair may 
reassign members or re-designate Committee members at his/her discretion. The Chair 
shall be an ex-officio member of all committees. 

 All communications, petitions and reports shall be globally addressed to the Commission 
and delivered or mailed to the Township Hall attention the Chair or Township Planner. 

 The Vice-Chair shall act in the capacity of the Chair in his/her absence. In the event the 
office of the Chair becomes vacant, the Vice-Chair shall succeed to this office for the 
unexpired term and the Commission shall select a successor to the office of Vice-Chair for 
the unexpired term. 

D) DUTIES OF THE SECRETARY 

The Secretary shall execute all documents in the name of the Commission, perform the duties 
listed below, and shall perform such other duties as the Commission may determine. 

1. MINUTES 

 The Secretary shall be responsible for the minutes and they will be maintained in 
suitable volumes at the Township Hall. Copies of the draft minutes will be provided to all 
voting Commission members in the packet of information with the agenda for the 
meeting in which they are to be approved. The minutes shall contain a brief synopsis of 
the meeting, including a complete restatement of all motions and record of votes, 
conditions or recommendations made on any action and record of attendance. 

 After minutes from a previous meeting are approved by a majority of the Commission at 
subsequent meeting, they will be signed by the Secretary and forwarded to the 
Township Clerk. 

 The minutes of the Commission meetings shall be filed in the office of the Township 
Clerk as a public record and no official action taken by the Commission at any meeting 
shall be validated or effective until a copy of the minutes of the meeting at which such 
action was taken shall be filed with the Township Clerk. 

 The Township Clerk shall keep a record of the Commission transactions, findings, and 
determinations, which shall be a public record. These records shall be suitably filed in 
the offices of Hartland Township by the Clerk’s office with a duplicate copy kept in the 
Planning Department’s files. All meetings, minutes, records, documents, 
correspondence and other materials of the Planning Commission shall be open to public 
inspection in accordance with the Freedom of Information Act, except as may otherwise 
be provided by law. 

3
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2. CORRESPONDENCE 

When assigned, the Secretary shall be responsible for issuing formal written 
correspondence with other groups or persons, as directed by the Planning Commission. All 
communications, petitions, reports or other written materials received by the Secretary 
shall be brought to the attention of the Planning Commission. 

3. RECORDING SECRETARY   

The Commission may appoint a Recording Secretary, who shall be an employee of the 
Commission and be reimbursed for his/her services by the Township. The Recording 
Secretary shall make a record of Commission proceedings and carry out other 
assignments as delegated from time to time by the Commission or Secretary. The 
Recording Secretary under the direction of the Secretary may execute any of the Secretary 
responsibilities defined above. 

E) DUTIES OF THE TOWNSHIP BOARD REPRESENTATIVE 

The Township Board representative shall present the recommendations of the Planning 
Commission as required by the Zoning Ordinance, Subdivision Ordinance or other Ordinance 
to the Township Board prior to their consideration of such request. The representative will also 
update the Township Board of other efforts undertaken by the Planning Commission, such as 
subcommittee progress, ordinance revisions, etc. 

F) DUTIES OF THE ZONING BOARD OF APPEALS REPRESENTATIVE 

The Planning Commission representative to the Zoning Board of Appeals shall report the 
actions of the Zoning Board of Appeals to the Planning Commission and update the Zoning 
Board of Appeals on actions by the Planning Commission that relate to the functions and 
duties of the Zoning Board of Appeals. 

2.0 MEETINGS 

A) REGULAR MEETINGS   

The regular meetings of the Hartland Township Planning Commission will be held the 
second and fourth Thursdays of every month at a time to be determined by the Planning 
Commission at the meeting in which the regular meeting schedule is adopted or as 
otherwise designated by the Chair of the Planning Commission. When the regular 
meeting day falls on a legal holiday or when an occasion of special importance takes 
place, the Chair shall select a suitable alternative day in the same month. Prior to the end 
of the year, the Chair will submit to the Planning Commission the regular meeting 
schedule for the upcoming year, for their approval. The adopted schedule will become the 
regular schedule of the subsequent year and will be posted at the Township Hall within 
ten (10) days after the first Planning Commission meeting of the New Year in accordance 
with the Open Meetings Act  

Ideally, all meeting agendas will also be posted at the Township Hall at least one week prior to 
the meeting and will be provided to Hartland TV for advertisement on the local cable network. 
All meeting notices shall be in accordance with the Open Meetings Act. 

B) SPECIAL MEETINGS  

In addition to the bi-monthly regular meetings, the Commission may also periodically conduct   
special meetings. There are three kinds of Special Meetings that may be called by the 
Planning Commission. The various special meeting types are discussed below: 

4
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 Special Meeting A: A special meeting may be called to convenience applicants with 
matters before the Planning Commission for consideration, provided that the petitioners’ 
application for special meeting shall be accompanied with appropriate fees, as established 
by resolution of the Hartland Township Board. The Planning Department shall give special 
meeting petitions to the applicant.  Once the Planning Department verifies that the 
appropriate fees have been received, the Department shall forward the application to the 
Planning Commission Chair. The Chair shall give notice of the special meeting by means 
of notice delivered to each member at least seventy-two (72) hours prior to such meeting 
and shall state the purpose, item, and place of the meeting.  

 Special Meeting B: A regular meeting called by the Chair or majority of the Planning 
Commissioners for the expressed purpose of addressing normal and typical business that 
comes before the Commission. For example, a special meeting may be called for urgent 
township business that cannot await action until the next regularly scheduled meeting. If a 
special meeting is required to satisfy statutory deadlines (such as required by the 
Subdivision Control Act), then additional applicant fees may be waived.   

 Work Session: A work session is another form of special meeting held by the Planning 
Commission. Work sessions may be held for subcommittee meetings (fewer than three 
Planning Commission members present) or for a meeting of the full Commission for 
general discussion to further a specific purpose. Generally, discussion and action for items 
intended for Regular Meetings will not be acted on during a work session, especially since 
a quorum may not be present. In the interest of satisfying the Open Meetings Act, all work 
sessions involving the whole Planning Commission shall be duly advertised to permit the 
public to attend.   

Notwithstanding the foregoing descriptions of the three types of special meetings held by the 
Planning Commission, a meeting shall be a legal meeting if enough members of the Planning 
Commission are present to constitute a quorum and minutes will be prepared. 

C) QUORUM 

Four (4) members shall constitute a quorum for the transaction of business and the taking of 
official action. Whenever a quorum is not present, those present may adjourn the meeting to 
another time and day, in accordance with the provisions of the Open Meetings Act, or hold the 
meeting to consider the matters on the agenda. No action shall be taken at a meeting at which 
a quorum is not present. 

D) VOTING  

An affirmative vote of the majority of the Planning Commission membership is required to 
adopt any part of the master plan or amendments to the plan (MCL 125.328). Unless required 
by statute, other actions or motions placed before the Planning Commission may be adopted 
by a majority vote of the membership in attendance, as long as a quorum is present. Voting 
shall be by voice vote; a roll call vote shall be required if requested by any commission 
member or directed by the Chair. Except in the case of conflict of interest, all Planning 
Commission members, including the Chair, shall vote on all matters.  

Voting shall be recorded by verbal “yeas” and “nays” unless otherwise ordered by a PC 
member. 

E) NOTICE  

The Township Planner shall oversee the issuance of such notice as may be required by the 
Planning Commission, including Open meetings Act notices, as well as notice required for 
specific planning or zoning actions under the Michigan Planning Enabling Act of the Michigan 

5
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Zoning Enabling Act. Verification of such notice shall be provided to the Planning Commission 
prior to the date and time of the public hearing. 

F) AGENDA  

The Chair with information and documentation provided by staff and consultants shall 
determine when items are to be placed on the agenda. The staff shall then prepare the 
agenda in its written form for distribution.  

All regular and special meetings shall conduct business in the following order: 

1. Call to Order  

2. Pledge of Allegiance  

3. Roll Call and Recognition of Visitors 

4. Approval of Meeting Agenda  

5. Approval of Minutes for past meetings or work sessions  

6. Call to Public 

7. Public Hearing(s) 

8. Old and New Business 

9. Call to Public 

10. Planner’s Report 

11. Committee Reports  

 Correspondence Received 

 Committee Reports from Planning Commissioners 

 Report from Township Board Representative 
 Report of Zoning Board of Appeals Representative  

12. Adjournment 

Note: The agenda may be modified to include a work session following a brief recess of the 
regular meeting. 

G) PARLIAMENTARY PROCEDURES  

Except where otherwise specified, meetings shall be conducted according to Robert’s Rules of 
Order (21st CENTURY ROBERT’S RULES OF ORDER COPYRIGHT 1995), except to the 
extent contradicted by these rules and procedures, and with the exception that the Chair shall 
vote. 

H) MOTIONS  

The Chair or Recording Secretary shall repeat complex motions before a vote is taken. The 
names of the persons making the motion and its second shall be recorded in the meeting 
minutes. The meeting minutes shall show the count of the vote with the “nays” being identified. 

3.0 COMMITTEES 

In order to facilitate the orderly review of matters before the Commission, the following standing 
committees are created: 

  

6
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A) SITE PLAN REVIEW COMMITTEE 

The Committee shall include three (3) Planning Commission members. The Committee will 
review site development plans as provided by the Township Zoning Ordinance in an informal 
manner through meeting with the developer/applicant. Upon receiving a complete application 
for an informal Site Plan Review, the Planning Department will schedule a meeting with the 
Site Plan Review Committee and the applicant.  The Committee will update its findings and 
brief the Planning Commission when the informal review is complete. The makeup of the 
Committee may vary depending on the number of site plan reviews occurring and individual 
Planning Commissioner time constraints. 

B) OTHER COMMITTEES 

The Chair may appoint other committees from time to time, which serve to assist the Planning 
Commission in discharging its responsibilities. 

C) APPOINTMENTS AND VACANCIES 

The Chair shall make appointments to these committees. The length of appointment shall be 
for one (1) calendar year. These committees shall meet as needed to consider the referrals 
given to them by the Township Planner. The Committees will review applications and make 
their recommendations to the Planning Commission. 

If a vacancy occurs on the Planning Commission that affects the standing committee 
appointments, the Chair shall appoint replacement members to complete the balance of the 
year.   

4.0 PROCEDURE FOR PUBLIC PARTICIPATION  

A limit of three (3) minutes per participant during the call to the public shall be permitted for any 
written or oral statements. The unofficial policy of the Commission will be to accept public input 
during the meeting for topics under discussion. If necessary, the Chair may set time limits for 
public participation during any meeting to ensure an orderly meeting. 

All public hearings must be held as part of a regular or special meeting of the Planning 
Commission. The following rules of procedure shall apply to public hearings held by the Planning 
Commission: 

 Chair opens the public hearing and announces the subject. 

 Chair summarizes the procedures/rules to be followed during the hearing. 

 Township planner/engineer/other consultants present their report and recommendation. 

 Applicant presents the main points of the application. 

 Public at large is invited to speak in support or opposition to the application. 

 Chair closes the public hearing and returns to the regular/special meeting.  

To ensure everyone has the opportunity to speak, the Chair may elect to limit the time permitted 
to speak, except that the applicant may be permitted additional time as the Chairperson allows. 
The Chair may also elect to allow persons to speak only once, until all persons have had the 
opportunity to speak, at which time the chairperson, in his/her discretion, may permit additional 
comments. 

7



Hartland Township Planning Commission By-Laws   
Originally approved Dec. 16, 2010; Last Reviewed and Reaffirmed January 13, 2022 
Page 7 of 8 
 
 

 7 

All comments by the public, staff and the Planning Commission shall be directed to the Chair. All 
comments shall be related to the application under discussion; unrelated comments shall be 
ruled out of order. 

5.0 CONFLICT OF INTEREST 

Planning Commission members shall declare a conflict of interest and abstain from participating 
in a   hearing or deliberations on a request when: 

A) The applicant is an immediate family member or relative; 

B) The Planning Commission member has a business or financial interest in the property 
involved in the request or has a business or financial interest in the applicant’s company, 
agency or association; 

C) The Planning Commission member owns or has a financial interest in neighboring property. 
For purposes of this section, a neighboring property shall include any property falling within 
the notification radius for the proposed development, as required by the Zoning Ordinance or 
other applicable ordinance, or 

D) There is a reasonable appearance of a conflict of interest, as determined by the Planning 
Commission member declaring such conflict. 

The Planning Commission member declaring a conflict of interest shall state the nature of the 
conflict and whether he or she believes they could impartially consider the request before the 
commission. He or she should individually decide to abstain from any discussion or votes relative 
to the matter that is the subject of the conflict. The member declaring a conflict may absent 
him/herself from the room in which the discussion takes place, unless doing so would violate his 
or her constitutionally protected rights to participate. He or she should not make any 
presentations to the Planning Commission as a representative of the proposal. 

6.0 ANNUAL ORGANIZATIONAL MEETING 

An annual organizational meeting shall occur at the first regular meeting of the year for election 
of a Chair, Vice-Chair and Secretary. 

7.0 PLANNING COMMISSION ASSISTANCE  

A) Duties of the Township Planner 

 Accept applications for matters to be reviewed by the Planning Commission and ensure 
that such applications are complete. 

 Forward application materials to the Planning Commission at least one week prior to the 
meeting at which the matters will be considered. 

 Inform the Planning Commission of administrative and enforcement actions taken on 
behalf of the Township related to the zoning or other appropriate ordinance. 

 Prepare amendments to the Zoning Ordinance as directed by the Planning Commission. 

 Attend regular Planning Commission Meetings and Work Sessions.  

 Consult with the Planning Commission and other township officials concerning 
interpretation, procedural questions and other matters arising from the Zoning Ordinance. 

 Prepare written reviews and recommendations, if appropriate, for all requests and 
development proposals to be considered by the Planning Commission. 

8
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 Meet with applicants, their representatives and/or township officials as needed to properly 
perform project reviews. 

 Prepare an annual report regarding development activities and status of projects as they 
relate to the Planning Commission’s duties as described. 

 Perform other duties as directed by the Planning Commission. 

B) Assistance From Other Professionals 

 The Planning Commission may be assisted by other professional or township staff as 
needed, including the building inspector, township attorney, township engineer, 
consultants or other persons or agencies. 

8.0 AMENDMENTS TO RULES AND PROCEDURES 

Amendments to these rules and procedures may be initiated by any member of the Planning 
Commission at any regular meeting and voted upon. To make certain the By-Laws reflect 
current Commission practice, it is recommended that they be reviewed and reaffirmed annually. 

Originally adopted by the Hartland Township Planning Commission at a regular meeting 
dated:  

 December 16, 2010 
 

Reviewed and reaffirmed by the Hartland Township Planning Commission at a regular 
meeting dated: 

 January 12, 2012 

 February 14, 2013 

 January 23, 2014 

 January 15, 2015 

 January 14, 2016 

 January 12, 2017 

 January 11, 2018 

 February 14, 2019 

 January 9, 2020 

 January 7, 2021 

 January 13, 2022 
 

__________________________ - Chair 

__________________________ - Vice-Chair 

__________________________ - Secretary 
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HARTLAND TOWNSHIP PLANNING COMMISSION DRAFT REGULAR MEETING MINUTES  

October 14, 2021 – 7:00 p.m. 

___________________________________________________________________________ 

   

1. Call to Order:  Vice-Chair Mitchell called the meeting to order at approximately 7:00 p.m. 

 

2. Pledge of Allegiance: 

 

3. Roll Call and Recognition of Visitors:   

Present – Commissioners Grissim, LaRose, McMullen, Mitchell,  

Absent – Commissioners Fox, Murphy, Voight 

 

4. Approval of the Agenda:  

A Motion to approve the October 14, 2021 Planning Commission Regular Meeting Agenda 

was made by Commissioner LaRose and seconded by Commissioner Grissim. Motion carried 

unanimously. 

 

5. Approval of Meeting Minutes: 

a. Planning Commission Meeting Minutes of July 8, 2021 

A Motion to approve the July 8, 2021 Planning Commission Meeting Minutes was made 

by Commissioner Grissim and seconded by Commissioner LaRose. Motion carried 

unanimously. 

 

b. Planning Commission Meeting Minutes of September 23, 2021 

A Motion to approve the September 23, 2021 Planning Commission Meeting Minutes was 

made by Commissioner LaRose and seconded by Commissioner McMullen. Motion 

carried unanimously. 

 

6. Call to Public: 

None 

 

7. Old and New Business: 

a. Site Plan #21-014 Multi-tenant building with drive-through window (Hartland Towne 

Square PD) a request to amend the previously approved plans for Hartland Towne Square 

Planned Development (PD), to construct an approximate 7,980 square foot multi-tenant 

building with one (1) drive through window. 

 

Director Langer summarized the location and scope of the request stating the following: 

 Two parcels at the NW corner of M-59 and Hartland Road. 

 Multi-tenant building with one drive-through. 

 No named tenants at this time. 

 Eighth Amendment to the Planned Development (PD) removed limit on drive-throughs so 

a Special Use Permit is not required. 

 

Susan Bowers, of Bowers+Associates, Inc. representing the Applicant, Thomas Hannawa, 
DPS Development, LLC , introduced herself and stated the following: 

 Anticipated drive-through tenant is a coffee shop. 

 Project originally conceived in 2019; did not progress but has now come forward. 

10
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 Displayed a sample materials board. 

 

The Planning Commission discussed the following: 

 Off-Street Parking (Per Final Plan & current Ord. standards for retail use) - The 

requirement is 27 parking spaces; however, the applicant is providing 51 spaces, which 

exceed the required amount by 24 spaces. There is no requirement regarding a maximum 

number of parking spaces. The landscape island in the parking area north of the building 

has one (1) parking space. Since there are extra parking spaces, staff would suggest this 

parking space be eliminated and a sidewalk be added to align with the sidewalk by the 

building. Lawn should be added on either side of the sidewalk in this island. The Applicant 

agreed adding the extra spaces was the request of the owner and will serve all of the tenants. 

 Loading (Per approved Pattern Book – Page 41) - Planning Commission determined a 

dedicated loading area is not required. 

 Dumpster Enclosure (Per approved Pattern Book - Page 41) - The dumpster enclosure walls 

as shown do not comply and as the enclosure walls are required to be comprised of masonry 

products to match the brick on the building. Landscape materials shall be provided. Revised 

drawings of the dumpster enclosure (brick to be used in place of CMU) will be required as 

part of the construction set of plans. The Applicant agreed.  

Commissioner LaRose asked if another drive-through lane was pictured. The Applicant 

clarified what is shown is an escape lane.  

 Outdoor Eating Areas (Per approved Pattern Book – Section 3.6, Pages 39-41; Planned 

Development Agreement, Section 3.1.15; and Section 4.47 of Zoning Ordinance) 

o The seating plans will be required and reviewed with the construction set of plans.  

o A detail drawing of the fence will be required and reviewed as part of the construction 

set of plans.  

o The seating arrangement plan will be required and reviewed with the construction set 

of plans.  

o Furniture and other furnishings will be reviewed under the land use permit application. 

 Lighting (Per approved Pattern Book – Pages 23 and 44 and Section 5.13 of Zoning 

Ordinance)  

o Sheet SL 1.1 should be revised to state the correct “Average Illumination Levels” in 

the Site Photometric Data chart. The correct average levels are between 2.4 and 3.6 

footcandles. The revised plan shall be submitted as part of the construction set of plans.  

o Photometric plan is to be revised to include all wall-mounted light fixtures in the 

calculations, and a cut sheet is to be provided for the decorative wall-mounted fixture. 

The revised photometric plan and cut sheet can be submitted with the construction set 

of plans. The Applicant agreed. 

 Landscaping (Per approved Pattern Book – Pages 10, 42, and 43 as well as approved Final 

Plan/Landscape Plan for Development Area ‘E’, for reference of existing plant materials) 

o Parking Lot - The landscape plan should be revised to state the correct formula for 

“Parking Lot Landscaping” which is stated above in this section; a plan should be 

provided to show areas counted as parking lot landscaping and open space landscaping; 

and the river rock shall be replaced with shredded hardwood mulch or plant material. 

The revised landscape plan shall be submitted as part of the construction set of plans. 

The Applicant agreed. 

o Open Space Landscaping - Staff would suggest using a narrow habit conifer tree in 

place of 3 proposed Norway Spruce trees in the west landscape area due to spatial 

constraints. The Applicant agreed. 

o Foundation Landscaping - There is an approximate 5.5 foot wide area along the north 

side of the building which is not clearly labeled as sidewalk or landscape planter. Per 

the Applicant this area will be landscaped. The landscape plan shall be revised to show 

11
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plant material for this area as part of the construction set of plans. The Applicant agreed 

stating she needs to confirm with their Landscape Architect the material chosen will 

be hardy enough to endure the site conditions. 

o Landscaping Species - Plant diversity can be beneficial and can provide seasonal 

interest. Planning Commission determined the proposed plant material meets the intent 

of the plant list provided in the Pattern Book and are appropriate for the overall 

development.  

Commissioner Grissim added, for visibility, the plantings on the tips of the parking 

islands do not need to be there; they typically do not do well with the parking area salt 

and make it difficult to see when backing out. The Applicant concurred. 

 Architecture / Building Materials (Per approved Pattern Book, Pages 24, and 36-38) 

The Applicant displayed the materials sample board, and the Planning Commission 

reviewed the façade.  

o Roof appurtenances - Revised plans shall be submitted as part of the construction set 

of plans to address the items noted, including screening of roof appurtenances and 

updating the Façade Materials Calculations drawings and material summary charts. 

The Applicant agreed. 

 Other Comments  

o Transformer – If a transformer is proposed, the unit should be shown on the plans 

and all required screening. The Applicant agreed and stated they did not have that 

yet, but she imagines it will be near the dumpster.  

o Bike Racks – A detail drawing of a bike hoop is provided on Sheet SP 1.01 however 

the bike hoop is not shown on the plans.  

o Signage – A monument sign is shown on the plans. The Pattern Book provides design 

standards for a monument sign regarding size, height and type of building materials 

(Page 27A of the Pattern Book). A monument sign, if proposed, will be reviewed as 

part of a sign permit application. Wall sign standards are provided in the PD 

Agreement (Section 6.6). Signs will be reviewed as part of a sign permit application. 

 

Director Langer mentioned there is no size requirement for brick; however, the 2.5 inch 

brick proposed may be more expensive to install than the 4 inch brick other recent projects 

have used. The Applicant stated she does not think they are going to use the 2.5 inch brick 

but will use the 4 inch size. The Planning Commission agreed. 

 

Commissioner LaRose proposed adding Condition 6, referring to the removal of the 

parking space in the island and adding sidewalk. 

 

Commissioner LaRose offered the following Motion: 

 

Move to approve Site Plan Application #21-014 a request to amend the previously 

approved plans for Hartland Towne Square Planned Development (PD), to construct 

an approximate 7,980 square foot multi-tenant building with one (1) drive through 

window. Approval is subject to the following conditions: 

 

1. The applicant shall adequately address the outstanding items noted in the 

Planning Department’s memorandum, dated October 7, 2021, on the 

Construction Plan set, subject to an administrative review by the Planning staff 

prior to the issuance of a land use permit. 

2. The applicant shall change the building materials of the dumpster enclosure to 

match the building elevations. Revised plans shall be submitted as part of a land 

use permit. 
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3. The applicant shall eliminate the proposed river rock in the landscape beds and 

replace it with either lawn, shredded hardwood mulch, or another acceptable 

material. Revised plans shall be submitted as part of a land use permit. 

4. Applicant complies with any requirements of the Department of Public Works 

Director, Township Engineering Consultant, and Hartland Deerfield Fire 

Authority Fire Marshal. 

5. Applicant shall secure a letter of authorization from all applicable property 

owners prior to issuance of a land use permit for the project.  

6. Applicant shall eliminate the single parking space on the landscape island north 

of the building, shall replace this parking space with lawn, and shall add sidewalk 

on the island to align with the sidewalk by the building. 

 

Seconded by Commissioner Grissim. Motion carried unanimously. 

 

8. Call to Public: 

None 

 

9. Planner's Report: 

None 

 

10. Committee Reports:  

None 

 

11. Adjournment: 

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

LaRose. Motion carried unanimously. The meeting was adjourned at approximately 7:59 p.m. 
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HARTLAND TOWNSHIP PLANNING COMMISSION DRAFT REGULAR MEETING MINUTES  

November 18, 2021 – 7:00 p.m. 

___________________________________________________________________________ 

   

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

 

2. Pledge of Allegiance: 

 

3. Roll Call and Recognition of Visitors:   

Present – Commissioners Fox, Grissim, LaRose, McMullen, Mitchell. 

Absent – Commissioners Murphy, Voight. 

 

4. Approval of the Agenda:  

A Motion to approve the November 18, 2021 Planning Commission Regular Meeting Agenda 

was made by Commissioner Grissim and seconded by Commissioner LaRose. Motion carried 

unanimously. 

 

5. Approval of Meeting Minutes: 

a. Planning Commission Meeting Minutes of July 22, 2021 

A Motion to approve the July 22, 2021 Planning Commission Meeting Minutes was made 

by Commissioner Mitchell and seconded by Commissioner LaRose. Motion carried 

unanimously. 

 

6. Call to Public: 

None 

 

7. Old and New Business: 

a. Use Determination for LaFontaine’s Business Maintenance Division at 9990 Highland 

Road 

 

Director Langer summarized the location and scope of the request stating the following: 

 Formerly CARite Dealership. 

 Parcel is zoned GC General Commercial. 

 Use is for maintenance staff, equipment and materials. Planning Commission will need to 

decide which GC permitting use or special use is most similar. 

 Additional information was submitted following the completion of the staff memorandum; 

however, the staff is still recommending approval of the use. 

 

The Applicant, Gary Laundroche, LaFontaine Automotive Group, introduced himself and 
stated the following: 
 Building maintenance division for over seventy buildings will be managed from this 

site but the primary function is for real estate development, which is more office 
orientated. 

 Some materials are stored within such as ceiling tiles or replacement lights. 
 Unique property due to the driveway access for the Charyl Stockwell Academy. A 

retail use at this location would not be compatible with that existing access. 
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Chair Fox referred to the staff memorandum dated November 11, 2021 and stated the 
Planning Commission is to determine whether the proposed use is compatible with the 
other uses permitted in the GC zoning district based on a number of factors. It could be a 
Business Service Establishment or Professional Office; both uses are permitted in GC. 
 
Chair Fox asked the Applicant about their concerns. The Applicant stated they felt the 
focus on the maintenance aspect and the vehicles involved was lopsided. They feel they 
are more of an office use. They want to be good corporate citizens and have a nice looking 
site. 
 
The Planning Commission briefly discussed the options. 
 
Commissioners Grissim and LaRose agreed both uses are appropriate and allowed. 
 
Commissioner Mitchell stated he feels it is more appropriate under Business Service 
Establishment. 
 
Chair Fox stated he feels the same as a Professional Office use most likely would not have 
this variety of commercial vehicles parked in the parking area. 
 
Commissioner Grissim offered the following Motion: 
 
Move to Determine the Proposed Use shall be classified as a Business Service 
Establishment and permitted in the GC-General Commercial district as a Principal 
Permitted Use. 
 
Seconded by Commissioner Mitchell. Motion carried unanimously. 
 

 

8. Public Hearing 

a. Site Plan with Special Land Use Application #21-013 (renew Special Land Use Permit for 

existing mining operation at 1380 Pleasant Valley Road) 

 

Chair Fox opened the Public Hearing at 7:17 PM stating all noticing requirements have 

been met. 

 

Director Langer summarized the location and scope of the request stating the following: 

 Gravel mining on a group of six parcels. 

 Existing operation for many years. 

 When completed, it will become a small lake. 

 Seeking to renew for 15 years plus one year for reclamation. 

 

Representing the Applicant, Burrough’s Materials, Richard Zanotti, P.E. Property 

Development Engineer at Edw. C. Levy Company, introduced himself and stated the following: 

 Edw. C. Levy Co. owns Burrough’s Materials. 

 His ultimate role is to turn projects into developments and has developed other sites in the 

area. 

 Have been working this site for approximately 20 years; closed down briefly during the 

recession due to the economy. 

 The material mined at this site is added to materials from other sites to obtain the proper 

mix needed. 
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 They are about half finished with the end goal of having a thirty-six acre lake as permitted 

by the Michigan Department of Environment, Great Lakes and Energy (EGLE).  

 Approximately 165,000 tons of material mined this year, 77,000 tons went to their own 

sites to mix with other materials. 

 Property is owned by Giegler family and is under lease. 

 Plantings and berms screen the site. 

 Paved Pleasant Valley Road and created a hard surface and added a wheel wash to avoid 

tracking debris off site. 

 Crane is used to create the lake. 

 Site also carries $625,000 in cash, surety and performance bonds; they are committed to 

finishing this project and reclamation. 

 Water in the lake is monitored and tested regularly as are the wells for water levels and 

inorganic materials. In their tenure, no violations of the permit requirements have occurred. 

  Planning Staff performed a site visit to view the operation in progress and gain 

understanding of the process. 

 

Call to the Public: 

None 

 

Chair Fox closed the Public Hearing at 7:28 PM. 

 

Chair Fox referred to the staff memorandum dated November 11, 2021. 

 

Commissioner Grissim mentioned Item E of the General Standards for Special Land Use which 

states the use will not be detrimental, hazardous, or disturbing to the existing or future 

neighboring uses, person, property, or the public welfare; none of the neighbors are in 

attendance. Director Langer stated he did not receive any calls or communications. Notices 

were sent to neighbors within three hundred feet. No one even inquired. 

 

Chair Fox mentioned generally if there is something in the community that is a problem, the 

Township hears about it; one would think gravel mining would be on that list, but he has never 

heard any complaints. Director Langer stated although there may have been some historically, 

he does not recall any complaints during his tenure. The Applicant stated the paving of the road 

and the wheel wash abate many of the potential issues. 

 

Commissioner Mitchell asked if the conditions stated in the original Special Use Permit from 

1996 be applicable or will there be new conditions with this approval? Specifically, the 

Transportation Route. Will the Transportation Route be the same? 

 

The Applicant stated it will. It is a public road but 95 percent of the traffic proceeds north on 

the paved portion of Pleasant Valley Road to M-59. 

 

The Planning Commission discussed adding this as a condition on the approval. 

 

Commissioner Grissim asked about the phases of the project; after completing phases one and 

two, is there a responsibility to restore those areas as work is completed? The Applicant stated 

it has been ongoing as the operation proceeds. [The Applicant indicated the areas that have 

been restored on the map.] 

 

Commissioner Grissim asked if this would be a residential development when it is complete. 

The Applicant stated it is his understanding it is for the property owners’ use and enjoyment. 
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Chair Fox mentioned the fact that no one is in the room speaks volumes to the quality of the 

operation. The Applicant stated he feels the berms and mature vegetation that screen the project 

have been helpful controlling runoff and other issues that historically cause problems. 

 

Commissioner LaRose offered the following Motion: 

 

Move to recommend approval of Site Plan with Special Land Use Application #21-013, a 

request to renew the Special Land Use for the existing mining operation at 1380 Pleasant 

Valley Road for an additional 15-year term, with one (1) year reclamation and clean-up. 

The recommendation for approval is based on the following findings:  

 

1. The special land use, sand and gravel mining operation, meets the intent and purposes 

of the Ordinance as well as the specific Special Use standards outlined in Section 6.6 

(Special Uses) and Section 4.5 (Sand, Gravel, or Mineral Extraction), as a mining 

operation is permitted as a special land use in the CA (Conservation Agricultural) 

zoning district. 

 

2. The use is compatible with the existing and future land uses in the vicinity and is 

consistent with the plans previously approved by the Township for the mining 

operation on the subject site. 

 

3. The use is compatible with the Hartland Township Comprehensive Plan, as the 

southerly portion is designated Estate Residential, which is intended to serve very 

low-density residential development and agricultural land uses, where appropriate. 

The reclamation of the site will result in a lake and gently sloping grades which may 

allow for future use as residential or farm production. 

 

4. The use will not require additional public services other than those already available 

and being provided to the facility.  

 

5. The use will be a continuation of the current mining operation activities and will not 

be detrimental, hazardous, or disturbing to the existing or future neighboring uses, 

persons, or the public welfare. Safety precautions and site development standards are 

outlined in the Terms and Conditions document, which in combination with the 

ordinance provisions, should mitigate negative impacts. 

 

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

facilities and services. The Hartland Deerfield Fire Authority has reviewed the plans 

and has no concerns. 

 

Approval is subject to the following conditions:  

 

1. The proposed Special Land Use, sand, gravel or mineral extraction, is subject to 

approval by the Township Board. 

 

2. Site Plan with Special Land Use Application #21-013 shall take effect on the date of 

approval by the Township Board and shall be valid for a period not to exceed fifteen 

(15) years with one (1) year for reclamation and clean-up, or through the completion 

of the mining and reclamation, whichever comes first. All other requirements of the 

Terms and Conditions under Duration of Permit shall remain in effect. 
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3. The Transportation Route shall be the same as originally approved, with the haul 

route designated as Pleasant Valley Road north of the site driveway, to M-59 

(Highland Road). 

 

4. Applicant complies with any requirements of the Department of Public Works 

Director, Township Engineering Consultant (HRC), Hartland Deerfield Fire 

Authority, and all other government agencies, as applicable. 

 

5. The Special Land Use is subject to the terms of the permit issued by the State of 

Michigan Department of Environment, Great Lakes, and Energy (EGLE), Water 

Resources Division (Part 301, Inland Lakes and Streams). The State of Michigan 

permit shall remain valid. 

 

Seconded by Commissioner Mitchell. Motion carried unanimously. 

 

9. Call to Public: 

None 

 

10. Planner's Report: 

 Director Langer shared the minor changes in the building elevations for SP #21-014 Multi-

tenant Bldg. Hartland Towne Square. The Planning Commission determined the changes do 

not require a formal amendment before the Planning Commission. 

 Draft 2022 Planning Commission Meeting Calendar under review for next meeting. 

 

11. Committee Reports:  

None 

 

12. Adjournment: 

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

Mitchell. Motion carried unanimously. The meeting was adjourned at approximately 7:48 

p.m. 
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Hartland Township Planning Commission Meeting Agenda Memorandum 
 
 
Submitted By: Troy Langer, Planning Director 

Subject: Site Plan with Special Land Use Application #22-001 (Automobile fueling and 

convenience station - Clyde Road) 

 

Date: January 6, 2022 

 

Recommended Action 

 

Move to recommend approval of Site Plan with Special Land Use Application #22-001, a request to 

construct an approximate 6,000 square foot convenience store and automobile fueling station, on a vacant 

parcel in Section 4 of the Township, north of Clyde Road and east of Runyan lake Road (Tax Parcel ID 

#4708-04-300-001 & 4708-04-300-002). The recommendation for approval is based on the following 

findings: 

 

1. The proposed special land use, automobile fueling and convenience station, meets the intent and 

purposes of the Ordinance as well as the specific Special Use standards outlined in Section 6.6 

(Special Uses).  

 

2. The proposed use is permitted in the GC (General Commercial), as outlined in Section 3.1.14.D.xviii, 

and the proposed use is compatible with the existing uses in the vicinity. 

 

3. The proposed use will be served by public sanitary sewer, by existing essential facilities and public 

services, and the Fire Department has no objection. 

 

4. The proposed use will be served by public roads with direct access to Clyde Road and Runyan Lake 

Road; and the proposed development is located adjacent to an entrance and exit ramp from US-23, 

which is a divided highway. 

 

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

proposed site will be served by public sanitary sewer and private on-site well (water). 

 

Approval is subject to the following conditions: 

 

1. The proposed Special Land Use, automobile fueling and convenience station, is subject to approval 

by the Township Board. 

 

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

memorandum, dated January 6, 2022 on the Construction Plan set, 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 Use Permit and prior to 

construction. 

 

4. Prior to the issuance of a land use permit for construction, the applicant shall provide product 

information on all building façade materials (specifications, manufacturer, and color) to the Planning 

Department. The façade materials may require approval by the Planning Commission. 
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5. The property shall obtain all necessary approvals through the land division process. 

 

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

Engineering Consultant (HRC), Hartland Deerfield Fire Authority, and all other government 

agencies, as applicable. 

 

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

 

Discussion 

 

Applicant: Michael Yatooma 

 

Site Description 

The subject property is located north of Clyde Road and east of Runyan Lake Road in Section 4 of the 

Township. The project area, approximately 1.80 acres, is comprised of two (2) parcels (Tax Parcel ID 

#4708-04-300-001, 17.38 acres; & #4708-04-300-002, 78.12 acres). This property is considered a corner 

lot with approximately 284.5 lineal feet along Clyde Road and approximately 256 lineal feet along 

Runyan Lake Road. 

 

The plan shows proposed parcel lines that delineate the project area. A land division is required to be 

approved through the land division process. The land division request and application will be reviewed 

separately.  

 

The plan shows an existing wetland within the project area. The wetland will be filled in as part of this 

project. Based on communications with the State of Michigan Department of Environment, Great Lakes, 

and Energy (EGLE), this appears to be an isolated wetland and is not regulated by EGLE; thus, a permit 

from EGLE is not required. (Please reference attached email from EGLE, dated December 10, 2021). 

 

Several utility poles exist along the frontage of the property on Clyde Road; however, the plans do not 

indicate which utility company owns the poles, nor is an easement shown. These poles support overhead 

wires and will remain in place per the applicant. This may cause some concerns with the placement of 

proposed landscaping (canopy trees) in the greenbelt area that is located within the first 30 feet of the 

property, from the right-of-way line of Clyde Road.  

 

Each parcel of the project area is zoned GC (General Commercial). The properties immediately south of 

the subject site (south of Clyde Road) are also zoned GC. The US-23 and Clyde Road interchange is just 

west of Runyan Lake Road.  

 

The Future Land Use Map (FLUM) designates the subject site and adjacent properties to the north and 

east as Planned Industrial/Research and Development (PIRD). South of Clyde Road one parcel is shown 

as Commercial and surrounding parcels as PIRD. This designation is intended to permit industrial land 

uses that do not produce the negative effects often associated with heavy industrial development, such as 

noise, glare, odor, dust, heavy truck traffic, and fumes. These uses typically consist of small parts 

fabrication, research and development testing firms, laboratories, electronics firms and office research 

uses. Industrial uses envisioned for the Township will be generally conducted within a completely 

enclosed building with minimal or no outdoor storage areas. It is also intended to permit office 

complexes, including medical facilities, financial institutions, public and private recreational facilities, 

and ancillary services that support the planned industrial research uses. 
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Overview and Background Information 

Historically, the subject property has been used for farming activities. 

 

Proposed Use  

The applicant is requesting to construct a gasoline fueling station with a total of nine (9) pump islands and 

an approximate 6,000 square foot convenience store. Six (6) pump islands are provided under one canopy 

that faces Clyde Road. Three (3) additional pump islands are under a second canopy that is located on the 

east side of the site. These three (3) pumps islands are designated for diesel fueling.  

 

The applicant has explained that the convenience store will be for a single tenant and operated by the gas 

station company. Typical convenience store items will be for purchase such as food snacks, reach-in 

coolers for beer/soda, a beer cave and food area serving pizza type items. Two (2) roofed, outside sales 

areas are shown at the front of the building, on either side of the entrance doors. The outdoor sales areas 

are screened by masonry walls. Items to be stored in the outdoor storage areas will include ice, propane 

tanks, windshield wiper fluid and other seasonal items that will fit into the space. 

 

Per Section 3.1.14.D.xv.iii., an automobile fueling and convenience station is considered a special land 

use in the GC (General Commercial) zoning district. Additional standards for this special land use are 

provided in Section 4.58 of the Zoning Ordinance. 

 

The proposed project also requires site plan approval thus there are two application elements: special land 

use and site plan approval for an automobile fueling and convenience station. Although there are 

technically two elements, all are incorporated into one combined site plan which will be reviewed and 

approved concurrently.  

 

Per the Hartland Township Zoning Ordinance and the State Enabling Act, a public hearing is required for 

the special land use application. Given the requirements for publishing a notice for the special land use, 

the public hearing has been scheduled for the January 13, 2022 Planning Commission meeting. 

 

Request and Project Summary 

The applicant is requesting site plan with special land use approval to construct an automobile fueling and 

convenience station. The fueling station has six (6) pump islands under one canopy that faces Clyde Road 

and two (2) parking spaces per pump island (12 parking spaces total). A second canopy, for diesel fueling, 

is located on the east side of the site and has three (3) fuel pump islands, with one (1) parking space per 

fuel pump (3 parking spaces total). Two (2) parking spaces are required per pump island. The applicant 

has provided his reasons for deviating from this parking standard in an email dated December 29, 2021. 

 

The proposed 6,000 square foot convenience store is situated in the middle of the site, with parking 

spaces around the east, west, and south sides of the building. Additional off-street parking is provided in a 

row of parking that faces Runyan Lake Road. Parking is also provided at each pump island. A total of 

forty-two (42) parking spaces are provided. 

 

The site is accessed by a driveway off Runyan Lake Road and another driveway off Clyde Road. 

 

Two (2) covered outdoor sales areas are shown on front (south) side of the convenience store, with one 

(1) sales area on each side of the entrance doors. The sales areas are screened with 4-foot split-face 

CMU/block walls to match the façade materials of the building. 
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Approval Procedure 

The proposed use, automobile fueling and convenience station, requires approval from the Township 

Board for the special land use. The Planning Commission will review the special land use and make a 

recommendation to the Township Board. 

 

The project also requires the site plan to be reviewed by the Planning Commission who will make a final 

decision on the site plan. The plans will be reviewed using the development standards of the GC (General 

Commercial) zoning district (Section 3.1.14.), standards associated with automobile fueling and 

convenience station (Section 4.58), and all applicable zoning standards in the Zoning Ordinance. 

 

SPECIAL LAND USE REVIEW – General Standards 

In accordance with Section 6.6, Special Uses, of the Hartland Township Zoning Ordinance, the following 

standards shall serve the Planning Commission and Township Board as the basis for decisions involving 

such uses. The standards are provided below, and the applicant has submitted a letter, as a separate 

attachment, which addresses the special use criteria.  

 

A. Be harmonious and in accordance with the objectives, intent, and purposes of this Ordinance. 

B. Be compatible with the natural environment and existing and future land uses in the vicinity. 

C. Be compatible with the Hartland Township Comprehensive Plan. 

D. Be served adequately by essential facilities and public services, such as highways, streets, police 

and fire protection, drainage ways and structures, refuse disposal, or that the persons or agencies 

responsible for the establishment of the proposed use shall be able to adequately provide any such 

service. 

E. Not be detrimental, hazardous, or disturbing to the existing or future neighboring uses, person, 

property, or the public welfare. 

F. Not create additional requirements at public cost for public facilities and services that will be 

detrimental to the economic welfare of the community. 

 

The Planning Department believes the proposed use can and will meet the criteria listed above for the 

special land use request. The applicant has provided responses to the Special Land Use general standards 

as an attachment, in the email dated December 29, 2021. The applicant will be responsible for all 

applicable approvals and permits from other agencies and departments for the proposed use.  

 

SPECIAL LAND USE REVIEW – Applicable Site Standards 

In addition to a finding by the Planning Commission and Township Board that the criteria above have 

been satisfied, the Use Standards of Section 4.58, Automobile Fueling and Convenience Station, apply.  

Those standards are listed below, followed by staff’s findings on each standard.  

 

Automobile Fueling and Convenience Station (Section 4.58) 

 

1. Frontage. Such uses shall have access to and front upon a hard surface, major thoroughfare.  

 

The subject site complies with this standard, having access from Clyde Road, which is a hard 

surfaced thoroughfare, and having access from Runyan Lake Road, which is also a paved 

thoroughfare. 

 

2. Minimum Lot Width. The minimum lot width required for such uses shall be 200 feet.  
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The parcel on which the fueling station is located is 284.5 feet in width (along Clyde Road) and 256 

feet along Runyan Lake Road. 

 

3. Minimum Setbacks. Pump islands shall be a minimum of forty (40) feet from any public right-of-way 

or lot line. Tanks, propane, and petroleum products shall be set back at least fifteen (15) feet from any 

lot line. Overhead canopies shall be setback at least twenty (20) feet from the right-of-way with 

materials consistent with the principal building. The proposed clearance of any canopy shall be noted 

on the site plan. Details on all lighting under the canopy shall be provided. 

 

The pump islands under the large fuel island canopy are approximately fifty-two (52) feet from the 

right-of-way (ROW) along Clyde Road and approximately sixty (60) feet from the right-of-way along 

Runyan Lake Road, at the closest point in each instance. 

The closest pump island under the diesel fuel island canopy on the east side of the site is 40.6 feet 

from the side (east) lot line. 

The large fuel island canopy is approximately forty-six (46) feet from the Clyde Road ROW and 

approximately forty-five (45) feet from the Runyan Lake Road ROW. The smaller fuel island canopy 

on the east side is approximately 26.5 feet from the east lot line. Each canopy has a 16’-0” clearance. 

The columns are constructed with brick veneer that matches the building façade materials on the 

convenience store. A photometric plan and light fixture details are provided. 

4. Ingress and Egress. Ingress and egress drives shall be a minimum of thirty (30) feet and a maximum 

of forty (40) feet in width. No more than one (1) such drive or curb opening shall be permitted for 

every seventy five (75) feet of frontage or fraction thereof, along any street. The nearest edge of any 

such drive shall be located at least twenty-five (25) feet from the nearest point of any property zoned 

or used for residential purposes. Curb openings for drives shall not be permitted where the drive 

would create a safety hazard or traffic nuisance because of its location in relation to other ingress and 

egress drives, its location in relation to the traffic generated by other buildings or uses, or its location 

near vehicular or pedestrian entrances or crossings. 

The ingress/egress drive from Runyan Lake Road is thirty (30) feet wide. The access drive from Clyde 

Road is forty (40) feet wide. The two drives are more than 75 feet apart. The Livingston County Road 

Commission (LCRC) has jurisdiction over access to Clyde Road and Runyan Lake Road. The 

applicant has been working with LCRC regarding the placement of the two (2) drives.  

5. Layout. Gasoline pumps shall be located so that motor vehicles do not park on or extend over 

abutting landscaped areas, sidewalks, streets, buildings or adjoining property while being served. 

Vehicle washing shall occur completely within an enclosed building. Doors/openings shall be 

oriented so they face away from an abutting residential district or adjacent thoroughfares unless 

screened. 

 

The proposal complies with the layout relative to the location of the gasoline pumps. No vehicle 

washing is proposed.  

6. Screening. Where adjoining a residential district, a solid fence or wall six (6) feet in height shall be 

erected along any common lot line consistent with the applicable standards of Sections 5.11 and 5.20.  

Such fence or wall shall be continuously maintained in good condition. The Planning Commission 

may require landscaping, including a berm, as an alternative. 
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The site is surrounded by GC (General Commercial) zoned land on the north and east, and fronts on 

two (2) roads, thus this requirement does not apply. 

7. Outdoor Storage. There shall be no outdoor storage or display, except within an area defined on the 

site plan approved by the Planning Commission and which extends no more than ten (10) feet beyond 

the building. 

 

Two (2) 6’ by 15’ covered outdoor sales areas are proposed along the front (south) side of the 

convenience store building. A 4-foot masonry wall is proposed to screen both outdoor sales areas. An 

access point is provided at one end of each outdoor sales area, near the front door of the building. 

Pillars support a metal canopy that is over each outdoor sales area. The façade materials of the 

screen wall match the building materials (brick veneer on the pillars and metal roof. 

8. Traffic Impact. An analysis of the traffic impacts shall be provided in conjunction with the site plan. 

 

The applicant has provided details on this in his email dated December 29, 2021. 

9. Lighting. A canopy is subject to lighting standards provided in Section 5.13 – Lighting. 

 

A photometric plan has been provided and details will be discussed within the context of the site plan 

review. The average illumination level allowed under a fuel island canopy is 20 footcandles. The 

average illumination level under the large fuel island canopy is shown to be 15.8 footcandles and an 

average of 18 footcandles under the small canopy.  

10. Groundwater Protection. The applicant shall submit a detailed Pollution Incidence Protection Plan 

(PIPP). The PIPP shall describe measures to prevent groundwater contamination caused by accidental 

gasoline spills or leakages, such as special check valves, drain back catch basins and automatic shut 

off valves, as approved by the Fire Department. 

 

The applicant will be required to provide the PIPP as part of the land use permit for the construction 

phase of the project. The PIPP will be reviewed by the Fire Department and the Department of 

Public Works (DPW) in coordination with State and County agencies. 

 

SITE PLAN REVIEW – Applicable Site Standards 

The applicable site standards include those standards related to the proposed use, automobile fueling and 

convenience station, as outlined in Section 3.1.14 (GC-General Commercial); Section 4.58 of the Zoning 

Ordinance, as discussed above; and all applicable zoning standards in the Zoning Ordinance.  

 

In this case the applicant is requesting site plan with special land use approval to construct an automobile 

fueling and convenience station that includes a convenience store, approximately 6,000 square feet in 

size. 

 

Impact Assessment 

An impact assessment was not provided. 

 

Traffic Generation 

A traffic impact assessment was not provided however the applicant has noted that he has been working 

with the Livingston County Road Commission (LRCR) regarding driveway placement and required 
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improvements in the right-of-way of Clyde Road and Runyan Lake Road. Please see the email dated 

December 29, 2021. 

 

Dimensional Requirements (GC-General Commercial; Section 3.1.14) 

 

Lot Size (Sec. 3.1.14)  

 Required – 40,000 sq. ft. w/o sewer; or 20,000 sq. ft. with sewer 

 Proposed – 1.80 acres (78,408 sq. ft.) with public sewer 

 Meets Requirement? Yes 

 Comment – (none)   

 

Frontage (Sec. 3.1.14)  

 Required – Minimum lot width of 120 feet 

 Proposed – 284.5 lineal feet along Clyde Road and approximately 256 lineal feet along Runyan 

Lake Road. 

 Meets Requirement? – Yes 

 Comment – (none) 

 

Building Setbacks (Sec. 3.1.14) 

 

Setback Required Proposed Meets Requirements? 

(Y / N) 

Front (south) 

Clyde Road 

80’ * 117’ Yes 

Front (west) 

Runyan Lake Road 

80’ 111’ Yes 

Rear (north) w/ sewer  40’ 44.5’ Yes 

Side (east) 15’ 120.5’ Yes 

 

*The plans state the required front setback for Clyde Road is 50 feet, however the required front setback 

is 80 feet per Section 3.24 

 

Building Height (Sec. 3.1.14) 

 Required – 35 feet or 2½ stories, whichever is less 

 Proposed – 27’-1” to top of decorative pilaster at corner of convenience store building; each fuel 

station canopy height is 20’-0” (overall height) 

 Meets Requirement? – Yes  

 Comment – (none) 

 

Lot Coverage (Sec. 3.1.14) 

 Required – Principal structure: 75% max. 

 Proposed – 7.7% 

 Meets Requirement? – Yes 

 Comment – (none) 
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Site Requirements 

 

Dumpster Enclosure (Sec. 5.7) 

 Required – Dumpster designed, enclosed, and screened per requirements; dumpster materials 

must match the building.  

 Proposed – 10’ by 10’ concrete pad in front of dumpster, with 6-foot-high brick with block 

enclosure with brick veneer that matches the building; and black steel gates with horizontal 

louver pattern. Landscaping is provided around the enclosure by evergreen trees. 

 Meets Requirement? – Yes 

 Comment – (none) 

 

Off-Street Parking (Sec. 5.8.4.H – Automobile Fueling and Convenience Station) 

 Required – 2 spaces per pump (9 pumps = 18 spaces); PLUS 1 space for every 200 sq. ft. of gross 

floor area devoted to retail sales: 80% x 6,000 sq. ft. = 4,800 sq. ft.; 4,800 ÷ 200 = 24 sp.); PLUS 

1 space for each employee (2 employees = 2 sp.)  

EQUATES TO:  44 parking spaces REQUIRED TOTAL 

 Proposed – 42 parking spaces, 10’ X 20’ in dimension. 27 spaces are provided around the 

building; 2 spaces are provided for 6 pumps (=12 spaces at large fuel island canopy); 3 spaces are 

provided for 3 pumps at the diesel fueling canopy, and 6 spaces are required. 

 Meets Requirement? – No 

 Comment – The applicant has provided a letter (email dated December 29, 2021) requesting 

consideration of 1 parking space per pump at the diesel fuel island canopy. Determination 

by Planning Commission required regarding this request. Section 5.8.4.H.i indicates the 

Planning Commission may modify the numerical requirements for off-street parking based 

on evidence that another standard would be more reasonable.  

 

Barrier-Free Parking 

 Required – 2 barrier-free spaces in a location most accessible to the building entrance, with at 

least 1 space van-accessible (1 barrier-free space required per 25 parking spaces) 

 Proposed – 2 barrier-free spaces, both van accessible, nearest the building entrance (south side of 

building) 

 Meets Requirement? – Yes 

 Comment – (none) 

 

Parking Lot / Driveway / Internal Roads Setbacks (Sec. 5.8.3.) 

 Required – Off-street parking in commercial districts may only be located in a side or rear yard or 

non-required front yard; may not be permitted within 20’ of a single-family district, nor within 

10’ of a road ROW, or 25’ from a front lot line, nor 10’ from a side or rear lot line. 

 

Setback Required Proposed Meets Requirements? 

(Y / N) 

Front (south) – Clyde Road 25’ 50’ (to pkg spaces under 

canopy; 85’ to pkg spaces 

by building 

Yes 

Front (west) Runyan Lake Rd. 25’ 27.6’ Yes* 

Rear (north) 10’ NA Parking not proposed 

Side (east) 10’ 30’ (to pkg spaces under 

canopy) 

Yes 
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 Meets Requirement? –  Yes 

 Comment – Although Section 5.8.3 states off-street parking in commercial districts may only be 

located in a side or rear or non-required front yard, it appears that for prior auto fueling station 

projects (Mugg and Bopps and Speedway), a 25-foot setback from a front line was applied for 

off-street parking, even though off-street parking or a portion of was located within the required 

front yard. In order to be consistent with prior applications of this ordinance standard, staff has 

applied the same 25-foot setback from the front lot line for this plan, for off-street parking facing 

Runyan Lake Road. 

 

Loading (Sec. 5.9) 

 Required – 1 loading space (10’ X 50’) required for up to 10,000 sq. ft. of floor area (for 

industrial use) 

 Proposed – Loading zone (10’ by 50’) in northeast section of the site 

 Meets Requirement? – Yes 

 Comment – (none) 

 

Access Management and Non-Residential Driveway Standards (Sec. 5.10) 

 Required – Per Sec. 5.10.5.C., the minimum access spacing between commercial driveways on a 

street with a posted speed limit of 50 MPH or greater is 330 feet. Speed limit is not posted on 

Clyde Road or Runyan Lake Road; thus, the speed limit defaults to 55 MPH for each road. 

 Proposed – NA – other commercial driveways are not present on the north side of Clyde Road or 

the east side of Runyan Lake Road. 

 Meets Requirement? – NA 

 Comment – (none)  

 

Landscaping and Screening (Sec. 5.11)  

*A revised landscape plan dated December 28, 2021 is provided as a PDF attachment and was used 

for the analysis in this section. The hard copy of the landscape plan in the plan set dated December 

6, 2021 was NOT used for this analysis. 

A. Greenbelt Landscaping (Sec. 5.11.C.) 

 Required – Within the first 30 feet of the property, 1 canopy tree for every 30 ft of lineal of 

frontage; Planning Commission may approve up to 50% substitution of canopy trees with 

evergreen trees; PLUS 3 small deciduous ornamental trees or large deciduous or evergreen 

shrubs for the initial 40 ft., and 1 per 20 ft. thereafter. Combined length of ROW frontage of 

Clyde Road (285 ft). & Runyan Lake Road (255 ft.) = 540 ft.  

EQUATES TO: 18 canopy trees and 28 additional ornamental trees, or large deciduous or 

evergreen shrubs or combination thereof REQUIRED 

 Proposed – 15 canopy trees; 3 evergreen trees; combination of 16 large deciduous shrubs 

(Snowmound Spirea), 82 large evergreen shrubs (Hicks yew), and 3-foot masonry wall and 

picket fencing, generally within first 30 feet of the property. 

 Meets Requirement? – Yes 

 Comment – To be noted, the shrubs and wall/fence in the Greenbelt area could also be 

considered as counting toward the required screening of the parking lot (Perimeter 

Landscaping Sec. 5.11.2.E.ii.a.). Planning Commission to determine if the shrub and 

wall/fence combination can be also counted as fulfilling requirement for Perimeter 

Landscaping (screening of parking lot). 
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Existing utility poles and overhead lines along the frontage of Clyde Road are to be 

retained. Canopy trees in the greenbelt along Clyde Road may need to be repositioned 

to avoid conflicts with the utility poles, overhead lines, and utility easement(s) as 

applicable. 

 

B. Foundation Landscaping (Sec. 5.11.2.D.) 

 Required – Must equal 60% of the front and sides of the proposed building where facing road 

or adjacent to parking lot; must be 8-10 ft. in width, and consist of 1 ornamental or columnar 

tree, and 6 medium or 8 small shrubs for every 30 ft. Building perimeter = 220 feet (used 

east, west, and south sides of building for dimensions). Foundation perimeter 220 ft. X 60% = 

132 ft. 

EQUATES TO: 5 ornamental/columnar trees; PLUS 27 small shrubs or 36 medium shrubs 

REQUIRED (total number) 

 Proposed –  

East: 1 ornamental tree, 6 medium shrubs, and 8 small shrubs in 5-foot wide planting area; 

required width is 8-10 ft. 

West: 2 ornamental trees, 4 large shrubs (arborvitae), 9 medium shrubs, and 10 small shrubs 

in an 8-foot wide planting area; required width is 8-10 ft. 

South: 3 ornamental trees; 30 medium shrubs, and 3 small shrubs in a 7.3-foot wide planting 

area; required width is 8-10 ft. 

North: A 5-foot wide sidewalk is shown on the north side of the building. This area does not 

face a parking lot and foundation landscaping is not required technically,  

TOTAL:  6 ornamental trees, 4 large shrubs, 45 medium shrubs, and 21 small shrubs (east, 

west and south landscape beds) 

 Meets Requirement? – Yes, for plant count; TBD for planting area width 

 Comment – The total plant count exceeds the required number of ornamental trees and 

shrubs. The required planting area width of 8-10 feet is not met in the east and south 

foundation planting areas.  

 

Planning Commission to determine if the proposed plan is consistent with the intent of 

the Ordinance standards for Foundation Landscaping, and if the proposed planting 

area width is acceptable, where less than 8 feet wide (east and south). 

 

C. Parking Lot Landscaping (Sec. 5.11.2.E.i.) 

 Required – Landscaped end caps for parking areas of 10 or more spaces; 1 canopy tree per 

180 sq. ft. of interior area, with 50% of the interior area covered with small and medium 

evergreen and deciduous shrubs. The remaining landscape area may include a combination of 

groundcover, perennials, annuals, lawn and mulch plants. Square footage of 4 endcaps = 

659.5 sq. ft. (197+190+195+77.5 = 659.5 sq. ft.) 

EQUATES TO: 4 canopy trees with a mix of small and medium evergreen and deciduous 

shrubs (659.5 ÷ 180 = 4 canopy trees) 

 Proposed – 5 canopy trees and a mix of deciduous and evergreen shrubs that provide the 

required coverage. 

 Meets Requirement? – Yes 

 Comment –The endcap at the southeast corner of the building is not 10 feet wide and 

should be revised to meet the required width.  
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D. Perimeter Landscaping – For areas visible from a public road (facing Clyde Road and Runyan 

Lake Road; Sec. 5.11.2.E.ii.a.) 

Perimeter Landscaping – combined for parking lot/drive aisle facing Clyde Road and Runyan 

Lake Road 

 Required – Landscape berm planted with a combination of evergreen and deciduous shrubs to 

effectively screen parking lot; or evergreen hedge row a minimum 3 ft. in height; or 

decorative screen wall 

 Proposed – Combination of 16 large deciduous shrubs (Snowmound Spirea), 82 large 

evergreen shrubs (Hicks Yew), and 3-foot masonry wall and picket fencing 

 Meets Requirement – TBD 

 Comment – The same plant material and wall/fence are under consideration as counting 

towards required landscaping in the Greenbelt Landscaping area (Section 5.11.C). 

Planning Commission to determine if shrub and wall/fence combination can be also 

counted as fulfilling the requirement for Perimeter Landscaping (screening of parking 

lot). 

 

E. Perimeter Landscaping – For areas not visible from a public road (Sec. 5.11.2.E.ii.b.) – along east 

and north sides of the property/along access drives  

 Required –1 canopy or evergreen tree for every 30 ft., along with understory shrubs for 

screening purposes for perimeter areas not visible from a ROW. East access drive/east 

property line = 390 ft. & north access drive/north property line = 233 ft. 

EQUATES TO:  13 trees on the north and 8 trees on the east, and understory shrubs for 

screening REQUIRED.  

 Proposed – 18 trees on the north (8 canopy trees, 5 evergreen trees, and 5 ornamental trees); 

10 trees on the east (5 canopy trees & 5 evergreen trees) = 28 trees total. 

 Meets Requirement? – Yes, for the number of required trees. Understory shrubs are not 

provided, however adjacent properties on the north and east are zoned the same as the subject 

site (GC) and are used for farming purposes currently, thus screening may not be as relevant. 

 Comment – Planning Commission to determine if the absence of shrubs is acceptable.  

 

Also, to be noted, infiltration trenches are proposed in the landscape areas along the 

east and north sides of the site as part of the stormwater management plan. Sheet C 

shows the trench lines and provides detail drawings of the infiltration trench. Trees are 

proposed near those areas, and it is the assumption this will not be in conflict with the 

infiltration trenches. 

 

F. Buffering or Screening (Sec. 5.11.2.G.i.) – screening between land uses – NA as adjacent 

properties to the north and east are also zoned GC (General Commercial) 

 

G. Screening of Ground Mounted Equipment (Sec. 5.11.2.G.iii.) 

 Required – screening on three sides for utility cabinets (if 30 inches or more in height) 

 Proposed – 4 large evergreen shrubs on two sides of the transformer pad 

 Meets Requirement? – Yes 

 Comment – These shrubs are also being counted toward Foundation Landscaping 

requirement. 

 

H. Detention/Retention Area Landscaping – NA, underground detention is proposed  
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Sidewalks and Pathways (Sec. 5.12) 

 Required – the Planning Commission may require sidewalks or safety paths as a condition of 

site plan approval 

 Proposed – 7-foot wide internal sidewalks are provided on the west and south sides of the 

building. At the front entrance of the building (southside) the sidewalk is reduced to 5 feet 

wide in the areas between the columns of the covered entry and the parking lot. 

Sidewalk/safety paths are not proposed along either road. 

 Meets Requirement? – TBD 

 Comment – Concerns where the sidewalk is 5-feet wide and the potential for a further 

reduction of the sidewalk where parked cars overhang the sidewalk, thus potentially 

limiting the width of the barrier-free access route to 3 feet in those areas. Planning 

Commission to determine if sidewalks or safety paths are necessary along the public 

right-of-way of both roads. 

 

Lighting (Sec. 5.13)  

A. Intensity 

 Required – max. 0.5 fc along property line adjacent to residential; or max.1.0 fc along 

property line adjacent to non-residential; average fc between 2.4 and 3.6 in main parking area 

and an average of 5.0 fc at main building entrance and at exit/entry drive; may not exceed 10 

fc on site; average lighting for automotive fueling canopies shall not exceed 20 fc and canopy 

light fixtures shall be installed so that the lens is recessed and adequately shielded. 

 Proposed – photometric plan indicates an average of 0.2 fc along all property lines; average 

of 3.6 fc in the parking area and drives; average of 4.4 fc at building entrance; average of 18.0 

fc under diesel fuel island canopy; and average of 15.8 fc under large fuel island canopy. 

Footcandle value less than 10 fc throughout the site. Light fixtures are recessed and shielded 

under both fuel island canopies 

 Meets Requirement? – Yes 

 Comment – (none)  

 

B. Fixture Height  

 Required – 25’ or the height of the principal building, whichever is less, measured from the 

ground level to the centerline of the light source 

 Proposed – 25’ total height (light poles plus base) 

 Meets Requirement? – Yes 

 Comment – (none)   

 

C. Fixture Type 

 Required – details of all lighting fixtures needed including specifications for shielding, 

wattage, and illumination 

 Proposed – specifications for proposed LED light fixtures are shown on the photometric plan 

for light pole fixture and wall mounted light fixtures 

 Meets Requirement? – Yes 

 Comment – (none)  

 

Water Supply and Wastewater Disposal (Sec. 5.16) 

The proposed development will be served municipal sanitary sewer and private well (water). 
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Architecture / Building Materials (Sec. 5.24)  

Architecture Comments: 

 Façade Materials Calculation – façade materials must comply with the specifications for 

Façade Materials Group #1; percentages are proposed as follows:   

 

Materials Group #1:   Proposed Façade Materials by Percentage by Elevation 

Elevation 

 

Clay 

Brick 

(30% 

min.) 

Brick 

veneer 

prop. 

Decorative 

concrete  

masonry 

unit  

(Split 

faced- 

25% max.) 

Standing 

seam 

 metal 

roof 

(20% 

max.) 

Glass 

(50% 

max.) 

E.I.F.S 

trim 

(15% 

max.) 

Products 

Wood  

(10% 

max.) 

Pre-cast 

stone sill 

(25% 

max.) 

Flat 

metal  

panels 

(20% 

max.) 

East 66.44% 15.52% 10.47% 0.0% 4.12% 1.39% 1.42% 0.0% 

South 35.2% 12.98% 4.65% 27.74% 3.93% 6.31% 1.18% 7.9% 

West 66.44% 15.52% 10.47% 0.0% 4.12% 1.39% 1.42% 0.0% 

North 75.95% 17.61% 0.0% 0.0% 4.83% 0.0% 1.62% 0.0% 

 

 Colors: 3-D color renderings of the building and canopies are provided. Specific product 

information for each façade material is not stated on the building elevations. The applicant 

provided an email stating the specific façade materials are not determined at this time, but a 

material board will be provided once those materials are determined. The intent is to match 

those colors shown in the 3-D color renderings. 

 Materials: percentages are listed for each elevation side as indicated by the table; 

specifications on all materials are provided.  

 Meets Requirement? – yes for façade material percentages. TBD for façade material 

specifications. 

 Comment – The Planning Commission to make a determination about the façade 

materials specifications. 

 

Other Requirements-Zoning Ordinance Standards/Comments 

Currently two pole signs are located within the subject site, with one sign advertising for Spicer Orchard 

and another for Parshallville Cider Mill. Once the applicant proceeds with the proposed project for an 

automobile fueling and convenience station, the signs will not be permitted. Approval of SP/SUP #22-001 

does not include approval of any signage. 

 

Hartland Township DPW Review 

A review letter is provided from the Hartland Township DPW Director, dated December 8, 2021.  

 

Hartland Township Engineer’s Review (HRC) 

The Township Engineer (HRC) has reviewed the plans and recommends approval subject to items being 

addressed in the letter dated December 12, 2021. 

 

Hartland Deerfield Fire Authority Review 

The Hartland Deerfield Fire Authority has reviewed the plans and provided comments in the letter dated 

December 23, 2021. Approval is subject to the contingencies being addressed as outlined in the letter. 

 

Attachments: 
1. Hartland Township DPW review letter, dated December 8, 2021 – PDF version only 
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2. Township Engineer (HRC) review letter dated December 12, 2021 – PDF version only 

3. Hartland Deerfield Fire Authority review letter, dated December 23, 2021 – PDF version only 

4. Applicant’s summary, email dated December 29, 2021 – PDF version only 

5. Email from applicant dated December 31, 2021 – PDF version only 

6. Email from EGLE dated December 10, 2021 – PDF version only 

7. Email from Livingston County Road Commission dated October 20, 2021 – PDF version only 

8. Revised Landscape Plan dated December 28, 2021 – PDF version only 

9. Site Plans dated December 6, 2021 

 

CC: 

HRC, Twp Engineer (via email) 

M. 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\SUP 

#22-001 Clyde Road Gas StationStaff reports\SUP #22-001 staff report PC 01.06.2022.docx 
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 DEPARTMENT OF PUBLIC WORKS 

Michael Luce, Public Works Director 

2655 Clark Road 

Hartland MI  48353 

Phone: (810) 632-7498  

Fax:     (810) 632-6950 

www.hartlandtwp.com 
 

TO: Planning Department 

DATE: 12/8/2021 

DEVELOPMENT NAME: Yatooma Oil  

PIN#:   

APPLICATION #: SUP# 22-001 

REVIEW TYPE: Site Plan 

 

Site Plans for the proposed Yatooma Oil Gas Station proposes 15 nozzles (6 islands with 2 nozzles on each 

3 islands with 1 nozzle on each), in addition to a 6,000 square foot building.  REUs are assigned for service 

stations as 1.0 per premise plus 0.15 per nozzle. For stations with multiple uses, add 0.50 per 1,000 square 

feet of building area for a mini-mart.   

 

 
 

Nozzles (15): 1.0 + (0.15 * 15) =    3.25 

Mini-Mart:  6,000 sf / 1000 sf * 0.50 =   3.00 

TOTAL:        6.25 
 

 Sewer REUs 

Owned TBD 

Required 6.25 

# REUs Needed 6.25 

Cost Each $9,439.20 

Total Due $58,995.00 

TOTAL REU COST $58,995.00 

 
 

Hartland Township Public Works approves the Yatooma Oil Gas Station 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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Bloomfield Hills 
555 Hulet Drive 
Bloomfield Hills, MI 48302 
248-454-6300 

Delhi Township 
2101 Aurelius Rd.  
Suite 2A 
Holt, MI 48842 
517-694-7760 

Detroit 
535 Griswold St. 
Buhl Building, Ste 1650 
Detroit, MI 48226 
313-965-3330 

Grand Rapids 
1925 Breton Road SE  
Suite 100 
Grand Rapids, MI 49506 
616-454-4286 

Jackson 
401 S. Mechanic St. 
Suite B 
Jackson, MI 49201 
517-292-1295 

Kalamazoo 
834 King Highway 
Suite 107 
Kalamazoo, MI 49001 
269-665-2005 

Lansing 
215 S. Washington SQ 
Suite D 
Lansing, MI 48933 
517-292-1488 

Y:\202111\20211115\06_Corrs\Design\20211212_YatoomaOil_SitePlanReview.docx 

STREET: 105 W. Grand River 
Howell, MI 48843 
 
PHONE: 517-552-9199 
WEBSITE:  hrcengr.com 

December 12, 2021 
 
 
Hartland Township 
2655 Clark Road 
Hartland, MI 48353 
 
Attn: Mr. Troy Langer, Planning Director 
 
Re: Preliminary Site Plan Review HRC Job No. 20211115.02 
 Yatooma Fuel Station, Clyde Road 
 Section 4, Hartland Township 
 
Dear Mr. Langer: 
 
As requested, this office has reviewed the plans for the above project as prepared by the Umlor Group (plans 
dated December 6, 2021).  The following items will need to be addressed: 
 
General 
 
1. All permits are to be obtained prior to the start of construction.  At this time, the permits for this development 

may include Livingston County Building & Utility Services, LCDC Soil Erosion and Livingston County Road 
Commission. 

 
2. All applicable Hartland Township standard detail sheets shall be attached to the plans.  

 
Water Supply 
 
1. The proposed improvements will be supplied water by a private well.  This will require the review and approval 

of the County Health Department. 
 

Sanitary Sewer 
 
1. All proposed sanitary sewer lead improvements must be designed in accordance with the current standards 

of the Livingston County Drain Commissioner’s Office and will require their review and permitting. 
 
Storm Drainage 
 
1. The proposed storm water collection system must be designed in accordance with Hartland Township 

Engineering Design Standards. 
 

2. Storm water detention for this site is being provided by an underground detention system with a mechanical 
filtration system.  Calculations for the proposed system will need to be provided on the plans. 
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3. It appears that the existing small wetland on site will be filled in and the offsite stormwater drainage that is 

tributary to it will be routed around the site to the ditch line to the northwest corner along Runyan Lake Road.  
An offsite grading easement will be required for this work and calculations will need to be included on the 
plans to verify that the existing down stream drainage system has capacity to convey any additional drainage 
to its ultimate outlet.   

 
Paving & Grading 
 
1. The proposed paving and grading improvements must be designed in accordance with Hartland Township 

Engineering Design Standards.  The typical pavement details will need to be included on the plans.   
 
Subject to these items being addressed in the construction plans, we have no objection to the approval of the 
site plan.  One (1) complete set of the construction plans should be submitted to the Township Planning 
Department for review. 
 
If you have any questions or require any additional information, please contact the undersigned. 
 
Very truly yours, 
 
HUBBELL, ROTH & CLARK, INC. 
 
 
 
Michael P. Darga, P.E. 
 
MPD/mpd 
 
pc: Hartland Twp; R. West, M. Wyatt, M. Luce 
 HRC; R. Alix, T. Pietila 
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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:  firemarshal@hartlandareafire.com      

                            
 

 
 
 

December 28, 2021 
 
 
TO: Planning Commission 

Attn:  Zoning Department 
Hartland Township 
2655 Clark Rd. 
Hartland, MI    48353 

 
RE: Yatooma Oil/Marathon Special Use  
            Runyan Lake & Clyde Road 
 
 
 Based upon review of the site plan emailed by Hartland Township on December 8, 2021, the project was 
drawn as being within the requirements for accessibility contingent upon the following: 

 
• An address visible from the center of Clyde Rd. right-of-way. (AHJ Requirement) 
• A LadderPort™ is not going to be required due to a ladder with a hatch will be installed in the building 

for roof access along with a rapid entry box for the key, per the architect. An order form is attached to 
this letter for the contractor to order one from Kidde. 

• ALL emergency lighting and exit signage shall be wired to a dedicated and labeled circuit breaker. 
(AHJ Requirement) 

• Plans for Commercial Hood Suppression Systems (if applicable) shall be submitted to our third-party 
reviewer, Brighton Area Fire Authority, and reviewed.  Once reviewed the prints will be available for 
pick-up and taken to the Livingston County Building Department so a permit can be pulled.  UL 300 
system tests will be conducted using a “wet test” using an agent recommended by the 
manufacturer. (AHJ Requirement) 

 
The Fire Marshals Office approves with the above contingencies, the submittal of Site Plan Application #22-
001.  Any revised drawings affecting the Fire Department must be submitted for review.   
 

Yours In Fire Safety, 

  
            Jenn Whitbeck 
            Fire Inspector 
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Martha Wyatt

To: Martha Wyatt
Subject: Responses for Clyde Road gas station SUP #22-001
Attachments: Hartland Landscape Plan2-LS100.pdf; 2021-142-Hartland Gas Station-ALL-A001.pdf; 2021-142-

Hartland Gas Station-ALL-A100.pdf

 
 

From: Kevin Brandon  
Sent: Wednesday, December 29, 2021 7:33 PM 
To: Martha Wyatt <MWyatt@hartlandtwp.com>; Jason Fleis 
Cc: Troy Langer <TLanger@hartlandtwp.com> 
Subject: RE: Plans for Clyde Road gas station 
 
Martha and Troy, 
 
Please see below in red responses needed for the staff report. Also attached above are sheets LS100, A100 and A001. 
LS100 is revised per the last review. Sheet A100 is revised to show barrier free signs locations. A sign detail was added. 
The distance between the curb and column need to be a minimum of 3’‐0” in width , which is provided. Sheet A001 is 
provided. They are the renderings for the building. A material board will be provided at the date of the Planning 
Commission meeting.  
 

 A brief summary of what will be offered in the convenience store. A floor plan was not provided so we are 
asking if the convenience store will be a single tenant or will the interior be subdivided to allow for more than 
one business? This is information the Planning Commission may ask about. 

 The convenience store will be for a single tenant, owned and operated by gas station company. Within the 
space shall be typical convenience store items: shelving for food snacks, reach‐in coolers for beer, soda, etc., 
a beer cave and a food area serving pizza type items.  

 

 What items will be stored in the outdoor sales areas? Again this is just informational for the Planning 
Commission. 
Items to be stored in the outdoor storage areas will be: Ice, Propane tanks, Windshield wiper fluid, and other 
seasonal items that may fit in the spaces. 
 

 Please provide answers to the Special Use criteria (6 criteria) as outlined in Section 6.6 of the ordinance and as 
outlined in each staff report, or a summary of the project and how it meets those criteria. 
A. Be harmonious and in accordance with the objectives, intent, and purposes of this Ordinance. 

The project meets all standards and all requirements of the property underlining zoning.   
B. Be compatible with the natural environment and existing and future land uses in the vicinity. 

The project is compatible with the existing and future land use. The property located on the South 
side of Clyde Road is a current gas station. 

C. Be compatible with the Hartland Township Comprehensive Plan. 
The site current zoning is General Commercial. The Comprehensive Plan calls for this area to be 
Planned Industrial/R&D. However, the proposed project, situated on a street corner, is the best use 
for the site. 

D. Be served adequately by essential public facilities and services, such as highways, streets, police and fire 
protection, drainage ways and structures, refuse disposal, or that the persons or agencies responsible 
for the establishment of the proposed use shall be able to adequately provide any such service. 
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        The site is adequately served by all necessary public utilities. Access to the site by police and fire 
protection services is unhindered by the design of this project. The location of the refuse container is in an 
easily accessible location. 

E. Not be detrimental, hazardous, or disturbing the existing or future neighboring uses, person, property or the 
public welfare. 

The proposed project is surrounded by property of the same zoning. To the west of the property is US‐
23. Stormwater Management is to be designed in accordance to Livington County Stormwater 
requirements. 

F. Not create additional requirements at public cost for public facilities and services that will be detrimental to 
the economic welfare of the community. 

The proposed project will not require any public facility and services. The project will not be 
detriment to the economic welfare of the community in any way. 

 

 Please provide information on traffic impacts as it relates to this project, and copies of any applicable written 
communications from the Livingston County Road Commission and/or MDOT regarding their review of the 
project. 
MDOT will not have jurisdiction for the ROW improvements on this project. Livingston County Road 
Commission has reviewed and provided direction for entrance locations and geometry/layout for the 
improvements in the ROW.  The direction has been incorporated into the layout presented for your 
consideration. The detailed engineering and permitting for ROW improvements will be completed as the 
project progresses.  Attached is an email for reference. 
 

 Written summary of the reasons for the request to provide 1 parking space per pump rather than the required 2 
parking spaces per pump for the diesel fueling station canopy. You can provide any applicable information from 
other gas stations where you have used this parking standard and had success. 
The (3) diesel spaces, 1 per pump is intended to allow for tractor trailer/semi‐truck fueling.  This is typical at 
other stations, including stations owned and operated by the applicant, Michael Yatooma, for this site. It is 
successful means to allow the trucks to fuel on both sides, many of the trucks have tanks on both sides.  Being 
able to fuel from both sides reduces fueling duration.  There is additional width provided between for the 
space (10’ to 17’) than what is required for just (1) space to improve the ability for the truck to get in and out 
of the fueling area and also allow space for the driver to be able walk around the truck for safety checks.  The 
distance between the pumps is typical for other stations.   

 
We hope that this is sufficient for the staff report. We really appreciate working with you on this project. It has been a 
great experience. 
If you have any questions or concerns , please do not hesitate to contact Jason or myself. 
 
Kind Regards, 
 
 
 
Kevin M. Brandon  RA, LEED AP 
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Martha Wyatt

To: Martha Wyatt
Subject: Plans for Clyde Road gas station
Attachments: Yatooma Hartland-Landscape Plan-LS100.pdf

 
 

From: Kevin Brandon  
Sent: Friday, December 31, 2021 10:30 AM 
To: Martha Wyatt <MWyatt@hartlandtwp.com> 
Cc: Troy Langer <TLanger@hartlandtwp.com>  
Subject: RE: Plans for Clyde Road gas station 
 
Marha and Troy, 
 
Please see attached revised LS100. The back area behind the station will be a 5’‐0” concrete walk. I have provided a note 
and a hatch for all concrete areas around the building. 
 
As far as material manufacturers, product names and colors are concerned, is this an item that you can make as a 
condition to site plan approval? We are scheduled to build eight gas stations in 2022 for Mr. Yatooma, with 
all of them designed with a similar material and color scheme. As such, Vito and I are currently working on sourcing the 
materials needed for the stations and to make sure they are available in the quantities we need for all projects. 
We anticipate having this completed in early the new year and can provide a material board when ready. I would rather 
give you a material schedule that is 100% accurate than provide one that may change based on availabilities and 
then have you reapprove them. 
 
We have provided a color rendering of the building that demonstrates the look we are planning to build on the site.  Mr. 
Yatooma is committed to building first class stations as a legacy to his business and to the communities 
in which they serve. I am hopeful that you are able to work with us on this matter. 
 
Thank you and have a happy new year.       
 
 
Kevin M. Brandon  RA, LEED AP 
    

 
          
         Shelby Township, Michigan 
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Martha Wyatt

To: Martha Wyatt
Subject: FW: wetland question - gas station on Clyde Road

 
 

From: Pierce, Jeff (EGLE) <PierceJ2@michigan.gov>  
Sent: Friday, December 10, 2021 8:29 AM 
To: Martha Wyatt <MWyatt@hartlandtwp.com> 
Subject: RE: wetland question 
 
Thanks Martha.  This looks to be an isolated wetland that would not be regulated by EGLE. 
 
Jeff Pierce 
Environmental Quality Analyst 
Water Resources Division, Lansing District Office 
Michigan Department of Environment, Great Lakes, and Energy 
 
| piercej2@Michigan.gov  
Follow Us | Michigan.gov/EGLE 
 
 

From: Martha Wyatt <MWyatt@hartlandtwp.com>  
Sent: Tuesday, December 7, 2021 11:44 AM 
To: Pierce, Jeff Pierce  
Subject: wetland question 
 
Hi Jeff‐ 
 
We have a project coming to the Township for a gas station with convenience store at the NE corner of Clyde Road and 
US‐23. Their plans show an existing wetland and we wanted to pass this along in case you had any concerns. I have 
attached 2 sheets from the plan set but please let me know if you need additional information. Thanks. 
 
Sincerely- 
 

 
 

               

Martha K. Wyatt 
Planner-Landscape Architect 
810.632.7498 o  
2655 Clark Road 
Hartland, MI 48353 
www.hartlandtwp.com  
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Martha Wyatt

To: Martha Wyatt
Subject: Hartland Gas Station- Sight Distance Review

 
 

From: Jason Fleis  
Sent: Wednesday, October 20, 2021 10:11 AM 
To: Kim Hiller  
Subject: RE: Hartland Gas ‐ Sight Distance Review 
 
Kim ‐ thank you for the quick response!  I will adjust the plan accordingly. 
 

 
Jason M. Fleis, PE 
 

 
 

From: Kim Hiller <khiller@livingstonroads.org>  
Sent: Wednesday, October 20, 2021 10:08 AM 
To: Jason Fleis   
Subject: RE: Hartland Gas ‐ Sight Distance Review 
 
Jason, 
 
With regard to the approach off Runyan Lake Road, due to the low speeds and traffic volume we would accept a 10’ 
straight section instead of a 50’ right turn lane and a 50’ deceleration taper instead of 100’. 
 
Please let me know if you have any other questions. 
 
Thank you, 
 

Kim Hiller, P.E. 
Utilities and Permits Engineer 
Livingston County Road Commission 
3535 Grand Oaks Drive 
Howell, MI  48843 
khiller@livingstonroads.org 
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CONTRACTOR'S NOTE

CALL MISS DIG
BEFORE YOU DIG

of underground utilities
(TOLL FREE) for the location

3 WORKING DAYS

1-800-482-7171

The locations of existing underground utilities are
shown in an approximate way only.  The contractor
shall determine the exact location of all existing
utilities before commencing work.  He agrees to be
fully responsible for any and all damages which  might
be occasioned by his failure to exactly locate and
preserve any and all underground utilities.

The contractor shall be responsible for adhering to all applicable local, state, and federal
standards, specifications, and guidelines for construction.

key

plant material list

CANOPY TREES

quant. botanical name common name size

EVERGREEN TREES

ORNAMENTAL GRASSES
Mi 20 MISCANTHUS SINENSIS GRACILLIMUS MAIDEN HAIR GRASS 2 GALLON

MINIMUM DISTANCE TO LISTED ITEMS:
ITEM MINIMUM DISTANCE

PROPERTY LINE           4 FEET
PUBLIC SIDEWALKS

SHADE TRESS       5 FEET
ORNAMENTAL TRESS & EVERGREENS       10 FEET

UNDERGROUND UTILITIES-TREES  5 FEET
OVERHEAD UTILITIES-TREES 20 FEET

THE PLANTING OF TREES OR SHRUBS IS NOT PERMITTED WITHIN
THE RIGHT-OF-WAY.

LARGE DECIDUOUS TREES SHALL BE PLANTED A MINIMUM OF 20 FEET
AND A MAXIMUM OF 30 FEET APART.

EVERGREEN TREES SHALL BE PLANTED A MINIMUM OF 10 FEET AND A
MAXIMUM OF 21 FEET APART.

SMALL DECIDUOUS  TREES SHALL BE PLANTED A MINIMUM OF 8 FEET
APART AND A MAXIMUM OF 15 FEET APART.root

1/LS100  landscape plan
SCALE: 1" = 20.0'

NO
RT

H

IRRIGATION:
ALL LANDSCAPED, ROW AND GRASS
AREAS TO BE IRRIGATED BY AN
AUTOMATIC SPRINKLER SYSTEM.

PLAN
LANDSCAPE

LS100

LANDSCAPING AND SCREENING REQUIRMENTS (SECTION 5.11):

GREENBELT LANDSCAPING (20' MIN. REQUIRED, 25' PROVIDED)
LENGTH OF ROW FRONTAGE: 255' + 285' = 540'

TREES REQUIRED: 1 TREE FOR EVERY 30 LIN. FT. OF ROW FRONTAGE
UP TO 50% MAY BE SUBSTITUTED WITH EVERGREEN TREES
540' / 30 = 18 TREES REQUIRED
PROVIDED: 15 DECIDUOUS  AND 3 EVERGREEN TREES

SHRUBS REQUIRED: 3 SHRUBS FOR FIRST 40 LIN. FT OF ROW FRONTAGE
THEN 1 SHRUB FOR EVERY 20 LIN. FT. OF ROW FRONTAGE
40' / 3 + 500' / 20 = 28 SHRUB REQUIRED
PROVIDED: 41 SHRUBS

FOUNDATION LANDSCAPING (60% OF BUILDING FRONT AND SIDE LENGTHS)
(100' + 60' + 60') x 60% = 132' REQUIRED, 163' PROVIDED
CURBED LANDSCAPE ISLAND AREA
REQUIRED AREA: 150 SF

TREES AND SHRUBS REQUIRED: 1 TREE AND 6 MEDIUM SHRUBS FOR EVERY
 30 LIN. FT OF BUILDING FRONTAGE

163' / 30 = 6 TREES AND 36 MEDIUM SHRUBS
PROVIDED: 6 TREES AND  42 MEDIUM SHRUBS

PARKING LOT LANDSCAPING

CURBED LANDSCAPE ISLANDS - 599 SF LANCSPAED AREA
1 TREE PER 180 SF OF INTERIOR CURBED INTERIOR LANDSCAPED AREA
CURBED LANDSCAPE AREAS SHALL BE PLANTED WITH SHRUBS AND
FLOWERING PLANTS THAT PROVIDE 50% COVERAGE OF ISLAND.
599 SF / 180 = 4 TREES
PROVIDED: 4 TREES

PERIMETER AREAS
PARKING LOT ABUTTING RUNYAN LAKE AND CLYDE ROADS -
50/50 OF 36" DECORATIVE WALL & CONTINUOUS HEDGE

PARKING LOT NOT VISIBLE FROM PUBLIC ROAD
LENGTH OF PERIMETER AREA: 392' + 233' = 625'
TREES REQUIRED 1 TREE EVERY 30 LIN. FT. OF PROPERTY
625' / 30 = 21 TREES
PROVIDED: 22 TREES

BUFFERING OR SCREENING REQUIREMENTS
SCREENING BETWEEN LAND USES NOT REQUIRED.

MONUMENT SIGNS
HARDSCAPE SURROUND AND PLANTINGS PER ORDINANCE

  AF ACER X FREEMANII 'JEFFERSRED' AUTUMN BLAZE RED MAPLE6 3" CAL. B. & B.

UTILITIES:
COORDINATE ALL PLANTING AREAS w/
PLANNING AND ENGINEERING
DEPARTMENTS TO AVOID CONFLICTS WITH
UTILITIES AND EASEMENTS.

QB 7 QUERCUS 'BICOLOR' SWAMP WHITE OAK B. & B.

ORNAMENTAL TREES

BuX 24

SHRUBS

SpH

CoA CORNUS ALBA 'ARGENTEO-MARGINATA'14 VARIEGATED REDTWIG DOGWOOD

BUXUX X 'GREEN MOUNTAIN' GREEN MOUNTAIN BOXWOOD

SPIRAEA HIPPONICA 'SNOWMOUND' SNOWMOUND SPIRAEA16

2 GALLON

TaM TAXUS x MEDIA 'TAUNTONII' TAUNTON SPREADING YEW5

2 GALLON

2 GALLON

2 GALLON

JuH JUNIPERUS HORIZONTALIS 'BLUE CHIP' BLUE CHIP JUNIPER11

24" HT.RiA RIBES ALPINUM 'GREENMOUND' GREENMOUND ALPINE CURRANT10

SyP SYRINGA PUBESCENS 'MISS KIM' MISS KIM LILAC8 2 GALLON

2 GALLON

ThO THUJA OCCIDENTALIS AMERICAN ARORVITAE4 5 GALLON

PcC 2 PYRUS CALLERYANA 'CHANTICLEER' CLEVELAND SELECT PEAR 2" CAL. B. & B.

comments

PD

PS PINUS STROBUS

PICA GLAUCA 'DENSATA' BLACK HILLS SPRUCE

EASTERN WHITE PINE

10

3

B. & B.8' HT.

B. & B.8' HT.

  APC ACER PLATANOIDES 'CRIMSON KING' CRIMSON KING NORWAY MAPLE3 B. & B.

  AP ACER PLATANOIDES 'NORWAY' NORWAY MAPLE6 B. & B.

  ARA ACER R. 'ARMSTRONG' ARMSTRONG RED MAPLE3 B. & B.

B. & B.PC 9 PYRUS CALLERYANA 'CHANTICLEER' CLEVELAND SELECT PEAR

AC 4 AMELANCHIER CANADENSIS SHADBLOW SERVICEBERRY 6' HT. B. & B.

CC 7 EASTERN REDBUD

MULTI-STEM

6' HT. B. & B. MULTI-STEMCERCIS CANADENSIS
5-PD

5-PD

3-PS

3-ARA

4-QB

2-QB

4-PC

1-PC

1-PC

2-CC 2-CC

1-AC

1-AC

1-PC
1-PC

2-APC

2-AP

2-AP 2-AF

2-AF

2-AP

2-AF

8-SpH25-TaX24-TaX

20-TaX

13-TaX

10-Mi 10-Mi

8-SpH

4-ThO

4-SyP 4-SyP

7-JuH

14-RoN

6-RoN

4-RoN

12-RoN

4-JuH

5-TaM

5-CoA

3-RiA

2-CoA2-CoA

RoN 42 ROSA 'NOARE' RED FLOWER CARPET ROSE #3 CONT.

2-CC

2-AC

2/LS100  enlarged
signage landscape plan

SCALE: 1" = 10.0'

3-BuX

3-BuX

3-BuX

1-HyA

3-RoN

3-BuX

3-RoN

TYPICAL OF 2

MONUMENT
SIGN-TBD

STEEL
EDGING

BOXWOODS TO BE ALLOWED
TO 'KNIT TOGETHER AS A HEDGE.
MAINTAIN HEIGHT OF 24"

HyA 2 HYDRANGEA 'ANNABELLE' ANNABELLE HYDRANGEA #5 CONT.

1-PC

3/LS100 decorative wall/fence detail
SCALE: 1/2"=1'-0"REFER TO 1/LS100

4" SQ. STEEL
TUBE POST

3/4" SQ. STEEL
PICKETS

1" SQ. STEEL
TUBE RAIL

PAVER
CAP

SODDED AREA - IRRIGATED

PAVER
COPING

PAVER
WALL
MATERIAL

3" CAL.

3" CAL.

3" CAL.

3" CAL.

3" CAL.

1-APC

SHREDDED
HARDWOOD
MULCH (TYP.)

3-RiA

5-CoA

TaX HICKS YEW82 36" HT.TAXUS x MEDIA 'HICKSII'
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Know what's below.

      Call before you dig.

THE LOCATIONS OF EXISTING

UNDERGROUND UTILITIES ARE SHOWN IN

AN APPROXIMATE WAY ONLY AND HAVE

NOT BEEN INDEPENDENTLY VERIFIED BY

THE OWNER OR ITS REPRESENTATIVE.

THE CONTRACTOR SHALL DETERMINE

THE EXACT LOCATION OF ALL EXISTING

UTILITIES BEFORE COMMENCING WORK,

AND AGREES TO BE FULLY RESPONSIBLE

FOR ANY AND ALL DAMAGES WHICH

MIGHT BE OCCASIONED BY THE

CONTRACTOR'S FAILURE TO EXACTLY

LOCATE AND PRESERVE ANY AND ALL

UNDERGROUND UTILITIES.

CONSTRUCTION SITE SAFETY IS THE

RESPONSIBILITY OF THE CONTRACTOR.

NEITHER THE OWNER NOR THE ENGINEER

SHALL BE EXPECTED TO ASSUME ANY

RESPONSIBILITY FOR SAFETY OF THE

WORK, OF PERSONS ENGAGED IN THE

WORK, OF ANY NEARBY STRUCTURES, OR

OF ANY OTHER PERSONS.

COPYRIGHT  C  2021 THE UMLOR GROUP;

ALL RIGHTS RESERVED.

DATE:
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SCALE

These documents are instruments of

service in respect of  the Project and any

reuse without written verification or

adaptation by The Umlor Group (UG)

for the specific purposes intended will

be at Users sole risk and without liability

or legal exposure to UG and User shall

indemnify and hold harmless UG from

all claims, damages, losses and

expenses including attorneys' fees

arising out of  or resulting therefrom. Any

such verification or adaptation will entitle

UG to further compensation at rates to

be agreed upon by User and UG.
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Know what's below.

      Call before you dig.

THE LOCATIONS OF EXISTING

UNDERGROUND UTILITIES ARE SHOWN IN

AN APPROXIMATE WAY ONLY AND HAVE

NOT BEEN INDEPENDENTLY VERIFIED BY

THE OWNER OR ITS REPRESENTATIVE.

THE CONTRACTOR SHALL DETERMINE

THE EXACT LOCATION OF ALL EXISTING

UTILITIES BEFORE COMMENCING WORK,

AND AGREES TO BE FULLY RESPONSIBLE

FOR ANY AND ALL DAMAGES WHICH

MIGHT BE OCCASIONED BY THE

CONTRACTOR'S FAILURE TO EXACTLY

LOCATE AND PRESERVE ANY AND ALL

UNDERGROUND UTILITIES.

CONSTRUCTION SITE SAFETY IS THE

RESPONSIBILITY OF THE CONTRACTOR.

NEITHER THE OWNER NOR THE ENGINEER

SHALL BE EXPECTED TO ASSUME ANY

RESPONSIBILITY FOR SAFETY OF THE

WORK, OF PERSONS ENGAGED IN THE

WORK, OF ANY NEARBY STRUCTURES, OR

OF ANY OTHER PERSONS.
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indemnify and hold harmless UG from

all claims, damages, losses and
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arising out of  or resulting therefrom. Any
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UG to further compensation at rates to

be agreed upon by User and UG.
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JOB NO.

P.M. 
CK BY:

Know what's below.

      Call before you dig.

THE LOCATIONS OF EXISTING

UNDERGROUND UTILITIES ARE SHOWN IN

AN APPROXIMATE WAY ONLY AND HAVE

NOT BEEN INDEPENDENTLY VERIFIED BY

THE OWNER OR ITS REPRESENTATIVE.

THE CONTRACTOR SHALL DETERMINE

THE EXACT LOCATION OF ALL EXISTING

UTILITIES BEFORE COMMENCING WORK,

AND AGREES TO BE FULLY RESPONSIBLE

FOR ANY AND ALL DAMAGES WHICH

MIGHT BE OCCASIONED BY THE

CONTRACTOR'S FAILURE TO EXACTLY

LOCATE AND PRESERVE ANY AND ALL

UNDERGROUND UTILITIES.

CONSTRUCTION SITE SAFETY IS THE

RESPONSIBILITY OF THE CONTRACTOR.

NEITHER THE OWNER NOR THE ENGINEER

SHALL BE EXPECTED TO ASSUME ANY

RESPONSIBILITY FOR SAFETY OF THE

WORK, OF PERSONS ENGAGED IN THE

WORK, OF ANY NEARBY STRUCTURES, OR

OF ANY OTHER PERSONS.

COPYRIGHT  C  2021 THE UMLOR GROUP;
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SHEET NO.
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SCALE

These documents are instruments of

service in respect of  the Project and any

reuse without written verification or

adaptation by The Umlor Group (UG)

for the specific purposes intended will

be at Users sole risk and without liability

or legal exposure to UG and User shall

indemnify and hold harmless UG from

all claims, damages, losses and

expenses including attorneys' fees

arising out of  or  resulting therefrom. Any

such verification or adaptation will entitle

UG to further compensation at rates to

be agreed upon by User and UG.
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CK BY:

Know what's below.

      Call before you dig.

THE LOCATIONS OF EXISTING

UNDERGROUND UTILITIES ARE SHOWN IN

AN APPROXIMATE WAY ONLY AND HAVE

NOT BEEN INDEPENDENTLY VERIFIED BY

THE OWNER OR ITS REPRESENTATIVE.

THE CONTRACTOR SHALL DETERMINE

THE EXACT LOCATION OF ALL EXISTING

UTILITIES BEFORE COMMENCING WORK,

AND AGREES TO BE FULLY RESPONSIBLE

FOR ANY AND ALL DAMAGES WHICH

MIGHT BE OCCASIONED BY THE

CONTRACTOR'S FAILURE TO EXACTLY

LOCATE AND PRESERVE ANY AND ALL

UNDERGROUND UTILITIES.

CONSTRUCTION SITE SAFETY IS THE

RESPONSIBILITY OF THE CONTRACTOR.

NEITHER THE OWNER NOR THE ENGINEER

SHALL BE EXPECTED TO ASSUME ANY

RESPONSIBILITY FOR SAFETY OF THE

WORK, OF PERSONS ENGAGED IN THE

WORK, OF ANY NEARBY STRUCTURES, OR

OF ANY OTHER PERSONS.

COPYRIGHT  C  2021 THE UMLOR GROUP;

ALL RIGHTS RESERVED.

DATE:

SHEET NO.

REVISIONS

DR BY:

SCALE

These documents are instruments of

service in respect of  the Project and any

reuse without written verification or

adaptation by The Umlor Group (UG)

for the specific purposes intended will

be at Users sole risk and without liability

or legal exposure to UG and User shall

indemnify and hold harmless UG from

all claims, damages, losses and

expenses including attorneys' fees

arising out of  or  resulting therefrom. Any

such verification or adaptation will entitle

UG to further compensation at rates to

be agreed upon by User and UG.
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Know what's below.

      Call before you dig.

THE LOCATIONS OF EXISTING

UNDERGROUND UTILITIES ARE SHOWN IN

AN APPROXIMATE WAY ONLY AND HAVE

NOT BEEN INDEPENDENTLY VERIFIED BY

THE OWNER OR ITS REPRESENTATIVE.

THE CONTRACTOR SHALL DETERMINE

THE EXACT LOCATION OF ALL EXISTING

UTILITIES BEFORE COMMENCING WORK,

AND AGREES TO BE FULLY RESPONSIBLE

FOR ANY AND ALL DAMAGES WHICH

MIGHT BE OCCASIONED BY THE

CONTRACTOR'S FAILURE TO EXACTLY

LOCATE AND PRESERVE ANY AND ALL

UNDERGROUND UTILITIES.

CONSTRUCTION SITE SAFETY IS THE

RESPONSIBILITY OF THE CONTRACTOR.

NEITHER THE OWNER NOR THE ENGINEER

SHALL BE EXPECTED TO ASSUME ANY

RESPONSIBILITY FOR SAFETY OF THE

WORK, OF PERSONS ENGAGED IN THE

WORK, OF ANY NEARBY STRUCTURES, OR

OF ANY OTHER PERSONS.
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These documents are instruments of

service in respect of  the Project and any

reuse without written verification or

adaptation by The Umlor Group (UG)

for the specific purposes intended will

be at Users sole risk and without liability

or legal exposure to UG and User shall

indemnify and hold harmless UG from

all claims, damages, losses and

expenses including attorneys' fees

arising out of  or  resulting therefrom. Any

such verification or adaptation will entitle

UG to further compensation at rates to

be agreed upon by User and UG.
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CONTRACTOR'S NOTE

CALL MISS DIG
BEFORE YOU DIG

of underground utilities
(TOLL FREE) for the location

3 WORKING DAYS

1-800-482-7171

The locations of existing underground utilities are
shown in an approximate way only.  The contractor
shall determine the exact location of all existing
utilities before commencing work.  He agrees to be
fully responsible for any and all damages which  might
be occasioned by his failure to exactly locate and
preserve any and all underground utilities.

The contractor shall be responsible for adhering to all applicable local, state, and federal
standards, specifications, and guidelines for construction.

key

plant material list

CANOPY TREES

quant. botanical name common name size

EVERGREEN TREES

ORNAMENTAL GRASSES
Mi 20 MISCANTHUS SINENSIS GRACILLIMUS MAIDEN HAIR GRASS 2 GALLON

MINIMUM DISTANCE TO LISTED ITEMS:
ITEM MINIMUM DISTANCE

PROPERTY LINE           4 FEET
PUBLIC SIDEWALKS

SHADE TRESS       5 FEET
ORNAMENTAL TRESS & EVERGREENS       10 FEET

UNDERGROUND UTILITIES-TREES  5 FEET
OVERHEAD UTILITIES-TREES 20 FEET

THE PLANTING OF TREES OR SHRUBS IS NOT PERMITTED WITHIN
THE RIGHT-OF-WAY.

LARGE DECIDUOUS TREES SHALL BE PLANTED A MINIMUM OF 20 FEET
AND A MAXIMUM OF 30 FEET APART.

EVERGREEN TREES SHALL BE PLANTED A MINIMUM OF 10 FEET AND A
MAXIMUM OF 21 FEET APART.

SMALL DECIDUOUS  TREES SHALL BE PLANTED A MINIMUM OF 8 FEET
APART AND A MAXIMUM OF 15 FEET APART.root

1/LS100  landscape plan
SCALE: 1" = 20.0'

NO
RT

H

IRRIGATION:
ALL LANDSCAPED, ROW AND GRASS
AREAS TO BE IRRIGATED BY AN
AUTOMATIC SPRINKLER SYSTEM.

PLAN
LANDSCAPE

LS100

LANDSCAPING AND SCREENING REQUIRMENTS (SECTION 5.11):

GREENBELT LANDSCAPING (20' MIN. REQUIRED, 25' PROVIDED)
LENGTH OF ROW FRONTAGE: 255' + 285' = 540'

TREES REQUIRED: 1 TREE FOR EVERY 30 LIN. FT. OF ROW FRONTAGE
UP TO 50% MAY BE SUBSTITUTED WITH EVERGREEN TREES
540' / 30 = 18 TREES REQUIRED
PROVIDED: 15 DECIDUOUS  AND 3 EVERGREEN TREES

SHRUBS REQUIRED: 3 SHRUBS FOR FIRST 40 LIN. FT OF ROW FRONTAGE
THEN 1 SHRUB FOR EVERY 20 LIN. FT. OF ROW FRONTAGE
40' / 3 + 500' / 20 = 28 SHRUB REQUIRED
PROVIDED: 41 SHRUBS

FOUNDATION LANDSCAPING (60% OF BUILDING FRONT AND SIDE LENGTHS)
(100' + 60' + 60') x 60% = 132' REQUIRED, 163' PROVIDED
CURBED LANDSCAPE ISLAND AREA
REQUIRED AREA: 150 SF

TREES AND SHRUBS REQUIRED: 1 TREE AND 6 MEDIUM SHRUBS FOR EVERY
 30 LIN. FT OF BUILDING FRONTAGE

163' / 30 = 6 TREES AND 36 MEDIUM SHRUBS
PROVIDED: 6 TREES AND  42 MEDIUM SHRUBS

PARKING LOT LANDSCAPING

CURBED LANDSCAPE ISLANDS - 599 SF LANCSPAED AREA
1 TREE PER 180 SF OF INTERIOR CURBED INTERIOR LANDSCAPED AREA
CURBED LANDSCAPE AREAS SHALL BE PLANTED WITH SHRUBS AND
FLOWERING PLANTS THAT PROVIDE 50% COVERAGE OF ISLAND.
599 SF / 180 = 4 TREES
PROVIDED: 4 TREES

PERIMETER AREAS
PARKING LOT ABUTTING RUNYAN LAKE AND CLYDE ROADS -
50/50 OF 36" DECORATIVE WALL & CONTINUOUS HEDGE

PARKING LOT NOT VISIBLE FROM PUBLIC ROAD
LENGTH OF PERIMETER AREA: 392' + 233' = 625'
TREES REQUIRED 1 TREE EVERY 30 LIN. FT. OF PROPERTY
625' / 30 = 21 TREES
PROVIDED: 22 TREES

BUFFERING OR SCREENING REQUIREMENTS
SCREENING BETWEEN LAND USES NOT REQUIRED.

MONUMENT SIGNS
HARDSCAPE SURROUND AND PLANTINGS PER ORDINANCE

  AF ACER X FREEMANII 'JEFFERSRED' AUTUMN BLAZE RED MAPLE6 2 1/2" CAL. B. & B.

UTILITIES:
COORDINATE ALL PLANTING AREAS w/
PLANNING AND ENGINEERING
DEPARTMENTS TO AVOID CONFLICTS WITH
UTILITIES AND EASEMENTS.

QB 7 QUERCUS 'BICOLOR' SWAMP WHITE OAK B. & B.

MaV 2 MALUS 'VELVETCOLE' VELVET PILLAR CRABAPPLE

ORNAMENTAL TREES

BuX 94

SHRUBS

SpH

CoA CORNUS ALBA 'ARGENTEO-MARGINATA'10 VARIEGATED REDTWIG DOGWOOD

BUXUX X 'GREEN MOUNTAIN' GREEN MOUNTAIN BOXWOOD

SPIRAEA HIPPONICA 'SNOWMOUND' SNOWMOUND SPIRAEA24

2 GALLON

TaM TAXUS x MEDIA 'TAUNTONII' TAUNTON SPREADING YEW17

2 GALLON

2 GALLON

2 GALLON

JuH JUNIPERUS HORIZONTALIS 'BLUE CHIP' BLUE CHIP JUNIPER11

2" CAL. B. & B.

24" HT.RiA RIBES ALPINUM 'GREENMOUND' GREENMOUND ALPINE CURRANT6

SyP SYRINGA PUBESCENS 'MISS KIM' MISS KIM LILAC10 2 GALLON

2 GALLON

ThO THUJA OCCIDENTALIS AMERICAN ARORVITAE4 5 GALLON

PcC 2 PYRUS CALLERYANA 'CHANTICLEER' CLEVELAND SELECT PEAR 2" CAL. B. & B.

comments

PD

PS PINUS STROBUS

PICA GLAUCA 'DENSATA' BLACK HILLS SPRUCE

EASTERN WHITE PINE

10

3

B. & B.8' HT.

B. & B.8' HT.

  APC ACER PLATANOIDES 'CRIMSON KING' CRIMSON KING NORWAY MAPLE2 B. & B.

  AP ACER PLATANOIDES 'NORWAY' NORWAY MAPLE6 B. & B.

  ARA ACER R. 'ARMSTRONG' ARMSTRONG RED MAPLE3 B. & B.

B. & B.PC 7 PYRUS CALLERYANA 'CHANTICLEER' CLEVELAND SELECT PEAR

AC 4 AMELANCHIER CANADENSIS SHADBLOW SERVICEBERRY 6' HT. B. & B.

CC 7 EASTERN REDBUD

MULTI-STEM

6' HT. B. & B. MULTI-STEMCERCIS CANADENSIS
5-PD

5-PD

3-PS

3-ARA

4-QB

2-QB

4-PC

1-PC

1-PC

2-CC 2-CC

1-AC

1-AC

1-MaV
1-MaV

2-APC

2-AP

2-AP 2-AF

2-AF

2-AP

2-AF

2 1/2" CAL.

2 1/2" CAL.

2 1/2" CAL.

2 1/2" CAL.

2 1/2" CAL.

8-SpH25-BuX24-BuX

20-BuX

13-BuX

10-Mi 10-Mi

8-SpH

8-SpH

4-ThO

4-SyP 4-SyP

7-JuH

14-RoN

6-RoN

4-RoN

12-RoN

4-JuH

12-TaM

2-SyP

5-TaM

3-CoA3-CoA3-RiA

3-RiA

2-CoA2-CoA

8-RoN

RoN 50 ROSA 'NOARE' RED FLOWER CARPET ROSE #3 CONT.

2-CC

2-AC

2/LS100  enlarged
signage landscape plan

SCALE: 1" = 10.0'

3-BuX

3-BuX

3-BuX

1-HyA

3-RoN

3-BuX

3-RoN

TYPICAL OF 2

MONUMENT
SIGN-TBD

STEEL
EDGING

BOXWOODS TO BE ALLOWED
TO 'KNIT TOGETHER AS A HEDGE.
MAINTAIN HEIGHT OF 24"

HyA 2 HYDRANGEA 'ANNABELLE' ANNABELLE HYDRANGEA #5 CONT.

1-PC

3/LS100 decorative wall/fence detail
SCALE: 1/2"=1'-0"REFER TO 1/LS100

4" SQ. STEEL
TUBE POST

3/4" SQ. STEEL
PICKETS

1" SQ. STEEL
TUBE RAIL

PAVER
CAP

SODDED AREA - IRRIGATED

PAVER
COPING

PAVER
WALL
MATERIAL

48
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"

6"

2'-5 15/16"

1"

7"

3"

NOTE:
NOTE:

STAKE TREES AT FIRST BRANCH
USING 2"-3" WIDE BELT-LIKE
NYLON OR PLASTIC STRAPS.
ALLOW FOR SOME MINIMAL
FLEXING OF THE TREE. REMOVE
AFTER ONE YEAR.

2" X 2" HARDWOOD STAKES, MIN.
36" ABOVE GROUND FOR
UPRIGHT, 18" IF ANGLED. DRIVE
STAKES A MIN. 18" INTO
UNDISTURBED GROUND OUTSIDE
ROOTBALL. REMOVE AFTER ONE
YEAR.

MULCH 3" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. LEAVE 3"
CIRCLE OF BARE SOIL AT BASE OF
TREE TRUNK TO EXPOSE ROOT
FLARE.

MOUND EARTH TO FORM
SAUCER

REMOVE ALL NON-BIODEGRADABLE
MATERIALS COMPLETELY FROM THE
ROOTBALL. CUT AND REMOVE WIRE
BASKET AND BURLAP FROM TOP HALF
OF THE ROOTBALL.

tree planting detail
no scale

PLANT TREE SO ROOT FLARE
IS AT OR ABOVE
SURROUNDING GRADE.
REMOVE ROOT BALL DIRT
TO EXPOSE FLARE IF
NECESSARY AND CUT ANY
GIRDLING ROOTS.

1. TREES SHALL BEAR SAME
RELATION TO FINISH GRADE AS IT
BORE ORIGINALLY OR SLIGHTLY
HIGHER THAN FINISH GRADE UP TO
6" ABOVE GRADE, IF DIRECTED BY
LANDSCAPE ARCHITECT FOR
HEAVY CLAY SOIL AREAS.

2. DO NOT PRUNE TERMINAL
LEADER. PRUNE ONLY DEAD OR
BROKEN BRANCHES.

3. REMOVE ALL TAGS, STRING,
PLASTICS ETC.

4. GUY TREES ABOVE 3" CAL.. STAKE
DECIDUOUS TREES BELOW 3" CAL.

2" X 2" HARDWOOD STAKES,
MIN. 36" ABOVE GROUND FOR
UPRIGHT, 18" IF ANGLED.
DRIVE STAKES A MIN. 18"
INTO UNDISTURBED GROUND
OUTSIDE ROOTBALL.
REMOVE AFTER ONE YEAR.

PLANT TREE SO ROOT FLARE IS AT
OR ABOVE SURROUNDING GRADE.
REMOVE ROOT BALL DIRT TO
EXPOSE FLARE IF NECESSARY AND
CUT ANY GIRDLING ROOTS.

PLANTING MIXTURE:
AMEND SOILS PER SITE
CONDITIONS AND
REQUIREMENTS OF THE
PLANT MATERIAL.

SCARIFY PLANTING PIT
SIDES. RECOMPACT
BASE OF TO 4" DEPTH.

STAKE TREES AT FIRST BRANCH
USING 2"-3" WIDE BELT- LIKE
NYLON OR PLASTIC STRAPS.
ALLOW FOR SOME MINIMAL
FLEXING OF THE TREE. REMOVE
AFTER ONE YEAR.

1.EVERGREEN TREE SHALL BEAR
SAME RELATION TO FINISH GRADE
AS IT BORE ORIGINALLY OR SLIGHTLY
HIGHER THAN FINISH GRADE UP TO 6"
ABOVE GRADE, IF DIRECTED BY
LANDSCAPE ARCHITECT FOR HEAVY
CLAY SOIL AREAS.

2. DO NOT PRUNE TERMINAL LEADER.
PRUNE ONLY DEAD OR BROKEN
BRANCHES.

3. REMOVE ALL TAGS, STRING,
PLASTICS ETC.

4. GUY EVERGREEN TREES ABOVE 12'
HEIGHT. STAKE EVERGEEN TREE
BELOW 12' HEIGHT.

NOTE:
1. SHRUB SHALL BEAR SAME RELATION TO FINISH
GRADE AS IT BORE ORIGINALLY OR SLIGHTLY
HIGHER THAN FINISH GRADE UP TO 4" ABOVE
GRADE, IF DIRECTED BY LANDSCAPE ARCHITECT
FOR HEAVY CLAY SOIL AREAS.

MULCH 3" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. LEAVE 3"
CIRCLE OF BARE SOIL AT BASE
OF TREE TRUNK TO EXPOSE
ROOT FLARE.

MULCH 2" DEPTH WITH SHREDDED
HARDWOOD BARK. NATURAL IN
COLOR. LEAVE 3" CIRCLE OF BARE
SOIL AT BASE OF TREE TRUNK TO
EXPOSE ROOT FLARE.
MOUND EARTH TO
FORM SAUCER

MOUND EARTH TO FORM
SAUCER

REMOVE ALL NON-BIODEGRADABLE
MATERIALS COMPLETELY FROM
THE ROOTBALL. CUT AND REMOVE
WIRE BASKET AND BURLAP FROM
TOP HALF OF THE ROOTBALL.

evergreen planting detail
no scale

PLANTING MIXTURE:
AMEND SOILS PER SITE
CONDITIONS AND REQUIREMENTS
OF THE PLANT MATERIAL.

SCARIFY PLANTING PIT SIDES.
RECOMPACT BASE OF TO 4"
DEPTH.

REMOVE COLLAR OF ALL FIBER
POTS. POTS SHALL BE CUT TO
PROVIDE FOR ROOT GROWTH.
REMOVE ALL NONORGANIC
CONTAINERS COMPLETELY.

SCARIFY PLANTING PITSIDES.
RECOMPACT BASE OF TO 4" DEPTH.

shrub planting detail
no scale

2. PRUNE ONLY DEAD OR BROKEN BRANCHES.
3. REMOVE ALL TAGS, STRING,
PLASTICS AND OTHER MATERIALS

PLANTING MIXTURE:
AMEND SOILS PER SITE
CONDITIONS AND
REQUIREMENTS OF THE PLANT
MATERIAL.

SHRUBS PLANTED IN BEDS
SHALL HAVE ENTIRE BED MASS
EXCAVATED AND BACKFILLED
WITH APPROVED PLANT MIX.
PLANTS SHALL NOT BE
INSTALLED IN INDIVIDUAL HOLES.

REMOVE ALL NON-BIODEGRADABLE
MATERIALS COMPLETELY FROM THE
ROOTBALL. CUT AND REMOVE WIRE
BASKET AND BURLAP FROM TOP
HALF OF THE ROOTBALL.

SUBGRADE

perennial planting detail
no scale

tree staking detail
no scale

Use same staking/guying orientation
for all plants within each grouping or
area.

stake trees - just below first
branch using 2 - 3" wide
belt-like nylon. connect from
tree to stake opposite. allow for
some flexing of the tree. remove
after one (1) year

MIN. 1 1/2 " - 2" DEPTH DOUBLE
SHREDDED HARDWOOD BARK.
MULCH SHALL BE NEUTRAL IN
COLOR

PLANTING MIXTURE
12" DEPTH

stake trees -just below first
branch using 2 - 3" wide
belt-like nylon. connect from
tree to stake opposite. allow
for some flexing of the tree.
remove after one (1) year.

use 3 hardwood stakes per tree. 2"
x 2" x 8' stakes. drive stakes into
undisturbed soil 6"-8" outside of
rootball to a depth of 18" below
tree pit. remove after one (1) year.
do not use wire or rope thru a
hose.

Orient staking/guying to prevailing
winds, except on slopes greater than
3:1 orient to slope.

general landscape notes:

transformer pad planting detail

4708-04-300-002
Hartland Township,

MI 48430

Yatooma Oil
Hartland
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& DETAILS
LANDSCAPE NOTES

LS101

INSTALL BIKE RACKS
AT 30" O.C.
REFER ARCHITECTURAL
SITE PLAN
FOR LOCATION

bicycle rack
SCALE: 1" =1'-0"

GRADE

ALUMINUM
CASTING

LANDSCAPE FORMS: FGP BIKE RACK

PLAN

SIDE
ELEVATION FRONT

ELEVATION

ALUMINUM
CASTING

EMBEDDED OPTION INCLUDES TWO EACH:
M12 x 1.75 THREADED RODS, 120 MM LENGTH
M12 x 1.75 HEAVY HEX NUTS
M12 FLAT WASHERS

ALL CARBON STEEL WITH MAGNI-COAT

49



16' HT. AT CANOPY

CONVENIENCE
STORE

CLYDE RD.

RUNYAN LAKE RD.

16' HT. AT CANOPY

OA OA OA OA OA OA OA

OB
25' HT.

OC
25' HT.

OC
25' HT.

OD
25' HT.

OD
25' HT.

OE
15' HT.

OF
15' HT.

OG
15' HT.

W316' HT. W3 W3W3 W3 W3W3 16' HT.16' HT.

W1
15' HT.

W1
15' HT.

W1
15' HT.

W1
15' HT.

W2
15' HT.

W2
15' HT.

OA OA OA

Lighting Fixture Schedule

Symbol Label 4TY Manufacturer Catalog Number Description
Number

of
Lamps

Lumens 
per Lamp Wattage Lamp

2 Lithonia Lighting WDGE3 LED P4 70CRI
R3 40K

1 12166 87.8� LED

7 WS1611LW 55L 40K

LED GAS / DIESEL RECESS MOUNT

324 43�4 3�Spectrum Lighting WAREHOUSE SHADE 16" NOM. DIAM x 
11" H, DAMP LOCATION

OA
10 Ecolite ECO-RKOP-GS-150W-RC

WT
1 2100 150 LED

FULL CUT-OFF

OB
1 Lithonia Lighting DSX1 LED P5 40K T3M MVOLT 

DDBXD
POLE MOUNTED AREA LUMINAIRE 1 15377 138 LED
25' HT., 4000K, FORWARD OPTICS
MEDIUM DISTRIBUTION
S4UARE POLE MOUNTING

OC
2 Lithonia Lighting DSX1 LED P5 40K T4M MVOLT 

DDBXD
POLE MOUNTED AREA LUMINAIRE 1 154�5 138 LED
25' HT., 4000K, FORWARD OPTICS
MEDIUM DISTRIBUTION
S4UARE POLE MOUNTING

OD
2 Lithonia Lighting DSX1 LED P5 40K T4M MVOLT 

HS DDBXD
POLE MOUNTED AREA LUMINAIRE 1 12025 138 LED
25' HT., 4000K, FORWARD OPTICS
MEDIUM DIST., HOUSE-SIDE SHIELD
S4UARE POLE MOUNTING

OE
1 Lithonia Lighting DSX1 LED P5 40K BLC  MVOLT 

DDBXD
POLE MOUNTED AREA LUMINAIRE 1 12�78 138 LED
15' HT., 4000K, FORWARD OPTICS
BACKLIGHT CONTROL,
S4UARE POLE MOUNTING

OF
1 Lithonia Lighting DSX1 LED P4 40K RCCO

MVOLT DDBXD
POLE MOUNTED AREA LUMINAIRE 1 6441 138 LED
15' HT., 4000K, FORWARD OPTICS
RIGHT CORNER CUTOFF
S4UARE POLE MOUNTING
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Statistics

Description

Diesel Canopy
Grade @ 5'

Large Canopy
Parking and Drives
Property Line @ 5'

Symbol   Avg             Max           Min          Avg/Min        Max/Min

18.0 fc    20.2 fc     14.1 fc       1.3:1             1.4:1

1.4 fc     15.0 fc      0.0 fc         N/A               N/A
15.8 fc     18.5 fc    11.8 fc       1.3:1             1.6:1
3.6 fc     14.8 fc      0.6 fc        6.0:1            24.7:1

0.2 fc      0.8 fc       0.0 fc         N/A               N/A
Building Entrance 4.4 fc      15.0 fc     1.2 fc         N/A               N/A

PH100

PHOTOMETRIC
SITE PLAN
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A100

SHELL FLOOR
PLAN

SCALE: 1/8"=1'-0"

1/A100 shell floor plan

N
O

R
TH

REFERENCE CODES: 2015 MICHIGAN BUILDING CODE

2015 MICHIGAN PLUMBING CODE

2015 MICHIGAN MECHANICAL CODE

                                       2017 NATIONAL ELECTRICAL CODE WITH
PART 8 MICHIGAN AMENDMENTS

ACCESSIBILITY ICC/ANSI A117.1 - 2009

CHAPTER 13 0F 2012 MICHIGAN UNIFORM ENERGY CODE -
CHAPTER 5 2012 MICHIGAN UNIFORM ENERGY CODE,
PART 10a - ANSI / AHSHRAE 90.1-2007

2015 INTERNATIONAL FIRE CODE

FIRE ALARM - NFPA 72 (2010)

FIRE SUPPRESSION - NFPA 13 (2010)

2015 INTERNATIONAL FUEL GAS CODE

USE GROUP (CHAPTER 3): B - BUSINESS (304.1)

PROPOSED USE: GAS STATION CONVENIENCE STORE

CONSTRUCTION TYPE
(CHAPTER 6): TYPE V B

BUILDING AREA: 6,000 GROSS S.F.

BUILDING HEIGHT: 1 STORY 24'-2" HEIGHT

FIRE SUPPRESSION: BUILDING IS NOT EQUIPPED WITH A NFPA13 SPRINKLER
SYSTEM IN ACCORDANCE WITH MBC SECTION 903.3.1.1

building data

CONVENIENCE
STORE

6,000 SF

6,000 GROSS SQUARE FEET

HORIZONTAL LOUVER
PATTERN STEEL
ENCLOSURE DOORS
100% VIEW BLOCKING
2"x2" ST'L. TUBE FRAME

SCALE: 3/16"=1'-0"

4/A100 trash enclosure elevation

4" Ø CONC.
FILLED ST'L.
BOLLARD

BRICK VENEER
(MATCH BUILDING)
ON CMU

4" SLOPED
CAST STONE
WALL CAP

2/A100 trash enclosure plan

4/A101

SCALE: 3/16"=1'-0"

11'-0"

8" 9'-8" 8"

11
'-4

"

HORIZONTAL LOUVER
PATTERN STEEL
ENCLOSURE DOORS
100% VIEW BLOCKING

1'-8"3'-3 1/2"3'-3 1/2"

9 
1/

2"

6 YARD TRASH
CONTAINER

4" Ø CONC.
FILLED ST'L.
BOLLARD

3/A100 trash enclosure elevation

4" Ø  CONC.
FILLED ST'L.
BOLLARD

SCALE: 3/16"=1'-0"

3/
A1

01

6'
-0

" M
AX

. H
T.

3/8" DIAM. x 30" HT.
CAN BOLT w/
RECESS STRIKE

PADLOCKABLE
SLIDE BOLT

RECESS
STRIKE FOR
3/8" DIAM. x
30" HT.
CAN BOLT

COVERED
OUTDOOR
SALES

COVERED
OUTDOOR
SALES

ROOF
OVERHANG
ABOVE

ROOF
OVERHANG
ABOVE

COVERED
ENTRY

LANDSCAPE
AREA

LANDSCAPE
AREA

LANDSCAPE
AREA

LANDSCAPE
AREA

LANDSCAPE
AREA

BRICK VENEER
(MATCH BUILDING)
ON CMU

4" SLOPED
CAST STONE
WALL CAP

6" Ø CONC.
FILLED ST'L.
BOLLARD

4'-0" HT. SPLIT-FACE
CMU WALL FOR
OUTDOOR STORAGE

4'-0" HT. SPLIT-FACE
CMU WALL FOR
OUTDOOR STORAGE
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"27
'-1

"
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'-5
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5.24.14 MAXIMUM PERCENTAGE OF FACADE
MATERIALS ALLOWED BY GROUP

FACADE
MATERIAL

AREA OF
MATERIAL (SF)

BRICK VENEER

FACADE MATERIAL GROUP: 1

% OF
AREA

SOUTH SIDE (CLYDE ROAD) FACADE AREA: 2,310 SF
MAXIMUM % OF

FACADE MATERIAL

DECORATIVE CMU

STANDING SEAM
METAL

GLASS

EIFS TRIM

WOOD PRODUCTS

100% (MIN. 30%)

25%

20%

50%

15%

10%

TOTALS --2,310 100

6.31%

3.93%

27.74%

4.65%

12.98%

35.2%

PRE-CAST
STONE SILL 20%1.18%

300

27.4

641

107.6

814.5

90.8

145.91

FLAT METAL PANELS 20%7.9%182.8

5.24.14 MAXIMUM PERCENTAGE OF FACADE
MATERIALS ALLOWED BY GROUP

FACADE
MATERIAL

AREA OF
MATERIAL (SF)

BRICK VENEER

FACADE MATERIAL GROUP: 1

% OF
AREA

EAST SIDE FACADE AREA: 1,613 SF
MAXIMUM % OF

FACADE MATERIAL

DECORATIVE CMU

STANDING SEAM
METAL

GLASS

EIFS TRIM

100% (MIN. 30%)

25%

20%

50%

15%

TOTALS --1,613 100

4.12%

--

10.47%

15.52%

66.44%

PRE-CAST
STONE SILL 20%1.42%

250.44

22.9

--

168.89

1,071.75

66.52

22.5
WOOD PRODUCTS 20%1.39%22.5
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A200

EXTERIOR
ELEVATIONS

SCALE: 3/16"=1'-0"

1/A200 south (clyde road) elevation

SCALE: 3/16"=1'-0"

2/A200 east side elevation

ALL ROOF APPURTENANCES SHALL BE SCREENED FROM VIEW BY USE OF A
PARAPET WALL OR A SLOPED ROOF SYSTEM USING MATERIALS CONSISTENT WITH
THE BUILDING DESIGN AND THE REQUIREMENTS OF SECTION 5.24, ARCHITECTURAL
STANDARDS. THE USE OF FACADE MATERIALS TO FORM A SCREEN WALL NOT
INCLUDED AS AN INTEGRAL PART OF THE BUILDING WALL OR ROOF STRUCTURE SHALL
BE DEEMED INCONSISTENT WITH THIS SECTION. PROPOSED ROOF SCREENING SHALL
BE INDICATED ON THE ARCHITECTURAL ELEVATIONS AND SHALL BE CONSIDERED AS A
PART OF THE FACADE WHEN CALCULATING THE PERCENTAGE OF MATERIALS FOR
COMPLIANCE WITH THE SCHEDULE REGULATING FACADE MATERIALS.

SECTION 5.24.4 ROOF APPURTENANCES

BRICK VENEER
FACING

EIFS
COPING

STANDING
SEAM METAL
ROOF

BRICK VENEER
FACING

STANDING
SEAM METAL
ROOF

INSUL. GLASS IN
ALUM. FRAME
(TYP.)

CEDAR
SIDING

OUTLINE OF
ROOF DECK

EIFS
COPING

BRICK
SOLDIER

SPLIT-FACE
CMU

4" CAST-STONE
SILL

INSUL. GLASS IN
ALUM. FRAME

WOOD
TIMBER
TRUSS

BRICK
SOLDIER

SPLIT-FACE
CMU

4" CAST-STONE
SILL

BRICK VENEER
FACING

WALL MOUNTED
LIGHT FIXTURE

WALL MOUNTED
LIGHT FIXTURE

OUTLINE OF
ROOF DECK

6" Ø CONC.
FILLED ST'L.
BOLLARD

METAL PANELS

4'-0" HT. SPLIT-FACE
CMU WALL FOR
OUTDOOR STORAGE

4'-0" HT. SPLIT-FACE
CMU WALL FOR
OUTDOOR STORAGE

4'-0" HT. SPLIT-FACE
CMU WALL FOR
OUTDOOR STORAGE

OUTLINE OF
HVAC EQUIPMENT
(TYP.)
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5.24.14 MAXIMUM PERCENTAGE OF FACADE
MATERIALS ALLOWED BY GROUP

FACADE
MATERIAL

AREA OF
MATERIAL (SF)

BRICK VENEER

FACADE MATERIAL GROUP: 1

% OF
AREA

NORTH (REAR) SIDE FACADE AREA: 2,106 SF
MAXIMUM % OF

FACADE MATERIAL

DECORATIVE CMU

STANDING SEAM
METAL

GLASS

EIFS TRIM

WOOD PRODUCTS

100% (MIN. 30%)

25%

20%

50%

15%

10%

TOTALS --2,106 100

--

4.83%

--

--

17.61%

75.95%

PRE-CAST
STONE SILL 20%1.62%

370.83

34.05

--

--

1,599.47

101.65

--

5.24.14 MAXIMUM PERCENTAGE OF FACADE
MATERIALS ALLOWED BY GROUP

FACADE
MATERIAL

AREA OF
MATERIAL (SF)

BRICK VENEER

FACADE MATERIAL GROUP: 1

% OF
AREA

WEST SIDE (RUNYAN LAKE ROAD) FACADE AREA: 1,613 SF
MAXIMUM % OF

FACADE MATERIAL

DECORATIVE CMU

STANDING SEAM
METAL

GLASS

EIFS TRIM

100% (MIN. 30%)

25%

20%

50%

15%

TOTALS --1,613 100

4.12%

--

10.47%

15.52%

66.44%

PRE-CAST
STONE SILL 20%1.42%

250.44

22.9

--

168.89

1,071.75

66.52

WOOD PRODUCTS 10%1.39%22.5
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A201

EXTERIOR
ELEVATIONS

SCALE: 3/16"=1'-0"

1/A201 north (rear) elevation

SCALE: 3/16"=1'-0"

2/A201 west (runyan lake) elevation

EIFS
COPING

STANDING
SEAM METAL
ROOF

BRICK VENEER
FACING

EIFS
COPING

BRICK
SOLDIER

SPLIT-FACE
CMU

4" CAST-STONE
SILL

BRICK VENEER
FACING

WALL MOUNTED
LIGHT FIXTURE

OUTLINE OF
ROOF DECK

SPLIT-FACE
CMU

4" CAST-STONE
SILL

BRICK VENEER
FACING

BRICK
SOLDIER

WALL MOUNTED
LIGHT FIXTURE

OUTLINE OF
ROOF DECK

ALL ROOF APPURTENANCES SHALL BE SCREENED FROM VIEW BY USE OF A
PARAPET WALL OR A SLOPED ROOF SYSTEM USING MATERIALS CONSISTENT WITH
THE BUILDING DESIGN AND THE REQUIREMENTS OF SECTION 5.24, ARCHITECTURAL
STANDARDS. THE USE OF FACADE MATERIALS TO FORM A SCREEN WALL NOT
INCLUDED AS AN INTEGRAL PART OF THE BUILDING WALL OR ROOF STRUCTURE SHALL
BE DEEMED INCONSISTENT WITH THIS SECTION. PROPOSED ROOF SCREENING SHALL
BE INDICATED ON THE ARCHITECTURAL ELEVATIONS AND SHALL BE CONSIDERED AS A
PART OF THE FACADE WHEN CALCULATING THE PERCENTAGE OF MATERIALS FOR
COMPLIANCE WITH THE SCHEDULE REGULATING FACADE MATERIALS.

SECTION 5.24.4 ROOF APPURTENANCES

4'-0" HT. SPLIT-FACE
CMU WALL FOR
OUTDOOR STORAGE

OUTLINE OF
HVAC EQUIPMENT
(TYP.)
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A202

FUEL CANOPY
PLAN AND
ELEVATIONS

SCALE: 1/8"=1'-0"

1/A202 gas dispenser canopy planN
O

R
TH

SCALE: 1/8"=1'-0"

3/A202 gas dispenser front/rear elevation

SCALE: 1/8"=1'-0"

5/A202 fuel canopy side elevation

BRICK VENEER
FACING

BRICK VENEER
FACING

OUTLINE OF
CANOPY

FUEL
DISPENSER

BRICK/
BLOCK
COLUMN

GAS DISPENSER
BACK TO BACK
(TYP.)

PRE-FINISHED
METAL FASCIA-
WHITE

SCALE: 1/8"=1'-0"

2/A202 diesel dispenser canopy planN
O

R
TH

SCALE: 1/8"=1'-0"

4/A202 diesel dispenser front/rear elevation

BRICK VENEER
FACING

4" Ø CONC.
FILLED ST'L.
BOLLARD
(TYP.)

OUTLINE OF
CANOPY

BRICK/
BLOCK
COLUMN

4" Ø CONC.
FILLED ST'L.
BOLLARD
(TYP.)

DIESEL
DISPENSER
BACK TO BACK
(TYP.)

PRE-FINISHED
METAL FASCIA-
WHITE

4" Ø CONC.
FILLED ST'L.
BOLLARD
(TYP.)

4" Ø CONC.
FILLED ST'L.
BOLLARD
(TYP.)

PRE-FINISHED
METAL FASCIA-
WHITE

4" Ø CONC.
FILLED ST'L.
BOLLARD
(TYP.) 5/A202 gas pump canopy signage example

PROJECT SIGNAGE PLAN TO BE SUBMITTED FOR
SEPARATE PERMIT AS REQUIRED BY HARTLAND
TOWNSHIP. ALL PROPOSED SIGNAGE TO CONFORM TO
TOWNSHIP ORDINANCE.
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Hartland Township Planning Commission Meeting Agenda Memorandum 
 
 
Submitted By: Troy Langer, Planning Director 

Subject: Site Plan Application #22-002 

Residential development with two-family dwellings on Arena Drive 

 

Date: January 6, 2022 

 

Recommended Action 

 

Move to approve Site Plan Application #22-002 a request to construct five (5) detached residential 

duplex buildings, each with two (2) apartment units, for a total of ten (10) residential units, on an 

undeveloped parcel on Arena Drive. Approval is subject to the following conditions: 

 

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

memorandum, dated January 6, 2022, on the Construction Plan set, subject to an administrative 

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

 

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

Engineering Consultant, Hartland Deerfield Fire Authority, and all other government agencies, as 

applicable. 

 

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

 

Discussion 

 

Applicant:  Paljo Vulaj 

 

Site Description 

The subject site, approximately 1.93 acres in size, is undeveloped and located on the east side of Arena 

Drive in Section 22 of the Township (Parcel ID #4708-22-300-055). On the north, the subject site abuts 

the parking lot that is associated with Hartland Sports Center, at 2755 Arena Drive, which is zoned GC 

(General Commercial). Bella Vita Senior Assisted Living facility, 2799 Bella Vita Drive, is to the east 

and is zoned CA (Conservation Agricultural). A multi-tenant medical/professional building, zoned GC 

(General Commercial), occupies the parcel to the south, at 11515 Highland Road. The topography on the 

subject parcel is generally flat and is covered with field grass with groupings of trees along the east and 

south. 

 

Overview and Background Information 

 

Private Road Application #122 

In 2003, the Township Board approved Private Road Application #122, for the construction of a private 

road, Arena Drive. The proposed private road would provide access to the Hartland Sports Center and 

several parcels along Arena Drive.  

 

Rezoning #21-001 

A public hearing was held at the Planning Commission meeting on March 25, 2021, for Rezoning #21-

001, a request to rezone approximately 2.98 acres of land, on the east side of Arena Drive, from GC 

56



Site Plan Application #22-002 (Arena Drive Residential Duplex Development) 

January 6, 2022 

Page 2 

 

(General Commercial) to MR (Multiple Family Residential). A second parcel on the west side of Arena 

Drive, approximately 4.06 acres, was also part of the same request (REZ #21-001).  

 

The east parcel, as configured at the time of the public hearing, included a portion of the adjacent parking 

lot (to the north) as part of the rezoning request. The parking lot was constructed in 2019 to serve the 

patrons of Hartland Sports Center, at 2755 Arena Drive, as part of an expansion project of the facility (SP 

#19-001).  

 

Concerns were raised by the Planning Commission with regards to the parking lot being included in the 

rezoning request. The applicant was advised to reconfigure the east parcel and exclude the off-street 

parking lot portion of the parcel as part of the rezoning request and keep it in the GC (General 

Commercial) zoning category. This required the applicant to provide a revised legal description to 

describe the portion of the property to be rezoned, after the off-street parking area was excluded. At the 

May 13, 2021 Planning Commission meeting the applicant provided the revised legal description for the 

east parcel (now 1.93 acres in size). The Planning Commission recommended approval of REZ #21-001 

for both parcels, for consideration by the Township Board. On May 18, 2021, the Township Board 

approved REZ #21-001. 

 

Request and Proposed Plan  

The applicant is requesting to construct five (5) detached residential duplex buildings, for a total of ten 

(10) apartment units, on an undeveloped parcel of land on the east side of Arena Drive. Each one-story 

building has two (2) residential apartment units. Each apartment unit contains two (2) bedrooms and is 

approximately 1,379 square feet in size (living area). An attached 2-car garage (440 square feet) is 

provided for each unit as well as covered porches on the front and rear of the unit. Common areas are 

provided around the buildings as well as landscape screening on the north, south, and east sides of the 

property. The duplex buildings are approximately fifteen (15) feet apart. 

 

The buildings are built on a slab. Exterior building materials include vinyl siding and brick as an accent 

on the porch pillars (front and rear covered porches) and banding along the bottom of each building. The 

façade materials colors are generally tones of beige and grey. 

 

Driveway access to each unit is provided from Arena Drive which is a private road. There is a recorded 

ingress /egress easement that allows for access from Arena Drive. Each duplex building is approximately 

42 feet from the front property line along Arena Drive. Each driveway is twenty (20) wide by 

approximately forty-three (43) feet in length which allows parking for two (2) cars on the driveway. 

 

A five-foot wide concrete sidewalk is shown across the width of the subject site and is placed between the 

west property line and the street. 

 

Approval Procedure 

The request requires a site plan application, to be reviewed by the Planning Commission, who will make a 

final decision on the site plan.  

 

SITE PLAN REVIEW – Applicable Site Standards 

Section 3.1.9 of the Township Zoning Ordinance outlines the regulations for the MR (Multiple Family 

Residential) zoning district. A two-family building is considered a Principal Permitted Use in MR. 

Section 3.15.4. outlines density and open space regulations in residential districts. Architectural standards 

for two-family buildings are not provided in the Zoning Ordinance.  
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A summary of the applicable sections of the ordinance is provided below, as related to the proposed 

project. 

 

Site Description 

The subject site is located on the east side of Arena Drive, south of Hartland Sports Center (2755 Arena 

Drive) and north of the professional building addressed as 11515 Highland Road, in Section 22 of the 

Township. Bella Vita Senior Assisted Living facility is located east of the subject site. 

 

The site will be served by municipal water and sanitary sewer, with the proposed utility connections as 

part of this project. The project will require additional land use permits from the Township and applicable 

approvals from other state and county agencies. 

 

Stormwater detention for this site was previously provided in the existing pond constructed for the 

Hartland Sports Center and Arena Drive. Additional stormwater detention is not required. 

 

Development Standards (MR – Multiple Family Residential - Section 3.1.9.E) 

 

Lot Size (Sec. 3.1.9.E)  

 Required – 15,000 sq. ft. minimum 

 Proposed – 1.93 acres (84,071 sq. ft.) 

 Meets Requirement? Yes 

 Comment – (none)   

 

Frontage/Lot Width (Sec. 3.1.9.E)  

 Required – standards are not provided for a two-family building 

 Proposed – NA 

 Meets Requirement? – NA 

 Comment – (none) 

 

Maximum Lot Coverage (Sec. 3.1.9.E) 

 Required – 20% maximum for two-family building 

 Proposed – 23.6%, for five duplex buildings (combined sq. ft of 5 bldgs. =19,810 sq. ft.; 19,810 

sq. ft. ÷ 84,070 sq. ft. parcel size = 23.6%).  

 

Calculations as follows: 

Living area per unit: 1,379 sq. ft. x 10 =   13,790 sq. ft. 

Garage area per unit: 440 sq. ft. x 10 =   4,400 sq. ft. 

Front porch area per unit: 42 sq. ft. x 10 =  420 sq. ft. 

Rear porch area per unit: 120 sq. ft. x 10 =  1,200 sq. ft. 

 

TOTAL BLDG. SQ. FT. (footprint) =   19,810 SQ. FT. 

Lot Coverage: = 23.6% 

 

 Meets Requirement? – No 

 Comment – Determination required by Planning Commission if proposed lot coverage is 

acceptable. 
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Setbacks (Sec. 3.1.9.E) 

 

Setback Required Proposed Meets Requirements? 

(Y / N) 

Front (west) 

Arena Drive 

35’  43’ Yes 

Rear (east) 25’ 93.25’  Yes 

Side (north) 15’ 21.44’ Yes 

Side (south) 15’ 18.26’ Yes 

 

NOTE:  The stated distance between the duplex buildings is 15 feet. Section 3.1.9.E. does not provide a 

standard for the minimum distance between duplex buildings. 

 

Building Height (Sec. 3.1.9.E) 

 Required – 35 feet or 2½ stories, whichever is less 

 Proposed – 14’-6” at tallest point (mean height) 

 Meets Requirement? – Yes  

 Comment – (none) 

 

Floor Area (Sec. 3.1.9.E.) 

 Required – minimum 720 sq. ft. 

 Proposed – 1,379 sq. ft. (usable floor area) per apartment/unit 

 Meets Requirement? – Yes 

 Comment – (none) 

 

Site Requirements 

 

Density and Open Space in Residential Districts (Sec. 3.15.4.) 

 Required – 25% min. of total parcel, for open space; 10% min. of lot parcel to be usable open 

space – this land may be counted as part of the required 25% common open space. The required 

open space shall be one contiguous area. EQUATES TO: 0.48 acres (21,018 sq. ft.) of open space 

required (25% of 1.93 acres/parcel area), of which 10% is usable open space (8,407 sq. ft.). 

 Proposed – 1.26 acres of open space (54,906 sq. ft. or 65.3% open space) 

 Meets Requirement? – Yes 

 Comment – The plans show open space/landscaped areas around and between the buildings but 

does not distinguish usable open space areas.  

 

Density requirements are not provided in the MR zoning standards (Section 3.1.9) or in Section 

3.15.4. The subject property contains 1.93 acres. The Future Land Use Map (FLUM) designates 

this property as Multiple Family Residential. 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 15 dwelling units could be constructed on the subject site. In this case 

the proposed project has ten (10) dwelling units on a 1.93-acre site, thus the proposed density is 

approximately 5.18 dwelling units per acre. 

 

Off-Street Parking (Section 5.8.4.H - Parking Standards for Two-Family Residential) 

 Required – 2 spaces for each dwelling unit  

 Proposed – Yes, plus additional parking is available on the driveway 
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 Meets Requirement? –Yes 

 Comment – (none) 

 

Landscaping and Screening (Sec. 5.11) 

Landscape requirements are not provided for residential developments in the Zoning Ordinance. The 

submitted site plan includes proposed landscape buffers along the north and south sides of the site. A mix 

of proposed evergreen trees and existing trees provide screening along the east property line. Several 

existing trees are preserved in the rear yard. Street trees are shown between the sidewalk and the 

buildings. Per the applicant, underground utilities prevent the placement of street trees between the 

sidewalk and street. Foundation landscaping is provided near the front entry of each unit. Seeded or 

sodded lawn is proposed for the remainder of the property. Irrigation is provided for landscaped areas. 

 

Architecture / Building Materials (Sec. 5.24) 

Architectural standards for façade materials are not provided in Section 5.24, for a duplex residential 

structure. Section 4.1 (Residential Design Standards) provides standards governing the design and 

appearance of all residential structures, including mobile homes and manufactured housing, when 

developed on individual lots or home sites in the Township. In this case the residential structures are 

duplex buildings, to be developed on a single parcel, thus neither section of the Ordinance is applicable 

regarding architecture design standards.  

 

The single-story buildings are built on a slab. Exterior building materials include vinyl siding and brick as 

an accent on the porch pillars (front and rear covered porches) and banding along the bottom of each 

building. The façade materials colors are generally tones of beige and grey. A building materials board 

has been submitted by the applicant which will be available at the Planning Commission meeting on 

January 13, 2022. 

 

Other Requirements-Zoning Ordinance Standards 

Nothing additional at this time. 

 

Hartland Township DPW Review 
The Hartland Township DPW Director approves the contingencies noted in the letter dated December 16, 

2021. 

 

Hartland Township Engineer’s Review (HRC) 

The Township’s Engineer (Hubbell, Roth, and Clark) has reviewed the plans and recommends approval 

subject to the items being addressed in the letter dated December 12, 2021. 

 

Hartland Deerfield Fire Authority Review 

The Hartland Deerfield Fire Authority has reviewed the plans and provided comments in the letter dated 

December 10, 2021. The Fire Authority approves the project subject to the contingencies being addressed 

as outlined in the letter. 

 

Attachments 

1. Hartland Township DPW review letter, dated December 16, 2021 – PDF version only 

2. Township Engineer (HRC) review letter dated December 12, 2021 – PDF version only 

3. Hartland Deerfield Fire Authority review letter, dated December 10, 2021 – PDF version only 

4. Site Plans dated December 7, 2021 
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CC: 

HRC, 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 #22-002 Arena Drive Multi Family\Staff reports\SP #22-002 Arena Drive Multi Family \Staff 

Report 01.06.2022.docx 
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 DEPARTMENT OF PUBLIC WORKS 

Michael Luce, Public Works Director 

2655 Clark Road 

Hartland MI  48353 

Phone: (810) 632-7498  

 

TO: Planning Department 

DATE: 12/16/2021 

DEVELOPMENT NAME: Arena Drive Development   

PIN#:   

APPLICATION #: SUP# 22-002 

REVIEW TYPE: Site Plan 

 

Site Plans for the proposed Arena Drive Site Plan proposes 5 buildings with 2 – 2-bedroom units in each 

building. REUs are assigned for these buildings as .70 per unit in turn totaling 1.4 per building.   

 
 

Multi-Family Dwelling: 2 Bed =.70 per unit *2 = 1.4 
  10 Units = 5 buildings:  1.4 * 5 = 7       

TOTAL:         
 

 Sewer REUs Water REUs 

Owned TBD TBD 

Required 7 7 

REU Difference 7 7 

Cost Each $9,439.20 $5,816.10 

Total Due Each $66,074.40 $41,027.70 

TOTAL REU COST $107,102.10 

 

Hartland Township Public Works approves the Arena Drive Condo 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. All watermain and leads installed to meet Township specifications 

5. 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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Bloomfield Hills 
555 Hulet Drive 
Bloomfield Hills, MI 48302 
248-454-6300 

Delhi Township 
2101 Aurelius Rd.  
Suite 2A 
Holt, MI 48842 
517-694-7760 

Detroit 
535 Griswold St. 
Buhl Building, Ste 1650 
Detroit, MI 48226 
313-965-3330 

Grand Rapids 
1925 Breton Road SE  
Suite 100 
Grand Rapids, MI 49506 
616-454-4286 

Jackson 
401 S. Mechanic St. 
Suite B 
Jackson, MI 49201 
517-292-1295 

Kalamazoo 
834 King Highway 
Suite 107 
Kalamazoo, MI 49001 
269-665-2005 

Lansing 
215 S. Washington SQ 
Suite D 
Lansing, MI 48933 
517-292-1488 

Y:\202108\20210858\06_Corrs\Design\Site Plan\Review 1\20211212_ArenaDriveApts_SitePlanReview.docx 

STREET: 105 W. Grand River 
Howell, MI 48843 
 
PHONE: 517-552-9199 
WEBSITE:  hrcengr.com 

December 12, 2021 
 
 
Hartland Township 
2655 Clark Road 
Hartland, MI 48353 
 
Attn: Mr. Troy Langer, Planning Director 
 
Re: Preliminary Site Plan Review HRC Job No. 20210858.02 
 Arena Drive Apartments 
 Section 22, Hartland Township 
 
Dear Mr. Langer: 
 
As requested, this office has reviewed the plans for the above project as prepared by the Angle Design and 
Engineering (plans dated December 7, 2021).  The following items will need to be addressed: 
 
General 
 
1. All permits are to be obtained prior to the start of construction.  At this time, the permits for this development 

may include Livingston County Building & Utility Services, LCDC Soil Erosion and EGLE Water Main & 
Sanitary Sewer Construction. 

 
2. All applicable Hartland Township standard detail sheets shall be attached to the plans.  

 
Water Supply 
 
1. The proposed water main improvements will be required to be designed and constructed in accordance with 

Hartland Township Engineering Design Standards. 
 

2. The proposed water leads for each unit should be shown on the plans. 
 

Sanitary Sewer 
 
1. All proposed sanitary sewer improvements must be designed in accordance with the current standards of the 

Livingston County Drain Commissioner’s Office and will require their review and permitting.  This will include 
the review of the proposed sanitary lift station location and design. 

 
Storm Drainage 
 
1. The proposed storm water collection system must be designed in accordance with Hartland Township 

Engineering Design Standards. 

63



 
 
 
 

Y:\202108\20210858\06_Corrs\Design\Site Plan\Review 1\20211212_ArenaDriveApts_SitePlanReview.docx 

Mr. Troy Langer 
December 12, 2021 

HRC Job Number 20210858 
Page 2 of 2 

 

 
2. Storm water detention for this site was previously provided in the existing pond constructed with the Arena.  

Therefore, additional stormwater detention is not required.  
 

Paving & Grading 
 
1. The proposed paving and grading improvements must be designed in accordance with Hartland Township 

Engineering Design Standards. 
 
Subject to these items being addressed in the construction plans, we have no objection to the approval of the 
site plan.  One (1) complete set of the construction plans should be submitted to the Township Planning 
Department for review. 
 
If you have any questions or require any additional information, please contact the undersigned. 
 
Very truly yours, 
 
HUBBELL, ROTH & CLARK, INC. 
 
 
 
Michael P. Darga, P.E. 
 
MPD/mpd 
 
pc: Hartland Twp; R. West, M. Wyatt, M. Luce 
 HRC; R. Alix, T. Pietila 
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                      HARTLAND DEERFIELD FIRE AUTHORITY     

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

                                                                  
 

 
 
 

 
 
 
December 10, 2021 
 
To: Zoning/Planning 
      Hartland Township 
      2655 Clark Road 
      Hartland MI 48353 
 
 
Re:  Request for Review of the Site Plans for the JP Luxury Apartments, Arena Drive, December 7, 
2021 
 
 
Based upon the drawings for the Final Site Plan of the JP Luxury Apartments submitted by email on 
December 9, 2021, they are recommended for approval by this office. Any revisions to the drawing 
shall be submitted to this office for further approval. 
 
 
 
Yours In Fire Safety, 

 
Jenn Whitbeck 
Fire Inspector 
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����!--%��1F1$.��+%$07*'0"GGHIJ�KLMNOLPPQR�SLTURV��WPUT�X�YTZ[T\MNV�H]̂J_�̀[PNRa�b̂Îc�G_]dGêf������V������ghMTia�jMkTlmN\iRkRnT\NooKVZPhpqrst�utvwrq�x�yqrwqttzwqr{ROnT|Ra�{{{VmW}ogSg~�}WooKVK�Y==�;�����������������������2���������

�����������5���������� ==>=�>;<;=��������������� =;><?>;<;=

���������������>E<<
70



71



72



73



74



���������	
���	�������
��	����������		�����	�������������������������������������	����������
��������� �!�"#!��������������$�������������������	%������� 
�
��������	���������������
��&��"����������������'��������������������$��!$���(�����������$������	������
�
����'&�
)*+,-./,0+123+,-./,0�45.6789:5;123<�,0=,=0>0>�,*,?*>/�@A<�47:BC4D�@DE�F)GHGIJ9�DBK7LGH:J:8BHM;NKO

75



����������	
������������������	
����������������������������������� �!"!#$����%�&!"�$���"'�(%)
76



����������	
������������������	
����������������������������������� �!"!#$����%�&!"�$���"'�(%)
77



����������	
������������������	
������������������������������������� ! "#����$�% !�#���!&�'$(
78



����������	
������������������	
������������������������������������� ! "#����$�% !�#���!&�'$(
79



����������	
	������������������������������ �!��������"�#$�%&�&'&�����������&�&�&�'�!!���"()*�'�������+�&���&��"+�����,�$-./&0&�#$��1��+2�'3&
��4�5�!��6���'3&$�4�5�'�67�"�'3&��+2��+2��%!!��8#�6%��&�9����:);�$�4��$�83&���3�"�:�1�&;8��3%8�+����8#�4�&�2��&������/��0<=>

����"����%����?��������6��3+���1��6���3������3��6"����%�������(@��(@$�(@)�(@-
�(@� �����������!�"���!�%%"�����"��3�"��� !�"���!�%%"�����!�"���!�%%"��%���"%%!�����"%%!�����"����%���

����������	
	������������
$A5�8%%3�B�2'8%%3��4�����%��B�2' ��3�2�����3"����3���#$.��1��+2�'%�"3 �#*.�%�'����������

8��3%8�!"�2� ��"+(8����!�������8����6����9����������5.�%6�"%9�3�����28�������������1�
�&9&�&����3�"$A5�8%%3���+3�

8����!��������%"6%�6����3���"%+������8����!��������#*.�%�'���������� )#-.��?��%�'���18%%3$A5�8%%3���+38���'�������+����%� �#$.��1��+2�'%�"3
8���"�?��6�������36%+���"�!�������2�����%"�6%���" �#$.��1��+2�'%�"3$A5�8%%3���+38����"�(�������"�3�8%%3�#*.�%�'�����������"+�����(������"+������6�&

���&�83&�!�%%"��"+����8%%3�!�%%"�B%�����%"

6%�6&�8����@.����6�3 6%����+%+�����������8%�2���C�3�$A*������������"+����"+����8%%3�!�%%"��"+�����%"6%�6����3���"%+������8����!�������
�#*.�%�'���������� )#-.��?��%�'���18%%3$A5�8%%3���+38���'�������+����%� �#$.��1��+2�'%�"3

�0<=>�D��.�E��F(@.

6%��&��%!!���9�����%"-�4��5�9�����,�-F(@.�%&6&
:�;���1�"��6��?�8���"�����3�6%��&�)5.���������3��!�6��%!�8���)5.
-F(-.

-.

-$.�3>>G�2HI&�

5�JH=K�9<G/L�'<LLH>L

�@.��L>I0M�!//NHIO

$.�"HOHP��IKQ=<NH/I-.�6/I0L>N>��=<R

*F(���#$.

�KGM<=N��MHIO=>K�#$.�"//S�3>0THIO'QH=PHIO��<G>L�<0M�"//S�2>JR>L"HOHP�9>IN�'<SS=>K�,"()*�'<NN��IKQ=<NH/I�#$.��UGKQJ�'/<LP�IOHI>>L>P��LQKK>K

�L<P>

$@.
�$��UG& 5 -.�!"��C��'%�"3%���4��"�%"8%%3���3���

�4��"�%"���3���

�4��"�%"���3���
6�+�7�B%���

�4��"�%"���3���
6�+�7�B%���

�/��0<=>

�/��0<=>

�/��0<=>

!%+�3���%������ !%+�3���%������!%+�3���%��3������

�$.

�V-@@�KS��!HLKN�!=//L��HWHIO��L><K���--@�KS���<L<O>��L><)V5*@�KS��3QG=>A��/N<=�!//NGLHIN-.�6/JG&��<IP
�#$.�%&�&'&��M><NMHIO"($��'<NN��IKQ=<NH/I$A5��NQPK�,��5.�/&0&�#$.��UGKQJ�'/<LP�AN>LH/L��HPHIO

"%%!���1%+������)F(5.
�$.

�V-@@�KS��!HLKN�!=//L��HWHIO��L><K���--@�KS���<L<O>��L><

�4��"�%"�!"%���"��3�"���

!/LJ�QLS<0>K3>KHOI��L/QG�@X�)�2<L0>==/��<I>8MHNJ/L>��<T>V�2��-*�*X

80



����
������	
����

�������������

���� ����
������
������

����
����� �	
����

�������������

��������
������
� �����

� � � � ����������� �!�"��#$�!

��#$�!��#$%! �&#$�!

'!
��#$�!

��#$(�� &!
��#$&�� &!

��#$��!
&(#$%!

)#$�!'!

�#$�! �&#$�! ��#$%!'! (#$�! (#$�! �! '#$'! �! )#$�! ��� &! )#$�! �! �! (#$�! �#$�! '!'#$)! '#$'!'#$)!

'!
��#$�!

��#$(�� &!
��#$&�� &!

��#$��!
&(#$%!

)#$�!'!

��#$�!&�#$�! (#$�! �#$�! (#$�! &�#$�!'!�#$(! ��#$�! �#$(!'! '!
�#$��! �#$%! )#$&! ��� &! )#$&! �#$%! �#$��!

�#$�! �! �! �#$�! '!�#$(! ��#$�! �#$(!'!

�*+,�-+.���/��/012�3+*-4��%�)�5�+����*���2�607,*+����8�9�5	�����%

81



� � � � �����	
��������������

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

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

�����

�����
�����

����� �����
��������������� �����

�����

�$�����%��$� ������

�&����

�������� ������ �%��$�

�&����

�$�����$���� ����� ����� ����� �$����
%����

'���� �()*�+),��
-�
-./0��)(+1��'�$�2�)�
		(�"�0
34.5*()
�"�6
7�2������'

82



��� �� �

�����	
	���	�	����

����
�����

�
����

������	�������	������������	������	��� 	��!"�	#	����!$!	���� �����%

��������&�&���

�� �

�����	
	���	�	����

��� ������!�!�!���$	$�! ������!�!�!���$	$�!������!�!�!���$	$�! ������!�!�!���$	$�!

�����	
	���	�	����

���
������!�!�!���$	$�!

���

�'()�*(+���,��,-./	�('*0����1	 �(����'	2�/�34-5)'(�	2�6�7	 �	�����

83



���������	
��
������������������	
�������
������
����
����� !�!�

"���	��


"���	��

84


	Top
	a.	Reaffirm Bylaws
	PC-BY-LAWS 2022- Final to be Signed

	b.	Election of Officers
	c.	Committee Appointments
	a.	Planning Commission Meeting Minutes of October 14, 2021
	PC 10 14 21 Draft Meeting Minutes

	b.	Planning Commission Meeting Minutes of November 18, 2021
	PC 11 18 21 Draft Meeting Minutes

	a.	Site Plan with Special Land Use Application #22-001 (Automobile fueling and convenience station - Clyde Road)
	SUP #22-001 staff report PC 01.06.2022
	1. Hartland Township DPW review letter dated December 8, 2021
	2. Township Engineer (HRC) review letter dated December 12, 2021
	3. Hartland Deerfield Fire Authority review letter dated December 23, 2021
	4. Applicant's summary email dated December 29, 2021
	5. Email from applicant dated December 31, 2021
	6. Email from EGLE dated December 10, 2021
	7. Email from Livingston County Road Commission dated October 20, 2021
	8. Revised landscape plan dated December 28, 2021
	9. Site Plans dated December 6, 2021

	a.	Site Plan Application #22-002 Residential development with two-family dwellings on Arena Drive
	SP #22-002 Arena Drive multi family staff report 01.06.2022
	1. Hartland Township DPW review letter dated December 16, 2021
	2. Hartland Engineer (HRC) review letter dated December 12, 2021
	3. Hartland Deerfield Fire Authority review letter dated December 10, 2021
	4. Site Plans dated December 7, 2021

	Bottom

