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Preliminary site plan application 22-003 9704 Kress Road 

PROJECT HISTORY:  

On December 15, 2022, the applicant submitted a special use permit application to consider a 
request to construct two 1, 152-square foot residential units in a proposed second-story addition 
on an existing commercial structure, and the companion site review application.  On January 18, 
2023 the Commission held a public hearing for the special use permit.  A motion to approve the 
special use permit application failed on a 3-1 vote, thereby tabling the special use application and 
the site plan review.   

At their March 15, 2023 meeting, the Commission approved the special use permit application 
and subsequently reviewed and considered the site plan review application.  The applicant 
requested waivers to the landscaping standards (Sections 36-281 and 36-283), parking space 
requirements (Section 36-334), and paving requirement for off-street parking areas (Section 36-
330(h)).   

The two residents immediately adjacent to the subject site spoke in favor of the project but raised 
questions about the height of the proposed fence along the south and west property boundaries 
and run-off from the parking lot.  The township engineer recommended approval of the site plan. 

The Planning Commission did not grant the waiver to the paving requirement for off-street 
parking areas, thereby requiring the entire parking area to be hard surfaced, but did grant the 
waiver to the parking space requirement to permit 20 parking spaces to be provided instead of 
the required 24 parking spaces.   

The waivers to the landscaping were not granted but rather the Commission directed the 
applicant to work with staff to create a landscaping plan for consideration at final site plan 
approval.   

The Commission recommended approval of the preliminary site plan (22-003) to the Township 
Board with the following conditions because as conditioned and with approval  

1. Prior to issuance of a land use permit the applicant shall submit a photometric plan that
shows that the intensity of light within a site does not exceed ten (10) footcandles or one
(1) footcandle at any property line, except where it abuts a residentially used or zoned site
whereby a maximum of 0.5 footcandles is permitted.

2. All lighting shall be turned off between 11:00 PM and Sunrise except when used for
commercial and industrial uses, such as in sales, assembly and repair areas, where such
use is open for business after 11:00 p.m. but only for so long as such use open for
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business.  Lighting used for security between 11:00 pm and sunrise shall be controlled by 
a motion sensor. 

3. Four parking spaces shall be delineated on the site plan and on-site using permanent
signage as dedicated to the residents of the second-story dwelling units.

4. Prior to issuance of a land use permit for either site improvements or construction of the
residential units the applicant shall receive approval from all required agencies including,
but not limited to, Hamburg Township Fire, Engineering and Public Works Departments,
Livingston County Drain Commissioner, Livingston County Road Commission, and
Health Department.

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

6. Trash bin enclosure details shall be submitted prior to final site plan approval.

RECOMMENDATION: 
Staff suggests that the Township Board discuss and review the March 15, 2023 Planning 
Commission Staff report, the recommendations by the Hamburg Township Planning Commission 
and the proposed project plans and application materials. The Board should make a determination 
on the preliminary site plan in terms of its own judgment on particular factors related to the 
individual proposal. They should make a determination if the project meets the site plan review 
standards A-L in section 36-73 (7). 

Example Approval Motion 
The Township Board approves the preliminary site plan (SPA22-003) at 9704 Kress Road with 
the conditions recommended by the Township Planning Commission, because as conditioned, with 
the submittal of a landscaping plan to be approved at final site plan, and with the waiver to the 
parking space requirements the project does meet the site plan review standards A through L of 
Section 36-73(7) of the Zoning Ordinance as discussed at the March 21, 2023 Township Board 
meeting, at the March 15, 2023 Planning Commission meeting, and as presented in the staff report. 

ATTACHMENTS: 
Attachment A:  Draft March 15, 2023 Planning Commission meeting minutes
Attachment B: March 15, 2023 Planning Commission Staff Report and Exhibits
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PLANNING COMMISSION MEETING 
Wednesday, March 15 at 7:00 PM 

Hamburg Township Hall Board Room 

MINUTES 

CALL TO ORDER 

Commissioner Muck called the meeting to order at 7:00 pm. 

PLEDGE TO THE FLAG 

 

ROLL CALL OF THE BOARD: 
1) PRESENT: 

 
John Hamlin 
Patricia Hughes  
Victor Leabu Jr 
Deborah Mariani 
Ron Muir 
Jeff Muck, Chair 
Joyce Priebe 
 

2) ABSENT: 
 

APPROVAL OF MEETING AGENDA for tonight. 

Motion made by Commissioner Mariani, supported by Commissioner Priebe, to approve the agenda as 
presented.  

VOTE: MOTION CARRIED UNANIMOUSLY 
 

APPROVAL OF THE MEETING MINUTES 



 
Motion made by Commissioner Muir, supported by Commissioner Hughes, to approve January 18, 2023, 
Planning Commission Meeting Minutes as amended by Commissioner Hamlin to remove Chris Madigan 
and add Amy Steffens as zoning administrator. 

VOTE: MOTION CARRIED UNANIMOUSLY 
 
 
CALL TO THE PUBLIC 
None 
 
UNFINISHED BUSINESS: 

1. Special Use Permit (22-003): to consider a request to construct two residential units in a proposed 
second-story addition at 9704 Kress Road (15-21-405-016).   

 
• Co-chair Muir opened the meeting to Amy Steffens, the Planning and Zoning Director. She 

reminded everyone that this project was originally heard before the Planning Commission at the 
January 18, 2023, meeting as a required public hearing to consider the special use permit 
application to construct two residential units in a proposed second-story addition at 9704 Kress 
Road. She referred to page 2 on this month’s staff report which is taken directly from the 
minutes of the comments made by the members of the public. After closing the public hearing, 
the planning commission did hold a hearing, taking additional testimony from staff and the 
applicant regarding the project. Because there was not a quorum, the motion did not pass 
because it was a 3 to 1 vote. Therefore, we tabled this project until tonight’s meeting to take up 
the project again given that three of the commissioners were not present at the January 
meeting. She debriefed everyone again on the important details regarding the comments and 
staff report. 

 
This site is where the old Blue Front Party Store has been for a number of years on the corner of 
Rd and Shan-Gri-La Dr, which is zoned as Neighborhood Service and has most recently been used 
as a convenience and liquor store. The master plan has targeted this area as Neighborhood 
Commercial. The submitted plans that were revised on January 27, 2023, indicate that interior 
renovations to the existing single story retail space will create two tenant spaces, with the 
addition of two 1,152 sq ft, 2-bedroom residential units on a proposed second-story addition. 
Apartments in the Neighborhood District are permitted with the approval of a special use permit 
with the list of conditions stipulated in section 36-235 of the Hamburg Township Ordinance in 
Municode. On December 14, 2022, the Zoning Board of Appeals granted two dimensional 
variances for construction of the second story addition and deck. Each residential unit has an 
exterior deck which required setback variances that were granted by the ZBA. Staff reviewed the 
report.  

 
Before approval or denial of a special use permit, the discretionary review standards of the 
ordinance need to be reviewed. 1) Compatibility with the master plan, while being harmonious 
with the objectives of the master plan. Such mixed-use development types help manage 
sustainable growth. Providing residential dwelling units above a retail office is not a new mixed-
use concept. Hamburg is lacking apartments units and having two units is an attractive option for 
people who are looking for housing that is not detached single-family residential. We have a 
model of this option across the street, above the marina. 2) Compatibility with the surrounding 
area will be designed, constructed, operated, and maintained to be harmonious and appropriate 



 
for the character of the general vicinity. This project will not change the essential character of 
the area. 3) Improvement to the immediate vicinity will be an improvement in relation to the 
property in the neighborhood and Township as a whole, which this project would meet these 
standards. This subject site has been used for years as a convenient store and continues to be 
zoned for such uses even though it has been vacant for many years. The building has fallen into 
disrepair which has been partly been remediated at various times. Having a viable retail use at 
this location that is designated for such uses would be an improvement to the immediate vicinity. 
Providing two low-impact residential uses will keep the retail use viable. 4) Impact on traffic on 
the street system -because this is an existing small site, no traffic impact study is warranted with 
the addition of two residential units. Staff expects that the impact of these two units to be 
negligible with would not impact the traffic of the neighborhood. There is a comment from the 
Road Commission that mentioned a commercial approach could be approved 40’ north of the 
south property boundary, which is shared with the party store and the home directly to the 
south. One of staff’s suggested conditions in reference to the issuance of a land use permit, the 
approval of the county road commission will be required. 5) Impact of the overall environment, a 
use should not have an adverse impact on the quality of the natural environment in comparison 
to other typical permitted land uses. Staff finds that this subject site is an existing commercial 
building with an associated parking lot. The proposed additional units will be a vertical addition 
and will not increase the amount of impervious surface area. Further improvements to the site 
will be discussed during the site plan review, that if this project is approved will follow 
immediately. But in terms of the special use request for the two residential units, there will be no 
adverse effect on the environment. 6) Public services impact will be served adequately by 
essential public services and facilities. The Township has adequate public services and facility 
capacity to serve two apartment units and the residential portion will not have an adverse 
impact on streets, public safety protection, utility systems, schools, or pedestrian and bicycling 
facilities. 7) Compliance with zoning ordinance standards will be consistent with the intent of the 
zoning district. The site is already zoning Neighborhood Service. The intent which is to provide 
retail and personal service establishments which cater to the day to day needs of families 
residing within immediately assessable neighborhoods. The intent of the Neighborhood Services 
district envisions commercial development for which this site is zoned and developed. The 
addition of the residential dwelling units would support the long-term financial viability of the 
small commercial site. Additionally, it is important to remember that there is no path forward 
under the current zoning ordinance that would permit the site to be used solely for residential 
purposes under its current zoning classification.  

 
Additional standards exist in our ordinance for buildings that contain residential uses in our 
commercial districts of NS, CS, and OH. To be approved, 1) this site cannot consist of a one-
family, two-family or a multi-family dwelling. This building will be mixed use, with retail on the 
first floor and two residential units on the second floor. This condition is met. 2) The gross foot sq 
footage for apartments within a building shall not exceed the gross square footage available for 
business occupancy within the building. This condition is met. The sq footage of the retail 
component is 2,911 with 2,304 sq footage of proposed residential space. 3) All construction 
within the building shall comply with adopted building and fire codes for mixed use buildings. 
Livingston County Building Department and the Hamburg Township fire department will work to 
ensure this condition is met prior to issuance of building permits. Currently, neither of these 
departments can determine, based on the plans that they have, what codes are going to need to 
be met as far as suppression goes. It is not up to the Planning Commission to determine this 
standard. This will be dealt with at the time of permit issuance. We will not issue a permit until 



 
we receive the fire marshal’s approval of those building plans. Once the interior layout for the 
first floor and the second floor residential is submitted, and the types of uses that will be utilized 
the first-floor area, then the fire marshal can make the determination of what type of fire 
suppression codes will be required. We are waiting for full building plans and specific uses have 
not been identified. That will come later. 4) When a building is used for both business and 
residential occupancy, the uses shall be located as follows: apartments may only occupy spaces 
above the first story, no business or office shall be located on the same level or a level above a 
residential floor. This condition is met. 5) Each building that contains a business and a residential 
use shall provide and maintain an enclosed entrance to the interior for the exclusive use of the 
occupants of the residential portion of the building. This design is typically seen in a more urban 
setting for a larger apartment project, and I think we all have seen such a separate access than 
the business below. This is an existing building. It would be very difficult to provide this and then 
provide all of the site amenities as well. The intent of the that condition has been met, and both 
residential units have exterior entrances to their residents from outside. 6) All accessory 
structures, such as garages and storage sheds related to the apartments shall be so designed on 
the site plan and subject to approval by the PC. No such structures have been proposed here. If 
that were proposed in the future, then those structures would need to come back to the P.C. for 
review. 7) A parking area shall be reserved on the same lot or parcel as the principal building and 
designated exclusively for the apartment occupants. This condition has been met since all 
parking is on-site. Staff would recommend that condition be placed on approval that would 
require 4 parking spaces (two spaces per residential unit) for residential use to be delineated by 
permanent signage on the site plan. 8) Modification to the building or a site that include 
residential uses are subject to requirements for site plan review as stated in Article III of this 
chapter. If future alternations are proposed to the site, we would have to go back through site 
plan approval.  9) The conversion of an approved apartment to a use permitted for the zoning 
district in Section 36-36 shall not require special use approval. If applicant wanted to turn the 
whole building back into a use that is permitted by right in the NS district, there is no additional 
approval that would be required.  

 
• Chair Muck reminded everyone that we are only discussing the special use permit. Anything to 

do with the preliminary site plan will be held under the new business. Chair Muck offered the 
applicant or any of his representatives a chance to address the planning commission board 
members.  

 
• David Wooley stepped up at the podium and addressed the commissioners. He explained that he 

was a partner of D & G Real Estate. The current commercial use has not been viable for a number 
of years, and that is why it has sat empty for a number of years. When I purchased it with my 
partner, we wanted to find a way to have the commercial use with a viable future use. I felt this 
design fit well in this neighborhood; making a improvement of what is there currently. The two 
residential neighbors on either side of this commercial location are present to support this 
endeavor.  

 
• Chair Muck opened the discussion to the Planning Commissioners. No one spoke up.   
 
• Commissioner Hughes stated that she was probably the only one with issues regarding this 

development as a special use. Under the criteria, #2 regarding compatibility with the surrounding 
area, item two under that says vehicular circulation and parking areas. She said she has a concern 
about this use not being compatible with the home next door. The parking being so far to the 



 
south and installation of a swale would impact the homeowner to the south. Also, under #3, 
regarding improvement to the immediate vicinity of the area. All of the homes surrounding this 
commercial site are all single-story. I do not see this as being an improvement to those homes.  

 
• Commissioner Priebe stated she is in favor of this project. Having the two units above this 

commercial site will be condo units and not apartments. We would have ownership of those two 
residential units, encouraging them to take more care of them in retrospect of the community.    

 
• Commissioner Hughes followed up with a question about who will take care of the commercial 

units on the first floor if the condo owners do not. Commissioner Priebe said the owner of the 
building would be held responsible for upkeep and maintenance. Commissioner Hamlin said the 
PC would be approving a site plan which would show the improvement of the commercial space 
below. The site plan approval would cover all improvements to the whole building.  

 
An Approval Motion made by Commissioner Hamlin, supported by Commissioner Priebe, that 
the Planning Commission approve the special use permit #22-003 to permit the construction of 
two residential units in a proposed second story addition at 9704 Kress Rd (15-21-405-016) as 
presented, because the proposed  project will meet the zoning regulations and the special use 
permit standards under section 36-36 (c) (1-8) as discussed by the Planning Commission with the 
following conditions:    

 
Condition 1: The Special Use Permit for the apartment use is only valid with approval of a final 
site plan from Hamburg Township. The site plan submitted for the project on this site shall not 
increase the size or significantly change the location of the proposed use on the subject site. 

 
Condition 2: The second story decks are for private residential use only and shall not be used in 
conjunction with a commercial use of the site unless granted by Township Approval.  

 
Condition 3: Prior to issuance of al land use permit the LCRC approval will be required. 

 
Condition 4: The four required residential parking spaces shall be delineated on the site plan and 
permanent signage be provided prior to certificate of occupancy for the residential use.  
 
Condition 5: The special land use permit for the resident use shall be null and void unless a land 
use permit for a storage facility use on the site is granted within one year from the date of the 
approval. 

Roll Call Vote:  Ayes (6); Muck, Hamlin, Muir, Priebe, Leabu, Mariani Nayes (1); Hughes. 

Motion carries with (6: 1 Vote).  

 
CURRENT BUSINESS 
 

1. Site Plan Review (SPA 22-0006): to consider for a second-story addition over an existing 
commercial building to accommodate two residential units at 9704 Kress Road (15-21-405-016).  
Project will include exterior renovations to commercial building, removal of asphalt parking areas 



 
to north and west, and installation of new parking lot to the south.  Applicant has requested 
waivers to the landscaping and parking requirements. 
 

• Commissioner Chair Muck opened the meeting to Amy Steffens, the Planning and Zoning Director. 
This site is located off Kress Rd (east) and Shan-Gri-La Dr (north) and it is a .44 acre sized lot. The parcel 
is zoned Neighborhood Service district and has most recently been used as a convenience and liquor store. 
The master plan calls for the future use of this area as neighborhood residential. The ordinance and the 
master plan are in harmony for this site.  
 
We are now reviewing the site plan application to allow for a two story residential addition above a 
commercial building. If this developer came in today and tried to pull a permit to improve the interior of 
the existing commercial building, for a use that is permitted, we wouldn’t need to go through site plan 
review. But because the special use permit was approved, we require that this project go through a site 
plan review. There is an existing asphalt parking area on the west and north side of parcel that will be 
removed and replaced with grass. The applicant is requesting a waiver of the paved parking and landscaping 
standards. The project plans, building elevations, floor plans and site plans are attached to the report for 
your review. Table 1 in the staff report are the bulk standards from the township ordinance that apply to 
the neighborhood service district. A 25’ setback is required by the ordinance and the proposed project 
setback is 17.4’. The Zoning Board of Appeals granted a variance in December 2022. A 25’ rear yard setback 
is required by the ordinance but the proposed project’s rear setback is 18.6’, which a variance was granted 
for as well. A 20’ side yard setback is required, and the proposed project’s side yard setbacks are compliant. 
The ordinance requires 2.5 stories and 35’ for the height of structures and the applicant project conforms 
to this regulation. This site is twice the required lot size for the neighborhood service district. The maximum 
building lot coverage requirement is 40% of the total lot size is permitted by the ordinance. The regulation 
standards allow for 75% impervious surface which this project conforms to.  
 
The landscaping requirement of the ordinance is a 20’ wide greenbelt along the east and north, along the 
two rights-of-way. Trees and shrub ordinance requirements is one canopy tree and four shrubs for 40’ linear 
feet of frontage along the east boundary. The applicant would need to provide 5 canopy trees and 18 
shrubs, where none are proposed for this project. Along Shan-Gri-La Dr (on the north), 3 canopy trees and 
16 shrubs would be required by our site plan requirements. The applicant is proposing to only use two 
existing canopy trees that are onsite in this area. Another 20’ wide greenbelt buffer is required by our 
landscaping standards for between commercial and residential districts. The boundaries on the south and 
west side of this commercial parcel is where two residential dwellings exist. What is required under the 
landscaping regulations is a 6’ high continuous wall or berm. We also require one canopy tree, one 
evergreen tree, and four shrubs per 30 linear feet along the property line here. Along the west boundary, 7 
canopy trees, 7 evergreen trees, and 28 shrubs and a berm or a wall are required by our standards. The 
applicant is proposing to make use of an existing tree line as well as requesting a waiver from these 
requirements. Along the south, we would require 4 canopy trees, 4 evergreen trees, 16 shrubs, as well as a 
continuous berm or a wall would be required by our landscape standards. And again the applicant is 
requesting a waiver from all of these requirements. The parking lot also has landscaping standards in our 
ordinance for commercial districts. What is required is one canopy tree for each 2,000 sq ft. of paved 
driveway and parking lot surface, with no less than 2 trees provided. This project would require 8 canopy 
trees but none are proposed. The applicant is requesting a waiver from the parking lot standards. The 
Township Planning Commission can consider existing elements in the landscape design, in instances where 
healthy plant materials existing on site prior to its development. The planning commission may permit 
substitution of such materials in place of required landscape elements set forth in this section. The PC can 
also waive or modify the fencing or landscape buffering requirements upon a determination that a solid 
fence or landscaping buffer will not be necessary or affective for screening. When making that 
determination, the planning commission shall consider the following; 1) need for security, 2) abutting 
district or existing use, 3) extent that existing natural vegetation provides the desired screening, 4) 
topography which would eliminate the benefits of required landscaping, 5) building heights and views in 



 
relation to existing topography and vegetation as well as views from adjacent uses, and 6) similar conditions 
existing such that no good purpose would be served by providing the required landscaping plan. Staff 
believes that not all conditions have been met to warrant a waiver of the landscaping requirements. The 
existing lot to the south has a single family home. The applicant is proposing a gravel parking lot along this 
side of the site, with a 16 ½’ bioswale with no proposed required berm, or no wall or landscaping. Staff has 
concerns about the impact of headlights flicker and vehicular sounds becoming a nuisance to this single 
family homeowner. In the original staff report for the January 2023 PC Meeting, Amy stated that the PC 
should require, at minimum, the addition of a 6’ tall solid fence on the southside of the parking lot to lessen 
the impact from this project on the property to the south.  Put the required shrubs on the outside of the 
fence to soften the aesthetic appearance of the fence. The applicant is proposing a 6’ tall fence along the 
south property boundary with no additional landscaping. On the west side, an existing home is 58’ from the 
west property line and the proposed paved and gravel parking areas will abut part of the shared property 
boundary. Staff believes there is adequate room immediately west of the commercial building to provide 
the required landscaping. Staff suggests that at a minimum, the PC should require a 6’ fall fence along the 
west property line, again to lessen the impact of the project to the property to the west, and install the 
required landscaping material outside of the fence. With the latest revisions, the applicant is proposing a 6’ 
fence along the west property boundary with no additional required landscaping. Along the east and north 
right-of-way where the greenbelt is required, there is no landscaping nor the required 20’ wide greenbelt 
proposed on the east front or the north front property boundaries. The existing asphalt parking areas will 
be removed and replanted with grass, with a 5’ strip of grass along the north and east. Staff finds the request 
to not provide landscaping is not supportable due to the usual characteristics of this site. There is nothing 
unusual about this site not to warrant this require landscaping requirement. Minimum recommendations 
for the portion of the east boundary should be landscaped according to the township requirements and on 
the north property boundary. The proposed asphalt and gravel parking lot does not provide space to require 
landscaped islands for so many parking spaces. The bioswale that is proposed to the south gravel parking 
lot, and the additional landscape maybe appropriate there.  
 

• Commissioner Hughes asked for clarification regarding the stated “west parking area” but it 
appears to be “east and north.” Amy agreed with her statement correction.  
 
Lighting is required to be fully shielded, and directed towards the earth’s surface, and away from 
residential uses. Staff finds that the lighting plan is not adequate to determine the conformance of 
the township ordinance requirements. The revised elevations include standard style porch lights 
for the two residential units but that is not include in the photometric plan. Staff suggests that 
prior to the issuance of a land use permit, the applicant shall submit a photometric plan that 
includes all of the proposed lighting. Decorative light fixtures shall be approved by either the 
Zoning Administrator and/or PC as an alternative to shielded fixtures, when it can be proven that 
no offsite glare and the proposed fixtures will improve the appearance of the site. The wall packs 
on the first floor are not decorative; they are just standard wall packs. No lights poles are being 
proposed here. Lighting shall not be flashy or of an intermittent type. All outdoor lighting fixtures, 
except where used for security purposes, shall be turned off between 11pm and sunrise. An 
exception to this would be when the commercial business is open after 11pm. Businesses that use 
lighting for security purposes are encouraged to use a motion detection device. The lighting needs 
to meet that time frame. Amy asked if there are any questions on the lighting.  
 

• Commissioner Leabu asked if the residential lights need to be turned off. Amy stated that 
residential lights are not required to be turned off during this time frame. Amy clarified that is why 
we need a photometric plan to prove there will be no impact on the property to the west.  
 



 
Parking-the applicant is asking for a waiver to the parking lot requirements. Retail store 
requirements is one parking space for each 150 sq ft of floor area. This requirement would require 
20 parking spaces for the commercial use, and 4 are required for the residential use, which totals 
a requirement of 24 parking spaces for this project but only 20 spaces are being proposed with this 
project. The applicant is requesting a waiver for the 4 residential parking spaces. Staff believes that 
this parking lot waiver would be appropriate given the small footprint of the commercial site, as 
long as the 4 residential spaces were permanently delineated on the site plan and on the site.  Amy 
asked if there were any questions.  
 
General parking requirements- off street parking for nonresidential uses will be located on the 
same lot or parcel, which it is. A minimum area of 200 sq ft. shall be provided for each vehicular 
parking space, and shall be designated and reserved for parking. Our engineer looked at that and 
approved it. Suitable means for ingress and egress shall be provided and located to minimize traffic 
congestion and interference with pedestrian movement. The Road Commission has reviewed 
these plans and has agree to the curb cut of 40’. We will require the road commission permit 
before we issue the land use permit. Our regulations require that parking areas with capacity of 
four or more vehicles must be hard surfaced, with either concrete or asphalt, or another stabilized 
engineered surface. Prior to occupancy, the parking area shall provide adequate drainage for 
facilities to dispose of all collected surface water. This requirement may be waived by the planning 
commission, under the criteria standards found on page 35 of the staff report. Our township 
engineer reviewed the site plan for this pavement waiver request. The review letter from Ted 
Erickson, the township engineer is included in the packet. He raised no issues with this site plan 
regarding the stormwater management system. Amy asked for Mr. Erickson’s review of the gravel 
parking lot and he raised no issue with it being gravel. Amy said she will be asking if the planning 
commissioners will require a hard surface parking area. In our standards, we include gravel areas 
in our impervious calculations for maximum lot coverage because of the way it compacts and 
doesn’t allow water to infiltrate through it. Staff does have an issue of the proximity of the gravel 
parking area to the single-family home to the south. We are requiring the movement of the parking 
area to the south where currently grass exists due to the use of the commercial business. Staff 
recommends that the whole parking area be required to be paved. 
 
Commercial driveway standards-driveways shall be located as to minimize interference with the 
free movement of traffic and provide adequate site distance. Driveways, including the radii, but 
not including the right turn land and the passing lanes, all of which are administered through 
Livingston County, and they have reviewed this project. The posted speed limit will be 35-39 mph. 
The driveway has the minimum spacing of 185’ in accordance with our township ordinance. The 
permit for the driveway will need to be approved by Livingston County Road Commission.  
 
Signs -we have revised plans that show two commercial units in the first floor area. Each tenant 
can have a wall sign. These sign requirements are listed on page 36 of the staff report. Land use 
permits are required for signage. We will review the proposed signs at the time they will be 
installed, or as part of the building application.  
 

• Commissioner Hughes asked for clarification on the parking lot and driveway standards.  
 
Amy moved on to the Site Plan Review Standards on page 37 of the staff report which she quickly 
covered. The proposed development conforms to all provisions of the township ordinance. 
Variances have been granted by the ZBA for the reduced north and west yard setbacks for the 



 
second-story addition. Currently, the revisions to the site plan meet the engineering, design 
standards as well as the stormwater calculations meet our ordinance regulations and have been 
confirmed with the township engineer.  
 

• Commissioner Chair Muck asked David Wooley if he wanted to address the commissioners on any 
items.  
 

• David stated that the gravel proposal was the idea from the Livingston County Drain Commission 
and the engineer. David explained that he had not issue with paving the parking area. 
Commissioner Leabu expressed concern about winter plowing with a gravel drive would fill in the 
bioswale to the south with gravel. David admitted that the maintenance of a paved parking area 
would be less expensive than a gravel area. David asked for clarification regarding the landscaping. 
He explained that the homeowner to the south already had a line of arborvitaes to the north of his 
home. He wanted to know if those shrubs would be appropriate as a substitute for the proposed 
landscape to the outside of the fence.  David also stated that he could ensure to put in the required 
landscaping in the right-of-way but that he doesn’t want to be held liable if someone gets hit due 
to limited sight distances. David explained that he was concerned that would be a safety issue.  He 
expressed frustration with his past dealings with each Zoning Administrator/Planner regarding his 
development of this project. Commissioner Chair Muck asked David to stand by for questions of 
the Commissioners. He directed the Commissioners to start their discussion. 
 

• Commissioner Leabu started with agreement with the asphalt pavement of the parking area. He 
also said that the row of arborvitaes would be approval on the outside of the fence. He also stated 
that he would keep lower height landscaping towards Kress Rd. 
 

• Commissioner Hughes asked if sidewalks were required in the Neighborhood Services District. Amy 
let her know that our ordinance standards do not require sidewalks in that district. Commissioner 
Hughes asked if our ordinance would allow the two residential units to have some area for a yard 
to enjoy being outdoors. Amy let her know that she had considered that and that there is a 
significant size yard onsite, in the front and rear of the building. Landscaping along Kress Rd, the 
township has visibility requirements that could be applied here so that would alleviate any safety 
concerns with pulling out of the driveway at this location.  
 

• Commissioner Priebe mentioned that she was concerned with landscaping on Shan-Gri-La Dr and 
coming out of the Post Office. She stated that we would want to require any large trees and bushes to be 
set back from the road right-of-way. Amy said that we could apply these same visibility requirements to 
that area as well.  
 

• Commissioner Muir stated that the landscaping should be around the decks. David reminded the 
commissioners that the decks were on the side and in the rear of the building.  
 

• Commissioner Priebe asked if these residential units were condos, and those units had two parking 
spaces per unit, what else would they own? Would they really own anything at ground level that 
would require landscaping? Commissioner Leabu reminded the commissioners that there are 
many legal documents regarding what the condo purchases would entail regarding ownership and 
repairs. Commissioner Leabu said that the developer might be required to put in landscaping on 
the inside of the fence so that the residential owners could enjoy an area that is landscaped and 
enjoyable.  



 
 

• David Wooley explained that on the west side of the parcel were a whole line of lilac bushes 
between Dennis Down’s home and his commercial property. 
 

• Dennis Down, 4710 Shan-Gri-La Dr (west of the development) came up to the microphone with 
recommendation of the commissioners. He asked for clarification of where landscaping for this 
project would be required, inside or outside of the fence. The commissioners stated inside the 
fence. Dennis was good with that information, so he walked back to his seat.  
 

• Commissioner Leabu stated that he was fine with leaving the rest of the landscaping requirements 
to staff since this was just the preliminary site plan review. He said that the applicant had many 
hurdles to overcome before the final site plan. 
 

• Commissioner Hughes stated that she wasn’t expecting landscaping right up against the right-of-
way off Shan-Gri-La but she had some concerns about the parking. She explained that she would 
be hesitant to not require 24 parking spaces here so that there would be 4 parking spaces 
dedicated to the two residential units onsite. Commissioner Muir replied that there is only space 
enough on the site to allow for 20 parking spaces.  
 

• Commissioner Leabu stated that the party store off Chilson Rd. only has never had more than 4-5 
customers at a time in their parking area.  
 

• Commissioner Hamlin asked for clarification if this was a preliminary or a final site plan. He asked 
if this is a preliminary site plan, would we require that they come back for a Final Site Plan.? Amy 
stated that an applicant can request either. She stated that the PC could give final site plan 
approval and condition it on, no permits issued until the applicant meets these conditions, 
whatever the PC wants. A Final Site Plan still has to go to the Township Board for approval. Hamlin 
stated that lighting should be required for the stairway since that is how the residents will access 
their units. Low lying landscaping along Shan-Gri-La should not impact the visibility along that right-
of-way.  
 

• Commissioner Muir stated that the landscape could be placed in the grassy area to avoid loosing 
more parking spaces on the west side of the parcel. Amy agreed with his recommendation there.  
 

• Commissioner Hughes asked why we must waive our site plan standards on this site due to space 
constraints. She said she is having difficulty with understanding why we are allowing this 
development to occur on this 4.4-acre parcel even though there isn’t enough space to meet the 
required parking spaces or the bioswale for the site. She agreed that the building plan is beautiful.   
 

• Commissioner Chair Muck asked if there were any other questions. 
 

• Rodney Marlow 9732 Kress Rd (property to the south) voiced his concern of the PC requirement 
of a 6’ high fence. He stated that his property is a 1 ½ higher than this site’s parking lot. He is 
concerned that the run off from a paved parking lot will continue to erode the area of where his 
arborvitaes exist. He asked if a bioswale will be installed to help with the run off from this site.  
Rodney also asked if the 6’ fence would be high enough to block headlights at the commercial site 
from his view.  
 



 
• Commissioner Hughes reminded the commissioners that at the PC Meeting in January 2023 that 

she had stated that the elevation of the home was quite different then the commercial site.  
 

• Commissioner Priebe asked Amy if our standard allowed a taller fence at this location, such as an 
8’ high fence.  
 

• Commissioner Hamlin reminded the commissioners that 20 cars headlights could be impacting 
Rodney’s view.  
 

• Commissioner Priebe stated that it might be wise to keep this site plan review as a preliminary 
review, due to the headlights and landscaping so the developer can improve their plans for the 
final site plan. Commissioners Hamlin and Priebe asked Rodney Marlow if he wanted an 8’ fence. 
 

• Rodney Marlow stated he did not want an 8’ fence, and that the 6’ fence would be good.  

An Approval Motion made by Commissioner Priebe, supported by Commissioner Muir, that the 
Planning Commission recommends approval of the preliminary site plan SPA #22-002 to the 
Township Board with the following condition; because as conditioned the project meets the site 
plan review standards A-L in section 36-73 (7) and the additional approval standards of the 
Neighborhood Service District under section 36-187 as discussed at tonight’s meeting and as 
presented in the Staff Report.   

The Planning Commission directs the applicant to work with planning staff on the submittal of a 
landscaping plan that conforms prior to Final Site Plan approval.  

The Planning Commission approves the parking requirement waiver for four parking spaces 
because as conditioned it meets the standards of Section 36-330 (h).  

Condition 1: Prior to approval of the final site plan review, the applicant shall submit a photometric 
plan that shows that the intensity of light within a site does not exceed ten (10) footcandles or one 
(1) footcandle at any property line, except where it abuts a residentially used or zoned site 
whereby a maximum of 0.5 footcandles is permitted. 

Condition 2: All lighting shall be turned off between 11:00 PM and Sunrise except when used for 
commercial and industrial uses, such as in sales, assembly, and repair areas, where such use is 
open for business after 11:00 p.m. but only for so long as such use open for business.  Lighting 
used for security between 11:00 pm and sunrise shall be controlled by a motion sensor. 

Condition 3:  Four parking spaces shall be delineated on the site plan and on-site using permanent 
signage as dedicated to the residents of the second-story dwelling units. 

Condition 4: Prior to the issuance of a land use permit for either site improvements or construction 
of the residential units the applicant shall receive approval from all required agencies including, 
but not limited to, Hamburg Township Fire, Engineering and Public Works Departments, Livingston 
County Drain Commissioner, Livingston County Road Commission, and Health Department. 

Condition 5: All signage shall conform to Article XIII, Signs, and land use permits shall be issued 
prior to installation of signage.   



 
Condition 6: Trash bin enclosure details shall be submitted prior to final site plan approval. 

Roll Call Vote:  Ayes (6); Muck, Hughes, Hamlin, Muir, Priebe, Leabu, Mariani  

VOTE: MOTION CARRIED UNANIMOUSLY 
 

2. Waiver to the sign regulations to permit four wall signs on the east front elevation of Kroger 
grocery store, totaling 481.2 square feet, and two wall signs on the south side facade totaling 31.65 
square feet (one wall sign with a maximum size of 198 square feet permitted per Section 36-477) 
at 9700 Chilson Commons Circle (TID 15-22-402-001) 
 

3. Waiver to the sign regulations to permit four wall signs on an existing gas station canopy totaling 
113.5 square feet (one sign with a maximum size of 48 square feet permitted per Section 36-477) 
at 9528 Chilson Commons Circle 
 

• Commissioner Chair Muck opened the floor to Amy Steffens, the Planning and Zoning Director.  

Amy stated that the current sign application that is for the Kroger Store and the Gas Kiosk. This is 
a sign waiver application for wall signs. It is for a 50’ additional sign panel on the existing free-
standing sign at the entrance of the Chilson Commons Shopping Center that was granted by the 
planning commission through the site plan approval for the building expansion. But no additional 
wall signage was considered at site plan approval. On page 2 of the staff report, is a table 
showing wall signs and what is permitted and what needs a waiver.  For Kroger, only one wall 
sign is allowed, sized at 198 sq. ft. Amy read through the applicant’s signage waiver for all of their 
proposed signage. She continued to explain all of the requirements of the Hamburg Township 
site plan review standards and sign ordinance regulations. Amy stated the sign lighting standards 
and Section 36-479 Sign Regulation Waiver.  

• Commissioner Chair Muck opened up the floor to the applicant David Michael from St. Joseph, 
MI . The signs are to assist customers with the pharmacy drive through, grocery store pickup 
area, and the Starbucks location sign. 
 

• Commissioner Muir asked if these signs were for now or for later after the expansion is 
completed. Amy addressed his question by walking the commissioners through the Kroger East 
Elevation Drawings. She explained that this package will cover the expansion of the current store.  
 

• Commissioner Hughes asked if these new signs would replace the existing gas station signs that 
are behind the big bushes. The applicant David said no that the signs would still be there, but 
they could trim those bushes so that customers can see them better.  

An Approval Motion made by Commissioner Muir, supported by Commissioner Mariani, to 
approve all of the sign waivers for properties 9700 Chilson Commons Circle and 9528 Chilson 
Commons Circle, in addition all nonpermitted signage, including banners, flags and temperate 
signage be removed prior to issuance of the final zoning compliance of sign permits.  

• David let the commissioners know that he has begun the process of getting all of these 
nonpermitted signs removed from these locations.  

 



 
• Commissioner Hamlin requested that site plans should be 11X17 as hard copies and placed in the 

outside pickup box for all the commissioners. The rest of the packet materials are fine to stay as 
electronic copies via through email.  

 
• Commissioner Hughes requested a hard copy of all materials (site plans and other exhibits). 

 
• Everyone welcomed Debbie Mariani to the Planning Commission.   

 
ADJOURNMENT 

Motion to adjourn at 8:52 pm. 

Motion made by Commissioner Leabu for adjournment. Seconded by Commissioner Hamlin. 

VOTE: MOTION CARRIED UNANIMOUSLY 

Respectfully submitted, 

Lisa Perschke         

Planning/Zoning Coordinator & Recording Secretary        

Amy Steffens 

Planning & Zoning Director 

The minutes were approved as presented/corrected: ________________________ 

_________________________ 

Commissioner Jeff Muck, Chairperson 
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PHONE:  810-231-1000 
FAX: 810-231-4295 

P.O. Box 157 
10405 Merrill Road 

Hamburg, Michigan 48139-0157 
 

 
 
 
 
 
 
 
 
 
To: Planning Commissioners 
From: Amy Steffens, AICP  

Planning and Zoning Director  

Date: March 15, 2023  
Agenda Item: 7a 
Project address and 
Description: 

Preliminary Site Plan Review (SPA 22-0006) for a second-story 
addition over an existing commercial building to accommodate 
two residential units.  Project will include exterior renovations to 
commercial building, removal of asphalt parking areas to north and 
west, and installation of new parking lot to the south.  Applicant 
has requested waivers to the landscaping and parking 
requirements. 
 

Owner: D&G Real Estate  
Applicant: David Woolley  
Agent: Momus Inc. 

 
PROJECT HISTORY 
 
On January 18, 2023, the Planning Commission held a public hearing to consider a special use 
permit to allow the addition of two residential units above a commercial structure.  After taking 
testimony from the public, applicant, and staff, a motion to approve the special use permit failed 
3 to 1.  The meeting minutes are attached as Exhibit I.   
 
Because the motion to approve the special use permit failed, the Planning Commission tabled the 
site plan review for the same project.  The Commissioners did, however, offer comments on the 
proposed site plan.  Particularly, Commissioners suggested that the applicant address the 
deficient landscaping and parking, as well as address the township engineer's drainage 
comments. 
 
 
LOCATION  



 
 
The subject site (15-21-405-016) is a 0.44-acre site located at the corner of Kress Road to the east 
and Shan-Gri-La Drive to the north. The subject property is zoned Neighborhood Service (NS) 
and has most recently been used as a convenience and liquor store. In the 2020 Master Plan the 
subject site has a Future Land Use Designation of Neighborhood Commercial. 

 
 Current Zoning Classification Current Use of Property Future Land Use Designation 
Subject Site Neighborhood Service Vacant retail  Neighborhood Commercial 
North Neighborhood Service Post office Neighborhood Commercial 
South Waterfront Residential single-family residential Waterfront Residential 
East Waterfront Residential single-family residential Medium Density Residential 
West Waterfront Residential single-family residential Waterfront Residential 

 
PROJECT DESCRIPTION  
Site plan review application to allow a second-story addition to the existing commercial building 
to accommodate two residential units.  Existing asphalt parking areas along the west and north will 
be removed and replaced with grass.  In addition, the applicant is requesting a waiver of the paved 
parking standards and landscaping standards. 
 
The project plans, building elevations, floorplans and sign plans are attached to this report for the 
Planning Commissions review.  

Table 1 
Development Review Compliance Table 

 
Criteria/Regulation Required by 

Regulations 
Proposed Project  Status 

NS SETBACKS: 
Front Yard: 

 
25’ 

 
17’4” (Kress) 

 
Variance granted* 



Criteria/Regulation Required by 
Regulations 

Proposed Project  Status 

  
RearYard: 

Minimum Side: 
 

 
25’ 
20’ 

 18’6” (Shan-Gri-La) 
44’9’ 
79’4” 

Variance granted* 
Conforms 
Conforms 

* On December 14, 2022, the Zoning Board of Appeals granted two dimensional variances for construction 
of the second story:  addition and deck will be 17 feet, 4 inches from the front (east) property line, where 25 
feet is required. The roof top deck will be 18 feet, 5 inches from the side (north) property line, where 19 feet 
is required (Section 36-187 and 36-230).   
 
NUMBER OF 
STORIES/ 
HEIGHT 

2.5 story/ 35 feet 2 story/ 26 feet  Conforms 

LOT SIZE:  10,000 square feet 19,166 square feet Conforms 
 

LOT COVERAGE:  
Building: 

Total 
Impermeable: 

 

 
 

40% of Lot Size 
75% of Lot Size  

 
 

16.0% (existing) 
54% 

 

 
 

Conforms 
Conforms 



Criteria/Regulation Required by 
Regulations 

Proposed Project  Status 

LANDSCAPING:  
 
20’ Wide Greenbelt 
East and North 
1 canopy tree and 4 
shrubs, for 40 linear 
feet of frontage 
 
 
 
20’ Wide Buffer  
Com:Res (B) 
South and West:  
6 foot high 
continuous wall 
or berm, and  
1 canopy tree, 1 
evergreen tree and 4 
shrubs per 
each 30 linear feet 
along the property 
line 
 
 
Parking Lot 
1 canopy tree for 
each (2,000) square 
feet of paved 
driveway and 
parking lot surface, 
with no less than 2 
trees provided 
 

 
 
 
 
East: 5 canopy trees and 
18 shrubs 
 
North: 3 canopy trees 
and 16 shrubs 
 
 
 
 
West: 7 canopy, 7 
evergreen, and 28 
shrubs; berm or wall  
 
South: 4 canopy, 4 
evergreen trees, and 16 
shrubs; berm or wall 
 
 
 
 
8 canopy trees 

 
 
 
 
None 
 
 
2 existing canopy 
trees 
 
 
 
  
Existing tree line 
 
 
 
None 
 
 
 
 
 
 
None 

 
 
 
 

Waiver requested 
 
 

Waiver requested 
 
 
 
 
 

Waiver requested 
 
 
 

Waiver requested 
 
 
 
 
 
 

Waiver requested 
 
 

 
 
 



Sec. 36-280. Existing plant material. 
(a) Consideration of existing elements in the landscape design. In instances where healthy plant material 

exists on a site prior to its development, the planning commission may permit substitution of such 
plant material in place of the requirements set forth in this section.  

 
Waivers and Modifications. The Planning Commission may waive or modify the fencing or landscape 
buffering requirements upon a determination that a solid fence or landscaping buffer will not be necessary 
or effective for screening. In making such a determination, the following shall be considered. 

1. Need for security; 
2. Abutting district or existing use; 
3. Extent that existing natural vegetation provides the desired screening; 
4. Topography which would eliminate the benefits of required landscaping; 
5. Building heights and views in relation to existing topography and vegetation as well as views from 
adjacent uses; 
6. Similar conditions existing such that no good purpose would be served by providing the required 
landscaping plan. 

 
Staff Analysis:  
South Side: The existing lot to the south is currently developed with a single-family home sited at the 
southwest corner of the subject site.  The applicant proposes a gravel parking area along the side of the site, 
with a 16.7-foot bioswale, with no proposed required berm or wall and no landscaping.  Staff has concerns 
about the impact of headlight flicker and vehicular sounds becoming a nuisance to the single-family dwelling 
to the south.   
 
Staff Suggestion Conditions 1:  
The Planning Commission should consider requiring the applicant, at a minimum, to add a 6-foot-tall solid 
fence near the south side of the parking lot to lessen the impact from this project on the property to the south, 
with the required shrubs on the outside of the fence to soften the aesthetic appearance of the fence.  
 
Staff comment: a six-foot tall fence is proposed per the revised plans along the south property boundary. 
 
West Side:  
The existing home is approximately 58 feet from the west property line and the proposed paved and gravel 
parking areas will abut the shared property boundary.  There is adequate room immediately west of the 
commercial building to provide the required landscaping. 
 
Staff Suggestion Condition 2: 
The Planning Commission should consider requiring the applicant, at a minimum, to add a 6-foot-tall solid 
fence along the west property boundary to lessen the impact from this project on the property to the west, 
and to install the required landscaping material on the west side of the fence.  Trees and shrubs should be 
installed in the existing grassed yard.   
 
Staff comment: a six-foot tall fence is proposed per the revised plans along the west property boundary. 
 
 
 



Criteria/Regulation Required by 
Regulations 

Proposed Project  Status 

East and North right-of-way greenbelt:  
There is no landscaping, nor the required 20-foot wide greenbelt, proposed along the west front or north 
front property boundaries.  The existing asphalt parking areas will be removed and replaced with grass.  
While the removal of the hard surface along the street right-of-ways would be an improvement to the 
aesthetics of the site, staff finds that the request to provide no landscaping in these areas is not supportable 
due to a unusual characteristics of the site.   
 
Staff Suggestion Condition 3:  
At a minimum, the required landscaping for the portion of the west yard that will be grassed should be 
landscaped to the township requirements.  Required landscaping should be installed along the north property 
boundary.   
 
Parking lot:   
The proposed asphalt and gravel parking lot does not provide adequate space in order to meet required 
parking and maneuverability.  However, there is a bioswale proposed along the south gravel parking lot and 
additional landscaping may be appropriate.   
 
Staff Suggestion Condition 4: Applicant shall provide additional landscaping materials along the bioswale.   
 
LIGHTING:     

Section 36-295:  
1. Exterior lighting shall be fully shielded and directed downward toward the Earths surface, away 

from residential uses, roads, glass, water or other reflective materials which would create 
excessive off-site glare or incident rays. 

The lighting plan provided is not adequate to determine the conformance to the zoning ordinance 
requirements.  The building elevations show that three wall mounted lights will be installed, but the 
photometric plan indicates four lights will be installed.  Additionally, two different types of spec 
sheets were provided but it is not clear from the plans which light is proposed to go in which location.  
It appears that the light labeled as WP2FA60 would not comply with the zoning requirements for 
being fully shielded.   
 
Staff Suggestion Condition 5:  Prior to issuance of a land use permit the applicant shall submit a 
photometric plan that shows that the intensity of light within a site does not exceed ten (10) 
footcandles or one (1) footcandle at any property line, except where it abuts a residentially used or 
zoned site whereby a maximum of 0.5 footcandles is permitted.  
 

2. The Zoning Administrator and/or Planning Commission may approve decorative light fixtures 
as an alternative to shielded fixtures when it can be proven that there will be no off-site glare 
and the proposed fixtures will improve the appearance of the site. 

The proposed lights are not decorative light fixtures. 
 

3. Lights on poles shall not be taller than the building whose area they illuminate nor taller than 
fifteen (15) feet whichever is shorter. Lights on poles may exceed fifteen (15) feet up to twenty 
(20) feet if the fixtures are located a minimum of seventy-five (75) feet from any planned, zoned 



Criteria/Regulation Required by 
Regulations 

Proposed Project  Status 

or used residential areas. 
No light poles are proposed.  
 

4. Lighting shall not be of a flashing, moving or intermittent type. 
No flashing lighting is proposed.  
 

5. Except where used for security purposes, all outdoor lighting fixtures, existing or hereafter 
installed and maintained shall be turned off between 11:00 p.m. and sunrise, except when used 
for commercial and industrial uses, such as in sales, assembly and repair areas, where such use 
is open for business after 11:00 p.m. but only for so long as such use open for business. Businesses 
with light fixtures used for security purposes are encouraged to use a motion detection device 
which is directed to detect motion within the property. 
 
Staff Suggested Condition 6:  
All lighting shall be turned off between 11:00 PM and Sunrise except when used for commercial and 
industrial uses, such as in sales, assembly and repair areas, where such use is open for business after 
11:00 p.m. but only for so long as such use open for business.  Lighting used for security between 
11:00 pm and sunrise shall be controlled by a motion sensor. 

 
6. Any light fixture must be placed in such a manner that no light emitting surface is visible from 

any residential area or public/private roadway, walkway, trail or other public way when viewed 
at ground level. 

See above. 
 

7. The intensity of light within a site shall not exceed ten (10) footcandles or one (1) footcandle at 
any property line, except where it abuts a residentially used or zoned site whereby a maximum 
of 0.5 footcandles is permitted. The only exception is with gas station canopy and automobile 
dealership lighting, where a maximum of twenty (20) footcandles is permitted within the site but 
the above standards shall apply to intensity at the property line. 
The photometric plan that was submitted in the project plans does not include the residential porch 
lights.   
 
  

PARKING: 
Regular Parking 
Stalls 

Retail store 
requirement: 1 

parking space for 
each 150 square feet 

of floor area 
 
 
 
 

 
 
 

20 
 
 
 
 
 
 
 
4 

 
 

 
20 
 
 
 
 
 
 
 
 

 
 
 
Conforms 
 
 
 
 
 
 
 
 



Criteria/Regulation Required by 
Regulations 

Proposed Project  Status 

Apartment unit in 
NS district 
Two spaces for each 

dwelling unit 
 
Loading Spaces 
Not required for use 
under 5,000 square 

feet 
 
 
  

 
 
 
0 

 

 
No dedicated 

apartment spaces 

 
Waiver required 
 

Staff analysis:  The requested parking waiver would be appropriate given the small footprint of the 
commercial building, if the four required apartment spaces were permanently delineated on the site plan and 
on-site.   
 
Staff Suggested Condition 7:  Four parking spaces shall be delineated on the site plan and on-site using 
permanent signage as dedicated to the residents of the second-story dwelling units. 
General Parking Requirements:  

1. Off-street parking for non-residential uses shall be located on the 
same lot or parcel or within three hundred (300) feet of the 
building it is intended to serve provided the provisions of Section 
10.2.2., Collective Parking, are met. 

2. A minimum area of 200 square feet shall be provided for each 
vehicle parking space and each space shall be designated and 
reserved for parking. 

3. A suitable means of ingress and egress shall be provided and 
located to minimize traffic congestion and interference with 
pedestrian movement. The location of all entrances and exits and 
directional signs, shall be approved by the Planning Commission, 
and where required by the Livingston County Road Commission 
and the Michigan Department of Transportation. 

4. Parking areas with a capacity of four or more vehicles shall be 
hard surfaced (either concrete, bituminous asphalt or other 
stabilized engineered surface) prior to occupancy and shall 
provide adequate drainage facilities to dispose of all collected 
surface water. The requirement for paving may be waived by the 
Planning Commission through paragraph 10.2.1.I. 

5. Except for single-family residential lots, lighting shall be 
provided for use when a parking area is in operation. The 
installation of such lighting shall be so hooded or shielded as to 
reflect the light away from abutting or neighboring property. 

6. When required off-street parking in a non-residential district abuts 
a residential district, there shall be located a landscaped buffer 
strip fifteen (15) feet wide and parallel to the mutual boundary. 

 
Conforms 
 
 
 
See engineer comments 
 
 
*See Suggested Condition 8 
 
 
 
 
 
Waiver requested 
 
 
 
 
 
See suggested conditions 5 and 6 
 
 
 
See suggested conditions 1, 2, 
and 3 
 



Criteria/Regulation Required by 
Regulations 

Proposed Project  Status 

The buffer strip shall be composed of trees and/or foliage. In lieu 
of a buffer strip, the Planning Commission may permit or require 
a solid fence or wall between six (6) and eight (8) feet in height 
shall be located along the mutual boundary.  

7. Federal and State requirements regarding handicapped parking 
and access shall apply. 

 
 
 
 
No accessible space is indicated 
on the plans.  See suggested 
condition 8 

Staff analysis of hard surface requirement:  The Planning Commission may grant a waiver to the paving 
requirement for off-street parking areas per Section 36-330(h): 
 
Federal and state requirements regarding handicapped parking and access shall apply. Where the 
planning commission determines that a gravel off-street parking lot or loading area would be preferable 
to hard surface paving for environmental and drainage reasons, a gravel parking lot and/or loading area 
may be permitted. This determination will be based upon the following criteria: 

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

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

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

(4) The existence of adjacent uses which may be impacted by dust generated by a gravel parking or 
loading area; 

(5) Existing hydrologic and ecologic features such as adjacent wetland complexes which may be better 
protected by the reduced runoff resulting from gravel parking or loading area; 

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

(7) The potential for, or ability to minimize, erosion and sedimentation from a gravel parking or loading 
area. 
The applicant has indicated that the gravel parking area will “significantly reduced storm runoff given the 
gravelly sand formation as described by the observed soil test pits.”  As a practical matter, staff would have 
concerns about the location of a gravel parking area within proximity to the single family residential use to 
the south.  Currently, the area where the proposed gravel parking lot is shown is grassed yard and is not used 
in conjunction with a commercial business.  Per the township engineer’s letter dated January 10, 2023, 
stormwater calculations have not been provided for the bioswale.  Staff suggested that the applicant provide 
the requested information to the township engineer on which the engineer can provide a response to the 
storm runoff and the necessity for the gravel parking lot prior to a decision on the waiver. 
 
DRIVEWAYS: COMMERCIAL Section 36-335 
General Standards  
A. Driveways shall be located so as to minimize interference with the 
free movement of traffic, to provide adequate sight distance, and to 
provide the most favorable driveway grade. 
B. Driveways, including the radii but not including right turn lanes, 

See suggested condition 8 
 
 
 
 



Criteria/Regulation Required by 
Regulations 

Proposed Project  Status 

passing lanes and tapers, shall be located entirely within the right-of-
way frontage, unless otherwise approved by Livingston County or the 
Michigan Department of Transportation and upon written certification 
from the adjacent property owner agreeing to such encroachment. 
 
Spacing of Driveways:  
Posted speed limit 35 to 39 MPH has minimum commercial driveway 
spacing of 185 feet.  
 
Spacing at Intersections:  
Along local streets from intersection with a non-arterial intersection the 
minimum spacing for a full movement driveway is 75 feet  

 
 
 
 
 
 

Staff Suggested Condition 8:  
Prior to issuance of a land use permit the applicant shall receive approval from all required agencies 
including, but not limited to, Hamburg Township Fire, Engineering and Public Works Departments, 
Livingston County Drain Commissioner, Livingston County Road Commission, and Health Department. 
 
SIGNS  
Section 36-477:  
Freestanding Sign:  

Monument:   
 
 
 
OR 

Pole 
 
 
 
Wall Sign:  

One square foot for 
every two linear feet 
of building frontage, 

or 100 square feet, 
which is less. 

 
Projecting or 
Hanging: 

One projecting or 
hanging sign 

permitted; shall not 
exceed 10 square 

feet. 

 
One maximum 32 
square feet, 6-foot 
height, 2-foot base, and 
10-foot setback.   
 
One maximum 25 
square feet, 15-foot 
height, and 10-foot 
setback 
 
 One square foot of wall 
sign per two lineal feet 
of tenant space frontage 
 
 
 
 
 
 
One awning sign may be 
used in lieu of a wall 
signs 
 

 
No freestanding sign 
proposed 

 
 

 
No freestanding sign 
proposed 
 
 
 
Two wall signs of 20-
square feet are shown 
on the elevations.   
 
 
 
 
 
 
Awning sign shown 
on elevations, along 
with two wall signs. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 



Criteria/Regulation Required by 
Regulations 

Proposed Project  Status 

Staff Suggested Condition 9: 
All signage shall conform to Article XIII, Signs, and land use permits shall be issued prior to installation of 
signage. 
 

 
SITE PLAN REVIEW STANDARDS 
   

In the review of all site plans, the Zoning Administrator and the Planning 
Commission shall endeavor to assure the following: 
A. The proposed development conforms to all provisions of the Zoning Ordinances. 
 Please see the “Table 1 Development Review Compliance Table” on pages 3-14 for 

analysis on the project compliance and consistency with the intent and purpose of the 
Township’s Zoning Ordinance. 

  
 Variances have been granted for reduced north and west yard setbacks for the second-

story addition.    
 
 With suggested Conditions 1-10 staff believe the proposed development will conform 

to all the provisions of the Zoning Ordinance.   
 
B. All required information has been provided. 

The information submitted appears to be adequate to allow the Planning Commission 
to review the preliminary site plan for the subject site.  However, the township 
engineer has indicated that the plans do not meet engineering and design standards 
and should be revised. 

 
C. The movement of vehicular and pedestrian traffic within the site and in relation 

to access streets and sidewalks will be safe and convenient. 
 The Livingston County Road Commission has indicated that a commercial driveway 

could be installed in the south corner of the property.  A driveway permit will be a 
requirement of the land use permit. 

 
 Removal of the asphalt parking area along the right-of-ways of Kress and Shang-Gri-

La make ingress and egress safer for customers, as well as motorists and pedestrians 
traversing either street.   

 
 D. The proposed development will be harmonious with existing and future uses 

in the immediate area and the community. 
 The proposed development will provide for interior improvements, site work, and a 

second-story addition to an existing commercial building.  This site has been used 
historically as a retail establishment and will continue to be used for retail purposes, 
or could be used for any permitted use in the NS district.  The addition of the two 
proposed dwelling units will be harmonious with the existing residential uses to the 
east, west, and south.  Additionally, this area is a small neighborhood-oriented 
commercial center with the post office to the north.   



 
 Please review staff analysis of the landscaping and lighting requirements.  The 

landscaping requirements could partly be waived given the site constraints.  However, 
to offer no greenbelt along either right-of-way is not appropriate, particularly since 
there is adequate room in the area along both streets.  Additionally, this site does abut 
residential uses to the west and south and some additional protections should be 
afforded those residential uses from the commercial use.  

 
 It appears that the design of the proposed development as conditioned will be 

harmonious with the existing and future uses in the immediate area and the 
community.     

 
E. The proposed development provides the necessary infrastructure improvements, 

such as roads, drainage, pedestrian facilities and utilities, to serve the site, and be 
adequately coordinated with the current and future use of adjacent properties.  

 Per the township engineer’s review letter, the necessary drainage requirements cannot 
be evaluated.  The engineer has requested stormwater calculations be provided.    

 
F. The applicable requirements of Township, County and State agencies are met 

regarding grading and surface drainage and for the design and construction of 
storm sewers, storm water holding facilities, water mains, and sanitary sewers. 

 Prior to issuance of a land use permit the applicant will need approvals from all the 
required local, state, and federal agencies. 

 
G. Natural resources will be preserved to the maximum extent possible in the site 

design by developing in a manner which will not detrimentally affect or destroy 
natural features such as lakes, ponds, streams, wetlands, steep slopes, and 
woodlands. 

 The lot is relatively flat and there is an existing commercial structure on the site. There 
are no natural features present on the site. 

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

extent possible by minimizing the amount of cutting, filling, and grading 
required. 

 The subject property is mostly flat and minimal grading will be required as a part of 
this project in order to remove the existing asphalt and install a new parking area.  

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

The LCDC will need to issuance a soil erosion or sedimentation control permit prior 
to issuance of a building permit.  

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

to maintain, improve and/or restore the aesthetic quality of the site. 
 As proposed, the landscaping plan is deficient to improve the aesthetic quality of the 

site, particularly with the adjacent residential use and the proposed residential use.  
With the suggested landscaping conditions this requirement would be met.    

 



K. Conformance to the adopted Hamburg Township Engineering and Design 
Standards.   

 The engineer has reviewed the plans for compliance with the Engineering and Design 
Standard and provided comments (Exhibit H).  It appears that there is a question as to 
whether the provided storm water management is adequate.  

 
L. All proposed commercial, office, industrial, institutional and multiple family 

development shall utilize quality architecture to ensure that buildings are 
compatible with surrounding uses, protect the investment of adjacent 
landowners, blend harmoniously into the streetscape and meet the objectives the 
Township Master Plan.  New buildings, additions and renovations shall be 
designed to preserve or complement the design character of existing development 
provide visual harmony between old and new buildings, and create a positive 
image for the Township's various commercial shopping nodes.  Commercial, 
office, industrial, institutional and multiple family architecture shall be reviewed 
by the Planning Commission under the following criteria: 

 
1. Buildings shall front towards and relate to the public street.  Buildings shall 

be located to create a define streetscape through uniform setbacks and 
proper relationship to adjacent structures.  Proper relationship to existing 
structures in the area shall be maintained through building mass, 
proportion, scale, roof line shapes and rhythm.  Buildings within the area 
designated on the M-36 Corridor Plan/Master Plan as the "Hamburg 
Village" shall be compatible with the historic character of the 
unincorporated place commonly referred to as the "Old Hamburg Village." 

2. Building materials and colors shall relate well and be harmonious with the 
surrounding area.  Roof shape and materials shall be architecturally 
compatible with adjacent buildings and enhance the predominant 
streetscape.  For any side of a principal building  facing a public or private 
street, at least fifty percent (50%) of the facade shall be constructed of, or 
covered with, the following materials: 
a. Brick; 
b. Fluted or scored concrete block; 
c. Cut stone; 
d. Vinyl siding; 
e. Wood siding; 
f  Glass; or, 
g. Other materials similar to the above as determined by the Planning 
Commission. 

3. Buildings shall possess architectural variety, but enhance the overall cohesive 
community character.  Buildings shall provide architectural features, details 
and ornaments such as archways, colonnades, towers, cornices or peaked roof 
lines. 

4. Building walls over 100 feet in length shall be broken up with a combination 
of the following: varying building lines, windows, architectural accents and 
trees.   



5. Building entrances shall utilize windows, canopies and awnings; provide 
unity of scale, texture, and color; and provide a sense of place.  

6. Where the rear facade of a building will be visible from a residential zoning 
district, or the rear of the site will be used for public access or parking, such 
rear facade shall be constructed to a finished quality comparable to the front 
facade.  

7. Signs, landscaping, lighting and other site elements shall be coordinated and 
compatible with the building design, as well as harmonious with other 
nearby developments.  Developments shall provide site features such as 
decorative entry signs, ornamental lighting, pedestrian plazas and/or 
pedestrian furniture. 

  
Staff Analysis:  
The proposed use will utilize the existing structure on the site. The changes proposed 
to the existing structure will provide much needed upgrades to the exterior aesthetic.  
The design is compatible with adjacent uses. However, the Commission should 
consider the exterior finishes and whether they are compatible with the use and 
adjacent properties.    

 
 
36-187(d) NS Neighborhood Service and CS Community Service District Standards 
The following criteria shall be used, in addition to the standards contained in article III of this 
chapter or the subdivision control ordinance, as a basis upon which site plans or subdivision plats 
shall be reviewed and approved by the Township: 

(1) All uses permitted in these districts including storage shall be conducted entirely within an 
enclosed structure unless otherwise specified herein. 
 
Staff analysis:  There is no proposed outdoor use of this site.   
 
Staff suggested condition: The second story decks are for private residential use only and 
shall not be used in conjunction with a commercial use of the site unless granted Township 
approval. 
 

(2) Where these districts abut a residential district, there shall be provided either a landscape 
buffer strip designed in accordance with the provisions of Section 36-278 or a fence 
between six and eight feet in height as determined and approved by the Planning 
Commission.   
 
Staff analysis: see landscape waiver discussion 

 
 

RECOMMENDATIONS:  
Staff recommend the Planning Commission review, discuss and make a recommendation  to the 
Township Board to either approval or denial of the Preliminary Site Plan Application (PSPA22-
0006) or table the application and request any additional information deemed necessary for 
review.  
 



Site Plan Review 22-0006 Draft Approval Motion:  
The Planning Commission recommends approval of the preliminary site plan (SPA22-002) to 
the Township Board with the following conditions; because as conditioned the project meets the 
site plan review standards A-L in section 36-73 (7) and the additional approval standards of the 
Neighborhood Service District under section 36-187 as discussed at tonight’s meeting and as 
presented in the Staff Report.   
 
The Planning Commission approves the landscaping waiver for _______(please state the specific 
landscaping requirements for which a waiver is granted) because it meets the standards set forth 
in Section 36-281(f).  The Commission directs the applicant to work with the planning staff on 
submittal of a landscaping plan that conforms to site plan approval. 
 
The Planning Commission approves the parking requirement waiver for __________ (please 
state the number of parking spaces the waiver allows) because as conditioned it meets the 
standards of Section 36-330 (h).  
 
Condition 1: A 6-foot-tall solid fence along the south side of the parking lot to lessen the impact 
from this project on the residential use south shall be installed, with the required shrubs planted on 
the south side of the fence.  Fence details should be submitted prior to final site plan approval. 
 
Staff comment:  A six-foot tall wooden fence is proposed along the west and south property 
boundary.  However, no additional landscaping is provided. 
 
Condition 2: A 6-foot-tall solid fence along the west property boundary to lessen the impact from 
this project on the residential use to the west shall be installed, with the required shrubs planted on 
the west side of the fence.  Trees and shrubs shall be installed in the west yard adjacent to the 
building.  Fence details should be submitted prior to final site plan approval. 
 
Staff comment:  While a six-foot tall wooden fence is proposed along the west property boundary, 
no additional landscaping is proposed along the fence nor in the west rear yard. 
 
Condition 3: The required landscaping for the portion of the east front yard shall be landscaped 
to township requirements.  Required landscaping shall be installed along the north property 
boundary.  
 
Staff comment:  No landscaping is proposed in the east front yard or the north front yard. 
 
Condition 4: Applicant shall provide additional landscaping material along the bioswale.  
 
Staff comment:  No landscaping is proposed along the bioswale. 
 
Condition 5: Prior to issuance of a land use permit the applicant shall submit a photometric plan 
that shows that the intensity of light within a site does not exceed ten (10) footcandles or one (1) 
footcandle at any property line, except where it abuts a residentially used or zoned site whereby a 
maximum of 0.5 footcandles is permitted. 
 
Staff comment:  No photometric plan has been submitted that shows the second-story residential 



porch lighting. 
 
Condition 6: All lighting shall be turned off between 11:00 PM and Sunrise except when used for 
commercial and industrial uses, such as in sales, assembly and repair areas, where such use is open 
for business after 11:00 p.m. but only for so long as such use open for business.  Lighting used for 
security between 11:00 pm and sunrise shall be controlled by a motion sensor. 
 
Condition 7:  Four parking spaces shall be delineated on the site plan and on-site using permanent 
signage as dedicated to the residents of the second-story dwelling units. 
 
Condition 8: Prior to issuance of a land use permit for either site improvements or construction 
of the residential units the applicant shall receive approval from all required agencies including, 
but not limited to, Hamburg Township Fire, Engineering and Public Works Departments, 
Livingston County Drain Commissioner, Livingston County Road Commission, and Health 
Department. 
 
Condition 9: All signage shall conform to Article XIII, Signs, and land use permits shall be issued 
prior to installation of signage.   
 
Staff comment:  The plans submitted for the January 18, 2023 Commission meeting did not 
indicate that the first-floor commercial space would be subdivided to allow two tenants but the 
elevation plans showed signage that would not have been permitted for one tenant space.  Each 
tenant space may have a sign, not to exceed one square foot per two lineal feet of tenant space 
frontage; wall signs may be up to 20 square feet regardless of frontage.   
 
Condition 10: Trash bin enclosure details shall be submitted prior to final site plan approval. 
 
EXHIBITS:  
Exhibit A: Site Plan Project Plans (dated March 1, 2023)  
Exhibit B: Project plans 
Exhibit C: Elevations (fire dated January 27, 2023) 
Exhibit D: Landscaping plans  
Exhibit E: Lighting plans   
Exhibit F: Applications 
Exhibit G: Livingston County Road Commission sight distance review  
Exhibit H: Township engineer review letter  
Exhibit I:  January 18, 2023 draft Planning Commission meeting minutes 

 



10405 Merrill Road 

P.O. Box 157 
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CALL TO ORDER 

PLANNING COMMISSION MEETING 

Wednesday, January 18, 2023 at 7:00 PM 

Hamburg Township Hall Board Room 

MINUTES 

Commissioner Muir called the meeting to order at 7:00 pm. 

PLEDGE TO THE FLAG 

ROLL CALL OF THE BOARD: 

1) PRESENT:

John Hamlin

Patricia Hughes

Ron Muir (Co-Chair)

Joyce Priebe

2} ABSENT:

Paul Bohn

Victor Lea bu Jr

Jeff Muck, Chair

APPROVAL OF MEETING AGENDA for tonight. 

Approval Motion to approve agenda as presented was made by Commissioner Hughes, seconded by 

Commissioner Priebe. 

VOTE: MOTION CARRIED UNANIMOUSLY 

APPROVAL OF THE MEETING MINUTES 

Approval Motion to accept the November 16, 2022, Meeting Minutes as presented was made by Commissioner 

Priebe, seconded by Commissioner Hamlin. 



CALL TO THE PUBTIC

None

UNFINISHED BUSINESS

None

CURRENT BUSINESS

a) Public hearing for Special Use Permit (22-003) to consider a req uest to construct two residentia I units
in a proposed second-story addition at 9704 Kress Road (15-21-405-016).

Co-chair Muir opened the meeting to Amy Steffens, the Planning and Zoning Director. Amy
clarified that we were talking of the old Bluewater Party Store at the corner of Kress Rd and
Shan-Gri-La Dr. This location has been operated as a liquor store for several years with multiple
owners and has been vacant for several years as well. The size of the site is 0.44 acres and is

found within the Neighborhood Service Zoning District which matches the intent of our Master
Plan's Future Use Map, as the community envisioned this area to be developed.

The plans that were submitted on 72115122 show interior renovations to the existing single

story retail space with two additions ol L,f52 sq ft, 2-bedroom residential units, each with
exterior entrances and roof top deck on a proposed second story of this existinB store.
Apartments in the Neighborhood Service District are permitted with the approval of a special

land use permit. The ZBA Board held a public hearing and granted two dimensional variances
for the second story construction on December 14,2022. The addition and deck will be 17.4'
setback in the front along Kress Rd, where a 25'setback is required. The roofdeck will be 18.5'
side yard setback along Shangri-la where 19'is required.

The Planning Commission has discretionary review standards when they analyze a special land

use, could be appropriate if it meets those criteria. The first review standard is the compatibility
withtheMasterPlan,andif itwill be harmon ious with the surrounding com m un ity. The second

review standard for special uses is compatibility with the surrounding area. By having a viable
retail use in this location with the corresponding designation found in our Master Plan would
be an improvement to the surrounding vicinity, meeting the third review standard. The fourth
standard is minimal traffic impact to the street system. The Livingston County Road

Commission has provided comments and has issue a site distance review that indicates that no

commercial approach can be approved off Shan-Gri-La Dr. A commercial approach could be

approved 40' north of the south property boundary line off Kress Rd. Applicant is aware that
a commercial approach permit and plans will be required for the approach off Kress Rd. Prior

to the issuance of a land use permit, if this project is approved, that Livingston County Road

Commission approval will be required before any permits can be issued. The fifth review
standards are regarding any possible impact of the overall environment. This proiect consists

of an existing retail building and existing parking lot, which would be reconfigured for this use.

The proposed residential units will be a vertical addition and would not increase the impervious

surface area. No adverse environmental impact will result from allowing this special use. The

VOTE: MOTION CARRIED UNANIMOUSLY



sixth review standard, public services impact, will be minimal. No additional streets, pedestrian
or bicycle facilities, police and fire protection, drainage systems, water and sewage facilities,
and schools will be needed for this use. Compliance with the zoning ordinance standards
regarding Neighborhood Services, the seventh standard is met by providing convenient retail
and personal service establishments that are accessible to nearby families and neighborhoods.
ln the Special Use Table, it refers you to additional standards that must be met. The PC must
find that the special use permit application meets those 7 previously mentioned standards that
we covered, but also additional standards that apply to all buildings containing residential uses
in the Neighborhood Service, Commercial Service and Old Hamburg Districts. That is where the
mixed-use development is allowed. The standards are on page 6. One, the residential dwellings
will be located on the second floor and the retail will be on the first floor. There is no potential
to create all residential at this site. Two, the gross square footage for apartments within a

building shall not exceed the gross square footage for business occupancy within the building.
This condition is met, with the retail square footage about 600 sq. ft more than the resident
space. Three, the construction of this project shall comply with all Livingston County Building
Department and the Hamburg Township Fire Department's adopted building and fire codes
before building permits are issued. Four, when a building is used for both residential and
business occupancy, the residential apartments must occupy areas above the first floor and
must not occupy the same areas as the retail use on the first floor. These uses can't be mixed
vertically, and this condition is met. Five, each exclusive use for residential shall be separate
from the access into the business area. We are actually dealing with two residential uses over
a retail space and not dealing with an apartment complex in a urban area, so the intent of this
standard is met. Six, all accessory structures that are related to the apartments shall be so

designated on the site plan, and subject to approval by the planning commission. No accessory
structures have been proposed on the site plan. lf they wish they could apply to add one, and
they could change their slte plan. Seven, a parking area shall be reserved on the parcel for the
principal building and designated for the exclusive use of the apartment occupants. Two
parking spaces shall be required for each apartment. This condition is met since all parking is
provided onsite. Recommendation is given that the residential use parking be delineated by
permanent signage on the site plan if the project is approved. Eight, if modifications are made
to this building with residential uses in the future, it would need to come before the Planning
Commission as a site plan review and approval. Lastly, that if this whole building is converted
a permitted used in the zoning district, found in Section 36-36, it would not require any special

use approval.

Commissioner Muir asked the applicant to identify who he was. David Woolley of D & G Real

Estate walked up to the podium and introduced himself. He had nothing more to offer the
Planning Commission.

Commissioner Muir opened the Public Hearing for this Special Use Permit (22-003).

Brad Flinger (lives in the Shan-Gri-La subdivision) asked what business was going to be placed

below in the retail space. Will it become another party store or what type of business will it
be? Where is D & G Real Estate located?

a

Gerald Lillv (4476 Shan-Gri-La Dr) has lived in area for 25 years, as a cottage, full-time. A partya

store gets money from the marina, and that hasn't been a reliable business that does well in



this area. Gerald is opposed due to his concerned about adding a parking lot and a detention
pond, because after the sewers were put in there was a loss of aquatic life. A U of M Survey
documented frogs, turtles, 15 different kinds of fish, and five different kinds of water birds.
Resident is worried about any physical changes to the area will impact the environment. New
families with children are moving into the neighborhood, and he is concerned about the
engineering calculations of the detention pond could impact the recreation living of the
subdivision. Business is important, but we need to be careful of what we do to our
environment. Spoke on behalf of Scott Claimer- 4491 Shan-Gri-La Dr, in opposition to the
redevelopment of the Bluewater Party Store renovation, if it requires additional stormwater
detention and parking.

Loren Steff (9778 Fireside Ct) is concerned that this might be rented for low-income housing
It would invite an element that we do not want in our neighborhoods. Residents in the
downtown area do not understand the quality of life we have in this area. The number of
parking spaces is a concern due to the number of transient people who will come and go in the
community, especially if it becomes an Airbnb. Loren also asked for clarification on the size of
each residentia I unit.

a Brad Flinser (lives in the Shan-Gri-La subdivision) Lake Shan-Gri-La runs into the Chain of Lakes

down river. The vacant Bluewater building exists where a creek used to run to Zukey Lake in
1903. He asked that development pays attention to a possible drain that exists there, that if
closed might cause flooding in the community if water doesn't continue to drain to the lake.
His water table on his parcel is 17" below the surface.

Commissioner Muir then asked the Planning Commissioners if any council members had any comments

Dennis Down (4710 Shan-Gri-La Dr) homeowner west of this development. Dennis heard the
staff's report and wanted to tell the commission that he supports the recom mendations.

Ronnie Marlow (9732 Kress Rd) homeowner to the south of this development. Ronnie

supports and suggest requirement of a fence barrier between this development and his
parcel, for noise, lighting and dumpster stall issues. He stated he does not support any waiver
of not requiring fencing between the properties.

Julie Durkin (4665 Downing Dr) Concerned with zero landscaping will be required for this site
plan between this development and the surrounding homes. She is concerned with the
amount of parking space for the development. She feels that there should be less parking

space than is being proposed in the site plan, and that the parking lot should be paved rather
than left as gravel.

a

a

a

a

Commissioner Muir clarified that there are two steps to this process. First is to review the request to allow
the development of two residential units over a retail space. This is called the Special Use Permit (SUP).

Depending on what is decided on that request, the second step is the site plan review where all these
comments on parking spaces and swales will be discussed. This second step is on the agenda for tonight's
meeting, which we will discuss if we move forward on the SUP.

Commissioner Hughes requested that Commissioner Muir remind the public that they will not get another
opportunity to comment. Commissioner Muir reminded the public that he has not closed the public
hearing yet and invited anyone else that wished to speak on the SUP application, allowing them the
opportunity to come to the podium.



Jill Love (9732 Kress Road) Supportive of the project because currently is vacant and is
disrepair. She asked the applicant who was sitting in the crowd, if these units will be condos
that will be sold and not apartments that will be rented. Supports the idea of having
residential units that will be owned, with owners that would take a vested interest in taking
care of the property. She asked the applicant if the detention pond would have standing
water. He shook his head no and explained quietly from the audience. Then Jill followed up
with him by stating she thought that the reason that half of the parking lot was going to
remain gravel was to allow the water to infiltrate into the ground, instead of running offsite
due to pavement.

Commissioner Muir closed the public hearing at 7:36pm. He opened the public hearing to commissioner
comments.

Commissioner Priebe reminded the audience that there is a rental unit across the street from
this development, above the marina. Rental units exist in this community already, without
any known reported issues. The SUP public hearing is only discussing the 2 units above the
retail space, and not about the party store. She stated that she doesn't have a problem with
these residential units being rentals or condos for sale.

Commissioner Hamlin asked about reference to a storage facility in her Motion
recommendations for Condition 5. Amy stated she copied that from the Self-Storage case by
accident and so corrected that in her report. He asked the applicant if he foreseen selling the
two residential units as condos and using the lower retail level as a party store. He explained
that 4 duplexes (8 residential units) were proposed and allowed in his neighborhood and no
issues have been documented there.
David Woolley stated that he is planning to divide the lower retail level into 2/3 for one retail
unit and the other as 1/3 ofthe space, for a totalof two retail units. David stated that he will
retain ownership of the retail below and lease it out to whatever business can operate there
via the ordinance.

Commissioner Hughes wanted to review the SUP review on pages 3-4. The first point, the
compatibility with the Master Plan land mentions providing housing for the needs of the
aging population These two second story units would not seem to meet that goal. With the
second point of compatibility with surrounding area, looking across the street of Kress, it
doesn't appear that this project will be harmonious with that area. She stated she

understands that allowing this development will make an improvement to the area by
turning this vacant, abandoned building into a viable business. We need to consider the
following impacts, and number two talks about vehicular circulation and parking areas. I am

concerned about the home to the south of this development, with the parking. During a site
visit today, she noticed that the height ofthat driveway for the home to the south is 72-78"

higher than the height of the party store property. With the addition of a bioswale to this
area, plus the dust, glare, and light issues, found in number five. We will need to deal with
these issues in the site plan review. lt doesn't seem that we are really meetingthe standards

for the SUP review. The present parking and street access has always been challenging for
the existing structure and use, and only requiring that driveway access off Kress to be 40'
from the neighboring home, doesn't seem compatible with the surrounding area under the
SUP review only.

a

a

a

a

a



a Commissioner Muir reminded the board to focus only on the SUP for just the two residential
units above the retail space. All the other issues that we are talking about here should be a
part of the site plan review which will be a part of the next process. Currently we are
establishing whether the commissioners agree with the request for the two residential units
above the retail space.

Commissioner Priebe stated that the applicant might want to table this Special Use Permit
request because there isn't unanimous support for approval. He would need 4 votes to
approve or deny anything.
Amy Steffens explained all the commissioners voted to deny the SUP request, then this
project is done. That would be the quorum of the Planning Commission body has moved to
denythis request. lf there is a split vote, then we could table the SUP request, and come back
to have another motion in February 2023. lf the result is a split vote, then nothing happened.

Commissioner Priebe told the applicant, David, that his site plan needs more work. This
delay will give him a chance to address some of the recommendations stated in this
meeting. A fence and landscaping would be recommended for the community.
Commissioner Hamlin stated that the engineer had several comments, so he

recommended that David address those comments as well. He also asked David if he would
have fire suppression for this development. David said yes if that is required. He knew that
there is a 2-hour wall of separation required between the two retail spaces.

Commissioner Hughes let the applicant know that she could not tell that the two residential
units were going to be condos and the retail space was being divided into two units. She

mentioned that not having an enclosed stairwell might make the stairs dangerous to climb
in inclement weather. Having a full planning commission board will be very beneficial to
this case. As a single-story retail space that is divided into two units, then commercial could

be professional offices and many other allowable, different uses.

Commissioner Muir reminded the audience to start utilizing the Hamburg Township
website to look up meetings, zoning ordinance requirements, and the Master Plan with its
future use plan. He also recommended that the applicant's focus should be on landscaping,
parking, and drainage.

Commissioner Hamlin moved, Commissioner Priebe supported, to approve the Special Use Permit 22-003
to permit the construction of two residential units in a proposed second-story addition at 9704 Kress Rd
(15-21-405-016) as presented because the proposed project will meet the zoning regulations and the
special use permit standards as discussed, and with the following 5 conditions that were provided by staff
in the report, and with an amendment to condition 5. lnstead of a storage facility, it is amended to reflect
residential.

ROIL CALL VOTE: Ayes: (3) Hamlin, Muir, Priebe

VOTE: MOTION DENIED

Nays: (1) Hughes Absent: (3)

TABLED -until February 15, 2023

a



b) TABLED -Site Plan Review (SPA 22-0(Xt5l to consider for a second-story addition
over an existing commercial building to accommodate two residential units at
9704 Kress Road (15-21-405-015). Project will include exterior renovations to
commercial building, removal of asphah parking areas to north and west, and
installation of new parking lot to the south. Applicant has requested waivers to
the landscaping and parking requirements.

Zoning Administrato/s Report

. Joint Commisslon Meetlnt- set for April 2023 when Trustees are back for winter.
o Plannlnt Commlssion By-Laws were tabled. Amy will review the meeting video to

determine why they needed to be tabled.

ADJOUR ME]TT

Motion to adjourn at 8:01 pm.

Motion made by Commissioner Priebe, seconded by Commissioner Muir for adiournment.

VOTE: MOTION CARRIED UNANIMOUSLY

Respectfully submitted,

Lisa Perschke

Plonning/Zoning Coordinotor & Recording Secretory

Amy Steffens

Plonning & zoning Director

The minutes were approved as presented/corrected:

-/'---' .:a

i -. Commissioner Jeff Muck, Chairperson
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W-101 W-102W-100

D-223
W-225

W-226W-216W-215
D-213

6x6 TREATED WOOD POSTS ON

16"DIAM POURED CONC

FOOTINGS TO FROST DEPTH

WITH STEEL POST BASE

TREATED WOOD DECK PLATFORM 6"

DOWN FROM NEW SECOND FLOOR-

FLASHED LEDGER AT WALL SURFACE

NEW PREFIN RAILING SYSTEM-

CODE-COMPLIANT FOR HEIGHT, 4"

PASSAGE RULE, LATERAL STRENGTH

PREFIN TRIM- AZEK OR EQUIVALENT-

TYPICAL

VINYL FAUX BOARD+BATT SIDING ON OSB

SHEATHING ON END TRUSS

PREFIN TRIM- AZEK OR EQUIVALENT-

TYPICAL

12" LADDER-FRAMED RAKE ON GABLE

ENDS

18" EAVES FRONT+ BACK

TREATED WOOD  STAIR

STRUCTURE- SEE SECTION DETAIL

PREFIN RAILING SYSTEM-

CODE-COMPLIANT GUARD AND

HANDRAIL- SEE SECTION DETAIL

NEW 8" PROJECTING DECORATIVE BANDS-

PAINTED

EXISTING CMU WALLS- NEW EIFS SURFACE

NEW PREFIN 6" GUTTER- TAKE AROUND SIDES

TO DOWNSPOUTS IN REAR

NEW PREFIN RAILING SYSTEM- CODE-COMPLIANT

FOR HEIGHT, 4" PASSAGE RULE, LATERAL

STRENGTH

SECOND FLOOR ADDITION- VINYL SIDING ON

WOOD FRAMING

RAISED "EYEBROW" ROOF SECTION OVER

TALLER LIVING ROOM AREA- SEE SECTION

EXISTING MANSARD DECORATIVE ROOF

ELEMENT TO BE REMOVED- SHOWN DASHED

ASPHALT SHINGLES ON WOOD ROOF

STRUCTURE

FIRST FLOOR (EXISTING) 

100'-0"

PREFIN WOOD DECKING ON SLEEPERS ON

FLAT ROOFING SLOPED TO DRAIN TOWARD

GUTTERS

SECOND  FLOOR (NEW) 

112'-11"

TOP OF RIDGE

129'-8"

PROVIDE V-GROOVE

DECORATIVE/ CONTROL JOINTS

AS SHOWN ON ELEVATIONS

HOLD EIFS 8" OFF EXISTING WALK SURFACE-

PAINT CMU

A3.1

1

A3.0

1

A3.1

1

simtyp

A3.2

1

typ

A3.3

1

AWNING SIGNAGE

TBD- MAX 12 S.F.

POSSIBLE FUTURE

WALL SIGNAGE

TBD- MAX 20 S.F.

WALL-MOUNT

PARKING LOT

LIGHTING

POSSIBLE FUTURE

WALL SIGNAGE

TBD- MAX 20 S.F.

WALL-MOUNT

PARKING LOT

LIGHTING

NEW DOOR IN EXISTING

(INFILLED) OPENING -

REOPEN, PATCH AND

REPAIR AS REQUIRED

D-100A

D-102

W-223

D-220

W-224

NEW 8" PROJECTING DECORATIVE BANDS-

PAINTED

EXISTING CMU WALLS- NEW EIFS SURFACE

NEW AWNING OVER DOOR(S)

NEW PREFIN 6" GUTTER- TAKE AROUND SIDES

TO DOWNSPOUTS IN REAR

NEW PREFIN RAILING SYSTEM- CODE-COMPLIANT

FOR HEIGHT, 4" PASSAGE RULE, LATERAL

STRENGTH

SECOND FLOOR ADDITION- VINYL SIDING ON

WOOD FRAMING

RAISED "EYEBROW" ROOF SECTION OVER

TALLER LIVING ROOM AREA- SEE SECTION

EXISTING MANSARD DECORATIVE

ROOF ELEMENT TO BE

REMOVED- SHOWN DASHED

ASPHALT SHINGLES ON WOOD ROOF

STRUCTURE

FRONT BEDROOM GABLE BEYOND

6x6 TREATED WOOD POSTS ON 16"DIAM

POURED CONC FOOTINGS TO FROST DEPTH

WITH STEEL POST BASE

TREATED WOOD DECK PLATFORM 4" DOWN

FROM NEW SECOND FLOOR- FLASHED

LEDGER AT WALL SURFACE

NEW PREFIN RAILING SYSTEM-

CODE-COMPLIANT FOR HEIGHT, 6"

PASSAGE RULE, LATERAL STRENGTH

PREFIN TRIM- AZEK OR EQUIVALENT-

TYPICAL

SADDLE OUT BEHIND NEW

MECHANICAL FLUE ENCLOSURE

(BEYOND)

VINYL FAUX BOARD+BATT SIDING ON OSB

SHEATHING ON END TRUSS

PREFIN TRIM- AZEK OR EQUIVALENT-

TYPICAL

12" LADDER-FRAMED RAKE ON GABLE

ENDS

18" EAVES FRONT+ BACK

FIRST FLOOR (EXISTING) 

100'-0"

PREFIN WOOD DECKING ON SLEEPERS ON

FLAT ROOFING SLOPED TO DRAIN TOWARD

GUTTERS

SECOND  FLOOR (NEW) 

112'-11"

TREATED WOOD  STAIR STRUCTURE- SEE

SECTION DETAIL

PREFIN RAILING SYSTEM- CODE-COMPLIANT

GUARD AND HANDRAIL- SEE SECTION DETAIL

TOP OF RIDGE

129'-8"

A3.2

2

typ

A3.3

1

typ

RIGHT SIDE (NORTH) ELEVATION

SCALE 1/4" - 1'-0"

1

A2.0
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NEW 8" PROJECTING DECORATIVE BANDS-

PAINTED

EXISTING CMU WALLS- NEW EIFS SURFACE

NEW AWNING OVER DOOR(S)

NEW PREFIN 6" GUTTER- TAKE AROUND SIDES

TO DOWNSPOUTS IN REAR

NEW PREFIN RAILING SYSTEM- CODE-COMPLIANT

FOR HEIGHT, 4" PASSAGE RULE, LATERAL

STRENGTH

SECOND FLOOR ADDITION- VINYL SIDING ON

WOOD FRAMING

RAISED "EYEBROW" ROOF SECTION OVER

TALLER LIVING ROOM AREA- SEE SECTION

EXISTING MANSARD DECORATIVE ROOF

ELEMENT TO BE REMOVED- SHOWN DASHED

10'-0"

2
'
-
0

"

ASPHALT SHINGLES ON WOOD ROOF

STRUCTURE

6x6 TREATED WOOD POSTS ON 16" DIAM

POURED CONC FOOTINGS TO FROST DEPTH

WITH STEEL POST BASE

TREATED WOOD DECK PLATFORM 6" DOWN

FROM NEW SECOND FLOOR- FLASHED

LEDGER AT WALL SURFACE

NEW PREFIN RAILING SYSTEM-

CODE-COMPLIANT FOR HEIGHT, 4"

PASSAGE RULE, LATERAL STRENGTH

PREFIN TRIM- AZEK OR EQUIVALENT-

TYPICAL

SADDLE OUT BEHIND NEW

MECHANICAL FLUE ENCLOSURE

(BEYOND)

VINYL FAUX BOARD+BATT SIDING ON OSB

SHEATHING ON END TRUSS

PREFIN TRIM- AZEK OR EQUIVALENT-

TYPICAL

12" LADDER-FRAMED RAKE ON GABLE

ENDS

18" EAVES FRONT+ BACK

FIRST FLOOR (EXISTING) 

100'-0"

PREFIN WOOD DECKING ON SLEEPERS ON

FLAT ROOFING SLOPED TO DRAIN TOWARD

GUTTERS

SECOND  FLOOR (NEW) 

112'-11"

TREATED WOOD  STAIR STRUCTURE- SEE

SECTION DETAIL

PREFIN RAILING SYSTEM- CODE-COMPLIANT

GUARD AND HANDRAIL- SEE SECTION DETAIL

12

6

12

3

12

6

DORMER

BEYOND

1'-6" 3'-0"

1'-6"3'-0"

TOP OF RIDGE

129'-8"

W-213 W-214

A3.2

2

sim

WALL-MOUNT

PARKING LOT

LIGHTING

WALL-MOUNT

PARKING LOT

LIGHTING

W-222
W-221 W-220 W-210 W-211

D-210

D-101

FIRST FLOOR (EXISTING) 

100'-0"

SECOND  FLOOR (NEW) 

112'-11"

TOP OF RIDGE

129'-8"

6x6 TREATED WOOD POSTS ON 16" DIAM

POURED CONC FOOTINGS TO FROST DEPTH

WITH STEEL POST BASE

TREATED WOOD DECK PLATFORM 6" DOWN

FROM NEW SECOND FLOOR- FLASHED

LEDGER AT WALL SURFACE

NEW PREFIN RAILING SYSTEM-

CODE-COMPLIANT FOR HEIGHT, 4"

PASSAGE RULE, LATERAL STRENGTH

PREFIN TRIM- AZEK OR EQUIVALENT-

TYPICAL

SADDLE OUT BEHIND NEW

MECHANICAL FLUE ENCLOSURE

(BEYOND) SHOWN DASHED

VINYL FAUX BOARD+BATT SIDING ON OSB

SHEATHING ON END TRUSS

PREFIN TRIM- AZEK OR EQUIVALENT-

TYPICAL

12" LADDER-FRAMED RAKE ON GABLE

ENDS

18" EAVES FRONT+ BACK

TREATED WOOD  STAIR STRUCTURE- SEE

SECTION DETAIL

PREFIN RAILING SYSTEM- CODE-COMPLIANT

GUARD AND HANDRAIL- SEE SECTION DETAIL

6x6 TREATED WOOD POSTS ON 16" DIAM

POURED CONC FOOTINGS TO FROST DEPTH

WITH STEEL POST BASE

TREATED WOOD DECK PLATFORM 6" DOWN

FROM NEW SECOND FLOOR- FLASHED

LEDGER AT WALL SURFACE

TREATED WOOD  STAIR STRUCTURE- SEE

SECTION DETAIL

PREFIN RAILING SYSTEM- CODE-COMPLIANT

GUARD AND HANDRAIL- SEE SECTION DETAIL

EXISTING MANSARD DECORATIVE

ROOF ELEMENT TO BE REMOVED-

SHOWN DASHED

A3.1

1

A3.0

1

typ

EXISTING LOW ROOF TO REMAIN,

REHANG OFF LEDGER AS CEILING

SUPPORT ONLY- ADD CMU

COURSING AS SHOWN TO MATCH

NEW SECOND FLOOR BEARING,

4.5 COURSES- GROUT SOLID AND

DOWEL TO TOP OF EXISTING CMU

WALL

EXISTING CMU TO REMAIN-

REPAIR ANY LOOSE JOINTS-

PAINT

NEW MECHANICAL EXHAUST

CHASE TO ABOVE ROOF- VERIFY

EXACT REQUIREMENTS WITH

MECHANICAL UNITS

ADD CMU COURSING AS SHOWN TO

MATCH NEW SECOND FLOOR BEARING-

1 COURSE- GROUT SOLID AND DOWEL

TO TOP OF EXISTING CMU WALL

NEW EIFS SURFACING ON EXISTING

WOOD FRAME WALL AT THIS SECTION

EXISTING WOOD FRAME REAR WALL TO

REMAIN- HEIGHT TO BE INCREASED TO NEW

SECOND FLOOR BEARING BY SISTERING

NEW 2X6 JOIST TO EACH EXISTING- NEW

7/16" EXTERIOR SHEATHING- SEE SECTION

EXACT EXHAUST REQUIREMENTS/

FLUES ETC T.B.D. PENDING

MECHANICAL DESIGN

LEFT SIDE (SOUTH) ELEVATION

SCALE 1/4" - 1'-0"

1
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EXISTING COOLER AREA

TO BE REWORKED-

CONFIRM WITH FUTURE

TENANT

EXISTING COOLER TO REMAIN -

REWORK SHELVING/ WALL

PANELS/ ETC. AS NECESSARY TO

ACCOMODATE NEW STRUCTURE

8'-6"

NEW WINDOWS IN

EXISTING OPENINGS

NEW DOOR  IN EXISTING

OPENING

NEW FABRIC AWNING

OVER DOOR(S) SHOWN

DASHED

NEW EIFS SURFACING

CONTINUES TO END OF

FRAMED WALL SECTION
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D101
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2A

2A

2A 2A

2A

2A

1

1

2

2A

2A

2A

NEW BATH

CT

1

SCALE 1/4" = 1'-0"

N

NEW FIRST FLOOR PLAN

A1.1

1

EXIST. PREP/

STOCK AREA

EXIST.

MECHANICAL

EXIST.

COOLER AREA STOCK AREA

EXISTING

MERCHANDISE AREA

EXIST EXIST EXIST

EXISTING ELECTRICAL/ ETC.

TO REMAIN

NEW MECHANICAL CHASE -

VERIFY EXACT SIZE

NECESSARY FOR CODE

COMPLIANT EXHAUST/ ETC.

PAST NEW 2ND FLOOR & ROOF

EXISTING 2X6 WALLS TO

REMAIN - SISTER NEW

FULL-HEIGHT STUD TO EACH

EXISTING TO NEW SECOND

FLOOR BEARING HEIGHT

NEW TREATED WOOD STAIR

UP TO NEW SECOND FLOOR -

SEE ELEVATIONS/ DETAILS

6X6 TREATED WOOD POST ON

16" DIA. CONC. FOOTING TO

FROST DEPTH W/ STEEL POST

CONNECTOR

STAIR UP (ABOVE) SHOWN

DASHED

NEW TREATED WOOD STAIR

UP TO NEW SECOND FLOOR -

SEE ELEVATIONS/ DETAILS

6X6 TREATED WOOD POST ON

16" DIA. CONC. FOOTING TO

FROST DEPTH W/ STEEL POST

CONNECTOR

STAIR UP (ABOVE) SHOWN

DASHED

NEW EIFS SURFACING ON

EXISTING CMU WALL - SEE

ELEVATIONS

NEW WINDOW IN

EXISTING OPENINGS

NEW DOOR IN EXISTING

(INFILLED) OPENING -

REOPEN, PATCH AND

REPAIR AS REQUIRED

EXISTING COUNTERS

TO REMAIN

EXISTING SHELVING TO

REMAIN

NEW JAN.

RELOCATE EXISTING

JAN. SINK

VERIFY EXTENT OF MECHANICAL

REWORK W/ MECHANICAL

CONTRACTOR - REUSE FURNACE/

W.H. IF POSSIBLE

NEW FRAMED

OPENING

DEMO SHOWN

DASHED FOR

REFERENCE

1A

EXISTING

COOLER

EXIST

TERMINATE NEW EIFS

SURFACING @ CORNER

REWORK KEY NOTES

COORDINATE ALL WORK BETWEEN ALL TRADES.

COORDINATE BETWEEN ALL SHEETS OF THE SET OF DRAWINGS.

REFER TO COVER SHEET FOR GENERAL PROJECT NOTES

ALL SURFACES TO BE PROPERLY PREPPED FOR NEW FINISHES PER

PLANS SCHEDULES, DETAILS ETC

VERIFY EXACT SPECIFICATIONS AND LAYOUT OF NEW MILLWORK &

EQUIPMENT W/ OWNER

GENERAL NOTES

1. NEW STEEL COLUMN IN EXISTING CMU WALL - CUT OUT PORTION

OF CMU NECESSARY, TOOTH BACK IN/ GROUT SOLID AFTER

COLUMN IS SET

2. NEW STEEL COLUMN - FREESTANDING

3. NEW 36"X36"X14" CONCRETE PAD FOOTING W/ (4) #5 BARS EA. WAY

@ BOTTOM - PLACE CAREFULLY @ EXISTING EXTERIOR WALLS SO

AS TO NOT UNDERMINE EXISTING FOOTINGS

4. REPOUR CONCRETE & DIG FOR NEW FOOTING FLUSH W/ EXISTING

CONCRETE FLOOR - SHOWN PATTERNED

NEW EIFS SURFACING ON

EXISTING CMU WALL - SEE

ELEVATIONS

EXISTING OPENING TO REMAIN

BOARDED OVER - CONTINUE

EIFS SURFACING ACROSS -

SEE ELEVATIONS
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222
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4
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4

1

W18X60 W18X60 W18X60

W
1

8
X

6
0

W
1

8
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6
0

EX. EXISTING WALL CONSTRUCTION TO REMAIN, PATCH REPAIR

REFINISH AT ANY NEW ABUTTING CONSTRUCTION

1. 2X4" STUDS 16" O.C. W/ 1/2" DRYWALL ON BOTH SIDES, NO RATING,

WALL TIGHT TO STRUCTURE ABOVE, VERIFY W/ CEILING PLANS/

EXISTING CONDITIONS

1A. EXISTING WALL CONSTRUCTION TO REMAIN, PATCH/ REPAIR/

REFINISH AT ANY NEW ABUTTING CONSTRUCTION - 2x4" STUDS W/

DRYWALL ON BOTH SIDES

- PREP FOR ALL NEW FINISHES AS NECESSARY- FIELD VERIFY

EXACT EXTENTS, CONDITIONS

- PATCH & REPAIR REFINISH ANY SURFACES NECESSARY DUE TO

REMOVAL OF EXISTING FINISHES, FIXTURES, ETC OR ANY OTHER

SURFACE CONDITIONS FOR NEW FINISHES - TYPICAL

THROUGHOUT SPACE

1B. NEW ONE-HOUR DEMISING WALL BETWEEN FIRST FLOOR SUITES-

UL419- 5/8" TYPE X DRYWALL EACH SIDE 3-1/2" STUDS TIGHT TO

CEILING

2. 7-5/8" BLOCK WALL, NO RATING, TO CEILING HEIGHT, VERIFY W/

CEILING PLANS/ EXISTING CONDITIONS

2A. EXISTING WALL CONSTRUCTION TO REMAIN, PATCH/ REPAIR/

REFINISH AT ANY NEW ABUTTING CONSTRUCTION - CMU (VARYING

SIZE)

- PREP FOR ALL NEW FINISHES AS NECESSARY- FIELD VERIFY

EXACT EXTENTS, CONDITIONS

- PATCH & REPAIR REFINISH ANY SURFACES NECESSARY DUE TO

REMOVAL OF EXISTING FINISHES, FIXTURES, ETC OR ANY OTHER

SURFACE CONDITIONS FOR NEW FINISHES - TYPICAL

THROUGHOUT SPACE

3. EXTERIOR WALL - 2X6 STUDS @ 16" O.C. W/ 5/8" DRYWALL ON

INTERIOR SIDE, FRP BUILDING WRAP ON 7/16" OSB SHEATHING,

VINYL SIDING, PAINTED 1X TRIM PER ELEVATIONS

4. STAGGERED 2X4" STUDS W/ 5/8" TYPE X DRYWALL ON BOTH SIDES,

1 HOUR RATING, BATT INSULATION FOR SOUND

5. EXTERIOR WALL - EXISTING 2X6 WALL CONSTRUCTION W/ NEW 2X6

STUDS (SISTER TO EXISTING STUDS) - 5/8" DRYWALL ON INTERIOR

SIDE, FRP BUILDING WRAP ON 7/16" OSB SHEATHING, EIFS W/ 1/2"

BACKER BOARD W/ INTEGRAL WEEPAGE CHANNELS ON 2"

INSULATION

- FULL HEIGHT TO NEW 2ND FLOOR BEARING

- PREP FOR ALL NEW FINISHES AS NECESSARY- FIELD VERIFY

EXACT EXTENTS, CONDITIONS

- PATCH & REPAIR REFINISH ANY SURFACES NECESSARY DUE TO

REMOVAL OF EXISTING FINISHES, FIXTURES, ETC OR ANY OTHER

SURFACE CONDITIONS FOR NEW FINISHES - TYPICAL

THROUGHOUT SPACE
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- SEE SECTIONS
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THROUGHOUT (FINAL REFINISH

PENDING NEW TENANT)

N
E

W
 
P

R
E

 
E

N
G

I
N

E
E

R
E

D

W
O

O
D

 
T

R
U

S
S

E
S

 
A

B
O

V
E

N
E

W
 
P

R
E

 
E

N
G

I
N

E
E

R
E

D

W
O

O
D

 
T

R
U

S
S

E
S

 
A

B
O

V
E

NEW STEEL STRUCTURE ABOVE TO

SUPPORT NEW 2ND FLOOR

E
X

I
S

T
I
N

G
 
W

O
O

D

F
R

A
M

I
N

G
 
A

B
O

V
E

NEW BATH

CT

2
'
-
0

 
1

/
2

"
5

'
-
7

"

3'-4" 1'-10"

5'-1 1/2"

1
'
-
1

1
"

D106a

1

D100a

1B

1B

TENANT SEPARATION WALL-

ONE-HOUR CONSTRUCTION- UL

LISTING 419 OR APPROVED

EQUIVALENT

PROJECT

SHEET TITLE

SHEET NO.

FACILITY/CLIENT

No. Date Description

106 S. MAIN STREET

ANN ARBOR, MI 48104

TEL. 734.998.0098

FAX 734.996.8899

COMMERCIAL

RENOVATION+

APARTMENT

ADDITION

9
7

0
4

 
K

R
E

S
S

 
R

O
A

D

P
I
N

C
K

N
E

Y
,
 
M

I
 
 
4

8
1

6
9

DRAWN BY

A1.1

FIRST FLOOR PLAN

DAS/ARG

REVIS 11.27.23

PERMIT10.16.22

1





























 

 
 
 

 

 

March 13, 2023 

 

Ms. Amy Steffens 

Hamburg Charter Township 

10405 Merrill Road 

P.O. Box 157 

Hamburg, Michigan 48189 

 

Re:  9704 Kress Rd.  

 Final Site Plan Review 

 

Dear Ms. Steffens: 

 

We have received plans for the referenced project dated March 1, 2023, as prepared by GES-LLC 

Consulting Engineers.  In summary, the Stormwater Management system is in general conformance 

with the Livingston County Drain Commissioner standards, we have no further comments and 

recommend approval of the Final Site Plan. 

 

If you have any questions, please contact me at (734) 657-4925. 

 

Sincerely, 

IMEG CORP.  

 

 

 

Burt Steinman PE 
Senior Civil Engineer 

 

 



  
 

 

 

10100 Veterans Memorial Drive 
 P.O. Box 157 ♦  Hamburg, MI  48139-0157 

Phone:  810-222-1100  ♦  FAX:  810-231-9401 
E-mail:   htfd@hamburg.mi.us 

 

Deputy Fire Chief Jordan Zernick 
Plan Review Results 

 

 
To: Hamburg Twp. Zoning 

From: Deputy Chief, Jordan Zernick 

CC: Deputy Director – Fire Division Jeffrey Newton 

Subject: Site Plan Review – 9704 Kress Rd.  

Date: March 13, 2023 

 

I have completed the plan review of the Site Plan submittal for the proposed occupancy at 9704 
Kress Road in Hamburg Township. The review was based on the applicable Fire Code and 
Hamburg Township Ordinance Requirements.  

The plans are approved as submitted with the following requirements, revisions and clarification: 

1. Building shall be required to have a 3200 series Knox Box placed on the building. 
Location to be approved by the Fire Code official.  

2. Any alterations to these submitted plans shall require the submittal of As Built plans. 
Plans shall be submitted directly to the Hamburg Township Fire Department.  

3. Architectural Building plans shall be submitted for review by the Fire Department.  
4. First floor occupancies shall be required to be identified as to their intended use. 

Occupancy separation and Life Safety requirements cannot accurately be evaluated 
without classifying the occupancy appropriately.  

 
  

This approval is subject to field inspection. This approval shall be valid for one year. If 
construction has not begun within 12 months of the date on this letter the plans must be 
resubmitted for approval. This approval does not exempt the project from complying with all 
applicable codes. Additional submittals and approvals may be required. 

 

Deputy Chief Jordan Zernick 

mailto:htfd@hamburg.mi.us
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