
 
 

 
P l a n n i n g  C o m m i s s i o n  A g e n d a  

M a y  2 1 ,  2 0 1 9  
 

I. Call to Order 5:30  
A. Pledge of Allegiance 
B. Roll Call  

II. Public Comment 
Any Commission related item – 3 min. limit 

III. Consent Items/Communications  
A. Approval of agenda – Action  
B. Approval of Planning Commission 04.16.2019 minutes – Action 

IV. Site Plan Review 
Hillsdale Commons Condominium Project – Action  

V. Old Business 
None 

VI. New Business  
A. Parcel Division – 3980 W. Carleton Rd. – Action  
B. Parcel Division – 48 McClellan St. & 67 College St.  – Action  

VII. Master Plan Review 
None 

VIII. Zoning Ordinance Review 
A. Hillsdale Municipal Code Chapter 14 Council Presentation – Discussion 
B. Secs. 36-431 & 36-432 – Discussion  

 
IX. Zoning Administrator Report 

X. Commissioner’s Comments 

XI. Adjournment  
 

Next meeting June 18, 2019 at 5:30 pm 

 

P l a n n i n g  C o m m i s s i o n  
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PLANNING COMMISSION MINUTES 
HILLSDALE CITY HALL,  
97 N. Broad Street 
April 15, 2019 at 5:30 PM 
 

I. Call to Order  
A. Chairwoman Yoder called the meeting to order at 5:30 pm 
B. Members present: Chairwoman Amber Yoder, Vice Chairman Samuel Nutter, Secretary Kerry Laycock, 

Mayor Pro-tem William Morrisey, Commissioners Eric Moore, Ron Scholl and Penny Swan 
C. Others present: Alan Beeker and Jack McLain 

 
II. Public Comment 

Jack McLain questioned the definition of a large project as it related to the discussion in March regarding 
the tree ordinance. Mr. McLain also noted the absence of a notarized letter authorizing Foulke 
Construction to serve as the representative on the application by the Historical Society to build a barn at 
180 N. Wolcott St.  Mr. McLain also question why a privacy fence cannot be built adjacent to the chain-
link fence at 42 Union Street. 
 

III. Consent Items/Communications  
Commissioner Nutter moved to approve the consent agenda. Commissioner Morrisey seconded.  All were 
in favor. 
 

IV. Site Plan Review 
The Hillsdale Historical Society submitted a site plan for Planning Commission review. The project 
includes a new barn on the southeast corner of the property. Mr. Beeker met with the City Department 
Directors and Commission Chair Amber Yoder to discuss the project at a preliminary site plan review on 
April 8, 2019. The staff review was included in the packet. None of the staff had any concerns about the 
project. After a brief discussion, Commissioner Laycock moved to approve the submitted site play. 
Commissioner Nutter supported the motion. The motion passed unanimously. 

 
V. Old business 

There was no old business. 
 

VI. New Business 
There was no new business. 
 

VII. Master Plan review 
There was no discussion of the Master Plan update 
 

VIII. Zoning Ordinance Review 
There was a lengthy discussion of the existing tree ordinance (Chapter 14). Commissioner Laycock noted 
that the City of Hillsdale has long held a Tree City designation and expressed his concern about the rapid 
loss of heritage trees within the city.  Commissioners discussed examples of other cities’ tree ordinances 
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that do more to preserve large, native species trees in the public right-of-way and on private property.  
Commissioners also discussed what are considered best practices for heritage tree preservation.  
Commissioners acknowledged the clear community value for limited regulation and the need to balance 
this with the aesthetic, environmental and financial value of mature trees and an expansive tree canopy. 
Commissioner Morrisey suggested that Commissioner Laycock and Mr. Beeker prepare a discussion 
document on the topic to be forwarded to City Council. He noted that the document and subsequent 
consideration by Council will provide some indication of Council’s interest in updating Chapter 14 of the 
city code and provide direction to the Planning Commission. Mr. Laycock and Mr. Beeker agree to have 
a draft document for review by the Planning Commission at its May meeting. 
 

IX. Zoning Administrator’s Report 
Mr. Beeker updated the Planning Commission on progress in the Michigan Strategic Fund grant 
application for redevelopment of the Dawn Theater. The Michigan Economic Development corporation 
(MEDC) has reviewed the application and that it is on Michigan Strategic Fund agenda for May 23. Mr. 
Beeker informed the Planning Commission that Council approved a contract for the demolition of the 
condemned structure at 23/25 N. Broad Street.  Work will begin within ten days following the execution 
of the contract.  The site will be leveled and seeded.  There are no specific redevelopment plans at this 
point although many options have been discussed.  Mr. Beeker reported that the parking study is 
underway.  Mr. Beeker also discussed his exploration of options to enlarge or create a second brownfield 
redevelopment district. 
 

X. Commissioner Comments 
Commissioner Nutter responded to Mr. McLain’s question about the privacy fence at 42 Union St.  Mr. 
McLain was referred to the March meeting minutes and reminded that there is no petition for a change to 
the site plan requirements for 42 Union pending before the Planning Commission. Commissioners also 
suggested to Mr. McLain that large projects are those that require site plan review. Commissioner also 
indicated that the tree ordinance should focus on the characteristics of heritage trees to be preserved rather 
than the nature of a development project.  Commissioner Moore discussed receipt of an inappropriate 
citizen communication placed on his wife’s Facebook page and addressed to him. Commissioner Nutter 
indicated the he had also received an inappropriate communication from this person via social media. Mr. 
Beeker reminded Commissioners that they are not to respond to these communications and that all such 
communications should be forwarded to the City Manager. 
 

XI. Adjournment 
Commissioner Scholl motioned to adjourn.  Commissioner Nutter seconded.  All in favor.  Meeting 
adjourned at 6:35 pm. 
 
Next meeting: May 21, 2019 at 5:30 pm. 



    

TO:     
  

 Planning Commission  

FROM:  
  

 Zoning Administrator  

DATE:   
  

 May 6, 2019 

RE:     Hillsdale Commons Condominium Project 
  
Background: Stoll Construction as owner of the Hillsdale Commons Condominium Project has submitted 
documents for the final site plan review. The drawings that are in the packet were submitted to the Planning 
Office on May 1, 2019. On May 6, 2019, a preliminary review meeting was held with the City Department 
Heads and the owners. Included in the packet are the results of that meeting. The revised drawings will be 
submitted to my office by May 20, 2019 and will be distributed at the time of the May 21 meeting. 
 
 
 
 
 
 
 
 
  



C I T Y  O F  
HILLSDALE 

 
 
 
May 6, 2019 
 
 
Below is a list of the items cited during the meeting to review the plans of the proposed Hillsdale 
Commons Condominium Project.  
 
Present: Matt Taylor (City Engineer), Mark Hawkins (Deputy Fire Chief), Scott Hephner (Police 
& Fire Chief), Jake Hammel (Dept. of Public Services Director), Bill Briggs (Board of Public 
Utilities Water Dept.), Alan Beeker (Zoning Administrator), Chad Culbert (Board of Public 
Utilities Electric Dept.), Chris McArthur (Board of Public Utilities Director), Scott Keiser 
(Mapping), Amber Yoder (Planning Commission Chair), Rick Jenkins (Project Engineer), Steve 
Stoll (Owner) 
 
City Engineer 

 Supply storm water calculations. 
 Calculate existing run-off 
 Detention pond must collect run-off increase. 
 Show altered contours in addition to new contours on Grading Plan 

 
Utilities 

 Submit description of utility easement. 
 Verify width of Lakeview ROW for future water main loop. 
 Sanitary connection details 

o Add Manhole at connection if required. 
 Water main details per BPU and DEQ 
 New main to be installed for Phase 1 with new hydrant at termination. Water main 

extension to become a loop to be installed with commencement of Phase 3 or 4. 
 Include brief narrative regarding Project Phasing. 
 Show service limits. 
 New electric to be underground 
 Show electric on Utility Plan 
 Install new transformers at ends of new cul-de-sacs.  

o Each transformer to service six buildings 
 
Zoning 

 Items missing from plans: 
o Scale 
o Seal and Signature of professional who prepared plans 
o Site Area chart 

A L A N  C .  B E E K E R  
Z O N I N G  A D M I N I S T R A T O R  
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 Total Area 
Impervious Area:  Roof 
                              Sidewalk 
                              Pavement 
                              Detention / Retention 
Pervious Area:       Grass / Landscape 
Impervious and pervious areas must equal total area 

o Required Building Setback 
o Distance between buildings 
o Building Height in feet 
o Driveway Widths and Construction 
o Erosion and Sedimentation control 
o Sign (location, size, detail) 
o Landscaping 

 Planting plan and schedule 
 Existing and new trees 

o Lighting and photometrics 
o Number of proposed units. 

 
Public Services 

 Call out MDOT curb and sidewalk details on drawings. 
 New sidewalks to be 5’-0” wide. 

 
Public Safety 

 No issues 
 
The Planning Commission will review the drawings at the regular meeting which will be held on 
May 21, 2019 at 5:30 pm. The location will be at City Hall, 97 N. Broad St. in the 3rd Floor 
Council Chambers.  





























































    

TO:     
  

 Planning Commission  

FROM:  
  

 Zoning Administrator  

DATE:   
  

 May 6, 2019 

RE:     Parcel Divisions 
  
Background:  
 
In compliance with HMC Sec. 18-82 and the MI PA 288 of 1967, Parcel Divisions must be reviewed by 
the Planning Commission and a recommendation made to Council for final determination. 
 
3980 W. Carleton Rd. Parcel Division – The owner of the property located at 3980 W. Carleton is asking 
to divide the existing 3.4 acre parcel into two parcels of 1.4 acres and 2.0 acres. The 2.0 acre parcel would 
have to be deeded to owner of the adjacent property as there would be no developed road frontage and 
would therefore create a landlocked parcel. 
 
48 McClellan & 67 College Parcel Division – The owner of property located at 48 McClellan is asking to 
divide the property and deed the new parcel (Parcel B2 in the attachment) to the owner of 67 College. This 
would make the property at 67 College compliant with current zoning setback requirements. The remaining 
parcel at 48 McClellan would continue to be in compliance with zoning setback requirements. 
 
 
 
 
 
 
 
  































    

TO:     
  

 Planning Commission  

FROM:  
  

 Zoning Administrator  

DATE:   
  

 May 6, 2019 

RE:     Secs. 36-431 and 36-432 
  
Background:  
 
In continuing to review the Zoning Ordinance, I noticed there is a conflict between Sec. 36-411 and Secs. 
36-431 and 36-432. I am proposing some amendments to address that conflict and to clean up a couple of 
other things.   
 
 
 
 
 
 
  



Sec. 36-431. - Accessory buildings.  

Accessory buildings and accessory structures shall be subject to the following regulations, 
which shall apply in all zone districts:  

(1)  All accessory buildings and accessory structures are permitted in all zone districts 
subject to compliance with all of the following:  

a.  The accessory building and/or accessory structure is customarily and clearly 
incidental to a use that is permitted under this chapter and/or is a permitted use in the 
zone district in which it is or they are located or to be located;  

b.  The accessory building and/or accessory structure does not create a nuisance or 
hazard; and  

c.  The accessory building and/or accessory structure meets and is in accordance with 
all applicable limitations, requirements and provisions of this article and the 
applicable zone district.  

(2)  No accessory buildings or accessory structures shall be established until the principal 
use to which it is an accessory has been established or a building, placement or 
construction permit for the principal use has been obtained.  

(3)  Where the accessory building is structurally attached to a main building, it shall be 
subject to and must conform to all yard regulations of this title, applicable to the main 
buildings.  

(4)  Accessory buildings or other accessory structures shall not be erected, placed or 
established in any required yard, unless otherwise permitted by this chapter.  

(5)  No detached accessory building or other accessory structure shall be located closer than 
ten feet to any main building or structure, unless it can conform to all other yard 
regulations as required for the main building or structure. Accessory buildings with a 
total area of 200 square feet or less may be placed within three feet of a side or rear 
lot line. Accessory buildings exceeding 200 square feet must meet all setback 
requirements as set forth in Sec. 36-411. It shall not be located any closer than three 
feet to any side or rear lot line, unless otherwise permitted by this chapter. In those 
instances where the rear lot line is coterminous with an alley right-of-way, the accessory 
building or accessory structure shall be no closer than one foot to such rear lot line. In no 
instance shall an accessory building or accessory structure be located within a dedicated 
easement right-of-way.  

(6)  When an accessory building or accessory structure is located on a corner lot, the side 
lot line of which is substantially a continuation of the front lot line of the lot to its rear, 
the accessory building or accessory structure shall not project beyond the front line of the 
existing main structure on the lot in rear of such corner lot. An accessory building or 
accessory structure shall not be located within ten feet of a street right-of-way line.  

 

 



Sec. 36-432. - Accessory buildings in residential districts.  

Accessory buildings and accessory structures located in any residential zone districts shall be 
subject to the following regulations except as otherwise permitted in this chapter:  

(1)  No detached accessory building or accessory structure in an R-1, RD-1, or RM-1 district 
shall exceed one story or 15 feet in height. All accessory structures are subject to height 
requirements of Sec. 36-411. 

(2)  No accessory building or accessory structure inclusive of the main structure may exceed 
the required density requirements of section 36-411.  

(3)  Playhouses, greenhouses and gazebos may not be located in side and rear yards within 
three feet of the property line.  

(4)  Swimming pools shall be regulated by the Michigan Residential Building Code. 
Swimming pools, excepting inflatable swimming pools having a length or diameter of 
less than five feet and/or a depth of less than 18 inches, shall be placed in the rear yard 
only. Inflatable swimming pools having a length or diameter of five feet or more and/or 
a depth of 18 inches or more shall be located within the rear or side yards only. No hot 
tub or swimming pool shall be located within three feet of the property line.  

(5)  Porches and decks must conform to all yard setback, bulk and height requirements. 
Construction of new porches and decks and the reconstruction of existing porches and 
decks shall be subject to compliance with the requirements of sections 36-411 and 36-
787.  

(6)  Game courts, as defined in section 36-6, excepting basketball hoops, are allowed within 
the rear and side yards only. Notwithstanding anything herein to the contrary, basketball 
hoops may be located in the driveway to the main residential building or to an accessory 
building, to an attached or detached accessory building or accessory structure. No game 
courts, playground or other recreational equipment may be located within three feet of 
the property line.  

(7)  Garbage and trash containers are allowed in the side and rear yards only, except at 
designated times of pickup, during which they may be located at the property line in 
accordance with and subject to the provisions of chapter 28 of this Code.  

(8)  Clothes lines, supporting poles and similar natural laundry drying equipment are 
allowed within the side or rear yard but shall not be located within three feet of the 
property line.  

(9)  Pet shelters, pens, cages and runs are allowed only in the rear yard but shall not be 
located within three feet of the property line.  

(10)  The use of semi-trailers, enclosed trailers, trucks, rail cars or vehicles as storage 
buildings or structures or as accessory buildings or structures is prohibited.  



    

TO:     
  

 Planning Commission  

FROM:  
  

 Zoning Administrator  

DATE:   
  

 May 6, 2019 

RE:     Tree Protection Presentation 
  
Background:  
 
At the April Planning Commission meeting, it was decided to create a presentation to Council regarding 
the possible amendment of Chapter. 14 in the Municipal Code. On April 19, Commissioner Laycock and 
Mr. Beeker met with the City Forester to discuss the idea. During the meeting, the future role of the Shade 
Tree Committee was also discussed.  
 
Included in the packet are minutes from the Shade Tree Committee, the Tree Fund balance sheet, a Tree 
Removal inventory and Heritage Tree information from the Arbor Day Foundation. 
 
At that meeting, it was decided to invite members of the Shade Tree Committee and to discuss further how 
to proceed in this matter. 
 
 
 
 
 
 
 
  



5/7/2019

DATE ACTIVITY

FUNDS RECEIVED 

101‐000‐692.470

FUNDS SPENT     

101‐756‐726.470 BALANCE

6/30/2005

received $2660.00 from Bristol West 

(accident) ‐ Shannon Dunton 8/10/08 $2,660.00 $2,660.00

6/26/2008 State of Michigan ‐ Arbor Day Mini Grant $200.00 $2,860.00

11/13/2008

Lodi Farms Ltd ‐ planting @ Owens (bike trail) 

& Stocks Park $1,820.00 $1,040.00

5/3/2013

received $100.00 from Linda Berch for 

memorial donation for Frank Schaldach $100.00 $1,140.00

5/2/2014 Lodi Farms Ltd ‐ Spring Tree Planting #3578 $490.00 $650.00

Q:\Assessing & Zoning\abeeker\City Planning Commission\2019‐05 PC\Major, Local and Parks Balance Spreadsheet







































Tree Protection Ordinance Meeting – April 29, 2019 
Present: Gary Stachowicz, Kerry Laycock, Alan Beeker 
 

■ Tree Valuation process must be performed by the City Forester and is based on several 
factors: 

o Age/Size 
o Condition 
o Species 
o Location 

 Funds are placed in a Tree Restitution Fund that is separated into three 
categories 

 Major Streets 
 Local Streets 
 Parks 

■ Shade Tree Committee 
o Advisory Committee est. in 1970s around the time the City became a Tree City 
o Discusses distribution of the Tree Restitution Fund 
o Discusses location of new tree plantings 

■ Planning Commission would like to increase Developer awareness of large trees and the 
need to protect when possible. 

o In order to maintain historic character of the City, should maintain mature trees. 
o Update tree inventory? 

■ Statistics 
o Losing more trees than are being replanted. 

 > 200 trees removed/year 
 < 40 trees planted/year 
 > 5400 trees in City in 1990s 
 < 4000 trees in City currently 
 Removing large canopy trees decreases property value. 
 Well-maintained, mature, large canopy trees can increase property values 

by as much as 10-20%, heating/cooling savings as much as 25-50%. 
■ Rippon Ave. Project 

o The goal was to try and save sidewalk and mature trees on west side of street 
o The grant included sidewalk replacement on both sides.  

■ Future Review Process 
o Include Shade Tree Committee as part of site plan review process. 

■ Permits 
o Create a permitting process for tree removal.  

 ATF (After The Fact) penalties if contractor does not apply for and receive 
permit prior to removal. 

o Developer required to submit inventory of existing trees as part of Site Plan 
Review. 

■ Ordinance Amendments 
o Shade Tree Committee should be listed in ordinance 

 Define purpose and authority 
 Review landscape plans & site plans 



 Create By-laws 
 Outline Committee makeup. 
 No more than five members 
 No staff on committee 
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