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Planning Commission Agenda
August 17, 2022

Call to Order 5:30 pm
Pledge of Allegiance
Roll Call

Public Comment
Any agenda item — 3 min. limit

Consent Items/Communications
Approval of agenda — Action
Approval of Planning Commission 07/20/2022 minutes — Action

PC Meeting Minutes 2022 _07_20 (cityothillsdale.org)

Communications
Region 2 Planning Commission Packet — August

Untitled (cityofhillsdale.org)

Public Hearing — Ordinance Amendments

public hearing notice ordinance Landscape, Fence & Lighting (cityothillsdale.org)
Sec. 36-150 Landscape — Action sec. 36-150-rev061522.pdf (cityofhillsdale.org)

Sec. 36-631 Lighting — Action Sec. 36 631.  Lighting. (cityofhillsdale.org)
Sec. 36-681 Obscuring Walls and Fences — Action Sec. 36-681 Fencing (cityofhillsdale.org)

Old Business
No Old Business

New Business
No New Business

Zoning Administrator Report
Commissioners’ Comments

Public Comment
Any Commission related item — 3 min. limit

Adjournment
Next meeting Wednesday, September 21, 2022 at 5:30 pm


https://www.cityofhillsdale.org/sites/default/files/fileattachments/planning_commission/meeting/12921/pc_meeting_minutes_2022_07_20.pdf
https://www.cityofhillsdale.org/sites/default/files/fileattachments/planning_commission/meeting/12931/august_11_2022_pkt.pdf
https://www.cityofhillsdale.org/sites/default/files/fileattachments/planning_commission/meeting/12931/public_hearing_notice_ordinance_landscape_fence_lighting.pdf
https://www.cityofhillsdale.org/sites/default/files/fileattachments/planning_commission/meeting/12931/sec._36-150-rev061522.pdf
https://www.cityofhillsdale.org/sites/default/files/fileattachments/planning_commission/meeting/12931/sec._36_631_lighting-rev072022.pdf
https://www.cityofhillsdale.org/sites/default/files/fileattachments/planning_commission/meeting/12931/sec._36-681_fencing-rev072522.pdf
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Planning Commission Meeting Minutes
Hillsdale City Hall

Council Chambers

July 20, 2022

5:30 pm

I. Call to Order
Meeting opened at 5:30 pm followed by the Pledge of Allegiance, and Roll Call.

II. Members Present
A. Members Present: Chairman Eric Moore, Vice Chairman Ron Scholl, Commissioner
William Morrisey, Commissioner Penny Swan, Commissioner Kerry Laycock,
Commissioner Elias McConnell
B. Public Present: Zoning Administrator Alan Beeker, David Billington, Councilman Robert
Socha
C. Members Absent: Secretary Jacob Parker

III. Consent Agenda and Minutes
Motion to approve the Consent items as presented made by Commissioner Laycock,
seconded by Commissioner McConnell, motion approved unanimously.

IV.  Public Comment
Councilman Socha spoke about the number of complaints from neighbors of the Hope
House in downtown Hillsdale. He asked the Planning Commission if they would explore
avenues that would restrict any future Halfway Houses in the downtown in the future.

V. Site Plan Review
A. 150 Barber Dr.

a. Mr. Beeker gave a brief description of the project. The proposed project is to
remove the existing baseball diamond, build a new stadium along with the new
baseball diamond.

b. Commissioner Swan moved to approve, Commissioner Morrisey seconded,
motion passed unanimously.

VI. Old Business
No Old Business

VII. New Business
A. Lighting Ordinance
a. The light pole height requirement was removed from the ordinance.
b. Chair Moore moved to amend the ordinance as presented and hold a public
hearing at the next regular meeting, August 17, for the Lighting, Fencing and
Landscape Ordinances. Commissioner McConnell seconded, motion passed.
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B. Ordinance Planning
a. Halfway Houses
1. At the request of Council, the Planning Commission looked at the
possibility of adding Halfway House restrictions in the downtown.

ii. Consultations with the City Attorney and other research shows that
restricting Halfway Housing in any district that permits residences is a
violation of the Fair Housing Act.

b. Tree Preservation

1. Commissioner Laycock would like to see a city-wide list of heritage
trees. He would also like to see a policy created that attempts to save
trees that may be impacted by street and utility improvements.

1. Only remove trees that are unsafe
2. Only remove trees that would adversely affect the success of
the project.

il. Could the Shade Tree Committee be an advisory committee?

c. The Zoning Administrator asked the Planning Commission for a priority list
of new ordinances. After some discussion, Commissioner Morrisey suggested
creating the Alternative Energy ordinance should be the priority. The
Commission agreed.

VIII. Zoning Administrator Report
Mr. Beeker informed the Commission that Meijer had requested the execution of the 425
agreement between the City and Fayette Township. They hope to submit drawings to the
Commission for review in the next two months.

IX. Commissioner’s Comments
No comments

X.  Public Comment
Dave Billington thanked the Commission for approving the latest college project.

XI. Adjournment
Commissioner Laycock moved adjourn the meeting, Commissioner Swan seconded.

Motion passed unanimously. Meeting adjourned at 6:32 pm.

XII. Next meeting: August 17,2022 at 5:30 pm.



PUBLIC HEARING

PLEASE TAKE NOTICE that the Hillsdale City Planning Commission has set a Public Hearing for August
17,2022 at 5:30 p.m. in the Council Chambers, Hillsdale City Hall, to consider the proposed amendments
to Sect. 36-150 Landscape, Sec. 36-681 Fencing and Sec. 36-631 Lighting Ordinances . You may view the
proposed amendments in their entirety at www.cityothillsdale.org. Printed documents are available upon
request at the Hillsdale City Hall Clerk’s Office.



http://www.cityofhillsdale.org/

Sec. 36-150. - Landscaping.

(@)

Upon any improvement for which a site plan is required, landscaping shall be required to meet the
guidelines listed below:

(1)

(23)

(34)

{4)

For the_R-1, RD-1, RM-1 and C-1 districts,_a minimum of 25 percent of the site shall be in
landscaped open space. The open space shall be landscaped with one evergreen tree or shrub
for every 1,000 square feet, or portion thereof, plus one small or large deciduous tree_or shrub
for every 2,000 square feet, or portion thereof. Plant materials existing on the site prior to
development _may be _inciuded as part of the_ requirement. Any trees removed for
development may not be included as part of such requirement. Ground cover or lawn is
required in all landscaped areas. (See article X, plant material of this chapter for appropriate uses
of plant materials.)

Forthe R—+HR-Z—and-R-3-districts;-30-percent-ef-the-site-under development-shall-be-in
Wmmmwpwammmmmm

For permitted and special approval uses in the-O-1; B-1, B-3, I-1 and -2 districts, a minimum
of 15 percent of the site shall be in landscaped cpen space with one evergreen tree or shrub for
every 1,000 square feet, or portion thereof, plus one small or large deciduous tree for every 2,000
square feet, or portion thereof_Plant materials existing on the site prior to development may
be inciuded as part of the requirement, Any trees removed for development may not be
mc!uded as part of such requiremerit.-

- Thirty percent of the required open space shall be
between the roadway and the building. Buildings on corner lots shall have 60 percent of the
required open space between the building and the roadway. Whenever feasible, a portion of the
landscaping shall be placed adjacent to the buildings. Landscaping of an adjacent right-of-way
may be included in the reguirement if it is maintained by the adjacent property owner. Parking
lots in all effice;-business and industrial zones which are adjacent to a residentially zoned district
shall be fully screened from that residential district through the use of decorative walls, fences, or
landscaping. (See article X, plant material of this chapter for appropriate uses of plant materials.)

B-2 parcels in which the building occupies 90 percent or more of the lot shall be exempt from
the landscape requirement. For all other B-2 parcels, ten percent of the site shall be in landscaped
open space with one evergreen tree or shrub for every 1,000 square feet, or portion thereof,
plus one small or large deciduous tree or shrub for every 2,000 square feet, or portion
thereof. . Plant materials existing on the site prior to development may be included as part
of the requirement, Any trees removed for development may not be included as part of
such requirement. Ground cover or fawn is required in all landscaped areas. (See article
X..plant material of this chapter for appropriate uses of plant materials.)

PRD parcels shall adopt the requirements consistent with the intended use,

{5)

For PRF parcels, a minimum of 80 percent of the site shall be in lahdscaped open space.

The open space shall be landscaped with one evergreen tree or shrub for every 1,000
square feet, or portion thereof, plus one small or large deciduous tree or shrub for every
2000 square feet, or portion thereof. . Plant materials existing on the site prior to
development may be included as part of the requirement. Any frees removed for
development may not be included as part of such requirement. Ground cover or fawn is




(©)

(d)

(f)

reguired in_all landscaped areas. (See article X, plant material of this chapter for
appropriate uses of plant materials.)

r-shrab-for-every 1,000-square-feet,-or portion-thereof,-plus-one-small-or-large
deciduous-tree-for-avery 2,000 square feet-or-portion-thereof-Rlant- materials-existing-on-the-site

Greenbelt between fand uses.

(1) Upon any improvement for which a site plan is required, a greenbelt shall be constructed to
create a visual screen along a boundary, alley, or street which is adjacent to residentially zoned
or used property. In addition, greenbelt shall be constructed along any boundary between single-
family unattached housing developments and single-family attached housing developments or
multifamily housing developments, for which a site plan is required. in addition, within ali districts,
except R-1 (single-family), a greenbelt shall be constructed along a boundary, alley or street
which is adjacent to a more restrictive zoning district;

(2) The minimum width of the required greenbelt shall be ten feet, except in the office, business and
industrial districts where the minimum width shall be 20 feet. However, wider greenbelt may be
raquired, within any zoning district, at the discretion of the city.

Parking lot landscaping.

(1) Landscaped areas shall be required at the perimeter of parking lots of 16 spaces or greater.
Parking lots in all office, business and industrial zones which are adjacent to a residentially zoned
district shall be fully screened from that residential district through the use of decorative walls,
fences, or landscaping;

(2) Strips of ten or more continuous spaces may be allowed by planning commission approval,
providing each end of the row has a minimum of 50 square feet of landscaped area, exclusive of
concrete curbing. Variations may be determined by the planning commission for design and traffic
flow. There shall be a minimum of one free for every ten parking spaces;

(3) Minimum three-foot wide landscape strips (unobstructed by vehicle overhangs) shall be provided
between paved parking surfaces and buildings, fences, and property lines wherever possible.
Trees and shrubs shall be planted clear of the vehicle overhang area;

(4) Al parking lot surfaces not needed for ingress, egress, parking or driveways shall be landscaped.

Front yard landscaping. A greenbelt with a minimum width determined by the front yard sethack of its

zoning classification shall be located between the abutting right-of-way of a public street, freeway, or
major thoroughfare, and shall be landscaped per the requirements in section 36-150 applicable to its
Zoning classification access ways from public rights-of-way through required greenbeits shall be
permitted.

Site landscaping. in addition to any landscape greenbelt and/or parking lot landscaping required by
this section, ten percent of the site area, excluding existing thoroughfare right-of-way, shall be
fandscaped. Areas used for storm drainage purposes, such as unfenced drainage courses or retention
areas in front or side yards, may be included as a portion of the required landscaped area, but shall
not exceed five percent of the site area.

All plant materials shall follow the minimum standards set forth in article X of this chapter.

(Ord. No. 2016-003, 3-7-2016)




Sec. 36-631. - Lighting.

All lighting used to illuminate any off-street parking area shallnet-exceed 20-feetin-overall
height-abovegroundleveland shall be so installed as to be confined within and directed on the

parking area only.

(Code 1979, § 17.34.110; Ord. No. 2017-005, 11-6-2017)



ARTICLE IX. - OBSCURING WALLS AND FENCES

Sec. 36-681. - Requirements.
All fences, walls, and landscape berms of any nature, type or description located in the City of Hillsdale must conform
to the following regulations:

(1) Approval required. The erection, construction or alteration of any fence, wall or other type of protective barrier
must be approved by the zoning administrator (or designee) as to conformance with the requirements of the
zoning district and this section.

(2) General fence, wall, and landscape berm standards.

a.

Fence wall, or landscape berm height measurement. The height of a fence, wall, or landscape berm will be
measured using the following method:

L.

The permitted height of all fences, walls, and landscape berms will be measured from the finished
grade adjacent to the fence, wall, or berm, as determined by the zoning administrator (or designee).

Where elevations differ by more than four feet within ten feet of side or rear lot lines, the zoning
administrator (or designee) may allow additional fence, wall, or landscape berm height for the property
as measured from the lower elevation.

The permitted height of fences or walls will not be measured from any part of a berm or any area of
the ground that has been built-up or constructed in a manner that would have the effect of allowing a
taller fence than permitted by this chapter.

Fencing materials must should be all weather and low zere maintenance. Freated-wood-must-meet-the
A mer: n—\\ on—A 1afian' 4B nd O N he )

Masonry walls. Masonry walls must be constructed of the same or complementary building material to that
of the principal structure and must be un-pierced (except for pedestrian and vehicular connections) and
have a decorative cap. Cement or slag blocks will not be permitted.

Visibility at intersections. All fences in the front yards must comply with the requirements of this article,
visibility at intersections.

Decorative fences, walls and landscape berms. Fences, walls, and landscape berms which are two and one-
half feet or less in height are considered decorative and do not require a permit.

Landscape berms. Where provided, landscape berms must conform to the following standards.

L.

Berms must comply with the height restrictions for fences and walls in subsections (3) and (4) of this
section, but in no case may they be maintained at a continuous height. All berms must be undulating
and include gaps where deemed necessary.

Sides of the berm must be constructed with slopes no steeper than one foot vertical for each three feet
horizontal.

In measuring slope and height, grade elevation will be the average grade elevation adjacent to the
proposed berm.

Side slopes must be protected from erosion by sod, seed or other living ground cover. If slopes are
seeded, they must be protected until the seed germinates and a permanent lawn is established.

Wall and Fence Height Requirements:

2.

Use Max. Ht. Requirements
1. P-1 Vehicular Parking Districts Four feet six-inch high wall or fence
Off-street parking area (other than P-1 Districts) Four feet six-inch high wall or fence

Four feet high to Six feetsix-ineh high wall

3. ©-1-B-1, B-2, or B-3 Districts
or fence



4. -1 end2Distriets, open storage areas, loading or unloading areas,

Six feet high to eight feet high obscured
wall or fence (height shall provide the most

service areas. . .
complete obscuring possible).

5. Hospital, ambulance and delivery areas Six feet high wall or fence

6. Utility buildings, stations, and/or substations, except that in cases

where all equipment is contained within a building or structure
constructed so as to be similar in appearance to the residential building

Six feet high obscured wall or fence

in the surrounding area.

Six feet Fourfeetsix—neh-high wall or

7.  Trailer Courts
fence

At the discretion and approval of both
Planning Commission and the City
Engineer, a fence may be required around
retention areas.

Front yard — Four feet Three-feet-six

8. Retention areas

9. Residential Districts (front yard) inehes high wall, decorative fence or trellis
Rear yard — Six feet high wall or fence
) Residential Disti » ] | Six_foet hich wallorf
10. C-1 College District Four feet high to Six feet high wall or
fence
11. PRD District Height requirements consistent with the

intended use.

Front yard — Four feet high ornamental
12. PUD District wall, fence or trellis
Rear yard — Six feet high wall or fence

13. PRF District Six feet high ornamental wall or fence

(2) Fences and walls in the residential districts and manufactured housing communities.

a.

Ornamental fences and walls located in the required and addressed front yard meeting the definition of a
non-privacy fence and not intended to restrain animals of any kind may be up to three-feet-six-inches four
feet in height, unless otherwise approved by the zoning administrator (or designee), and must be set back
at least one foot from the sidewalk/right-of-way line.

All fences or walls must be ornamental in nature and should be made of wrought iron, treated or rot resistant
wood, brick, stone and similar replications of these materials. However, when abutting residentially zoned
and/or used property, and when used to screen parking or outdoor storage areas, the fence must be
constructed of an opaque weatherproof material, woven chain link fencing is not permitted.

Fences and walls located in the required and non-addressed (secondary) front yard of a corner or double
frontage lot must be setback from the property line as follows, unless otherwise approved by the zoning
administrator (or designee):

1.  No less than one foot for ornamental fences and walls meeting the definition of a non-privacy fence
and not intended to restrain animals of any kind up to threefeet-sixinehes four feet in height;

2. No less than four feet for fences and walls up to four feet in height.
3. No less than six feet for fences and walls up to six feet in height.

Fences and walls located in the side and rear yards may have a maximum height of six feet, unless otherwise
approved by the zoning administrator (or designee), and may be located on the property line assuming the
front yard fencing requirements are satisfied.



Residents are encouraged to utilize ornamental materials, including but not limited to materials such as
wrought iron, brick, stone, treated wood and similar replications of these materials, such as vinyl fencing
that has the appearance of one of these materials.

Chain link or similar fencing is permitted everywhere except within the front yard.
The finished side of a fence or wall must face outward toward any adjacent property or right-of-way.

No fences or walls are permitted within the required site clearance triangles. The same site clearance
triangle applies to solid fences abutting detached garages located on the non-addressed frontage of a corner
lot, visibility at intersections.

(4) Fences and walls in commercial and industrial districts.

a.

c.

No fence or wall may exceed eight feet in height, unless otherwise approved by the zoning administrator
(or designee).

Fences located in the required non-addressed (secondary) front yard of a corner or double frontage lot,
must be set back from the property line, unless otherwise approved by the zoning administrator (or
designee), as follows:

1. No less than one foot for ornamental fences and walls meeting the definition of a non-privacy fence
and not intended to restrain animals of any kind up to three-feet-six-ineches four feet in height;

2. No less than four feet for fences up to four feet in height;
3. No less than six feet for fences up to six feet in height; and
4. No less than eight feet for fences up to eight feet in height.

All fences or walls must be ornamental in nature and should be made of wrought iron, treated or rot resistant
wood, brick, stone and similar replications of these materials. However, when abutting residentially zoned
and/or used property, and when used to screen parking or outdoor storage areas, the fence must be
constructed of an opaque weatherproof material, woven chain link fencing is not permitted.

Chain link or similar fencing is permitted everywhere except within the front yard and when abutting
residentially zoned and/or used property.

No fences or walls are permitted within the required site clearance triangles, visibility at intersections.

(5) Temporary protective fencing associated with construction projects. During construction, protective fencing
must be placed around existing vegetation proposed for preservation and other site elements which cannot be
easily removed or stored.

Proposed protective fencing must be clearly identified on the landscape plan.

Protective fencing cannot be located closer than one foot outside the perimeter of the following, as
identified on the landscape plan:

1. The drip lines of existing trees and shrubs; and

2. Planting beds and other site element.

(6) Prohibited fences. The following fences are prohibited:

A fence consisting in whole or part of coils of barbed wire, concertina wire or razor wire;

A fence with razor edges, broken glass, affixed spikes, projecting nails or other pointed instruments of any
kind or description attached; fence gates cannot be constructed so as to create a hazard to the public by the
projection of any pointed instrument or member when open or partially open;

A fence charged or connected with an electrical current, provided however, this provision cannot be
construed to apply to electrical fences installed below ground as elements of an animal control or security
system,

A standard barbed wire fence except upon essential service sites or industrial properties which do not abut
property zoned or used for residential purposes; in such locations, standard barbed wire may be installed
on the top of a fence on arms or cradles extending inward over the owner's property provided that the fence



g.

has a minimum height of six feet above the adjacent grade and the combined height of the fence and barbed
wire and arms does not exceed eight feet above the adjacent grade;

A fence which consists in whole or part of woven plastic or other similar materials utilized within a chain
link fence; and

A fence with all metal opaque paneling (e.g., barn siding, roof material, etc.) unless it is part of a conditional
use permit.

Concrete barrier units such as are used on construction sites or highways to restrict traffic flow.

(7) Visibility at intersections.

a.

When a driveway intersects a public right-of-way or when the subject property abuts the intersection of
public rights-of-way, all fences, walls, berms, hedges, screens, structures, plantings or other landscaping
within the site clearance triangle areas described below must permit unobstructed cross-visibility. Shrubs
and groundcovers located in a site clearance triangle may not be permitted to grow to a height of more than
two and one-half feet above the grade at the edge of the pavement. Portions of required berms located
within sight clearance triangle cannot exceed a height of two and one-half feet above the pavement grade
at the edge of the pavement. Canopy trees may be maintained in this area provided that all branches are
trimmed to maintain a clear vision for a vertical height of ten feet above the roadway surface. Other
landscaping, except turf grass or ground cover maintained at a height of two and one-half feet, cannot be
located closer than three feet from the edge of a driveway.

The site clearance triangles referred to above are:

1. The area formed at the corner intersection of a public right-of-way and a driveway, two sides of the
triangle area being ten feet in length measured along the right-of-way line and access drive line and
the third side being a line connecting these two sides. For the purpose of plantings located in the lawn
extension/terrace, the site clearance triangle extends beyond the right-of-way line to the curb/edge of
pavement at an angle perpendicular to both of those lines.

The area formed at a corner intersection of two public right-of-way lines, the two sides of the triangular area
being 20 feet in length measured along the abutting public right-of-way lines and the third side being a line
connecting these two sides. For the purpose of plantings located in the lawn extension/terrace, the site clearance
triangle extends beyond the right-of-way line to the curb/edge of pavement at an angle perpendicular to both of
those lines.
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