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97 North Broad Street

Hillsdale, Michigan 49242-1695
(517) 437-6440 Fax: (517) 437-6450

Planning Commission Agenda

October 16, 2024

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

Public Comment
Any agenda item — 3 min. limit

Consent Items
Approval of agenda

Approval of Planning Commission 7/17/2024 minutes

Site Plan Review
Three Meadows North — Final Plans

Lifeways Office Building — 3310 Beck Rd.

Old Business
Traffic Calming Plans

New Business

Zoning Administrator Report
36-411 — Schedule of Regulations
36-168 — Fence

Commissioners’ Comments

Public Comment
Any Commission related item — 3 min. limit

Adjournment

Next meeting: Wednesday, November 20, 2024 at 5:30 pm
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Planning Commission Meeting Minutes
Hillsdale City Hall

Council Chambers

July 17, 2024

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: Commissioner Roma Rogers, Vice Chair Kerry Laycock, Chairman
Eric Moore, Commissioner Matt Kniffen, Commissioner William Morrisey,
Commissioner Elias McConnell
B. Public Present: Zoning Administrator Alan Beeker
C. Members Absent: Secretary Jacob Bruns

III.  Public Comment
No public comment.

IV. Consent Agenda and Minutes
Motion to approve the Consent agenda as presented made by Vice Chair Laycock
seconded by Commission Morrisey motion approved unanimously.

V. Public Hearing
A. Capital Improvement Plan — The ordinance has been reviewed by the Planning

Commission. At the June meeting, the Commission set a public hearing for the July
meeting.
e There was no public present so the Chair bypassed the public comment
period.

Vice Chair Laycock moved to recommend to Council for adoption. Commissioner
McConnell supported, motion passed unanimously.

VI. Old Business
Sec. 26-9 — Special condition signs.

e The Commission had a lengthy discussion regarding billboards and lighted
signage

e Commissioner McConnell helped the Commission understand the terminology
used in digital sign descriptions

e Commissioner Kniffen would still like to eliminate billboards from the ordinance

e Commissioners McConnell and Kniffen would like to increase the limitation area
for billboards along M-99, north of Fayette St. to the city limits.
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e Vice Chair Laycock was opposed to that

e Chair Moore asked if the Commission was fixing something that was not an issue.

e Vice Chair reminded the PC of the responsibility and purpose of the Commission.
He is concerned with amending the ordinance to only narrow the control of
billboards, attacking something that does not have a clear mandate.

e Commissioner Morrissey suggested that a Commissioner ask Council for some
guidance.

VII. New Business
No new business.

VIII. Zoning Administrator Report
e Gave a brief overview and discussion of the Keefer House Hotel project.

IX. Commissioners’ Comments
e No commissioner comments.

X.  Public Comment
No public comment.

XI. Adjournment
Commissioner Laycock moved to adjourn the meeting, Commissioner Morrisey

seconded. Motion passed unanimously. Meeting adjourned at 6:25 pm.

XII.  Next meeting: August 21, 2024 at 5:30 pm.
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TO: Planning Commission
FROM:  Zoning Administrator
DATE: October 16, 2024

RE: Three Meadows North Final Plan

Background: in accordance with the condominium ordinance, the developers for Three Meadows North is
submitting the final plan for review and recommendation to Council for final approval. The site review
notes are included. The City Attorney has reviewed the Master Deed and has approve it.



Green Development Ventures, LLC
2186 East Centre Avenue
Portage, MI 49002

September 5, 2024

Mr. Alan Beeker, Zoning Administrator
Planning and Zoning Department

City of Hillsdale

97 N. Broad Street

Hillsdale, Michigan 49242

Re: Final Review of Three Meadows North Site Condominium Subdivision, 300 Hidden
Meadows Drive — 22.64 Acres (Parcel #30-006-327-351-01)

Dear Alan,

Attached please find the Final Site Condominium Subdivision Application for Three Meadows
North project at 300 Hidden Meadows Drive (Parcel #30-006-327-351-01). The application packet
includes the following documents:

Commercial Site Plan Review Application — Final Site Condominium Subdivision
Project Summary Narrative — Three Meadows North Site Condominium Subdivision
Site Plan Review Fee Check ($400)

Final Site Condominium Drawings (two 24” by 36” sets and ten 11” by 17" sets)
Storm Water Drainage Calculations

Sample Portfolio of Homes — Three Meadows North Site Condominium Subdivision
DRAFT Master Deed, Exhibit A Condominium Bylaws and Exhibit D Value Chart

We look forward to continued discussions of this project with the City and request that the Final
Site Condominium Review be scheduled for the October 16, 2024 Planning Commission meeting.

If you have any questions or require additional information, please contact me at your earliest
convenience.

Sincerely,

Michael West, AICP

Land Planning Manager

Green Development Ventures, LLC
2186 East Centre Avenue

Portage, Michigan 49002

(269) 365-8548
mwest@allenedwin.com




COMMERCIAL SITE PLAN REVIEW APPLICATION

Applicant Name Green Development Ventures, LLC

Address 2186 East Centre Avenue
Portage, Michigan 49002
* purchase agreement with Hilldale EDC (3/27/23)
Daytime Phone (269 ) 365-8548
Evening Phone ( )

Property Address if other than above 300 Hidden Meadows Drive
Parcel #30-006-327-351-01
22 .64 Acres
Three Meadows North Site Condo Subdivision
(Final Site Condominium Review)

Agent Name Michael West, Land Planning Manager

Address Green Development Ventures, LLC
2186 East Centre Avenue

Portage, Michigan 49002

Daytime Phone (269 ) 365-8548
Evening Phone ( )
Zoning R-1 Project Estimate

Applicant Signature WF— Date 5/22/24

Meeting Date October 16, 2024 Planning Commission

For projects requiring Planning Commission approval, all Site Plan Materials must be submitted
along with a completed application and appropriate fees a minimum of 10 days prior to the next
scheduled Planning Commission meeting.

Please submit to: City of Hillsdale
Planning and Zoning Department
97 North Broad Street
Hillsdale, Michigan 49242
p.—517.437.6449



Three Meadows North Site Condominium Subdivision

Final Review

Project Summary Narrative
September 5, 2024

Project Objectives

The purpose and objective of the Three Meadows North Site Condominium Subdivision project is
to provide much needed quality residential housing opportunities in a desirable location within
the City of Hillsdale. The Three Meadows North project proposes a total of 61 single family
residential homes on 22.4 acres located north and west of Hidden Meadows Drive (PPN 30-006-
327-351-01). Construction of this new single family subdivision will enhance local property values
and the overall community by providing much needed and quality housing options to current and
future residents.

Preliminary Review/Approval

At the June 19, 2024 meeting, the Planning Commission approved the Preliminary Review of the
Three Meadows North site condominium subdivision. Pursuant to Section 18-179, the site
condominium plans have now been prepared and submitted for Final Review by the Planning
Commission.

Site Condominium Subdivision/Major Project Elements

The Preliminary Site Condominium submittal of Three Meadows North has incorporated the
applicable requirements outlined in Division 6, Condominiums. Major project elements of this
single family residential subdivision are summarized below.

e Residential Components/Phasing. The Three Meadows North Site Condominium Subdivision
proposes a total of 61 single family homes sites on 22.4 acres with an overall development
density of 2.7 units/per acre constructed in two development phases. Phase 1 will include
31 units and a northerly extension of Hidden Meadows Drive, along with a new public street
(Wildflower Drive), along the northern and eastern portions of the property with
construction anticipated to commence in Spring 2025. Phase 2 will include the remaining 30
units and a northerly extension of Windswept Lane with connection to Wildflower Drive, with
construction anticipated to commence Spring 2026.




Single family homes within the Three Meadows North subdivision will include a mixture of
ranch, two-story and bi-level homes ranging between 1,600-2,200 square feet in size with
individual floor plans ranging from 3-5 bedrooms, 2-3 bathrooms and an attached 2-car
garage. Home values are anticipated to range from the upper $200s to the upper $300s.

Minimum Lot Sizes and Building Setbacks. The subject property is zoned R-1, One Family
Residential which establishes the following minimum lot size/width and building setbacks
standards:

Lot Size/Width: 8,400 square feet/70 feet wide
Front Setback: 25 feet

Rear Setback: 10 feet

Side Setback: 8 feet

Access, Utilities and Storm Water Management. Access to the Three Meadows North
subdivision will be provided through public street extensions from Hidden Meadows Drive and
Windswept Lane, and creation of a new public street (Wildflower Drive). Municipal water and
sanitary sewer will serve the project, along with private franchise utilities. Storm water from
the subdivision will be collected and conveyed to storm water infiltration basins located within
the southeast corner of the site and within the central portion of the site.

Site_Condominium Governing Documents. The Three Meadows North project will be
subdivided as a Site Condominium Subdivision and will be governed by a Master Deed and
Condominium Bylaws. A Homeowner’s Association (HOA) will be established with a scope of
authority that includes architectural review, storm water basin management, community
upkeep, and financial management. Each homeowner will pay a nominal annual fee for
general operations and maintenance of the site condominium subdivision.




Know what's below.
Call before you dig.
NOTE:

ALL UTILITIES SHOWN ARE APPROXIMATE LOCATIONS DERIVED FROM
ACTUAL MEASUREMENTS AND AVAILABLE RECORDS. THEY SHOULD
NOT BE INTERPRETED TO BE THE EXACT LOCATION NOR SHOULD IT
BE ASSUMED THAT THEY ARE THE ONLY UTILITIES IN THIS AREA.
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SHEET No. DESCRIPTION

COVER TITLE SHEET
C100 BOUNDARY SURVEY
C200 EXISTING CONDITIONS & DEMO PLAN
C300 SITE PLAN
C400 GRADING PLAN
C500 WINDSWEPT PLAN & PROFILE 1
C501 WINDSWEPT PLAN & PROFILE 2
€502 HIDDEN MEADOWS PLAN & PROFILE
C600 INTERSECTION DETAILS
C601 PROJECT DETAILS

SITE NOTES:

1. PARCEL NUMBER: 006-327-351-01

2. SITE AREA: TOTAL = 22.64 ACRES

3. PROPERTY ZONED: R-1

4. ROADS = PUBLIC

5. DRAINAGE

5.1. STORM PIPE = PUBLIC
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1
1
1
1
1
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16

17

18

5.2. STORM PONDS = PRIVATE

SANITARY SEWER = PUBLIC

WATER = PUBLIC

STREET LIGHTING — SHALL MEET CITY OF HILLSDALE STANDARDS
NO FLOODPLAIN EXISTS ON PROPERTY

NO WETLANDS EXIST ON PROPERTY

HEIGHTS OF ALL BUILDINGS TO BE MAXIMUM OF 35

. ROAD NAMES TO BE APPROVED BY HILLSDALE COUNTY PLANNING
. SIDEWALKS TO BE A MINIMUM OF 5 FT IN WIDTH

. MINIMUM LOT REQUIREMENTS:

4.1. MINIMUM LOT AREA: 8,400 SQ FT

4.2. MINIMUM LOT FRONTAGE: 70 FT

4.3. MINIMUM FRONT YARD SETBACK: 25 FT

4.4. MINIMUM REAR YARD SETBACK: 10 FT

4.5. MINIMUM SIDE YARD SETBACK: 8 FT

. PROJECT TO BE CONSTRUCTED IN TWO PHASES.

. PUBLIC WATER CONNECTIONS SHALL BE COORDINATED WITH THE CITY OF HILLSDALE

. DENSITY CALCULATION TOTAL ACREAGE 22.64 ACRES — PROPOSED 61 UNITS
(0.37 /ACRES)
. OPEN SPACE REQUIREMENTS = N/A, PROVIDED 4.76 ACRES (21.0%)
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BENCHMARKS

ELEVATIONS ARE DERIVED FROM GPS OBSERVATIONS REFERENCING
GRS80/GEOID18 TO DETERMINE ELEVATIONS IN THE NAVD88 VERTICAL DATUM.

BENCHMARK NO. 1

NORTHEAST FLANGE BOLT ON HYDRANT WITH "BURY" TAG ON THE EAST SIDE OF

HIDDEN MEADOWS DRIVE NORTH OF FOXTAIL LANE
ELEVATION: 1147.72 (NAVD88 DATUM).

BENCHMARK NO. 2

NORTHEAST FLANGE BOLT ON HYDRANT WITH "BURY” TAG ON THE EAST SIDE OF
HIDDEN MEADOWS DRIVE AT THE INTERSECTION WITH WINDSWEPT LANE

ELEVATION: 1156.91 (NAVD88 DATUM).
BENCHMARK NO. 3

TOP OF STEEL BAR IN CONCRETE AT THE SOUTHWEST CORNER OF WINDSWEPT
LANE ON THE BOUNDARY OF THREE MEADOWS NO. 1 SUBDIVISION

ELEVATION: 1161.30 (NAVD88 DATUM).

CONTROL POINTS (CP)

CONTROL POINT NO 86753

5/8" BAR WITH GDI TRAVERSE CAP LOCATED IN NORTHWEST OF LOT 10, THREE

MEADOWS NO. 1 SUBDIVISION.
N: 152019.002, E: 13046567.221
ELEVATION: 1166.61 (NAVD88 DATUM).

CONTROL POINT 1236

1/2" STEEL BAR IN CONCRETE LOCATED AT THE SOUTHWEST CORNER OF

WINDSWEPT DRIVE, WEST OF LOT 2, THREE MEADOWS NO.
N: 151405.822, E: 13046218.805
ELEVATION: 1161.30 (NAVD88 DATUM).
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Three Meadows North Subdivision

Sample Portfolio of Homes
May 22, 2024

The following plans represent a sample set of homes which

may be constructed within the Three Meadows North Subdivision

Integrity 1610 — 1,607 Square Foot Ranch
Integrity 1750 — 1,736 Square Foot Bi-Level

Integrity 1810 — 1,822 Square Foot Two-Story
Integrity 1830 — 1,830 Square Foot Two-Story
Integrity 2060 — 2,060 Square Foot Bi-Level

Integrity 2,280 — 2,278 Square Foot Two-Story




HOMES collection: mteg“ty

integrity 1610
1,607 SF

3-5 bedrooms
Z-3 bathrooms
2-3 car attached garage

Allen Edwin Homes reserves the right to change or amend plans and specifications without prior notice. Specifications may vary per plan. All dimensions are approximate and are rounded down to the nearest 3". Information is deemed
to be correct but not guaranteed. Copyright © 2015 Allen Edwin Homes. All rights reserved. The duplication, reproduction, copying, sale, licensing, or any other distribution or use of these drawings, any portion thereof, or the plans
depicted here is strictly prohibited. Color rendering is the artist's interpretation of home. Details, products and colors may change or not be available. Please see CAD drawings of elevations for actual specifi cations available.
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integrity 1700
1,736 SF

3-4 bedrooms
Z-2.5 bathrooms
2 car attached garage
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to be correct but not guaranteed. Copyright © 2015 Allen Edwin Homes. All rights reserved. The duplication, reproduction, copying, sale, licensing, or any other distribution or use of these drawings, any portion thereof, or the plans
depicted here is strictly prohibited. Color rendering is the artist's interpretation of home. Details, products and colors may change or not be available. Please see CAD drawings of elevations for actual specifi cations available.
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1,822 SF

4 bedrooms
2.5-3.5 bathrooms
2-3 car attached garage
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depicted here is strictly prohibited. Color rendering is the artist's interpretation of home. Details, products and colors may change or not be available. Please see CAD drawings of elevations for actual specifi cations available.
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integrity 16830
1,830 SF

4-5 bedrooms
2.5-3.5 bathrooms
2-3 car attached garage
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depicted here is strictly prohibited. Color rendering is the artist's interpretation of home. Details, products and colors may change or not be available. Please see CAD drawings of elevations for actual specifi cations available.
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integrity 2060
2,060 SF

3-4 bedrooms
Z-2.5 bathrooms
2 car attached garage
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depicted here is strictly prohibited. Color rendering is the artist's interpretation of home. Details, products and colors may change or not be available. Please see CAD drawings of elevations for actual specifi cations available.
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2,278 SF

3-6 bedrooms
2.5-4 hathrooms
2-3 car attached garage
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to be correct but not guaranteed. Copyright © 2015 Allen Edwin Homes. All rights reserved. The duplication, reproduction, copying, sale, licensing, or any other distribution or use of these drawings, any portion thereof, or the plans
depicted here is strictly prohibited. Color rendering is the artist's interpretation of home. Details, products and colors may change or not be available. Please see CAD drawings of elevations for actual specifi cations available.
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ALAN C. BEEKER

The City of
ZONING ADMINISTRATOR
l L L s D ALE 97 North Broad Street
I Hillsdale, Michigan 49242-1695
Family - Tradiition - Opportunity © (517) 437-6449 FAX: (517) 437-6450

October 8, 2024

Plans for the final submission of the proposed site condominium development located at 300 Hidden
Meadows Drive, to be known as Three Meadows North were reviewed by the City Dept. Heads via email.
Their comments are as follows:

Sent to: Jason Blake (Dept. of Public Services), Alan Beeker (Planning & Zoning), Eric Sheffer (Board of
Public Utilities Electric), Dan Poole (Fire Department), Sam Fry (Economic Development), Scott Hephner
(Public Safety), Kristin Bauer (City Engineer), Jeff Gier (Board of Public Utilities Water & Wastewater),
Dan Lewis (Project Engineer), Chris Kohane (Project Developer), Mike West (Project Developer)

Public Safety
e No issues.

Board of Public Utilities
e Electrical:
o Beginning electrical design.

e Water
o No issues.
e Sanitary

o No issues.

City Engineer
e Require calculations for how long a 25 year storm will be held before complete
infiltration. Concerned over the length water will be held for drowning issues as well as
mosquito breeding.
¢ Planning on fencing the basins for safety reasons?

Public Services
e Boring sample information for subbase design.
e The City will need a centerline description that is tied to the section corner, formal survey, as a
requirement to add the proposed streets into the city street system (ACT 51).
Survey and stake property corners at Right-of-Way
e Plans still propose a 22’ back of curb for street. 28 back of curb will be required. (Pavement

typical cross-sections do show 28’ Back of Curb, notes on streets don’t match cross-section
widths)

e Plans still propose rolled curb. MDOT F4 curb will be required.
e ADA Ramp details for sidewalk crosswalks
e Any traffic regulation signage for Hidden Meadows Dr. @ Wildflower Dr.?
e Hidden Meadows Drive, Windswept and Wildflower Dr., - Hot Mixed asphalt, Utilize MDOT
SEL for top and 4EL for base/level course.
Planning/Zoning

e The Planning Commission will review the final submittal subdivision drawings at the regular
October meeting. The Planning Commission will recommend approval or denial to the City
Council.



The City of ALAN C. BEEKER
ZONING ADMINISTRATOR

l L L s D ALE 97 North Broad Street
I Hillsdale, Michigan 49242-1695

Family - Tradiition - Opportunity © (517)437-6449 FAX: (517) 437-6450

The Planning Commission will review the drawings for preliminary approval at the regular meeting which
will be held on October 16, 2024 at 5:30 pm. The location will be at City Hall, 97 N. Broad St. in the 3™
Floor Council Chambers.



H I MICHIGAN @
TO: Planning Commission
FROM:  Zoning Administrator
DATE: October 16, 2024

RE: 3310 Beck Rd

Background: Lifeways is proposing a new 28,200 s.f. medical office building to be located at 3310 Beck
Rd. The project has been reviewed by the City Department Heads. The plans and staff notes are included.
Please make certain you visit the site.
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ALAN C. BEEKER

The City of
ZONING ADMINISTRATOR
l L L s D ALE 97 North Broad Street
I Hillsdale, Michigan 49242-1695
Family - Tradiition - Opportunity © (517) 437-6449 FAX: (517) 437-6450

October 7, 2024

Plans for the proposed Lifeways Office Building located at 3310 Beck Rd. were reviewed by the City
Dept. Heads on October 7, 2024. Their comments are as follows:

Present: Jason Blake (Dept. of Public Services), Alan Beeker (Planning & Zoning), Eric Sheffer (Board
of Public Utilities), Jake Hammel (Board of Public Utilities), Dan Poole (Fire Department), Scott
Hephner (Police Department), Brandon Janes (Technical Services)

Public Safety
e Will the building require fire suppression? If so, the FD requests a 22 FDC and be relocated
on the building to be closest to an access drive.

Board of Public Utilities
o Electrical:
o Requested electrical load calculations.
o Transformer location

o Water
o No issues.
e Sanitary

o No issues.

City Engineer
e Storm water calculations and final storm water control design on site plan.
e Requested copies of approvals from MDOT, County Road Commission, and County Building
Dept. prior to final City approvals.

Public Services
e Requested that the proposed drive approach on Industrial Drive closest to Beck Rd. be moved
south so that it is a min. of 200’ from the intersection.
e Install a culvert under the proposed southern drive approach on Industrial Dr.
Include curb pans along both Industrial Drive approaches.
MDOT is requiring the removal of the proposed drive on Beck Rd.

Planning/Zoning

Requested that land combination forms be submitted.

Will there be signage on the site?

Are any of the rooms for overnight treatment?

The Planning Commission will review the drawings at the regular October meeting.

The Planning Commission will review the drawings for final approval at the regular meeting which
will be held on October 16, 2024 at 5:30 pm. The location will be at City Hall, 97 N. Broad St. in the
3" Floor Council Chambers.



H I L MICHIGAN @
TO: Planning Commission
FROM:  Zoning Administrator
DATE: October 16, 2024

RE: M-99 Traffic Calming Plan

Background: As part of Michigan Department of Transportation (MDOT) Transportation Alternative
Program (TAP) Grant, the City is required to submit proposed plans for the Traffic Calming (Road Diet)
of M-99. The plans submitted to the MDOT are included in your packet for informational purposes.
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