
 

TYRONE TOWNSHIP PLANNING COMMISSION 

REGULAR MEETING AGENDA 
June 8, 2021    7:00 p.m. 

  
This meeting will occur at the Tyrone Township Hall 

 
 
 

CALL TO ORDER:  

 

PLEDGE OF ALLEGIANCE:  

 

APPROVAL OF THE AGENDA:  

 

APPROVAL OF THE MINUTES:  

1) 02/09/2021 Regular Meeting & Public Hearing Minutes 

2) 03/09/2021 Regular Meeting Minutes 

 

OLD BUSINESS:  

1) Lake Urban Crossing Preliminary PUD Plan 

 

NEW BUSINESS:  

1)    Salomonoson Recreational Facility Special Land Use  

 

CALL TO THE PUBLIC: 

 

MISCELLANEOUS BUSINESS:  

1) Next Workshop Meeting 

 

ADJOURNMENT: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



APPROVAL OF MINUTES 

 
Feb. 9, 2021 Regular & Public Hearing Minutes 

March 9, 2021 Regular Meeting Minutes 

 



 

 

TYRONE TOWNSHIP PLANNING COMMISSION 

REGULAR MEETING & PUBLIC HEARING MINUTES 

February 9, 2021 DRAFT 

 

Note: This meeting was held via electronic remote access (Zoom) 

 

PRESENT: Dan Stickel, Rich Erickson, Kurt Schulze, Jon Ward, Steve Krause, Bill Wood 

ABSENT: Perry Green 

OTHERS PRESENT: Ross Nicholson  

CALL TO ORDER: The meeting was called to order by Chairman Stickel at 7:00 pm. 

Stickel acknowledged the large presence of public. He stated that anyone who wants to speak 

will be given the opportunity to do so. He said that at 7:30 the regular meeting activities will be 

suspended for a public hearing which is not related to what most people were there for.   

He said that regarding the proposed asphalt plant and warehouse site, tonight’s meeting was the 

first time that the Planning Commission as a whole was being introduced to this project. At this 

stage, no decisions have yet to be made and no approvals have been issued thus far.  The 

applicant is here tonight to introduce the project to the Planning Commission and to get initial 

feedback from commissioners and the public. This project will very likely require many reviews 

and approvals from Tyrone Township as well as a myriad of other agencies and no consideration 

for final approval will be made until approvals from other agencies have been secured.  At the 

appropriate time during tonight’s meeting, the public will have a chance to speak.  

PLEDGE OF ALLEGIANCE: 

CALL TO THE PUBLIC:  

Chairman Stickel asked if there were any members of the public in attendance who would like to 

ask any questions or make public comments about anything not on the agenda.   

No public comments or questions were received. 

APPROVAL OF THE AGENDA:  

The minutes for approval on this agenda were not ready yet, so Chairman Stickel suggested the 

approval of the minutes be removed from the agenda.  Steve Krause moved to approve the 

agenda as amended, Rich Erickson supported. The motion carried.  

OLD BUSINESS: None 

NEW BUSINESS:  

1) Newman TTP Rezoning (Parcel #4704-17-400-007)  



 

 

Stickel explained that this is part of the parcel that is proposed to be developed into an asphalt 

plant & warehouse. It is the first step of many that will have to be taken.  

Abby Cooper, the attorney for the developer of the proposed plant on the parcel ending in -007, 

explained the application.  She explained that she represents Jon Sawyer, the developer, who was 

also present at the meeting.  Mr. Sawyer is the owner of Capital Asphalt in Lansing. He is also 

the owner of Tri-State Development which develops warehouses, which would be designed for 

the southern 30 acres of the site.  Also present was Capital Asphalt superintendent, Darren 

Zimmerman, as well as their engineer, TJ Dori.  Dan Callan was also present, representing 

Newman TTP. He was there in support of the current application and also the sister application - 

the rezoning of the -001 parcel, the 74 acres to the north.  

Chairman Stickel shared the application on his screen for the public to see and asked Ms. Cooper 

to walk them through it.  

Ms. Cooper explained that they are requesting the 50-acre parcel (4707-17-400-007), which is 

located north of Center Road, be rezoned from FR (Farming Residential) to M-2 (Heavy 

Industrial). The next item is for the 74-acre parcel to the north of that to also be rezoned from FR 

to M-2.   

Most of the considerations that support the rezoning on -007 would apply to -001 as well.   

Ms. Cooper continued to explain their request and stated that the properties immediately to the 

west and to the south are zoned M-1 and house the TRW Auto Parts Manufacturer Plant. When 

you look at the Master Plan, it is master-planned for industrial use.  Parcel -007 is 50 acres, and 

the project that is being proposed is on the 30 most southern acres of that parcel.  The developer 

has plans to develop the new parcel into an asphalt plant on the inner part of the parcel with three 

warehouses along the Old US-23 road front as phase one. The planned warehouses are 

anticipated to be approximately 12,000 square feet each and would be a permitted use in the M-2 

district. The asphalt plant would be permitted as a special land use in the M-2 district with 

additional requirements as set forth in Tyrone Township’s Zoning Ordinance #36, section 22.05 

(O).  The last ten acres are noted on the site plan as phase two; it is likely to include future, 

similarly-sized warehouses. This is only if they are successful in rezoning the properties.  

She said that when looking at the rezoning, they aren’t looking at the project specifics. They look 

at the rezoning in general and what makes sense for this area. In the application, they walk 

through the criteria that the Planning Commission is going to look at. When looking through all 

the criteria in Zoning Ordinance section 29.04.A, rezoning from FR to M-2 meets all those 

criteria. Most critical for the Planning Commission’s review is whether it is consistent with the 

Master Plan and the Future Land Use Map. After reviewing these things, they felt there is no 

better spot in the Township than this proposed parcel to rezone to M-2.  In the Master Plan and 

the Future Land Use Map, the Township specifically states that along the US-23 corridor is 

where they want industrial growth to be. It is favored in this area because of sewers, the access to 

the highway & putting an industrial use where there already exists industrial use – the TRW 

plant. Putting the industrial use there will preserve the rural character of the township. The 

Master Plan says that a number of times; that putting non-residential uses in the place that makes 



 

 

the most sense where non-residential uses are supposed to go preserves the rural character of the 

township as a whole.  The number one area pegged for nonresidential use is the US-23 corridor.  

Another thing the Planning Commission must look at when considering a rezoning is the return 

on investment. What would the current landowner be able to do with the property at its current 

zoning versus the proposed rezoning?  Infrastructure impact is another issue the Planning 

Commission needs to consider.  A traffic study has been submitted with the application. The 

Planning Commission also needs to look at the surrounding uses. Will the proposed use be 

similar to the surrounding existing uses? She said it would be very consistent with what is 

existing.  There is no other M-2 zoning in the Township. So where would it make sense to put an 

M-2? Right next to an M-1. 

The last thing they need to look at is demand. Do we have a demand for this kind of use and if 

so, where should we put it? The Master Plan says “US-23 corridor”.  The demand for industrial 

use is a good revenue generator for the Township. This kind of use is not prevalent in the county.  

Chairman Stickel explained that they were going to discuss the application with the applicants, 

and then they will open it up to the public for comments. 

Commissioner Rich Erickson asked about the traffic impact study.  Ms. Cooper stated that it was 

included in the application (exhibit F).  

Commissioner Steve Krause wanted an explanation that a granting of rezoning doesn’t mean an 

approval of the asphalt plant.  Planning & Zoning Administrator Ross Nicholson explained that 

while the applications can be tied together, and that it is nice that the Township has an idea of 

what is proposed should the rezoning be approved, the rezoning itself is a separate issue from the 

Special Land Use.  

Commissioner Kurt Schulze said we needed to point out that we don’t currently have M-2 

zoning in the Master Plan. The TRW plant is zoned M-1, light industrial. The asphalt plant 

would be zoned M-2, heavy industrial. This is a request for something that currently is not in the 

Master Plan (future land use map).  We would have to determine if it is appropriate to reclassify 

M-1 property and FR into M-2.  

Commissioner Jon Ward asked what it showed on the Master Plan; it was determined that is 

currently shown as PIRO – Planned Industrial Research and Office.  Nicholson said the 

Township has never initiated any rezoning for PIRO.  Krause asked Nicholson if an asphalt plant 

would be allowed in M-1 zoning, even as a Special Land Use.  Nicholson said that it would be 

permitted as a Special Land Use in M-1.  

Schulze moved to suspend the meeting to begin the public hearing portion of the meeting. 

Krause supported. Motion carried.  

NEW BUSINESS:  

4) Villiard Accessory Structure Floor Area Increase 



 

 

Stickel read aloud the public hearing notice.  The applicant, Mr. Villiard, explained that he 

would like to build a 1,200 square foot pole barn.  

The neighbors directly to the north of Mr. Villiard were opposed to having the barn in the 

proposed location, and Krause asked if he could move the barn further to the east. Mr. Villiard 

stated there was a gas line 93 feet from his house and he didn’t want the barn so far from his 

house, as he intends to park in it.  He was asked if he could move it to the other side of the 

driveway, but he stated he couldn’t because the main sewer line goes through there.  He was 

asked if he could move the barn to the east of the gas line, and he said it would block his entire 

driveway if he did.  Stickel asked Mr. Villiard about the existing structure on his property for 

which the township has no record. He stated it would be removed once his new barn was done. 

Stickel stated that if he is approved, it would be conditional upon removal of the existing 

structure.  Krause said he was concerned with the residents to the north, the proposed location of 

his barn is right up next to their porch. He said he would like to see it moved more to the east.  

Ward agreed, he said he’d like to see him move it in line with their neighbor’s garage.  Villiard 

said he would have to clear-cut about 12 trees that are there. Also, it’s very low and wet in the 

spring. Stickel agreed that is a good reason not to put it there.  Mr. Villiard said he has always 

had issues with the neighbors to the north.  He said this barn won’t block their view of the lake.  

The neighbor to the south talked about how his and most of the neighbor’s detached structures 

are located back further on the property and mostly in line with other barns.   

Nicholson recommended that the Planning Commission review the decision criteria for 

increasing the size of a detached accessory structure in the zoning ordinance. Stickel read aloud 

section 21.02.G. It was determined that most of the criteria were met except the last one which 

talks about the compatibility of accessory structure appearance with any residential principal and 

accessory buildings on nearby lots.  Stickel said they should focus on that factor, a lot of the pole 

barns around the applicant’s property are in line, and there are more than three which establishes 

a pattern.  While he understands why Mr. Villiard wants the structure closer to his home, but he 

feels they need to follow the ordinance and be considerate of neighbors.  The other 

commissioners agreed with Stickel.  

After some more discussion regarding the location of the proposed structure, Krause moved to 

conditionally approve Mr. Villard’s request for a 1,200 square foot accessory structure 

conditional upon removal of the existing detached accessory structure, and a revised site plan 

approved by the Planning Commission subcommittee. Schulze supported. The motion carried. 

 

NEW BUSINESS:  

2) Newman TTP Rezoning (Parcel #4704-17-400-001)  

Dan Callan, who represents Newman TTP, LLC on both properties, explained the purpose of the 

application. He said this requested rezoning of the second parcel is to continue the zoning north 

of the potential asphalt plant and the 50 acres for a similar use as the asphalt plant. He said they 

don’t have any specific plans for the property to the north. In this application, they have reserved 



 

 

the northern 20 acres as a buffer to the adjacent residential property.  That was part of what was 

described in the PIRO district description. There would be an adequate transition from the 

industrial to residential.  The property has been on the market for over three years, this is the first 

serious interest.  The Newmans committed to 249 REUs for this property; since that time, the 

Master Plan changed substantially. There is no way that this property would ever use anywhere 

near that many REUs. The Master Plan and the Sewer District were created before this 

administration was in place, so the Newmans were burdened with way more REUs than they 

could ever use. The only type of development that could use those REUs would be high-density 

residential on that property. There will never be demand for that type of use in this location. 

They said in the future they’d divide off some acreage at the road frontage to be used by small 

businesses. They feel this is consistent with the Master Plan. The property is properly buffered to 

the adjacent properties. They understand that people don’t love industrial, but every community 

has an obligation to provide for industrial uses, along with other uses.  

Stickel asked if the board and Nicholson had any questions or comments for Mr. Callan. There 

were none. 

NEW BUSINESS:  

3) Capital Asphalt Special Land Use 

Ms. Cooper explained that the Special Land Use wouldn’t come into play unless the rezoning 

moves forward. Upon approval of the rezoning, they would be requesting a warehouse use and 

asphalt plant in M-2 zoning. They would both be permitted in M-1 as well, and as well as in the 

PIRO district. Whether it’s currently in the Master Plan, the Township has many ways to go 

about allowing these types of use. They are open to any input from the Planning Commission on 

the best way to proceed.  

The site plan was shared on the screen and Ms. Cooper explained that it was a good glimpse of 

the southern 30 acres of -007. The northern 10 acres would be reserved for phase two, so right 

now they’re talking about the southern 20 acres. The proposed ingress/egress is off of Old US-

23.  There will be landscaping for buffers. There are three 12,000 square foot warehouse 

buildings on the site plan. The area to the west will contain the asphalt plant.  It would be located 

in the interior of the site and be immediately adjacent to the already existing industrial plant 

located to the south of this parcel.  

Ms. Cooper acknowledged they are in the very preliminary stages and that they’ve not yet 

received all of the agency approvals that are needed.   

She briefly discussed the Impact Assessment that was submitted with her packet. It 

acknowledges that there are some wetlands to the north of the 50-acres, but currently no 

wetlands on the proposed project area.  It also talked about the appropriateness of the use in that 

area, the infrastructure, the sewers, and a drainage plan. There will be no hazardous materials on 

site. The asphalt is a seasonal use, and the warehouses will be very low impact.  

Erickson asked them to explain how they’d dispose of waste and control the odor.  Jon Sawyer of 

Capital Asphalt explained that the State of Michigan has an air quality division that monitors 



 

 

asphalt plants on almost a daily basis.  Daily reports are submitted to the air quality department 

that requires that there is no pollution outside of the plant.  If there is any waste it would be 

normal waste going into a regular dumpster. The main concern for the neighbors would be the air 

quality which is severely regulated by the State of Michigan. They have a department that 

handles that on all asphalt plants, they’re very receptive to any violations.  

There was a discussion regarding the number of trucks that would be running in and out of the 

plant. Mr. Sawyer said it could be anywhere between 20-30 trucks. Production is tied to the job 

they’re working on.  The trucks would only be driving a short distance from the plant to get onto 

the highway. 

The Planning Commission further discussed with Mr. Sawyer the odor, the legal amount of 

emissions, the types of equipment that would be used in the plant, and the number of employees 

that would be employed by the plant.  

CALL TO THE PUBLIC: 

Chairman Stickel opened the public hearing at 8:54 pm.  Many people in the audience spoke in 

opposition to the proposed asphalt plant and had questions for the applicants.  

ADJOURNMENT: 

The meeting was adjourned at 9:50 pm by Chairman Stickel.  

 

 

 

 



 

 

TYRONE TOWNSHIP PLANNING COMMISSION 

REGULAR MEETING MINUTES 

March 9, 2021 DRAFT 

 

Note: This meeting was held via electronic remote access (Zoom) 

 

PRESENT: Dan Stickel, Rich Erickson, Kurt Schulze, Jon Ward, Steve Krause, Bill Wood, 

Perry Green 

OTHERS PRESENT: Ross Nicholson, Karie Carter, and Kathleen Kline-Hudson 

CALL TO ORDER: The meeting was called to order by Chairman Stickel at 7:00 pm. 

PLEDGE OF ALLEGIANCE: 

APPROVAL OF THE AGENDA:  

Vice-Chairman Schulze moved to approve the agenda as presented. Commissioner Krause 

seconded. The motion carried.  

APPROVAL OF THE MINUTES:  12/08/2020 Regular Meeting Minutes 

Commissioner Krause moved to approve the 12/08/20 minutes, Commissioner Erickson 

supported. The motion carried.  

OLD BUSINESS:  Accessory Structure Standards. 

Stickel shared his screen to show the document that Nicholson has been working on.  He said no 

major revisions have taken place in 20 years or so and they want to bring the ordinance up to the 

standards the residents of the township want.  He asked Nicholson to guide them through the 

discussion. 

Nicholson said that in previous meetings they looked into increasing the accessory size for R-1, 

R-2, & LK-1.   

Commissioner Ward asked if the new planner had been tasked with looking at this as well. Ross 

said that the township hired a new planning consultant and they will help with potential 

ordinance amendments but he feels this can be done at the planning commission level without 

much from the consultant.  He said the last major amendments were made in 2012 and other than 

that it’s virtually unchanged. Things like setbacks and yard location requirements have a lot of 

flexibility and are up to the Planning Commission and then ultimately the Board to determine 

what would be most appropriate for our community based on what we hear from residents, what 

the demands are, etc.  

Nicholson walked through the list on the screen. One of the major things that people have been 

requesting is mother-in-law suites/accessory dwelling units (ADUs) as an alternative to the 

retirement home setting for elderly relatives or friends staying over. One of the main reasons this 



 

 

hasn’t been considered in the past is the potential for turning structures that could be considered 

ADUs into secondary dwelling units and then renting those dwellings for income. One potential 

mechanism to discourage the renting out of these dwellings is putting language in our ordinance 

which would limit the use of those structures to short term without compensation.  Another way 

would be to require deed restrictions. That would be similar to what was done with accessory 

structures on adjacent lots.  A couple of years ago, the township did a poll via the township email 

list to see who would be interested in mother-in-law suites and overwhelming positive input was 

received.  

It was agreed that it is something that the Planning Commission should consider.  Commissioner 

Schulze asked Nicholson about Airbnb rentals, and Nicholson said we have nothing in our 

ordinance addressing them at this time. Commissioner Krause asked what the enforcement 

mechanism would be if someone was renting out their ADU.  Nicholson said that his 

understanding was that if it was in the deed, the Township would be the enforcement mechanism 

and they could take legal action against someone in violation.  

Commissioner Green said it seems like such a reach for the local government to require deed 

restrictions.  He said he’d like to see something a little less imposing.  Nicholson stated that the 

majority of municipalities do not permit this use.  If we, as a municipality, would be considering 

this above and beyond what most municipalities would permit, a deed restriction may be 

justified.  Krause also stated that he wasn’t comfortable with deed restrictions. He felt we could 

enforce using our ordinances.  Nicholson stated that either way would be okay and that it is up to 

the Planning Commission to decide and to recommend to the Board.  Stickel stated that 

regardless of the mechanism they chose for enforcement they need to take into consideration 

how much of a nuisance the rentals are or will be.  If they present major nuisance factors, then 

maybe deed restrictions are needed; if not, then just an ordinance might be fine.  

Commissioner Erickson asked if anyone had ever applied for a special land use or a variance for 

an ADU. Nicholson said that we don’t consider use variances, so going the ZBA route would not 

be an option. We don’t have any specific provisions to consider it, we have not permitted it.  

There is not a mechanism for a resident to appeal on this particular use.  Ward asked what the 

results of the survey regarding mother-in-law suites were; Nicholson guessed that we got around 

50 responses. Most of those responses were in favor of it with the necessary safeguards in place.  

The board continued their discussion regarding ADUs and Stickel felt it was something they 

should consider. Nicholson was tasked with creating a rough draft of language addressing ADUs.  

The board further discussed the accessory structures ordinances and the changes and updates that 

may be needed.  

NEW BUSINESS: Annual Livingston County Planning Department Visit 

Kathleen Kline-Hudson, Director of the Livingston County Planning Department (LCPD), spoke 

to the Planning Commission and provided updates on various topics the LCPD is currently 

involved in/will be working on in the future.  Some of the topics she discussed were the 

Livingston County Trails Plan, the new county park opened in Genoa Township, ADU language 

in their Master Plan, a proposed sports field, and their brown bag lunch program.   



 

 

Stickel thanked her for sharing the information with the Planning Commission.    

CALL TO THE PUBLIC:  Multiple residents voiced their opposition to the proposed asphalt 

company during public comments.  There was also some public discussion regarding ADUs.  

ADJOURNMENT: The meeting was adjourned by Chairman Stickel at 9:00 pm. 



OLD BUSINESS #1 
 

Lake Urban Crossing Preliminary PUD Plan 



 

Richard K. Carlisle, President    Douglas J. Lewan, Executive Vice President    John L. Enos, Principal 
   David Scurto, Principal   Benjamin R. Carlisle, Principal   Sally M. Elmiger, Principal    Craig Strong, Principal    R. Donald Wortman, Principal   

Laura K. Kreps, Associate     Paul Montagno, Associate 

May 4, 2021 
 

Planned Unit Development Concept Review 
for 

Tyrone Township, Michigan 
 
PETITION INTRODUCTION 
 
Applicant: David McLane, AMAG LLC (agent) 

Owner: Lake Urban Crossings LLC 

Others with Interest: unknown 

Request: Concept review of residential planned unit development 
 
 
PETITION DESCRIPTION 
 
The applicant is requesting a concept review for a residential planned unit development 
on a site consisting of several parcels with a total area of roughly 158 acres.  Residential 
planned unit developments may be approved as a special land use for the proposed 
site. 
 
The applicant has submitted a parallel plan (dated March 22,2021), PUD scenario 1 
(dated March 25, 2021), PUD scenario 2 (dated March 25, 2021), PUD scenario 3 (dated 
March 25, 2021), and a narrative with some calculations. 
 
The purpose of this review is to provide general feedback for the applicant.  It is not 
intended to be a deep review of materials required for a site plan review or general 
standards, such as landscaping. 
 
Similar to a preapplication conference, this review will touch on eligibility, 
appropriateness, general content, and design approach.   
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PROPERTY INFORMATION 
 
Address: n/a, Runyan Lake Road, White Lake Road 

Location: North side of White Lake Road, east of Runyan Lake Road, south 
of Hills of Tyrone West 

Parcel Number: 04-03-300-001/020, 04-10-100-024/025, 04-10-200-025 

Lot Area: ~158 acres  

Frontage: 
~70 feet along Runyan Lake Road 

~1,835 along White Lake Road 

Existing Land Use: Undeveloped woodlands, wetlands, and water 

 
Figure 1- Aerial of the Site 
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ZONING 
 
The property is currently within the RE Rural Estate district, but the applicant has submitted 
materials indicating an interest in exploring a zoning map amendment for the property 
to R-2 Single Family Residential and LK-1 Lake Front Residential districts.  The intent of the 
current and those potential zoning districts is below. 
 

Current Zoning: RE Rural Estate 
The intent of the RE Rural Estate District is to provide a transitional area 
between the FR District and other more intense land utilization districts. 
However, the RE District will generally maintain the same types of land 
uses permitted in the FR District. The primary difference between the two 
districts is that the RE District permits the creation and use of smaller lots 
than the FR District. In order to preserve natural features and to provide 
design flexibility in the FR and RE Districts, cluster development shall be 
permitted as described in Article 8. 
 

Potential Zoning: 
(western portion) 

R-2 Single Family Residential 
The intent of the R-2 district is the same as in the R-1 district, except that 
the district is intended for areas served with public sewer and water, or 
locations adjacent to urbanizing centers in which public sewer and water 
is expected in the foreseeable future. In order to preserve natural 
features and to provide design flexibility in the R-2 District, cluster 
development shall be permitted as described in Article 8. 
 

Potential Zoning: 
(eastern portion) 

LK-1 Lake Front Residential 
The LK-1 district shall allow relaxed standards for existing uniquely shaped 
Lots designated as Medium Density Single Family Detached Residential-
Lakeside in the Tyrone Township Master Plan which are currently 
developed around Runyan Lake and Lake Tyrone. Many of these Lots 
were previously platted at higher densities than desired for today’s year-
round family residential use. The purpose of the relaxed standards is to 
allow for the continued use and enjoyment of these parcels without 
regular need for variances. However, it is not intended that such relaxed 
standards be used for the creation of new Lots (or developments) at this 
same density, as this is contrary to the Township Master Pan and not 
compatible with existing adjacent development. Furthermore, the 
parcels and Lots in the LK-1 district are served by public sewer and are 
required to connect to the public sewer system by the Township Sewer 
Ordinance. Lots, parcels, or units not served by the public sewer would 
be inappropriate in this district due to the proximity of valuable water 
resources. 
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Map 1 – Current Zoning Map 
 

 
 
 
Comments:  Based on the Future Land Use Map (later in this report) and the intents above, 
it may be appropriate for the western portion of the property to receive a zoning map 
amendment to the R-2 Single Family Residential district. 
 
However, it does not appear appropriate for the eastern portion of the site to receive a 
zoning map amendment to the LK-1 Lake Front Residential district.  While a portion of this 
development would be along the shores of Lake Urban, the intent of that district is to 
serve the already-developed lake residential areas.  Additionally, that district represents 
a notable deviation from the Future Land Use Map, which places the eastern portion to 
be within the RE Rural Estate district. 
 
If the entire development can be served by public water and sewer systems, it may be 
appropriate to consider whether or not it might be appropriate for the entire project to 
be within the R-1 Single-family Residential or R-2 Single-family Residential district. 
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FUTURE LAND USE MAP  
 
The western portion of the site is located within the Medium Density Single Family 
Detached Residential area.  The eastern portion of the site is located within the 
Residential/Natural Resources Preservation area.  The parallel plan and scenarios appear 
to provide greater density than envisioned in the Master Plan. 
 

Future Land Use 
Map 

(western portion) 

Medium Density Single Family Detached Residential 
This classification is intended to provide a transitional residential density 
between Low and High Density Residential.  Lots will generally range 
from 0.5 acre to 1.5 acres per dwelling unit.  This designation has been 
applied to land in and around existing residential subdivisions and near 
planned commercial areas. Medium density development should be 
encouraged to locate near areas that already have the infrastructure 
and amenities to support it.  

Future Land Use 
Map 

(eastern portion) 

Residential/Natural Resource Preservation 
As noted on the Opportunities and Constraints Map, Tyrone possesses a 
wealth of significant natural resources and features.  These include 
woodlands, wetlands, natural water bodies, and areas with steep slopes 
and scenic vistas.  The Future Land Use Plan’s Residential/Natural 
Resource Preservation designation is located in areas that possess one 
or more of these significant natural features.  It is intended to allow 
residential development at the very low density of a minimum of 3 acres 
per dwelling unit.  Residential uses will be developed in a planned 
manner that preserves the attractive natural features of Tyrone 
Township. 

 
Map 2- Future Land Use Map 

  
 

SURROUNDING PROPERTIES 

Public/ 
Quasi-public 

Residential/ 
Natural Resources 

Preservation 

Medium-density 
Single-family 

Medium-density 
Single-family – 

Lake Side 
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The surrounding properties are a mix of residential and natural uses, as noted below.  A 
residential development appears to be generally consistent and likely compatible with 
the surrounding properties.  
 
 North East South West 

Surrounding Zoning 
RE Rural Estate, 
R-1 Single-family 

Residential 
RE Rural Estate 

RE Rural Estate, 
R-1 Single-family 

Residential 

RE Rural Estate, 
R-1 Single-family 

Residential 

Surrounding Land 
Uses 

Single-family 
houses, 

woodlands 

Single-family 
houses, 

woodlands 

Single-family 
houses, 

woodlands 

Single-family 
houses 

Future Land-Use Map  

Residential/ 
Natural Resource 

Preservation, 
Low-density 
Single-family 
Detached 
Residential 

Residential/ 
Natural Resource 

Preservation 

Residential/ 
Natural Resource 

Preservation, 
Low-density 
Single-family 
Detached 
Residential 

Residential/ 
Natural Resource 

Preservation, 
Low-density 
Single-family 
Detached 
Residential, 

Public/Quasi-
public 

 
 

NATURAL RESOURCES 
 
Topography:   Due to the size of the property, there are a variety of topographies 

present. 
 
Waterbodies:   A significant portion of the site consists of Lake Urban.  Additionally, 

Denton Creek flows through the site, connecting Lake Urban and 
Runyan Lake. 

 
Wetlands:   There are significant wetland areas within the site that are adjacent to 

Denton Creek and Lake Urban. 
 
Woodland:   A significant portion of the site that is not a waterbody is currently 

woodlands.   
 
Soils:   We have no information of soils at the site.  Due to the proximity to the 

water and wetlands, it is likely that some soils may pose challenges for 
any development. 

 
Comments:  Development plans for the site should be aware of the extensive natural 
features on the site and be designed in a manner to minimize the impact to those 
features. 
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AREA, WIDTH, HEIGHT, & SETBACKS 
 
Residential developments must be planned to meet the developmental standards for 
the zoning district in which it is located.  The standards for the current and potential zoning 
districts mentioned by the applicant are outlined below.   
 
Projects developed as planned unit developments may be allowed to deviate from the 
developmental standards. 
 
Table 1 - Developmental Standards 

 

 RE Rural Estate 
current 

R-2 Single Family 
potential 

LK-1 Lake Front 
Residential 
potential 

Lot Area (min) 1.75 acres 21,780 square feet 21,780 square feet 
Lot Width (min) 200 feet 110 feet 60 feet 
Lot Coverage 
(max) 25 percent 30 percent 35 percent 

Setbacks    
Front  100 feet 50 feet  35 feet 
Side 20 feet 15 feet 10 feet 
Rear 75 feet 35 feet 75 feet 

 
Comments:  It does not appear that the base parallel plan has been prepared using the 
developmental standards of the current RE Rural Estate district, nor does it appear to be 
fully consistent with zoning districts identified with the Future Land Use Map in Table 11-1 
of the Zoning Ordinance, which calls for R-1 Single Family Residential or R-2 Single Family 
Residential on the western portion of the site and FR Farming Residential on the eastern 
portion of the site. 
 
It does not appear that many of the lots in Scenario 3 Rezoning meet the developmental 
standards for the proposed zoning districts.  Those nonconforming lots would have to be 
modified. 
 
 
ACCESS & CIRCULATION 
 
The parallel plan shows a single access point from Runyan Lake Road  
 
The other scenarios show an access point from Runyan Lake Road for the western portion 
of the development and two access points from White Lake Road to the south.  
Additionally, two lots in all of these scenarios would have direct access from White Lake 
Road. 
 
It is not clear if the plans include a non-motorized circulation plan. 
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Comments:  All connections with county roads will need review and approval by the 
Livingston County Road Commission. 
 
The access point on Runyan Lake Road is on the outside of a bend in the road, this may 
cause extra challenges with clear vision zones. 
 
The proposed road system does not appear to allow for easy access to future 
developments.  However, the surrounding properties are either developed or would be 
difficult to connect with a road because of natural features. 
 
The proposed road along the northern lot line appears to be very close to a waterbody 
on the adjacent property.  Shifting this road southwards and/or providing additional 
buffering and stormwater management in this area should be explored. 
 
The fire department should be consulted with the general site circulation.  It is likely that 
a turn around would be required for the dead-end street shown in the northeastern 
portion of the site. 
 
A road connection between the southern and northern portion of the potential 
developments should be explored.  It would provide connectivity between the houses 
and additional emergency access points. 
 
If a road connection is not possible, a non-motorized connection should be explored. 
 
It might also be worthwhile considering whether or not it would be possible to provide a  
non-motorized connection to the residential area, Hills of Tyrone West, to the northeast, 
which could run through a common area of that development. 
 
 
ESSENTIAL SERVICES 
 
It is our understanding that the project can be served by public water and sewer.  Onsite 
facilities are likely limited due to the proposed lot sizes and proximity to waterbodies and 
wetlands. 
 
Comments:  The utility authority should be consulted to ensure that there is existing 
capacity for the proposed development scenarios. 
 
Due to the small size of the potential lots and the natural features, special attention will 
need to be given for the location of utilities.   
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LANDSCAPING & SCREENING 
 
No information has been provided for potential landscaping. 
 
Comments:  Landscaping screening/buffering should be provided between the 
development and the adjacent streets and developed areas. 
 
None of the scenarios appear to provide adequate space for any of the landscaping 
along White Lake Road or between the proposed northern road and the northern lot line.  
The parallel plan does not appear to provide adequate space for any landscaping 
along the northern lot line.  
 
 
PLANNED UNIT DEVELOPMENTS 
 
Intent.  The intent and purpose of planned unit developments are outlined in §11.01 Intent 
of the Zoning Ordinance.  
 
Comments:  It appears that the planned unit development scenarios may be consistent 
with some of the outlined intent and that plans could be amended to better align with 
more of the intents.  For example, providing greater non-motorized connections and 
better protection of existing natural features. 
 
General Requirements. General requirements for planned unit developments, such as 
location, ownership, area, utilities, access, uses, density/parallel plan, flexibility, phasing, 
open space, emergency access, site circulation, streets, infrastructure improvements, 
public services, utilities, landscaping, parking, are outlined in §11.02 General 
Requirements of the Zoning Ordinance.  Comments below address areas not otherwise 
addressed in this report and areas requiring greater examination. 
 
Comments:  The supplied parallel plan does not appear to meet the developmental 
standards for the current zoning district or zoning districts associated with the Future Land 
Use Map, per Table 11-1, nor does it show any of the southern portion of the site.  Unless 
a zoning map amendment is approved, the current parallel plan does not provide 
appropriate guidance for calculating allowable lots or density bonuses. 
 
Based on the supplied parallel plan, all of the planned unit development scenarios would 
have additional lots through residential density bonuses.  The applicant should provide 
information about which elements are being used to secure the bonuses and provide 
calculations. 
 
It appears that the planned unit development scenarios would require regulatory 
flexibility with respect to developmental standards.  Specific information as to what those 
modifications are should be provided in the future. 
 
Calculations provided for the planned unit development scenarios show that they do not 
provide the required minimum open space.  The Zoning Ordinance allows for providing 
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open space at a non-contiguous location.  Additionally, some of the provided open 
spaces do not appear to have consistent character with what is required.  For example, 
it’s not clear how some of the proposed open spaces will be accessed or maintained.  
Open space should be easily accessible for all of the residents.  
 
Wherever possible, it would be preferable for wetlands and similar natural features to be 
included within open space rather than within individual lots.  Even though this may 
require modification of developmental standards to ensure individual lots are buildable, 
it provides greater protection for those natural features.  Scenario 2 PUD with Nature 
Preserve is more consistent with this approach. 
 
The applicant should work with public services, such as police, fire, post office, and 
schools to determine any potential impact from the proposed scenarios. 
 
The applicant should work with the applicable utilities to ensure there is adequate 
capacity for the proposed scenarios in the area. 
 
Design Requirements. Several design requirements are outlined in §11.03 Design 
Requirements of the Zoning Ordinance. 
 
Comments:  Because of the proposed number of units and lot widths, the Township is 
likely to consider requiring sidewalks. 
 
It appears that there are opportunities to improve the circulation system, as mentioned 
earlier in this report. 
 
If the site receives a zoning map amendment and is within the R-2 Single Family 
Residential district, it would be possible to include several duplex/attached homes within 
the development.  This would provide various types of housing within the development 
and may reduce challenges posed by the reduction in the number of lots required for 
landscaping or other purposes. 
 
It does not appear that all of the proposed open space in the various scenarios are 
connected or easily accessible to users of the development. 
 
The location of entrance signs should be considered in future versions to ensure there will 
be adequate space and clear vision zones. 
 
 
SUMMARY & COMMENTS 
 
Comments provided throughout this report are intended to provide guidance to the 
applicant.  They are focused on the general approach and design rather than specific 
developmental standards. 
 
The potential project appears to meet several of the general eligibility for planned unit 
developments.  However, attention must be paid to defining the recognizable and 
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substantial benefits to the residents of the potential development and the area should it 
be approved as a planned unit development.  Because the scenarios do not provide 
the minimum required open space, the provided open space appears difficult to access, 
and the potential circulation system does not appear to foster interconnectivity, it is 
difficult to identify such benefits at this time. 
 
The parallel plan should be prepared according to the current zoning districts or the 
zoning districts that correspond with the Future Land Use Map, as identified in Table 11-1.  
That would place the western portion within the R-1 or R-2 Single Family Residential district 
and the eastern portion within the FR Farming Residential district.  It should also show the 
entire site.  It is difficult to accurately assess the potential scenarios without a parallel plan 
described above. 
 
It is likely that a revised parallel plan would show fewer buildable lots, which would reduce 
the number of buildable lots available through a planned unit development approval. 
 
It is likely that the all of the potential scenarios would require a zoning map amendment 
to the R-1 Single Family Residential or R-2 Single Family Residential district.  While a request 
of that nature can cause concern for residents in the area, the applicant could request 
a conditional zoning map amendment with the condition that the site would be 
developed as a planned unit development. 
 
It is not likely that a zoning map amendment for a portion of the property to the LK-1 Lake 
Front Residential district would be consistent with the Master Plan or the intent of that 
district. 
 
Efforts should be made to ensure easy access to all of the open space areas for all of the 
residents. 
 
The potential design should be modified to provide the minimum required open space.  
The Zoning Ordinance provides an option for non-contiguous open space. 
 
Wetlands and other important natural features should be located within open space to 
the greatest extent possible. 
 
Options for improving circulation within the potential development and to surrounding 
areas should be explored. 
 
 
 

  



The master deed will specify in details the responsibilities and obligations of Co-owners, 

Association and Developer and will include: the General Common Element land areas, including all 

required open space and wetlands and nature preserves and any wetland area on individual co-own lot, 

shall remain in their natural state and shall not be altered or disturbed by either the Co-owners or the 

Association without the approval of Township of Tyrone and the Developer and without first obtaining all 

other necessary federal, state and local permits. There shall be no prohibited activity within regulated 

wetlands unless permits have first been obtained from the Michigan Department of Environmental 

Quality. Activities prohibited by this provision include but are not limited to cutting, filling, dredging and 

removal of vegetation from the wetlands. Large portions of the land in the project are greenspace and 

wetlands, some of which may be protected by state and federal law. Under these laws, any disturbance 

of a wetland may be done only after a permit has been obtained from the agency having jurisdiction over 

wetlands (currently the Michigan Department of Environmental Quality). Penalties for noncompliance are 

substantial. The Association will assess substantial fines and penalties and will seek recovery of money 

damages and other remedies for violations of the provisions of this Section. It shall be the duty of the 

Association to preserve the wetlands by enforcement of this Section. All wetlands on individual Co-owners 

lots will be marked on Exhibit B of master deed as limited common elements. All rules and regulations of 

open space will be applicable. 

 

The Developer and each Co-owner and his or her agents, employees and contractors shall comply 

with all soil protection laws, ordinances and regulations, including but not limited to the Michigan Soil 

Erosion and Sedimentation Control Act. The storm water detention, catch and sedimentation basins in 

the Condominium Project shall be maintained in a clean manner and must be cleaned by the 

Condominium Association whenever the depth of the sediment in the detention basin reaches one-third 

(1/3) of the designed operating depth of the basin. No construction or clearing of any land within the 

Project shall commence without first obtaining any required soil erosion controls and sedimentation 

control permit from Livingston County. Silt fencing and other soil erosion controls and devices shall be 

erected, installed and maintained at all times required by the permits issued by Livingston County. If a Co-

owner or his or her contractors or agents fails to comply with the requirements set forth in this Section, 

then, in addition to all other remedies available under applicable law, the Developer, the Township of 

Tyrone, Livingston County, the Michigan Department of Environmental Quality, and their respective 

contractors and agents, may, at their option, with or without notice, enter onto the Condominium Project 

or any Unit that is not in compliance and perform any necessary maintenance, repair, replacement and/or 

operation of soil erosion control devices. In that event, the offending Co-owner shall reimburse the 

Developer, the Township of Tyrone, Livingston County and/or their contractors all costs incurred by it in 

performing the necessary maintenance, repair, replacement and/or operation of the soil erosion control 

devices, plus an administrative fee of 25%. If the Co-owner does not reimburse the Developer or the 

Township for those costs, then the Township, at its option, may assess the cost therefore against the Co-

owners of the Unit, to be collected as a special assessment on the next annual tax roll of the Township, or 

the Developer may charge the cost thereof and the administrative fee as a special assessment against that 

Unit or may be collected by the Township in accordance with applicable provisions of Michigan law dealing 

with foreclosures of mortgages by advertisement, or by suit initiated against the Owner(s) of any Parcel(s). 

The selection of remedy shall be at the sole determination of the Township and election of one remedy 

shall not be a waiver of any other remedy. If suit is initiated, the Owner(s) shall pay all court costs and 



reasonably attorney fees incurred by the Township in connection with such suit. Without limiting the 

generality of the foregoing, no activity shall be conducted on any part of the Condominium Project that 

may cause the risk of soil erosion or threaten any living plant material. This provision may not be modified, 

amended, or terminated without the consent of the Township of Tyrone. 

 

Budget. The Board of Directors of the Association shall establish an annual budget in advance for 

each fiscal year and such budget shall project all expenses for the forthcoming year which may be required 

for the proper operation, management and maintenance of the Condominium Project, including a 

reasonable allowance for contingencies and reserves. An adequate reserve fund for maintenance, repairs 

and replacement of those General Common Elements, including roads, that must be repaired or replaced 

on a periodic basis shall be established in the budget and must be funded by regular payments rather than 

by special assessments. At a minimum, the reserve fund shall be equal to 15% of the Association’s current 

annual budget on a noncumulative basis. Since the minimum standard required by this subparagraph may 

prove to be inadequate for this particular project, the Association of Co-owners should prepare an 

estimated cost, adjusted to take care of inflation rate and the life span of common element to be replaced, 

especially the roads, to determine if a greater amount should be set aside, or if additional reserve funds 

should be established for other purposes from time to time. 

 

 





1 28,815 0.662 7,989 40.0 168.0
2 27,309 0.627 9,812 50.0 174.4
3 31,535 0.724 10,849 50.0 129.0
4 25,674 0.589 11,352 50.0 127.2
5 31,082 0.714 15,846 50.0 90.0
6 23,333 0.536 8,558 50.0 116.0
7 22,516 0.517 9,330 50.0 116.0
8 27,432 0.630 13,077 50.0 116.0
9 21,912 0.503 8,613 50.0 116.0
10 23,533 0.540 5,923 50.0 120.2
11 26,160 0.601 12,345 50.0 99.1
12 27,360 0.628 13,081 50.0 107.0
13 27,230 0.625 11,562 50.0 116.0
14 27,319 0.627 9,919 50.0 116.0
15 23,975 0.550 10,385 50.0 101.0
16 23,287 0.535 9,473 50.0 90.0
17 22,526 0.517 9,973 50.0 89.2
18 40,616 0.932 17,160 50.0 104.4
19 27,813 0.638 7,286 50.0 90.0
20 26,632 0.611 11,675 50.0 90.1
21 25,338 0.582 10,857 50.0 90.1
22 23,926 0.549 7,170 50.0 90.1
23 20,799 0.477 5,886 50.0 89.3
24 21,872 0.502 7,324 50.0 110.0
25 21,169 0.486 6,889 50.0 111.1
26 21,807 0.501 6,976 50.0 111.2
27 21,782 0.500 6,300 50.0 109.5
28 24,569 0.564 5,400 40.0 90.0
29 26,428 0.607 5,400 40.0 90.0
30 25,622 0.588 6,000 40.0 90.0
31 22,034 0.506 5,890 40.0 92.0
32 23,410 0.537 5,407 35.0 203.8
33 36,638 0.841 10,801 40.0 116.5
34 31,974 0.734 8,633 40.0 179.6
35 26,247 0.603 9,385 40.0 163.0
36 23,176 0.532 8,858 50.0 144.3
37 30,875 0.709 14,265 50.0 169.3
38 22,479 0.516 9,751 50.0 100.0
39 24,160 0.555 10,927 50.0 100.0
40 22,236 0.510 9,265 50.0 100.0
41 21,841 0.501 7,262 50.0 140.0
42 22,592 0.519 6,859 40.0 139.6
43 23,990 0.551 7,909 50.0 167.9
44 22,105 0.507 9,079 50.0 111.9
45 26,892 0.617 11,212 50.0 133.9
46 26,848 0.616 12,287 50.0 131.5

INDIVIDUAL UNIT INFORMATION TABLE
UNIT 

NUMBER
TOTAL UNIT    
AREA (SFT)

TOTAL UNIT    
AREA (ACRES)

BUILDING 
ENVELOPE 

(SFT)

FRONT SETBACK 
DISTANCE (FEET) 

FRONT LOT WIDTH 
AT SETBACK LINE 

(FEET) 
47 25,212 0.579 11,287 50.0 122.0
48 30,979 0.711 11,458 40.0 251.8
49 31,520 0.724 16,257 50.0 71.7
50 30,000 0.689 15,050 50.0 100.0
51 29,066 0.667 14,343 50.0 100.0
52 30,934 0.710 15,752 50.0 100.0
53 28,148 0.646 13,591 50.0 100.0
54 24,445 0.561 10,391 50.0 100.0
55 24,853 0.571 7,433 50.0 110.0
56 21,836 0.501 7,570 35.0 115.6
57 21,888 0.502 7,625 35.0 124.8
58 23,100 0.530 7,623 35.0 146.8
59 22,094 0.507 8,017 35.0 167.3
60 27,500 0.631 10,125 50.0 125.0
61 22,000 0.505 9,450 50.0 100.0
62 22,000 0.505 9,450 50.0 100.0
63 22,000 0.505 9,450 50.0 100.0
64 22,000 0.505 9,450 50.0 100.0
65 29,376 0.674 11,276 50.0 133.5
66 29,413 0.675 11,276 50.0 133.5
67 22,000 0.505 9,450 50.0 100.0
68 22,000 0.505 9,450 50.0 100.0
69 22,000 0.505 9,450 50.0 100.0
70 22,000 0.505 9,450 50.0 100.0
71 27,500 0.631 10,125 50.0 125.0
72 21,960 0.504 9,572 35.0 137.9
73 23,118 0.531 10,716 35.0 130.0
74 22,203 0.510 10,520 35.0 137.5
75 24,985 0.574 12,387 35.0 168.7
76 21,939 0.504 9,845 35.0 124.6
77 22,020 0.506 9,263 35.0 147.7
78 22,048 0.506 8,566 35.0 163.8
79 22,353 0.513 9,358 35.0 168.4
80 24,826 0.570 9,445 35.0 198.7
81 42,278 0.971 18,123 35.0 121.7
82 22,545 0.518 7,187 35.0 187.2
83 23,237 0.533 7,772 35.0 194.8
84 34,999 0.803 13,763 35.0 126.7
85 46,171 1.060 21,341 35.0 239.0
86 31,946 0.733 13,084 35.0 204.1
87 35,361 0.812 19,500 35.0 139.6
88 33,724 0.774 17,309 35.0 151.6
89 26,156 0.600 9,833 35.0 129.6
90 27,906 0.641 8,990 35.0 220.6
91 46,693 1.072 20,549 35.0 171.9
92 65,149 1.496 38,504 50.0 250.7
93 95,378 2.190 64,846 50.0 253.4

INDIVIDUAL UNIT INFORMATION TABLE
UNIT 

NUMBER
TOTAL UNIT    
AREA (SFT)

TOTAL UNIT    
AREA (ACRES)

BUILDING 
ENVELOPE 

(SFT)

FRONT SETBACK 
DISTANCE (FEET) 

FRONT LOT WIDTH 
AT SETBACK LINE 

(FEET) 
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June 7, 2021 
 

Planned Unit Development Concept Review (2nd) 
for 

Tyrone Township, Michigan 
 
PETITION INTRODUCTION 
 
Applicant: David McLane, AMAG LLC (agent) 

Owner: Lake Urban Crossings LLC 

Others with Interest: unknown 

Request: Concept review of residential planned unit development 
 
 
PETITION DESCRIPTION 
 
The applicant is requesting a concept review for a residential planned unit development 
on a site consisting of several parcels with a total area of roughly 158 acres.  Residential 
planned unit developments may be approved as a special land use for the proposed 
site. 
 
The applicant has submitted “preliminary site condominium plans” dated May 27, 2021. 
 
A parallel plan is not included in the current submittal, but one was submitted previously, 
dated March 22, 2021. 
 
The purpose of this review is to provide general feedback for the applicant and provide 
a starting point for Planning Commission discussion.  It is not intended to be a deep review 
of materials required for a site plan review or general standards, such as landscaping. 
 
Similar to a preapplication conference, this review will touch on eligibility, 
appropriateness, general content, and design approach.   
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PROPERTY INFORMATION 
 
Address: n/a, Runyan Lake Road, White Lake Road 

Location: North side of White Lake Road, east of Runyan Lake Road, south 
of Hills of Tyrone West 

Parcel Number: 04-03-300-001/020, 04-10-100-024/025, 04-10-200-025 

Lot Area: ~158 acres  

Frontage: 
~70 feet along Runyan Lake Road 

~1,835 along White Lake Road 

Existing Land Use: Undeveloped woodlands, wetlands, and water 

 
Figure 1- Aerial of the Site 
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ZONING 
 
The property is currently within the RE Rural Estate district.  The site data notes on Sheet 1 
reference a zoning map amendment for the property to R-2 Single Family Residential.  
The Future Land Use Map, explored in the next section in this report, calls for the western 
portion of the site to be in either the R-1 Single Family Residential or R-2 Single Family 
Residential district and the eastern portion of the property to be located within the FR 
Farming Residential district. 
 
The intents of the current and those potential zoning districts are below. 
 

Current Zoning: RE Rural Estate 
The intent of the RE Rural Estate District is to provide a transitional area 
between the FR District and other more intense land utilization districts. 
However, the RE District will generally maintain the same types of land 
uses permitted in the FR District. The primary difference between the two 
districts is that the RE District permits the creation and use of smaller lots 
than the FR District. In order to preserve natural features and to provide 
design flexibility in the FR and RE Districts, cluster development shall be 
permitted as described in Article 8. 
 

Potential Zoning: 
(western portion, 
per Master Plan) 

R-2 Single Family Residential 
The intent of the R-2 district is the same as in the R-1 district, except that 
the district is intended for areas served with public sewer and water, or 
locations adjacent to urbanizing centers in which public sewer and water 
is expected in the foreseeable future. In order to preserve natural 
features and to provide design flexibility in the R-2 District, cluster 
development shall be permitted as described in Article 8. 
 

Potential Zoning: 
(eastern portion, 
per Master Plan) 

FR Farming Residential 
The intent of the FR Farming Residential District is to protect lands best 
suited to agricultural uses from the encroachment of incompatible uses, 
while designating an area appropriate to the type of single family 
residential development that does not alter the general agricultural 
character of the district. Moreover, the intent also is to protect vital 
natural resources, including wetlands, inland lake water quality, 
groundwater supplies, fertile and stable soils, and significant stands of 
wood lots and vegetative cover. Lands in the FR rand RE District are not 
likely to be served with centralized public water and sewer facilities. 
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Map 1 – Current Zoning Map 
 

 
 
 
Comments:  If the project is approved as a planned unit development, the zoning district 
in which it is located becomes less important for developmental standards (lot area, 
setbacks, etc) because modified developmental standards can be approved for the 
project.  Those modified developmental standards would then act as the standards for 
review/approval of future improvements within the project. 
 
The underlying zoning district could have an impact on potential uses within the 
development.  However, as a practical matter, most master deeds limit use to single-
family residential uses. 
 
The parallel plan, which serves as the basis for the number of potential lots for a planned 
unit development, are based on the Master Plan, not the current zoning district. 
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FUTURE LAND USE MAP  
 
The western portion of the site is located within the Medium Density Single Family 
Detached Residential area.  The eastern portion of the site is located within the 
Residential/Natural Resources Preservation area.  The previously-submitted parallel plan 
appears to show more lots than what is envisioned in the Master Plan. 
 

Future Land Use 
Map 

(western portion) 

Medium Density Single Family Detached Residential 
This classification is intended to provide a transitional residential density 
between Low and High Density Residential.  Lots will generally range 
from 0.5 acre to 1.5 acres per dwelling unit.  This designation has been 
applied to land in and around existing residential subdivisions and near 
planned commercial areas. Medium density development should be 
encouraged to locate near areas that already have the infrastructure 
and amenities to support it. 
  

Future Land Use 
Map 

(eastern portion) 

Residential/Natural Resource Preservation 
As noted on the Opportunities and Constraints Map, Tyrone possesses a 
wealth of significant natural resources and features.  These include 
woodlands, wetlands, natural water bodies, and areas with steep slopes 
and scenic vistas.  The Future Land Use Plan’s Residential/Natural 
Resource Preservation designation is located in areas that possess one 
or more of these significant natural features.  It is intended to allow 
residential development at the very low density of a minimum of 3 acres 
per dwelling unit.  Residential uses will be developed in a planned 
manner that preserves the attractive natural features of Tyrone 
Township. 

 
Map 2- Future Land Use Map 
 

  

Public/ 
Quasi-public 

Residential/ 
Natural Resources 

Preservation 

Medium-density 
Single-family 

Medium-density 
Single-family – 

Lake Side 
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SURROUNDING PROPERTIES 
 
The surrounding properties are a mix of residential and natural uses, as noted below.  A 
residential development appears to be generally consistent and likely compatible with 
the surrounding properties.  
 
 North East South West 

Surrounding Zoning 
RE Rural Estate, 
R-1 Single-family 

Residential 
RE Rural Estate 

RE Rural Estate, 
R-1 Single-family 

Residential 

RE Rural Estate, 
R-1 Single-family 

Residential 

Surrounding Land 
Uses 

Single-family 
houses, 

woodlands 

Single-family 
houses, 

woodlands 

Single-family 
houses, 

woodlands 

Single-family 
houses 

Future Land-Use Map  

Residential/ 
Natural Resource 

Preservation, 
Low-density 
Single-family 

Detached 
Residential 

Residential/ 
Natural Resource 

Preservation 

Residential/ 
Natural Resource 

Preservation, 
Low-density 
Single-family 

Detached 
Residential 

Residential/ 
Natural Resource 

Preservation, 
Low-density 
Single-family 

Detached 
Residential, 

Public/Quasi-
public 

 
 

NATURAL RESOURCES 
 
Topography:   Due to the size of the property, there are a variety of topographies 

present. 
 
Waterbodies:   A significant portion of the site consists of Lake Urban.  Additionally, 

Denton Creek flows through the site, connecting Lake Urban and 
Runyan Lake. 

 
Wetlands:   There are significant wetland areas within the site that are adjacent to 

Denton Creek and Lake Urban. 
 
Woodland:   A significant portion of the site that is not a waterbody is currently 

woodlands.   
 
Soils:   We have no information of soils at the site.  Due to the proximity to the 

water and wetlands, it is likely that some soils may pose challenges for 
development. 

 
Comments:  Development plans for the site should be aware of the extensive natural 
features on the site and be designed in a manner to minimize the impact to those 
features. 
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AREA, WIDTH, HEIGHT, & SETBACKS 
 
Residential developments must be planned to meet the developmental standards for 
the zoning district in which it is located.  The standards for the current zoning district and 
the zoning districts consistent with the Master Plan are outlined below.  Proposed 
standards, as noted on the site plan, are also included below. 
 
Table 1 - Developmental Standards 

 

 RE Rural Estate 
current 

R-2 Single Family 
western portion 
per Master Plan 

FR Farming 
Residential 

eastern portion 
per Master Plan 

Proposed 

Lot Area (min) 1.75 acres 21,780 square 
feet 3 acres 21,780 square 

feet 
Lot Width (min) 200 feet 110 feet 250 feet 90 feet 
Lot Coverage 
(max) 25 percent 30 percent 25 percent 30 percent 

Setbacks     
Front  100 feet 50 feet  150 feet 35 feet / 50 feet 
Side 20 feet 15 feet 30 feet 15 feet 
Rear 75 feet 35 feet 75 feet 35 feet 

 
Comments:  The previously-provided parallel plan does not appear to be consistent with 
the zoning districts identified in Table 11-1 of the Zoning Ordinance, which calls for R-1 
Single Family Residential or R-2 Single Family Residential on the western portion of the site 
and FR Farming Residential on the eastern portion of the site. 
 
The proposed developmental standards would require approval of deviations from the 
developmental standards of the current zoning district and the zoning districts noted in 
the Master Plan.  Projects approved as planned unit developments may be allowed to 
deviate from the developmental standards if certain criteria are met. 
 
 
ACCESS & CIRCULATION 
 
The plan shows an access point from Runyan Lake Road for the western portion of the 
development and two access points from White Lake Road to the south.  Additionally, 
two lots would have direct access from White Lake Road. 
 
A note indicates that there will be sidewalks along all of the streets within the 
development. 
 
Comments:  All connections with county roads will need review and approval by the 
Livingston County Road Commission. 
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The access point on Runyan Lake Road is on the outside of a bend in the road, which 
may cause challenges for clear vision zones and road geometry. 
 
The proposed road system does not appear to allow for easy access to existing or future 
adjacent developments.  However, the surrounding properties are either developed or 
would be difficult to connect with a road because of natural features in the area. 
 
The proposed road along the northern lot line appears to be very close to a waterbody 
on the adjacent property.  Shifting this road southwards and/or providing additional 
buffering and stormwater management in this area should be explored. 
 
The fire department should be consulted on general site circulation to ensure apparatus 
can adequately access properties within the site. 
 
A road connection between the northern and southern portions of the potential 
development has been mentioned.  While it would be consistent with providing greater 
connectivity and additional access points, we recognize that the natural features likely 
make such a connection extremely difficult. 
 
A non-motorized connection between the northern and southern portions of the 
potential development should be explored.  It would provide greater access to the 
common areas for all of the residents and would allow residents to visit neighbors without 
having to access county roads. 
 
The Planning Commission and applicant should also consider providing or allowing for a 
non-motorized connection to the residential area to the northeast, Hills of Tyrone West, 
which could run through a common area of that development. 
 
 
ESSENTIAL SERVICES 
 
It is our understanding that the project can be served by public water and sewer.  Onsite 
facilities are likely limited due to the proposed lot sizes and proximity to waterbodies and 
wetlands. 
 
Comments:  The utility authority should be consulted to ensure that there is existing 
capacity for the proposed development scenarios. 
 
Due to the small size of the potential lots and the natural features, special attention will 
need to be given for the location of utilities.   
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LANDSCAPING & SCREENING 
 
No information has been provided for potential landscaping. 
 
Comments:  Landscaping screening/buffering should be provided between the 
development and the adjacent streets and developed areas. 
 
The site plan does not include any landscaping.  Space should be provided for 
landscaping along the northern lot line and along White Lake Road. 
 
 
PLANNED UNIT DEVELOPMENTS 
 
§11.01 Intent.  The intent and purpose of planned unit developments are outlined in 
§11.01 Intent of the Zoning Ordinance.  
 
Comments:  It appears that the planned unit development may be consistent with many 
of the outlined intent.  Future revisions should develop convenient recreational facilities 
and provide greater clarity for useful open space. 
 
As noted, the planned unit development option should not be used for circumventing 
the applicable requirements of the Zoning Ordinance, but rather should result in a 
development that provides recognizable and substantial benefits, as identified in the 
Zoning Ordinance. 
 
§11.02 General Requirements. General requirements for planned unit developments, 
such as location, ownership, area, utilities, access, uses, density/parallel plan, flexibility, 
phasing, open space, emergency access, site circulation, streets, infrastructure 
improvements, public services, utilities, landscaping, parking, are outlined in §11.02 
General Requirements of the Zoning Ordinance.  Comments below address areas not 
otherwise addressed in this report and areas requiring greater examination. 
 
Comments:  The previously-supplied parallel plan does not appear to meet the 
developmental standards for the zoning districts associated with the Future Land Use 
Map, per Table 11-1, nor does it show any of the southern portion of the site.  A new 
parallel plan consistent with the Zoning Ordinance must be provided in order to 
determine appropriate guidance for allowable lots or additional lots. 
 
The site plan would require additional lots through residential density bonuses.  The 
applicant should provide information about which elements are being used to secure 
the bonuses and provide calculations. 
 
The site plan would require regulatory flexibility with respect to developmental standards.  
Many of the existing and proposed standards are noted, but a list describing all of the 
requested modifications should be provided in the future. 
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Calculations show that the current site plan does not provide the required minimum open 
space.  The Zoning Ordinance allows for providing open space at a non-contiguous 
location or waiving the requirement to provide all of the open space.  Because of the 
size of the project and the opportunities for providing open space, we do not 
recommend waiving the minimum open space requirement.  Open space should be 
easily accessible for all of the residents.  
 
This site plan does a better job of including the wetlands and natural features within open 
space rather than individual lots.  This approach generally provides better protection for 
these features in the future. 
 
The applicant should work with public services, such as police, fire, post office, and 
schools to determine any potential impact from the proposed scenarios. 
 
The applicant should work with the applicable utilities to ensure there is adequate 
capacity for the proposed scenarios in the area. 
 
§11.03 Design Requirements. Several design requirements are outlined in §11.03 Design 
Requirements of the Zoning Ordinance. 
 
Comments:  The site plan notes that there will be sidewalks along all of the internal streets. 
 
It appears that there may be opportunities to improve the circulation system, as 
mentioned earlier in this report. 
 
The location of entrance signs should be considered in future versions to ensure there will 
be adequate space and clear vision zones. 
 
 
SUMMARY & COMMENTS 
 
Comments provided throughout this report are intended to provide guidance to the 
applicant.  They are focused on the general approach and design rather than specific 
developmental standards. 
 
The potential project appears to meet several of the general eligibility for planned unit 
developments.  However, attention must be paid to defining the recognizable and 
substantial benefits to the residents of the potential development and the area should it 
be approved as a planned unit development.   
 
A new parallel plan should be prepared, consistent with the zoning districts that 
correspond with the Future Land Use Map, as identified in Table 11-1 of the Zoning 
Ordinance.  That would place the western portion within the R-1 or R-2 Single Family 
Residential district and the eastern portion within the FR Farming Residential district.  It 
should also show the entire site.  It is difficult to accurately provide guidance without a 
parallel plan consistent with the Zoning Ordinance. 
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It is likely that a revised parallel plan would show fewer buildable lots, which would reduce 
the number of buildable lots available through a planned unit development approval. 
 
Efforts should be made to ensure easy access to all of the open space areas for all of the 
residents. 
 
The potential design should be modified to provide the minimum required open space.  
The Zoning Ordinance provides an option for non-contiguous open space. 
 
Options for improving circulation within the potential development and to surrounding 
areas should be explored. 
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PETITION INTRODUCTION 

 
Applicant: Candice and Scott Salomonson 

Owner: Candice and Scott Salomonson 

Others with Interest: unknown 

Request: Special land use and combined preliminary and final site plan for a 
public/private recreational area/facility 

 
 

PETITION DESCRIPTION 

 
The applicants are requesting a special land use and combined (both preliminary and 

final) site plan approval for establishment of a public/private recreational area/facility. 
 

Public and private recreational areas and facilities include recreation areas, institutional 
or community recreation centers, swimming pool or similar clubs, seasonal recreation 

areas, and other similar or unique recreational use determined found to be substantially 
similar by the Township. 

 
There is an existing house and several accessory buildings on the property that will remain. 

 
An existing barn would be renovated and improved for the public/private recreational 
area/facility and a new driveway and parking lot would be installed. 

 
A use statement from the applicants says the facility will be open seasonally, from March 

through October and that the public/private recreational area/facility will have a 
maximum capacity of 196 guests. 
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PROPERTY INFORMATION 

 

Address: 8483 Linden 

Location: Southwest corner of the intersection of Linden and Center 

Parcel Number: 4704-19-100-065 

Lot Area: ~10.4 acres  

Frontage: ~551 feet along Linden, ~688 feet along Center 

Existing Land Use: Single-family house 

 

The property has an existing single-family house and many agricultural outbuildings, 
including barns and an old silo.  There are several fenced fields.  There is an existing 

residential driveway with two approaches from Linden to the east.   
 

The rough location for the public/private recreational area/facility and associated 
improvements is shown with the dashed box on the aerial below. 

 
Figure 1- Aerial of the Site 
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SURROUNDING PROPERTIES 

 

The surrounding properties are a mix of residential and agricultural uses, as noted below.   
 
 North East South West 

Surrounding Zoning 
FR Farming 

Residential 

FR Farming 

Residential 
RE Rural Estate  RE Rural Estate 

Surrounding Land 

Uses 
Agricultural fields 

Single-family 

houses, 

Agricultural fields 

Single-family 

houses, 

Agricultural fields 

Agricultural field, 

Single-family 

house 

Future Land-Use Map  

Medium Density 

Single Family 

Detached 

Residential 

Low Density 

Single Family 

Detached 

Residential 

Low Density 

Single Family 

Detached 

Residential 

Low Density 

Single Family 

Detached 

Residential 

 
Map 1 - Current Zoning Map 
 

 
 
 

ZONING 

 

The site is within the RE Rural Estate district.  A summary of the intent of that district is below. 
 

Current Zoning: RE Rural Estate 

The intent of the RE Rural Estate District is to provide a transitional area 

between the FR District and other more intense land utilization districts. 

However, the RE District will generally maintain the same types of land 

uses permitted in the FR District. The primary difference between the two 

districts is that the RE District permits the creation and use of smaller lots 

than the FR District.  In order to preserve natural features and to provide 

design flexibility in the FR and RE Districts, cluster development shall be 

permitted as described in Article 8. 

FR 

RE 



Salomonson Public/Private Recreation Area/Facility 
Special Land Use and Combined Site Plan 
REVISED May 27, 2021 

 

 
4 

FUTURE LAND USE MAP  

 

The site is within the Low Density Single Family Detached Residential area.  A summary of 
the intent of that area and the Future Land Use Map for the area are below. 
 

It is most consistent with the R-1 Single Family Residential district and is intended to serve 
as a transition between agricultural/natural preservation areas and higher-density 

residential areas. 
 

Future Land Use 
Map 

Low Density Single Family Detached Residential 

This category will permit single family residential development at a 

density of 1.5 to 3 acres per dwelling unit. This designation can be found 

in portions of the southeast part of the Township, where residential uses 

are appropriate but higher densities are not advisable due to 

infrastructure concerns. 

 

Map 2- Future Land Use Map 
 

 
 

 

NATURAL RESOURCES 

 
Topography:   The property is relatively flat, sloping gently downwards from the east 

and south to the west and north. 
 

Wetlands:   According to the State of Michigan Wetland Viewer, there are no 
wetlands on the site. 

 

PIRO 

Low-density 
Single-family 

Medium-density 
Single-family 

High-density 
Attached 
Housing 

Planned 
Commercial 

Industrial 
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Woodland:   There are a number of trees on the site, but there are no woodlands.   
 

Soils:   According to the USDA National Resource Conservation Service, a 
majority of the soils on the property and in the area for the proposed 

improvements for the public/private recreational area/facility are 
Hillsdale-Miami Loams, which are generally compatible with most 

development. 
 

Items to be Addressed:  1) A topographic map should be added to the site plan.  2) A 
soil map should be added to the site plan. 

 

 

AREA, WIDTH, HEIGHT, & SETBACKS 

 
The proposed site, buildings, and improvements must meet the developmental standards 

for the zoning district in which it is located.  The table below shows standards for the RE 
Rural Estate district.  The location of buildings and other improvements are shown on the 
site plan.   

 
Table 1 - Developmental Standards 

 

 RE District  Proposed Compliance 

Lot Area (min) 1.75 acres ~10.4 acres Yes 

Lot Width (min) 200 feet 
~551 feet (Linden) 
~688 feet (Center) 

Yes 

Setbacks    

Front  100 feet < 40 feet  No1 

Side 20 feet > 20 feet Yes 

Rear 75 feet > 75 feet Yes 

Max. Lot 
Coverage 

25 percent unknown Likely  

Building Height 30 feet unknown Unknown1 

 
1) The building was constructed before the Zoning Ordinance was adopted and is 

likely to be considered a legally nonconforming structure. 
 

Items to be Addressed:  Missing developmental standard information like setbacks and 
lot coverage should be added to the site plan. 

 
 

ACCESS & CIRCULATION 

 
The public/private recreational area/facility will be accessed by a new driveway from 

Center Road to the north.  The proposed driveway appears to meet applicable spacing 
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and clear vision standards.  The driveway design and location will require approval of the 
Livingston County Road Commission. 

 
The location of the dumpster may make it challenging for garbage trucks to access it.  If 

the site will be serviced with a traditional dumpster, rather than portable totes, the front 
axle of the garbage truck may require additional support, such as a concrete pad under 

the front axle. 
 

The site is likely to be accessed by vehicles larger than passenger vehicles, such as busses, 
garbage trucks, limousines, and emergency vehicles.  It is not clear whether or not the 
proposed layout would allow for easy circulation of these vehicles. 

 
Accessible parking spaces are provided near the entrance to the public/private 

recreational area/facility.  It appears that these spaces will be gravel, like the rest of the 
parking lot.  Gravel surfaces can be a challenge for some folks with mobility issues. 

 
We defer further comments and recommendations related to access and circulation to 

the Township Engineer and the Fire Department. 
 

Items to be Addressed:  1) Township Engineer approval of access and circulation.   2) Fire 
Chief approval of the circulation pattern.  3) Livingston County Road Commission 

approval of the driveway.  4) Turning radius for larger vehicles that may have to access 
the site should be added to the site plan.  5) Consideration should be given to paving 

the accessible parking spaces and access to the walkway. 
 
 

OFF-STREET PARKING & LOADING 

 

Off-street parking for the public/private recreational area/facility will be provided in a 
new parking lot to the north and west of the barn.  Although not labelled, it appears that 
portions of the proposed parking are located within the required front-yard setback.   

 
The parking surface will be gravel, which is allowed in the RE Rural Estate district. 

 
The plan shows that there will be 74 parking spaces, including 3 accessible spaces.  The 

site plan notes on sheet C-1 indicate there will be 75 spaces.  The number of parking 
spaces should be tied with the capacity of the site rather than just the capacity of the 

barn itself.  There will also be loading spaces for catering vans on the north side of the 
barn. 

 
The size of the parking spaces is not noted on the site plan, but the narrative supplied by 

the applicants state that the spaces, as shown, are 9 feet by 18 feet.  Perpendicular 
parking spaces have a minimum width of 9.5 feet.  It is not clear how wide the 

maneuvering lanes are. 
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Items to be Addressed:  1) Off-street parking should be relocated outside of the required 
front-yard setbacks or necessary variances should be secured.  2) The parking spaces 

should be adjusted to be consistent with the minimum size outlined in the Zoning 
Ordinance.  3) The number of parking spaces and capacity for the facility should be 

adjusted, as necessary.  4) Parking spaces and maneuvering lanes should be 
dimensioned on the site plan. 

 
 

ESSENTIAL SERVICES 

 
It is our understanding that the public/private recreational area/facility will be served by 

an on-site well, but the site plan does not show the location of any wells.  Because the 
well will provide service to the general public, it will likely have stricter standards than a 

residential well. 
 

It is our understanding that the public/private recreational area/facility will be served by 
an on-site septic system, but the site plan does not show the location of any septic 
systems. 

 
Overhead electrical service along Linden and serving the single-family house are shown, 

but the site plan does not show the location of other utilities within the site. 
 

The site plan does not indicate if there will be any stormwater management system 
installed on the property or improvements to manage stormwater.  While it is likely that 

the stormwater generated from a gravel parking area is less than that from paved 
parking areas, it is likely greater than stormwater generated from a vegetated field.   

 
We defer to the Township Engineer on the proposed utilities and stormwater 

management system. 
 
Items to be Addressed:  1) Missing utility information, including wells, septic system, and 

franchise utilities, should be added to the site plan.  2) Information describing stormwater 
management should be added to the site plan.  3) Township Engineer approval of the 

onsite utilities and stormwater management.  4) County approval of the well and septic 
system. 

 

 

LANDSCAPING & SCREENING 

 
The site plan does not appear to show that any landscaping or screening will be added 

to the site. 
 
Landscaping is required for off-street parking lots and for non-residential uses in residential 

districts.  Landscaping should be designed with the understanding that properties to the 
north and east are intended for more-intensive residential uses in the future. 
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Items to be Addressed:  Landscaping should be added to the site plan.  The applicants 
may also request a waiver, identifying which standards a waiver is requested from and 

how the proposed site/landscape is consistent with the intent of the 
landscaping/screening standards. 

 

 

LIGHTING 

 
The site plan appears to show the location of lighting fixtures on the exterior of the barn.  

A photometric plan and details about the proposed fixtures have not been provided as 
part of the site plan.   
 

A note on Sheet C-1 states that lighting will be specified on the architectural drawings 
and will be shielded and downward facing. 

 
Items to be Addressed:  A photometric plan and details of the lighting fixtures should be 

added to the site plan.  
 

 

OUTDOOR ADVERTISING & SIGNS 

 

The site plan does not indicate whether or not there will be any signs associated with the 
public/private recreational area/facility. 

 
Items to be Addressed:  The location and details of any signs should be added to the site 

plan. 
 

 

PUBLIC/PRIVATE RECREATIONAL AREA/FACILITY STANDARDS 

 

In addition to the general standards of the Zoning Ordinance, there are specific 
standards for public/private recreational area/facilities.  These standards, outlined in 

§22.05 F Public and Private Recreational Areas and Facilities, are addressed below.   
 

1. Description of Use.  Plans for commercial recreation areas and facilities must include 
a written statement of use describing the purpose of the facility, the uses proposed, 

whether the uses will require formal memberships or will be available to the public, 
whether the use will be permanent, year-round, or seasonal in nature, intended hours 
of operation, number of employees on a maximum shift, facility bylaws, nuisance 

mitigation measures, and other information applicable to the business and use. 
 

CWA Comment:  The applicants have provided a description of use for the facility as an 
event venue available for public use (no membership required).  The facility is intended 

to operate seasonally, from March through October, with hours of operation until 11:00 
pm on Fridays and Saturdays and 8:30 pm on other days.  The use statement does not 
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specifically describe an opening time, but it does mention no traffic before 8:00 am.  
Notes on the site plan indicate up to 9 staff members. 

 
The description notes that all noise from events will cease by 11:30 pm on Fridays and 

Saturdays and 8:30 pm on other days.  This appears to conflict with the 11:00 pm closing 
described elsewhere.  We recommend the facility use a sound level meter to monitor 

and make adjustments in real time.  We also recommend that the facility consider being 
the party to sign contracts with music/djs as it would provide greater management of 

the groups. 
 
A note on the site plan mentions that the gravel areas will be treated for dust control as 

needed.  We recommend specific dust control management options be identified at this 
time to ensure viable options are available and ready when necessary. 

 
2. Compatibility of Use.  Commercial recreational areas and facilities may be permitted 

in residential districts only where it can be determined the commercial nature of the 
use does not affect the primarily residential character of the site and surrounding 

properties.  Factors concerning the public health, safety, and welfare of the public, 
including, but not limited to, liability insurance, parking assistance, safety and security 

contractors, refuse disposal etc., may be required to ensure compatibility of use. 
 

CWA Comment:  It is our understanding that a Planning Commission subcommittee, at 
an informal review with the applicants on October 8, 2020, determined that the proposed 

use would be substantially similar use, as it is similar to a previously approved 
public/private recreation area/facility and met the standards outlined in §22.44 
Determination of Similar Uses. 

 
The applicants have stated that there will be attendants in the parking lot to assist with 

events and that “food waste will be removed promptly following events.” 
 

We recommend landscaping and screening be added to reduce any impacts on the 
adjacent existing residential uses and envisioned future residential uses. 

 
3. Intensity of Use.  Recreation areas and facilities may be approved administratively by 

the Zoning Administrator after it has been demonstrated to his/her satisfaction there 
will be minimal adverse impacts to the surrounding properties or neighborhood in 

terms of intensity of use, noise, odor, visual nuisance, traffic, landscape, drainage, 
duration of use, or any other identified potential impact.  The Zoning Administrator 
may request the opinion of a subcommittee of the Planning Commission to assist in a 

determination of appropriateness of administrative review. All uses not deemed 
appropriate for administrative review shall be reviewed as a special land use. 

 
CWA Comment:  It is our understanding that Zoning Administrator Nicholson requested 

the opinion of a Planning commission subcommittee on October 8, 2020, on the 
proposed use and determined it should be reviewed as a special land use.  
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4. Traffic Impacts and Road Access.  The proposed use must not generate traffic 
volumes of an amount that will create hazardous conditions for users of adjacent 

properties or contribute to altered character of properties in the vicinity.  The Township 
may request formal feedback from the Livingston County Road Commission and an 

independent traffic study to determine impacts. 
 

CWA Comment:  We are unaware of any information about potential traffic impacts from 
the proposed use.  Based on previous experience, these types of facilities have different 

traffic characteristics than other facilities, as users tend to arrive and depart within a 
more-limited period of time verses other recreational or dining facilities. 
 

The location of the proposed driveway appears to meet setback requirements from the 
intersection.  The driveway will require review and approval by the Livingston County 

Road Commission. 
 

5. Landscaping and Screening. Landscaping and screening must achieve the 
standards of Article 21A of this Ordinance. The Township may waive certain 

landscape requirements where it is determined the intent of the landscaping 
standards is achieved with existing site conditions. 

 
CWA Comment:  The site plan does not appear to show any additional landscaping or 

screening.  While the Township may waive certain landscaping requirements, the 
proximity of the parking to the road likely requires some landscaping/screening to be 

consistent with the intent of landscaping standards. 
 
6. Setbacks.  The setback standards in Section 20.01 of this Ordinance apply to all 

structures associated with the commercial recreation area.  Accessory buildings and 
structures shall be located in accordance with Section 21.02, Accessory Buildings and 

Structures Provisions, to the extent feasible.  Due to the unique and diverse nature of 
recreation areas defined herein, the Township may modify side and rear setback 

requirements to accommodate unique circumstances or structure types. 
Modification of setbacks may only be considered where vegetative screening, 

berms, or other forms of buffering are proposed to help minimize the effect of the 
modified setback. 

 
CWA Comment:  The barn to be used for the public/private recreation area/facility is 

located within the required front-yard setback, but it is likely considered a legally 
nonconforming structure. 
 

The proposed parking lot and dumpster/enclosure are located within required front yard 
setbacks.  Their location should be revised or any necessary variances should be secured. 

 
The site plan references possible use of a tent and portable sanitary facilities.  The 

potential location or locations for these should be added to the site plan. 
 

7. Parking. The number of off-street parking spaces provided in support of temporary 
uses may be considered on a case-by-case basis. Where specific parking space 
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requirements cannot be determined by Section 25.11 or credible external resources, 
the site must dedicate 320 square feet of land area for parking per expected vehicle 

at maximum anticipated capacity. 
a. Off-street parking.  Off-street parking is subject to the standards of Article 25 of this 

Ordinance, but certain design standards may be waived to permit informal 
parking areas with surfaces of turf, mulch, stone, or other similar material suitable 

for driving or parking.  Parking area delineation may be accomplished by paint, 
string, or other means deemed appropriate by the Planning Commission. 

b. On-street parking.  On-street parking is prohibited unless authorization is expressly 
granted by the Livingston County Road Commission, MDOT, or other applicable 
authority of record for the road right-of-way. 

 
CWA Comment:  Notes on the site plan indicate 1 parking space will be provided for 

every 3 people for the maximum capacity and1 for each of the employees.  This is 
consistent with similar uses. 

 
The proposed parking lot will not be paved.  The location for the parking lot, as shown in 

the site plan, extends into required front-yard setbacks.  The location will need to be 
revised or any necessary variances will need to be secured. 

 
8. Use-Specific Standards.  The following standards are intended to be for a specific use 

and may not apply to all commercial recreation areas and facilities: 
 

CWA Comment:  The proposed public/private recreational area/facility will not include 
any of the uses described with these use-specific standards. 
 

9. Annual Review.  On an annual basis, special land uses described herein shall undergo 
review.  Due to the unique and potentially evolving nature of these types of uses, the 

annual review is intended to ensure operations are in harmony with the surrounding 
neighborhood as intended, conditions of the approval are being followed, 

improvements to operations are identified and mutually agreed-upon, and the 
interests of the owner/operator and Township are supported. 

 
CWA Comment:  The owner/operators should prepare an annual report, as outlined in 

§22.05.F.10 Annual Review, unless the Zoning Administrator approves an alternative 
review cycle. 

 
 

APPLICABLE DECISION CRITERIA 

 
The proposed use requires both special land use and site plan review.  The decision 

criteria for those approvals are explored below. 
 

Standards for site plan review are outlined in §23.03 Standards for Site Plan Review, and 
a description of information that must be included in a site plan is outlined in §23.02 Site 
Plan Information. 
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CWA Comment:  It appears that the site plan includes much, but not all, of the 
information required in this section.  (Previous sections of this report have outlined other 

missing information.)  Some of the missing information includes: information about the 
floor area and setbacks for the building, exterior lighting, landscaping, utility location, 

and drainage/stormwater management.  The Planning Commission may waive the 
requirement to include any of the missing information if it determines that such 

information is clearly unnecessary for substantial review and states the reasons for waiving 
the requirements in writing. 

 
A waiver may be appropriate for some of the information generally required in site plans.  
Some of the missing information, however, may affect the ability to determine whether 

or not the proposed site plan is consistent with the Zoning Ordinance. 
 

The general review standards for special land uses are outlined in §22.04 General Review 
Standards for All Special Land Uses.  Specific standards for public/private recreational 

areas/facilities uses have been explored in the Public/Private Recreational Area/Facility 
Standards section of this report. 

 
CWA Comment:  The Future Land Use Map calls for medium-density and high-density 

residential uses in this area in the future.  The site design should reflect the potential for 
these future, nearby residential uses. 

 
Public/private recreational area/facilities are a special land use in the RE Rural Estate 

district.  Landscaping/screening may be necessary to ensure consistency and mitigate 
any impacts on the surrounding residential and agricultural areas. 
 

Landscaping and management, such as sound and dust control, are likely necessary to 
ensure neighborhood compatibility.  Some changes to the proposed layout, such as the 

location of the parking lot and dumpster, may be necessary for neighborhood 
compatibility.  A reporting procedure for complaints, such as an on-site representative, 

should be provided to ensure quick resolution of potential issues. 
 

It does not appear likely that the proposed public/private recreational area/facility 
would create a significant impact on the environment or public services, provided 

stormwater and refuse are managed. 
 

It does not appear likely that the proposed public/private recreational area/facility 
would create traffic hazards.  Additional information about the frequency of events 
would be necessary to fully consider potential impacts. 

 
Some changes to the site, noted throughout this report, may be necessary to limit 

interference with future development of or unreasonably affect the value of adjacent 
properties. 
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SUMMARY & COMMENTS 

 

As noted throughout this report, the special land use and site plan is not complete.  It 
does not include all of the necessary information required by the Zoning Ordinance.  
While is appears appropriate to grant waivers for some of the missing information, some 

of the missing information is necessary to determine consistency with the Zoning 
Ordinance.   

 
The Planning Commission should provide guidance to the applicants as to what 

information it would be comfortable with waiving. 
 

At this time, we recommend postponement to allow the applicants an opportunity to 
provide additional information identified in this report and to address any concerns that 

may be raised by the Planning Commission. 
 

 

 

  

 





























Salomonson’s Farm Use Statement 

If we are granted a special land permit our intensions are to 

renovate the existing barn into desired event venue. Which will 

provide a location for both private events and community 

gatherings! At first I'd assume most of the booked events that 

will be held will be weddings and celebrations (private 

birthday's & Anniversary's). In addition to those events my own 

personal hopes for this facility is to provide a location for the 

community. Weather it's for annual picnics, holiday 

celebrations or farmers markets. My husband and I purchased 

this property with the intent of this being our lifetime 

residence. A forever home to raise a family. With the hopes to 

build relationships with our neighbors and bonds with the 

community, all while running a family owned and operated 

business off the property. 

 

 As far as months of operation, it will be seasonal (March- 

October). . Both hours of operation and staffing will slightly 

vary depending on the booked event. I do plan on enforcing an 

11pm shut down on Friday’s and Saturday’s and 8:30pm on all 

other days regardless of the event. Also with a strict rule of no 

traffic between the hours of 12am- 8am! The maximum 

occupancy will be 196 guests at any one time inside the barn 

(1st. floor 124 guests & Loft 72 guests).  



 

The parking area and driveway will be shown in site plan. 

Parking attendants will be employed during major events. The 

constructed driveway with be capable of supporting a 75,000lb 

firetruck. All gravel areas will be treated for dust control as 

needed. The parking lot itself will be constructed within the 

already existing fencing.  

Parking calculations; 66 spaces (91ft.x18ft) for guests. An 

additional 9 spaces will be provided at the house as needed for 

staffing. Per section 25.04-G- 3 of the spaces are van accessible.  

No off-site parking will be permitted along the shoulder of the 

roads. Site lighting will be specified on architectural drawings. 

Nuisance Mitigation; All noise from events shall cease by 

11:30pm on Fridays and Saturdays and 8:30pm all other days. 

The night time noise levels will not exceed over 50 decibels as 

measured at the property line. We will purchase a compressor 

if necessary and only permitting bands or dj’s that can monitor 

those levels.  

Restrooms and Dumpsters; A 15ft.x 12ftx6ft fenced enclosed 

trash storage area is provided in the north east corner of the 

parking lot. All trash will be removed promptly following 

events. As for the restrooms we have them proposed to be in 

the west addition of the barn. This will depend on further 

inspections and capability of structure and dwelling. As a 



backup plan we would rent a trailer with restroom facilities for 

each event which will be removed promptly following events. 

 

I’m looking forward to hearing your feedback or addressing any 

concerns you may have. On a personal note I would just like to 

say that I truly hope that we as a community can happily make 

this proposal come alive. It has always been a dream of mine to 

move out to a more rural area and start a family. Making a 

lifetime home for us and creating memories and new traditions 

with extend friends and loved ones within the town. I honestly 

feel that this venue can do all that. Not just for my family but 

for many others. Thank you for your time!  

Candice, Scott & Dominik Salomonson 

  

 


