
GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION PUBLIC HEARING 

MONDAY, APRIL 11, 2016  
6:30 P.M. 

 
AGENDA 

 
 
CALL TO ORDER: 
 
PLEDGE OF ALLEGIANCE: 
 
APPROVAL OF AGENDA: 
 
CALL TO THE PUBLIC:   
 
(Note: The Board reserves the right to not begin new business after 10:00 p.m.) 
 
OPEN PUBLIC HEARING #1… Review of a site plan and impact assessment for a 
proposed medical center on vacant parcel #11-06-200-068 which is located on the north 
side of Grand River Ave, east of Meadowview Avenue, Howell. The request is petitioned 
by Kalambaka Properties, LLC. 
 
Planning Commission disposition of petition: 

A. Recommendation of Environmental Impact Assessment (3-2-16) 
B. Disposition of Site Plan (3-23-16) 

 
OPEN PUBLIC HEARING #2… Review of a site plan and impact assessment for a 
proposed Flagstar Bank on parcel #11-09-100-038 located on the east side of Latson 
Road, north of I-96, Howell. The project is within the Providence/Former Latson 
Elementary School Planned Unit Development and is petitioned by Flagstar Bank. 
 
Planning Commission disposition of petition: 

A. Recommendation of Environmental Impact Assessment (3-23-16) 
B. Recommendation of Final PUD Site Plan (3-23-16) 
 

OPEN PUBLIC HEARING #3… Review of a sketch plan for two proposed boat storage 
buildings. The property is located at 5796 E. Grand River, Howell.  The request is 
petitioned by the Wonderland Marine. 
 
Planning Commission disposition of petition: 

A. Disposition of Sketch Plan (3-17-16) 
 

 
ADMINISTRATIVE BUSINESS: 

• Staff Report  
• Approval of March 14h, 2016 Planning Commission meeting minutes 
• Member discussion 
• Adjournment 
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March 29, 2016 

Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

Dear Commissioners: 

At the Township’s request, we have reviewed the revised site plan (dated 3/23/16) for a new medical 
office building on a vacant 1.68-acre site.  We have reviewed the proposal in accordance with the 
applicable provisions of the Genoa Township Zoning Ordinance. 

A. Summary 

1. Building design, materials and colors are subject to review and approval by the Planning
Commission.

2. We suggest the number of barrier-free parking spaces be increased given the nature of the use.
3. The applicant may wish to provide a sidewalk connection from the building to the Grand River

Avenue sidewalk.
4. Light intensity exceeds the 10-footcandle maximum in several locations.
5. Details of proposed light fixtures must be provided.

B. Proposal/Process 

The applicant requests site plan review and approval for a new 12,882 square-foot medical office 
building.  The site is currently undeveloped and is located between two developed parcels: an Advance 
Auto Parts to the east and a dentist office to the west.   

Medical offices are permitted by-right in the GCD per Section 7.02.01.  As such, the project requires site 
plan review and approval by the Planning Commission.  As part of the review process, the Planning 
Commission is also to make a recommendation to the Township Board on the Environmental Impact 
Assessment. 

C. Site Plan Review 

1. Dimensional Requirements.  As described in the table below, the proposed building meets the
dimensional requirements in the GC zone district:

District 
Lot Size Minimum Setbacks  (feet) 

Parking Lot Lot Coverage Height 
(feet) Lot Area 

(acres) 
Width 
(feet) 

Front 
Yard 

Side 
Yard 

Rear 
Yard 

GC 1 150 35 15 50 20 front 
10 side/rear 

35% bldg. 
75% imperv. 35’ 

Proposal 1.68 153 45 15 (W) 
45 (E) 185 

200 front 
10 side 
20 rear 

17.6% bldg. 
57.6% imperv. 22’ 

Attention: Kelly Van Marter, AICP 
Assistant Township Manager and Planning Director 

Subject: Howell Medical Building – Site Plan Review #2 
Location: 2765 E. Grand River Avenue – north side of Grand River, east of Meadowview Drive 
Zoning: GCD General Commercial District 
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Aerial view of site and surroundings (looking north) 

 
2. Building Design and Materials.  Building design, materials and colors are subject to review and 

approval by the Planning Commission in accordance with Article 12.  
 
The proposed building is predominantly composed of brick veneer and precast stone with fiber 
cement shake siding and stone columns as accents. 
 
All four sides of the building have similar design elements, massing and style.  Color renderings of 
the building have been included with the elevation drawings; however, the applicant will need to 
present the Commission with material and color samples. 
 

3. Parking.  The building is intended to be used as a medical office building, which requires one 
parking space for every 200 square feet of gross floor area.  The main floor of the building measures 
12,882 square feet.  As such, the Ordinance requires 65 parking spaces, while 66 are provided. 
 
Based on the amount of parking provided, 3 barrier-free spaces are required; however, given the 
nature of the use as medical office, we suggest the applicant consider providing additional such 
spaces. 
 
Drive aisle and parking space dimensions meet or exceed Ordinance standards.  All parking spaces 
are marked with double striping on the site plan, as required. 

 
4. Pedestrian Circulation.  A 5’ wide sidewalk exists along Grand River.  Additional sidewalks are 

provided within the parking lot and in front of the main entrances to the building.  The applicant may 
wish to provide a sidewalk connection from the building to the Grand River Avenue sidewalk.   

 
5. Vehicular Circulation.  The developed site to the east has access to Grand River Avenue, and has 

granted access to the site through a cross-easement. 
 

It is worth noting that Advance Auto, the adjacent property to the east, will lose 4 parking spaces by 
virtue of the cross access.  The revised plan includes parking calculations for Advance Auto 
demonstrating that the parking provided will still meet Ordinance requirements.   
 
 
 
 
 
 

Subject site 
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6. Landscaping and Screening.  The table below is a summary of the landscaping required by Section
12.02:

Location Requirements Proposed Comments 
Front yard 
greenbelt 

20’ width 
4 canopy trees 

25’ width (minimum) 
2 canopy trees  
2 evergreen trees 

The Planning Commission 
may allow ½ of the required 
trees to be evergreen  

Detention 
pond (s) 

South pond: 6 trees and 52 
shrubs 
Mid pond: 2 trees and 14 
shrubs 
North pond: 1 tree and 10 
shrubs.  

South pond: 7 trees and 52 + 
shrubs 
Mid pond: 2 trees and 14+ 
shrubs 
North pond: 1 tree and 10+ 
shrubs 

Requirements met 

Parking lot 7 canopy trees 
670 SF landscaped area 

9 canopy trees 
696 SF landscaped area 

Requirements met 

Buffer Zone 
“B” (N) 

20’ width 
berm OR wall 
8 canopy trees AND 
8 evergreen trees AND 
30 shrubs 

20’ width 
berm 
8 canopy trees 
8 evergreen trees 
30 shrubs 

Requirements met 

Buffer Zone 
“B” (W) 

20’ width 
berm OR wall 
5 canopy trees AND 
5 evergreen trees AND 
21 shrubs 

20’ width 
berm 
5 canopy trees 
6 evergreen trees 
21 shrubs 

Requirements met 

7. Waste Receptacle and Enclosure.  The site plan identifies a dumpster and enclosure in the northeast
corner of the site.  The proposed location, base pad and enclosure comply with Ordinance standards.

8. Exterior Lighting.  The site plan proposes nine light poles for the parking lot and driveway.  The
photometric plan identifies several locations with light intensities well in excess of the 10-footcandle
maximum.  The applicant must revise the lighting plan to reduce light intensity.  Light fixture details
must also be provided.

9. Signs.  The site plan identifies a monument sign in the front yard setback 10’ from the front property
line.  No wall or directional signs are proposed.  The proposed dimensions, location and illumination
method of the proposed ground sign comply with the Ordinance.

10. Impact Assessment.  The submittal includes a Traffic Impact Study and an Impact Assessment
(dated February 2016), which note that the proposed project is not expected to adversely impact
natural features, public services/utilities, surrounding land uses or traffic.

Should you have any questions concerning this review, please do not hesitate to contact our office.  We 
can be reached by phone at (248) 586-0505, or via e-mail at borden@lslplanning.com and 
gruba@lslplanning.com. 

Sincerely, 
LSL PLANNING 

Brian V. Borden, AICP Christopher Gruba 
Principal Planner Project Planner II 

mailto:borden@lslplanning.com
mailto:gruba@lslplanning.com


Tetra Tech 
401 South Washington Square, Suite 100, Lansing, MI 48933 

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

March 28, 2016 

Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 

Re:  Howell Medical Center 
Site Plan Review #2 

Dear Ms. Van Marter: 

We have reviewed the subject site plan documents prepared by KEBS Inc. dated March 2, 2016, which were 
delivered to the Township Engineer on that date. The applicant is proposing a 13,000 sft medical office on the north 
side of Grand River Avenue between Meadowview and Char-Ann Drives.  Tetra Tech has reviewed the documents 
and site plan and offers the following comments.  

SITE PLAN 

1. There is a discrepancy between the specifications listed on the cover and sheet 2 of 6 for the material called
out for the sanitary service lateral. The standard material for sewer laterals is SDR 23.5 PVC. This should
be corrected on the construction drawings that will be reviewed for the public sanitary sewer extension.

The petitioner has satisfactorily addressed our previous comments; therefore, we have no further objections to 
approval of the site plan. The above comment relating to the sanitary sewer lateral can be addressed on the 
construction plans.  

Please call if you have any questions. 

Sincerely, 

Gary J. Markstrom, P.E.  Joseph C. Siwek, P.E. 
Unit Vice President Project Engineer 

Copy: Greg Petru P.E.  KEBS Inc. 



March 30, 2016 

Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 

RE: Howell Medical Center 
2765 E. Grand River 
Genoa Twp., MI   

Dear Kelly: 

The Brighton Area Fire Department has reviewed the above mentioned site plan.  The plans 
were received for review on March 3, 2016 and the drawings are dated March 2, 2016.  The 
project is for a proposed new 14,270 square foot building medical office building.  The plan 
identifies 1,388 sq.ft. of the total building to be a basement storage area.  This plan review is 
based on the requirements of the International Fire Code (IFC) 2012 edition.   

1. It appears that the building will be provided with an automatic sprinkler system based upon
the presence of a 6” fire protection water line.  The FDC shall be installed on the street side
(Grand River).  (Revised on Drawing, building and basement are exempt from Fire
Suppression, MBC 903.2.11.1)

 IFC 903 

2. The address to the building shall be a minimum of 6” high letters of contrasting colors and be
clearly visible from the street (South Elevation).  The location and size shall be verified prior to
installation.  (Noted on Drawing)

   IFC 505.1 

3. The access drive into the site shall be a minimum of 26’ wide, and maintained at that width
for circulation throughout the site.  With a width of 26’ wide the building side shall be marked
as a fire lane.  Include the location of the proposed fire lane signage and include a detail of
the fire lane sign in the submittal.  Access roads to site shall be provided and maintained
during construction.  Access roads shall be constructed to be capable of supporting the
imposed load of fire apparatus weighing at least 75,000 pounds.  Provide an emergency
vehicle circulation diagram on plan.  (Revised on Drawing)

  IFC D 103.6 
  IFC D 103.1 
  IFC D 102.1 
  IFC D 103.3 

4. Access through the site shall provide emergency vehicles with a turning radius up to 50’
outside and 30’ inside while providing a minimum vertical clearance of 13 ½ feet.  (Noted on
Drawing

5. The location of a key box (Knox Box) shall be indicated on future submittals.  The Knox box
will be located adjacent to the front door of the structure.  There shall also be a Knox box
placed at the basement door.  (Noted and Shown on Drawing)

   IFC 506.1 
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      Howell Medical Center 
  2765 E. Grand River 

Site Plan Review 

6. Provide names, addresses, phone numbers, emails of owner or owner’s agent, contractor’s,
architect, on-site project supervisor.  (Noted on Drawing)

Additional comments will be given during the building plan review process (specific to the 
building plans and occupancy).  The applicant is reminded that the fire authority must review 
the fire protection systems submittals (sprinkler & alarm) prior to permit issuance by the Building 
Department and that the authority will also review the building plans for life safety requirements 
in conjunction with the Building Department.  If you have any questions about the comments on 
this plan review please contact me at 810-229-6640. 

Cordially, 

Capt. Rick Boisvert, CFPS 
Fire Inspector 

www.brightonareafire.com 



 

 
 
 

MEMORANDUM 
 
TO:  David Lenz 
 
FROM:     Kelly VanMarter, Assistant Township Manager/Community Development Director 
 
DATE:   March 24, 2016 
 
RE:  Howell Medical Offices - Sewer and Water Tap Fees 
  (11-06-200-068) 
 
 
This memo will describe the connection fees required for a new 12,882 sq. ft. medical 
office building with 1,388 sq. ft. basement located on parcel at 11-06-200-068.   
 
The REU Table provides the following relevant formulas: 

• 0.6 REU per 1,000 sq. ft. for a Doctor’s Office 
• 1.3 REU per Dentist 
• 0.05 REU per 1,000 sq. ft. for Warehouse and storage 

 
Since I don’t have information regarding the number of dentists this letter will be based on 
doctor’s office space.  Using the formulas above the following calculation applies:   
 
12,882 sq. ft. office building @ 0.6 REU per 1,000 sq. ft.  =  7.73 REU 
1,388 sq. ft. utility basement @ 0.05 REU per 1,000 sq. ft.  =  0.07 REU 

TOTAL REU’S  =  7.8   REU 
PREVIOUSLY PAID/ASSESSED: 
Water (Grand River Water) - 3 REU  
Sewer (GO #1)   - 0 REU  
      
NEW CONNECTION CHARGE =     
Water:   7.8 REU – 3 REU (assessed)  = 4.8 REU 
Sewer:  7.8 REU  
          
Water 4.8 REU @ $7,900 per REU  =              $ 37,920.00 
Sewer 7.8 REU @ $7,200 per REU =                     $ 56,160.00  
       TOTAL DUE:  $ 94,080.00 
 
Connection Fees must be paid at time of land use permit issuance.  
A meter package may also need to be purchased including the appropriate sized meter and 
a MIU (meter interface unit).  Should you have any questions please feel free to contact me 
at 810-227-5225. 
 



IMPACT ASSESSMENT 

a. Name(s) and address(es) of person(s) responsible for preparation of the impact assessment
and a brief statement of their qualifications.

• David Lenz, Architect, Studio [intrigue] Architects: Registered architect of the state of
Michigan.

• Dave Sonnenberg PE, Traffic Engineering Associates: Registered engineer of the state of
Michigan.

• Greg Petru PE, KEBS Inc: Registered engineer of the state of Michigan

b. Map(s) and written description/analysis of the project site including all existing structures,
manmade facilities, and natural features. The analysis shall also include information for areas
within 10 feet of the property. An aerial photograph or drawing may be used to delineate these
areas.

• The existing site is an undeveloped parcel.
• There are no existing structures or facilities on the site.
• The site is mostly covered in thick low lying brush.
• There are a few small areas of paved walks and parking located within 10’-0” of the

property line on the adjacent east and west parcels.
• See attached site plan.

c. Impact on natural features: A written description of the environmental characteristics of the
site prior to development and following development, i.e., topography, soils, wildlife,
woodlands, mature trees (eight-inch caliper or greater), wetlands, drainage, lakes, streams,
creeks or ponds. Documentation by a qualified wetland specialist shall be required wherever the
Township determines that there is a potential regulated wetland. Reduced copies of the Existing
Conditions Map(s) or aerial photographs may accompany written material.

• The existing site is an undeveloped plot along the Grand River Ave commercial corridor.
It is surrounded by commercially developed properties to the east and west; as well as
residentially developed properties to the north. The south property line is located along
the Grand River Ave right of way.

• Starting in the southeast corner (roughly 30’-0” from the south property line) the site
gently slopes down 4’-0” towards the northwest corner. The first 30’-0” of the property
quickly slopes down 12’-0” as it approaches and meets Grand River Ave.

• The majority of the site is covered in thick low lying brush.
• The soils are shown as Miami Loam, 2-6% slopes on the N.R.C.S. web soil survey.
• Wildlife is typical for an undeveloped urban site.
• There are no wetlands on the site.



• The site naturally surface drains along the existing topography.  The North 2/3 of the 
property drains off the property to the North and to the West.  The South 1/3 or so 
drains South out to Grand River Avenue.   

• There are no existing wetlands, drains or lakes on the site.  There is existing storm sewer 
within Grand River Avenue. 

d. Impact on storm water management: Description of measures to control soil erosion and 
sedimentation during grading and construction operations and until a permanent ground cover 
is established. Recommendations for such measures may be obtained from the Livingston 
County Drain Commission at (517) 546-0040. 

• The storm water management, soil erosion, and sedimentation during grading and 
construction shall be in conformance with standard construction techniques and the 
requirements of the Livingston County Drain Commission and MDOT.   

• The site is proposing to small bio-retention areas to capture most of the parking lot 
runoff, and a larger detention basin at the South end of the site. 

• Silt sacks, silt fencing and other soil erosion measures will be utilized on-site for Soil 
Erosion Control.   During detention pond construction, temporary grading and mulch 
blankets may be utilized to help stabilize banks.  The construction entrance and Grand 
River Avenue will be kept clean and swept as needed. 

e. Impact on surrounding land used: Description of the types of proposed uses and other man-
made facilities, including any project phasing, and an indication of how the proposed use 
conforms or conflicts with existing and potential development patterns. A description shall be 
provided of any increases of light, noise or air pollution which could negatively impact adjacent 
properties. 

• The proposed use is a medical office building. This use is a use by right in the General 
Commercial District in which the property resides. 

• The proposed medical office use is similar in nature, scope, and size to the surrounding 
developments. 

• All parking, building, and site lighting will be ‘dark sky’ compliant. 
• The proposed medical office use will not generate noise or air pollution.  

f. Impact on public facilities and services: Describe the number of expected residents, employees, 
visitors, or patrons, and the anticipated impact on public schools, police protection and fire 
protection. Letters from the appropriate agencies may be provided, as appropriate. 

• The proposed development is expected to employ and service existing Genoa Twp. 
residents. 

• There will not be an increased impact on public schools. 
• Impacts from Police and Fire Departments are not expected to change. 



g. Impact on public utilities: Describe the method to be used to service the development with
water and sanitary sewer facilities, the method to be used to control drainage on the site and
from the site, including runoff control during periods of construction. For sites serviced with
sanitary sewer, calculations for pre- and post-development flows shall be provided in
comparison with sewer line capacity. Expected sewage rates shall be provided in equivalents to
a single family home. Where septic systems are proposed, documentation or permits from the
Livingston County Health Department shall be provided.

• Sanitary systems will be designed to utilize the existing municipal sanitary collection
system.  The site is proposing to connect to an existing sewer on the West edge of the
property.

• Water systems will be designed to utilize the existing municipal water supply system.  A
connection is proposed within the Grand River Avenue ROW.

• Storm water collection and discharge will utilize on-site bio-retention areas and a
detention pond to collect and ultimately discharge an allowed rate to the existing MDOT
storm drainage collection system within the ROW.

h. Storage and handling of any hazardous materials: A description of any hazardous substances
expected to be used, stored or disposed of on the site. The information shall describe the type
of materials, location within the site and method of containment. Documentation of compliance
with federal and state requirements, and a Pollution Incident Prevention Plan (PIPP) shall be
submitted, as appropriate.

• The proposed development is expected to generate typical professional office related
waste.

• A family dentist office will be a part of this development. All medical waste will be
disposed of in accordance with the State of Michigan DEQ requirements.

• A dental amalgam system will be designed with the building sanitary systems in
accordance with the State of Michigan DEQ requirements.

i. Impact on Traffic and Pedestrians: A description of the traffic volumes to be generated based
on national reference documents, such as the most recent edition of the Institute of
Transportation Engineers Trip Generation Manual, other published studies or actual counts of
similar uses in Michigan. A detailed traffic impact study shall be submitted for any site over ten
(10) acres in size which would be expected to generate 100 directional vehicle trips (i.e. 100
inbound or 100 outbound trips) during the peak hour of traffic of the generator or on the
adjacent streets. The contents of the detailed study shall include:

• See attached traffic analysis report.

□ Description of existing daily and peak hour traffic on adjacent street(s) and a description
of any sight distance limitations along the right-of-way frontage of the site.



□ Forecasted trip generation of the proposed use for the a.m. and p.m. peak hour and
average daily traffic generated.

□ For any project with a completion date beyond one year at the time of site plan
approval, the analysis shall also include a scenario analyzing forecasted traffic at date of
completion along the adjacent street network using a forecast based either on historic
annual percentage increases and/or on expected development in the area.

□ Projected traffic generated shall be distributed (inbound v. outbound, left turn v. right
turn) onto the existing street network to project turning movements at site driveways
and nearby intersections. Rationale for the distribution shall be provided.

□ Capacity analysis at the proposed driveway(s) using the procedures outlined in the most
recent edition of the Highway Capacity Manual published by the Transportation
Research Board. Capacity analyses shall be provided for all street intersections where
the excepted traffic will comprise at least five-percent (5%) of the existing intersection
capacity.

□ Accident data for the previous three (3) years for roadway sections and intersections
experiencing congestion or a relatively high accident rate, as determined by the
township or staff from the Livingston County Road Commission or Michigan Department
of Transportation.

□ Analysis of any mitigation measures warranted by the anticipated traffic impacts. Where
appropriate, documentation shall be provided from the appropriate road agency
regarding time schedule for improvements and method of funding.

□ A map illustrating the location and design of proposed access, including any sight
distance limitations, dimensions from adjacent driveways and intersections within 250
feet of the edge of the property frontage, and other data to demonstrate that the
driveway(s) will provide safe and efficient traffic operation and be in accordance with
Article 15.

j. Special Provisions: General description of any deed restrictions, protective covenants, master
deed or association bylaws.

• Not applicable

k. A list of all sources shall be provided.



TRAFFIC IMPACT STUDY 

For The Proposed 

Howell Medical Building 

Genoa Township, Livingston County, MI 

February, 2016 

Prepared by: 
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EXECUTIVE SUMMARY 

Traffic Engineering Associates, Inc. (TEA) conducted a traffic impact study to determine the 
distribution of new traffic generated by the Howell Medical Building development in Genoa 
Township, Livingston County, Michigan.  The project site is located on the north side of Grand 
River Avenue (M-43) between Golf Club Drive and Char-Anne Drive, directly across from the 
Bob Maxey Ford Dealership.  The proposed Howell Medical Building will be located on a 
vacant parcel just west of, and adjacent, to the Advanced Auto Parts Store.  The proposed 
development will consist of a new 12,798 square foot building with three (3) separate suites; one 
(1) doctor’s office, one (1) dentist office and one (1) urgent care facility.  The new development 
is anticipated to be completed and open for business within twelve (12) months.  

Access to the Howell Medical Building development will be provided by a shared driveway with 
the Advanced Auto Parts Store directly east of the proposed development.  The Howell Medical 
Building development will not have its own access to Grand River Avenue (M-43).  

Vehicle counts were conducted in the month of February, 2016, during the midweek, non-
holiday time period at the intersection of Advanced Auto Parts Store driveway/Bob Maxey Ford 
Dealership driveway and Grand River Avenue (M-43). All existing turning movements at the 
studied intersection operate at an acceptable level of service (LOS D or better) during the AM 
and PM peak hours. 

The ITE trip generation rates for Clinic (Land Use Code 630) were selected as representing the 
proposed 4,266 square foot suite (one-third of the total building), and trip generation rates for 
Medical-Dental Office Building (Land Use Code 720) were selected as representing the 
proposed two (2) suites which contain a total of 8,532 square feet (two-thirds of the total 
building). It is projected that the Howell Medical Building development will generate 20 vehicle 
trips in the AM peak hour, 54 vehicle trips in the PM peak hour, and 442 vehicle trips daily. All 
future turning movements at the studied intersection are anticipated to operate at an acceptable 
level of service (LOS D or better) during the AM and PM peak hours. 

The future analysis shows that there is a very small increase in the vehicle delays with the level 
of service remaining the same for the shared Advanced Auto Parts driveway and Grand River 
Avenue (M-43) intersection.  There are no recommended improvements. 

Respectfully Submitted, 

David J. Sonnenberg, PE       
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INTRODUCTION 
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PROJECT DESCRIPTION 

The purpose of this study is to determine the distribution of the new traffic generated by the 
Howell Medical Building development in Genoa Township, Livingston County, Michigan.  The 
project site is located on the north side of Grand River Avenue (M-43) between Golf Club Drive 
and Char-Anne Drive, directly across from the Bob Maxey Ford Dealership.  The proposed 
Howell Medical Building will be located on a vacant parcel just west of, and adjacent, to the 
Advanced Auto Parts Store.  The proposed development will consist of a new 12,798 square foot 
building with three (3) separate suites; one (1) doctor’s office, one (1) dentist office and one (1) 
urgent care facility.  The new development is anticipated to be completed and open for business 
within twelve (12) months.  

Access to the Howell Medical Building development will be provided by a shared driveway with 
the Advanced Auto Parts Store directly east of the proposed development.  The Howell Medical 
Building development will not have their own access to Grand River Avenue (M-43).   

SCOPE OF WORK 

The scope of work contained in this report is as follows: 

• Analysis of existing traffic conditions on the adjoining street system, including the
intersection of Advanced Auto Parts Store driveway/Bob Maxey Ford Dealership driveway
and Grand River Avenue (M-43).

• Analysis of background traffic conditions for the future year (summer 2017) volumes without
the proposed Howell Medical Building development.

• Projection of future traffic volumes to be generated by the proposed Howell Medical
Building development.

• Evaluation of the impact of future traffic at the aforementioned intersections which will
include the Howell Medical Building development traffic using the shared driveway.

• Determination of what roadway and traffic control improvements, if any, will be needed to
accommodate future (summer 2017) traffic volumes.
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Aerial Photo 

Study Site 
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EXISTING CONDITIONS 
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ROADWAYS AND INTERSECTIONS 

Grand River Avenue (M-43) is an east-west, five-lane roadway, with concrete curb and gutter 
and sidewalks on both sides. The roadway has a center two-way left turn lane.  Grand River 
Avenue (M-43) is under the jurisdiction of the Michigan Department of Transportation (MDOT) 
with a posted speed limit of 45 mph in the project area.   

LAND USE 

The proposed Howell Medical Building development will be located on the north side of Grand 
River Avenue (M-43) immediately west, and adjacent to, the Advanced Auto Parts Store.  The 
proposed site is currently vacant property.  

The land use to the east and west of the proposed site is commercial.  
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EXISTING TRAFFIC VOLUMES 

TEA, Inc. conducted vehicle counts during the month of February, 2016, during the midweek, 
non-holiday time period at the intersection of Advanced Auto Parts Store driveway/Bob Maxey 
Ford Dealership driveway and Grand River Avenue (M-43). 

The weekday AM and PM peak hours of existing traffic on the adjoining road system are 8:00 – 
9:00 AM and 4:30 – 5:30 PM, respectively.  The existing peak hour volumes are illustrated in 
Figure 1. 
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LEVEL OF SERVICE ANALYSIS FOR EXISTING TRAFFIC 

The critical intersections defined for this study were analyzed according to the methodologies 
published in the most recent edition of the Highway Capacity Manual.  The analysis determines 
the “Level of Service” of the intersections and is based on factors such as the number and types 
of lanes, signal timing, traffic volumes, pedestrian activity, etc.  The level of service (LOS) is 
defined by average vehicle delay in seconds created by a traffic control device for a given traffic 
movement or intersection approach.   

Level of Service Delay per Vehicle (seconds) 

Non-Signalized Signalized 
A < 10 <10 
B 10 to 15 10 to 20 
C 15 to 25 20 to 35 
D 25 to 35 35 to 55 
E 35 to 50 55 to 80 
F > 50 > 80 

Levels of Service are expressed in a range from “A” to “F,” with “A” being the highest LOS and 
“F” representing the lowest LOS.  Level of service “D” is considered the minimum acceptable 
LOS in an urban area.   

The above table shows the thresholds for Levels of Service “A” through “F” for non-signalized 
and signalized intersections, respectively. 

All Level of Service computations contained in this report were based upon the Synchro 8 
software package which is approved by the Michigan Department of Transportation (MDOT). 
Delay per vehicle includes initial deceleration delay, queue move-up time, stopped delay, and 
final acceleration delay. 

The Level of Service analysis for existing traffic at the subject intersection during the AM and 
PM peak hours is summarized in Table 1.  All existing turning movements at the studied 
intersection operate at an acceptable level of service (LOS D or better) during the AM and PM 
peak hours. 
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Table 1 

Level of Service (LOS) Summary 
Existing AM and PM Peak Hour Traffic 

Location Movement 

Weekday 
AM Peak Hour 

Weekday 
PM Peak Hour 

Avg. 
Delay 

LOS 
Avg. 
Delay 

LOS 

Grand River Avenue (M-
43) and the Advanced
Auto Parts Store/Ford 
Dealership driveways 

EB Left 
EB Thru-Right 
WB Left 
WB Thru-Right 
NB Left-Right 
SB Left 
SB Right 
Intersection 

8.7 
0.0 
9.9 
0.0 
13.9 
15.1 
10.1 
0.3 

A
A
A
A
B
C
B
A

11.7 
0.0 
10.5 
0.0 
17.5 
27.8 
13.7 
0.3 

B
A
B
A
C
D
B
A

  Note:    Delay = Average control delay per vehicle in seconds.  
   LOS = Level of Service 
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BACKGROUND CONDITIONS 
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BACKGROUND TRAFFIC GROWTH VOLUMES 

Background traffic represents future volumes without the traffic generated by the proposed 
Howell Medical Building development.  The target year for completion is summer of 2017.   

Population forecast tables obtained from the US Census Bureau estimates that Genoa Township 
grew at an approximate exponential growth rate of zero point two seven percent (0.27%) from 
2010 to 2014.  Livingston County grew at an approximate exponential growth rate of zero point 
six three percent (0.63%) during the same period.   

This project is estimated to be completed and operational in approximately one (1) year. In 
accordance with Genoa Township’s guidelines for a traffic impact study, no growth rate was 
applied to the existing traffic volumes.   

BACKGROUND DEVELOPMENT TRAFFIC VOLUMES 

There were no new developments in the immediate area that were identified by the Genoa 
Township Planning Department; therefore, background development traffic was not applied to 
this project. 
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FUTURE CONDITIONS 
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SITE TRAFFIC GENERATION 

The trip generation rates for the Howell Medical Building development were derived from the 
ITE TRIP GENERATION MANUAL (9th edition).  The ITE trip generation rates for Clinic 
(Land Use Code 630) were selected as representing the proposed 4,266 square foot suite (one-
third of the total building).  The ITE description of Clinic is as follows: 

A clinic is any facility that provides limited diagnostic and outpatient care but is unable to 
provide prolonged in-house medical and surgical care.  Clinics commonly have lab facilities, 
supporting pharmacies and a wide range of services (compared to the medical office, which may 
only have specialized or individual physicians). 

The ITE trip generation rates for Medical-Dental Office Building (Land Use Code 720) were 
selected as representing the proposed two (2) suites which contain a total of 8,532 square feet 
(two-thirds of the total building).  The ITE description of Medical-Dental Office Building is as 
follows: 

A medical-dental office building is a facility that provides diagnoses and outpatient care on a 
routine basis but is unable to provide prolonged in-house medical and surgical care.  One or 
more private physicians or dentists generally operate this type of facility. 

It is projected that the Howell Medical Building development will generate 20 vehicle trips in the 
AM peak hour, 54 vehicle trips in the PM peak hour, and 442 vehicle trips daily.  The projected 
traffic to be generated by the proposed development is summarized in Table 2. 
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Table 2 

Vehicle Trip Generation Summary 
Proposed Howell Medical Building Development 

 Size 
AM Peak Hour PM Peak Hour Weekday 

24-Hour Land Use In Out Total In Out Total 

Clinic, Land Use 
Code 630 

4,266 
Sq. Ft. 

N/A N/A N/A 9 13 22 134 

Medical-Dental 
Office Building, 
Land Use Code 720 

8,532 
Sq. Ft. 

16 4 20 9 23 32 308 

Total Trips 16 4 20 18 36 54 442 
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FUTURE SITE TRAFFIC DISTRIBUTION 

Traffic distribution was based on existing traffic patterns on Grand River Avenue (M-43), as 
outlined below. 

Direction of Approach 
and Departure 

AM Peak Hour 
Distribution 

PM Peak Hour 
Distribution 

To/From the WEST on 
Grand River Avenue (M-43) 

40% 55% 

To/From the EAST on 
Grand River Avenue (M-43) 

60% 45% 

Traffic entering and exiting the proposed Howell Medical Building development was assigned to 
the Advanced Auto Parts driveway. The distribution of site generated traffic volumes for the 
future AM and PM peak hours for the Howell Medical Building development are illustrated in 
Figure 2.   

Adding the site traffic (Figure 2) to the existing traffic (Figure 1) generates the total traffic 
volumes for the future weekday AM and PM peak hours, which are illustrated in Figure 3.   







18 

LEVEL OF SERVICE ANALYSIS FOR FUTURE TRAFFIC 

The level of service analysis for future AM and PM peak hour traffic is summarized in Table 3.  
For future traffic conditions, all existing geometrics and traffic control were used.   

All future turning movements at the studied intersection are anticipated to operate at an 
acceptable level of service (LOS D or better) during the AM and PM peak hours. 
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Table 3 

Level of Service (LOS) Summary 
Existing AM and PM Peak Hour Traffic 

Location Movement 

Weekday 
AM Peak Hour 

Weekday 
PM Peak Hour 

Avg. 
Delay 

LOS 
Avg. 
Delay 

LOS 

Grand River Avenue (M-
43) and the Advanced
Auto Parts Store/Ford 
Dealership driveways 

EB Left 
EB Thru-Right 
WB Left 
WB Thru-Right 
NB Left-Right 
SB Left 
SB Right 
Intersection 

8.8 
0.0 
9.9 
0.0 
14.2 
15.4 
10.2 
0.4 

A
A
A
A
B
C
B
A

11.9 
0.0 
10.5 
0.0 
18.1 
33.7 
14.3 
0.9 

B
A
B
A
C
D
B
A

  Note:    Delay = Average control delay per vehicle in seconds.  
   LOS = Level of Service 
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SIGNIFICANT FINDINGS 
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ROAD IMPROVEMENT CONSIDERATIONS 

By adding the Howell Medical Building development traffic to the Advanced Auto Parts Store 
driveway/Bob Maxey Ford Dealership driveway and Grand River Avenue (M-43), the future 
analysis shows that there is a very small increase in the vehicle delays at the intersection, with 
the level of service remaining the same, when comparing the existing LOS Summary to the 
future LOS Summary.  There are no recommended improvements for this intersection. 
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 CONCLUSIONS 

The findings of this study conclude that there are no recommendations for improvements at the 
shared Advance Auto Parts Store driveway.  
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U.S. Census Quick Facts

ALL TOPICS

QuickFacts provides statistics for all states and counties, and for cities and towns with a population of 5,000 or more.

UNITED STATES

Population

Population estimates, July 1, 2015, (V2015)

Population estimates, July 1, 2014, (V2014)

Population estimates base, April 1, 2010, (V2015)

Population estimates base, April 1, 2010, (V2014)

Population, percent change • April 1, 2010 (estimates base) to NA
July 1,2015, (V2015)

Population, percent change - April 1,2010 (estimates base) to 2.5%
July 1, 2014, (V2014)

Population, Census, April 1, 2010

Age and Sex

Persons under 5 years, percent, July 1, 2014, (V2014)

Persons under 5 years, percent, April 1,2010

Persons under 18 years, percent, July 1, 2014, (V2014)

Persons under 18 years, percent, April 1, 2010

Persons 65 years and over, percent, July 1,2014, (V2014)

Persons 65 years and over, percent, April 1, 2010
Female persons, percent, July 1, 2014, (V2014)

Female persons, percent, April 1, 2010

Race and Hispanic Origin
White alone, percent, July 1,2014, (V2014) (a) X

White alone, percent, April 1, 2010 (a) 96.1%

Black or African American alone, percent, July 1, 2014, (V2014) X
(a)

Black or African American alone, percent, April 1, 2010 (a) 0.6%

American Indian and Alaska Native alone, percent, July 1,
2014, (V2014) (a)

American Indian and Alaska Native alone, percent, April 1,
2010 (a)

Asian alone, percent, July 1,2014, (V2014) (a)

Asian alone, percent, April 1, 2010 (a)

Native Hawaiian and Other Pacific Islander alone, percent, July X
1,2014, (V2014) (a)

Native Hawaiian and Other Pacific Islander alone, percent, April Z
1,2010 (a)

Two or More Races, percent, July 1, 2014, (V2014) X

Two or More Races, percent, April 1, 2010 1.4%
Hispanic or Latino, percent, July 1,2014, (V2014) (b) X

Hispanic or Latino, percent, April 1, 2010 (b) 2.1%

White alone, not Hispanic or Latino, percent, July 1, 2014,
(V2014)

White alone, not Hispanic or Latino, percent, April 1, 2010

Population Characteristics

Veterans, 2010-2014

Foreign born persons, percent, 2010-2014

Housing

Housing units, July 1,2014, (V2014)

Housing units, April 1, 2010

Owner-occupied housing unit rate, 2010-2014

Median value of owner-occupied housing units, 2010-2014

~~1~an selected monthly owner costs -with a mortgage, 2010- $1,768

People

Median selected monthly owner costs -without a mortgage,
2010-2014

Median gross rent, 2010-2014

Building permits, 2014

Families and Living
Arrangements

Households, 2010-2014

GENOA TOWNSHIP,
LIVINGSTON COUNTY,
MICHIGAN

NA

20,281

NA

19,791

321,418,820

318,857,056

308,758,105

308,758,105

4.1%

3.3%

19,821 308,745,538

x 6.2%

6.5%

23.1%

24.0%

14.5%

13.0%

50.8%

50.8%

5.0%
X
24.2%

X

14.4%

X
51.0%

77.4%
72.4%

13.2%

12.6%

X 1.2%

0.4% 0.9%

X 5.4%

4.8%1.0%

0.2%

0.2%

2.5%
2.9%
17.4%

16.3%

X 62.1%

94.6% 63.7%

1,436

4.2%
20,700,711

13.1%

X
8,418

82.9%

133,957,180

131,704,730

64.4%

$175,700

$1,522

$200,700

$559

$986

X

$457

$920

1,046,363

7,868 116,211,092



File Name : Grand River at Advance Auto Dr - AM
Site Code : 02031602
Start Date : 2/3/2016
Page No : 1

Location: Grand River at Advance Auto Dr
City/County: Genoa Twp, Livingston Co
Weather: Cold
Counted By: JJ

Groups Printed- Passenger - Heavy Vehicle
Advance Auto Parts Dr

From North
Grand River Avenue

From East
Car Dealership Dr

From South
Grand River Avenue

From West
Start Time Left Thru Right Peds App. Total Left Thru Right Peds App. Total Left Thru Right Peds App. Total Left Thru Right Peds App. Total Int. Total

07:00 AM 0 0 0 0 0 0 115 0 0 115 0 0 0 0 0 0 102 0 0 102 217
07:15 AM 1 0 0 0 1 0 116 2 0 118 0 0 1 0 1 0 122 0 0 122 242
07:30 AM 0 0 0 0 0 1 85 1 0 87 1 0 0 0 1 0 170 4 0 174 262
07:45 AM 0 0 0 0 0 1 110 1 0 112 1 0 4 0 5 1 158 0 0 159 276

Total 1 0 0 0 1 2 426 4 0 432 2 0 5 0 7 1 552 4 0 557 997

08:00 AM 1 0 0 0 1 7 87 0 1 95 2 0 2 0 4 0 121 2 0 123 223
08:15 AM 0 0 1 0 1 3 92 0 0 95 1 0 2 0 3 1 170 4 0 175 274
08:30 AM 1 0 0 0 1 4 138 0 0 142 2 0 2 0 4 1 156 4 0 161 308
08:45 AM 1 0 0 0 1 1 153 1 0 155 1 0 3 0 4 0 211 4 0 215 375

Total 3 0 1 0 4 15 470 1 1 487 6 0 9 0 15 2 658 14 0 674 1180

Grand Total 4 0 1 0 5 17 896 5 1 919 8 0 14 0 22 3 1210 18 0 1231 2177
Apprch % 80 0 20 0 1.8 97.5 0.5 0.1 36.4 0 63.6 0 0.2 98.3 1.5 0

Total % 0.2 0 0 0 0.2 0.8 41.2 0.2 0 42.2 0.4 0 0.6 0 1 0.1 55.6 0.8 0 56.5
Passenger 3 0 1 0 4 17 845 4 1 867 8 0 14 0 22 3 1168 17 0 1188 2081

% Passenger 75 0 100 0 80 100 94.3 80 100 94.3 100 0 100 0 100 100 96.5 94.4 0 96.5 95.6
Heavy Vehicle 1 0 0 0 1 0 51 1 0 52 0 0 0 0 0 0 42 1 0 43 96
% Heavy Vehicle 25 0 0 0 20 0 5.7 20 0 5.7 0 0 0 0 0 0 3.5 5.6 0 3.5 4.4

Advance Auto Parts Dr
From North

Grand River Avenue
From East

Car Dealership Dr
From South

Grand River Avenue
From West

Start Time Left Thru Right Peds App. Total Left Thru Right Peds App. Total Left Thru Right Peds App. Total Left Thru Right Peds App. Total Int. Total

Peak Hour Analysis From 07:00 AM to 08:45 AM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 08:00 AM

08:00 AM 1 0 0 0 1 7 87 0 1 95 2 0 2 0 4 0 121 2 0 123 223
08:15 AM 0 0 1 0 1 3 92 0 0 95 1 0 2 0 3 1 170 4 0 175 274
08:30 AM 1 0 0 0 1 4 138 0 0 142 2 0 2 0 4 1 156 4 0 161 308
08:45 AM 1 0 0 0 1 1 153 1 0 155 1 0 3 0 4 0 211 4 0 215 375

Total Volume 3 0 1 0 4 15 470 1 1 487 6 0 9 0 15 2 658 14 0 674 1180
% App. Total 75 0 25 0 3.1 96.5 0.2 0.2 40 0 60 0 0.3 97.6 2.1 0

PHF .750 .000 .250 .000 1.00 .536 .768 .250 .250 .785 .750 .000 .750 .000 .938 .500 .780 .875 .000 .784 .787

Traffic Engineering Associates, Inc.
PO Box 100, Saranac, MI  48881

517-627-6028



File Name : Grand River at Advance Auto Dr - AM
Site Code : 02031602
Start Date : 2/3/2016
Page No : 2

Location: Grand River at Advance Auto Dr
City/County: Genoa Twp, Livingston Co
Weather: Cold
Counted By: JJ
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Traffic Engineering Associates, Inc.
PO Box 100, Saranac, MI  48881

517-627-6028



File Name : Grand River at Advance Auto Dr - PM
Site Code : 02021601
Start Date : 2/2/2016
Page No : 1

Location: Grand River at Advance Auto Dr
City/County: Genoa Twp, Livingston Co
Weather: Cold
Counted By: JJ

Groups Printed- Passenger - Heavy Vehicle
Advance Auto Parts Dr

From North
Grand River Avenue

From East
Car Dealership Dr

From South
Grand River Avenue

From West
Start Time Left Thru Right Peds App. Total Left Thru Right Peds App. Total Left Thru Right Peds App. Total Left Thru Right Peds App. Total Int. Total

04:00 PM 2 0 4 0 6 2 281 2 0 285 2 0 1 0 3 1 259 1 0 261 555
04:15 PM 1 0 2 0 3 2 287 3 0 292 1 0 3 0 4 1 223 3 0 227 526
04:30 PM 1 0 0 0 1 4 317 0 0 321 1 0 4 0 5 1 211 6 0 218 545
04:45 PM 0 0 4 0 4 0 284 2 0 286 2 0 3 0 5 1 212 1 0 214 509

Total 4 0 10 0 14 8 1169 7 0 1184 6 0 11 0 17 4 905 11 0 920 2135

05:00 PM 0 0 2 0 2 4 296 3 0 303 3 0 2 0 5 0 243 5 0 248 558
05:15 PM 1 0 0 0 1 2 269 0 0 271 3 0 2 0 5 0 258 2 0 260 537
05:30 PM 0 0 0 0 0 2 287 0 0 289 1 0 1 0 2 0 198 0 0 198 489
05:45 PM 0 0 0 0 0 1 271 0 0 272 1 0 0 0 1 0 192 3 0 195 468

Total 1 0 2 0 3 9 1123 3 0 1135 8 0 5 0 13 0 891 10 0 901 2052

Grand Total 5 0 12 0 17 17 2292 10 0 2319 14 0 16 0 30 4 1796 21 0 1821 4187
Apprch % 29.4 0 70.6 0 0.7 98.8 0.4 0 46.7 0 53.3 0 0.2 98.6 1.2 0

Total % 0.1 0 0.3 0 0.4 0.4 54.7 0.2 0 55.4 0.3 0 0.4 0 0.7 0.1 42.9 0.5 0 43.5
Passenger 5 0 12 0 17 17 2253 10 0 2280 14 0 15 0 29 4 1763 21 0 1788 4114

% Passenger 100 0 100 0 100 100 98.3 100 0 98.3 100 0 93.8 0 96.7 100 98.2 100 0 98.2 98.3
Heavy Vehicle 0 0 0 0 0 0 39 0 0 39 0 0 1 0 1 0 33 0 0 33 73
% Heavy Vehicle 0 0 0 0 0 0 1.7 0 0 1.7 0 0 6.2 0 3.3 0 1.8 0 0 1.8 1.7

Advance Auto Parts Dr
From North

Grand River Avenue
From East

Car Dealership Dr
From South

Grand River Avenue
From West

Start Time Left Thru Right Peds App. Total Left Thru Right Peds App. Total Left Thru Right Peds App. Total Left Thru Right Peds App. Total Int. Total

Peak Hour Analysis From 04:00 PM to 05:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 04:30 PM

04:30 PM 1 0 0 0 1 4 317 0 0 321 1 0 4 0 5 1 211 6 0 218 545
04:45 PM 0 0 4 0 4 0 284 2 0 286 2 0 3 0 5 1 212 1 0 214 509
05:00 PM 0 0 2 0 2 4 296 3 0 303 3 0 2 0 5 0 243 5 0 248 558
05:15 PM 1 0 0 0 1 2 269 0 0 271 3 0 2 0 5 0 258 2 0 260 537

Total Volume 2 0 6 0 8 10 1166 5 0 1181 9 0 11 0 20 2 924 14 0 940 2149
% App. Total 25 0 75 0 0.8 98.7 0.4 0 45 0 55 0 0.2 98.3 1.5 0

PHF .500 .000 .375 .000 .500 .625 .920 .417 .000 .920 .750 .000 .688 .000 1.00 .500 .895 .583 .000 .904 .963

Traffic Engineering Associates, Inc.
PO Box 100, Saranac, MI  48881

517-627-6028



File Name : Grand River at Advance Auto Dr - PM
Site Code : 02021601
Start Date : 2/2/2016
Page No : 2

Location: Grand River at Advance Auto Dr
City/County: Genoa Twp, Livingston Co
Weather: Cold
Counted By: JJ
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Traffic Engineering Associates, Inc.
PO Box 100, Saranac, MI  48881
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HCM Unsignalized Intersection Capacity Analysis
9000: Private Dr/Advanced Auto Parts Dr & Grand River Avenue 2/12/2016

Howell Medical Development  2/12/2016 Existing AM Peak Synchro 8 Report
TEA, Inc. Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 2 658 14 15 470 1 6 0 9 3 0 1
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.78 0.78 0.78 0.79 0.79 0.79 0.94 0.94 0.94 0.95 0.95 0.95
Hourly flow rate (vph) 3 844 18 19 595 1 6 0 10 3 0 1
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type TWLTL TWLTL
Median storage veh) 2 2
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 596 862 1194 1492 431 1070 1500 298
vC1, stage 1 conf vol 858 858 634 634
vC2, stage 2 conf vol 336 634 436 867
vCu, unblocked vol 596 862 1194 1492 431 1070 1500 298
tC, single (s) 4.2 4.2 7.5 6.5 6.9 7.5 6.5 6.9
tC, 2 stage (s) 6.5 5.5 6.5 5.5
tF (s) 2.2 2.3 3.5 4.0 3.3 3.5 4.0 3.3
p0 queue free % 100 97 98 100 98 99 100 100
cM capacity (veh/h) 963 751 298 306 578 361 294 701

Direction, Lane # EB 1 EB 2 EB 3 WB 1 WB 2 WB 3 NB 1 SB 1 SB 2
Volume Total 3 562 299 19 397 200 16 3 1
Volume Left 3 0 0 19 0 0 6 3 0
Volume Right 0 0 18 0 0 1 10 0 1
cSH 963 1700 1700 751 1700 1700 420 361 701
Volume to Capacity 0.00 0.33 0.18 0.03 0.23 0.12 0.04 0.01 0.00
Queue Length 95th (ft) 0 0 0 2 0 0 3 1 0
Control Delay (s) 8.7 0.0 0.0 9.9 0.0 0.0 13.9 15.1 10.1
Lane LOS A A B C B
Approach Delay (s) 0.0 0.3 13.9 13.8
Approach LOS B B

Intersection Summary
Average Delay 0.3
Intersection Capacity Utilization 31.7% ICU Level of Service A
Analysis Period (min) 15



HCM Unsignalized Intersection Capacity Analysis
9000: Private Dr/Advanced Auto Parts Dr & Grand River Avenue 2/12/2016

Howell Medical Development  2/12/2016 Existing PM Peak Synchro 8 Report
TEA, Inc. Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 2 924 14 10 1166 5 9 0 11 2 0 6
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.90 0.90 0.90 0.92 0.92 0.92 0.95 0.95 0.95 0.65 0.65 0.65
Hourly flow rate (vph) 2 1027 16 11 1267 5 9 0 12 3 0 9
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type TWLTL TWLTL
Median storage veh) 2 2
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 1273 1042 1704 2333 521 1821 2339 636
vC1, stage 1 conf vol 1039 1039 1292 1292
vC2, stage 2 conf vol 665 1295 529 1047
vCu, unblocked vol 1273 1042 1704 2333 521 1821 2339 636
tC, single (s) 4.1 4.1 7.5 6.5 6.9 7.5 6.5 6.9
tC, 2 stage (s) 6.5 5.5 6.5 5.5
tF (s) 2.2 2.2 3.5 4.0 3.3 3.5 4.0 3.3
p0 queue free % 100 98 96 100 98 98 100 98
cM capacity (veh/h) 542 663 211 179 503 161 180 425

Direction, Lane # EB 1 EB 2 EB 3 WB 1 WB 2 WB 3 NB 1 SB 1 SB 2
Volume Total 2 684 358 11 845 428 21 3 9
Volume Left 2 0 0 11 0 0 9 3 0
Volume Right 0 0 16 0 0 5 12 0 9
cSH 542 1700 1700 663 1700 1700 310 161 425
Volume to Capacity 0.00 0.40 0.21 0.02 0.50 0.25 0.07 0.02 0.02
Queue Length 95th (ft) 0 0 0 1 0 0 5 1 2
Control Delay (s) 11.7 0.0 0.0 10.5 0.0 0.0 17.5 27.8 13.7
Lane LOS B B C D B
Approach Delay (s) 0.0 0.1 17.5 17.2
Approach LOS C C

Intersection Summary
Average Delay 0.3
Intersection Capacity Utilization 46.9% ICU Level of Service A
Analysis Period (min) 15



HCM Unsignalized Intersection Capacity Analysis
9000: Private Dr/Advanced Auto Parts Dr & Grand River Avenue 2/12/2016

Howell Medical Development  2/12/2016 Future AM Peak Synchro 8 Report
TEA, Inc. Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 12 658 14 15 470 7 6 0 9 5 0 3
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.78 0.78 0.78 0.79 0.79 0.79 0.94 0.94 0.94 0.95 0.95 0.95
Hourly flow rate (vph) 15 844 18 19 595 9 6 0 10 5 0 3
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type TWLTL TWLTL
Median storage veh) 2 2
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 604 862 1222 1525 431 1099 1530 302
vC1, stage 1 conf vol 883 883 637 637
vC2, stage 2 conf vol 339 642 462 892
vCu, unblocked vol 604 862 1222 1525 431 1099 1530 302
tC, single (s) 4.2 4.2 7.5 6.5 6.9 7.5 6.5 6.9
tC, 2 stage (s) 6.5 5.5 6.5 5.5
tF (s) 2.2 2.3 3.5 4.0 3.3 3.5 4.0 3.3
p0 queue free % 98 97 98 100 98 99 100 100
cM capacity (veh/h) 956 751 284 294 578 352 284 697

Direction, Lane # EB 1 EB 2 EB 3 WB 1 WB 2 WB 3 NB 1 SB 1 SB 2
Volume Total 15 562 299 19 397 207 16 5 3
Volume Left 15 0 0 19 0 0 6 5 0
Volume Right 0 0 18 0 0 9 10 0 3
cSH 956 1700 1700 751 1700 1700 409 352 697
Volume to Capacity 0.02 0.33 0.18 0.03 0.23 0.12 0.04 0.01 0.00
Queue Length 95th (ft) 1 0 0 2 0 0 3 1 0
Control Delay (s) 8.8 0.0 0.0 9.9 0.0 0.0 14.2 15.4 10.2
Lane LOS A A B C B
Approach Delay (s) 0.2 0.3 14.2 13.4
Approach LOS B B

Intersection Summary
Average Delay 0.4
Intersection Capacity Utilization 31.7% ICU Level of Service A
Analysis Period (min) 15
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Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 10 924 14 10 1166 15 9 0 11 22 0 22
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.90 0.90 0.90 0.92 0.92 0.92 0.95 0.95 0.95 0.65 0.65 0.65
Hourly flow rate (vph) 11 1027 16 11 1267 16 9 0 12 34 0 34
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type TWLTL TWLTL
Median storage veh) 2 2
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 1284 1042 1746 2362 521 1844 2362 642
vC1, stage 1 conf vol 1057 1057 1297 1297
vC2, stage 2 conf vol 689 1305 547 1064
vCu, unblocked vol 1284 1042 1746 2362 521 1844 2362 642
tC, single (s) 4.1 4.1 7.5 6.5 6.9 7.5 6.5 6.9
tC, 2 stage (s) 6.5 5.5 6.5 5.5
tF (s) 2.2 2.2 3.5 4.0 3.3 3.5 4.0 3.3
p0 queue free % 98 98 95 100 98 79 100 92
cM capacity (veh/h) 536 663 197 171 503 159 176 422

Direction, Lane # EB 1 EB 2 EB 3 WB 1 WB 2 WB 3 NB 1 SB 1 SB 2
Volume Total 11 684 358 11 845 439 21 34 34
Volume Left 11 0 0 11 0 0 9 34 0
Volume Right 0 0 16 0 0 16 12 0 34
cSH 536 1700 1700 663 1700 1700 296 159 422
Volume to Capacity 0.02 0.40 0.21 0.02 0.50 0.26 0.07 0.21 0.08
Queue Length 95th (ft) 2 0 0 1 0 0 6 19 7
Control Delay (s) 11.9 0.0 0.0 10.5 0.0 0.0 18.1 33.7 14.3
Lane LOS B B C D B
Approach Delay (s) 0.1 0.1 18.1 24.0
Approach LOS C C

Intersection Summary
Average Delay 0.9
Intersection Capacity Utilization 47.2% ICU Level of Service A
Analysis Period (min) 15































































306 S. Washington Ave. Ste. 400 Royal Oak, Michigan 48067 248.586.0505 Fax 248.586.0501 www.LSLplanning.com 

March 29, 2016 

Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

Dear Commissioners: 

At the Township’s request, we have reviewed the revised site plan (dated 3/2/16) proposing a new 
Flagstar Bank building.  As a side note, the revision date has not been included on the current site plan 
and we request the applicant add such to avoid confusion moving forward. 

The subject site is part of a larger Planned Unit Development (PUD) on the former Latson Elementary 
School property.  The proposed project has been reviewed for compliance with the Genoa Township 
Zoning Ordinance and the PUD Agreement for this site. 

A. Summary 

1. The applicant needs to add the revision date to the current site plan.
2. The PUD Agreement requires that each building face contain at least 80% natural materials.  The

south and east elevations are slightly deficient.
3. The site plan must be corrected to show the required 8’ wide bike path within the Latson Road right-

of-way.
4. The applicant may wish to include a cross-access easement for the property south of the site.
5. The mechanical equipment on the east side of the building needs to be screened with landscaping.
6. The applicant may need to provide additional ornamental light fixtures along Latson Road.
7. The base of the proposed ground sign must be brick to match the building.
8. We request the applicant include a note on the signage plan acknowledging the requirements for

electronic changeable message signs.
9. The proposed flag pole must be reduced to no more than 40’ in height.

B. Proposal/Process 

The applicant requests site plan review and approval for a proposed free-standing Flagstar Bank building 
within the Former Latson Elementary School Property PUD.   

Under the PUD Agreement for this site, banks with up to 3 drive-through teller windows are permitted by 
right.  As such, the request requires review and approval of the site plan and Environmental Impact 
Assessment. 

Attention: Kelly Van Marter, AICP 
Assistant Township Manager and Planning Director 

Subject: Flagstar Bank – Site Plan Review #2 
Location: Latson Road – East side of Latson Road, just north of I-96 
Zoning: NRPUD (Non-Residential Planned Unit Development) 



Genoa Township Planning Commission 
Flagstar Bank 
Site Plan Review #2 
Page 2 

Aerial view of site and surroundings (looking north) 

C. Site Plan Review 

1. Dimensional Requirements.  As shown in the table below, the proposed development complies with
the dimensional standards for this PUD:

District 
Lot Size Minimum Setbacks  (feet) Max. 

Height Max. Coverage Lot Area 
(acres) 

Width 
(feet) 

Front 
Yard 

Side 
Yard 

Rear 
Yard Parking 

NRPUD 1 120 20 10 20 0 front     
5 side/rear 75’ 50% building 

85% impervious 

Proposal 1.01 210 71.37 86.76 (N) 
63 (S) 54.18 2 (front) 

10 side/rear 26’ 7.51% building 
59% impervious 

2. Building Design and Materials.  Proposed elevations, including colors and materials, are subject to
review and approval by the Planning Commission.  The applicant has indicated that color sample
boards will be presented at the Planning Commission meeting.

The primary building material is brick with EIFS accents below the eaves line.  The building is 
further accented by various cast stone medallions and brick soldier course on all four sides.  The main 
entrance to the building has a larger façade with a metal canopy. 

The PUD Agreement requires that each wall face contain at least 80% natural materials, such as brick 
or stone.  Based on the calculations provided on Sheet A-2, the amount of EIFS slightly exceeds that 
permitted on the east and south building elevations.  

3. Parking/Stacking.  Required parking for banks is one space for each 200 square feet of gross floor
space, plus two spaces for each ATM (Section 14.04).  Given the size of the building and the
inclusion of an ATM, 19 parking spaces are required.  The revised plan provides 19 spaces, including
the 1 barrier-free space required.  The parking space and drive aisle dimensions also comply with the
Ordinance.

Drive through windows for bank uses require four stacking spaces for the first window and three 
stacking spaces for each additional window.  This requirement is met.   

There are no loading areas proposed for the project; however, such spaces are not typically necessary 
for bank uses.   

Subject site 
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4. Pedestrian Circulation.  The site plan provides 7’ wide sidewalks along the north and west sides of
the building adjacent to the parking lot.  The proposal includes a 5’ wide sidewalk parallel to the
north property line, which would connect to the public sidewalk along Latson Road.  A connection is
also provided between this sidewalk and the building, with crosswalk striping across the drive aisle.

An 8’ wide bike path is required within the Latson Road right-of-way; however, this is currently 
shown as a 5’ wide sidewalk.  The approved PUD site plan for the medical facility within this 
development provided for the 8’ wide bike path.   As such, the plan needs to be corrected to show the 
required bike path. 

Lastly, the applicant has included an easement for a future sidewalk along the east side lot line to 
provide for better pedestrian circulation throughout the full PUD. 

5. Vehicular Circulation.  This PUD has 2 access drives along Latson Road.  The main access to the
PUD and the subject site is via the southerly drive, opposite Grand Oaks Drive.

The revised plans provide a cross-access easement that would connect the site and the undeveloped 
property to the east in the event it is needed. 

The applicant may also wish to include a similar easement for future access to the property south of 
the site; however, cross-access would be limited due to the one-way drive through lanes.  

6. Landscaping.  The following table is a summary of the landscaping required by Section 12.02:

Location Ordinance 
Requirement 

Landscaping Required Proposed Comments 

Front yard 
greenbelt 
(210 ft.) 
(Latson Rd) 

20’ width 
1 canopy tree 
every 40’ 

6 canopy trees required 20’ width (minimum) 
4 canopy trees 
2 evergreen trees 
2 ornamental trees  

Requirements met 

Parking lot 
(19 spaces) 

1 tree & 100 
SF landscaped 
area per 10 
spaces 

2 canopy trees & 190 SF 
landscaping.  1 tree must be 
interior parking lot.  Front 
yard parking must be 
screened by hedge row, 3’ 
knee wall or berm.  

2 canopy trees, row of 
arborvitae and yews screen 
parking spaces in front yard 

Requirements met 

Buffer Zone 
“C” 
(North) 

10’ width 
1 canopy OR 
evergreen tree 
OR 4 shrubs 
per 20’ 

226’ = 12 canopy OR 
evergreen trees OR 46 
shrubs.  

18’ width 
7 canopy trees & 38 shrubs 

Requirements met 

Buffer Zone 
“C” 
(East) 

10’ width 
1 canopy OR 
evergreen tree 
OR 4 shrubs 
per 20’ 

210’ = 11 canopy OR 
evergreen trees OR 42 
shrubs. 

26’ width 
11 canopy trees 

Requirements met 

Buffer Zone 
“C” 
(South) 

10’ width 
1 canopy OR 
evergreen tree 
OR 4 shrubs 
per 20’ 

192’ = 10 canopy OR 
evergreen trees OR 39 
shrubs. 

10’ width 
7 canopy or evergreen trees 
& 20 shrubs 

Requirements met 

The site plan also identifies ground mounted mechanical equipment on the east side of the building.  
Per Section 12.02.06, this equipment must be screened with shrubs.  
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7. Waste Receptacle and Enclosure.  The site does not provide a waste receptacle, which is not
uncommon for financial uses dealing with sensitive information.  The applicant has added a note to
sheet 4 that trash will be collected internally and picked up via curbside weekly.

8. Exterior Lighting. The photometric plan illustrates 5 light poles within the parking lot, lighting
under the drive through canopy and building accent lights.  The maximum lighting intensity complies
with Ordinance requirements.

The revised plan also includes 1 ornamental light pole along Latson Road, as required by the PUD
Agreement.  Depending on the spacing necessary for these fixtures, the applicant may need to provide
additional ornamental lighting.

9. Signs.  The proposal includes one monument sign, one wall sign and two directional ground signs.
The proposed signage is generally in compliance with the Zoning Ordinance; however, the applicant
must address the following items:

 The ground sign detail does not identify the base material.  The PUD Agreement requires that it
match the primary building material; in this instance, brick; and

 We request that a note be added acknowledging the requirements of Section 16.07.02(e) for
electronic changeable message signs.

10. Impact Assessment.  The submittal includes an Impact Assessment notes that the proposed project is
not expected to adversely impact natural features, public services/utilities, surrounding land uses or
traffic.

11. Additional Considerations.  The revised plan includes a bike rack southwest of the building as an
additional site amenity per the NRPUD requirements.

A 50’ tall flag pole is also proposed southwest of the building; however, Section 11.01.05(b) limits
the height to 40’.  The applicant must revise the plan accordingly.

Should you have any questions concerning this review, please do not hesitate to contact our office.  We 
can be reached by phone at (248) 586-0505, or via e-mail at borden@lslplanning.com and 
gruba@lslplanning.com. 

Sincerely, 
LSL PLANNING 

Brian V. Borden, AICP Christopher Gruba 
Principal Planner Project Planner II 

mailto:borden@lslplanning.com
mailto:gruba@lslplanning.com


Tetra Tech 
401 South Washington Square, Suite 100, Lansing, MI 48933 

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

March 28, 2016 

Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 

Re:  Flagstar Bank 
Site Plan Review #2 

Dear Ms. Van Marter: 

We have reviewed the updated site plan documents from Boss Engineering Inc. dated March 23, 2016, for the 
subject project. The applicant is proposing a 3,335 sft bank on the east side of Latson Road in an outlot of the 
Providence Ambulatory Facility.  Tetra Tech has reviewed the documents and site plan and offers the following 
comment.  

SITE PLAN 

1. The site sanitary sewer service has been changed to gravity through a public sewer extension constructed
to the northeast corner of the property. A review of the proposed sewer depth against the approved
construction plans for the site to the north shows that there may be some sections of the proposed sewer
main with less than 4 feet of cover, which is less than the Township standard for cover. We recommend the
petitioner redesign the sewer to meet the 4 feet of cover requirement which will be checked on the profiles
provided during the construction plan review. A sewer easement also should be added to the drawings.

The petitioner has discussed the proposed sewer plan with the Township and addressed our earlier comments. We 
have no engineering related objections to approval of the site plan provided the petitioner address the sanitary sewer 
comment above in the construction plans.  

Please call if you have any questions. 

Sincerely, 

Gary J. Markstrom, P.E.  Joseph C. Siwek, P.E. 
Unit Vice President Project Engineer 

Copy: Brent LaVanway, P.E., Boss Engineering Inc. 



March 30, 2016 

Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 

RE: Flagstar Bank 
Latson Rd. – S. of Grand River 
Genoa Twp., MI   

Dear Kelly: 

The Brighton Area Fire Department has reviewed the above mentioned site plan.  The plans 
were received for review on March 3, 2016 and the drawings are dated March 2, 2016.  The 
project is for new 3,335 square foot business occupancy to be used as a bank.  The plan review 
is based on the requirements of the International Fire Code (IFC) 2012 edition.  

1. Future project submittals shall include the address and street name of the project in the title
block.  (Noted to be Provided after Land Division)

  IFC 105.4.2 

2. The building shall include the building address on the building.  The address shall be
a minimum of 6” high letters of contrasting colors and be clearly visible from the street (West
Elevation).  The location and size shall be verified prior to installation.  (Not yet assigned,
Noted to be provided on West Elevation)

   IFC 505.1 
3. The one-way drive along the east side of the building must be widened to 20’.  With a width

of 20’ wide, both sides shall be marked as a fire lane.  Include the location of the proposed 
fire lane signage and include a detail of the fire lane sign in the submittal.  Access roads to 
site shall be provided and maintained during construction.  Access roads shall be 
constructed to be capable of supporting the imposed load of fire apparatus weighing at 
least 75,000 pounds.  (Revised and shown on Drawing) 

  IFC D 103.6 
  IFC D 103.1 
  IFC D 102.1 
  IFC D 103.3 

4. Access around building shall provide emergency vehicles with a turning radius up to 50’
outside and a 30’ inside.  A minimum vertical clearance of 13½ feet shall be maintained 
throughout.  (Revised and shown on Drawing) 

5. The location of a key box (Knox Box) shall be indicated on future submittals.  The Knox box
will be located adjacent to the main entrance of the structure.  (Noted on Drawing)

   IFC 506.1 

6. Provide names, addresses, phone numbers, emails of owner or owner’s agent, contractor,
architect, on-site project supervisor.  (Added to Drawing, Contractor TBD)
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      Flagstar Bank 
  Latson Rd. – S. of Grand River 

Site Plan Review 

Additional comments will be given during the building plan review process (specific to the 
building plans and occupancy).  The applicant is reminded that the fire authority must review 
the fire protection systems submittals (sprinkler & alarm) prior to permit issuance by the Building 
Department and that the authority will also review the building plans for life safety requirements 
in conjunction with the Building Department.  If you have any questions about the comments on 
this plan review please contact me at 810-229-6640. 

Cordially, 

Capt. Rick Boisvert, CFPS 
Fire Inspector 

www.brightonareafire.com 



 
 
 

MEMORANDUM 
 
 
TO:  File 
 
FROM:     Kelly VanMarter, Assistant Township Manager/Community 

Development Director 
 
DATE:   April 7, 2016 
 
RE:  Flagstar Bank Connection Fees 
 

 
 
This memo will describe the water and sewer connection fees required for the 
proposed 3,335 square foot Flagstar bank building located within the Providence 
Medical Center (former Latson Road Elementary School) Planned Unit 
Development . 
 
ANALYSIS:   The REU Table provides 0.12 REU’s per employee for a bank.   
Based on information in the impact assessment the proposed bank would have 
14 employees therefore the connection fees would be: 0.12 x 14 = 1.68 REU’s 
 
OPTION 1 – CREDITS:   
There is an existing balance of 21.5 REU’s associated with this property.  The 
owner can dedicate the credits for use by the bank if so desired.  This would 
have the following effect:   

 Water REU Sewer REU 
Credits per PUD Agreement 27 27 
Providence Ph. 1 Medical Office building -5.5 -5.5 
Flagstar Bank -1.68 -1.68 

REMAINING BALANCE 19.82 19.82 
 
 
OPTION 2 – PAYMENT:  
If the owner is not transferring the REU credits to the bank outlot the following 
fees would be applicable: 
1.68 REU x $5,500 per Sewer REU = $ 9,240.00 
1.68 REU x $5,000 per Water REU = $ 8,400.00 
TOTAL DUE =  $17,640.00 
 
If using option 2, the connection fees are due at the time of Land Use Permit 
issuance.   
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INTRODUCTION 

The purpose of this Impact Assessment (IA) report is to show the effect that this proposed development 
may have on various factors in the general vicinity of the project.  The format used for presentation of this 
report conforms to the Submittal Requirements for Impact Assessment guidelines in accordance with 
Section 18.07 of the published Zoning Ordinance for Genoa Township, Livingston County, Michigan. 

DISCUSSION ITEMS 

A. Name(s) and address(es) of person(s) responsible for preparation of the impact assessment 
and a brief statement of their qualifications. 

Prepared For: 
MBA Architects 
30150 Telegraph Rd. Suite 150 
Bingham Farms, MI 48025 
(248) 258-5155 

Prepared By: 
BOSS ENGINEERING COMPANY 
Civil Engineers, Land Surveyors, Landscape Architects and Planners 
3121 E. Grand River 
Howell, MI 48843 
(517) 546-4836 

Boss Engineering has been successfully providing engineering, surveying, planning and landscape 
architecture services on land development projects since 1969.  Since its beginning, Boss Engineering 
has strived to provide unparalleled professional services with integrity and respect to every client.  Today, 
Boss provides a complete lineup of consulting services for each project, ranging from conceptual design 
through final construction.  The company currently employs a variety of professions including civil 
engineers, surveyors, landscape architects and sanitarians. 

B. Map(s) and written description / analysis of the project site including all existing structures, 
manmade facilities, and natural features.  The analysis shall also include information for areas 
within 10 feet of the property.  An aerial photograph or drawing may be used to delineate these 
areas. 

The site is located on the east side of South Latson Rd, approximately 1700 feet south of the Grand River 
Ave intersection.  The property has 210 feet of frontage along South Latson Rd, the entire width of the 
site. To the west on the opposite side of South Latson Road is non-residential planned unit development 
use. To the north of the site is undeveloped property in which a two phase project involving medical office 
buildings are being developed. Undeveloped property to the east and south of the site is zoned as non-
residential planned unit development. The subject property is currently undeveloped, non-residential 
planned unit development (NRPUD). 

C. Impact on natural features: A written description of the environmental characteristics of the site 
prior to development and following development, i.e., topography, soils, wildlife, woodlands, 
mature trees (eight inch caliper or greater), wetlands, drainage, lakes, streams, creeks or ponds. 
Documentation by a qualified wetland specialist shall be required wherever the Township 
determines that there is a potential regulated wetland.  Reduced copies of the Existing Conditions 
Map(s) or aerial photographs may accompany written material. 

The total site area is 1.01 acres.  There are 0.08 acres of right-of-way for South Latson Road leaving a 
total of 0.93 acres of buildable space.  There are no wetlands on the property.  The site gradually slopes 
southeast at approximately 1.78%.  The trees and shrubs/brush on site are minimal and located along the 
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west property line within the ditch, while the remainder of the site is open area. The USDA Soil 
Conservation Service soil classification for the site is Miami-Loam 2-6% slopes. 

D. Impact on storm water management: Description of measures to control soil erosion and 
sedimentation during grading and construction operations and until a permanent ground cover is 
established.  Recommendations for such measures may be obtained from County Soil 
Conservation Service.  

Surface runoff during periods of construction will be controlled by proper methods set forth by the 
Livingston County Drain Commissioner, including silt fence, inlet protection devices, and seed and mulch. 

At the time of construction, there may be some temporary dust, noise, vibration and smoke, but these 
conditions will be of relatively short duration and shall be controlled by applying appropriate procedures to 
minimize the effects, such as watering if necessary for dust control. 

The Site Plan documents show the proposed locations of all site improvements along with detailed soil 
erosion control information. The plans will be reviewed by the Livingston County Drain Commissioner’s 
office for compliance with their regulations prior to issuance of a Soil Erosion Control permit. 

E. Impact on surrounding land use: Description of the types of proposed uses and other man 
made facilities, including any project phasing, and an indication of how the proposed use 
conforms or conflicts with existing and potential development patterns.  A description shall be 
provided of any increases of light, noise or air pollution which could negatively impact adjacent 
properties. 

To the north in two phases, two medical office buildings are being developed. Phase 1 includes building 
#1 being 3 stories at 20,500 square feet and the closest of the two medical buildings being proposed to 
South Latson Road that requires parking, pedestrian circulation and site access. Phase I also includes 
construction of the detention and forebay storm water management system, sized for the medical 
buildings, subject property and future developments. Phase II will be constructed at a later date, which 
includes building #2, and final build out of the required parking and pedestrian walkways. 

With the proposed use being a bank, most of the activity on the property would be weekdays 9 AM to 6 
PM.  Unlike a commercial use, there would be limited evening or weekend traffic with hours of operation 
being limited.   

The increase in light, noise or air pollution would be far less than what is typically associated with a 
commercial development.  Developing a single small bank building on the property will have minimal 
impact on surrounding properties. 

F. Impact on public facilities and services: Description of number of expected residents, 
employees, visitors, or patrons, and the anticipated impact on public schools, police protection 
and fire protection.   
Letters from the appropriate agencies may be provided, as appropriate.   

The anticipated occupancy of 14 employees and customers, will have very little negative impact to nearby 
properties, but may even help the neighboring businesses with additional subsidiary patronage. 

There is no expected impact on Howell Area Schools and very minimal impact on the police and fire 
departments. 
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G. Impact on public utilities: Description of the method to be used to service the development with 
water and sanitary sewer facilities, the method to be used to control drainage on the site and from 
the site, including runoff control during periods of construction.  For sites service with sanitary 
sewer, calculations for pre- and post development flows shall be provided in equivalents to a 
single family home.  Where septic systems are proposed, documentation or permits from the 
Livingston County Health Department shall be provided. 

The development is to be served by both public water and sanitary sewer, both located within South 
Latson Road right-of-way.  The public water is provided by MHOG Sewer and Water Authority, where the 
sanitary sewer collection is provided by the G-O Sewer Authority. 

The development will tap into an 8” water main that is being provided by others to the north of the site 
along the drive to provide its water service. For sanitary, a 1.5” force main is to be connected to the 
manhole north of the site near the medical office building. 

The pre-development sanitary flow from this site is zero.  Post-development flows based on MHOG sewer 
standards for the proposed bank is equivalent to 1.68 REU’s. 

Bank =0.12 per employee x 14 = 1.68 REU’s 

With regards to storm water management, the project will be required to meet all local, county and state 
storm water and erosion control requirements.  All of the required information is included in the Site Plan 
documents. Most storm water runoff will be directed to the proposed forebay and detention basin of the 
medical office buildings to the southeast of the site. 

H. Storage or handling of any hazardous materials:  Description of any hazardous substances 
expected to be used, stored or disposed of on the site.  The information shall describe the type of 
materials, location within the site and method of containment.  Documentation of compliance with 
federal and state requirements, and a Pollution Incident Prevention Plan (PIPP) shall be submitted, 
as appropriate. 

There will be no hazardous materials used or disposed of on this site, such as gas cans, striping paint, 
etc. 

I. Impact on traffic and pedestrians:  A description of the traffic volumes to be generated based on 
national reference documents, such as the most recent edition of the Institute of Transportation 
Engineers Trip Generation Manual, other published studies or actual counts of similar uses in 
Michigan.   

According to the Institute of Transportation Engineers Trip Generation 6th addition, the number of trips 
generated by this development would be an average of 55 trips per hour (35.18 trips per unit per 1,000sf) 
during the AM peak hours, and 81 trips per hour (51.23 trips per unit per 1,000 sf) during the PM peak 
hours.  This is based on a drive-in bank building. 

J. A detailed traffic impact study shall be submitted for any site over ten (10) acres in size which 
would be expected to generate 100 directional vehicle trips (i.e. 100 inbound or 100 outbound 
trips) during the peak hour of traffic of the generator or on the adjacent streets.    

The site is under 10 acres.  Therefore a detailed traffic impact study is not necessary. 

K. Special Provisions: General description of any deed restrictions, protective covenants, master 
deed or association bylaws. 
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None at this time. 

 

L. A list of all sources shall be provided. 
 
Genoa Township’s Submittal Requirements for Impact Assessment 
Genoa Township Zoning Ordinances 

Soil Survey of Livingston County, Michigan, U.S.D.A. Soil Conservation Service 

National Wetland Inventory Plan, United States Department of the Interior, Fish and Wildlife Service 

Trip Generation manual, 6th edition, Institute of Transportation Engineers 
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306 S. Washington Ave. Ste. 400 Royal Oak, Michigan 48067 248.586.0505 Fax 248.586.0501 www.LSLplanning.com 

March 29, 2016 

Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

Dear Commissioners: 

As requested, we have reviewed the sketch plan (dated 3/17/16) proposing the construction of two new 
boat storage buildings in the southerly yard of the existing Wonderland Marine West development.  The 
site is located at 5796 E. Grand River Avenue. 

We have reviewed the proposal in accordance with the applicable provisions of the Genoa Township 
Zoning Ordinance and provided the following comments for your consideration. 

A. Summary 

1. The applicant must clarify how many storage buildings are proposed and revise the application form
or sketch plan accordingly.

2. Metal sided and roofed buildings are not typical in the Township; however, the nature of the use and
site conditions may mitigate any adverse impacts.

3. The applicant should present the Commission with building material and color samples.
4. We request the applicant indicate whether the landscaped area shown on the 1999 site plan was

planted.  If it was not and/or if existing plantings are in poor condition, the Commission may wish to
require additional landscaping.

5. If lighting is proposed, the applicant must provide details.
6. The proposed building elevations identify wall signage; however, the business is limited to a

maximum of 1 wall sign.
7. An Impact Assessment is not required with a submittal for sketch plan review.

B. Proposal/Process 

The applicant requests sketch plan review/approval for two accessory storage buildings on a developed 
site.  The submittal includes site plans from 1999 showing the location of future storage buildings, 
including those currently proposed.  Based on review of aerial photos, it appears that 3 similar buildings 
have already been constructed.    

The current submittal describes the buildings as “pole barns” that are 85’ x 120’ (10,200 SF) and 
approximately 30’ in height.  One item in need of clarification is a discrepancy between the application 
form and sketch plan with respect to the number of buildings proposed at this time – the application states 
1, while the plan shows 2.  

Given the project’s limited scope, it is eligible for sketch plan review (rather than calling for a full site 
plan review) in accordance with Article 18 of the Township Zoning Ordinance. 

Attention: Kelly Van Marter, AICP 
Assistant Township Manager and Planning Director 

Subject: Wonderland Marine West storage buildings – Sketch Plan Review #1 
Location: 5796 E. Grand River – south side of Grand River Avenue, between Dorr and Gray Roads 
Zoning: IND Industrial District 



Genoa Township Planning Commission 
Wonderland Marine West 
Sketch Plan Review #1 
Page 2 

Aerial view of site and surroundings (looking north) 

C. Sketch Plan Review 

1. Dimensional Requirements.  The subject site is relatively odd in shape with frontage along both
Grand River and Gray Road.  The project area is located east of the Gray Road frontage and, as such,
we are viewing the southerly lot line as a side lot line.

As such, both buildings comply with the minimum side yard setback of the IND – 25’ required; 30’ 
provided.  Additionally, the proposed building height is compliant with that allowed in the IND (30’ 
maximum). 

2. Building Materials and Design.  The proposed buildings are constructed of metal siding with
pitched metal roofs.

Metal buildings are not overly common in the Township; however, the nature of the use (boat 
storage) and site conditions (large lot with limited off-site views) may mitigate the typical concerns 
associated with such buildings. 

Ultimately, the Planning Commission has review and approval authority over the proposed buildings.  
The applicant should present the Commission with material and color samples for their consideration. 

3. Landscaping.  The 1999 site plan shows protection of an existing tree line and several new screen
plantings north and west of the project area to buffer the adjacent residential use.

We request the applicant indicate whether all of the landscaped was planted.  If it was not and/or if 
existing plantings are in poor condition, the Commission may wish to require additional landscaping. 

4. Exterior Lighting.  The submittal does not identify any exterior site lighting associated with this
project.  If lighting is proposed, the applicant must provide details of fixtures and a photometric plan
showing light intensities.

Project area 
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5. Signage.  The building elevation drawings show wall-mounted signage on one side of the building;
however, details of its size are not provided.  Depending upon the nature of existing signage, the
proposed sign may or may not be permitted.  More specifically, Table 16.1 of the Zoning Ordinance
restricts the business to a single wall-mounted sign.

6. Impact Assessment.  The Ordinance does not require the submittal of an Impact Assessment with
projects eligible for sketch plan review.

Should you have any questions concerning this matter, please do not hesitate to contact our office.  We 
can be reached by phone at (248) 586-0505, or via e-mail at borden@lslplanning.com and 
foster@lslplanning.com.  

Sincerely, 
LSL PLANNING, A SAFEBUILT LLC COMPANY 

Brian V. Borden, AICP Michelle Foster 
Principal Planner Project Planner II 

mailto:borden@lslplanning.com
mailto:foster@lslplanning.com


Tetra Tech 
401 South Washington Square, Suite 100, Lansing, MI 48933 

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

March 30, 2016 

Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 

Re:  Wonderland Marine West 
Sketch Plan Review  

Dear Ms. Van Marter: 

We have reviewed the sketch plan documents from Wonderland Marine West Inc. dated March 17, 2016, 
which were delivered to the Township Engineer on that date. The applicant is proposing to construct two 
pole barns for boat storage on the site which is located on the south side of Grand River Avenue between 
Gray and Dorr Roads. The sketch plan is an extension of a previously approved site plan prepared by 
Desine Inc. which proposed nine new pole barn storage facilities.  This submittal proposes two of the nine 
buildings in this phase.  It appears that the remaining site improvements have been constructed.  Since this 
is an extension of the previously approved plan and the site improvements beyond the actual buildings 
have been constructed, we have no objections to approval of the sketch plan. 

Please call if you have any questions. 

Sincerely, 

Gary J. Markstrom, P.E. Joseph C. Siwek, P.E. 
Unit Vice President  Project Engineer 

Copy: Paul Mitter, Wonderland Marine West Inc. 



April 5, 2016 

Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 

RE: Wonderland Marine Storage Building 
5796 E. Grand River  
Genoa Twp., MI   

Dear Kelly: 

The Brighton Area Fire Department has reviewed the above mentioned site plan.  The plans 
were received for review on March 23, 2016 and the drawings are dated July 20, 1999 with latest 
revisions dated September 17, 1999.  The project is for the construction of multiple new 10,200 
square type-VB pole barn style S-2 buildings, to be utilized as boat storage.  The site was last 
reviewed and approved by Genoa Township in 1999.  The plan review is based on the 
requirements of the International Fire Code (IFC) 2012 edition.  

1. The closest watermain and hydrants to the site are not shown on any of the drawings.  Each
building is requires a fire flow at a rate of 2,750 gallons per minute for 2 hours for the new
buildings.  To achieve this flow rate a minimum of 3 fire hydrants must be installed in the back
lot area where the new buildings will be located.  They shall be equally spaced throughout
the site with no more than 450 feet between.  (This fire flow is for a single 10,200 square foot
structure)  The recommended location for each on the lot is CB107, CB102 and at the
Southeast corner of the lot in front of the furthest east building near boat rack-storage.  The
hydrants shall be installed to be no closer than 40’ from any building.

IFC 507.3 
IFC C 102.1 

IFC C 103 

2. The primary access road into the site appears to be in compliance.  Access roads to site shall
be provided and maintained during construction.  Access roads shall be constructed to be
capable of supporting the imposed load of fire apparatus weighing at least 75,000 pounds.

  IFC D 103.6 
  IFC D 103.1 
  IFC D 102.1 
  IFC D 103.3 

3. The secondary access drive from Gray Rd. must be cleared of all foliage and debris.  The
surface must be brought to its original approved condition capable of supporting the weight
of a 75,000 pound emergency vehicle.  The width of the drive shall be maintained at 20’
wide with a 13½’ overhead clearance.  A knox padlock must be purchased and installed on
the gate in conjunction with the owners lock for emergency vehicle access.

4. Provide names, addresses, phone numbers, emails of owner or owner’s agent, contractor,
architect, on-site project supervisor.



April 5, 2016 
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      Wonderland Marine Storage Building 
  5796 E. Grand River 

Site Plan Review 

Additional comments will be given during the building plan review process (specific to the 
building plans and occupancy).  The applicant is reminded that the fire authority must review 
the fire protection systems submittals (sprinkler & alarm) prior to permit issuance by the Building 
Department and that the authority will also review the building plans for life safety requirements 
in conjunction with the Building Department.  If you have any questions about the comments on 
this plan review please contact me at 810-229-6640. 

Cordially, 

Capt. Rick Boisvert, CFPS 
Fire Inspector 

www.brightonareafire.com 
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GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

PUBLIC HEARING 
March 14, 2016 

6:30 P.M. 
MINUTES 

CALL TO ORDER:  The meeting of the Genoa Charter Township Planning Commission 
was called to order at 6:30 p.m. Present were Chairman Doug Brown, Diana Lowe, 
James Mortensen, Chris Grajek, and Eric Rauch.  Absent were Barbara Figurski and 
John McManus.  Also present was Kelly VanMarter, Community Development 
Director/Assistant Township Manager. 

PLEDGE OF ALLEGIANCE:  The pledge of allegiance was recited. 

APPROVAL OF AGENDA:  Moved by Commissioner Lowe, seconded by 
Commissioner Mortensen, to approve the agenda as presented.  The motion carried 
unanimously. 

CALL TO THE PUBLIC:  The call to the public was made at 6:32 pm with no response. 

OPEN PUBLIC HEARING #1 (Postponed from February 8, 2016)… Review of a 
special use application, impact assessment and sketch plan to allow outdoor storage 
located at 5775 Brighton Pines Court, Brighton, Parcel #11-15-200-025.  The request is 
petitioned by CRW Plastics. 
Planning Commission disposition of petition 

A. Recommendation of Special Use Application. 
B. Recommendation of Impact Assessment (12-15-16) 
C. Recommendation of Sketch Plan (12-15-15/Landscape Plan 2-24-16) 

Mr. Antonio Orlando stated they hired a landscaper to develop a plan to meet the 
screening requirements made at the last Planning Commission meeting.  He showed 
the proposal. 

Mr. Brian Borden, of LSL Planning, feels the revised submittal meets the requirements 
for the special land use.   

The call to the public was made at 6:37 pm with no response. 

Moved by Commissioner Mortensen, seconded by Commissioner Grajek, to 
recommend to the Township Board approval of the special land use to allow outdoor 
storage for CRW Plastics located at 5775 Brighton Pines Court subject to the following: 

• Approval of the sketch plan by the Township Board
• Approval of the Environmental Impact Assessment by the Township Board.

It is the finding of the Planning Commission that this special land use permit is 
consistent with the specific requirements of Section 19.03 of the Township Zoning 
Ordinance and is consistent with other activities in this industrial zone.  It complies 
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Section 8.02.02 of the Township Zoning Ordinance.  The motion carried 
unanimously. 

Moved by Commissioner Lowe, seconded by Commissioner Rauch, to recommend to 
the Township Board approval of the Environmental Impact Assessment conditioned 
upon: 

• Approval of the special land use and sketch plan by the Township Board.
The motion carried unanimously. 

Moved by Commissioner Mortensen, seconded by Commissioner Grajek, to 
recommend to the Township Board approval of the sketch plan dated 12-15-15 and 
Landscape Plan dated 2-24-16 subject to: 

• Approval of the special lane use by the Township Board.
• Approval of the Environmental Impact Assessment by the Township Board.
• Any signage must be consistent with the Township Ordinance.

It should be noted that both the Township Engineer and Brighton Area Fire Authority 
had only limited comments regarding this proposal.  The motion carried unanimously. 

OPEN PUBLIC HEARING #2…Review of a request for a rezoning from Medium 
Density Residential (MDR) to High Density Residential (HDR) for Parcel #11-06-400-
015 which is located on the east side of Chilson Road, south of Grand River, in Howell.  
The request is petitioned by the Lockwood Companies. 

Planning Commission disposition of petition 
A. Recommendation of Rezoning from MDR to HDR 
B. Recommendation of Environmental Impact Assessment (2-24-16) 

Mr. Rod Lockwood of Lockwood Companies, Walter Coponen of Component Architects, 
Ken Weikal, the landscape architect, and Mark Jones of Boss Engineering  were 
present. 

Mr. Lockwood gave a review of the first two phases of this project.  They are proposing 
to build 144 additional units with a separate entrance off of Chilson Road.  Mr. Coponen 
showed colored renderings of the site plan and building elevations.  He described and 
showed pictures of the proposed central trash collection station. 

Mr. Borden stated that the rezoning will be addressed first and then the site plan can be 
reviewed.  The rezoning will need to be reviewed and approved by Livingston County 
and then returned for review and approval by the Township Board.  The recent Master 
Plan update shows this parcel as HDR and the surrounding properties are HDR.   

Mr. Joseph Siwek, of Tetra Tech, stated they have concerns with the storm water flow.  
There are no calculations shown.  The traffic engineer is recommending an updated 
traffic impact study to evaluate the operation of the intersection of Grand River and 
Tahoe.   

Mr. Jones stated that he has spoken to Wendy Ramirez of MDOT who stated that due 
to the new Latson Road interchange, traffic volumes on Grand River are 50 percent less 
than what they were before.  They also feel that the traffic from Phases 1 and 2 will shift 
to the Chilson Road entrance / exit. 
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Commissioner Mortensen would like to have the traffic study done on Grand River as 
requested by the Township Engineer.  Mr. Jones stated they can have the traffic study 
completed within one month.   
 
Mr. Lockwood noted that their funding source deadline for the project is mid-June. 
 
It was noted that these issues should be addressed during site plan approval and this 
agenda item is for the rezoning. 
 
The call to the public was made at 7:19 pm. 
 
Mr. Bill Gregory of 960 Victory Drive stated that looking at the Master Plan, there is very 
little industrial zoning in the Township.  He would like to see screening on the east side 
of the site.  He does not have any concerns with the rezoning. 
 
Mr. Steve Krouse of Best Storage at 902 Victory Drive is in support of the rezoning. 
 
The call to the public was closed at 7:22 pm. 
 
Moved by Commissioner Mortensen, seconded by Commissioner Lowe, to recommend 
to the Township Board approval of the rezoning request from Medium Density 
Residential (MDR) to High Density Residential (HDR) by Lockwood Companies.  The 
proposed rezoning is consistent with the standards of Section 22.04 of the Township 
Ordinance, is consistent with the Master Plan Future Land Use map, is consistent with 
the HDR zoning to the north, the industrial zoning to the east, and the planned industrial 
district zoning to the south.  The motion carried unanimously. 
  
Moved by Commissioner Lowe, seconded by Commissioner Grajek, to recommend to 
the Township Board approval of the Environmental Impact Assessment dated 2-24-16 
for Phase 3 of Lakeshore Village conditioned upon approval of the rezoning by the 
Township Board.  The motion carried unanimously. 
 
OPEN PUBLIC HEARING #3… Review of a site plan and impact assessment for a 
proposed Phase 3 of the Lakeshore Village Apartments consisting of an additional 144 
units with a business center/club house.  The property is located on the east side of 
Chilson Road, south of Grand River in Howell on Parcel #11-06-400-015.  The request 
is petitioned by the Lockwood Companies. 
Planning Commission disposition of petition 

A. Recommendation of Environmental Impact Assessment (2-24-16) 
B. Disposition of Site Plan pending approval of the Impact Assessment by the Board 

(2-24-16) 
 
Mr. Borden stated that the applicant has addressed all by one of his concerns after 
review of their first submittal.  The primary building material is vinyl siding and Section 
12.01 of the Township Ordinance limits the use of vinyl siding to no more than 25 
percent for walls visible from public roads or parking lot.  He noted that the applicant 
would like to keep this phase of the plan consistent with the first two and to add 
masonry would give it the appearance of a completely different project. 
 
Chairman Brown called for a five-minute break at 7:30 pm.  The meeting resumed at 
7:45 p.m. 
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Mr. Siwek reiterated his concerns regarding the storm water and traffic study stated in 
the previous agenda item.  He feels the applicant can meet their requirements for the 
storm water; however, he needs to see the calculations.  Mr. Jones agrees that he can 
address Mr. Siwek’s concerns without altering the proposed site plan. 
 
Mr. Coponen stated they will be able to meet the concerns of the Brighton Area Fire 
Authority’s letter of March 9, 2016. 
 
The discussion returned to the building materials.  Mr. Coponen showed the proposed 
building materials.  He stated that it would be very difficult to provide this affordable 
housing if they needed to meet the masonry requirement of the ordinance.    
Commissioner Mortensen stated he would recommend approval of the materials due to 
the fact that this is affordable housing, it is not visible from Chilson Road, and it matches 
the existing buildings in this development.   
 
Commissioner Rauch agrees with Commissioner Mortensen; however, he feels that the 
fitness center and Unit #5 are visible from Chilson Road.  Mr. Coponen stated they 
could increase the landscape buffer to better screen Unit #5.  He offered  to have the 
fitness center all brick. 
 
The call to the public was made at 8:17 pm. 
 
Mr. and Mrs. Old who own the three properties to the west of this site on Chilson Road 
had concerns regarding drainage.  They spoke to the developer during the break and 
they feel that he is addressing their needs in the case they want to develop their 
properties. 
 
The call to the public was closed at 8:19 pm. 
 
There was a discussion regarding the traffic study and how obtaining it may affect the 
timeline that Mr. Lockwood has with his funding source.  Ms. VanMarter advised the 
Planning Commission of Mr. Lockwood’s time constraints to obtain their funding from 
MSHDA.  She stated that Township Staff will do what they can to assist him in meeting 
his deadline. 
 
Moved by Commissioner Lowe, seconded by Commissioner Grajek, to recommend to 
the Township Board approval of the Environmental Impact Assessment dated 2-24-16 
subject to the following: 

• Approval of the rezoning by the Township Board 
• Approval of the site plan by the Township Board 
• Verification by the Township Engineer on a traffic study that there is no 

deterioration of the level of service at Tahoe and Grand River. 
The motion carried unanimously. 
 
Moved Commissioner Mortensen, seconded by Commissioner Rauch, to recommend to 
the Township Board approval of the site plan dated 2-24-16 for a 144-unit development 
by Lockwood Companies subject to the following: 

• Approval of the rezoning request by the Township Board 
• Approval of the Environmental Impact Assessment by the Township Board 
• Requirements of the Township Engineer for the handling of site drainage be met 
• Construction plan review and approval by the DEQ. 
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• The requirements of the Brighton Area Fire Authority’s letter of March 9, 2016 are 
met 

• A traffic study shall be completed by the applicant in advance of submission to 
the Township Board, showing no deterioration in the level of service at Tahoe 
and Grand River and further subject to review by the Township Engineer. 

• The building material samples shall become property of the Township. 
The building materials were reviewed this evening and are acceptable to the Planning 
Commission, with additional landscaping around Unit #5 to shield it from the properties 
to the southwest of the site and the fitness center shall be all brick, with that material to 
be reviewed and approved by Township Staff.  The motion carried unanimously. 
 
OPEN PUBLIC HEARING #4…Review of a site plan and impact assessment for a 
proposed Gilden Woods child care facility located on the north side of Grand Oaks Drive 
in Howell on Parcel #11-08-200-012.  The request is located within the Livingston 
Commons Phase 2 Planned Unit Development and is petitioned by BBI Holdings, LLC. 
Planning Commission disposition of petition 

A. Recommendation of Environmental Impact Assessment  
B. Recommendation of Final PUD Site Plan 

 
Mr. Steve Witte, of Nederveld, Inc., and Dan Boverhof of BBI Holdings, were present.   
 
Mr. Witte stated they are proposing to build an 11,968 square foot building as a day 
care center.  Gilden Woods was previously Apple Tree.  Mr. Boverhof has built 
approximately 20 of these facilities for Gilden Woods.  The day care facility will 
accommodate up to 164 children.  There will be an 18,834 square foot, fenced-in 
playground area.  He showed the proposed site plan, building elevations, and building 
materials.  They need a larger number of parking spaces than what is allowed because 
each of the parents must park and escort their children into and out of the building.  He 
distributed replies to the planner’s, engineer’s, and Brighton Area Fire Authority’s letters.    
 
Commissioner Rauch has no issue with the additional parking; however, he noted that 
the indoor play area does not meet the requirements. 
 
Mr. Borden stated that the applicant has addressed all of his concerns.  With regard to 
the indoor play area, it is calculated on the maximum capacity of the facility and the 
applicant is proposing 49.5 square feet per child instead of the 50 square foot required 
by ordinance.  He noted that they do meet the requirements of the State of Michigan. 
 
They have added more stone to the building ;however, they have not met the 80% 
requirement for natural materials per the PUD Agreement.  Commissioner Rauch likes 
the proposed building materials; however, he would like to have more stone added to 
the sides of the building. 
 
Mr. Boverhof stated these are the standard materials that are used on all Gilden Woods 
facilities. 
 
Mr. Witte stated he can add stone to the north side of the building and extend the fence 
on the south side of the building so it will not be seen.  The fence is opaque.  It was also 
suggested to carry the lap siding on the north side of the building to match the front.  
Both Mr. Witte and Mr. Boverhof agreed to this suggestion. 
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Mr. Borden advised that a second drive is recommended to accommodate vehicle 
circulation and emergency vehicle turnaround.  Mr. Witte stated that MDOT will not 
allow the second drive due to sight distance issues. 
 
The call to the public was made at 9:16 pm with no response. 
 
Moved by Commissioner Lowe, seconded by Commissioner Grajek, to recommend to 
the Township Board approval of the Environmental Impact Assessment dated 2-24-16 
subject to the following: 

• Final PUD site plan approval by the Township Board 
• Approval of the proposed excess parking by the Township Board 

The motion carried unanimously. 
 
Moved by Commissioner Mortensen, seconded by Commissioner Grajek, to 
recommend to the Township Board approval of the Final PUD site plan for Gilden 
Woods child care facility subject to the following: 

• Approval of the building materials 
• The six-foot vinyl fence will be extended on the south side of the building. 
• The north side of the building will have three-feet of cultured stone off grade and 

the remainder will be lap siding consistent with the front. 
• The requirements of the Brighton Area Fire Authority’s March 9, 2016 letter shall 

be met. 
• Approval of parking proposed by the applicant of more than 120% of the 

maximum allowed by ordinance as the Planning Commission finds this 
acceptable as it is consistent with the applicant’s business model and 
experience. 

The site is a transitional property from industrial zoning. 
The motion carried unanimously. 
 

Administrative Business: 
 

• Staff Report  
 
Mr. VanMarter stated that Flagstar bank has submitted plans for a new branch located 
on the same property as the proposed Providence Medical Center.  Also, an application 
for a new medical office on the north side of Grand River across from Bob Maxi Ford 
has been submitted. 

 
• Approval of February 8, 2016 Planning Commission meeting minutes: 

 
Moved by Commissioner Lowe, seconded by Commissioner Grajek, to approve the minutes 
from the February 8, 2016 Planning Commission Meeting as presented. 
The motion carried unanimously. 

 
• Member Discussion:  

 
Mr. Borden stated that the Michigan Association of Planning’s Spring Institute will be held in 
mid-April if any commissioners are interested in attending. 
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• Adjournment 
 
Moved by Commissioner Mortensen, seconded by Commissioner Grajek, to adjourn the 
meeting at 9:29pm.  The motion carried unanimously.   

Page 7 of 7 
 


	Agenda
	Item #1 Howell Medical Center
	Review Letters
	Tap Fees
	Impact Assessment
	Traffic Impact Study
	Building Elevations
	Site Plan

	Item #2 Flagstar Bank
	Review Letters
	Tap Fees
	Impact Assessment
	Site Plan
	Building Elevations

	Item #3 Wonderland Marine
	Review Letters
	Site Plan

	3-14-16 Draft Minutes



