
GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

PUBLIC HEARING 
AUGUST 14, 2023 

6:30 P.M. 
AGENDA 

CALL TO ORDER: 

PLEDGE OF ALLEGIANCE: 

APPROVAL OF AGENDA: 

DECLARATION OF CONFLICT OF INTEREST: 

CALL TO THE PUBLIC: (Note: The Board reserves the right to not begin new business after 10:00 p.m.) 

OPEN PUBLIC HEARING #1… Consideration of a special use application, environmental impact assessment 
and site plan to allow for commercial outdoor recreational events at the existing Mt. Brighton facility. The 
property is located at 4141 Bauer Road on the south-east corner of Bauer and Challis Roads.  The request is 
petitioned by VR US Holdings, Inc.  

A. Recommendation of Special Use Application
B. Recommendation of Environmental Impact Assessment (6-28-23)
C. Recommendation of Environmental Impact Assessment (7-27-23)

OPEN PUBLIC HEARING #2…Consideration of a special use application, environmental impact assessment 
and sketch plan to allow for used vehicle sales. The property in question is located at 7949 Grand River Avenue, 
located west of Hacker Road. The request is petitioned by Aric Wilson.  

A. Recommendation of Special Use Application
B. Recommendation of Environmental Impact Assessment (7-19-23)
C. Recommendation of Sketch Plan (7-19-23)

OPEN PUBLIC HEARING #3…Consideration of an amendment to a previously approved site plan for an 
expansion of a parking lot for an existing office/medical building located at 3399 E. Grand River Avenue on the 
north side of Grand River Avenue, west of Grand Oaks Drive. The request is petitioned by KULOL LLC.    

A. Disposition of amended site plan. (7-19-22)

ADMINISTRATIVE BUSINESS: 
• Staff Report
• Approval of July 10, 2023 Planning Commission meeting minutes
• Member discussion
• Adjournment

*Citizen’s Comments- In addition to providing the public with an opportunity to address the Township Board at the
beginning of the meeting, opportunity to comment on individual agenda items may be offered by the Chairman as they are
presented. Anyone speaking on an agenda item will be limited to 2 minutes.
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GENOA CHARTER TOWNSHIP 

Application for Site Plan Review 

TO THE GENOA TOWNSHIP PLANNING COMMISSION AND TOWNSHIP BOARD: 

APPLICANT NAME & ADDRESS: ____ S_ e_e_ A_tt_a_c _ he_d_ D_ o_c_u_m_e _nt ________ _
If applicant is not the owner, a letter of Authorization from Property Owner is needed. 

OWNER'S NAME & ADDRESS: ____ ____,;S;.._e_,.;;.e-'-A...;.;..ttc.=a..;;..;ch..;;..;;e'"""d...;;;D;....;o;...;;.c..;;...um_en...;_;;t ________ _ 

SITE ADDRESS: ___ S _e _e _A_ tt_ac_ h _e _d _D_o _cu_m_e_n_t ____ PARCEL #(s): _______ _ 

APPLICANT PHONE: $ee Attached Document OWNER PHONE: .._( _ ___,_)
---=

S
-=ee�A=tta,,,_,,c"-'-'

h=-ed=-=D.z.
oc

=
u"'"'m,_,_,e"""n=-t 

OWNER EMAIL: ____ S_ e_e_A_tt_ a_c _he_d_ D_ o_c_u_m _e _nt ______________ _ 

LOCATION AND BRIEF DESCRIPTION OF SITE: S ee Attached Document 

BRIEF STATEMENT OF PROPOSED USE: S ee Attached Document 

THE FOLLOWING BUILDINGS ARE PROPOSED: S ee Attached Document 

I HEREBY CERTIFY THAT ALL INFORMATION AND DATA ATTACHED TO AND MADE 

PART OF TIDS APPLICATION IS TRUE AND ACCURATE TO IBE BEST OF MY 

KNOWLEDGE AND BELIEF. 

BY: ___ s_y _d_ne_y_R_y_ a _n ______________________ _

ADDRESS: 4141 B a uer R d, Brigh ton Ml
----------------------------

Page I of9 

2



Doc4Sign Envelope ID: 53C9A5C5-ED2F-48FA-9F1�D60A063F25D2 

Contact Information - Review Letters and Correspondence shall be forwarded to the following: 

=1._) _
S

_y_
d

_
n

_
ey_R_ya

_
n _____ of Mt. Brighton 

Name Business Affiliation 

FEE EXCEEDANCEAGREEMENT 

atsydney.a.ryan@vailresorts.com 
E-mail Address

As stated on the site plan review fee schedule, all site plans are allocated two (2) consultant reviews and 
one (1) Planning Commission meeting. If additional reviews or meetings are necessary, the applicant 
will be required to pay the actual incurred costs for the additional reviews. If applicable, additional review 
fee payment will be required concurrent with submittal to the Township Board. By signing below, 
applicant indicates agreement an��M

9
lJM�rstanding of this policy. 

SIGNATURE: CT!:,!.!::., DATE: ____ M_a_y_-_1_7-_2_0_2_3 ____ _ 
PRINT NAME: Tim Baker PHONE: 810 - 900 - 4071 

ADDRESS: 4141 Bauer Rd, Brighton Ml

Page 2 of9 
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TO THE GENOA TOWNSHIP PLANNING COMMISSION AND TOWNSHIP BOARD: 

APPLICANT NAME AND ADDRESS: VR US Holdings, Inc. (D/B/A Mt. Brighton Ski Area)-4141 

Bauer Rd Brighton, MI 

OWNER'S NAME AND ADDRESS: Vail Resorts - 390 lnterlocken Crescent Rd Broomfield, CO 

SITE ADDRESS: 4141 Bauer Rd Brighton, Ml 

Parcel # 4711-25-100-010 

APPLICANT PHONE: (810) 900-4071 

OWNER PHONE: (810) 900-4071 

EMAIL: sydney.a.ryan@vailresorts.com 

Location and Brief Description of Site: 

❖ Surroundings

❖ Site

Mt. Brighton's property is located off two primary routes - Challis Rd and Bauer 

Rd. Mt. Brighton parking space contains two exits, one exiting onto Bauer Rd and 

the second exiting onto Challis Rd. Challis and Bauer Rd are lined with trees on 

either side of them, therefore surrounding Mt. Brighton property with trees and 

other natural environmental growth. 

Mt. Brighton property, alongside Challis Rd, stretches approximately one 

thousand two hundred and forty (1,240) meters (M) back. The front of the 

property -and the location of the parking space -extends alongside Bauer Rd 

approximately five hundred and seventy-five (575) M. The Mt. Brighton building, 

containing guest amenities available during ski season, is located within this 

575M stretch. The building itself extends approximately one hundred and 

seventeen (117) M. Approximately two hundred (200) M from the Challis 

entrance into Mt. Brighton parking space is the Ski Patrol building utilized for 

first aid. 

Guest Amenities referenced above are named as follows: 

♦ Ski Hill Grill -Food Service and Bar

♦ Ore Creek-Food Service and Bar

♦ Chairlift Ski Shop -Merchandise Store and Tuning/ Waxing Services

♦ Ski School - School for learning to ski/ snowboard

♦ Rental - Ski/ Snowboard Rentals

♦ Ranch - Locker Service
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GENOA CHARTER TOWNSHIP 

Special Land Use Application 

This application must be accompanied by a site plan review application and the associated submittal 
requirements. (The Zoning Official may allow a less detailed sketch plan for a change in use.) 

APPLICANT NAME & ADDRESS: VR US Holdings Inc. (d/b/a Mt. Brighton Ski Area)- 4141 Bauer Rd, Brighton, Ml 48116 

Submit a letter of Authorization from Property (Jl.vner if application is signed by Acting Agent. 

APPLICANT PHONE: ( 810)900-4071 EMAIL: sydney.a.ryan@vailresorts.com 

OWNER NAME & ADDRESS: VR US Holdings Inc - 390 lnterlocken Crescent, Broomfield, CO 80021 

SITE ADDRESS: 4141 Bauer Rd, Brighton, Ml 48116 PARCEL #(s): 4711-25-100-010

OWNER PHONE: ( 810) 900-4071 EMAIL:sydney.a.ryan@vailresorts.com 

Location and brief description of site and surroundings: 
See Attached Document 

Proposed Use: 
Mt. Brighton proposes utilizing Mt. Brighton property to hold community centered events in conjuction with applicable 

third parties and vendors. 

Describe how your request meets the Zoning Ordinance General Review Standards (section 19.03): 

a. Describe how the use will be compatible and in accordance with the goals, objectives, and policies of the
Genoa Township Comprehensive Plan and subarea plans, and will promote the Statement of Purpose of the
zoning district in which the use is proposed.

See Attached Document 

b. Describe how the use will be designed, constructed, operated, and maintained to be compatible with, and not
significantly alter, the existing or intended character of the general vicinity.

See Attached Document 

c. How will the use be served adequately by essential public facilities and services such as highways, streets,
police and fire protection, drainage structures, water and sewage facilities, refuse disposal and schools?

See Attached Document 

Page I of 2 
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d. Will the use involve any uses, activities, processes, or materials potentially detrimental to the natural
environment, public health, safety, or welfare by reason of excessive production of traffic, noise, vibration,
smoke, fumes, odors, glare, or other such nuisance? If so, how will the impacts be mitigated?

See Attached Document 

e. Does the use have specific criteria as listed in the Zoning Ordinance (sections 3.03.02, 7.02.02, & 8.02.02)?
If so, describe how the criteria are met.

See Attached Document 

I HEREBY CERTIFY THAT ALL INFORMATION AND DATA ATTACHED TO AND MADE PART OF 
THIS APPLICATION ARE TRUE AND ACCURATE TO THE BEST OF MY KNOWLEDGE AND BELIEF. 
I AGREE TO DESIGN, CONSTRUCT AND OPERATE, AND MAINTAIN THESE PREMISES AND THE 
BUILDINGS, STRUCTURES, AND FACILITIES WHICH ARE GOVERNED BY THIS PERMIT IN 
ACCORDANCE WITH THE STATED REQUIREMENTS OF THE GENOA TOWNSHIP ZONING 
ORDINANCE, AND SUCH ADDITIONAL LIMITS AND SAFEGUARDS AS MAY BE MADE A P  ART OF 
THIS PERMIT. 

THE UNDERSIGNED authorized officer of VR US Holdings, Inc. STATES THAT THEY ARE THE 
FREE OWNER OF THE PROPERTY OF PROPERTIES DESCRIBED ABOVE AND MAKES 
APPLICATION FOR THIS SPECIAL LAND USE PERMIT. 

BY: Sydney Ryan 

ADDRESS: 4141 Bauer Rd, Brighton Ml, 48116 

Contact Information - Review Letters and Correspondence shall be forwarded to the following: 

Sydney Ryan of Mt. Brighton 
-----------

Name Business Affiliation 
at sydney.a.ryan@vailresorts.com

Email 

FEE EXCEEDANCEAGREEMENT 

As stated on the site plan review fee schedule, all site plans are allocated two (2) consultant reviews and one 
(I) Planning Commission meeting. If additional reviews or meetings are necessary, the applicant will be
required to pay the actual incurred costs for the additional reviews. If applicable, additional review fee
payment will be required concurrent with submittal to the Township Board. By signing below, applicant
indicates agreement and full understanding of this policy.

DocuSlgned by: 

SIGNATURE: -� (2,M;,tY DATE: May-17-2023 

96H A28CB2F04BF ... 

PRINT NAME: Tim Baker PHONE: 810-900-4071
--------------

Page 2 of 2 
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a) “Location and brief description of site and surroundings:”

- Surroundings

Mt. Brighton’s property is located off of two primary routes – Challis Rd and 

Bauer Rd. Mt. Brighton parking space contains two exits, one exiting onto Bauer 

Rd and the second exiting onto Challis Rd. Challis and Bauer Rd are lined with 

trees on either side of them, therefore surrounding Mt. Brighton property with 

trees and other natural environmental growth.  

- Site

Mt. Brighton property, alongside Challis Rd, stretches approximately one 

thousand two hundred and forty (1,240) meters (M) back. The front of the 

property – and the location of the parking space – extends alongside Bauer Rd 

approximately five hundred and seventy-five (575) M. The Mt. Brighton building, 

containing guest amenities available during ski season, is located within this 

575M stretch. The building itself extends approximately one hundred and 

seventeen (117) M. Approximately two hundred (200) M from the Challis 

entrance into Mt. Brighton parking space is the Ski Patrol building utilized for 

first aid. 

Guest Amenities referenced above are named as follows: 

▪ Ski Hill Grill – Food Service and Bar

▪ Ore Creek – Food Service and Bar

▪ Chairlift Ski Shop – Merchandise Store and Tuning / Waxing Services

▪ Ski School – School for learning to ski / snowboard

▪ Rental – Ski / Snowboard Rentals

▪ Ranch – Locker Service

On property, Mt. Brighton has a total amount of three (3) ponds onsite. The 

location of these ponds, in reference to their distance in meters from the front of 

Mt. Brighton property, are as follows: 

▪ Pond One (1) begins approximately one hundred and sixty-two (162) M

▪ Pond Two (2) begins approximately two hundred and ninety (290) M

▪ Pond Three (3) begins approximately seven hundred (700) M

Note: Mt. Brighton owners understand the risk that comes with having bodies of 

water onsite – staff has full training in Emergency Response Plans (ERPs) to put 

in place given that an emergency involving water takes place.  
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b) “Describe how the use will be compatible and in accordance with the goals, objectives

and policies of the Genoa Township Comprehensive Plan and subarea plans, and will

promote the Statement of Purpose of the zoning district in which the use is 

proposed”: 

Events held at Mt. Brighton would be done with a focus on creating lasting bonds 

with the residents and businesses in the surrounding communities. Mt. Brighton’s 

proposed use of the ski area property for community events will be compatible and aid 

Township plans in the following ways: 

o Existing Land Use:

▪ Utilize Mt. Brighton’s expansive property rather that further crowd

developed areas

• Mt. Brighton has no intention of selling part of our property,
however, to ensure the property can be retained – it must be

utilized. With the property’s proximity to the highly developed

and crowded Grand River, utilizing this site for events will ensure

no further crowding while still economically benefiting the area.

o Economic Development:

▪ Mt. Brighton employs nearly 600 people each ski season and, with the

recent Vail Resorts increase in minimum wage, one of the highest paying

employers. However, these people only have guaranteed employment

through our ski season. By allowing Mt. Brighton to utilize property for

events, employment opportunities will open up once again. This would

greatly benefit surrounding areas due to the consistent and constant

population increase as described in the Genoa Township Master Plan.

• Note – employment opportunities could extend from the

employers: Mt. Brighton and third party management.

▪ Mt. Brighton events would center the local community – promoting local

businesses and drawing attention to the area in a positive light

o Environmental Conditions

▪ Mt. Brighton values environmental safety and compliance above all else.

Vail Resort ownership requires a decrease in environmental impact to

zero by 2030 – meaning utilizing Mt. Brighton property for events

ensures intensive mitigation of environmental risks and a prioritization of

growing our natural spaces.

o Greenways and Bike Paths

▪ Mt. Brighton’s proposed use of property for events creates opportunities

for outdoor recreational sports, activations and events which align with

the prioritization of greenways and bike paths.
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c) “Describe how the use will be designed, constructed, operated and maintained to be

compatible with, and not significantly alter, the existing or intended character of the

general vicinity”: 

Mt. Brighton functions during ski season with no detriment to the natural environment, 

public health, safety or welfare. This is done by ensuring consistent mitigation of risks 

with preventative maintenance. This ensures that, while functioning during ski season, 

Mt. Brighton does not alter the general vicinity surrounding the property. For any events 

held on Mt. Brighton property, these same preventative measures will be in place as 

follows: 

o To control excessive production of traffic, Mt. Brighton will;

▪ Utilize both entrances onto Mt. Brighton property

▪ Employ staff members, as deemed necessary by reasonable persons, to

direct parking traffic by:

• Utilizing signage on property stretching alongside Challis Rd

o Mitigates slowed and congested traffic on main roads by

posting directions to event space

o NOTE: Signage would only be posted on Mt. Brighton

property unless offered explicit permission from additional

property owner of proposed signage spacing to ensure

compatibility with existing property owners

o NOTE: Signage would not be posted more than twenty-

four (24) hours (hrs.) before an event and would not be

posted more than twenty-four (24) hrs. after an event has

concluded

• Sectioning off parking by grouping furthest spaces together and

directing traffic their first

o Mitigate congested traffic by quickly directing cars to

available section

• Staging traffic cones to create aisles and lanes directing traffic into

created sections

o Mitigate cutting through parking areas or

o Mitigate vehicles parking in areas not designated as a

section

• Utilizing reflective PPE gear

o Mitigate risk to employees working around vehicles

• Utilizing ticket sales to limit maximum attendance for events, as

deemed necessary by reasonable persons considering estimated

attendance
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▪ Number of Mt. Brighton parking attendants shall be determined by

predicted attendance and shall not exceed six (6) Mt. Brighton staff

members.

▪ Given that attendance exceeds 2,100 guests, Mt. Brighton, or involved

third party, will seek to contract spaces for additional parking off

property

• In the above situation, Mt. Brighton, or the involved third party,

will utilize shuttle services for travel between contracted parking

and Mt. Brighton property

o Given that Mt. Brighton enters a new contract with a

vendor for shuttle services, it will be provided to the

Genoa Township for review

• 2,100 guests determined to be Mt Brighton parking lot capacity

due to the number of parking spots on site – totaling at 700

spaces

o To control excessive production of noise, Mt Brighton will;

▪ Develop and maintain natural environment surrounding ski area to keep

natural noise blockers* in place

• Mitigate the distance noise travels in general vicinity

o *Natural Noise Blockers refers to the natural growth of

trees on property and in surrounding area

▪ Set limitations, as deemed necessary by reasonable persons, on amount

of sound equipment at events. This applies to sound equipment provided

by Mt. Brighton or the individuals managing event

• Mitigate the volume of noise in general vicinity

o To control excessive production of vibration, Mt. Brighton will;

▪ Set “Quiet Hours” – No event will begin before eight AM (0800) and no

event will end after midnight (0000)

▪ Set limitations when necessary, as deemed by reasonable persons, on

maximum level of frequency produced by sound equipment at events.

This applies to sound equipment provided by Mt. Brighton and provided

by the individuals managing event. Given that sound equipment produces

high levels of frequency and creates excessive production of vibration, it

will NOT be used on Mt. Brighton property.

• Mitigate the level of frequency produced in order to mitigate

excessive production of vibration

o To control excessive production of smoke, fumes and odors, Mt. Brighton will ;

▪ Utilize 8yd waste dumpster for all trash with weekly pickups scheduled

on Mt. Brighton account with waste company under active account under

Vail Resorts on behalf of Mt. Brighton.
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• Mitigate odors traveling from Mt. Brighton ski area

▪ When necessary, ensure all smoke/fume production is handled in the

designated spaces at Mt. Brighton that have been approved due to the

safety precautions taken in each space and done only by Mt. Brighton

staff trained to operate in those spaces for safety. Safety precautions and

training in these spaces are standardized and required across Vail

Resorts.

• All production of smoke, at the hands of Mt. Brighton staff, must

be done behind maintenance building as marked by Appendix A

o Mitigate smoke produced

• All production of fumes, at the hands of Mt. Brighton staff, must

be done in maintenance building as marked by Appendix A

o Mitigate fumes produced

o To control glare or other such nuisance, Mt. Brighton will;

▪ Ensure event lighting centers ski area only which requires no new action

on Mt. Brighton’s behalf as lighting is already constructed and centers ski

hill for safety during season. Any further construction of lighting fixtures

will be designed to center the ski hill or parking lot alone.

• Mitigate excessive light spillage onto other property areas

▪ Ensure exterior lighting meets 12.03 Ordinance standards

• All outdoor lighting on property are shielded to reduce glare

• All outdoor lighting on property arranged to ensure lights are

directed away from adjacent residencies

• All outdoor lighting on property arranged and shielded to ensure

no interference with vision of persons on adjacent road

• All outdoor lighting on property height measures at approximately

25ft, not greater than 30ft

• All outdoor lighting located in site parking lot was installed with

Genoa Township involvement and approval, thus no changes are

required for these

▪ Keep communication with surrounding property owners open so as to

respond to actionable issues, when deemed necessary by reasonable

persons.

• Mitigate other possible nuisances as they arise

d) “How will the use be served adequately by essential public facilities and services such

as highways, streets, police and fire protection, drainage structures, water and sewage

facilities, refuse disposal and schools?” 

o Highways and Streets
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▪ Mt. Brighton is right off of I-96 interstate as it connects to Grand River

Avenue and then Challis Rd. Main roads and highways are easily

accessible from Mt. Brighton ski area

• Approximate driving distance to I-96 from Mt. Brighton is, at

most, 5 minutes

▪ Police and Fire Protection

• Driving Distance from Livingston County Sheriff Department to

Mt. Brighton is, at most, 19 minutes

o Given that an emergency requires police response, Mt.

Brighton staff have training in Emergency Response

Procedures (ERP) and are instructed to call the Livingston

County Sheriff Department, when necessary as deemed by

the ERP training.

o Driving Distance from Brighton Fire Department to Mt.

Brighton is, at most, 9 minutes

▪ Given that an emergency requires fire department

response, Mt. Brighton staff have training in ERP

and are instructed to call the Brighton Fire

Department, when necessary as deemed by the

ERP training.

o Given that emergency responders are required on site, all

emergency vehicles must be parked by Ski Patrol, marked

on site map under Appendix A.

▪ Drainage Structures

• On Mt. Brighton property, we have two different locations that
require drainage structures. These structures are maintained by

our maintenance team on site. They are as follows:

o Parking Area – Total number of drainage structures is

equal to five (5)

o Backside of Ski Hill – Total number of drainage structures is

equal to four (4)

▪ Water and Sewage Facilities

• Drinking Water – Mt. Brighton has a total of 3 drinking fountains

on property

• Mt. Brighton has a total number of 15 bathrooms available to

women and 15 bathrooms available to men

▪ Schools

• The Maltby Intermediate School is located further south on Bauer

Rd, approximately 200m from the entrance to Mt. Brighton on
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Bauer Rd. Its distance from Mt. Brighton ensures events will not 

cause disruption to the school.   

e) “Will the use involve any uses, activities, processes, or materials potentially

detrimental to the natural environment, public health, safety, or welfare by reason of

excessive production of traffic, noise, vibration, smoke, fumes, odors, glare or other

such nuisance? If so, how will the impacts be mitigated? 

o As described in response to Question b) on application, Mt. Brighton will take

actions to mitigate production of traffic, noise, vibration, smoke, fumes, odors,

glare, or other such nuisance so as to ensure the safety of guests, maintain the

surrounding general vicinity and maintain Mt. Brighton and Vail Resorts

Commitment to Zero* so as to protect the natural environment on and

surrounding Mt. Brighton property. These preventative actions ensure no

potentially detrimental effects.

▪ *Commitment to Zero is a company policy defined by Vail as “bold

sustainability goal: to achieve a zero net operating footprint by 2030.”

f) “Does the use have specific criteria as listed in the Zoning Ordinance (sections 3.03.02,

7.02.02, & 8.02.02)? If so, describe how the criteria are met. 

o Yes, the use has specific criteria - (q) - as listed in section 7.02.02 of the Zoning

Ordinance

o Mt. Brighton’s property site is adequate to accommodate the intended use

without significant impact on nearby properties

▪ Mt. Brighton’s property has a standing room occupancy of approximately

5,000

▪ Mt. Brighton’s interior property has an occupancy of approximately one

thousand, one hundred and thirty-four (1,134) persons

• See Appendix B for documentation

▪ Property is located between two paved streets, both classified as public

routes as defined by Livingston County Road Commission

o All spectator seating available on hill approximately 100m from property line, at

point of least distance from property line as seen on Appendix A

o Site is periodically cleared of debris by Mt. Brighton staff along with partnering

with vendors such as Waste Management and My Green Michigan for disposal of

waste and compost.
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www.safebuilt.com 

August 9, 2023 

Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

Dear Commissioners: 

At the Township’s request, we have reviewed the revised submittal materials requesting special land use 

and sketch plan review for inclusion of a commercial outdoor recreation establishment as part of the 

existing ski facility at Mt. Brighton (applicant’s response letter dated 7/28/23). 

A. Summary

1. Special Land Uses (Section 19.03):

a. The proposal is generally compatible with the Master Plan classification of Private Recreation.

b. The Township may wish to seek input from the Road Commission to help mitigate any potential

traffic concerns.

c. The Township may wish to require an earlier end time for events (12AM is proposed; 10PM

would be consistent with the Noise Ordinance).  Alternatively, the Township may wish to set

decibel limits for events that may extend past 10PM.

d. In order to make favorable findings related to compatibility and impacts, the use conditions of

Section 6.02.02(g) need to be met to the Commission’s satisfaction.

e. The applicant must address any comments provided by the Township Engineer or Brighton Area

Fire Authority regarding public facilities and services.

f. Any event expected to include more than 1,000 patrons will be subject to the procedures and

requirements of the Township’s Assembly Ordinance.

2. Use Conditions (Section 6.02.02(g)):

a. The entire parking lot does not appear to be improved.  The Township may require improvements

based on the request for a new special land use.

3. Sketch Plan Review:

a. The Township may wish to require additional plantings to bring the site into compliance with the

approved site plan.

b. The Township may require improvement to any additional site deficiencies identified as part of

this review process.

B. Proposal/Process

The applicant proposes to include commercial outdoor recreation as part of the existing ski facility.  More 

specifically, the applicant proposes to hold “community centered events” on the 217-acre property, which 

is primarily used as a ski facility and, formerly, a golf course.   

Table 6.02 lists commercial outdoor recreation facilities as a special land use in the PRF District.  Such 

uses are also subject to the use conditions of Section 6.02.02(g).   

Procedurally, the Planning Commission is to review the special land use, sketch plan, and Environmental 

Impact Assessment, and put forth recommendations to the Township Board following a public hearing. 

Attention: Amy Ruthig, Planning Director 

Subject: Mt. Brighton – Special Land Use and Sketch Plan Review #2 

Location: 4141 Bauer Road – east side of Bauer Road, south side of Challis Road 

Zoning: PRF Public and Recreational Facilities District 
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Genoa Township Planning Commission 

Mt. Brighton – community events 

Special Land Use and Sketch Plan Review #2 

Page 2 

Aerial view of site and surroundings (looking north) 

C. Special Land Use Review

Section 19.03 of the Zoning Ordinance identifies the review criteria for Special Land Use applications as 

follows: 

1. Master Plan.  The Township Master Plan identifies the subject site as Private Recreation, which is

intended for “private recreational facilities such as golf courses, ski hills, campgrounds and private

parks.”

The established ski hill (and former golf course) is consistent with this category.  In our opinion, the

proposal to include “community centered events” is also compatible with this classification.

2. Compatibility.  As previously noted, the subject site contains over 200 acres and has been developed

for outdoor recreational uses (skiing and golf).  The surrounding area includes residential uses of

varying densities, generally to the south and west.

Based on the submittal materials it appears that the primary activity areas will be centrally located

within the property, and generally away from residential properties.

The primary concerns under this criterion are related to traffic and noise.  The submittal includes a

plan for traffic/parking to help mitigate potential impacts on the roadways.  Access to/from 2 main

roadways will help to mitigate congestion issues.

Given the nature of the request, a traffic study may not be necessary; however, the Township may

wish to seek input from the Livingston County Road Commission for any further mitigation efforts

that may be warranted.

The submittal notes that events will not start before 8AM and will end by 12AM.  Though events

approved by the Township may be exempt from the Noise Ordinance, it is worth noting that this

Ordinance reduces the allowable noise generation after 10PM (as opposed to 12AM).

As such, the Township may wish to require an earlier end time, or set decibel parameters on events

that may run past 10PM.

Additionally, the use conditions of Section 6.02.02(g) are intended to help ensure compatibility.

Provided the use conditions are met to the Commission’s satisfaction, we expect the proposal to be

compatible with the surrounding area.

Subject site 
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Genoa Township Planning Commission 

Mt. Brighton – community events 

Special Land Use and Sketch Plan Review #2 

Page 3 

3. Public Facilities and Services.  The submittal notes that the site has existing well and septic systems

that accommodate the existing ski facility, including a total of 30 bathrooms (15 female/15 male,

which exceeds the minimum ratio required by the Township’s Assembly Ordinance).

The applicant must address any comments provided by the Township Engineer and/or Brighton Area

Fire Authority related to this criterion.

4. Impacts.  Similar to comments above, provided the use conditions are met to the Township’s

satisfaction, surrounding properties are not expected to be adversely impacted by the proposal.

With that being said, the applicant should also be aware that any event intended for more than 1,000

patrons will be subject to review and approval under the Township’s Assembly Ordinance.

5. Mitigation.  If further concerns arise as part of the review process, the Township may require

additional efforts to mitigate potential adverse impacts.

D. Use Conditions

Commercial outdoor recreation establishments are subject to the use conditions of Section 6.02.02(g), as 

follows: 

1. Such uses shall include, but need not be limited to, the following: recreational fields, rinks or

courts, including football, softball, soccer, tennis, basketball, ice skating, and similar activities,

swimming pools open to the general public or operated by a private non-profit organization,

archery and shooting ranges, animal racing, go-cart, automobile or motorcycle tracks, music

concert pavilions and bandshells, amusement parks and uses accessory to the above uses, such

as refreshment stands, retail shops selling items related to the above uses, maintenance

buildings, office for management functions, spectator seating and service areas, including

locker rooms and rest rooms.

Based on a pre-application meeting, the events intended may include music, refreshment stands and retail 

shops, which are generally compatible with this condition. 

2. The site shall be adequate to accommodate the intended use(s), parking and adequate buffer

areas without significant impact on nearby properties in terms of noise, traffic, lighting glare,

views, odors, trespassing, dust or blowing debris, as determined by the Planning Commission.

The applicant shall provide documentation the site size is adequate using national facility

standards.

There is a relatively large, existing parking lot in the northwest portion of the property.  The revised 

submittal notes that 700 spaces are available.  In the context of the Township’s Assembly Ordinance, this 

amount of parking is sufficient for up to 2,100 patrons (ratio of 1 space per 3 patrons). 

However, it does not appear that the entire parking lot is improved with hard surfacing, as required by 

Ordinance.  Given the proposal to add another special land use to the property, the Township may require 

that the parking lot be improved to current standards. 

The submittal identifies a parking plan that includes employees to direct traffic, temporary event signage, 

and a sectioned parking/exiting strategy. 

3. The site shall be located on a paved street which is classified as a Primary Route by the

Livingston County Road Commission.

The subject site has frontage on Bauer and Challis Roads, both of which are paved and classified as 

Minor Arterial roadways (which are considered Primary Roads). 
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Genoa Township Planning Commission 

Mt. Brighton – community events 

Special Land Use and Sketch Plan Review #2 

Page 4 

4. No building or spectator seating facility shall be located within one hundred (100) feet of a

property line.

The revised aerial photo included with the submittal notes the location of spectator seating, while the 

submittal states that “all spectator seating available on hill approximately 100m from property line, at 

point of least distance.”   

5. The site shall be periodically cleared of debris.

The submittal states that the “site is periodically cleared of debris by Mt. Brighton staff” and that they 

will partner “with vendors such as Waste Management and My Green Michigan for disposal of waste and 

compost.”  

E. Sketch Plan Review

As previously noted, the submittal includes older site plans and aerial photos.  Most of the site 

development regulations are covered by the use conditions noted above.   

However, given the request for a new special land use, the Township may require improvements to bring 

the site into (or closer to) compliance with current Ordnance standards. 

Of note, one of the site plan pages includes a landscape plan depicting numerous plantings around and 

within the parking lot.  Aerial photos show fewer plantings than the site plan.  The Township may require 

replacement plantings to bring the site into compliance with the approved site plan. 

Additionally, aerial photos indicate that parking lot light fixtures are tilted upward to cast light outward.  

The revised submittal notes that existing lighting will be corrected to meet the current standards of 

Section 12.03. 

Lastly, the Township may require improvement to any other site deficiencies identified as part of this 

review process. 

Should you have any questions concerning this matter, please do not hesitate to contact our office. 

Respectfully, 

SAFEBUILT 

Brian V. Borden, AICP 

Michigan Planning Manager 
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Tetra Tech 
3497 Coolidge Road, East Lansing, MI 48823 

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

August 7, 2023 

Ms. Amy Ruthig 

Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

Re: Mt. Brighton Events 

Special Use Site Plan Review No. 2 

Dear Ms. Ruthig: 

Tetra Tech conducted a second review of the special land use and site plan submittal for Mt Brighton Events received on 

July 27, 2023. The submitted documents include the special land use application, impact assessment, and the original 

site plan for the property dated April 5, 1999. The applicant is requesting a special use to hold events on site. We 

offer the following comments: 

GENERAL 

1. The Petitioner should obtain approval from the Brighton Area Fire Authority prior to Township approval.

TRAFFIC CONTROL 

2. A more detailed traffic plan should be provided for how event traffic will be managed. Both Bauer Road

and Challis Road are maintained by the Livingston County Road Commission, and they should review and

approve of the proposed traffic management plan.

We recommend the petitioner address the above comments prior to approval. Please call or email if you have any 

questions.    

Sincerely, 

Shelby Byrne, P.E. 

Project Engineer 
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July 17, 2023

Amy Ruthig
Genoa Township
2911 Dorr Road
Brighton, MI 48116

RE: Mt Brighton Events Special Use
4141 Bauer Rd.
Brighton, MI
Attn: Sydney Ryan
sydney.a.ryan@vailresorts.com

Dear Amy,

The Brighton Area Fire Department has reviewed the above-mentioned site plan. The
plans were received for review on June 30, 2023 and the Genoa Township special land
use application is dated May 17, 2023. This review is based on the application to hold
special events on the property of Mt. Brighton and all documents submitted. The review
is based on incident management for large events and requirements of the International
Fire Code (IFC) 2021 edition.

1. In section C of the outline submitted, there is reference to the driving distance from
“Brighton Sheriff Department”. Police response to this area would be provided by the
Livingston County Sheriff Department. It is unknown what the response time would be
to this area and would depend on the staffing levels of the sheriff department.

2. Also found in section C of the submitted outline is the fire department response. The
Brighton Area Fire Authority has two fire stations similar distances from Mt. Brighton. If
fire apparatus are in quarters at the time of an emergency response times would be
between four and seven minutes.

3. Lastly, section C references that when emergency responders are required to be on
site that emergency vehicles must be parked by ski patrol. Whenever emergency
vehicles are required to be on site for an event, the location of emergency vehicles
will be determined through event planning meetings.

4. In various locations of the submitted outline it is stated that when an emergency
arises staff is to call the sheriff department or the fire department. If emergency
services are on site and an emergency occurs, emergency services will be
contacted by radio when available or via face to face. If emergency services are
not on site, or if the above modes of communication are not available, staff shall call
911.

Additional comments will be provided during event planning meetings and will be
determined by event type and size. If there are any questions about the comments on
this plan review please contact me at 810-229-6640.
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June 30, 2023
Page 2

Mt Brighton Events Special Use
4141 Bauer Rd.

Site Plan Review

Cordially,

Derrick Bunge, Captain FIre Inspector
cc:Amy Ruthig amy@genoa.org

www.brightonareafire.com21
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From: Bob & Jan Adamski
To: Amy Ruthig
Subject: Mt Brighton Request for Special Use permit.
Date: Monday, July 31, 2023 5:34:33 PM

My name is Janet Adamski. I reside at 4518 Kingswood Dr. (Mt. Brighton
subdivision), and my home (and the Moyers’ home) are the closest to Mt.
Brighton.  The purpose of this note is to request information/clarification
on the Notice of Public Hearing August 14, 2023 concerning Mt. Brighton’s
request for “special use permit” to allow for “commercial outdoor
recreational events” at the Ski facility.

What types of outdoor events are included? Will local approval be required
for these events, or will they receive a “blanket” approval for all events?
How frequently will events be held? What does term “special use” mean?

I have a number of concerns I’d like to express.  What level of noise will
be allowed? My ears rang for several days after last Saturday’s Country
Festival.

What, if any, type(s) of construction will be involved? How will it impact
our neighborhood, and when would it be scheduled?

What about traffic impact? We already struggle with 3 nearby schools,
blockage by trains, impact of impending roundabout at Challis and Bauer.
Recent construction in last few years has made it much more difficult to go
from place to place. We have concerns about participants using the
turnarounds in our subdivision for access, the the disruption in general of
having special events.

Will this affect our water? We are all using wells here, not city water.

I have lived here for over 30 years. This is a quiet, friendly subdivision and
we’d like to keep it that way. Please don’t take that away from us. Those
of us who have committed to this area for many years should be listened
to.

Thank you for your time.

Jan
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From: Peggy Moyer
To: Amy Ruthig
Subject: Re: Question on Mt. Brighton Request
Date: Tuesday, August 1, 2023 10:44:06 AM
Attachments: image001.png

image001.png

Thank you, Amy.  Wish there were more specifics available on what kinds of events.  We
truly support them hosting community-centered events (ie Brighton's Jazzfest), but our
concerns are with events that put public usage up next to our property on the back side of the
ski hill (ie utilization of paths for races).  We have a path right next to our property that
currently is used for their work vehicles (which has never been a problem), but would not
appreciate it being used for other purposes.  Also, I do believe Pine Knob has an 11pm noise
curfew...their request of midnight laye.

Jerry and Peggy Moyer

On Tue, Aug 1, 2023, 9:56 AM Amy Ruthig <amy@genoa.org> wrote:

Good Morning,

I have attached the applicant’s packet for your review.  In regards to if they would
require a permit for each event, that would fall under the Planning Commission and
Township Board’s decision.  They are requesting to hold community centered
events.  All projects receive reviews by our consultants (Planner, Engineer and the
BAFD).  I have included those for your review Typically, the applicant will receive a
second round of reviews from the resubmitted information that is requested by our
consultants in their 1st review.  The packet that your are reviewing is their
resubmittal from the review letters that are included.  Hopefully that made sense. 
Please contact me with any questions that you have.

Thank you,

Amy Ruthig

Planning Director
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Genoa Charter Township

2911 Dorr Road, Brighton, Michigan 48116

Office: 810-227-5225 Ext. 114  Direct: 810-224-5824

E-mail: amy@genoa.org, Url: www.genoa.org

From: Peggy Moyer <moyerpeggy307@gmail.com> 
Sent: Monday, July 31, 2023 4:25 PM
To: Amy Ruthig <amy@genoa.org>
Subject: Question on Mt. Brighton Request

Dear Amy, 

We just received our notice letter and we would like some information on what would
"commercial outdoor recreational events" look like?  What kinds of events would fall under
this special use permit that VR US Holdings, Inc.,  is requesting?  Is a new permit requested
and needed for each event, or does getting this approval give them unlimited approval for all
future events?  Thank for your help.

Jerry and Peggy Moyer
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08 August 2023 

To: Genoa Township Planning Commissioners 

As residents of the Mt. Brighton subdivision, with property neighboring the Mt. Brighton Ski Area 

(MBSA), we are writing in response to the request by MBSA for a special use permit and the public 

hearing on 14 August, which we are unable to attend. 

The MBSA application and associated documents do not specify in any meaningful way the scope of 

“outdoor recreational events”, including type, number, duration, etc. We are against the township 

granting such a broad use permit. 

Our concerns are for maintaining the peacefulness of our neighborhood. It consists of a variety of 

residents, including the elderly, newborns, and off-shift employees – all who require rest throughout the 

day. Events such as amplified concerts are disruptive to our residents. Low frequency sound and 

vibration was heard/felt in our homes during the concert held earlier this summer at MBSA. 

The application further uses vague, subjective and troubling language, for example suggesting that ticket 

sales and noise limitations will be determined by “reasonable persons”.  

In summary, we are not opposed to outdoor summer events at MBSA  that maintain the quite enjoyment 

of our neighborhood. 

Sincerely,  

Jonathan and Lynn Nelson 

4533 Mt. Brighton Drive 

810.923.5954 
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The former golf course area is a rare buffer to the ever expanding building and noise of our county. It is 

are not disruptive to the it would be irresponsible for the township to approve such a permit 

While the township has provided some reports and studies of the impact on safety and environmental, 

however  no studies have been done on the impact to our neighborhood and others nearby.  
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From: Martin Lindsley
To: Amy Ruthig
Subject: Request by Mt Brighton to hold outdoor recreational events.
Date: Wednesday, August 9, 2023 7:22:43 PM

My wife and I have lived in the Mt Brighton sub since 1991.  We appreciate the peace and quiet that it provides. 
We are concerned that if the request by the Mt Brighton ski area is  approved it will negatively impact the
neighborhood.  I am assuming that what they are planning are events similar to the country music festival that was
recently held.  If that is the case I think that the chances of excessive noise, traffic, alcohol and drug use will be
present.  Traffic on Bauer and Challis is already dangerous enough without the probability of a significant number
of impaired drivers on the road.  My wife and I will be in New York when the hearing is scheduled or we would
attend.  If you would like to discuss our concerns with me please call me on (586) 201 8164.  Thank you.

Regards,

Martin Lindsley

Sent from my iPad
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Mt. Brighton - Environmental Impact 
Assessment 

June 28, 2023 

A. Name(s) and address(es) of person(s) responsible for preparation of the impact assessment

a. Sydney Ryan

Mt. Brighton - Sr. Administrator

4141 Bauer Rd, Brighton MI

B. Map(s) and written description: Please view Zoning maps provided with Special Land Use

Application and Appenix A from the Special Land Use Application for maps of property. Mt.

Brighton’s property is located off of two primary routes – Challis Rd and Bauer Rd. Mt. Brighton

parking space contains two exits, one exiting onto Bauer Rd and the second exiting onto Challis

Rd. Challis and Bauer Rd are lined with trees on either side of them, therefore surrounding Mt.

Brighton property with trees and other natural environmental growth. Mt. Brighton property,

alongside Challis Rd, stretches approximately one thousand two hundred and forty (1,240)

meters (M) back. The front of the property – and the location of the parking space – extends

alongside Bauer Rd approximately five hundred and seventy-five (575) M. The Mt. Brighton

building, containing guest amenities available during ski season, is located within this 575M

stretch. The building itself extends approximately one hundred and seventeen (117) M.

Approximately two hundred (200) M from the Challis entrance into Mt. Brighton parking space

is the Ski Patrol building utilized for first aid. On property, Mt. Brighton has a total amount of

three (3) ponds onsite. The location of these ponds, in reference to their distance in meters

from the front of Mt. Brighton property, are as follows:

▪ Pond One (1) begins approximately one hundred and sixty-two (162) M

▪ Pond Two (2) begins approximately two hundred and ninety (290) M

▪ Pond Three (3) begins approximately seven hundred (700) M

No permanent changes to site for development are proposed under this submittal.  

C. Impact on natural features: There will be no impact to natural features as no permanent

development will be made. Please refer to written description of site above.

D. Impact on storm water management: Existing infrastructure will remain preserved. No

impact is predicted as event capacity, function and preparation will be aligned with winter

season operations, therefore no additional detention or sediment control systems are

anticipated.

E. Impact on surrounding land used: Mt. Brighton’s proposed use of the site aligns with historic

site use during operations. This ensures capacity for all community events remains within
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existing structures on site. Community events proposed will increase light, noise and traffic 

during summer months due to interest in events. However, increased production will align to 

the increased production during the winter season due to interest in Mt. Brighton winter 

operations. As Mt. Brighton has this draw during the winter season without negative impact to 

adjacent properties, the same is concluded for community events held in the summer season.  

F. Impact on public facilities and services: Mt. Brighton has private facilities and services to

accommodate more than 3,000 guests in the winter season. These facilities will be operational

for all community events, when necessary, ensuring no anticipated impact on any public facility

or service. While Mt Brighton facilities have significant capacity, we anticipate the majority of

community events under this submittal to not exceed 1,500 guests thus further ensuring

capacity for events without impact on public facilities or services.

G. Impact on public utilities: Mt. Brighton is serviced with on-site septic and well systems

resulting in no impact on public utilities from proposed use.

H. Storage and handling of any hazardous materials: No storing or handling of hazardous

materials shall occur in relation to proposed use. 

I. Impact on Traffic and Pedestrians: Proposed use will result in increased traffic in

surrounding area due to interest in events. However, proposed use will not create an increase

large enough that existing structure capacity would require development or expansion. During

winter season, Mt. Brighton draws traffic into area due to interest in operations. Historically,

Mt. Brighton’s existing parking layout and the multiple entrances onto different roads ensure no

negative impact to surrounding areas during winter. Proposed use aligns with this structure;

therefore, no negative impact to surrounding areas or roads.

J. Special Provisions: No Special Provisions proposed.
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ALL PERMIT INFORMATION ANSWERS ARE NO 
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GENOA CHARTER TOWNSHIP APPLICATION 

Sketch Plan Review 
GENOA TOWNSHIP 

JUL 1 9 2023 

RECEIVED 

TO THE GENOA TOWNSHIP PLANNING COMMISSION: 

APPLICANT NAME & ADDRESS:Aric Wilson 1011 Madison St, Brighton, Ml 48116
If applicant is not the owner, a letter q/Authorizationfi'om Property Owner is needed. 

OWNER'S NAME & ADDRESS:Cam Family Investments LLC

7949 W Grand River Rd, Brighton, Ml 48114 471113400025 SITE ADDRESS: ________________ PARCEL #(s): 

APPLICANT PHONE: { s10 ) 772-1831 OWNER PHONE: ___________ _ 
Located between existing automotive 

LOCATION AND BRIEF DESCRIPTION OF SITE: ______________ _ 
businesses, 0.96 acre lot surrounded by fence with 1482 sq/ft existing building. 

Used vehicle sales 
BRIEF STATEMENT OF PROPOSED USE: _________________ _ 

Maintaining existing gravel lot, adding 
THE FOLLOWING IMPROVEMENTS ARE PROPOSED: _____________ _ 
improvments to the existing landscape to increase curb appeal. 

I HEREBY CERTIFY THAT ALL INFORMATION AND DATA ATTACHED TO AND MADE 

PART OF THIS APPLICATION IS TRUE AND ACCURATE TO THE BEST OF MY 

KNOWLEDGE AND BELIEF. 

Arie Wilson 
BY: 

---------------------------------

1011 Madison Street, Brighton, Ml 48116 
ADDRESS: 

-------------------------------

Contact Information - Review Letters and Correspondence shall be forwarded to the following: 

Arie Wilson Arie's Autos LLC aricsautos@gmai1.com 
I. of _____________ at ______ _ 

Name Business Atliliation Email Address 

FEE EXCEEDANCE AGREEMENT 

All sketch plans are allocated one (I) consultant review and one (I) Planning Commission meeting. If additional 
reviews or meetings are necessary, the applicant will be required to pay the actual incurred costs for the additional 
reviews. If applicable, additional review fee payment will be required concurrent with submittal for a Land Use Permit. 
By signing below, applic indicates agreement and full understanding of this policy. 

07/05/2023 SIGNATURE: __ ---t-.,,,L-�'.:..........:!���---a.�L-------DATE: ___________ _
810-772-1831

OLJ/'\1\11:-
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GENOA CHARTER TOWNSHIP 

Special Land Use Application 

This npphCnllon must be acl.'omp:inicd h� .i wi:- pl:in re, 1c,, upphcallon ,u1J the DSS{)('llted !ubmm..n.l 
rt'QUl�mcnts (The Zoning Offic1JI nt: t) ,lllO\\ 11 ll.)SS Jdailcd �ketch pl:in for a chan&e 1n use 1 

\PPLIC-\ IT A�IC & ADORES� Arie Wllson 1011 Madison SI Brighton, Ml, 48110 
\i·ht II a h•tf,r ,if A11tlwri:at1on Jro11 Prt1pcrty 011 ncr 1(apf'llca11on 1s Hgn<'d hy .◄,:tm,: Agrnt 

APPL!( \Nl PHO\/E I 810) 772-1831 F.MAIL•_a_ncs_aut_o_s_@..,.9_ma_1_1 com _______ _

OW\ER NA \ff & ADD RE s"·(-'nk., Mc..,1r'-:-t'r""+-, ' l

int.f Mu7 A.Gf- , �\<ft'.1 I 1\111 'I-&;.� 

SITE ADDRESS 7949 W Gnmd River. Btighton. Ml 48114 PARCEL #(s) 41 / I --f 'j-lj{}0, 0% 

Location und bndd�i:nptJon ofs1tc and surroundmg�· 
Tne SIie Is located on West Grend River bet�en Solehte Auto Glass and Cnemp,on Buic:1< GMC 
The sire 1s a O 96 acre fenced In property 11lClud1ng e 1482 Sq/ft building, 

Propo� U 
Used Vende saes 

D c�cnbc ho\, )Our reque!-t m-:cts !he: 701ung Orduuncc Gc�ral Rc\J.,\\ Standards ( �lion 19 03) 

a Descnbc ho\, the uc;c "ill b.: comi,3tiblc nnd m occonlancc ,, ilh lM goal�. obJ1.aco, c,, and pohc1i:� of rhc 
Gcno;i To\\l1sh1p Comprchenmc Plan nnd ·ub.:lrca plans, and \\ill promote the taJcm nt of Purpose ofch.: 
zoning d15tnct 1n \\ h1ch !he use IS propos.:d, 

b D�cnbc ho\, the use ,,ill be de:-igncJ, con,uucrcd, oixrnreJ. and nlJinttunoo to be comp:mblc ,,irh, and not 
s1gmfiC311lh alic.r, the c�i\llng or mtcnJ�d chi\r:lctcr of the g1.:ncraJ, 11:tnll) 

It� 

AllC s Autos Wl!4 be opera:ec, eff1C6ntly, 01113nized end proressaonall� Tho Sile �ill be malritaned \0 rret11 and 
exceed standards of surrounding businesses and ar�a 

I low" lll the u Ix >.:n cd �cqu,llcf) b) c cntial public fOC1l111� and . n ICC'S such as h igh,, � • SIJC"Ch, 
pohC'C :ind fire pro:ec11on, dmm:igc stni.:1urc . \\:Jlcr nnd SC\\agc fac1l111e� rclu� di,pos:il l&llJ Sthoo ls" 

� •e tlN11 • oammen:ial r9"UI' tor ,..,.-, ) a... and meets lhe requullfflerts 10 b6 aavec, by esen:ill puNc la � 

Apphcanl wdl provide adequate refuse disposal with local waste management company 

P � I of.:! 
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d \\ ill lhe usc m, oh I.' ,m) uses. actl\ 111es, processes, or mntcrials polent,ally dctnn1cntal to the natural 
cmnonmcnt, public hcnlth safety, or \\clfa� b, �a on of excessive produetion of traffic, noise., ,bration. 
smoke. fumes. odors. glare or other such 11u1sancc 1 lfso. how mil U1c impacts be m,t,g:itcd? 

No, there will be no automotive repair on site. 
This s ite will be strictly for the sales, storage and display of inventory 
There are no polentially detrimental consequences to this Sile being utilized for vehicle sales.

c Docs the use have specific critcna as hsted 111 the Zoning Ordinance (sections 3.03.02, 7 02 02. & R 02.02)" 
If so. descnbc ho,, the crilcria arc met 

(1)S1te wUI be m compliance with State of Michigan standards for used vehicle sales (3) No vehldes wtll be displayed on greenbe- area
(2)S1Ie has both paved and gravel surfaces, current gravel surface will be maintained and v�II not Impact neighbomig proper1Jes negai,vely
(4)Bu1ld1ng has 1482sqllt of office space.(S)Most inventory wtll be driven In, any unloading will be on site to not disturb traffic
ff>) This nroP.£rlY ha, an c,,�tmg buffer 1.0ne that meets all r�uircrnents of surrounding areas 
I HEREBY CERTIFY THAT ALL INFORMATION AND DATA ATTACHED TO AND MADE PART OF 
THIS APPLICATION ARE TRUE AND ACCURATE TO THE BEST OF MY KNOWLEDGE AND BELJEF. 
I AGREE TO DESIGN. CONSTRUCT AND OPERA TE. AND MAINTAIN IBESE PREMISES AND THE 
BUILDINGS. STRUCTURES. AND FACILITlES WHICH ARE GOVERNED BY IBIS PERMIT IN 
ACCORDANCE WITH THE STATED REQUIREMENTS OF THE GENOA TOWNSHIP ZONING 
ORDINANCE. AND SUCH ADDffiONAL LIMITS AND SAFEGUARDS AS MAY BE MADE A PART OF 
TI-TIS PERMIT 

THE UNDERSIGNED e _......,.,,...- f\. STA TES THAT THEY ARE THE 
FREE OWNER OF THE PROPERTY OF PRO E TIES D CRIBED ABOVE AND MAKES 
APPLICATION FOR TIIlS SPECIAL LAND USE PERMIT. 

BY: e�Q�� 
ADDRESS: 2 i D4 Ma.Ci IA Gt. ) -+\o�( I N I i"S l> s::C' 

Contact Information - Review Letters and Correspondence shall be forwarded to the follo\\'ing 

Arie Wilson of Arie's Autos LLC 
-----------

Name Business Affiliation 
at ariesautos@gmail.com 

Email 

FEE EXCEEDANCE AGREEME�T 

As stated on the site plan review fee schedule, all site plans are allocated two (2) consultant renews and one 
(I) Plannmg Comn11ssion meeting If additional reviews or meetings are ncccssal). the :ipplicant will be
required to pa: the actual incurred costs for the addit:Jonal re, ie\\S If applicable. additional re, 1c\\ fee
payment will be required concurrent\\ 1tJ1 submittal to the To\\nship Board 8) s1gnmg below. applicant
indicates agreement and full understanding of this policy.

SIGNATURE: C �J,iu_ DA Tc.07 rOS/2023 

PRINT "JAME Arie Wilson PHONE 810-772-1831
--------------

P:igc 2 of 2 
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www.safebuilt.com 

August 10, 2023 

Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

Dear Commissioners: 

At the Township’s request, we have reviewed the special land use and sketch plan submittal proposing 

automobile sales at 7949 Grand River Avenue, which is a previously developed site (sketch plan dated 

7/14/23). 

A. Summary

1. Special Land Uses (Section 19.03):

a. Given the presence of existing auto-oriented businesses in the immediate area, the proposal is

generally compatible with the Master Plan classification of Mixed-Use – East Grand River.

b. In order to make favorable findings related to compatibility and impacts, the applicant must

provide lighting details and the use conditions of Section 7.02.02(c) need to be met to the

Commission’s satisfaction.

c. The applicant must address any comments provided by the Township Engineer or Brighton Area

Fire Authority regarding public facilities and services.

2. Use Conditions (Section 7.02.02(c)):

a. Pending input from the Township Engineer, the Commission may allow the existing gravel

surfacing to remain, or may require that it be paved.

3. Sketch Plan Review:

a. The Township may require improvement to the existing gravel surfacing.

b. The applicant must provide lighting details.

c. The site does not fully meet current Ordinance standards with respect to landscaping (Grand

River greenbelt), signage (setback/r-o-w encroachment) and parking (number of customer spaces,

barrier-free space striping, and looped striping).

d. The Township may require improvement to any additional site deficiencies identified as part of

this review process.

B. Proposal/Process

The applicant proposes to establish automobile sales at the previously developed site.  

Table 7.02 lists new and used automobile sales as a special land use in the GCD.  Such uses are also 

subject to the use conditions of Section 7.02.02(c).   

Procedurally, the Planning Commission is to review the special land use, sketch plan, and Environmental 

Impact Assessment, and put forth recommendations on each to the Township Board following a public 

hearing. 

Attention: Amy Ruthig, Planning Director 

Subject: Aric’s Auto Sales – Special Land Use and Sketch Plan Review #1 

Location: 7949 Grand River Avenue – double frontage lot on Grand River and Hacker Road 

Zoning: GCD General Commercial District 
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Aerial view of site and surroundings (looking north) 

C. Special Land Use Review

Section 19.03 of the Zoning Ordinance identifies the review criteria for Special Land Use applications as 

follows: 

1. Master Plan.  The Township Master Plan identifies the subject site as Mixed Use – East Grand

River.  The Plan states the following as part of its description of this classification: “regional

commercial uses, such as auto-oriented uses (including fast-food) are only intended at interchange

uses and where otherwise currently existing along Grand River Avenue.”

While the subject site is not an existing auto-oriented use, it is situated amongst other such uses,

including a relatively large auto dealership to the north.

Given the existence of auto-oriented uses in the immediate area, we are generally of the opinion that

this standard is met.

2. Compatibility.  As noted above, the immediate area includes several existing auto-oriented uses,

including a relatively large auto dealership; however, it should also be noted that there are residential

uses to the east across Hacker Road.

One of the concerns often associated with auto sales is lighting.  The sketch plan does not identify any

existing or proposed exterior site lighting.  As such, we request the applicant provide details of

existing or proposed lighting to ensure compliance with current standards and protection of nearby

properties from light intrusion.

Additionally, the use conditions of Section 7.02.02(c) are intended to help ensure compatibility.  In

order to make a favorable finding under this criterion, the use conditions must be met to the

Commission’s satisfaction.

3. Public Facilities and Services.  As a previously developed site along the major commercial roadway

through the Township, we anticipate that necessary facilities and services are already in place.

However, the applicant must address any comments/concerns provided by the Township Engineer

and/or Brighton Area Fire Authority related to this criterion.

Subject site 
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4. Impacts.  Similar to comments above, the applicant must provide lighting details for review and the

use conditions must be met to the Township’s satisfaction in order to make a favorable finding under

this criterion.

5. Mitigation.  If further concerns arise as part of the review process, the Township may require

additional efforts to mitigate potential adverse impacts.

D. Use Conditions

New and used automobile sales establishments are subject to the use conditions of Section 7.02.02(c), as 

follows: 

1. Sale space for used mobile homes, recreational vehicles and boats may only be carried on in

conjunction with a regularly authorized new mobile home, recreational vehicle or boat sales

dealership on the same parcel of land.

The submittal references only used automobile sales. 

2. All outdoor storage areas shall be paved with a permanent, durable and dustless surface and

shall be graded and drained to dispose storm water without negatively impact adjacent

property. The Township Board, following a recommendation of the Planning Commission and

the Township Engineer, may approve a gravel surface for all or part of the display or storage

area for low intensity activities, upon a finding that neighboring properties and the

environment will not be negatively impacted.

The sketch plan depicts vehicle display areas in the Hacker Road front yard (functions as the site’s rear 

yard), which contains a mix of paved and gravel surfacing. 

Pending input from the Township Engineer, the Commission may allow the gravel surfacing to remain in 

place, or may require that it be improved to meet this condition. 

3. No storage or display of vehicles shall be permitted in any landscape greenbelt area, provided

the Township may permit a display pod for an automobile within the greenbelt area where it is

integrated into the landscape design.

The submittal notes that no vehicles will be stored or displayed in landscape greenbelt areas. 

4. The site shall include a building of at least five hundred (500) feet of gross floor area for office

use in conjunction with the use.

The existing building contains 1,482 square feet of floor area. 

5. All loading and truck maneuvering shall be accommodated on-site.

The submittal notes that all loading will be accommodated on-site, and that most inventory will simply be 

driven to the site. 

6. All outdoor storage area property lines adjacent to a residential district shall provide a buffer

zone A as described in Section 12.02. A buffer zone B shall be provided on all other sides. The

Planning Commission may approve a six (6) foot high screen wall or fence, or a four (4) foot

high landscaped berm as an alternative.

The site is not adjacent to a residential district, though the vehicle display area is generally 

screened/enclosed by fencing, masonry walls, and landscaping. 40
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E. Sketch Plan Review

Many of the site development regulations are covered above; however, given the request for a new special 

land use, the Township may require improvements to bring the site into (or closer to) compliance with 

current Ordnance standards. 

Of note, the Township may require improvements to the gravel surfacing and lighting details (existing or 

proposed) are needed to ensure compliance with current standards (Section 12.03). 

Additionally, we provide the following for the Commission’s consideration: 

• The sketch plan depicts 3 greenbelt trees along Grand River, though 4 are required;

• The existing sign along Grand River does not provide the required 10’ setback (and appears to

slightly encroach into the right-of-way);

• 7 customer parking spaces are required, though only 4 are depicted;

• Required ADA striping for the barrier-free parking space is required; and

• Customer parking spaces are required to provide looped (double) striping.

Lastly, the Township may require improvement to any other site deficiencies identified as part of this 

review process. 

Should you have any questions concerning this matter, please do not hesitate to contact our office. 

Respectfully, 

SAFEBUILT 

Brian V. Borden, AICP 

Michigan Planning Manager 
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Tetra Tech 
3497 Coolidge Road, East Lansing, MI 48823 

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

August 8, 2023 

Ms. Amy Ruthig 

Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

Re: Aric’s Auto Sales 

Special Use Sketch Plan Review No. 1 

Dear Ms. Ruthig: 

Tetra Tech conducted a review of the special land use and sketch plan submittal for Aric’s Auto Sales last dated July 14, 

2023. The property is a 0.96-acre site adjacent to both Hacker Road and Grand River Avenue at 7949 Grand River 

Avenue in Brighton. The Petitioner is proposing to use the existing building with no improvements to the site for 

Aric’s Auto Sales. We offer the following comments: 

GENERAL 

1. The bar scale on the sketch plan is incorrect. The sketch plan is drawn at 1” = 30’, but the graphic scale is

shown as 1/30”=1’.

2. The existing parking spaces are not striped per the Township’s Zoning Ordinance. The parking lot and

access drive between Grand River Avenue and the existing building is paved, but the area to the east of the

existing brick wall is gravel parking lot and vehicle display area. Section 7.02.02 of the Zoning Ordinance

requires that outdoor storage areas be hard surface unless approved otherwise. Since the gravel surface is

existing and proposed activities are of a low intensity, we have no concern with the vehicle display area

being gravel, but the Petitioner should consider at least paving the proposed customer parking spaces.

3. The two parking spaces shown near the existing gate in the northeast corner of the site are not accessible

and should not be considered parking spaces.

4. The sketch plan should include parking calculations based on the parking space numerical requirements in

section 14.04 of the Township’s Zoning Ordinance.

5. Since the barrier free parking space is not detailed, it is unclear if the space meets the Township’s

Requirements. The barrier free parking space needs to be signed and marked.

We recommend the petitioner address the above comments prior to approval. Please call or email if you have any 

questions.    

Sincerely, 

Shelby Byrne, P.E. 

Project Engineer 
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August 3, 2023

Amy Ruthig
Genoa Township
2911 Dorr Road
Brighton, MI 48116

RE: Aric’s Auto Sales - SPECIAL LAND USE
7949 Grand River Ave.
Genoa Twp., MI

Dear Amy,

The Brighton Area Fire Department has reviewed the above-mentioned site plan. The
plans were received for review on July 26, 2023 and the drawings are dated July 14,
2023. The project is based on an existing property and building to be used for used auto
sales. The plan review is based on the requirements of the International Fire Code (IFC)
2021 edition.

1. 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.
The location and size shall be verified prior to installation.

IFC 505.1

2. The location of a Knox Box shall be indicated on future submittals. The Knox box shall
be located adjacent to the main entrance of the structure, in a location
coordinated with the fire authority.

IFC 506.1

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,

Derrick Bunge
Captain Fire Inspector

cc:Amy Ruthig amy@genoa.org
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Impact Assessment 7949 W Grand River
Aric’s Autos LLC
aricsautos@gmail.com
810-772-1831

a. Name(s) and address(es) of person(s) responsible for preparation:
Aric Wilson, 1011 Madison Street, Brighton, MI 48116
Aric has nearly a decade of experience in professional automotive sales, with a strong
family background in the car business dating back three generations.

b. Map(s) and written description/analysis of the project site:
Most of the existing features will be used as-is. A portion of the existing brick paver area will
be used for customer parking and the display of (+/-) 5 vehicles. There will be a maximum of
5 vehicles on display during normal business hours. The existing brick walls and chain link
fence will remain. The existing 20’ gate will remain open during normal business hours.
Customer parking will remain in front of the existing sales office and an ADA compliant
space with an additional customer space will remain in the storage lot near the side
entrance to the sales building. The existing concrete apron will remain. In the gravel lot, the
20’ x 56’ concrete slab will remain, as well as the existing 12’x17’ out building which will be
used for yard tool and trash receptacle storage. The existing monument sign will be re-used
and a sign permit will be obtained per township guidelines if needed.

c. Impact on natural features: All existing trees and greenery will remain. All existing planters
will be cleaned, and new annuals and shrubbery will be added. All existing grass buffers will
remain and be maintained. All existing gravel areas will be cleaned, maintained, and graded.
New gravel will be added as needed. Dust control measures will be implemented as
necessary and carried out in a timely manner.

d. Impact on stormwater management: All ground cover is existing and will remain. Current
drainage patterns are established and will remain.

e. Impact on surrounding land used: Site will be used to sell and display premium pre-
owned vehicles. Business does not plan to rely solely on drive-by sales customers and
plans to drive the majority of traffic through online channels. The front paver space will be
used for the display and storage of a maximum of 7 vehicles. The rear yard will be used for
storage and display of remaining inventory not to exceed 30 vehicles. Vehicles will be
arranged to allow vehicular, pedestrian and fire department access if needed. There are
currently existing automotive related commercial businesses to the north and south of the
property. Proposed automotive sales will be consistent with developmental patterns
currently in place. There will be no anticipated increase in light, noise or air pollution.

f. Impact on public facilities and services: Hours of operation will be approximately 9am to
7pm Monday thru Friday and 10 am to 3pm on Saturdays. The business will be closed on
Sundays. There will be an estimated maximum of 4 employees with a maximum of 10-12
patrons daily. No further impact on any public facility will be anticipated.

g. Impact on public utilities: Building uses an existing well for fresh water and existing
sanitary sewers for waste water. No changes to these systems are anticipated. Drainage

RECEIVED 7-19-23
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control is established and is to remain. The majority of the site is grass, gravel and stone 
paver (all permeable surfaces) and are to remain. No impact to these utilities is anticipated. 

h. Storage and handling of any hazardous materials: No hazardous materials are to be
used or placed on site. Daily trash will be removed and placed in a trash receptacle to be
kept in the existing 12’ x 17’ storage shed. Trash to be removed on a weekly basis by a local
waste management company.

i. Impact on Traffic and Pedestrians: The current sidewalk to west of the building exists to
aid in
pedestrian travel. Vehicles will be displayed on existing pavers not to disrupt any patron
traffic into property. Existing patron parking is shown on the plan as well as an ADA
compliant space near the side entrance of the sales building. Parking signage will be placed
to assist patrons and avoid any confusion. Most inventory will be driven in.  In the rare
instance that inventory is shipped, all loading will be done on site and the Grand River
entrance will be utilized only. The Grand River gate will remain open during regular business
hours. Business does not anticipate using the Hacker Rd gate for any purpose. There will be
no service work performed on site, as the business plans to use local automotive shops for
any mechanical work. Vehicles may be washed on site, using only environmentally friendly
products with no acids or anything potentially harmful to the environment. Any heavy
exterior detailing will need to be done indoors offsite.

j. Special Provisions: N/A

Prepared by Aric Wilson, President, Aric’s Autos LLC
Please call 810-772-1831 or email aricsautos@gmail.com with any questions.
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GENOA CHARTER TOWNSHIP 

Application for Site Plan Review 

TO THE GENOA TOWNSHIP PLANNING COMMISSION AND TOWNSHIP BOARD: 

APPLICANT NAME & ADDRESS: KULOL LLC, 8885 Pontiac Trail, South Lyon Ml 48178

If applicant is not the owner, a letter of Authorization from Property Owner is needed. 

OWNER'S NAME & ADDRESS: KULOL LLC, 8885 Pontiac Trail, South Lyon Ml 48178

SITE ADDRESS: 3399 E Grand River Ave, Howell Ml 48843 PARCEL #(s): 4 711-05-300-056

APPLICANT PHONE:
,___

_.,__ _ ___ OWNER PHONE:
,___

_.,__ _______ _ 

OWNER EMAIL: davidburcon@gmail.com

LOCATION AND BRIEF DESCRIPTION OF SITE: Office Building on Grand River Ave

just west of Latson - across from Home Depot 

BRIEF STATEMENT OF PROPOSED USE: To plant 4 abbervidies along the back of the parking lot

between the current gaps (current 5 evergreens plated) adjacent the condos providing additional privacy (beauty) and a 

light barrier from car head lights entering the parking lot. This would replace the proposed 

bushes around the drainge pit - which would be counterproductive to the intended purpose. 

THE FOLLOWING BUILDINGS ARE PROPOSED: _ __ __________ __ 

I HEREBY CERTIFY THAT ALL INFORMATION AND DATA ATTACHED TO AND MADE 

PART OF THIS APPLICATION IS TRUE AND ACCURATE TO THE BEST OF MY 

KNOWLEDGE AND BELIEF. 

BY: David Burcon 

ADDRESS: 20925 Currie Road, Northville Ml 48167

Page 1 of 9 
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Contact Information - Review Letters and Correspondence shall be forwarded to the following: 

=1.�) D_
av

_
i

_
d

_
B

_
u

_
r

_
co

_
n 
_____ 

ofKULOL LLC 
Name Business Affiliation 

at 
davidburcon@gmail.com 

E-mail Address

FEE EXCEEDANCE AGREEMENT 

As stated on the site plan review fee schedule, all site plans are allocated two (2) consultant reviews and 
one (1) Planning Commission meeting. If additional reviews or meetings are necessary, the applicant 
will be required to pay the actual incurred costs for the additional reviews. If applicable, additional review 
fee payment will be required concurrent with submittal to the Township Board. By signing below, 
applicant indicates agreement and full understanding of this policy. 

SIGNATURE 

PRINT NAME David Burcon 

Digitally signed by David Burcon 
? 12 2023 Date: 2023.07.2410:07:55-04'00' DATE: 

_ _ _ _ _ _ _ _ _ _ _ __ _

PHONE 734 330-4662

ADDREss 20925 Currie Road, Northville Ml 48167 

Page 2 of 9 
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Genoa Charter Township Board Meeting

July 18, 2022

Approved Minutes

Moved by Lowe, supported by Croft, to approve the Third Amendment to the Master Deed

involving the Condominium Bylaws for the Chestnut Springs Site Condominium development to

allow a detached accessory structure on Lot 25. The motion carried unanimously.

7. Consideration of a recommendation for approval of an environmental impact assessment

corresponding to a site plan for the expansion of a parking lot for an existing office/medical

building located at 3399 E. Grand River Avenue on the north side of Grand River Avenue,

west of Grand Oaks Drive. The request is petitioned by Crane Construction, Inc.

Mr. Steve Crane, the applicant, was present and provided a review of the proposed project.

They have made the changes requested by the Planning Commission.

Moved by Skolarus, supported by Croft, to approve the environmental impact assessment

dated June 1, 2022 with the condition that all requirements of the site plan approval by the

Planning Commission be satisfied prior to issuance of a land use permit for the project. The

motion carried unanimously.

8. Discussion regarding improvements to the Chilson Hills Cemetery.

Mr. Archinal stated that the Township is able to use ARPA funds for these improvements. He

recommends that parking improvements be made.  He does not know of any communities that

water their cemeteries. There would be the need for a well if a water source was installed for

visitors to use. He noted that there could be a possibility for the Township to tap into the

irrigation well from the Oak Pointe golf course. That would require electrical to be installed. Staff

will do what is requested by the Township Board.

Ms. Skolarus stated clean up was done to the entrance and a tree was removed.

Supervisor Rogers has spoken to townships who have cemeteries and they do not water their

grass. Having a spigot for visitors would be acceptable if possible. He showed an engineered

drawing outlining all of the gravesites. A lot of work would need to be done to clean them all up.

Ms. Lowe would like a spigot at the cemetery, but she would like to see the cost. Ms. Skolarus

stated she has a quote for the well that is between $15,000 and $20,000. The electrical would

cost approximately $2,000.

After a discussion, the Board agreed to use ARPA funds and make parking improvements,

increase the number of clean ups done per year to four, open up and add gravel to the main six-

foot-wide access aisle, and clean up and delineate the small walkways between gravesites.

9. Request to enter into a closed session to discuss legal strategy related to Case No. 18-

29855-CZ Ikle vs. Goebel et al pursuant to MCL 15.2568(e).
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Planning Commission 
July 11, 2022 
Approved Minutes 

6 

• A gate for the existing dumpster enclosure will be installed to Zoning Ordinance
standards.

The motion carried unanimously.

A recess of the Planning Commision was called at 8:15 p.m. The Planning Commission was
called back to order at 8:25 p.m.

OPEN PUBLIC HEARING #3...Consideration of an environmental impact assessment and site
plan for the expansion of a parking lot for an existing office/medical building located at 3399 E.
Grand River Avenue on the north side of Grand River Avenue, west of Grand Oaks Drive. The
request is petitioned by Crane Construction, Inc.

A. Recommendation of Environmental Impact Assessment (dated 6-1-22)
B. Disposition of Site plan (dated 6-21-22)

Steven Crane with Crane Construction and David LeClair with Livingston Engineering were
present for the petitioner.

Steven Crane reviewed the project. He stated that VA is doing renovations in the building and is
going to occupy the bottom floor. The VA has a bus that would bring veterans to the building
and they will require additional parking.  U of M has an agreement in their lease for a certain
number of spaces.

Mr. LeClair stated that when the building was first built in the 1990’s, it was meant for medical
and general office.  The existing 71 spaces would not meet the current ordinance for medical
parking.  The VA is going to be adding 27 parking spaces. They are proposing to expand the
existing detention pond and would bring the site into compliance with the new Livingston County
Drain Commission Standards, adding additional light poles and landscaping and additional
handicap parking spaces.

Mr. Border reviewed his letter dated June 30, 2022:

1. The amount of parking proposed requires Planning Commission approval as it slightly
exceeds the 120% limit (121% proposed).
2. The applicant must replace at least 4 of the greenbelt evergreen trees with deciduous canopy
trees.
3. The Commission may allow substitution of evergreen trees for up to 50% of the required
greenbelt trees.
4. We suggest the applicant incorporate additional plantings and/or fencing/berming to create a
more substantial, denser buffer along the rear lot line that will further protect the adjacent
residential use.
5. There is a minor discrepancy on the landscape plan with respect to the number of Norway
and Blue Spruce.
6. The applicant must ensure that the plantings identified in the previously approved site plan
are still in place and/or are in good condition. Any plantings that have been removed or are
dead/diseased, must be replaced to match the previously approved plans.
7. The applicant must provide shielding for proposed light fixtures to protect the adjacent
residential properties to the north.
8. The applicant must address any comments provided by the Township Engineer and/or
Brighton Area Fire Authority.

Ms. Byrne reviewed her letter dated July 6, 2022:

50

amy
Highlight



Planning Commission 
July 11, 2022 
Approved Minutes 
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1. The response letter from the Petitioner, dated June 22, 2022, notes that the proposed
additional flow to the existing detention basin was designed in accordance with conversations
with the Livingston County Drain Commissioner (LCDC). The provided plans do not include
information on any infiltration testing or calculations as required by the updated LCDC standards
and an approval letter should be provided from the LCDC to ensure this requirement is being
waived prior to approval.
2. The detention basin outlet detail shows the 100-year detention and channel protection orifice
at 958.75 and 958.5 respectively, but the design storm elevation calculations show the 100-year
elevation at 960.70 and the channel protection elevation at 960.43. The outlet detail should be
revised to show the correct orifice elevations.

The Brighton Area Fire Authority letter dated July 5, 2022 states that all of the previous
concerns have been addressed.

A cal to the public was made at 8:41 p.m. with no response.

Commissioner McCreary asked if this a medical use or general office. Mr. Crane stated that
there will be a small lab with medical staff and they would have nurses on staff, may also
include physical therapy.

Commission Rauch stated that there is residential backing up the parking lot. He asked if the
petitioiner would be agreeable to add more of a screen for the houses.  Mr. Crane stated that
they will add more landscaping to fill in the gaps of the existing screen.

Moved by Commissioner Rauch, seconded by Commissioner Dhaenens to recommend to the
Township Board approval of the Environmental Impact Assessment  dated June 1, 2022 for the
expansion of a parking lot for an existing office/medical building located at 3399 E. Grand River
Avenue on the north side of Grand River Avenue, west of Grand Oaks Drive. The motion
carried unanimously.

Moved by Commissioner Rauch, seconded by Commissioner Lowe, to approve the site plan
dated June 21, 2022 for the expansion of a parking lot for an existing office/medical building
located at 3399 E. Grand River Avenue on the north side of Grand River Avenue, west of Grand
Oaks Drive with the following conditions:

• The Planning Commission finds the 121% parking is sufficient.
• Replacement of the 4 evergreen trees with 4 canopy trees.
• Lighting fixtures and details will comply with the Township Zoning Ordinance and must

receive staff approval.
• Petitioiner will incorparate additional plantings along the north property line to fill in the

gaps in the landscaping.
• Landscaping plan discrepencies will be corrected.
• The applicant must address any comments provided by the Township Engineer and/or

Brighton Area Fire Authority.
The motion carried unanimously.

OPEN PUBLIC HEARING #4...Consideration of a rezoning application, PUD Agreement,
Environmental Impact Assessment and conceptual PUD Plan for a proposed rezoning and
conceptual plan approval for a proposed development of 204 apartment units.  The proposed
rezoning is to go from Neighborhood Service District (NSD)/Medium Density Residential (MDR)
with Town Center Overlay (TC) to High Density Residential (HDR) with a Residential Planned
Unit Development (RPUD) overlay. The request involves parcels 4711-11-300-014 and 4711-
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www.safebuilt.com

August 9, 2023 

Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

Dear Commissioners: 

At the Township’s request, we have reviewed the request for an amendment to a previously approved site 

plan.   

More specifically, the applicant obtained site plan approval in 2022 for a parking lot expansion and 

related site improvements, including a landscape plan. 

The applicant now seeks to amend the landscape plan by removing 90 shrubs from around the detention 

pond and adding 4 Arborvitae between the parking lot and abutting residential use. 

A. Summary

1. The proposed amendment to an approved site plan is subject to Planning Commission review and

approval.

2. The applicant proposes to remove 90 shrubs and add 4 Arborvitae.

3. The stated rationale for this change is tied to financial considerations and suitability of the land

around the detention pond to support shrub plantings.

4. Simply based on quantities, the proposed change does not appear entirely equitable.

5. We suggest the applicant identify alternative locations that can accommodate additional plantings to

offset the significant difference in quantities.

6. Section 12.02.13 allows the Planning Commission to waive or modify landscaping requirements.

B. Background/Proposal/Process

In 2022, the Township granted site plan approval for a parking lot expansion associated with a change in 

use. 

At this time, the applicant seeks to amend the approved landscape plan by removing 90 shrub plantings 

around the detention pond, which are/were required by Ordinance, and adding 4 Arborvitae to improve 

screening between the north-facing parking spaces and abutting residential uses. 

Procedurally, Section 18.10 requires review of the site plan amendment via the same process as the 

original site plan.  As such, Planning Commission has review/approval authority over the amended site 

plan. 

Attention: Kelly Van Marter, AICP 

Planning Director and Assistant Township Manager 

Subject: Amendment to approved site plan 

Location: 3399 Grand River Avenue – north side of Grand River, west of Grand Oaks Drive 

Zoning: GCD General Commercial District 
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Genoa Township Planning Commission 

3399 Grand River Avenue 

Amendment to Approved Site Plan 

Page 2 

Aerial view of site and surroundings (looking north) 

C. Review

The approved landscape plan included greenbelt, detention pond and buffer/parking lot plantings. 

As previously noted, the applicant proposes to amend the landscape plan with the removal of 90 shrubs 

around the detention pond and the addition of 4 Arborvitae between the parking lot and abutting 

residential uses. 

The applicant’s rationale for this change is tied to project costs related to clean up of the detention pond 

area and concern that the shrub plantings will be difficult to maintain due to soil and site conditions. 

We have no concerns with the added buffering provided by the 4 new Arborvitae.  In fact, both of our 

2022 review letters encouraged the applicant to increase the number of plantings in this area. 

However, the apparent exchange of 90 shrubs for 4 Arborvitae does not seem entirely equitable, and we 

suggest the applicant evaluate alternatives to provide additional landscaping elsewhere on the site. 

Section 12.02.13 allows the Planning Commission to waive or modify landscaping requirements for a 

variety of reasons, including topography and poor soil conditions. 

Should you have any questions concerning this matter, please do not hesitate to contact our office. 

Respectfully, 

SAFEBUILT 

Brian V. Borden, AICP 

Michigan Planning Manager 

Project area 
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From: Byrne, Shelby
To: Amy Ruthig
Cc: Kelly VanMarter; Markstrom, Gary
Subject: VA Parking Lot Site Plan Amendment
Date: Wednesday, August 9, 2023 1:23:07 PM
Attachments: image001.png

image002.png
image003.png
image004.png
image005.png

Hi Amy,

Since the site plan amendment for the VA Parking Lot project only includes landscaping changes, we
have no engineering related concern to the proposed amendment. Please let me know if you have
any questions or comments.

Thank you,

Shelby Byrne, P.E. | Project Engineer
Direct +1 (517) 316-3952 | Mobile +1 (810) 588-9114 | Fax +1 (517) 484-8140 |
shelby.byrne@tetratech.com

Tetra Tech | Leading with Science®
3497 Coolidge Road | East Lansing, MI 48823 | tetratech.com

This message, including any attachments, may include privileged, confidential and/or inside information. Any
distribution or use of this communication by anyone other than the intended recipient is strictly prohibited and may
be unlawful. If you are not the intended recipient, please notify the sender by replying to this message and then
delete it from your system.

    Please consider the environment before printing. Read more
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From: Rick Boisvert
To: Amy Ruthig
Subject: Re: VA Parking Lot Site Plan Amendment
Date: Thursday, August 3, 2023 1:25:50 PM
Attachments: image001.png

Amy, there are also no changes to fire protection and safety from a fire department standpoint with this
plan.

Cordially,

Rick Boisvert, FM, CFPS
Fire Marshal
Brighton Area Fire Authority 
615 W. Grand River
Brighton, MI 48116
O:(810)229-6640   D:(810)299-0033
F:(810)229-1619    C:(248)762-7929
rboisvert@brightonareafire.com

On Wed, Aug 2, 2023 at 3:02 PM Amy Ruthig <amy@genoa.org> wrote:

Good Afternoon,

Attached is the submittal for the VA parking lot Site Plan amendment.

The review is due August 9th, 2023.

Any questions, please contact me.
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July 17, 2023 

Amy Ruthig 
Planning Director 

Genoa Charter Township 

Amy, 

I wish to thank you, and all involved, for taking the time to review my proposal. I take great pride in the 

Howell Grand Oakes Building, and I am proud to be a part of the Howell community with great tenants 

like the VA and U of M Medical. 

The proposal is to eliminate the bushes around the drainage pit/retention pond and add bushes to the 

parking lot area bordering the condos - providing them with additional privacy. 

Please review the attached letters from my consultants Steven Crane from Crane Construction and 

Arnold Chrome for CJ Chrome Services: 

Steven Crane analysis of the additional costs already associated with the project due to: 

• Excessive amounts of construction materials were dumped and buried in the lot. Over 25 full

tractor trailer loads were hauled out at great expense.

• The condos behind the property pumped their muck into the retention basin. This had to be

mucked out at significant expense.

• I question why this was allowed to happen? This was an additional cost of over 180K beyond the

budget - my business partner and I had to pay out of pocket. While it stung - It was extremely

necessary because the old drainage field was failing and would have caused continuous

problems especially for the condos behind the property.

Arnold Chrome, President of CJ Chrome Services analyzed the viability of planting bushes in this area 

around the retention pond: 

o Steep grade

o Soil composition
o Potential for cat tails and weeds to be the only surviving entity causing an ugly aesthetic.

Please review the attached picture showing that the view from the road and parking lot is extremely 

pretty- just a beautiful rolling lawn. I feel bushes with a potential poor survival rate will only attract 

weeds, cat tails and collect trash - turning this beautiful area into an eye sore for the township and 

tenants. 
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Picture A: Shows the view from the sidewalk/ road - nothing but a beautiful manicured green lawn -

just like a golf course. 

Picture B: This is a view from the left side of the new parking lot. The x's represent where the new 

arborvitaes will be planted. Please note this may not be the exact location - please refer to the plans. 

Picture C: A front view of the parking lot area. Please note in summer there is an abundance of 

vegetation and tree cover. The new bushes are needed for winter when the area is bare. 

I sincerely thank you and all parties involved for taking the time to review my proposal. 

Ba,� 
David Burcon 
Managing member, KULOL LLC 
Cell: 734 330-4662 
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David Burcon 

From: Arnold Kromberg <cjkromeservices@gmail.com> 
Monday, May 8, 2023 10:29 PM Sent: 

To: David Burcon 
Subject: Grand Oaks Centre Landscape Evaluation 

Good evening Dave, 

Based on continuing evaluation of the property area at the Grand Oaks Centre I wanted to provide professional 
feedback for a number of the landscape related objectives. 

As a high quality provider we will always support your service need requests but we take our professional responsibility 

to provide feedback seriously. We are always looking ahead to the sustainability, and quality of work, one, two, five, ten 
years down the road. 

Here is current evaluation of key area requests. 

North West Parking Lot Area (adjacent to condo community) 

• Evergreens are currently installed per engineering site plan
• Previous discussion was conducted with Crane Construction in November 2022 to possibly add additional soil fill

to the area in effort to support planting of additional evergreens to better fill the gaps between the trees. The
excavation contractor advised against, and declined, adding any additional soil based on existing run-off
concerns raised by the condo community

• It is possible to change the privacy block approach by moving to a variety like Emerald Green Arborvitae which
would provide ability to install plantings more closely together in the limited space available

• The existing new evergreens would need to be removed

Retention Pond Area 

• In evaluating specification to install large quantity of shrubs/bushes around the retention area there are a

number of potential concerns
• The long term sustainability of platings likely could be an issue
• The area has a large amount of aggregate (asphalt, concrete, rock, etc) debris in the soil which makes planting

very difficult and impacts the ability for shrub root system to thrive and survive long term
• The very steep grade around the entire area also presents unique planting and sustainability issues
• Depending on the level of moisture regularly maintained in the area it could promote cattail growth which may

adversely/negatively impact shrub root health
• We continue to monitor the grass quality (newly installed turfgrass) in the area to promote a healthy green

surface

This information is not intended to be critical of the requested plan but potential long term concerns are important to 

evaluate/consider. Thank you for the opportunity to provide services and if you have any questions please contact me 

any time. 

Kind regards, 

Arnold Kromberg 

1 
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Arnold Kromberg 

CJ Krome Servics 

2191 W. Marr Rd 

Howell, MI 48855 

P: 810-923-7850 

July 16, 2023 

David Burcon 

Kulol 

20925 Currie Rd 

Northville, Ml 48167 

CC: Jennifer Balyeat 

Reference: Grand Oaks Centre Parking Lot Expansion 

Landscape Pian 

Mr. Burcon, 

Thank you for the opportunity to provide landscape detail 

related to the Grand Oaks Centre project [Livingston 

Engineering plan 22147]. 

Regarding creating an incremental privacy block solution for 

the parking lot area adjacent to the Landings of Rolling Ridge 

Condominiums information is provided below for 

consideration. 

Current Engineering Plan Detail 

• Addition of five evergreens were specified per plan

• Spacing as installed is 12 ft between plantings

Site Location Space Limitation(s) 

• Depth behind parking lot curb is extremely limited to

support landscape planting

• Steep grade currently exists which limits landscape

options

• Site excavation contractor advised against additional

backfill in the area due to previous runoff /flooding

concerns raised with condominium community
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Incremental Privacy Block Solution Recommendation 

• Recommendation is to add Emerald Green arborvitae

to provide additional site block between evergreen

plantings

• Arborvitae can be planted in space forward to existing

curb area (area closer to curb location) due to smaller

root ball configuration

• Three to four arborvitae would be planted at equal

spacing to cover 12 ft gap between evergreens

• When mature, Emerald Green arborvitae grow tight

together

Emerald Green Arborvitae Product Detail 

• Estimated initial installed height

0 6ft-7ft 

• Appearance

o Narrow pyramidal shape with soft green sprays

of scale-like leaves

• Mature Height

o 10 ft-15 ft

• Growth Rate

o 1ft - 1.5 ft per year

• Lifespan

o 25 years

Please let me know if you have any questions or require any 

additional detail. 

2 
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SiµJ 

Arnold Kromberg 

Owner 

CJ Krome Servics 

3 
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Crane Construction, Inc. 

Mr. David Burcon 
Kulol, LLC 

20925 Currie Road 
Northville, MI 48167

Re: Parking Lot 

Dear Dave, 

893 S. Old US 23 
Brighton, MI 48114 
Phone: (810) 229-9161 
Fax: (810) 229-9304 

I am writing this letter to help explain why the parking lot ran so far over 
budget at your facility. 

It is a crime that whoever gave permission to dump debris on this property 
wasn't held accountable; I don't know if the Township, County or the State 
allowed this. As you witnessed, there were concrete curb, sidewalk, trees, 
and blacktop buried on the site all of which had to be excavated and hauled 
away. 

I received information that the people building the condo project behind your 
property pumped their mud and water into your retention basin. We had to 
muck out that material which had sat there for years. In reality, the basin 
wasn't working properly because of this. 

When we bid this project we had to make some assumptions regarding the 
parking lot. Once we had the job we went in for approval. The engineering 
ran over as the township and county requirements were much more than 
anticipated and the scope of work changed dramatically. We had to add a 
forebay to the basin, two structures and excavate much more dirt (that turned 
out to be rubble as stated above) and bring in stone and fabric to stabilize the 
area. 

This was a great project for the community and the veterans. It is a shame that 
you have to shoulder the burden of someone else's sins. 

Regards, 

Steve 

www. cran econstruction .net 
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Taken from page CS of original blueprint 

Current evergreen spacing is 12' between plantings, per plan, on north end of 

parking lot adjacent to Landings of Rolling Ridge Condominiums. 

Proposed addition of (4) Emerald Green Arborvitae to fill gaps between evergreens 

to provide incremental site block solution as evergreens reach maturity. 

� 
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Genoa Township Planning Commission 
July 10, 2023 
Unapproved Minutes 

1 

GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

PUBLIC HEARING 
July 10, 2023 

MINUTES 

CALL TO ORDER:  Chairman Grajek called the meeting of the Genoa Charter Township 
Planning Commission to order at 6:35 p.m. Present were Chris Grajek, Diana Lowe, Marianne 
McCreary, Eric Rauch, Tim Chouinard, Jeff Dhaenens and Glynis McBain. Also present was 
Township Manager Kelly VanMarter, Planning Director Amy Ruthig, Brian Borden of Safebuilt 
and Shelby Byrne of Tetra Tech. 

PLEDGE OF ALLEGIANCE:  The pledge of allegiance was recited. 

APPROVAL OF AGENDA: 

Moved by Commissioner Rauch, seconded by Commissioner Dhaenens, to approve the 
agenda as presented. The motion carried unanimously. 

DECLARATION OF CONFLICT OF INTEREST:  None 

CALL TO THE PUBLIC: 

The call to the public was made at 6:36 pm with no response. 

OLD BUSINESS: 

OPEN PUBLIC HEARING # 1… (REQUESTED TO BE POSTPONED UNTIL THE 
SEPTEMBER 11, 2023 PLANNING COMMISSION MEETING) Consideration of special land 
use application, environmental impact assessment and sketch plan to allow for a proposed Bed 
and Breakfast located at 7854 Collingwood Drive, just west of Grand River Avenue. The request 
is petitioned by Nazmiye Yapici. 

A. Recommendation of Special Use.
B. Recommendation of Environmental Impact Assessment (5-14-23)
C. Recommendation of Sketch Plan (5-17-23)

Moved by Commissioner Rauch, seconded by Commissioner Lowe, to postpone Open Public 
Hearing #1 until the September 11, 2023 Planning Commission meeting. The motion carried 
unanimously. 
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Genoa Township Planning Commission 
July 10, 2023 
Unapproved Minutes 

2 

NEW BUSINESS: 

OPEN PUBLIC HEARING #2… Consideration of a rezoning application, amendment to the 
Latson Road PUD Agreement, Environmental Impact Assessment and conceptual PUD Plan for 
a proposed rezoning and conceptual plan approval to expand the existing Planned Unit 
Development. The rezoning request is from Country Estates (CE) to Interchange Campus 
Planned Unit Development (CAPUD) and Interchange Commercial Planned Unit Development 
(ICPUD) for approximately 138 acres of undevelopment land. The request involves Parcel 4711-
09-300-046 which is located at the southeast intersection of Latson Road and Beck Road. The
remaining parcels are located south of Crooked Lake Road and west of Latson Road consisting
of the following Parcel ID#s: 4711-17-200-006, 4711-17-200-002, 4711-17-400-015, 4711-17-
400-013, and 4711-17-400-014.The request is petitioned by Todd Wyett.

A. Recommendation of rezoning
B. Recommendation of PUD Agreement Amendment
C. Recommendation of Environmental Impact Assessment (6-21-23)
D. Recommendation of Conceptual PUD Plan (5-31-23)

Mr. Todd Wyett, Mr. Eric Lord, from Atwell Hicks, and Mr. Brad Strader, with MKSK Studios 
were present. Mr. Wyett stated they have an existing PUD Agreement for approximately 200 
acres for a high tech industrial park and commercial development. They are requesting rezoning 
an additional 138 acres. He showed a video describing the original proposal. He stated it is 
consistent with the Master Plan and he has been working on this development with the township 
for 11 years. This will bring in high-paying employment, commercial development and 
residential properties to the township. 

Mr. Strader stated they have been marketing Phase I of the project, and now an opportunity has 
come up to expand the development and amend the PUD. He showed how this project is 
consistent with the existing Master Plan, the two phases of the proposed development, the 
proposed rezoning, draft land use summaries and their transition from one type of use to 
another, the revised entry sign and landscaping, the requested allowable uses and prohibited 
uses for each of the different zoning districts, and open space concepts for both phases. He 
presented the traffic impact study, which shows that most intersections will operate at a grade of 
D, some will need improvements, Latson Road would need to be widened, and traffic signals 
would need to be upgraded. They will work with the township and the Road Commission to 
make these improvements. 

Mr. Lord stated new water and sanitary sewer mains were installed south of the interchange to 
the proposed development site last year. He provided a review of the additional water and 
sewer improvements that will be made by the developer.  
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Mr. Strader stated they have received the requested changes to the PUD Agreement. They will 
make those changes prior to it being presented to the Township Board if recommended for 
approval by the Planning Commission.  

Mr. Borden reviewed his letter dated July 5, 2023. 

1. PUD Qualifying Conditions (Section 10.02):
a. Based on his review of the revised submittal, the Ordinance standards are generally

met.
2. Rezoning Criteria (Section 22.04):

a. The proposed zoning designations of ICPUD and CAPUD are consistent with the Future
Land Use Map and goals of the Township Master Plan.

c. Rezoning is necessary to implement the vision and goals of the I-96/Latson Road
Subarea Plan.

d. He noted that Mr. Strader addressed his comment regarding the clarification/additional
discussion on the “auto services” and “self-storage” uses as part of this PUD; however,
he would still request they provide more detailed definition to these uses as neither one
of them are shown as uses in the Ordinance.

3. Conceptual PUD Plan (Section 10.03.06):
a. The applicant has addressed the comments from his initial review letter.
b. The PUD Agreement needs to incorporate language addressing compatible uses, per

Section 10.03.06(c)2(c).
c. The PUD Agreement needs to incorporate language addressing expansion into the

future transition area, per Section 10.03.06(i).
d. The applicant must address staff’s and/or the Township Attorney’s comments on the

restated and amended PUD Agreement.
f. The proposal includes changes to the previously approved gateway/development

highway sign, which is subject to Planning Commission approval.

He stated that the applicant must address any technical comments provided by the Township’s 
Engineering Consultant, Utilities Director, Brighton Area Fire Authority, and the Livingston 
County Road Commissioner as appropriate. 

He added that this is a conceptual plan and each time a site is proposed to be developed, it will 
need to be reviewed by himself, the Township Engineer, and other agencies and be presented 
to the Planning Commission and Township Board for review and approval. 

Ms. Byrne reviewed her letter dated July 5, 2023. 

1. The site plan provided is very conceptual and all future developments within the PUD will
need to have their own site plan review and approval.
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2. What Mr. Lord stated this evening and what the impact assessment notes regarding the
water and sewer service are correct.

3. Figures 2 and 3 in the impact assessment are outdated and no longer show existing
infrastructure accurately. Some of the water main and force main shown as proposed is now
existing. These figures also don’t match with the latest concepts that the Township has,
which have been attached separately for reference. The impact assessment and concept
plans should provide more detail on how the proposed expansion area will be served with
water and sanitary sewer service, including updated concepts or alternatives on how water
and sewer would be routed to the entire PUD area.

4. The impact assessment states that a stormwater management plan will be prepared for the
entire development. The master plan will have central detention facilities. The detention
sizing should be determined based on the entire site to ensure that there will be proper
storm management as the property develops rather than developing individual stormwater
management plans for each new building. The site naturally drains to the Marion Genoa
Drain that is a county maintained and operated drain. The Livingston County Drain
Commissioner’s office will need to be included in the stormwater master plan development
process.

5. The general layout of the on-site roadways and intersections with Latson Road appear to be
well thought out and provide for circulation through the site. The final layout may vary from
this concept once end users of the sites are determined.

6. A detailed traffic impact study was completed for the proposed amended PUD. The
proposed development is anticipated to cause multiple intersections in the study area to
operate at level of service E or F with the increase in traffic. The traffic impact study includes
a list of recommended improvements to mitigate the increase in traffic in section 11. These
improvements will need to be considered by the Township as the PUD develops in the
future. Any site drive or intersection recommendations should be included in future site
plans for approval.

7. Improvements to Latson Road are subject to LCRC approval and should be submitted for
review and comment by the Township. Since this parcel is the first major development on
the south side of Latson, and as such is the gateway to Genoa Township, we recommend
additional concepts be considered to promote the township with either monument signage or
landscaping details as part of the overall development plan.

8. The Innovation Interchange preliminary Latson Road concepts show one of the site
driveways lined up directly with Sweet Road. The property directly to the west of Sweet
Road is not within the proposed PUD area, so lining up the intersection will not be possible
as shown.

The Fire Marshal’s letter dated July 6, 2023 stated, ”Comments herein are generic to the overall 
PUD concept. BAFA will provide additional comments at each specific phase of the 
development as it relates to fire safety, water supply, fire hydrants and emergency vehicle 
access. All the previous PUD comments presented by the fire authority have been addressed in 
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writing or acknowledged by the applicant. The fire authority has no opposition to the PUD 
approval and will review each portion of the project as they are submitted.” 

Commissioner Dhaenens requested additional details regarding the residential portion of the 
development. Mr. Wyett said the multi-family would not be developed until after the industrial 
park development has started. He does not believe they can start the single-family residential 
because of the difficulty to extend the water and sewer into that area before the other 
development is completed. 

Commissioner McCreary questioned the timeline of the project. Mr. Wyett stated he is unsure. It 
could take 5 to 20 years to complete. 

The call to the public was made at 7:35 pm. 

Ms. Coleen Quinn of 4042 Brookstone Court is concerned with a proposed high-tech battery 
plant and questioned. Will this be a China-based company? Where will the workers be coming 
from? This will cause traffic issues. The residential renderings presented looked cheap. 

Ms. Aubree Kugler of Cooper Riesterer PLC who represents Veronica and Frank Godwin of 
2482 Latson Road stated they are concerned with the buffers between this development and 
their home. They are also concerned with the traffic and the difficulty they would have entering 
and exiting their property. They are also concerned that this development will cause drainage 
issues on their property. 

Mr. Bill Reiber of 3154 Stillriver Drive stated that hospitals, housing, restaurants, and hotels are 
not needed in this area. New ones have just been built. There are a lot of vacant buildings 
already in the township. He asked who will be paying for the road improvements. This new 
housing could increase the population by over 4,000 people. 

Mr. Kevin Wetzel of 390 Natanna Drive is concerned with a battery plant being developed here. 
He asked if the asphalt plant will be allowed to be built on this property, could the residential 
portion be rezoned to industrial or will it remain residential, and will the businesses own or rent 
the buildings. 

Mr. Tim Quinn of 4042 Brookstone Court asked who did the needs study for this property. He is 
concerned for the children at the school. 

Ms. Jayne Locke of 3401 Pineview Trail is a precinct delegate and represents approximately 
3,000 residents. All her constituents are against this development. The proposal is inconsistent 
with the current Master Plan and future land use map. This will affect property values. She 
noted that online, the zoning shown for the property is already changed to the new zoning. 
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Ms. Debra Towles of 3210 Pineview Trail agrees with everyone’s concerns. She is also 
concerned that the description is listed incorrectly on the agenda. The properties are north of 
Crooked Lake Road and the southwest corner of Latson and Beck Road. The people who live 
west of these properties are not being considered. They are zoned country estates and high 
density residential will be next to it.  

Mr. Carl Hauss of 16880 Hauss, Eastpointe, MI stated that the township has an opportunity to 
embrace a unique use of these properties. It will create good jobs and housing opportunities. 
His property of 42 acres is immediately east of these properties at Latson and Crooked Lake 
Road. He would like similar uses to be considered for his property and would like some REU’s 
to be designated for him. This will be a positive for the community. 

Mr. Leo Nicholas of 2290 South Latson Road has lived here for 45 years. He anticipated the 
changes to Latson Road were going to be detrimental to his property, but it was not. He is in 
favor of change and this proposal.  

Ms. Susan Nickels of 4935 Fairways Drive agrees with her neighbors. She is concerned with the 
possibility of a battery plant being developed there. Will this be a Chinese owned plant? This will 
increase traffic and new apartments were just approved on Grand River at Dorr. She is against 
this. 

Mr. William Vinton of 1990 South Latson Road is in support of this project. It is very well thought 
out.  

Mr. Matt Hurley of 4070 Brookstone Court believes the concern is that the plan is conceptual, 
and no one is sure of what will be built here. Will there be other properties in the area who will 
want to be rezoned for this same type of use?  

Mr. Eric Wilkinson of 3561 Crooked Lake lives next to the area where the residential 
development is being proposed. He moved here to avoid being surrounded by density. He 
questioned how many more meetings will be held when a vote will be taken and what is the date 
of that meeting. 

Ms. Amy Newman of  2510 South Latson Road is concerned that the three maple trees will be 
removed when the new roadways are put in. This will affect her and her neighbors. She 
questioned how these businesses will be powered with electricity. 

Mr. Tom Jatkowski of 3414 Pineview Trail stated these properties were supposed to remain 
five-acre parcels. He moved here for country living and now it is being taken away. He is against 
this proposal. 
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Ms. Debra Beattie of 3109 Pineview Trail agrees with the people who spoke. This is the country, 
and it is being proposed to be changed to a city in their backyards.  

Mr. Nick Fianni, a member of the Livingston County Board of Commissions, who lives at 5840 
Sterling Drive, stated that residents moved here because it was zoned country estates, and they 
would like to continue to maintain their way of life. He does not see the benefit of this proposal. 
The residents of Genoa Township are most important. 

The call to the public was closed at 8:13 pm. 

Commissioner Dhaenens stated that the concerns are traffic and increasing buffer zones to the 
south and to the west. He advised the members of the public that the first phase has already 
been approved. Tonight’s issue is regarding the second phase. He stressed this is just a 
conceptual plan and all buildings will need to come before the township for review and approval 
before they are built. 

Mr. Wyett reiterated that the first phase has already been approved. He can increase buffer 
zones. Many of the residents who spoke live north of the expressway and some who abut this 
property are in favor of the proposal. 

Mr. Strader stated that the traffic study showed what improvements will be needed and the 
developer will pay for these improvements.  

Ms. VanMarter stated that the Livingston County Road Commission will not be paying for any of 
the improvements. They do not have money to repair existing roads so they will not fund this. 
She worked on the 2012 new Master Plan and the south Latson Road corridor was part of that. 
The township held many public meetings and put out surveys to obtain feedback from the 
residents. It was determined that, except for the small area adjacent to the expressway, this 
area would not be developed as commercial to keep it separate from the commercial area along 
Grand River. A part of the discussion for this development was the question of, “what type of 
employment center the township wants to be”. Many residents leave here to go to other places 
to work, so part of the plan was to attract high tech and high quality users so that people who 
live here can work here also. The Master Plan was again updated last year, again with multiple 
meetings and public hearings being held, and this area remained the same. She encouraged all 
residents to become involved in the Master Plan process. It is updated every five years. 

Mr. Wyett stated that the battery plant is not related to China and this zoning would not allow for 
an asphalt plant. Ms. VanMarter requested the applicant add an asphalt plant to the list of 
prohibited uses.  
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Mr. Wyett stated they would either build to suit or sell property, depending on what the business 
would like. He answered the question asking if the accessory residential area could be changed 
to industrial. This would not be allowed. It is zoned transitional.  

Ms. VanMarter requested to have Ms. Locke contact her regarding the property showing 
CAPUD zoning online. She would like to see where that is shown.  Regarding the typo on the 
agenda, that is staff’s mistake; however, the correct notices were sent to the correct residents 
within the required mailing area.  

Chairman Grajek stated that the first phase of this development has been approved for almost 
12 years. The owner has the right to develop that property as long as it is consistent with the 
requirements of the township. The issue this evening is Phase II and the owner has the right to 
request the rezoning. 

Ms. VanMarter stated the request is up for a vote tonight. The Planning Commission can vote to 
recommend approval or denial to the Board and then it would go before them for review and a 
vote. The Commission can also table the item this evening. 

Board Member McCreary questioned the traffic study and would like it explained. She is 
concerned with the increase in traffic and how it will affect the surrounding area. Mr. Strater 
stated that the traffic study was done by a model based on the surrounding uses and times and 
days. He stated they will meet with the Road Commission and make any changes required. 
Additionally, as development is done, they will do updated traffic impact studies. Mr. Lord stated 
the traffic study provides what improvements will need to be made at each intersection. 

Commissioner Rauch believes this would be a benefit to the community. He noted that the 
development north of I-96 was done by many different developers and different PUD’s whereas 
this will be done by one and will be able to maintain the same design standards and will have 
continuity. He suggested a discussion regarding setting a clear southern boundary for the 
industrial zoning to allow for the transition between the industrial and residential zoning, while 
allowing for flexibility. 

Commissioner McBain is in support of this proposal because it allows for flexibility. She would 
like the township to determine what the vision is for this area so everyone knows what it will look 
like in the future when it is complete.  

Chairman Grajek believes there are items that need to be finalized before this can move forward 
this evening. He would also like more information on the traffic study.  Commissioner Dhaenens 
reiterated his concerns regarding buffer zones, traffic, and that the allowable uses are 
compatible with the zoning and Master Plan. 
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Moved by Commissioner Dhaenens, seconded by Commissioner Rauch, to postponed Open 
Public Hearing #2 for the rezoning, PUD Agreement Amendment, Environmental Impact 
Assessment dated 6-21-23, and the Conceptual PUD Plan dated 5-31-23 until the September 
11, 2023 Planning Commission meeting. The motion carried unanimously. 

Ms. VanMarter advised the public that since it has been postponed until a date certain, a new 
notice will not be sent out. She encouraged anyone with questions to reach out to her or Amy 
Ruthig. 

OPEN PUBLIC HEARING #3…Consideration of a Zoning Ordinance Text amendment to Article 
11 of the Zoning Ordinance, entitled “Solar Energy Collectors and Commercial Solar Energy 
Systems”. 

A. Recommendation of Zoning Ordinance Amendment to Article 11 entitled “Solar Energy
Collectors and Commercial Solar Energy Systems.

Ms. VanMarter reviewed the changes that she made to the ordinance since it was presented to 
the Planning Commission last month. If recommended for approval, these changes will go to the 
Livingston County Planning Commission and then to the Township Board. 

The call to the public was made at 9:30 pm. 

Ms. Marsha Leslie lives on Griffith Drive and is a member of the Brighton Garden Club. She 
asked the Planning Commission consider requiring perennials planted under the panels when a 
solar farm is being proposed 

Mr. Kevin Wetzel of 390 Natanna Drive appreciates the township not allowing solar farms on 
agricultural land.  

The call to the public was closed at 9:34 pm. 

Ms. VanMarter stated that the ordinance does require dual use perennial ground cover 
vegetation to promote ecological benefits, including native plants with substantial root systems 
to support soil and that turf grass is not permitted as ground cover. 

Moved by Commissioner Dhaenens, seconded by Commissioner Lowe, to recommend to the 
Township Board approval of the Zoning Ordinance Amendment to Article 11 entitled “Solar 
Energy Collectors and Commercial Solar Energy Systems”, including any minor changes made 
by the Township Manager and Planner. The motion carried unanimously. 

ADMINISTRATIVE BUSINESS: 

Staff Report 
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Ms. Ruthig stated there will be one item on the August 14 Planning Commission meeting 
agenda. 

She will be sending out information regarding the Planning Conference being held in October for 
any Commissioners who are interested in attending. 

Approval of the June 12, 2023 Planning Commission meeting minutes 

Moved by Commissioner McCreary, seconded by Commissioner Dhaenens, to approve the 
minutes of the June 12, 2023 Planning Commission Meeting as presented. The motion carried 
unanimously. 

Member Discussion 

There were no items to discuss this evening. 

Adjournment 

Moved by Commissioner McBain, seconded by Commissioner Lowe, to adjourn the meeting at 
9:39 pm. The motion carried unanimously.  

Respectfully Submitted, 

Patty Thomas, Recording Secretary 
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