
GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

PUBLIC HEARING 
JULY 14, 2014 

6:30 P.M. 
AGENDA 

 
 
CALL TO ORDER: 
 
PLEDGE OF ALLEGIANCE: 
 
APPROVAL OF AGENDA: 
 
CALL TO THE PUBLIC:  (Note: The Board reserves the right to not begin new 
business after 10:00 p.m.) 
 
 
OPEN PUBLIC HEARING #1… Review of site plan application and impact  
assessment for a 1,000 square foot addition, located at 900 S. Latson Road,  
Howell, Parcel #4711-05-400-059. The request is petitioned by Buffalo Wild Wings.  
 
Planning Commission disposition of petition 

A. Recommendation of Environmental Impact Assessment.  
B. Disposition of Site Plan. (06-27-14) 

 
 
OPEN PUBLIC HEARING #2… Review of site plan, impact assessment, and special 
use for a proposed USA2GO gas station and drive thru restaurant, located at a vacant 
lot on the west side of Latson Road, south of Grand River Avenue on the corner or 
Grand Oaks Drive, Sec. 8, Howell. The request is petitioned by Karum Bahnam. 
 
Planning Commission disposition of petition 

A. Recommendation of Special Use. 
B. Recommendation of Environmental Impact Assessment.  
C. Recommendation Regarding Site Plan. (06-26-14) 

 
 
OPEN PUBLIC HEARING #3… Review of site plan and impact assessment  
for a 58 space parking lot expansion, located at 2200 Dorr Road, Brighton 
Parcel #4711-15-200-018. The request is petitioned by Jim Branscum on behalf  
of Wellbridge of Brighton. 
 
Planning Commission disposition of petition 

A. Recommendation of Environmental Impact Assessment.  
B. Disposition of Site Plan. (06-24-14) 

 
                                                                                                                                                                        continued 



 
 
OPEN PUBLIC HEARING #4… Review of sketch plan, impact assessment, and  
special use for automotive sales, located at 2860 E. Grand River Avenue, Howell,  
Parcel #4711-06-200-056. The request is petitioned by Joseph Hood. 
 
Planning Commission disposition of petition 

A. Recommendation of Special Use. 
B. Recommendation of Environmental Impact Assessment.  
C. Recommendation of Sketch Plan. (06-06-14) 

 
 
OPEN PUBLIC HEARING #5… Review of sketch plan and impact assessment for  
a 360 square foot second-story addition, located at 7219 W. Grand River, Brighton,  
Parcel #4711-13-100-013. The request is petitioned by Josh Porta on behalf of  
Grace & Porta. 
 
Planning Commission disposition of petition 

A. Disposition of Sketch Plan. (06-19-14) 
 

 
Administrative Business: 

 Staff report  
 Approval of June 9, 2014 Planning Commission meeting minutes 
 Member discussion 
 Adjournment 

 
 
 
 





 
 
 
 
 LSL Planning, Inc. 
 
 Community Planning Consultants 
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Community Planning Consultants

LSL Planning, Inc.

July 8, 2014 
 
 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 

 
Dear Commissioners: 
 
At the Township’s request, we have reviewed the revised site plan (dated 6/27/14) proposing a 920 square 
foot addition to the existing Buffalo Wild Wings restaurant on Latson Road.  The site is within the 
Lorentzen PUD and is subject to review under the provisions of the PUD Agreement, as well as 
applicable regulations in the Township Zoning Ordinance. 
 
A. Summary 

 
1. The applicant needs to provide details of the proposed wall mounted light fixtures. 
2. The Planning Commission may allow a second wall sign, as proposed. 
3. The total size of both wall signs (218 square feet) greatly exceeds that allowed (100 square feet). 
4. The PUD Agreement requires the use of channel lettering for wall signs.  The main entrance sign 

does not appear to meet this requirement. 
 

B. Proposal/Process 
 
Table 18.2 requires site plan review by the Planning Commission for building expansions of 10% or 
more.  As such, the applicant requests site plan review and approval for a 920 square foot addition to the 
existing Buffalo Wild Wings restaurant on Latson Road.   
 
C. Site Plan Review 
 
1. Dimensional Requirements.  The proposed impact on dimensional standards is limited to the 

northerly side yard building setback and the slight increase in lot coverage (both building and 
impervious).   

 
The proposed building addition provides a northerly side yard setback of 15 feet, which meets the 
GCD side yard setback requirement.  Additionally, the proposed building and impervious surface 
coverages (6.4% and 63.7%, respectively) are well within that allowed (35% and 75%, respectively). 
 

2. Building Materials and Design.  Proposed elevations, including colors and materials, are subject to 
review and approval by the Planning Commission.  The submittal includes color renderings of all 
elevations, which appear to match the existing building – primary material is brick with a stone base 
and horizontal accent bands.   

Attention: Mike Archinal, AICP 
Township Manager  

Subject: Buffalo Wild Wings Addition – Site Plan Review #2 
Location: 900 Latson Road – west side of Latson Road, north of Grand River Avenue 
Zoning: MU-PUD Mixed Use Planned Unit Development District (with underlying zoning of 

GCD General Commercial District) 
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Aerial view of site and surroundings (looking west) 

 
3. Parking.  In accordance with Section 14.04, sit down restaurants with a liquor license require 1 

parking space for each 70 square feet of gross floor area.  As a result of the proposed addition, 99 
spaces are required, while 110 are currently provided. 
 

4. Pedestrian Circulation.  The site plan identifies the existing sidewalk along Latson Road, as well as 
one along the front of the building.  The project includes an extension of the internal sidewalk along 
the front and side of the building connecting to the proposed building addition. 

 
5. Vehicular Circulation.  The project does not include any changes to the established vehicular 

circulation pattern. 
 
6. Loading.  The site plan identifies the required loading zone (existing) along the west side of the 

building.  
 

7. Landscaping.  The submittal does not identify all of the existing landscaping, only that which is 
affected by the proposed addition.  The proposed plan identifies 4 new trees, 41 new shrubs and 
perennial plantings around the proposed building addition. 
 

8. Waste Receptacle and Enclosure.  The site plan shows the existing dumpster and enclosure on the 
west side of the building with no changes proposed. 

 
9. Exterior Lighting.  The site plan identifies 8 new “up/down” wall scones and up lighting at the sign 

above the main entrance.  The applicant needs to provide details of the proposed fixtures.  
Additionally, the Township may require a photometric plan; however, given the limited nature of the 
proposed lighting, this is not likely necessary. 

 
10. Signs.  The submittal identifies two wall signs (one each on the east and west building facades).  

Table 16.1 allows one wall sign, but gives the Planning Commission discretion to permit two due to 
constraints related to visibility or building orientation; however, both signs collectively cannot exceed 
100 square feet in area. 
 
Based on our calculations, the total sign area proposed is 218 square feet (140 square feet on the east 
elevation and 78 on the west). 
 
Lastly, the PUD Agreement requires channel lettering for wall signs.  The west elevation appears to 
comply, but the east entrance does not. 

Subject site 
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11. Impact Assessment.  The submittal includes an Impact Assessment (dated 5/1/14), which generally 

indicates that the development is not expected to adversely impact natural features, public 
services/utilities, surrounding land uses or traffic. 

 
Should you have any questions concerning this matter, please do not hesitate to contact our office.  I can 
be reached by phone at (248) 586-0505, or via e-mail at borden@lslplanning.com. 
 
Sincerely, 
LSL PLANNING, INC. 
 
  
  
Brian V. Borden, AICP 
Senior Planner 

mailto:borden@lslplanning.com


 

 

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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

 
July 3, 2014 
 
Mr. Mike Archinal 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re:   Buffalo Wild Wings Building Expansion 
 Site Plan Review #2 
 
Dear Mr. Archinal: 
 
We have reviewed the resubmitted site plan documents from Mickalich Engineering Inc. and Jeffery 
Scott Architects dated June 27, 2014, which were delivered to the Township Engineer on that date. 
Based on our review, we offer the following comments:  
 
GENERAL NOTES 
 

1. The proposed grading and curb cuts will adequately address the site drainage concerns; however, 
routing the flow to the parking lot catch basins will require some additional soil erosion control 
measures to be installed during construction. A complete soil erosion and sedimentation control 
plan should be submitted with construction plans. 
 

The petitioner has successfully addressed the previous concern over site grading and drainage, and the 
site plan is recommended for approval. A soil erosion and sedimentation control plan must be included 
with the construction drawings.   
 
Please call if you have any questions. 
 
Sincerely,  
 
 
 
Gary J. Markstrom, P.E.    Joseph C. Siwek, P.E. 
Unit Vice President     Project Engineer 
 
copy: Jeffery Scott Architects 
 Mickalich Engineering Associates Inc. 

 



 

July 7, 2014 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Buffalo Wild Wings 
 900 S. Latson  
 Site Plan Review of Addition 
 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan.  The plans 
were received for review on July 2, 2014 and the drawings are dated June 27, 2014.  The 
project is based on a 920 square foot addition to an existing restaurant (A-2 assembly use).  
The plan review is based on the requirements of the International Fire Code (IFC) 2012 
edition.  
 
This submittal is recommended for approval with the following item being verified. 
 

 
1. To Be Field Verified: 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 
 

 
Additional comments will be given during the building plan review process (specific to the 
building plans and occupancy).  If you have any questions about the comments on this plan 
review please contact me at 810-229-6640. 
 
Cordially, 

 
Michael Evans, EFO, CFPS 
Deputy Fire Chief 



MEMORANDUM 

TO:     Buffalo Wild Wings 

FROM:    Ron Akers, Zoning Official 

DATE:     7/9/14 
 
RE:  Buffalo Wild Wings Tap Fee Calculation  

(Parcel ID#4711‐05‐400‐059) 

 

In regards to the proposed project the tap fees will be as follows: 

Assuming a 920 square foot addition to a Restaurant (w/liquor license) 

a. Restaurants (w/liquor license) @ 4.0 REU per 1,000 sq. ft. 

Previously Paid 
Previously Paid 15.05 Water REU’s for 6,022 sq. ft. restaurant 
Previously Paid 15.05 Sewer REU’s for 6,022 sq. ft. restaurant 
 
Tap Fee Calculation 
Proposed 920 sq. ft. addition – 920 sq. ft. @ 4.0 REU’s per 1,000 sq. ft. = 3.68 REU’s 
 
Total REU’s Required = 3.68 REU’s 
REU’s Previously Paid = N/A 
 
Total REU’s Needed = 3.68 REU’s 
 
Water 3.68 REU’s @ $5,000 per REU = $18,400 
Sewer 3.68 REU’s @ $5,500 per REU = $20,240 
 
Total Amount Due = $38,640 
 
Connection fees must be paid at time of land use permit issuance and if there are any 
additional questions please feel free to contact me at 810‐227‐5225. 
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July 9, 2014 
 
 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
At the Township’s request, we have reviewed the revised site plan (dated 6/27/14) proposing a new 
gasoline service station and convenience store with an attached drive-through restaurant for the vacant 
1.77-acre site at the southwest corner of Grand Oaks Drive and Latson Road.   
 
The site is part of the Livingston Commons PUD and is zoned NR-PUD.  We have reviewed the proposal 
in accordance with the applicable provisions of the Genoa Township Zoning Ordinance. 
 
A. Summary 

 
1. In our opinion, the general special land use standards of Article 19 are met; however, any issues 

raised by the Township Engineer or Brighton Fire Authority must be addressed and/or mitigated. 
2. The applicant must obtain necessary permits from the MDEQ. 
3. The applicant must confirm compliance with the spacing requirements for gas stations and drive-

through restaurants. 
4. The Planning Commission has approval authority over the building elevations, including materials 

and colors.  We suggest additional accents be provided to break up relatively blank wall facades on 
the south, east and west sides. 

5. We suggest the Commission discuss whether sidewalks may be warranted along Grand Oaks and the 
internal access drive. 

6. Given the layout of the site, fuel delivery trucks may block parking spaces. 
7. Lighting intensity underneath the canopy exceeds the 10-footcandle maximum.  The Commission will 

need to determine whether the higher intensity proposed is justifiable. 
8. The gooseneck fixtures on the building do not provide cut-off fixtures. 

 
B. Proposal 
 
The applicant requests approval of two special land uses and site plan review for a new 8,187 square foot 
commercial building along with a gasoline service station.  The building includes a 6,000 square foot 
convenience store and a 2,187 square foot leasable space that is proposed as a Tim Horton’s drive-
through restaurant.   
 
The gasoline service station includes 5 pumps with space for up to 10 vehicles at any given time.  
Gasoline service stations and drive-through restaurants are allowed with special land use approval and 
each is subject to a set of specific use conditions outlined below in Sections D and E of this review letter. 
 

 

Attention: Mike Archinal, AICP 
Township Manager 

Subject: USA2GO/Tim Horton’s – Special Land Use and Site Plan Review #2 
Location: Vacant property at the southwest corner of Grand Oaks Drive and Latson Road 
Zoning: NR-PUD Non-Residential Planned Unit Development 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 and Future Land Use map identify the site as Regional 

Commercial, which is described as follows: 
 

Land uses within this category include higher intensity commercial uses that serve the 

comparison shopping needs of the entire community and the regional market.  Uses include big-

box retail, large shopping centers, restaurants (including fast-food) and automobile service 

centers.  Such land uses rely on higher traffic volumes and easy access via a major arterial or 

highway.  Development within such areas should occur within a planned, integrated commercial 

setting. 

 
Given the site is part of a PUD and the proposed special land uses are specifically mentioned as uses 
intended for the classification, we are of the opinion that the proposed project is consistent with the 
Township Master Plan for this site and area. 

 
2. Compatibility.  The Latson Road corridor north of I-96 is generally zoned and planned for higher 

intensity commercial uses.  This intended development pattern is further demonstrated by the recently 
approved NR-PUD for the former school site across Latson Road from the subject site.   
 
As such, we are of the opinion that the proposed project will be compatible with the established and 
planned character of the area. 
 

Subject site 
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3. Public Facilities and Services.  Given the site’s location along two recently redesigned roadways, 

we anticipate that necessary facilities and services are in place for the proposed development.  
However, we defer to the Township Engineer for specific comments under this criterion. 

 
4. Impacts.  Given the allowable and planned uses for the area, we do not foresee that the proposal will 

create any adverse impacts on surrounding properties or roadways.   
 

The plan was designed to exclude direct vehicular access to/from Latson Road and allow only exiting 
traffic directly onto Grand Oaks, both of which are expected to reduce potential vehicular conflicts 
and congestion. 

 
5. Mitigation.  The Township may require mitigation necessary to limit or alleviate any potential 

adverse impacts as a result of the proposal.   
 
Any comments provided from an engineering or public safety perspective should be addressed as part 
of this criterion.  Lastly, given the inclusion of a gasoline service station, the applicant must obtain 
necessary permits from the MDEQ. 

 
D. Use Conditions (Gasoline Service Stations) 
 
Section 7.02.02(k) provides the following use conditions for gasoline service stations: 
 
1. There shall be a minimum lot area of one (1) acre and minimum lot frontage of two hundred 

fifty (250) feet. 
 
This standard is met. 
 
2. Pump islands shall be a minimum of twenty (20) feet from any public right of way or lot line, 

and at least forty (40) feet from any residential lot line. 
 
This standard is met. 
 
3. Access driveways shall meet the standards of Article 15; turning movements may be restricted 

in consideration of traffic conditions. Only one driveway shall be permitted from each street 
unless the Planning Commission determines additional driveways will be consistent with the 
purpose of Article 15. 

 
This standard is met. 
 
4. Where adjoining residentially zoned or used property, a solid fence or wall six (6) feet in height 

shall be erected along any common lot line. Such fence or wall shall be continuously maintained 
in good condition. The Planning Commission may approve a landscaped berm as an alternative. 

 
This standard does not apply to the request. 
 
5. All repair work shall be conducted completely within an enclosed building.  Garage doors shall 

not face any public roadway except as approved by the Planning Commission under the 
following circumstances: 

 
a. For through garages where doors are provided on the front and rear of the building; 
b. Garages located on corner or through lots; and 
c. Were the Planning Commission determines that a rear garage would have a negative 

impact on an abutting residential district. 
Under these circumstances the Planning Commission may require additional landscape 
screening above and beyond what is required for street frontage landscaping. 
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The submittal does not identify any proposed repair work as part of the gasoline service station, nor do we 
expect such activity to occur given the design the site. 
 
6. There shall be no outdoor storage or display of vehicle components and parts, supplies, or 

equipment or other merchandise, except within an area defined on the site plan approved by 
the Planning Commission and which extends no more than ten (10) feet beyond the building. 

 
A note on Sheet SP.101 states that there will be no outdoor storage. 
 
7. Storage of wrecked, partially dismantled, or other derelict vehicles is prohibited, unless such 

storage is required under police or court order.  Vehicles shall not be stored outdoors for more 
than seven (7) days in any thirty (30) day period. 

 
Similar to the statement under criterion 5 above, we do not believe vehicle repair is part of the proposed 
project. 
 
8. Storage of gasoline shall be at least four hundred (400) feet from churches, schools or similar 

public/quasi-public places of assembly. 
 
Given the redevelopment proposed for the former school site on the east side of Latson Road, we believe 
this standard is met; however, we request the applicant provide confirmation. 
 
9. Below ground fuel storage tanks shall be at least two thousand (2000) feet from any drinking 

water well serving two or more residential units. 
 
The applicant must confirm that this standard is met. 
 
10. The design and materials of the canopy shall be compatible with the main building. The 

proposed clearance of any canopy shall be noted on the site plan. Any signs, logo or identifying 
paint scheme on the canopy shall be reviewed by the Planning Commission and considered part 
of the maximum wall sign permitted.  Details on the canopy lighting shall be provided to ensure 
there is no glare on the public streets or adjacent property, and that lighting levels are in 
accordance with Section 12.03.  Canopy lighting shall be recessed such that the light source 
cannot be seen from off site. 

 
Canopy details on Sheet SP.103 note the use of cast stone pillars and an EIFS canopy that is designed to 
match the proposed building. 
 
Lighting and sign details are described in the site plan review component of this letter below. 
 
11. The applicant shall submit a Pollution Incidence Protection Plan (PIPP) as part of the Impact 

Assessment. The PIPP shall describe measures to prevent groundwater contamination caused 
by accidental gasoline spills or leakage, such as: special check valves, drain back catch basins 
and automatic shut off valves.  

 
The applicant provided a PIPP as required by Section 13.07.04 of the Township Zoning Ordinance. 
 
12. In the event that an automobile service station use has been abandoned or terminated for a 

period of more than one (1) year, all underground gasoline storage tanks shall be removed from 
the premises. 

 
The applicant notes compliance with this requirement on page SP.101. 
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13. The establishment of a new automobile service station shall require the lot to be separated a 

minimum of five hundred (500) feet from any other lot containing an existing automobile 
service station. 

 
The nearest gasoline service station is at the northwest corner of Latson and Grand River, which is more 
than 500 feet from the subject site. 
 
E. Use Conditions (Drive-through Restaurant) 
 
Section 7.02.02(j) provides the following use conditions for drive-through restaurants: 
 
1. Principal and accessory buildings shall be setback fifty (50) feet from any adjacent public right 

of way line or property line. 
 
This standard is met. 
 
2. The establishment of a new drive-through restaurant shall require the lot be separated a 

minimum of five hundred (500) feet from any other lot containing a drive-through restaurant. 
 
We believe this standard is met; however, we request the applicant provide confirmation. 
 
3. Only one (1) access shall be provided onto any street. 
 
This standard is met. 
 
4. Such restaurants constructed adjacent to other commercial developments shall have a direct 

vehicular access connection where possible. 
 
The site plan includes internal access points to the remainder of the Livingston Commons development. 
 
F. Site Plan Review 
 
1. Dimensional Requirements.  As described in the table below, the project complies with the 

dimensional standards for this PUD: 
 

District 
Lot Size  Minimum Setbacks  (feet)  Max. 

Height Lot Coverage Lot Area 
(acres) 

Width 
(feet) 

Front 
Yard 

Side 
Yard 

Rear 
Yard Parking 

NR-PUD 1 150 70 15 50 20 front 
10 side/rear 75 35% building 

85% impervious 

Proposal 1.77 281 141.75 (Grand Oaks) 
89.9 (Latson) 77.5 (W) 71 (S) 

 20 front 
10.5 

side/rear 
24.3 10.6% building 

77.5% impervious 

 
2. Building Materials and Design.  The proposed elevations, including colors and materials, are 

subject to review and approval by the Planning Commission.   
 
Primary materials include brick veneer, limestone veneer, cultured stone and cast stone.  Accent 
materials include a cast stone base and horizontal bands, vertical cultured stone elements and an EIFS 
cornice. 

 
Pending further discussion with the Commission, we suggest the applicant include some additional 
vertical accents along the south, east and west facades to help break up some of the long blank wall 
faces. 
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3. Parking.  As outlined in the table below, 52 spaces are required and 56 are proposed.  Appropriate 

stacking, waiting and RV spaces are also provided.  The parking spaces and drive aisles meet or 
exceed the dimensional standards of Section 14.06 and the plan has been revised to show looped 
(double striped) spaces. 
 
  Required 
Fuel Station 
w/convenience 
mart 

2 spaces per employee 
1 space for each 500 sq. ft. 
sales/convenience  

8 
12 

Drive-Through 
Restaurant 

1 per 70 sq. ft. gross leasable 
3 designated drive-through short-
term waiting spaces 
10 stacking spaces 
2 longer spaces designated for 
recreational vehicles and semi-
trucks 

32 
 
 
 
 
 
 

 
4. Pedestrian Circulation.  The site plan identifies an existing sidewalk along Latson Road and an 

internal sidewalk around three sides of the building.  A sidewalk is also shown on the north side of 
Grand Oaks, across the street from the subject site. 
 
The Master Plan does not identify a pathway along Grand Oaks; however, the Commission may 
require a sidewalk as part of site plan review in accordance with Section 12.05.01(c) if deemed 
necessary.  We also suggest the Commission discuss whether a sidewalk along the internal access 
drive on the west side of the site is warranted. 
 

5. Vehicular Circulation.  Primary vehicular access is proposed via an internal shared driveway 
connecting to Grand Oaks Drive and the remainder of the Livingston Commons development.  There 
is also a single egress drive (right turn only) for access onto Grand Oaks; however, as previously 
noted, direct access to/from Latson Road is not proposed. 

 
6. Loading.  A designated loading zone for the convenience store and restaurant is provided along the 

south side of the building.  Our only additional comment under this standard is that the fuel delivery 
truck has the potential to block parking spaces when filling the storage tanks.  In response, the 
applicant has indicated that the “owner shall try to schedule delivery outside of peak traffic times.” 
 

7. Landscaping.  We have reviewed the landscape plan based on the conventional standards of Section 
12.02, as noted below. 

 
Location Requirements Proposed Comments 
Front yard 
greenbelt 

(Grand Oaks) 

5 canopy trees 
20-foot width 
Hedgerow or masonry wall 
 

5 canopy trees 
20-foot width 
Hedgerow 

Requirements met 

Front yard 
greenbelt 

(Latson Rd.) 

8 canopy trees 
20-foot width 
Hedgerow or masonry wall 

8 canopy trees 
20-foot width 
Hedgerow 

Requirements met 

Buffer zone 
“C” (W) 

14 canopy trees OR 
14 evergreens OR 
56 shrubs (OR combination 
thereof) 
10-foot width 

10-foot width 
3 canopy trees 
68 shrubs 

Requirements met 

Buffer zone 
“C” (S)  

14 canopy trees OR 
14 evergreens OR 
56 shrubs (OR combination 
thereof) 
10-foot width 

10-foot width 
57 shrubs 

Requirements met 

Parking lot 7 canopy trees 
650 s.f. of landscaped area 

7 canopy trees 
700 sq. ft. 

Requirements met 
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8. Waste Receptacle and Enclosure.  The project includes a new waste receptacle and enclosure in the 

southwest corner of the property.  Section 12.04 requires a rear yard or non-required side yard 
location, unless otherwise approved by the Planning Commission.  The proposed placement complies 
with these standards. 
 
Details on Sheet SP.103 identify the required concrete base pad and a masonry enclosure, which is to 
match materials used on the building. 

 
9. Exterior Lighting.  The submittal includes a lighting plan (Sheet SP.102), which proposes the 

installation of 12 light poles around the perimeter of the parking lot, 32 wall mounted fixtures and 10 
canopy fixtures. 
 
The primary concern with the lighting plan is the high footcandle readings underneath the canopy – a 
maximum of 27.9 footcandles.  The Ordinance sets the maximum level at 10 footcandles.  In our 
experience some communities allow readings of 20-25 footcandles for gas station canopies.  The 
Commission will need to determine if these readings are acceptable. 
 
Lastly, while the canopy fixtures are recessed as required, the gooseneck fixtures on the front of the 
building do not provide cut-off fixtures. 

 
10. Signs.  In total the submittal proposes 2 monument signs, 3 gas station canopy signs and 4 wall signs 

(2 for each business).  A menu board is also shown on the site plan, but no details are provided.  For 
the applicant’s information, up to 2 menu boards are allowed with a maximum size of 16 square feet 
per board. 
 
Given the site’s presence as a corner lot, 2 wall signs are permitted for each business and the Planning 
Commission may permit 2 monument signs.  The sign areas proposed for Tim Horton’s and the 
monument signs are compliant, while the Commission may allow an increase in the wall/canopy 
signage for USA2GO (118 square feet total). 
 
As a side note, the monument signs include compliant electronic changeable message signs for fuel 
prices, although the owner will need to comply with the requirements of Section 16.07.02 with 
respect to illumination and providing a static message. 
 

11. Impact Assessment.  The submittal includes an Impact Assessment (dated 6/27/14).  In summary, 
the Assessment notes that the project is not anticipated to adversely impact natural features, public 
services/utilities, surrounding land uses or traffic.   
 
 

Should you have any questions concerning this matter, please do not hesitate to contact our office.  I can 
be reached by phone at (248) 586-0505, or via e-mail at borden@lslplanning.com. 
 
Sincerely, 
LSL PLANNING, INC. 
 
  
  
Brian V. Borden, AICP 
Senior Planner 

mailto:borden@lslplanning.com


 

 

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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

 
July 3, 2014 
 
Mr. Mike Archinal 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re:   USA2GO Building 
 Site Plan Review #2 
 
Dear Mr. Archinal: 
 
We have reviewed the resubmitted site plan documents from GAV Associates Inc., dated June 27, 2014, 
which were delivered to the Township Engineer that date. The petitioner is proposing to construct a new 
building, which will be a gas station and Tim Horton’s Restaurant, on the northwest corner of Latson 
and I-96. Tetra Tech has reviewed the documents and site plan and offers the following comments:  
 
SITE PLAN 
 

1. An 8-inch proposed water main has been added to the plans to accommodate a fire hydrant on 
the west side of the property, with an 8-inch stub extended west across the proposed common 
driveway. The following notes apply directly to this water main: 

 The 8-inch portion of the main will be considered public and will be maintained and 
operated by the Marion, Howell, Oceola and Genoa Sewer and Water Authority (MHOG 
SWATH) and will need to be constructed in accordance with their specifications and 
details which can be found here: 
http://www.genoa.org/articles/article/watersewerdesignstandards 
Please pull the applicable water main construction details directly into the drawing set. 

 A minimum 25-foot-wide permanent easement needs to be shown and granted for all 
public water main found on the development limits. 

 Water main should be DIP Cl 52 or PC 350. 
 A profile of the proposed public water main shall be provided, including the same 

information as shown on the storm sewer profiles including the finish grade of any valves 
or hydrants. 

 Water main crossing Grand Oaks Drive will likely need to be jacked and bored beneath 
the roadway inside a steel casing pipe, per Livingston County Road Commission 
standards, and should be shown clearly on the plans complete with proposed bore pit 
locations. 

http://www.genoa.org/articles/article/watersewerdesignstandards


Mr. Mike Archinal 
USA2GO Building 
July 3, 2014 
Page 2 

 

Tetra Tech 

 Provide a note or detail for how the proposed 1-inch water service will be connected to 
the existing 4-inch service lead 

 
2. Existing sanitary sewer leads as shown do not include the existing assumed elevation. This 

information should be available from the Township and can be included on the drawings. The 6-
inch service lateral that has been extended across the property has an upstream elevation shown. 
This should be noted as approximate with the end capped and a marker post installed so that the 
stub can be located in the future. The petitioner will need to provide an easement for the private 
service lateral for the future property owner to the south. MHOG sewer easements are based on 
depth of bury with easement sizes listed in the engineering standards referenced above. 

 
The petitioner has adequately addressed all comments regarding the on-site drainage conditions, but 
must respond to the above water main and sanitary service concerns prior to being recommended for 
approval.  
 
Please call if you have any questions. 
 
Sincerely,  
 
 
 
Gary J. Markstrom, P.E.    Joseph C. Siwek, P.E. 
Unit Vice President     Project Engineer 
 
copy:  Robert Budzeika, GAV Associates, LLC 

 



 

 
July 7, 2014 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: USA2GO/Tim Hortons Building 
 Corner of Grand Oaks & Latson 
 Revised Site Plan Review 
 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan.  The plans 
were received for review on July 2, 2014 and the revised drawings are dated June 26, 2014.  
The project is based on a multi-tenant occupancy totaling 8,187 square feet.  The structure will 
house a mercantile convenience store and operate additionally as a fueling station.  In 
addition, to the east, there will be a 2,187 sq. foot business occupancy.  The plan review is 
based on the requirements of the International Fire Code (IFC) 2012 edition.  
 
This plan is recommended for approval with item #1 below being a condition of this 
recommendation. 
 
1. As an item of the PUD agreement, it is recommended that the building will be protected 

with an approved automatic sprinkler system in accordance with NFPA 13 Standard for the 
Installation of Automatic Sprinkler Systems.  The applicant has indicated their objection 
to this since it is not a requirement of the Building Code.  However, as a Planned 
Unit Development, additional safety requirements can be made to allow flexibility in 
the project development. 
 
A. The fire department connection shall be located on the front of the building (Grand 

Oaks) or an approved location.  This shall be within 100’ of a fire hydrant.   
 
B. The location, size, gate valve, and connection of the fire protection lead shall be 

indicated on the utility site plan.   
 
2. Future project submittals shall include the address and street name of the project in the title 

block.  An address has not yet been issued to this site.  (The applicant has indicated that 
they will comply with this requirement when address is assigned.) 

  IFC 105.4.2 
 

3. 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.  Sheet A.201 now 
indicates where the address will be located.)   



  
  July 7, 2014 
  Page 2  

USA2GO/Tim Hortons Bldg. 
Corner of Grand River & Latson 

Revised Site Plan Review 

 
www.brightonareafire.com 

     IFC 505.1 
 

4. Access Comments:  Access, drive aisle widths, and turning radii all appear to be compliant 
on this revised plan. 

 
5. The location of a key box (Knox Box) shall be indicated on future submittals.  The Knox box 

will be located adjacent to the front door of the structure.  (The KNOX box is now 
indicated on Sheet A.101) 

     IFC 506.1 
 

Additional comments will be given during the building plan review process (specific to the 
building plans and occupancy).  If you have any questions about the comments on this plan 
review please contact me at 810-229-6640. 
 
Cordially, 

 
Michael Evans, EFO, CFPS 
Deputy Fire Chief 
 
 
cc: GAV Associates 
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MEMORANDUM 

TO:   USA To Go/Tim Hortons 

FROM:  Ron Akers, Zoning Official 

DATE:   6/26/14 
 
RE: USA To G0/Tim Hortons Tap Fee Calculation  

 

In regards to the proposed project the tap fees will be as follows: 

Assuming a gas station with a 5,981 square foot mini mart and a drive through fast food 

restaurant. 

a. Service Station – with mini mart @ 1.0 per premise plus 0.5 per 1000 square 

feet of building 

b. Restaurant (fast food) @ 10.00 per restaurant 

Previously Paid 
0 Water REU’s 
0 Sewer REU’s 
 
Tap Fee Calculation 
Proposed Service Station with mini mart – 5,981 sf @ 1.0 per premise plus 0.5 per 1000 
square feet of building = 3.99 REU’s 
 
Proposed Restaurant (fast food) @ 10.0 per restaurant = 10 REU’s 
 
Total REU’s Required = 13.99 REU’s 
REU’s Previously Paid = 0 REU’s 
 
Total REU’s Needed = 13.99 
 
Water 13.99 REU’s @ $5,000 per REU = $69,950 
Sewer 13.99 REU’s @ $5,500 per REU = $76,945 
 
Total Amount Due = $146,895 
 
Connection fees must be paid at time of land use permit issuance and if there are any 
additional questions please feel free to contact me at 810-227-5225. 
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CONSTRUCTION SEQUENCE / TIMING SCHEDULE

SOIL EROSION CONTROL - 
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




 
 
 











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1.0 INTRODUCTION AND SITE BACKGROUND  
 

1.1 Introduction 
 
PM Environmental, Inc. (PM), completed this pollution incident prevention plan (PIPP) for the 
planned retail gasoline station to be located at the corner of Grand Oaks Avenue and Latson 
Road in Genoa Township, Livingston County, Michigan, hereafter referred to as the “subject 
property” (Figure 1), in general accordance with Genoa Township zoning Ordinance Article 13 – 
Environmental Protection Regulations.  
 

1.2 Site Background 
 
The subject property size is approximately 1.77 acres in size and located at the southwest 
corner of Grand Oaks and Latson Road.  The subject property is located within a commercial 
area bordered by Grand Oaks to the north, Latson Road to the east, Interstate 96 to the south, 
and vacant land to the west.  The subject property was recently split from a larger parent parcel. 
The subject property is vacant with no trees.   
 
The planned subject property building is to be located in south central portion of the subject 
property (Figure 2).  Five gasoline and/or diesel fuel dispensers, will be located north of the 
building beneath a canopy.  The proposed underground storage tank (UST) basin, containing 
one 30,000 gallon UST and one 10,000 gallon UST, will be located east of the subject property 
building near the eastern property boundary along Latson Road.   
 
The subject property will operate as a retail gasoline dispensing station.   
 

1.3 Geology and Hydrogeology 
 
A review of the 7.5 Minute, Mt. Clemens West Quadrangle, Map (Figure 1) prepared by the 
USGS, dated 1968, photorevised 1973 and 1980, indicates that the subject property is 
approximately 740 feet elevation relative to the NGVD.  The immediate subject property area 
appears to slope slightly to the southeast towards Latson Road. 
 
According to the Quaternary Geology of Southern Michigan Map (Farrand et. al., University of 
Michigan and United States Geological Survey, 1982), the regional geology for the subject 
property generally consists of end moraines of fine textured till: characterized by a gray, grayish 
brown or reddish brown, non-sorted glacial debris; matrix is dominantly clay, clay loam, or silty 
clay loam texture, variable amounts of cobbles and boulders.  This soil type occurs in narrow 
linear bells of hummocky relief marking former still stands of ice-sheet margin and includes 
small areas of ground moraine as well as outwash.  The thickness of this soil type tends to be 
somewhat greater than adjacent ground moraine areas.  
 
The nearest surface water body is the north branch of the Marion and Genoa Drain located 
approximately 0.25 miles north of the subject property (Figure 1).  The north branch of the 
Marion and Genoa Drain drains to the west to the south Branch of the Shiawassee River.    
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2.0 POLLUTION INCIDENT PREVENTION PLAN  
 

2.1 Surface Water Discharge  
 
The planned activities for the subject property will not include discharge of any type of 
wastewater to a storm sewer, drain, lake, stream, wetland, other surface water body, or into 
groundwater.   
 

2.2 Hazardous Materials Storage 
 
The planned activities for the subject property will include the storage and retail sale of three 
hazardous substances including regular unleaded gasoline, premium unleaded gasoline, and 
diesel fuel (gasoline and diesel fuel).  Material safety Data Sheets (MSDSs) for these hazardous 
substances is included in Appendix A.   
 
The gasoline and diesel fuel will be stored in either of two USTs located on the east side of the 
subject property as shown on Figure 2.  The USTs and associated product lines will be 
constructed of Fiberglass.   
 
UST information based on the MDEQ files and site information are summarized below: 
 

Tank No. Tank Location 
Capacity 

(Gallons) 
Contents Material  

1 Easter Portion of 
Property 30,000 Regular Gasoline Double Wall 

Fiberglass 

2 Easter Portion of 
Property 

10,000 with two 
5,000 compartments 

Premium Gasoline 
and Diesel 

Double Wall 
Fiberglass 

 
The UST system is designed for total containment of UST contents using double wall tanks, 
piping, containment sumps at tanks for piping, containment sumps under each dispenser, 
overfill prevention devices for filling the tanks, spill prevention on fill areas.  Electronic 
management and environmental compliance console capable of monitoring double wall tanks, 
double wall lines, and dispenser containment sumps 24 hours a day. 
 
All underground tank systems (USTs) shall be operated and maintained in general accordance 
with Part 211, Underground Storage Tanks of the Natural Resource and Environmental 
Protection Act (NREPA) Act 451 of 1994, as Amended (Part 211).  Part 211 requires that USTs 
of this size (10,000 to 30,000 gallons) that are used for storage of regulated substances be 
registered with the Michigan Department of Environmental Quality (MDEQ) prior to use. 
  
UST unloading/loading will be limited to the transfer of a gasoline or diesel fuel from a tanker 
truck to the individual compartments of the proposed 10,000 gallon and 30,000 gallon USTs.  
The tanker truck will park adjacent to the USTs outside of typical onsite traffic pathways with 
cones staged around the tanker and loading area to establish a loading area exclusion zone.  A 
hose will then be run from the tanker truck and connected to the appropriate fill ports located on 
each UST.  The tanker truck tires will be chocked and the tanker grounded prior to engaging in 
fuel delivery operations.   Personnel will be present during fuel delivery operations to ensure no 
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leakage or spillage.  If a leak or spill is observed, fuel delivery operations will be stopped 
immediately.  The source of the leak or spill will be identified and repaired/remedied prior to 
engaging in additional fuel delivery operations.  Any hazardous materials that are spilled will be 
contained and recovered with appropriate absorbent materials and disposed of in accordance to 
Federal, State, and local regulations.  
 

2.3 Hazardous Waste 
 
The planned activities for the subject property will not include any transportation, on-site 
treatment, storage or disposal of hazardous waste.   
 

2.4 Secondary Containment Measures  
 
The UST system is designed for total containment of UST contents using double wall tanks, 
piping, containment sumps at tanks for piping, containment sumps under each dispenser, 
overfill prevention devices for filling the tanks, spill prevention on fill areas.     
 

2.5 Responsible Parties  
 
The following party will be responsible for the development of the planned retail gasoline 
dispensing station: 
 
Kevin Bahnam 
USA 2 GO 
28265 Beck Rd. 
Wixom, MI 48393 
(248) 773-7992 
 
Operation of the planned retail gasoline dispensing station may be contracted to another party 
after installation, permitting, and construction of all aspects of the planned development.  The 
PIPP will be updated and submitted to genoa township if/when an operational agreement is 
implemented. 
 
3.0 CONCLUSIONS 
 
This PIPP was prepared in general accordance with Genoa Township Regulations and contains 
all of the necessary documentation for he planned subject property development to be located 
at the corner the corner of Grand Oaks Avenue and Latson Road in Genoa Township, 
Livingston County, Michigan.   
 
Please contact PM at (517) 321-3331 if you have any questions or comments regarding this 
PIPP.  
 
Sincerely, 
PM Environmental, Inc.  
REPORT WRITTEN BY:    REPORT REVIEWED BY:   

        
Stephen R. Zayko, P.E., C.P.G.   J. Adam Patton, C.H.M.M.   
Senior Engineer            Manager of Site Investigation Services 



Figures 







Appendix A 

































 

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

July 8, 2014 
 
 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
At the Township’s request, we have reviewed the revised site plan (dated 6/24/14) proposing to amend 
the previously approved PUD Plan for the Wellbridge of Brighton skilled nursing facility, which is 
located at 2200 Dorr Road.  We have reviewed the proposal in accordance with the applicable provisions 
of the Genoa Township Zoning Ordinance. 
 
A. Summary 
 
1. If the proposed PUD amendment is approved, an amendment to the PUD Agreement must be 

executed between the owner and Township Board. 
2. Because the future retail building is no longer part of the project, the Township will need to determine 

if the amendment alters the intent of the approved Conceptual PUD Plan.  
3. The proposal results in the need for greater deviation from the building and parking frontage 

standards of the TCOD than was originally allowed. 
4. The amount of parking proposed exceeds the 120% limitation; therefore, Planning Commission 

approval is needed for the excess parking.   
5. The applicant could reduce the amount of impervious surface by reducing the dimensions of proposed 

parking spaces that abut wide sidewalks, which are larger than required. 
6. The landscape plan is deficient in greenbelt plantings along Dorr Road (8 canopy trees). 
7. The Planning Commission may require a photometric plan to ensure current lighting requirements are 

met. 
 

B. Proposal/Process 
 
The applicant requests review and approval of an amendment to the approved PUD Plan for an expansion 
of their existing parking lot.  Specifically, 58 new parking spaces are proposed as an extension of the 
existing parking lot along the site’s Dorr Road frontage and a portion of its Sterling Drive frontage.   
 
The project also includes landscape islands within the new parking lot, as well as an extension of the bike 
path along Dorr Road and Sterling Drive.  Additionally, 5 existing parking spaces are to be converted into 
4 barrier free spaces immediately north of the existing building. 
 
Section 10.11.04 requires Planning Commission review of amendments to an approved Final PUD Plan 
that are considered “major.”  If the Commission determines that the proposed amendment significantly 
alters the intent of the approved Conceptual PUD Plan, then they may require submittal of a new concept 
plan.  If the proposal is approved, the PUD Agreement must also be amended. 
 

Attention: Mike Archinal, AICP 
Township Manager 

Subject: Wellbridge of Brighton parking lot expansion – Amendment to Approved PUD Plan (2nd 
Review) 

Location: 2200 Dorr Road – southwest corner of Dorr Road and Sterling Drive 
Zoning: MUPUD Mixed Use Planned Unit Development and TCOD Town Center Overlay District 
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Aerial view of site and surroundings (looking north) 

 
C. Review 
 
1. Approved PUD Plan.  The approved PUD Plan for this development shows a future retail building 

and parking spaces in the northeast corner of the property.  The intent for a future retail development 
is also noted in the PUD Agreement.  The proposed amendment generally matches the parking layout 
shown on the approved plan, except the future retail building is replaced with 22 additional parking 
spaces. 
 
The removal of a building for additional surface parking could be viewed as a significant change from 
the approved plan, particularly since the site is within the TCOD.  If the Township finds this to be the 
case, they can require a new concept plan for the project. 

 
2. Dimensional Deviations.  As part of the original PUD approval for the Intech project, the Township 

granted several dimensional deviations for development of the site.  Section 2.6 of the original PUD 
Agreement specifically notes dimensional deviations for reduced building setbacks, reduced building 
frontage and increased parking frontage.  (As a side note, the PUD Plan and Agreement were 
amended in 2009 under the name Senior Care Equities allowing the development as it exists today.) 
The proposed amendment further reduces the building frontage and increases the parking frontage 
along both Dorr Road and Sterling Drive from that originally approved.  As such, the proposal results 
in the need for greater deviation from the building and parking frontage standards of the TCOD. 
  

3. Open Space/MUPUD Acreage.  Given that the approved plan called for a retail building and parking 
in the area of the proposed parking lot, we do not believe the proposed amendment has any effect on 
the minimum open space or maximum non-residential/non-open space requirements of the MUPUD. 
 

4. Parking.  Per Section 14.04, nursing homes require 1 parking space for each 3 beds or 2 rooms, 
whichever is less, plus 1 space per employee during the peak shift.  The submittal notes 88 beds, 
requiring 30 spaces and 86 employees totaling 116 required spaces.  

 
As a result of the proposed expansion, the parking lot will provide 156 spaces, which is above the 
120% threshold.  Therefore, Planning Commission approval is required for the excess parking per 
Section 14.02.06.   

Subject site 

Proposed 
parking lot 
expansion 
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In the letter dated 6-24-14 from the architect, it is noted that “During the initial project conception, a 
much lower number of employees required to efficiently run the facility was anticipated. This has 
resulted in a major parking deficiency that currently exists.” 
 
The parking spaces, drive aisles and number of barrier free spaces all meet or exceed the requirements 
of Article 14.  The drive aisles are 2 feet wider than required by the Zoning Ordinance but the 
applicant indicates the 26’ width was requested by the Fire Department.   Additionally, the depth of 
spaces abutting a curb or the bike path may be reduced by 2 feet per Section 14.06.06.  As such, there 
appears to be an opportunity to reduce the amount of impervious surface. 
 

5. Pedestrian Circulation.  As part of the original approval, an 8-foot concrete pathway was 
constructed along the developed portion of Dorr Road.  The current project includes an extension of 
that pathway to the end of the site’s frontage on Dorr Road, as well as along the proposed developed 
portion of Sterling Drive. 
 

6. Vehicular Circulation.  Primary access to the site will remain to/from Dorr Road.  Based on aerial 
photos, it appears as though there is an unimproved access point to Sterling Drive, which will be 
improved as part of this project.  The driveway placement complies with the spacing requirement 
from the intersection. 

 
7. Landscaping.  The site plan identifies landscape islands within the expanded parking lot that meet 

the required width of 10’.  Parking spaces are not drawn on sheet LS-1, but it appears that the islands 
are the same length as the parking spaces.  Section 12.02.04 (g) requires that the length be 2’ shorter 
than adjacent spaces to improve maneuvering.  

 
Section 12.02.03(a) requires 6 parking lot trees and 600 square feet of internal landscaped area.  The 
proposal includes 11 new trees and more than 600 square feet of landscaped area. 
 
Section 12.02.01 requires a 20 foot wide greenbelt and 1 canopy tree for every 40 feet of frontage 
along Dorr Road.  For this approximately 320 feet of frontage, eight canopy trees are required, but are 
not provided. 
 

8. Exterior Lighting.  Section 9.06 requires pedestrian scale ornamental lighting along streets and 
within parking lots.  The lighting plan included identifies 7 parking lot light fixtures and two along 
Dorr Road.  The Planning Commission may require a photometric plan be provided to ensure the 
proposed light levels comply with Section 12.03. 

 
9. Signs.  The submittal does not identify any proposed signage.  
 
10. Impact Assessment.  The submittal includes an Impact Assessment (dated 6/4/14), which notes that 

the proposed project is not expected to adversely impact natural features, public services/utilities, 
surrounding land uses or traffic. 

 
Should you have any questions concerning this matter, please do not hesitate to contact our office.  I can 
be reached by phone at (248) 586-0505, or via e-mail at borden@lslplanning.com. 
 
Sincerely, 
LSL PLANNING, INC. 
 
  
  
Brian V. Borden, AICP 
Senior Planner 

mailto:borden@lslplanning.com


 

 

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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

July 3, 2014 
 
Mr. Mike Archinal 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re:   Wellbridge Parking Expansion 
 Site Plan Review #2 
 
Dear Mr. Archinal: 
 
We have reviewed the resubmitted site plan documents from Design Services Company dated June 24, 
2014, which were delivered to the Township Engineer on June 27, 2014. The petitioner is proposing to 
construct a net total of 57 additional parking spaces in a lot adjacent to the existing parking lot on the 
site.  
 
Tetra Tech has reviewed the documents and determined that the petitioner has sufficiently addressed all 
previous comments.  However, over the last several months a concern has arisen regarding the sanitary 
sewer discharge from the Wellbridge facility.  Operators have seen a significant increase in maintenance 
of the pump station serving the Wellbridge facility and other neighboring parcels due to wipes being 
discharged to the sanitary system.   This debris collects on the pumps and necessitates frequent cleaning.  
The discharge of wipes and rags into the sanitary sewer system is a violation of the sewer use ordinance.  
As part of the currently proposed site improvements, it is requested that the facility address the 
discharge issue either through the installation of a privately maintained septic tank to collect the debris 
prior to it reaching the public system or through the installation of a grinder on the discharge line to 
break down the debris being discharged.  The proposed sanitary sewer improvement should be included 
on the current site plan being considered for approval.    
 
Please call if you have any questions. 
 
Sincerely,  
 
 
 
Gary J. Markstrom, P.E. Joseph C. Siwek, P.E. 
Unit Vice President Project Engineer 
 
copy:  Daniel F. Deremer, JW Design Architectural Studio 



 

 

 
 
July 7, 2014 
 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Wellbridge of Brighton 
 2200 Dorr Rd. 
 Site Plan Review – Parking Lot Expansion 
 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan.  The plans 
were received for review on June 27, 2014 and the drawings are dated June 24, 2014.  The 
project is based on an expansion of the parking lot.  The plan review is based on the 
requirements of the International Fire Code (IFC) 2012 edition. Previous comments appear to 
be addressed by the applicant in the revised submittal.   
 
This proposed parking lot expansion will provide an additional access drive off of Sterling Dr. 
which will enhance the fire department’s access to the site if the primary drive is not usable.   
 
This site plan is recommended for approval without any further comments from the fire 
department. 
 
Additional comments will be given during the building plan review process (specific to the 
building plans and occupancy).  If you have any questions about the comments on this plan 
review please contact me at 810-229-6640. 
 
Cordially, 

 
Michael Evans, EFP, CFPS 
Deputy Fire Chief 
 
 



 

JW Design  412 S. Washington Ave., Suite 100  Royal Oak, MI 48067-3824 
Phone (248) 336-2501  Fax (248) 336-2107  www.jwdstudio.com 

 

 
 
 
June 4th, 2014 
 
 

Environmental Impact Assessment Report 
Site Plan Submittal 
 
 
Project: 
Additional Parking Installation at the Wellbridge of Brighton  
2200 Dorr Rd. 
Howell, Mi. 48843 
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Attachments 
 

• Aerial Photo of Project Site (Exhibit 1) 
• Original Civil Site plan illustrating approved additional parking during facility site plan approval (Exhibit 

2) 
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Project Introduction  

 
This project consists solely of the addition of added parking at the Northeast corner of the project site. 
The parking was previously approved for this site, and will have minimal impact on the surrounding 
uses.  
 

Location  
 

The project is located at Northeast corner of the existing site for the Wellbridge of Brighton Skilled 
Nursing Facility (refer to Exhibit 1) 

 
Impact on Natural Features 
 

The proposed parking will have minimal impact on the existing natural features. The parking will not 
impede on the 25’ wetlands buffer boundary, as indicated in the original site plan approval documents.  
There are no other natural features of this site being impacted (refer to Exhibit 2) 

 
Impact on Storm Water management  
 

There will be minimal impact on Storm Water management with this additional parking.  The storm 
water will be directed into the adjacent sedimentation basin No. 3.  Refer to submitted plans for further 
information.  

 
Impact on Surrounded Land Uses 
 

There will be little to no impact on the surrounding land uses for this additional parking.  The parking 
was initially approved with the original site plan approval documents, and the impact on the 
surrounding land uses was taken into account at this time.   

 
Impact on Public Facilities and Services 
 

There will be little to no impact on public facilities and services 
 
Impact on Public Utilities 

 
There will be little to no impact on public utilities.  As mentioned previously, this project was approved 
with the additional parking, and the impact on the public facilities and utilities was taken into account 
with the approval.  

 
Storage and handling of hazardous materials 
 

There will be no hazardous materials stored on site.  
 
 
 
 



 
 
 
Traffic Impact Study 
 

The traffic impact of this additional parking was studied during the initial site plan approval process, and 
determined to be acceptable for this site (refer to exhibit 2).  This was approved with additional retail 
that is not being utilized, and the parking is solely to support the existing facility.  The traffic impact of 
this parking addition will be minimal.  

 
Historical and Cultural References 
 

This does not apply, as the project is solely for additional parking for the existing facility.  
 
Special Provisions 
 

There are no special provisions for this project.  
 
Building Relationships 
 

This project solely relates to the exiting Wellbridge of Brighton Facility, and has no connection to any 
other adjacent structures.  

 
Impact on Surrounding land uses and Zoning  
 

As this parking was previously approved during the initial site plan approval process, the impact 
on surrounding land uses was studied, and is minimal.  
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C-3UTILITY PLAN

SCALE: 1"=30’
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FOR FREE LOCATION OF PUBLIC UTILITY LINES

1-800-482-7171
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517-545-4141, DATED JULY 18, 2011. EVERY ATTEMPT HAS BEEN MADE TO 
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   and outlet protection.
5.  Install concrete channel

6.  Install concete bike path.

7.  Complete pavement installation.

8.  Redistribute topsoil and 

10. Complete construction.

  SCE

F
L
O

W

F
L
O

W

GROUND

MINIMUM 38" ABOVE

FENCE POST SECTION

GROUND

UNDISTURBED

POST LENGTH

56" MINIMUM FENCE

FLOW

CROSS SECTION

PERSPECTIVE VIEW

DRIVEN A MIN OF 18" INTO GROUND

56" MIN LENGTH FENCE POST,

JOINING TWO ADJACENT SILT FENCE SECTIONS

THE GROUND

A MIN OF 18" INTO

FENCE POST DRIVEN 

6’ MAX CENTER TO CENTER

ABOVE GROUND

36" MIN

SILT FENCE

HEIGHT OF

SILT FENCE

2"

6
"

INTO THE GROUND

EMBED SILT FENCE 

LEAST 6" IN THE GROUND.

OF THE FABRIC CAN BE BURIED AT 

IN SUCH A MANNER THAT THE BOTTOM 

ATTACH FILTER FABRIC TO WIRE FENCING 

POSTS

TOP VIEW

SECTION A SECTION B

BEFORE DRIVING

AROUND STAKES

WRAP GEOTEXTILE

   THE FABRIC.

   WHEN IT REACHES 50% OF THE HEIGHT OF

2. ACCUMULATED SEDIMENT MUST BE REMOVED

   1112 OR EQUAL.

5. SILT FENCE: TREVIRA SPUNBOND

   MIN CROSS SECTIONAL AREA OF 3 IN

3. WOOD POSTS: 2"x2" HARDWOOD WITH 

   WEIGHING LESS THAN 1 LB/LIN FT

4. STEEL POST: EITHER T OR U TYPE NOT 

SILT FENCE NOTES

   SOIL STOCKPILE AREAS.

   SHEET FLOW RUN-OFF AND AROUND

6.   LOCATE SILT FENCE TO INTERCEPT

   DRIVING.

   BE WRAPPED AROUND THE STAKES BEFORE 

   JOINED TOGETHER, THE GEOTEXTILE SHALL

1. WHEN TWO SECTIONS OF SILT FENCE ARE

   RAINFALL AND REPAIR AS REQUIRED.

7.   INSPECT SILT FENCE AFTER EVERY 

NOTE

COMPACTED SAND BACKFILL

UNDER PIPE TO EDGE OF

CUT BANK.

SUMP

2’ DEEP

STORAGE

FOR SEDIMENT

2’ DEEP SUMP

FIRST FLUSH ELEV.=STAND PIPE RIM: 979.07

12" INV. 977.00

ELEV. 979.1

EMERGENCY OVERFLOW 

EXISTING STORMWATER OUTLET STRUCTURE NO.3 DETAIL (OS3)

AT ELEVATION 977.0

ONE (1) �" DIAMETER HOLE

3 WORKING DAYS

BEFORE YOU DIG

CALL MISS DIG

FOR FREE LOCATION OF PUBLIC UTILITY LINES

1-800-482-7171

811 or

PARKING LOT

EXISTING

9. Clean existing sedimentation basin

  
  sediment.
  and pavement of all accumulated 

11. Remove remaining temporary

  erosion control devices.

C-4

EXPANSION

PARKING LOT

PROPOSED

HINGE POINT

SHOULDER

3:1 MAX

AS OUTLET PIPE

SECTION SAME 

SLOPE END 
18’

OUTLET PIPE

STANDARD SYMBOL

STORM WATER OUTLET PROTECTION
NO SCALE

OP

PERMANENT E.C. DEVICE

SPECIFIED ON PLANS

LENGTH OF PIPE AS 

MDOT STD. R-86-D

END SECTION

PRE-CAST CONC.

PLAN

SHOWN ON 

INVERT ELEV.

OP

OP

6" MIN. DIA. STONE

IN GEO FABRIC

PLACED OVER KEYED

PLAIN RIP-RAP

MDOT 813.03(E)

8’x18’x18" DEEP 
ANIMAL GUARD

STEEL GRATE

 

 

   vegetatively stabilize or

   landscape all disturbed areas

   not paved.

 

 

 

Sequence of Operations

 

1.  Install silt fence prior to 

 

 

   vegetated buffer zone and/or

   "silt fence" barriers (where

   designated) around site.

 

 

 

SEEDING MIXTURES

KIND

PURITY

MIN

GERMINATION

MINIMUM ROADSIDE CLASS A

PERENNIAL RYE GRASS 98% 90% 50% 30%

KENTUCKY BLUE GRASS 90% 75% 15% 30%

CREEPING RED FESCUE 98% 80% 35% 40%

USER AND NOT A PART OF THE SPECIFICATIONS)

INTENDED USE (FOR THE GUIDANCE OF THE 

AREAS

SHOULDERS, BORROW

SLOPES, DITCHES, LAWNS

SILT FENCE SHALL BE INSTALLED PRIOR TO THE START OF MASSIVE EARTH DISRUPTION.

OUTLET PROTECTION

SILT FENCE

LOAM, MoB, HYDROLOGIC SOIL GROUP "B".

MICHIGAN, THE SOILS ON SITE ARE CLASSIFIED AS MIAMI

AS DEFINED BY THE SOIL SURVEY OF LIVINGSTON COUNTY 

SILT FENCE SHALL BE INSTALLED PRIOR TO THE START OF MASSIVE EARTH DISRUPTION.

 

DUST SHALL BE CONTROLLED IN ACCORDANCE WITH MDOT SECTION 107.15.

 

FROM THE SITE SHALL BE PROMPTLY REMOVED BY THE CONTRACTOR AND/OR BUILDER.

ALL MUD, DIRT, AND DEBRIS TRACKED ONTO THE EXISTING OR PROPOSED ROADS

 

BECOME LESS EFFICIENT, IT SHALL BE REPLACED.

ALL CONSTRUCTION TRAFFIC SHALL USE THE CLEAN STONE EXITS.  SHOULD THE STONE

 

COMMERCIAL FERTILIZER (12-12-12) SHALL BE APPLIED AT THE RATE OF 150 POUNDS PER ACRE.

 

SEED SHALL BE APPLIED AT THE RATE OF 210 POUNDS PER ACRE.

 

 

 

 

 

 

 

 

 

 

 

 

 

 

SHALL BE CLASS A AS FOLLOWS: 3" MINIMUM DEPTH TOPSOIL, HYDROSEED WITH A TACKIFIER

THE SEED MIXTURE TO BE USED ON ALL AREAS OF DISTURBED SOIL ON THIS PROJECT 

PROFILE

75’ MIN.

EXIST. GROUND

6
"
 

M
IN
.

PIPE AS
NECESSARY

EARTH FILL

2
0
’ 

M
IN
.

10’ MIN.

1
0
’

1
0
’

PLAN VIEW

EXIST. 

SURFACE

EXIST.

SURFACE

R/W LINE

EXIST. 

GROUND

STABILIZED CONSTRUCTION ENTRANCE/EXIT

NO SCALE

2" - 3" 

CRUSHED

AGGREGATE

STANDARD SYMBOL

TEMPORARY E.C. DEVICE

GEOTEXTILE

GEOTEXTILE SHALL HAVE MINIMUM GRAB TENSILE 

STRENGTH OF AT LEAST 200 lb. AND A MULLEN 

BURST STRENGTH OF AT LEAST 190 lb.

NO SCALE

SILT FENCE DETAIL
STANDARD SYMBOL

TEMPORARY DEVICE

SF

NO SCALE PERMANENT E.C. DEVICE

DO NOT BECOME CLOGGED WITH SEDIMENT.

THAT THE OUTLET HOLES IN THE STAND PIPE

EXTREME CARE MUST BE EXERCISED TO INSURE

MDOT 6A STONE

STONE, THEN CHOKE WITH

BACKFILL WITH 3" WASHED

36" CMP

PRECAST CONC. BASE

BAR SCREEN

FREEBOARD ELEVATION=980.0

UNDISTURBED EARTH

4

1

1

3

OUTLET PIPE 12" DIA. HDPE

BOTTOM/BASIN

  SCE

     EXISTING OUTLET STRUCTURE TO REMAIN UNDISTURBED.

NOTE: ELEVATIONS ARE TAKEN FROM AS-BUILT SURVEY, FEBRUARY 2013.
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GENERAL NOTES

Restoration of Existing Utilities:

 

Wherever existing power, telephone, gas or other utilities require relocation, the work shall be

done by others. The Contractor shall be responsible for repairing any damage to existing storm

sewers, sanitary sewers or waterline that are damaged during construction.

 

Underground Utilities:

 

The location of the underground utilities shown on the plan are approximate. The exact location

shall be verified by the Contractor. Should a discrepancy between the plans and actual field

conditions occur the contractor shall  notify the engineer prior to commencement of work.

 

Utilities Notification:

 

At least three (3) working days prior to commencing construction operations in an area which

may involve underground utility facilities, the Contractor shall notify the Project Engineer, and

Miss Dig @ 1-800-482-7171.

 

The Owner of the underground utility shall, within 72 hours, excluding Saturday, Sunday and 

Legal Holidays, after notice is recieved, stake, mark or otherwise designate the location of the 

underground utility facilities in the construction area in such a manner as to indicate their course

together with the approximate depth at which they were installed.

 

Pavement:

 

All work shall be in complete accordance with applicable portions of Michigan Department of

Transportation Standard Specifications for Construction Latest Edition and these plans.

Pavement sections as indicated on plans.

 

The surface of the finished pavement shall be free of valleys or low spots which would impede

the flow of the surface drainage.

 

 

 

NOTE:

STANDARD SPACE

BARRIER FREE SPACE

PROVIDE UNIVERSAL SYMBOL MOUNTED

DENOTES HANDICAPPED SPACE

NO SCALE

ON SIGN 6’-8" ABOVE GRADE.

8’

8’ @ VAN B.F. SPACE

5’ @ STANDARD B.F. SPACE

TYP. PARKING SPACE LAYOUT

1
8
’

9’

Between Concrete And Brick On One Long Face And One Short

Face In Brick Field Away From Curb.

1.

2.

3.

NOTES:

 

 

Walk Adjacent To Flat Area May Have 1"/Ft. Longitudinal

Slope With Another Flat Area To Rest Up To 30’.

4.

5.

Ramps Adjacent To Grass Must Have Minimum

Of 12" Flares.

Rough Broom Finish

Surface Texture For Ramps And Flares Shall Be

Ramps Adjacent To Sidewalks Must Have Minimum

Of 1"/Ft. Flares.

NO SCALE

PEDESTRIAN CURB RAMP DETAIL

New 4" Conc. Walk

12"

�" Preformed Expansion Material Shall Be Used

Pavement

Surface of ramp shall

be covered with detectable

warnings in accordance 

wtih section 4.29 of the

American Disabilities Act 

Accessibility Guidlines

 
R
a

m
p
 

L
e
n
g
t
h

S
e
e
 
P
la

n

Adjoining Walk

PEDESTRIAN CURB RAMP 

B5’B

NO SCALE

1 2 3 4 5

2

5

4

3

1

6

6

MDOT 205.03(F)           SUBGRADE MANIPULATION

MDOT 205.03(E)           SUBGRADE UNDERCUTTING

MDOT 502           BOND COAT (0.05 GAL./SQ. YD.)

TYPE 1 ASPHALT PAVEMENT SECTION

NO SCALE

2

3

1

8’

PL

NOTE: 

THE PATH.

NO OBJECTS SHALL BE WITHIN 3’ OF THE SIDE OR 8.5’ ABOVE 

WITHIN 3’ OF THE SIDE OF THE PATH AND 8.5’ ABOVE THE PATH.

ALL TREES AND BUSHES SHALL BE REMOVED OR TRIMMED

95% MODIFIED PROCTOR & SOIL STERILANT

SUBGRADE COMPACTION COMPACTED TO 

COMPACTED TO 95% MODIFIED PROCTOR

4" AGGREGATE BASE, MDOT 22AA CRUSHED LIMESTONE

VARIES

CONCRETE BIKE PATH DETAIL

4" CONCRETE PAVEMENT, GRADE P1

GENERAL NOTES AND DETAILS

MDOT 501                    1�"    HMA MIX NO. 36A, TOP COURSE

MDOT 501                    1�"    HMA MIX NO. 3C, LEVELING COURSE

                      COURSE, 21AA (2 EQUAL LAYERS)

MDOT 302           8"      LIMESTONE AGGREGATE BASE 

1
’-

6
"

6
"

6"

(TYP.)

JOINT SEALER

8"

PAVEMENT

1�" RAD.

TYPE "A" CONCRETE CURB DETAIL

CONCRETE

NO SCALE

SEE PLAN FOR LOCATION

BARRIER FREE SIGN

NO SCALE

TYPE 2 ASPHALT PAVEMENT SECTION

1 2 3 5 7

2

6

4

3

1

7 MDOT 205.03(F)           SUBGRADE MANIPULATION

MDOT 205.03(E)           SUBGRADE UNDERCUTTING

MDOT 502           BOND COAT (0.05 GAL./SQ. YD.)

5

64

MDOT 501                    1�"    HMA MIX NO. 36A, TOP COURSE

MDOT 501                    2"    HMA MIX 3C, LEVELING COURSE

MDOT 501                    2"    HMA MIX 3C, BASE COURSE

                        COURSE, 21AA (2 EQUAL LAYERS)

MDOT 302           7"    LIMESTONE AGGREGATE BASE

12

GRADE

R/W

R/WSITE

�"/LF

3

SEE PLAN

WWF 6x6-W4.0xW4.0 

VAN

 

TO SIGN POST, TYP.

ENAMEL FINISH BOLT

GRAPHICS AND BAKED

W/ SCREEN PRINTED 

HANDICAPPED SIGN

12"x18" GALV. STEEL

 

GRADE

SIGN POST 

BAKED ENAMEL 

6
’-

8
"

F
IN
IS

H
 

G
R

A
D

E
 

T
O
 

S
IG

N
 

B
O

T
T

O
M

 

 

APPLICABLE-SEE SITE PLAN

x 2" WIDE LETTERS WHERE 

PARKING SIGN w/ 3" HIGH 

4"x12" VAN ACCESSIBLE 

ACCESSIBILITY

SYMBOL OF 

INTERNATIONAL 

BLUE IN COLOR

BACKGROUND TO BE

WHITE IN COLOR. 

& BORDER TO BE 

SYMBOL, LETTERS 

4
’-

0
"

$250 FINE

FINE PLACARD

6"x12" $250 

NO SCALE

BARRIER FREE (B.F.) PARKING SIGN

C-5

ENTRANCE DRIVE APPROACH

THIS SECTION IS TO BE USED WITHIN THE R/W FOR 

2% Min.
1"/Ft. Max.

BACKFILL FOR

BACKFILL FOR

 PIPING IN

OTHER AREAS

COMPOSITE SECTION

FINISH GRADE 
FINISH PAVEMENT

6
"

PIPE

B
E

D
D
IN

G
B

A
C

K
F
IL

L

B
A

C
K

F
IL

L

BACKFILL TO 
EXTEND TO 

SLAB OR BOTTOM OF
BASE COURSE FOR
PAVEMENT

IF DECLARED
SUITABLE FOR 
COMPACTION BY
TESTING LABORATORY
AND LAID IN 8"
LOOSE LIFTS AND

MATERIALS
EXCAVATED

IN 4" LAYERS

1
2
"SIDE OF TRENCH

IF ADEQUATELY 
BRACED TO MEET
SAFETY CODES AND
REGULATIONS

F
IN

A
L
 

B
A

C
K

F
IL

L

UNDERSIDE OF

OD

NO SCALE

 
 

A
N

D

B
E

D
D
IN

G

IN
IT
IA

L

A ADIMENSION "A"

9" MIN, 12" MAX6" - 12"

PIPE SIZE

OR PAVEMENTS

PROPOSED BUILDINGS 

WITHIN 5’ OF 

PIPING UNDER OR 

IN 4" LAYERS

MDOT CLASS I I

95% COMPACTED

MDOT CLASS I I I 

95% COMPACTED

COMPACTED TO 90%

SPECIFIED.

UNLESS OTHERWISE

STORM SEWER PIPE BEDDING & BACKFILL DETAIL

15" 

18"

10" MIN, 12" MAX

11" MIN, 12" MAX

THIS SECTION TO BE USED ON SITE FOR PARKING LOT EXPANSION
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TREE TYPE KEY 

TREE SYMBOL

FA3

3

PLANT LIST-SEE SHEET LS-1

PLANTING DETAILS-SEE SHEET LS-2

ALL PLANT BEDS TO BE FULLY EXCAVATED TO DEPTH

SHOWN ON DETAILS AND AREAS SHOWN ON PLANS, AND

TO RECEIVE CONTINUOUS PLANT MIX AS SPECIFIED

ALL LANDSCAPE EDGES ARE SHOVEL CUT

CONTRACTOR RESPONSIBLE FOR HAND WATERING ALL

PLANTINGS FOR TWO YEARS FROM THE START OF THE

WARRANTY PERIOD IF NEEDED.

PLANTINGS THAT PERISH DUE TO LACK OF WATER DO

NOT QUALIFY AS THE ONE REQUIRED REPLACEMENT

PLANT AS STATED IN THE SPECIFICATION, AND SHALL BE

REPLACED.

CONTRACTOR IS ALSO RESPONSIBLE FOR WATERING

ALL NEWLY PLANTED LAWN AREAS FOR TWO YEARS

FROM THE START OF THE WARRANTY PERIOD. NEWLY

PLANTED LAWN AREAS THAT PERISH DUE TO LACK OF

WATER DO NOT QUALIFY AS THE REQUIRED

REPLACEMENT  TO ESTABLISH A HEALTHY FULL DENSE

LAWN AS STATED IN THE SPECIFICATION, AND SHALL BE

REPLACED.

ALL PROPOSED LAWN AREAS TO BE FESCUE SEED.

MULCH TO BE DOUBLE SHREDDED HARDWOOD BARK

MULCH

NO GROUND WOOD PALETTE MULCH PERMITTED

PLANTING BEDS TO RECEIVE 70% LOAM TOPSOIL, 10%

COMPOST, 20% SAND; EXCAVATE PLANT BED, DISPOSE

OF SPOILS OFF SITE, INSTALL PLANT MIX

HAND TILL INTO PLACED PLANT MIX:

(1)  6 CU. FT. BALE CANADIAN PEAT

(1)  40LB BAG DRIMANURE

(1)  40 LB BAG SHEMINS 13-13-13 MULTI PURPOSE 

FERTILIZER

PER 100 SQ FT BED AREA.

HAND TILL INTO PROVIDED PLANT MIX TO A DEPTH OF 12"

MINIMUM

ALL TREES TO HAVE CLAY OR LOAM BALLS, TREES

WITH SAND BALLS WILL BE REJECTED.

ALL SINGLE STEM SHADE TREES TO HAVE STRAIGHT

TRUNKS AND SYMMETRICAL CROWNS.

ALL SINGLE TRUNK SHADE TREES TO HAVE A

CENTRAL LEADER, TREES WITH FORKED OR

IRREGULAR TRUNKS WILL NOT BE ACCEPTED.

ALL MULTI-STEM TREES SHALL BE HEAVILY

BRANCHED AND HAVE SYMMETRICAL CROWNS. ONE

SIDED TREES OR THOSE WITH THIN OR OPEN

CROWNS SHALL NOT BE ACCEPTED.

ALL EVERGREEN TREES SHALL BE HEAVILY

BRANCHED AND FULL TO THE GROUND,

SYMMETRICAL IN SHAPE AND NOT SHEARED FOR

THE LAST FIVE GROWING SEASONS.

NO MACHINERY IS TO BE USED WITHIN THE

DRIPLINE OF EXISTING TREES. HAND GRADE ALL

LAWN AREAS WITHIN DRIPLINE OF EXISTING TREES.

ALL TREE LOCATIONS SHALL BE STAKED BY

LANDSCAPE CONTRACTOR AND ARE SUBJECT TO

THE APPROVAL OF THE LANDSCAPE ARCHITECT

PRIOR TO INSTALLATION OF THE PLANT MATERIAL.

IT IS MANDATORY THAT POSITIVE DRAINAGE IS

PROVIDED AWAY FROM ALL BUILDINGS, WALKS AND

PAVED AREAS.

ALL PLANTING BEDS SHALL RECEIVE 3" SHREDDED

BARK MULCH. SEE SPECIFICATIONS.

SEE SPECIFICATIONS FOR ADDITIONAL COMMENTS,

REQUIREMENTS, PLANTING PROCEDURES AND

WARRANTY STANDARDS.

SOD LAWN AREAS - ALL LAWN AREAS BETWEEN

CURBS AND BUILDINGS OR BETWEEN BUILDINGS,

DISK SOIL TO 6" DEEP BEFORE TOPSOIL PLACEMENT

C
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SEED TYPE PROPORTION PURITY GERMINATION

Pennfine Perennial Rye

Kentucky 28# Common Bluegrass

Penn Lawn Fescue

20%

20%

60%

90%

90%

90%

90%

90%

85%

FESCUE LAWN SEED MIX

SEED AT 300 LBS PER ACRE,   NO NOXIOUS WEED SEEDS PERMITTED

FERTILIZE FOR LAWN 10-10-10
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LANDSCAPE DATA

PARKING LOT

TOTAL SPACES: 80 SPACES

TREES REQ. (1/10 SPACES): 8 TREES

TREES PROVIDED: 11 TREES
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PERENNIAL/ GROUNDCOVER PLANTING DETAIL
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JOSEPH AUTO SALES & SERVICE, INC. June 11, 2014 
 

Memo 
 
 TO:   Planning Commission 

Genoa Township, Michigan 
 
FROM:  Joe Hood and Cheryl Luttman 
 
Subject:  Special Land Use Permit 
 
 
Joe Hood and Cheryl Luttman owners of Joseph Auto Sales and Service, 
Inc. currently located in Fenton, Michigan are requesting a Special Land 
Use Permit to be issued for the purpose of relocating a used car facility 
to Genoa Township.  The location is 2860 E. Grand River Ave., the 
currently vacant Pizza Hut. 
 
The intended use for this building will be for sales and office space 
associated with Joseph Auto Sales dba Uncle Joe’s Used Cars.  This 
dealership will be “sales only”.  Any and all service work, car detail 
work will be performed off site at 3260 W. Grand River Ave. in Howell 
Township. 
 
The dealership will maintain an inventory of 50 to 65 cars most times.  
Each car will be fully reconditioned ready for customer delivery when 
placed on the lot.  The vehicles displayed will be cars with values under 
$10,000.00 and most of which will be sold for under $5000.00.  The 
market will cater to the first time driver “Cars4Kids™”.   This sales 
operation will market to the beginning drivers with safe, dependable 
affordable cars and trucks.  Massive school support will be the focus 
point in marketing. 
 
Unlike most car dealers, Joseph will not market automobiles with 
balloons, flags, open hoods, and moving blow up creatures.  Only during 
a grand opening event with permission from the township will balloons 
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be used.  If they are it would be for the promotion only and for a very 
short period of time.  Each car will be clean and neatly displayed on the 
lot in a professional manner. 
 
No outside paging will be used due to proximity of residential area 
behind the building.  Silent pagers will be used. 
 
It is the intentions of Joseph to remove the “Pizza Hut” hat on the top of 
the building and remove and replace the trapezoid windows in the front 
of the building in an effort to give the building a more modern and 
updated look. Please see the attached rendering and drawings.  Due to 
the fact the building is being rented, the side windows at this time will 
not be changed. 
 
Once the special land use permit is issued and the license is issued, work 
on this will begin after proper permits are also issued.  It is the intentions 
of using Castle Brothers Construction and local trades to do the work. 
 
The outside rear of the building is in need of “clean up” as the old “add 
on” coolers are in undesirable condition.  These “boxes” so to speak will 
be framed out and attractive Dryvit wall covering will be applied. 
 
The asphalt lot is in unacceptable condition and will be repaired and 
sealed prior to displaying any cars on the lot. 
 
Each inside corner of the main entrance off E. Grand River has 
landscaping that is in need of repair.  The updated landscaping will be 
done as per the attached site plan.  From time to time there will be 
“perennials” and “annuals” flowers added to bring color to the lot.  This 
will also be applied to the landscaping display around the sign pole in 
the front.  One additional tree will be planted on the west side of the lot 
per the attached site plan. 
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Signage request is to use the current sign with new logo as previously 
used by Pizza Hut along with attractive channel letter sign on the front 
of the building as shown on the rendering drawing. Proper sign permits 
will be requested by the sign company prior to any installation.  It would 
be the request of the commission to have a 32 square foot “temporary” 
sign placed in the front while construction is being done prior to the 
certificate of occupancy being issued.  This will then be removed. 
 
The building will be repainted in an earth tone color to better present to 
the public. 
 
The inside of the building will consist of minor restoration.  The removal 
of the heated and cooled buffet bars along with the addition of modular 
modern sales stations will be installed.  Interior lighting will be updated.  
The “restaurant” portion of the building will be divided into walled 
(drywall) partitions for office space.  The building will be cleaned and 
properly lighted for the comfort of the public and the employees of the 
dealership. 
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Kathryn Poppy

From: Mike Archinal
Sent: Monday, May 19, 2014 12:49 PM
To: Joe Hood
Cc: Ron Akers; Kathleen Murphy; Kathryn Poppy
Subject: Re: 2860 E. Grand River

Joe, 
 
I went out this morning and looked at the site.   I offer the following: 
 
I agree.  The lot is in bad shape and will need some attention. 
 
The entire building has a tired look especially with regard to the roof line and the trapezoid windows. 
 
There are a couple of decent trees in front that look pretty good.  One is a crabapple and the other is an apple.  It 
would be good if you could use those in future plans. 
 
The back does look pretty bad.  Some demolition/removal will be needed. 
 
I really hope you can find the budget to change the roof line.  It will be hard to make the building look like 
anything but a re-used Pizza Hut with the roof intact as is.  Signage will be per ordinance.  We do not allow roof 
mounted signs if the strange looking peak is going to stay. 
 
Your other comments related to the building are fine.  We prefer earth tones and natural materials. (Stone, block 
etc.). 
 
I understand the need for security lighting.  Section 12.3 lists the requirements for exterior lighting. 
 
I think the white fence belongs to the apartment complex. 
 
Christmas lights are o.k. so long as they don't become permanent. 
 
I think I would have preferred the ACO site but I look forward to working with you on a successful project. 
 
Mike Archinal   
 
Sent from my iPad 
 
On May 19, 2014, at 12:01 PM, "Joe Hood" <wedeal@charter.net> wrote: 

Mike:  Please tell Kelly we all "CONGRATULATE" her.....hope she and the baby are doing 
well.....if you need me to do anything for you just let me know.....as you know, the state 
will require you to sign off so we can get a license for that location.....I promise you it will 
look great and be kept neat.....we have another location down near the airport for our 
cleanups and restoration.....no junk cars on the lot at all....call or txt me if you need 
anything....  810-625-7193 
 
Joe  
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On Mon, May 19, 2014 at 9:58 AM, Mike Archinal wrote: 
 
 Joe,  
   
Sorry for the delayed response.  Kelly had a little girl last Friday so I am 
wearing a couple of different hats.  I will try to get out to the site today and 
respond to your inquiries.  
   
Mike  
   
From: Joe Hood [mailto:wedeal@charter.net]  
Sent: Tuesday, May 13, 2014 4:36 PM  
To: Mike Archinal  
Subject: 2860 E. Grand River  
   
Memo to Michael C. Archinal  
From Joe Hood, Joseph Auto Sales  
Subject:  2860 E. Grand River  
Date:  5/13/2014    2:58 PM      reading time four minutes....  
   
We are still working on the ACO building but Mr. Kline is moving very 
slow….but we have a tentative agreement on the Pizza Hut property.  I want 
to get a jump on the due diligence part so I thought I would send you my 
list of “I wants” and then schedule an appointment to see you so we can 
discuss this in preparation for the meeting.  Speaking of the meeting, I will 
take your recommendations on when to send in the fees and get on the 
agenda.  
   
These are not in any particular order and just my thoughts right now….  
   
1. The asphalt has to be repaired “badly” and I would want to double seal 
the lot leaving it the size it currently is.  
   
2. I would like to bring in Castle Brothers Construction and do something 
with the windows and put a new door way in the front of the building.  
   
3. I would like to have a professional landscaper completely re-do the front 
making it “striking” in appearance for a small display of cars.  Kelly and I 
had talked about something elevated in a landscape design.  There is not 
much front line so it would be only the cars lit from around the car with very 
directional lighting.  I would have a complete landscape plan drawn up for 
final after you and I talk about what can be done.  
   
4. I want to do something with the back of the building on the 
exterior.  Those old coolers look really trashy.  I will most likely ask for some 
help from Castle Brothers to do something unique.  We need the coolers for 
inside storage.  
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5. WoW…the biggie….the roof….looks like Pizza Hut had a sign on the Peak 
or Hat or whatever you call it….I really don’t want that look, but might have 
to keep it price depending on taking it off…..you need to tell me if there are 
any objections to making it look different and if I can put a sign on the front 
of the building as well as out front….  
   
6. We would use the sign out front and maybe….maybe…channel letters on 
the front with the name Joseph or Used Cars….all within the limits of the 
sign ordinance…we don’t want any more signs than what we are allowed…  
   
7. Color on the building….we think we need to do something with the outside 
of the building…Most likely we would be changing the front windows 
only….square not funny shape…  
   
8. Inside the building I want to simply wall off the back and make them 
offices…CLEAN AND NEAT’N UP  the bathrooms…I have to assume they are 
handicapped suitable…if not I need to know asap….  
   
9. Going to add some lights on the inside of the showroom…  
   
10. Let’s talk about outside lighting….I don’t know what the rear of the lot is 
like at night….for security reasons we are going to want to have some 
lighting….if we do light the lot, I will ask that you help me determine the 
amount of lights….we turn off all lights at 9pm except for the security lights 
and possibly the front lights.  Lighting can be offensive at times and we do 
have neighbors…..so I will take whatever recommendations you have in this 
regard…  
   
11. There will be no outside paging….we will do silent pagers….unless we can 
control it to really only be heard on our lot…I have not looked into this but 
would prefer to do silent pagers….  
   
12. NO FLAGS, NO BALLOONS, NO HOODS OPEN, NO DUMB SIGNS…just 
neat and clean look with well displayed cars….  
   
13. Customer parking will be in the direct front and side.  We feel we would 
need six spaces for customers….we generally are not jammed at one 
time….but we will make sure there are plenty of parking….need to know how 
many handicapped spots….  
   
14. We want to leave and landscape around the white fence..  
   
15. Eventually we will want to expand to the rear…budget pending, but not 
now…  
   
16. I am going to ask to be allowed to put up Christmas lights at Christmas 
time…..down by the 10th of Jan.  
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The list looks long but it really is not….just some direction and a high sign if 
I have anything that might throw up red flags…  I really appreciate  your 
willingness to help me….If I am on the right track  I will begin with drawings 
from my architect and begin to put things in a final stage for the 
meetings….email me back and let me know your thoughts…..thanks….Joe  
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July 9, 2014 
 
 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
At the Township’s request, we have reviewed the site plan (dated 6/6/14) proposing a new used car 
dealership at the former Pizza Hut location at the southwest corner of E. Grand River Avenue and Tahoe 
Boulevard.  The site is zoned GCD.  We have reviewed the proposal in accordance with the applicable 
provisions of the Genoa Township Zoning Ordinance. 
 
A. Summary 

 
1. In our opinion, the general special land use standards of Article 19 are met; however, any issues 

raised by the Township Engineer or Brighton Fire Authority must be addressed and/or mitigated.   
2. The applicant needs to confirm that truck maneuvering can occur on-site and outside of the roadway. 
3. The site plan lacks an accurate scale. 
4. Building design and materials are subject to Planning Commission review and approval. 
5. Modifications to the roof of the building may increase visibility of roof-mounted equipment. 
6. The applicant needs to distinguish areas of dedicated parking from for-sale vehicle storage spaces. 
7. Additional discussion is needed with respect to the amount of parking provided in relation to the 

potential vehicle inventory of the business. 
8. An 8-foot wide pathway is required along this portion of Grand River. 
9. Due to the lack of an accurate scale on the site plan, we are unable to accurately enumerate the 

required landscaping for the project. 
10. The submittal does not identify an existing or proposed waste receptacle/enclosure. 
11. The submittal does not identify existing or proposed site lighting. 
12. Details of the existing monument sign are needed. 
13. The proposed roof sign is prohibited. 

 
 
 
 
 
 
 
 
 
 
 
 

Attention: Mike Archinal, AICP 
Township Manager 

Subject: Uncle Joe’s Used Cars – Special Land Use and Site Plan Review #1 
Location: 2860 E. Grand River Ave (Former Pizza Hut location at E. Grand River Ave. and Tahoe 

Blvd.) 
Zoning: GCD General Commercial District 
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Aerial view of site and surroundings (looking south) 

 
B. Proposal 
 
The applicant requests approval of a special land use and site plan to convert a 2,603 square foot 
restaurant building into dealership for the sale of used automotive vehicles.  Used auto dealerships are 
allowed with special land use approval and are subject to a set of specific use conditions outlined below. 
 
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 and Future Land Use map identify the site as General 

Commercial, which is described as follows: 
 
Businesses which serve the requirements of the community at large including Genoa Township, 

Howell, Brighton, and pass-by traffic along Grand River Avenue are designated by this category. The 

large size and variety of permitted commercial uses generate significant volumes of vehicular and 

pedestrian traffic. There may be some outdoor sales or display areas. These districts are intended to 

be clustered, rather than allowed to create an undesirable commercial strip pattern of development, 

and buffered from nearby residential area. Appropriate uses include larger grocery stores, 

restaurants and retail shopping centers. 
 
Given the above description, we are of the opinion that the proposed project is consistent with the 
Township Master Plan for this site and area. 

 
2. Compatibility.  The Grand River corridor west of the site is generally zoned and planned for general 

commercial uses including a Ford dealership several parcels to the west.  Furthermore, the 
redevelopment of a closed commercial site is expected to be an improvement to the area.  As such, we 
are of the opinion that the proposed project will be compatible with the established and planned 
character of the area. 
 

3. Public Facilities and Services.  Given the site’s location along a major roadway, we anticipate that 
necessary facilities and services are in place for the proposed development.  With that being said, we 
defer to the Township Engineer for specific comments under this criterion. 

 

Subject site 
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4. Impacts.  Given the allowable and planned uses for the area, we do not expect the proposal to 

adversely impact surrounding properties or roadways. 
 
5. Mitigation.  The Township may require mitigation necessary to limit or alleviate any potential 

adverse impacts as a result of the proposal.  Additionally, any comments provided from an 
engineering or public safety perspective should be addressed as part of this criterion.   

 
D. Use Conditions (Used Automobile Sales) 
 
Section 7.02.02(c) provides the following use conditions for automobile sales, new and used: 
 
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 applicant is only proposing sale of used vehicles. 
 
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. 

 
There are no proposed changes to the impervious surfaces of the site. The applicant will be repairing and 
sealing the existing asphalt parking lot prior to displaying any cars on the lot. 
 
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. 

 
No display areas are shown within the greenbelt area. 
 
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 is 2,603 square feet. 
 
5. All loading and truck maneuvering shall be accommodated on-site. 
 
The submittal does not show truck turning movements.  Given the building’s previous use and parking lot 
configuration, it appears that this standard will be met; however, the applicant should provide the 
Commission with confirmation. 
 
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 plan does not distinguish between outdoor vehicle storage and conventional parking spaces.  This 
information is needed to determine the required buffer zones. 
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E. Site Plan Review 
 
1. Dimensional Requirements.  The identified scale on the plan (1:20) does not appear to be accurate.  

(We tested it on the parking spaces, which scale to 26 feet deep – a conventional parking space is 18 
to 20 feet deep.)  As such we cannot determine building and parking setbacks.  However, the project 
does not include any changes to established setbacks.  It is worth noting that the north side yard 
parking setback is deficient, although this would appear to be a nonconforming situation that is not 
being altered. 

 
2. Building Materials and Design.  Proposed elevations, including colors and materials, are subject to 

review and approval by the Planning Commission.  The submittal includes elevation views of each 
side of the building showing slight modifications to the existing building.  Specifically, existing wood 
siding is being replaced with brick and EIFS. 

 
The top of the Pizza Hut design is also being removed from the roof.  While aesthetically this will be 
an improvement to the building, it has the potential to increase visibility of the roof-mounted 
mechanical equipment.  The Commission may wish to require improved screening of this equipment.   
 

3. Parking.  In accordance with Section 14.04, automobile sales require 1 parking space for each 200 
square feet of gross floor area.  Based upon the size of the existing building, 11 spaces are required, 
while the existing site provides 67.  As indicated in our review of the specific use standards, the 
applicant needs to distinguish between dedicated parking spaces and those spaces to be used for 
vehicle sales display. 
 
The submittal notes that the business will maintain an inventory of 50 to 65 vehicles.  Given the 
amount of parking provided, the low end of this estimate seems to work; however, there may not be 
sufficient space at the high end.  We suggest that this element of the request warrants additional 
discussion with the Commission. 
 

4. Pedestrian Circulation.  Section 12.05 requires an 8-foot wide bike path for properties along Grand 
River west of the 141 interchange.  The submittal does not identify an existing or proposed 
sidewalk/pathway. 
 

5. Vehicular Circulation.  No changes are proposed to existing driveway accessing Grand River.  
 
6. Landscaping.  Section 12.02 requires plantings for the front yard greenbelt, within the parking lot 

and buffer zones along the rear and south side lot lines.  The site plan shows existing vegetation at the 
rear of the site and along the south side line, which may suffice for the required buffer zones.  
Additionally, new plantings are proposed in the Grand River front yard; however due to the lack of an 
accurate scale we are unable to accurately enumerate the amount of landscaping required for the 
project.  Lastly, plantings are shown along Tahoe Boulevard, but those appear to be located within the 
roadway right-of-way or easement and not on the property itself. 
 

7. Waste Receptacle and Enclosure.  The submittal does not identify an existing or proposed waste 
receptacle and enclosure.  If one exists, the Commission may wish to request details.  If one is 
proposed, details must be provided in accordance with Section 12.04. 

 
8. Exterior Lighting.  The submittal does not identify any existing or proposed site lighting.  The 

Commission may wish to request details of existing lighting to determine compliance with current 
standards.  If new lighting is proposed, details must be provided in accordance with Section 12.03. 
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9. Signs.  The site plan identifies an existing monument sign in the Grand River front yard; however, no 

details are provided.  Additionally, the elevation drawings identify a new sign on the front side of the 
building, as well as 4 window signs. 

 
Based on our calculations, these signs are compliant with the area limitations of Article 16; however, 
the main sign is a “roof sign,” which is prohibited. 
 

10. Impact Assessment.  The submittal includes an Impact Assessment (dated 6/12/14), which generally 
states that the proposed redevelopment is not expected to adversely impact natural features, public 
services/utilities, surrounding land uses or traffic. 

 
Should you have any questions concerning this matter, please do not hesitate to contact our office.  I can 
be reached by phone at (248) 586-0505, or via e-mail at borden@lslplanning.com. 
 
Sincerely, 
LSL PLANNING, INC. 
 
  
  
Brian V. Borden, AICP 
Senior Planner 

mailto:borden@lslplanning.com


 

 

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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

July 9, 2014 
 
Mr. Mike Archinal 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re:   Joseph Auto Sales & Service, Inc. 
 Special Land Use Permit Application and Sketch Plan Review 
 
Dear Mr. Archinal: 
 
We have reviewed the sketch plan submittal from Roark Galt Architects, LLC, dated June 6, 2014, and delivered 
to the Township June 19, 2014.  The petitioner is proposing to convert the existing old Pizza Hut building at 2860 
E. Grand River Avenue into a used automobile sales and service facility and has applied for a Special Land Use 
Permit.  
 
According to the Impact Statement, the petitioner proposes no changes to the site impervious area, and the site 
currently has no outstanding erosion issues.  
 
The site use conversion from a restaurant facility to an auto sales facility will result in a net water and sewer usage 
reduction, and the petitioner states that no automobile fluids will be stored on site. 
 
An existing fire hydrant is located on the 12-inch water main in the south right-of-way of Grand River Avenue; 
however, there is no 8-inch public water main running through the site as stated in the Impact Statement. The 
building currently falls within the 250-foot radius of the fire hydrant; however, the rear of the parking lot is 
approximately 320 feet away, and any potential plans for a future structure or auto storage towards the rear of the 
site may necessitate the construction of a water main extension to provide additional fire protection. This must be 
determined prior to submittal of a site plan for approval.  
 
Our review found no engineering-related impacts to the existing site from the proposed changes indicated on the 
sketch plan.  Aside from the possible water main extension, we have no objections to the proposed Special Land 
Use request. 
 
Please call if you have any questions. 
 
Sincerely,  
 
 
Gary J. Markstrom, P.E.     Joseph C. Siwek, P.E. 
Unit Vice President     Project Engineer 
 
copy: Joseph W. Wood, Joseph Auto Sales & Services 



 

 
 
June 30, 2014 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Uncle Joe’s Used Cars 
 2860 E. Grand River 
 Site Plan Review 
 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan.  The plans 
were received for review on June 19, 2014 and the drawings are dated June 6, 2014.  The 
project is based on an existing 2,603 square foot building that was previously used as a 
restaurant and is proposed to be reused as a business office for a used car sales business.  
The plan review is based on the requirements of the International Fire Code (IFC) 2012 
edition.  
 
This project is recommended for approval with the following condition that will be verified in the field at 
the time of final approval. 
 
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 
 
Additional comments will be given during the building plan review process (specific to the 
building plans and occupancy).  If you have any questions about the comments on this plan 
review please contact me at 810-229-6640. 
 
Cordially, 

 
Michael Evans, EFO, CFPS 
Deputy Fire Chief 
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LEE KENNETH F & DEBRA M 
5550 7 MILE RD 
SOUTH LYON, MI  48178 
 

   

OWNER OR OCCUPANT 
401 VENTNOR COMMONS 
HOWELL, MI  48843 
 

 

ROOT, RONALD & MARLENE 
2895 E GRAND RIVER 
HOWELL, MI  48843 
 

 

MATOSSIAN PROPERTIES LLC 
2901 E GRAND RIVER 
HOWELL, MI  48843 
 

   

OWNER OR OCCUPANT 
2905 E GRAND RIVER 
HOWELL, MI  48843 
 

 

DISPLAYMAX, INC. 
2829 GRAND RIVER 
HOWELL, MI  48843 
 

 

J & B PIZZA LLC ‐ COMMERCIAL 
PROPERTIES 
42690 WOODWARD AVENUE STE 225 
BLOOMFIELD HILLS, MI  48304 

   

JOSEPH HOOD ‐ emailed 
  
 

 

LOC FEDERAL CREDIT UNION 
22981 FARMINGTON RD. 
FARMINGTON, MI  48336 
 

 

OWNER OR OCCUPANT 
3020 E GRAND RIVER 
HOWELL, MI  48843 
 

   

PROFESSIONAL ENGINEERING ASSOC 
2430 ROCHESTER ‐ SUITE 100 
TROY, MI  48083 
 

 

OWNER OR OCCUPANT 
2900 E GRAND RIVER 
HOWELL, MI  48843 
 

 

MANAGEMENT RESOURCES DEV.  
604‐03‐R 
P.O. BOX 537980 
LIVONIA, MI  48153‐7980 

   

OWNER OR OCCUPANT 
2837 E GRAND RIVER 
HOWELL, MI 48843    
 

 

THOMAS, TONEY E. 
10533 CEDAR RIVER ESTATES 
FOWLERVILLE, MI  48836 
 

 

OWNER OR OCCUPANT 
2915 E GRAND RIVER 
HOWELL, MI  48843 
 

   

VANDERHOVEL JASON D 
409 VENTNOR COMMONS 
HOWELL, MI  48843 
 

 

PROFESSIONAL ENGINEERING ASSOC.  
2430 ROCHESTER COURT, STE #100 
TROY, MI  48083 
 

 

HOWELL ELKS LODGE #2168 
2830 E GRAND RIVER 
HOWELL, MI  48844 
 

   

JOHN HANCOCK REAL ESTATE ‐ MORTG
200 BLOOR STREET EAST, NT‐5 
TORONTO, ONTARIO 
CANADA  M4W 1E5 

 

OWNER OR OCCUPANT 
2812 ONTARIO CT 
HOWELL, MI  48843 
 

 

ARTISAN BUILDING COMPANY 
PO BOX G 
LAKELAND, MI  48143 
 

     

       

       





MEMORANDUM 

TO:   Joseph’s Auto Sales 

FROM:  Ron Akers, Zoning Official 

DATE:   6/25/14 
 
RE:  Joseph’s Auto Sales Tap Fee Calculation for Proposed Addition 

 

In regards to the proposed project the tap fees will be as follows: 

Assuming a 2,340 square feet 

a. Auto Dealers @ 0.20 per 1000 square feet. 

Previously Paid 
10 Water REU’s 
10 Sewer REU’s 
 
Tap Fee Calculation 
Proposed Auto Dealer - 2,340 sf @ 0.20 per 1000 sf = 0.468 REU’s 
 
Total REU’s Required = 0.468 REU’s 
REU’s Previously Paid = 10 REU’s 
 
Total REU’s Needed = 0 
Total Amount Due = $0 
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IMPACT ASSESSMENT & OPINION 
FOR 

 

 **Special Land Use Permit**    
 

Joseph Auto Sales dba Uncle Joe’s Used Cars 
 

GENOA TOWNSHIP, LIVINGSTON COUNTY, MICHIGAN 
 
 
 
 

Prepared for: 
 

Joseph Auto Sales 
2860 E. Grand River 

Howell, Michigan 48843 
810-750-4700 

 
 
 
 
 

Prepared by: 
 

Gerald Luttman, PE 
 

JerryLuttman@outlook.com 
 
 
 
 
 

June 12, 2014 
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Introduction 
 

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

DISCUSSION ITEMS 
 

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

 
Prepared By: 
 
Gerald E. Luttman 
State of Michigan Professional Engineer 
21126 Centerfarm Lane 
Northville, Michigan 48167 
 
 
Prepared For: 
 
Joseph Auto Sales and Service, Inc. 
Dba Uncle Joe’s Used Cars 
2860 E. Grand River 
Howell, MI  48843 
 
B: Description of the site, including existing structures, manmade facilities and natural 

features, all inclusive to within 100 feet of the property boundary. 
 
The proposed site for Uncle Joe’s Used Cars is located on 1.37 acres on the south side of Grand 
River Avenue between Howell Elks Lodge to the West and Pro Engineering Associates to the 
East separated by Tahoe Street.   Approximately 1 acre is developed by what appears to be an 
old Pizza Hut Restaurant.  The remainder of the site .37 acres is wooded with heavy natural 
vegetation in its natural state and is undeveloped. 
 
The property is at the bottom of a high point along Grand River Avenue with a majority of it 
sloping south and east to the existing municipal storm sewer drains in the road.  A portion of the 
property sheet flows to the south. The total elevation change across the property is approximately 
1.1 feet. The undeveloped portion of the property is covered with scattered trees, brush and 
native grasses.  
 
Based on the renter’s review of utility plans and existing building conditions, existing utilities 
abutting the site include a 12" watermain along the south side of Grand River Ave., and a 8" 
water main running through the center of the property. The sanitary sewer service is provided to 
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the current building through a sanitary lead which connects to the public sewer located near the 
southwest corner of the property. The storm sewer system is provided by the municipality as the 
site is minimal in size and would not require such a system to contain water storm run off. 
 
Grand River Avenue is a five (5) lane roadway under the jurisdiction of the Michigan 
Department of Transportation (M.D.O.T.) with curb and gutter, and a center left turn lane. 
Also, a small portion of the existing parking lot currently extends into the Grand River Avenue 
Right-of-way by 4 feet. Section 24.10 of the Genoa Township Ordinance states "Where a 
non-conforming front setback, parking lot setback or green belt is created as a result of 
additional deceleration lane acquired by a road agency, the building or parking lot 
are within the proper set backs as mandated by the township and without the need to obtain a 
variance from the ZBA, providing the following conditions are met:" 
 

1. Currently there are no conditions to be met by the proposed user of the property. 
2. All set back, and original conditions of the property are to remain the same. 
3. All current ordinances to the subject property are to remain and or updated if required for 

any special land use permit or zoning change. 
 
The site contains no streams, creeks, lakes or regulated wetlands per the National Wetland 
Inventory Plan prepared by the United States Department of Interior and based on a review of 
aerial photographs of the lot. 
 
The undeveloped portion of the site contains a mix of trees, brush and grasses. 
 
C.  Impact on storm water management:  Description of Soil Erosion control measures. 
 
Due to the fact there are no proposed changes in the impervious surface of the proposed site, 
there is no need for any additional storm drainage for runoff other than what has been previously 
used and engineered.  The storm runoff appears to be well controlled and drains naturally into 
the municipal storm sewer system off site.  There are no signs of erosion of any type on any part 
of the property from water run off. 
 
D. Impact on natural features: A written description of the environmental characteristics 
of the site prior to development, ie., topography, soils, vegetative cover, drainage, streams, 
creeks or ponds. 
 
As previously mentioned, the subject site slopes gradually to the east towards Tahoe St. from the 
west. The U.S.D.A. Soil Conservation Service "Soil Survey of Livingston County" indicates the 
soils to be as follows: 
 
Percent of Site:  100%   Miami Loam 
 
Percent Slopes:  2-6% 
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The site contains no streams, creeks, lakes or regulated wetlands per the National Wetland 
Inventory Plan prepared by the United States Department of the Interior and based on a review of 
aerial photographs of the lot. 
 
The undeveloped portion of the site contains a mix of trees, brush and grasses. 
 
E.  Impact on storm water management:  description of soil erosion control measures 
during any construction of modification of the front of building. 
 
Most of the existing storm drainage runoff drains off the site to the developed storm sewer 
system developed by the municipality at the current time.  At this time only minor restoration on 
the front of the building and the roof line is planned and no soil erosion causing activities are 
planned.  Therefore, there will be no impact on any erosion control system. 
 
F.  Impact on surrounding land use:  Description of proposed usage and other man made 
facilities; how it conforms to existing and potential development patterns.  Effects of added 
lighting, noise or air pollution which could negatively impact adjacent properties. 
 
Based on information provided by the renter, the proposed use of the property should have no 
impact to adjacent properties due to the fact the renter intends to use silent paging systems verses 
outdoor paging speakers.  The lighting impact is the same and will remain the same until such 
time the renter would submit proper application and impact studies to the Genoa Township in 
order to install any additional lighting.  The impact of the air pollution is reduced simply because 
the ventilation system of the restaurant will not be in use, therefore, no air quality standards will 
be impacted.  The vision impact is the same as the neighbor dealership with displayed cars.  In 
proximity of fifty feet, in the south west corner of the property the parking of other displayed 
cars by the Ford dealership is visible from Tahoe, and  E. Grand River as well.  The large 30,000 
square foot parking facility of the Elks building to the west has parking for at least 100 cars as 
well for patrons.  The impact of an additional 50 to 65 cars on the proposed lot should have no 
impact to the adjacent properties any more than what is currently present. 
 
G:  Impact on public facilities and services: Descriptions of number of residents, 
employees, patrons and impact on general services, i.e. Schools, police, fire. 
 
There is one change anticipated in the impact on public facilities.  This is the impact on the 
current sanitary sewer system.  The current building has eight to nine units of which most are in 
the food preparation area.  There are two restrooms.  The change from a restaurant to a small 
used car sales facility housing only four employees will anticipate the closing or not using most 
of the units in the food preparation area.  This will have a positive effect on the sanitary sewer 
system. Less people overall using the toilets, sinks and the elimination of the food preparation 
area will drastically reduce the amount of impact on the sanitary sewer system. The traffic count 
will drastically be reduced from the former restaurant facility inasmuch as the projected sales at 
the proposed dealership are 30 vehicles per month.  According to NADA (National Automobile 
Dealers Association) statistics with 20% of the public actually buying a car from a dealer, it is 
projected to have 150 patrons visit the store in a given month.  This will have a positive impact 
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as it most likely much less than a standard typical restaurant.  Schools, police fire and general 
services should have no impact from the proposed use of the building or business. 
 
H:  Impact on public utilities: description of public utilities serving the proposed building, 
i.e. water, sanitary sewer, storm drainage system and expected flows projected in 
residential units. 
 
The site is located within the Genoa-Oceola Sanitary Sewer District. The applicant will work 
with Township staff to determine the number of Residential Equivalent Units (R.E.U.) for the 
proposed use.  At this time, there is only a positive change in the R.E.U. where by less people 
and fewer units will be used.  No additional units are required or will be used. 
 
Because the storm sewer system is municipality controlled and no change is made on the 
location for impervious material there will be no additional impact anticipated from storm 
events. The current developed system created by the Livingston County Drain Commissioner 
and used in the past will remain the same. 
 
All other utilities, including gas, electric, and telephone are available at the site and are not 
expected to increase in size or capacity. All proposed dry utilities will be underground.   
 
I:  Storage of handling of any hazardous materials:  Description of any hazardous material 
used, stored or disposed of on the site. 
 
There are no automobile fluids to be kept on the site. 
 
J: Impact on traffic and pedestrians:  Description of traffic volumes to be generated and 
their effect on the area. 
 
Traffic Impact Statement 
 
The proposed site is located on Grand River Avenue which is under the jurisdiction of the 
Michigan Department of Transportation. The five lane road has two west and two east bound 
lanes with a center turn. Michigan Department of Transportation has no plans to make any 
modifications to the current configuration of the road. 
 
There is one drive approaches onto the site from E. Grand River. There is one drive approach to 
the site from Tahoe, on the east side of the site. No improvements or changes are proposed for 
the two approaches. 
 
With the use change for the site from restaurant to used car sales lot, it is anticipated there will be 
a reduction in traffic on both E. Grand River and Tahoe.  The anticipated volume of patrons 
visiting the used car facility verses a typical restaurant is less.  As stated in Section E above, the 
anticipated traffic volumes are less than the number of trips cited in Section 18.07.09 of the 
Zoning Ordinance for Genoa Township.  The actual number or reduction is not available at this 
time.  The change in the impact based on traffic count and flow will be positive in nature for this 
change in site use. 
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Due to the fact the site is not under any alteration, the impact to pedestrians will not change.  The 
minor repairs to holes in the lot will act as a positive change for any pedestrian walking on the 
lot to move east or west on the south side of E. Grand River or visit the facility. 
 
The change in use from restaurant to used car sales lot should have a positive impact on traffic 
and pedestrians. 
 
K:  Special provisions: Deed restrictions, protective covenants of the site, etc. 
 
None 
 
L.  Description of all sources: 
 
• Genoa Township's Submittal Requirements for Impact Assessment/Impact Statement 
• Genoa Township Zoning Ordinances 
• Soil Survey of Livingston County, Michigan, U.S.D.A. Soil Conservation Service 
• National Automobile Dealers Association 
  
 
 



SCALE:

OF

SHEET NUMBER

DATE:

JOB NUMBER:

TITLE:

DATEISSUED FOR

DRAWN BY:

CHECKED:

S1

1

H
O
W
E
LL

, 
M

IC
H
IG

A
N

DJM

DJM

1" = 20'

6.6.14

20140018

G
LT

O
RK RC

HI
TE

CT
S/

LL
C

R A
 M

IC
H
IG

A
N
 C

O
R

P
O
R

A
T
IO

N
78

3
2 

S
. 
C
O
U
N
T
Y
LI
N
E
 R

D
. 
 G

A
IN

E
S
, 
 M

I 
 4

8
4
3
6
 

  
(2

3
1)
 5

5
7-

3
3
0

4

site plan w/ landscaping 
1" = 20'

6

5

3 17

17

6

2

e
. 
g

r
a
n
d

 r
iv

e
r

tahoe blvd.

new flowering dogwood

exist exist exist exist exist

exist

exist

exist

(4) boulders

existing sign

(4) existing shrubs

existing sign

existing shrubs

(3) existing flag poles

existing walk

exist fence

existing 2,603 s.f. building

exist assorted trees, shrubs and woods

exist

COMMON NAME             SCIENTIFIC NAME              QUAN.  HEIGHT/SIZE

EUONYMUS ALATUS 'COMPACTA'BURNING BUSH COMPACTA 8    2'

CORNUS FLORIDA

SPIREA X 'GOLDMOUND'

PINK FLOWERING 

SPIREA-GOLDMOUND

DOGWOOD
2" CALIPER1

   2'11

(4) new compact burning bush

(2) new compact burning bush

(2) new compact burning bush
(3) new spirea - goldmound

(4) new spirea - goldmound



DRIVE TODAY! SAVE TODAY!

EXISTING FRONT ELEVATION

NEW FRONT ELEVATION

EXISTING east side ELEVATION

NEW east side ELEVATION

EXISTING west side ELEVATION

NEW west side ELEVATION

EXISTING rear ELEVATION

NEW rear ELEVATION

existing metal roofing

hvac roof top unit

satelite dish

brick veneer

metal skinned cooler

hm door  

brick veneer to remain

eifs trim

1" eifs

hm door  

hvac roof top unit

brick veneer

metal skinned cooler

asphalt shingles (option)

brick veneer to remain

 eifs trim

1" eifs

existing metal roofing

hvac roof top unit

wood framed window

wood  siding

existing glass/aluminum door

new thin brick - paint

3" eifs trim

1" eifs

new signage

saddle

to match existing brick

faux sill

wood framed window

wood  siding

new glass/aluminum door

new thin brick - paint

3" eifs trim

1" eifs

new signage

to match existing brick

faux sill

brick veneer

metal skinned cooler

brick veneer to remain

eifs trim

1" eifs

hm door  

existing metal roofing

hvac roof top unit

existing metal roofing

existing metal roofing

existing glass/aluminum door

SCALE:

OF

SHEET NUMBER

DATE:

JOB NUMBER:

TITLE:

DATEISSUED FOR

DRAWN BY:

CHECKED:

A1

1

H
O
W
E
LL

, 
M

IC
H
IG

A
N

DJM

DJM

3/16" = 1'-0"

6.6.14

20140018

G
LT

O
RK RC

HI
TE

CT
S/

LL
C

R A
 M

IC
H
IG

A
N
 C

O
R

P
O
R

A
T
IO

N
78

3
2 

S
. 
C
O
U
N
T
Y
LI
N
E
 R

D
. 
 G

A
IN

E
S
, 
 M

I 
 4

8
4
3
6
 

  
(2

3
1)
 5

5
7-

3
3
0

4

new flashing

new flashing



DRIVE TODAY! SAVE TODAY!















 

 

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

July 9, 2014 
 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
As requested, we have reviewed the sketch plan (dated 6/19/14) proposing a minor expansion of the 
existing office building at 7219 Grand River.  Specifically, the applicant proposes a 360 square foot 
second floor addition above a portion of the existing office building.  The floor plan identifies the new 
space simply as open office area. 
 
The proposed project has been reviewed in accordance with the Genoa Township Zoning Ordinance and 
we provide the comments below for your consideration. 
 
A. Summary 
 
1. The project is eligible for sketch plan review (as opposed to a full site plan). 
2. Building materials and colors are subject to review and approval by the Township.  The Planning 

Commission has discretion to permit materials and colors that match the existing building. 
3. The sidewalk is required to be constructed in the right-of-way, unless there are unique circumstances 

present (in which case, an easement would be required). 
4. The Commission may wish to require 5 greenbelt trees to bring the site closer to compliance with 

current Ordinance standards. 
5. The Commission may wish to request details of any existing lighting. 
 
B. Proposal/Process 
 
The applicant requests sketch plan approval for a relatively minor building expansion (360 square feet), 
which is intended for additional office space. 
 
Given the scope of the project, it is eligible for sketch plan review (as opposed to full site plan review) in 
accordance with Article 18 of the Township Zoning Ordinance. 
 
C. Sketch Plan Review 
 
1. Dimensional Requirements.  With respect to the dimensional requirements of Section 8.03, the only 

applicable standards are the side yard setbacks, both of which are met. 
 

2. Building Materials and Design.  The proposed elevations, including colors and materials, are 
subject to review and approval by the Planning Commission.  Based upon the submittal, the relatively 
small building addition will match the existing building in terms of materials, color and design.   

 
While vinyl siding is not necessarily a material that would be encouraged in the PID, Section 
12.01.08 allows the Planning Commission to permit building expansions where the design and 
materials match the existing building. 

Attention: Mike Archinal, AICP 
Township Manager 

Subject: Grace & Porta Office Building addition – Sketch Plan Review #1 
Location: 7219 Grand River Avenue – north side of Grand River, west of Euler Road 
Zoning: PID Planned Industrial District 



Genoa Township Planning Commission 
Grace & Porta Benefits 
Sketch Plan Review 
Page 2 
 

 
Aerial view of site and surroundings (looking north) 

 

3. Parking.  Based on the parking calculations provided by the applicant, 12 spaces are required while 
24 are provided.  Although the amount of parking exceeds the 120% limit, this is an existing 
condition that is not being altered as part of this request.  In fact, the proposed building addition 
actually brings the ratio down slightly given an increase of 2 spaces in the requirement. 

 
4. Pedestrian Circulation.  The plan includes a 5-foot wide concrete sidewalk along its Grand River 

frontage, as required by Section 12.05.  However, its placement appears to be outside of the right-of-
way.  Section 12.05.02 requires construction in the right-of-way unless there are unusual 
circumstances, in which case an easement is required. 

 
5. Vehicular Circulation.  The site currently has two driveways (one is one-way, the other two-way) 

accessing Grand River.  The plan does not indicate that any changes to vehicular circulation are 
proposed as part of this project. 
 

6. Landscaping.  The plan identifies existing and proposed landscaping around the building and along 
the west side lot line.  Overall, the site is deficient in terms of required plantings (greenbelt, parking 
lot, detention pond, etc.).  Although the scope of the project is rather minor in nature, we believe the 
site would benefit greatly from the inclusion of the 5 required canopy trees in the front yard greenbelt 
along Grand River.  The Commission may wish to require this as part of its sketch plan review. 
 

7. Exterior Lighting.  The submittal does not identify any existing or proposed lighting.  The Township 
may wish to request details of existing site lighting to determine compliance with current standards 
(Section 12.03), although, again, the scope of the project is relatively minor in nature. 
 

8. Impact Assessment.  Impact Assessments are not generally required as part of a sketch plan review; 
however, the Township may require one if deemed necessary for their review.  Given the scope of the 
project, we do not believe one is necessary. 

 

Subject site – 
proposed addition 
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Should you have any questions concerning this matter, please do not hesitate to contact our office.  I can 
be reached by phone at (248) 586-0505, or via e-mail at borden@lslplanning.com. 
 
Sincerely, 
LSL PLANNING, INC. 
 
  
  
Brian V. Borden, AICP 
Senior Planner 

mailto:borden@lslplanning.com


 

 

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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

 
 
 
July 9, 2014 
 
Mr. Mike Archinal 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re:   Grace & Porta Benefits Building Addition 
 Sketch Plan Review  
 
Dear Mr. Archinal: 
 
We have reviewed the sketch plan submittal from Anthony Pucci Associates, PC, dated June 19, 2014.  
The petitioner is proposing to construct a 360 square foot second-floor addition on the northern side of 
the existing building on the property. The expansion will allow for the addition of office space. This 
minor increase in office space would only result in a 0.05 REU increase. 
 
Our review found no engineering-related impacts to the existing site from the proposed addition as 
illustrated on the sketch plan.  Therefore, we have no objections to the proposed addition. 
 
Please call if you have any questions. 
 
Sincerely,  
 
 
Gary J. Markstrom, P.E.    Joseph C. Siwek, P.E. 
Unit Vice President     Project Engineer 
 
copy: Josh Porta – Grace & Porta Benefits 
  
 

 



 

 
 
June 24, 2014 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Grace & Porta Benefits 
 7219 W. Grand River Ave. 
 Site Plan Review 
 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan.  The plans 
were received for review on June 20, 2014 and the drawings are dated June 19, 2014.  The 
project is based on a 360 S.F. second floor addition to an existing 2,315 S. F. office building.  
The plan review is based on the requirements of the International Fire Code (IFC) 2012 
edition.  
 
This project is recommended for approval with the following condition that will be verified in the field at 
the time of final approval 
 
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 
 
Additional comments will be given during the building plan review process (specific to the 
building plans and occupancy).  If you have any questions about the comments on this plan 
review please contact me at 810-229-6640. 
 
Cordially, 

 
Michael Evans, EFO, CFPS 
Deputy Fire Chief 
 
cc: Architect 



MEMORANDUM 

TO:   Grace and Porta Benefits 

FROM:  Ron Akers, Zoning Official 

DATE:   6/25/14 
 
RE:  Grace and Porta Benefits Tap Fee Calculation for Proposed Addition 

 

In regards to the proposed project the tap fees will be as follows: 

Assuming 2,288 square feet, plus 360 square foot addition and 1,152 square foot retail 

building. 

a. Office Buildings @ 0.14 per 1000 square feet. 
b. Retail Stores @ 0.20 per 1000 square feet 

 
Previously Paid 
Assessed:  1 REU 

Tap Fee Calculation 
Current Office Building - 2,288 sf @ 0.14 per 1000 sf = 0.32 REU’s 
Proposed Addition – 360 sf @ 0.14 per 1000 sf = 0.05 REU’s 
Retail Building – 1,152 sf @ 0.20 per 1000 sf = 0.23 REU’s 
 
Total REU’s Required = 0.60 REU’s 
REU’s Previously Paid = 1 REU 
 
Total REU’s Needed = 0 
Total Amount Due = $0 
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GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

PUBLIC HEARING 
JUNE 9, 2014 

6:30 P.M. 
MINUTES 

 

CALL TO ORDER:  The meeting of the Genoa Charter Township Planning Commission 
was called to order at 6:30 p.m.  Present were Eric Rauch, Jim Mortensen, John 
McManus, and Chairman Doug Brown.  Barb Figurski, Dean Tengel and Diana Lowe 
were absent.  Also present were Ron Akers, Zoning Official, Michael Archinal, Township 
Manager, Brian Borden of LSL Planning and 6 others. 

PLEDGE OF ALLEGIANCE:  The Pledge of Allegiance was recited. 

APPROVAL OF AGENDA:  Motion by Mortensen to approve the agenda as submitted.  
The motion was supported by McManus.  Motion carried unanimously. 

CALL TO THE PUBLIC:  Chairman Brown made a call to the public for the audience to 
address non-agenda items.  There was no response. 

OPEN PUBLIC HEARING #1… Review of site plan application and impact assessment 
for an 8,000 square feet Medical Building, located at a vacant lot on Grand River, 
Brighton, Parcel # 4711-14-200-023, south of Grand River between Hubert and Grand 
Beach. The request is petitioned by Howard Lipkin. 

Jay Parks of Skyline Property Group addressed the Planning Commission.  He 
described that the project was on a 3.1 acre site and included the construction of an 
8,000 square foot medical office building.  There is a phase two depicted on the site 
plan, but it is not being asked for at this time. 

Brian Borden addressed the Planning Commission.  He reviewed the approval process 
of the site plan and environmental impact assessment.  He indicated that when the 
applicant is prepared to apply for the second phase a special use permit will need to be 
sought due to building square footage being above the Zoning Ordinance threshold.  
Detailed elevation drawings have been provided and the building is compliant with 
dimensional and material standards, although the final design of the building is up to 
Planning Commission review and approval. 

The largest item of discussion is related to parking.  The Zoning Ordinance allows an 
additional 20% over the required amount of parking by right.  Anything above this 
requires Planning Commission approval.  The applicant has proposed an additional 
137.5% above the required amount.  The applicant’s request for additional parking is 
based on the demand in their current office.  The applicant also did not include a 
loading/unloading space on the site plan and indicated on the site plan that it was 
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unnecessary due to their deliveries coming from small trucks.  There is enough room for 
a delivery vehicle adjacent to a parking island.  The Planning Commission has 
discretion over the requirement of the inclusion of loading spaces.  Other issues 
included minor mislabeling on the landscape plan which should be corrected. 

Mike Archinal addressed the Planning Commission.  He spoke with Gary Markstrom 
from Tetra Tech and reviewed the engineering letter provided to the Planning 
Commission.  The engineering was clean and the changes in the letter were minor in 
nature. 

Chairman Brown expressed concerns regarding the number of people using the 
building, the REU calculations identified in the Environmental Impact Statement.  He 
also questioned the amount of extra parking needed. 

Dr. Lipkin addressed the Planning Commission.  He described a concern for running out 
of parking for his patients as the minimum required parking is inadequate. 

Jim Mortensen recommended that the Planning Commission make no commitment to 
phase 2 as only phase 1 is being reviewed.   

Chairman Brown indicated that the Planning Commission could entertain a larger 
number of parking spots than proposed, but would need further input from the applicant. 

Jay Parks indicated 60 spaces would be adequate and questioned whether the 
applicant could come back to the Planning Commission to request additional parking if it 
was necessary. 

Mike Archinal indicated that any increase in parking above 5 spaces would require site 
plan review. 

Chairman Brown indicated that the Planning Commission will consider 60 parking 
spaces.  Also requested that staff review the REU calculations to ensure they are 
compliant. 

Eric Rauch asked whether the open curb cut on the property will be closed or dressed 
up and asked if the Planning Commission would seek a cross connection easement to 
the neighboring property to the east. 

Brian Borden indicated that the site plan depicts the closure of the open curb cut.  The 
Planning Commission discussed requiring a cross connection easement and 
determined that it would not be required due to the safety concerns of vehicles crossing 
through to the neighboring lot. 

Chairman Brown summarized the review letters from Tetra Tech and the Brighton Area 
Fire Authority.  Asked why Boss Engineering fails to put the name, address and 
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statement of qualification on the Environmental Impact Assessment despite it being a 
requirement of the Zoning Ordinance. 

Chairman Brown made a call to the public with no response. 

Planning Commission disposition of petition 

A. Recommendation of Environmental Impact Assessment 

Motion by John McManus to recommend to the Township Board that they approve the 
Environmental Impact Assessment dated, May 21, 2014.  We would also ask that staff 
review the REU calculation as it pertains to the building to ensure the applicant and 
Township are in synch with number of REUs required.  Also ask that Boss Engineering 
be questioned as to why their credentials are not on the Impact Statement and whether 
they felt it was important. Approval of phase 1 does not imply approval of phase 2 in site 
plan 

Support by Eric Rauch.  Motion Carried Unanimously. 

B. Disposition of Site Plan 

Motion by Jim Mortensen to approve the site plan dated 5/21/14, subject to the 
following: 

A. Approval of the site plan specifically excludes phase 2.  It should not be inferred 
or implied that phase 2 is approved. 

B. The building elevations are acceptable to the Planning Commission and the 
display board will become property of Genoa Township. 

C. The site plan will be revised to show 60 parking spots rather than 57 parking 
spots. 

D. The minor labeling issues on the landscape plan shall be corrected. 
E. A note shall be added to the site plan indicating the curb cut on the Northeast 

side of property will be removed and approval will be sought from the Livingston 
County Road Commission to re-curb the open space. 

F. Conditions of the Tetra Tech letter dated May 30, 2014 will be complied with. 
G. Conditions of the Brighton Area Fire Authority Letter dated June 2, 2014 will be 

complied with. 

Supported by John McManus.  Motion Carried Unanimously. 

OPEN PUBLIC HEARING #2… Review of sketch plan application and sketch plan for a 
276 square foot addition, located at 5000 Grand River, Brighton, Parcel # 4711-10-300-
007. The request is petitioned by Stan Schafer on behalf of Champion Chevrolet. 

Stan Schafer of Schafer Construction addressed the Planning Commission.  He 
described that the current carwash is an overhead carwash and is dated.  New 
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carwashes use less water and are more efficient, thus it is time to replace it.  The new 
carwash is proposed to be a drive-thru carwash and needs additional space.  The use 
of the carwash will be for the dealership.  The proposed addition is located on the I-96 
side of the building. 

Brian Borden addressed the Planning Commission.  He discussed the application 
requirements and requested that the applicant provide the Planning Commission with lot 
coverage calculations.  He further discussed that the proposed concrete block siding is 
not generally what the Township would like to see in a commercial building, but the 
Zoning Ordinance allows building additions to match existing siding.  He also indicated 
that the Planning Commission may wish to request additional detail on existing site 
elements such as lighting and landscaping.  The Planning Commission has discretion to 
require additional site improvements.  He also asked in regards to a parking area that 
was not depicted on the site plan on a separate piece of property. 

Chairman Brown did not want to open the door for landscaping improvements during 
sketch plan review.  Questioned whether the proposed improvements were where they 
are supposed to be on the site plan. 

Leo Nadolski addressed the Planning Commission. He stated that Champion is already 
doing some landscaping upgrades on the Grand River side of the property.  They are 
going to be adding 6 mature trees. The property is on 3 parcels which are owned under 
different companies, but all are controlled by Mr. Nadolski.  The addition location is 
correct on the site plan. 

There was discussion regarding the implications of combining all the parcels, the 
parking lot extending over parcel lines and differences between this site plan and 
previous site plans that were submitted.  It was the consensus of the Planning 
Commission to address these issues in the future. 

Chairman Brown indicated that the letter from Tetra Tech indicated that there would be 
no engineering issues and the letter from the Brighton Area Fire Authority also indicated 
there would be no issues. 

Chairman Brown made a call to the public with no response.  
 
Planning Commission disposition of petition 

A. Disposition of Sketch Plan. 

Motion by Jim Mortensen to approve the sketch plan for an addition at Champion 
Chevrolet subject to the following: 

A. Applicant shall comply with the requirements spelled out in the Brighton Area Fire 
Authority letter dated June 3, 2014. 
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B. The building materials for the car wash will match existing materials of the 
dealership due to the small size of the addition. 

Supported by Eric Rauch.  Motion carried unanimously. 

Review of the Zoning Board of Appeals 2013 Annual Report 

Ron Akers addressed the Planning Commission.  He described the purpose of the 
Annual Report was to organize and describe to the Planning Commission the type and 
amount of variances that have been granted for the 2013 calendar year.  The Planning 
Commission can use this for policy decisions, when the Zoning Ordinance is being 
reviewed.   

Chairman Brown complimented Akers on the work he was doing with the Township and 
the information he provides to the Zoning Board of Appeals.   

Jim Mortensen stated that he did not see any glaring issues based on the report, but 
requested that the Zoning Board of Appeals create an executive summary describing 
what they feel should be changed.   

Brian Borden discussed how he recommends that communities he works in do this so 
trends can be evaluated.  He stated that a trend may not show up this year, but they 
can become apparent over time. 

There was discussion regarding properties on the lake and their setback requirements. 

Administrative Business: 
• Staff report.  Michael Archinal reported that the Township was working on sidewalk 
projects and development was picking up in the Township. 
• Approval of April 14, 2014 Planning Commission Minutes.  Motion by McManus 
supported by Rauch to approve the April 14, 2014 Planning Commission meeting 
minutes with the submitted corrections.  Motion carried unanimously. 
• Member discussion.  There was no member discussion. 
• Adjournment.  Motion by John McManus to adjourn the meeting at 7:58 p.m.  
Supported by Jim Mortensen.  Motion carried unanimously. 
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