
GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION PUBLIC HEARING 

MARCH 12, 2018 
MONDAY 
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.) 
 
 
OLD BUSINESS: 
 
OPEN PUBLIC HEARING # 1… Review of a special use, site plan and environmental impact 
assessment for a proposed commercial outdoor display, sales and storage area for a new Family Farm 
and Home store.  The property in question is located in the former TJ Maxx retail space at 3685 E. 
Grand River Avenue, Howell 48843. The request is petitioned by Family Farm and Home.   
 

Planning Commission Recommendation of Petition: 
 
 A. Recommendation of Special Use Application.  
 B. Recommendation of Environmental Impact Assessment (1/4/18). 
 C. Recommendation of Site Plan (2/22/18). 
 
NEW BUSINESS: 
 
OPEN PUBLIC HEARING #2…Review of site plan and environmental impact assessment for a 
proposed 2,254 sq. ft. addition to the existing ALDI Food Market located at 2260 E. Grand River Ave., 
Howell. The request is petitioned by ALDI Inc.  
 
 Planning Commission Recommendation of Petition: 
 
 A. Recommendation of Environmental Impact Assessment (2-23-18) 
 B. Disposition of Site Plan (2-21-18) 
 
OPEN PUBLIC HEARING #3… Review of site plan amendment to add 4 additional apartment units 
and relocate the fitness center for Lakeshore Village Apartments located at 2812 Ontario Ct., Howell. 
The request is petitioned by Coponen Architects.  
 
 Planning Commission Disposition of Petition:  
 
 A. Disposition of Site Plan (2-22-18) 
 
ADMINISTRATIVE BUSINESS: 
 

• Staff Report  
• Approval of February 12, 2018 Planning Commission meeting minutes 
• Member discussion 
• Adjournment 
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GENOA CHARTER TOWNSHIP
Special Land Use Application

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

APPLICANT NAME & ADDRESS: 
Submit a letter of Authorization from Property Owner if application is signed by Acting Agent. 

APPLICANT PHONE: (         )     EMAIL:  

OWNER NAME & ADDRESS:

SITE ADDRESS: PARCEL #(s): 

OWNER PHONE: (         )   EMAIL: 

Location and brief description of site and surroundings:

Proposed Use: 

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

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

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

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

Martin Renel, ASHMARK Construction

248 855-1575 martin@ashmark.com

ASHMARK Construction llc, 5640 West Maple Road Suite 300, West Bloomfield, MI 48322

3685 E Grand River Ave 4711-05-400-032

248 855-1575

The site is An existing shopping center known as Grand River Plaza located north of S Latson Road on Grand River Road.

The tenant wishes to improve and occupy a retail space once occupied by TJ Maxx.

Hard scaping a side yard (7,331 SF OR .17 AC) to the south for a fenced exterior storage area, a reuse of an existing parking area as storage and the removal of a trash compactor enclosure

screen fencing at the existing building entry and new loading dock door The requested outdoor fenced areas are for the purpose of storing products for sale.

This project is located in a regional commercial district which allows for outdoor storage under 7.02.02 (d) of the Genoa Township Zoning Ordinance. Further this proposal provides

 8 foot and 4 foot high screen walls where storage of products are to be stored or displayed. All stored items will not be stored higher than the screen provided and will

not be visible from any residential district or expressway

The storage area will screen all equipment and products with a fence area as proposed and is in keeping with providing retail offerings in

a regional commercial district

There will be no change in complete access that currently exists to the site as no changes to vehicular and emergency circulation, drive isle or parking configurations is

being requested.
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FEE EXCEEDANCE AGREEMENT 

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

SIGNATURE:         DATE:     

PRINT NAME:       PHONE:      

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

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

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

THE UNDERSIGNED_____________________________________ STATES THAT THEY ARE THE  
FREE OWNER OF THE PROPERTY OF PROPERTIES DESCRIBED ABOVE AND MAKES 
APPLICATION FOR THIS SPECIAL LAND USE PERMIT. 

BY:              

ADDRESS:             

Revised 08-15-13, kasp 

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

     of      at         
Name                      Business Affiliation        Email 

No

Yes, this proposal fully complies with 7.02.02 (d) as required for outdoor storage areas

Martin Renel for property ownership

ASHMARK Construction llc, 5640 West Maple Road Suite 300, West Bloomfield, MI 48322

Martin Renel ASHMARK Construction LLC martin@ashmark.com

January 3, 2018

Martin Renel 248 855-1575
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GENOA CHARTER TOWNSHIP
Application for Site Plan Review 

TO THE GENOA TOWNSHIP PLANNING COMMISSION AND TOWNSHIP BOARD: 

APPLICANT NAME & ADDRESS:          
If applicant is not the owner, a letter of Authorization from Property Owner is needed.

OWNER’S NAME & ADDRESS:          

SITE ADDRESS:       PARCEL #(s):     

APPLICANT PHONE: (          )    OWNER PHONE: (          )     

OWNER EMAIL:             

LOCATION AND BRIEF DESCRIPTION OF SITE:          

BRIEF STATEMENT OF PROPOSED USE:          

THE FOLLOWING BUILDINGS ARE PROPOSED:         

I HEREBY CERTIFY THAT ALL INFORMATION AND DATA ATTACHED TO AND MADE 
PART OF THIS APPLICATION IS TRUE AND ACCURATE TO THE BEST OF MY 
KNOWLEDGE AND BELIEF. 

BY: ________________________________________________________________________________ 

ADDRESS: __________________________________________________________________________

Family Farm and Home

ASHMARK Construction for Family Farm and Home

3685 E Grand River Ave

248 855-1575

martin@ashmark.com

The site is An existing shopping center known as

Grand River Plaza located north of S Latson Road on Grand River Road. The tenant wishes to improve a

retail space once occupied by TJ Maxx.

The building use will remain as it now exists, Mercantile / Retail No expansion of the building

foot print is planned. The improvements include the renovation of the interior retail space as well as hard scaping a side yard (7,331 SF OR .17 AC)

to the south for a fenced exterior storage area, a reuse of an existing parking area as storage and the removal of a trash compactor enclosure,

screen fencing at the existing building entry and new loading dock door The requested outdoor fenced areas are for the purpose of storing products for sale.

no new buildings are proposed.

ASHMARK Construction llc, 5640 West Maple Road Suite 300, West Bloomfield, MI 48322
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● The petitioner agrees that they will maintain the landscape around the dog walk 
area to keep the vegetation alive. 

● All requirements of the Brighton Area Fire Authority’s letter of February 1, 2018 
shall be met. 

● Township Board approval of the Impact Assessment and sketch plan. 
 The motion carried unanimously. 

Moved by Commissioner McManus, seconded by Commissioner Grajek, to recommend 
to the Township Board approval of the Environmental Impact Assessment dated 
January 22, 2018 for Four Seasons Veterinary Services veterinary clinic.  The property 
in question is located at 6936 Grand River Avenue, Brighton, 48114.  The motion 
carried unanimously. 

Moved by Commissioner McManus, seconded by Commissioner Mortensen, to 
recommend to the Township Board approval of the Sketch Plan for Four Seasons 
Veterinary Services veterinary clinic.  The property in question is located at 6936 Grand 
River Avenue, Brighton, 48114, conditioned upon the following: 

● The sketch plan is sufficient instead of a Site Plan.  This is an existing building 
with a modest amount of exterior and landscaping changes. 

● Six deciduous trees shall to be planted in the spring in the easement along Grand 
River 

● The petitioner will add a hedge row to screen the dogs using the area.  The 
hedge row shall be reviewed and approved by Township staff. 

● Township Board approval of the Special Land Use and Impact Assessment. 
The motion carried unanimously. 

OPEN PUBLIC HEARING # 3… Review of a special use, site plan and 
environmental impact assessment for a proposed commercial outdoor 
display, sales and storage area for a new Family Farm and Home store.  The 
property in question is located in the former TJ Maxx retail space at 3685 E. 
Grand River Avenue, Howell 48843. The request is petitioned by Family Farm 
and Home.   

Planning Commission Recommendation of Petition: 

    A. Recommendation of Special Use Application.  

    B. Recommendation of Environmental Impact Assessment (01/04/18). 

    C. Recommendation of Site Plan (01/24/18). 

DRAFT
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Mr. Martin Renel of Ashmark Construction and Robert Kerr of Metro Group Architects 
were present. 

Mr. Renel provided a review of the project and the proposed use.  They would be 
performing minor renovations on the interior of the building.  They would be adding an 
outdoor display area and reconstructing the dumpster enclosure. 

Mr. Borden reviewed his letter of February 6, 2018. 

They find that the general standards of the Special Land Use have been met. 

The screening for the outdoor storage area is required to be six-feet high and the 
applicant is proposing four-foot high fencing.  The Planning Commission can approve 
the difference. 

He is asking for clarification for what the applicant is calling the outdoor staging area.  
It appears to be an additional outdoor storage area.  Mr. Renel stated that since the 
submittal was made, they have confirmed with Family Farm and Home that this area 
will be storage so the fencing will need to be extended to include this, which is an 
additional 19 feet.   

There was a discussion regarding the removal of some of the grass area and then the 
same amount of grass area being replaced by removing parking spaces and adding turf.  
Commissioner Mortensen questioned if this would affect the parking.  Ms. VanMarter 
stated there is sufficient parking on this site. 

Commissioner Mortensen asked that the proposed white PVC fencing being redesigned.  
Mr. Borden noted that this fencing is also being proposed for the dumpster enclosure 
area and it is not an approved material.  Mr. Eugene Franks of Family Farm and Home 
stated that there are dumpsters along the back of the building and none of them have 
enclosures.  Mr. Renel stated they could use wood for the enclosure. 

Commissioner Rauch asked staff for their experience with other commercial businesses 
in the Township who have outdoor storage.  Ms. VanMarter stated the Township has 
had continued problems with businesses that have not complied with the ordinance as 
it pertains to outdoor storage for retail uses.  Commissioner Rauch wants to ensure that 
there is sufficient screening on the front of this building so the same problem does not 
occur here. 

Mr. Borden noted that the architectural plan and the engineering plan are not 
consistent.   

There was a discussion regarding the completion of the cross access driveway to the 
property to the east.  The applicant has declined to finish the driveway to connect the 

DRAFT
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two properties.  Ms. VanMarter stated that the connection is the responsibility of Meijer; 
however, at the time it was developed, they were not given an easement from Kroger.  
Mr. Markstrom stated there is a large grade change in this area so significant work 
would need to be done to connect these two properties.   

Mr. Markstrom reviewed his letter dated January 30, 2018.  He would like to see flow 
direction shown for the storm-water runoff.  The trade-off of the paving and turf is a 
viable alternative; however, he suggested the applicant look at the entire site it could 
possibly be determined that there may be sufficient impervious surface so there may 
not be a need to remove the parking spaces. 

He needs to see a complete site plan with details, such as foundation details, curbing 
details, etc.   

Chairman Brown reviewed the Brighton Area Fire Authority letter dated February 1, 
2018.  The applicant has agreed to meet all of their requirements. 

The call to the public was made at 8:08 pm. 

Mr. Eric Unatin with Mid-American Real Estate has been working on this lease.  Their 
experience over the past 18 months since this site has been vacant has been that 
Family Farm and Home has been the only company interested.  He noted the discussion 
regarding the material for the fencing and the dumpster enclosure and stated there are 
costs associated for both the property owner and the tenant when a new owner moves 
into a space and it must be economical for both of them. 

The call to the public was closed at 8:12 pm. 

Commissioner McManus agrees with what Mr. Unatin said; however, the Planning 
Commission needs to ensure that the ordinance is met.  He agrees that the proposed 
fencing needs to be upgraded. 

Moved by Commissioner Mortensen, seconded by Commissioner Rauch, table the 
request for a special use, site plan and environmental impact assessment for a 
proposed commercial outdoor display, sales and storage area for a new Family Farm 
and Home store located at 3685 E. Grand River Avenue, Howell 48843 until the March 
12, 2018 meeting.   

The motion carried unanimously. 

 

 

 

DRAFT



 

 
426 East Lincoln Avenue Royal Oak, Michigan 48067 248.586.0505 Fax 248.586.0501 www.LSLplanning.com 

 

March 6, 2018 
 

Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

 

Dear Commissioners: 
 

At the Township’s request, we have reviewed the revised submittal from Family Farm and Home for 

special land use (application dated 1/30/18) and site plan (plans dated 2/22/18) review and approval. 
 

We have reviewed the proposal in accordance with the applicable provisions of the Genoa Township 

Zoning Ordinance. 
 

A. Summary 
 

1. In our opinion, the special land use standards of Section 19.03 are generally met; however: 

a. the use conditions of Section 7.02.02(d) must be met; and  

b. any comments provided by the Township Engineer or Fire Department must be addressed. 

2. The use conditions of Section 7.02.02(d) are not entirely met.  More specifically: 

a. the setback requirement for the proposed trailer storage area is not provided; 

b. the Planning Commission may allow screen fencing in lieu of a buffer zone B; and  

c. the trailer storage area is only screened on 3 sides. 

3. The applicant must provide impervious surface calculations. 

4. The applicant must confirm the amount of parking remaining after the removal of spaces to 

accommodate their project. 

5. We suggest a cross-access easement be provided on the subject site allowing future connection with 

the development to the east. 

6. We recommend the applicant be required to maintain at least 5’ of clearance along the front of the 

building. 

7. The parking blocks proposed along the south side of the 8’ screen fencing reduce the drive aisle width 

below Ordinance standards and could pose problems for snow plowing. 

8. At such time as new signage is proposed, the applicant must obtain approval and a permit from the 

Township prior to installation. 
 

B. Proposal/Process 
 

The project entails a new business within an existing multi-tenant commercial center (the space was 

formerly home to a TJ Maxx store), as well as outdoor display, sales and storage.  Table 7.02 lists outdoor 

commercial display, sales or storage as a special land use in the RCD.  Such uses are also subject to the 

use conditions of Section 7.02.02(d). 
 

Procedurally, the Planning Commission is to review the special land use, site plan and impact assessment 

and provide a recommendation on each to the Township Board following a public hearing.  (A hearing 

was held at the February 12, 2018 Planning Commission meeting, though the request was tabled.)   

Attention: Kelly Van Marter, AICP 

Planning Director and Assistant Township Manager 

Subject: Family Farm and Home – Special Land Use and Site Plan Review #3 

Location: 3685 East Grand River Avenue –  north side of Grand River, west of S. Latson Road 

Zoning: RCD Regional Commercial District 
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Aerial view of site and surroundings (looking north) 

 

C. Special Land Use Review 
 

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

follows: 
 

1. Master Plan.  The Township Master Plan identifies the subject site, as well as the adjacent properties 

along Grand River, as Regional Commercial.  This category is intended for “higher intensity 

commercial uses that serve the comparison shopping needs of the entire community and the regional 

market.”   
 

The description does not mention anything with respect to outdoor display, sales or storage, though it 

is worth noting that the large commercial store to the east has a similar accessory outdoor element. 
 

2. Compatibility.  The area is developed with a variety of commercial uses.  While outdoor uses do not 

appear to be overly prevalent in this area, the development adjacent to the east has a similar outdoor 

component (as noted above).  Provided the use conditions for outdoor display, sales and storage are 

met, the proposal is generally expected to be compatible with the character of the area. 
  

3. Public Facilities and Services.  As a developed site along the main commercial corridor through the 

Township, we anticipate necessary public facilities and services are in place; however, the 

Commission should consider any comments provided ty the Township Engineer and Brighton Area 

Fire Department. 

 

4. Impacts.  The use conditions of Section 7.02.02(d) are intended to limit on- or off-site impacts of 

outdoor display, sales and storage.  Provided those standards are met, the proposal should not 

adversely impact adjacent or surrounding properties and/or uses. 

 

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

efforts to mitigate potential adverse impacts. 

 

 

 

 

Subject site 
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D. Use Conditions 

 

Commercial outdoor display, sales or storage uses are subject to the following use conditions of Section 

7.02.02(d): 

 

1. Minimum lot area shall be one (1) acre.  

 

The subject site contains a total 12.74 acres.  This standard is met. 

 

2. Any stockpiles of soils, fertilizer or similar loosely packaged materials shall be sufficiently 

covered or contained to prevent dust or blowing of materials.  

 

The previous submittal noted that any such materials will be kept in the manufacturer’s packaging; thus, 

there will not be any loosely stored materials. 

 

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

shall be graded and drained to dispose stormwater without negatively impact adjacent 

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

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

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

environment will not be negatively impacted. 

 

The site plan identifies paved surfaces for each of the outdoor storage and display areas – the main 

storage area (south of the building), the newly proposed trailer storage area, and the display area in front 

of the building. 

 

4. No outdoor storage shall be permitted in any required yard (setback) of buildings for the 

district in which the outdoor display, sales or storage use is located. Any approved outdoor sales 

or display within a parking lot shall meet the required parking lot setback; provided the 

Planning Commission may require additional landscaping screening or ornamental fencing. 

 

Section 7.03 requires setbacks of 50 (rear) and 20 feet (side).  The main storage area provides 43-foot 

setbacks from both the east (side) and south (side) lot lines.  The display area in front of the store is also 

well outside of required setbacks.  However, the newly proposed trailer storage area is located adjacent to 

the south (side) lot line and does not comply with this standard. 

 

5. 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 plans note that the building space for the proposed business contains 28,151 square feet of floor area. 

 

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

The site has existing vehicular access from Grand River and no changes are proposed.  The plans show a 

new overhead door and loading area on the east side of the building facing north. 

 

Sheet 2 of the submittal includes a truck turning movement diagram demonstrating that truck 

maneuvering can be accommodated on-site. 
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7. 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 areas of the site impacted are to the south, east and west and include 3 separate outdoor 

storage/display areas – the main storage area south of the building; the trailer storage area further south; 

and the display area along the front of the building. 

 

None of these areas provide a full buffer zone B, but are all proposed to be screened with privacy fencing 

of varying heights – 8-foot for the main outdoor storage area and 4-foot for the trailer storage and display 

area in front of the building.  The current plans also incorporate brick piers into the fencing to help break 

up the long stretches of white vinyl. 

 

As noted under this criterion and previously discussed, the Planning Commission may allow screen 

fencing in lieu of a buffer zone B.  (In our opinion, Section 12.02.13 gives the Commission the ability to 

allow 4-foot fencing.) 

 

Lastly, it should be noted that the trailer storage area is screened only on 3 sides. 
 

8. The height of all material and equipment stored in an outdoor storage area shall not exceed the 

height of any landscape screening, wall or fence. Boats and recreational vehicles may exceed the 

height of the fence provided that they are setback from the fence a distance equal to their 

height. Storage of materials up to the height of the adjacent building wall may be permitted in 

the rear yard if it is illustrated on the site plan, the rear yard does not abut a residential district 

or face an expressway, and such storage is confined to within twenty (20) feet of the building.  
 

The special land use application states that “all stored items will not be stored higher than the screen 

provided.” 
 

E. Site Plan Review 
 

1. Dimensional Requirements.  The only dimensional standards affected by the request are setbacks 

for the outdoor storage area (addressed above) and an increase in impervious surface lot coverage due 

to the removal of the landscaped area. 
 

A note on the current submittal states that “the applicant proposes to enlarge the existing detention 

basin to accommodate the increase in impervious area if necessary.  Additional information to be 

provided in the detailed engineering stage.” 

 

In our opinion, this information is pertinent to the site plan review and should not be pushed off to a 

later date.  As such, the applicant must provide impervious surface coverage calculations to ensure 

Ordinance requirements are met. 
 

2. Building Materials and Design.  The proposal includes repairs to and painting of the building.  The 

submittal states that the repairs will match the existing building. 
 

3. Parking.  The project will result in the loss of 43 spaces (19 for the outdoor storage area and another 

24 for the trailer storage).  The submittal includes parking calculations noting that the site requires 

428 parking spaces. 
 

The current submittal notes that 487 spaces are provided, although the previous submittal noted 447.  

We request the applicant confirm how many spaces will be provided after the removal of the 43 

spaces to ensure the required amount of parking will be provided. 
 



Genoa Township Planning Commission 

Family Farm and Home 

Special Land Use and Site Plan Review #3 

Page 5 

 

4. Pedestrian and Vehicular Circulation.  As discussed at the previous Planning Commission 

meeting, we suggest the applicant be required to provide a cross-access easement for a future 

connection to the development east of the subject site. 

 

Additionally, the applicant must maintain a clear pedestrian area in front of the building given the 

presence of outdoor display.  We recommend a minimum clearance of at least 5 feet be provided at all 

times. 

 

Lastly, the plans indicate that the south side of the main outdoor storage area will be lined with 

parking blocks.  Based on the drawing provided, these blocks will reduce the travel lane width to 22’, 

which is deficient for two-way travel, and could pose problems for snow plowing. 

 

5. Landscaping.  The submittal identifies two new planters along the south side of the outdoor storage 

area.  The planters will each contain a 10’ tall Arborvitae.   

 

6. Waste Receptacle and Enclosure.  The plan includes a new waste receptacle/enclosure on the east 

side of the building.  The details on Sheet A5.1 note the use of a wooden enclosure (cedar).  The 

current submittal also identifies the concrete base pad, as required by Section 12.04.   

 

7. Exterior Lighting.  The revised submittal states that existing site lighting will remain and does not 

identify any new lighting proposed. 

 

8. Signs.  Sign details are not provided, although the building elevation drawing (Sheet A5.1) identifies 

an area for a new wall sign.   
 

When a new sign is desired for the business, the applicant will need to obtain approval and a permit 

from the Township prior to installation. 

 

9. Impact Assessment.  The original submittal included an Impact Assessment prepared by Ashmark 

Construction, LLC (not dated).  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.  

 

Respectfully, 

LSL PLANNING, A SAFEBUILT COMPANY 
 

 

 

Brian V. Borden, AICP 

Planning Manager 

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 

March 7, 2018 

 

Ms. Kelly Van Marter 

Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

 

Re: Family Farm and Home Site Plan Review #3 
 

Dear Ms. Van Marter: 

 

Tetra Tech conducted a third site plan review of the Family Farm and Home proposed site located at 3685 East Grand 

River Avenue (Grand River Plaza Shopping Center) in Howell. The petitioner is proposing to modify an existing retail 

outlet to meet the retail needs of a Family Farm and Home store. The submission included site plans dated February 22, 

2018.  

 

In the previous planning commission meeting the possibility of a cross access connection with Meijer was discussed.  

Although the current grades may be difficult to facilitate connection with the existing stub road on the Meijer site, the 

concept of a cross access drive should be maintained.  The Planning Commission should consider requiring an easement 

from the Family Farm and Home parcel that allows for future construction of the access drive when and if the Meijer 

parcel proposes additional site improvements.    

 

The petitioner has added several notes referencing a detailed engineering plan stage for submittal of the storm water 

management improvements and survey and grading information.  Since the Township doesn’t have this plan review stage 

in the site plan process we recommend any motion related to the site plan include a contingency that these plans be 

submitted and approved prior to the land use permit being issued.  The biggest concern is the storm water drainage as 

they have removed the construction of offsetting green space for the area proposed for the outside storage.   

 

The remaining comment from the second site plan review regarding the slope of the proposed concrete area has been 

addressed in the revised drawings on sheet SP1.0. The plans direct the contractor to appropriately slope the new paved 

area to the existing storm water catch basins and underground conveyance system. With the addition of this information 

to the site plan we have no further engineering related concerns.  

 

Please call if you have any questions. 

 

Sincerely,  

 

 

 

Gary J. Markstrom, P.E. 

Unit Vice President 

 

copy: Martin Renel, Ashmark Construction 



 
March 1, 2018 
 

 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Family Farm & Home 

3685 E. Grand River Avenue 
Howell, MI  48843 

 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan. The plans were                             
received for review on February 27, 2018 and the drawings are dated January 23, 2018 with                               
latest revisions dated February 22, 2018. The project is for the redevelopment of an existing                             
28,151 square foot Mercantile use occupancy that will changing occupant and renovating the                         
structure to meet their needs. They are also proposing to redevelop a large greenbelt area and                               
19 parking spaces to be utilized as an outside storage and staging area.. The plan review is                                 
based on the requirements of the International Fire Code (IFC) 2018 edition. 
 
The applicant contacted the fire authority or clarification and revised the submittal. All concerns                           
identified on the previous submittal are shown to be corrected and or addressed.  
 
The fire authority has no further comments for the project at this time. 
 
 
Additional comments will be given during the building plan review process (specific to the                           
building plans and occupancy). The applicant is reminded that the fire authority must review                           
the fire protection systems submittals (sprinkler & alarm) prior to permit issuance by the Building                             
Department and that the authority will also review the building plans for life safety requirements                             
in conjunction with the Building Department.   
 
If you have any questions about the comments on this plan review please contact me at                               
810-229-6640. 
 
Cordially, 

 
Rick Boisvert, CFPS 
Fire Marshal 
 



5640 W. Maple, Suite 101   West Bloomfield, MI 48322-3717 
Phone: (248) 855-1575     Fax: (248) 538-5234 

martin@ashmark.com 

Family Farm & Home Impact Assessment 

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

Martin J. Renel  
Principal at ASHMARK Construction LLC 
5640 West Maple Suite 300 
West Bloomfield, MI 48322 
28 years of  Commercial Development and Construction experience. 

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

See submitted plans by Metro Group Architects detailing these areas. 

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

The current site is an existing shopping center; the tenant is taking over the previous TJ Maxx location.  We are requesting approval of  
creating an outside storage area for Family, Farm & Home Store.   We do not intend any impact on the existing environmental conditions. 

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

We will install soil erosion control as required by Livingston County Drain Commission during construction activities of  the exterior 
storage area.   We will insure proper dust control during construction activities. 

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

We do not intend to have any impact on surrounding lands; since the use is not changing.   

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

The impact on public facilities and services shall be consistent with the former use. 

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

Please see Alpine Engineering letter dated January 3rd 2018 stating no impact on the existing stormwater system. 



– 2 – January 4, 2018 
h. Storage and handling of  any hazardous materials: A description of  any hazardous substances expected to be used, stored or

disposed of  on the site. The information shall describe the type of  materials, location within the site and method of  containment.  
Documentation of  compliance with federal and state requirements, and a Pollution Incident Prevention Plan (PIPP) shall be 
submitted,  

Outside storage area to consist of: landscape mulch & bark, landscape products, patio stone/rock/gravel, peat/soil/earth products, Pots & 
Planters. 

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

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

The impact on traffic and Pedestrians shall be consistent with the former use. 

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

The impact on trip generation shall be consistent with the former use. 

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

Our Completion date will not be beyond one year of  approval. 

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

The impact on traffic (inbound/outbound, left/right turns) shall be consistent with the former use. 

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

The capacity analysis shall be consistent with the previously approved shopping center.  

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

N/A – Since this site has been previously approved. 

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

N/A – Since this site has been previously approved. 

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

N/A – Since this site has been previously approved. 

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

None required.



46892 West Road, Suite 109 
Novi, Michigan 48377 

Phone: (248) 926-3701 
Fax:  (248) 926-3765 

Web: www.alpine-inc.net

January 2, 2018 

Martin Renel 
Ashmark Construction, LLC. 
5640 West Maple Road, Suite 300 
West Bloomfield, MI 48322 

Re: Proposed Family Farm & Home Interior Renovation
3685 East Grand River Ave. 
Howell, MI 48843 

Dear Martin: 

It’s our understanding you desire to pave the existing greenbelt area located south of and adjacent to the proposed tenant’s 
building space.  There is an existing catch basin located south of the greenbelt area in the parking lot drive aisle which 
would receive the storm water runoff from the area to be paved.  The 1996 Site Plan for the existing development shows an 
existing 18” diameter storm sewer outlet for the existing catch basin.  Per your request we reviewed the existing 18” storm 
sewer capacity against the proposed paving improvement and found it to have adequate capacity.  Drainage map and storm 
sewer calculation is attached. 

If you have any questions or require additional information, please feel free to call our office at (248) 926-3701. 

Regards, 
Alpine Engineering, Inc.    

Thomas Gizoni, PE 

Attachment: Drainage Map 
 Storm Sewer Calculation 
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426 East Lincoln Avenue Royal Oak, Michigan 48067 248.586.0505 Fax 248.586.0501 www.LSLplanning.com 

February 28, 2018 

Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

Dear Commissioners: 

At the Township’s request, we have reviewed the revised site plan (cover sheet dated 2/21/18) proposing 

an expansion of the existing Aldi Food Market at 2260 E. Grand River Avenue. 

We have reviewed the proposal in accordance with the applicable provisions of the Genoa Township 

Zoning Ordinance. 

A. Summary 

1. Planning Commission has the discretion to waive the side and rear parking setback where a shared

access/parking easement is provided – 6 of the proposed spaces are within such an easement.

2. Planning Commission has approval authority over the building elevations, including materials and

colors.

3. Planning Commission approval is needed for the amount of parking proposed (125% of the minimum

Ordinance standard).  The applicant notes that the 4 additional spaces are needed to meet a corporate

requirement.

B. Proposal 

The applicant requests site plan review and approval for a 2,254 square foot addition to the existing 

16,657 square foot grocery store. 

Retail establishments with up to 30,000 square feet of gross floor area are permitted by right in the GCD.  

As such, the project requires site plan review/approval given that the size of the expansion (approximately 

13%) exceeds the threshold for a “minor” deviation from an approved plan. 

Attention: Kelly Van Marter, AICP 

Planning Director and Assistant Township Manager 

Subject: Aldi Food Market – Site Plan Review #2 

Location: 2260 E. Grand River Avenue -  south side of Grand River, west of Chilson Road 

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

C. Site Plan Review 

1. Dimensional Requirements.  The proposal has been reviewed for compliance with the dimensional

standards of the GCD, as follows:

District 

Lot Size Minimum Setbacks (feet) 

Max. 

Height 
Lot Coverage 

Lot 

Area 

(acres) 

Width 

(feet) 

Front 

Yard 

Side 

Yard 

Rear 

Yard 
Parking 

GCD 1 150 70 15 50 
20 front 

10 side/rear 

35’ 

2 stories 

35% building 

75% impervious 

Proposal 2.66 358 91.2 
15.4 (W) 

135 (E) 
57.6 

4-29 front 

10 side/rear* 

24.5’ 

1 story 

16.3% building 

61.8% impervious 

* The majority of the existing and proposed parking meets the side/rear setback standard; however, there are

6 spaces proposed at the rear of the site that cross over the property line.  This area is noted as being

covered by an easement for “parking, landscaping and public utilities.”  As such, Section 14.06.11 gives the

Planning Commission discretion to waive or modify the parking setback requirement.

With the exception of the east side yard, the building and parking setbacks noted are existing 

conditions.  The reduced parking front setback was allowed as part of the original development in 

2008 via variance from the ZBA. 

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

subject to review and approval by the Planning Commission.

Building materials include brick and a CMU base to match the existing building.  New materials 

include decorative wood panels and metal architectural panels (replacing glass) on the upper level of 

the store entrance.   

In our opinion, the proposed building provides a complementary mix of materials that match the 

existing building, while also introducing new materials to modernize the overall design. 

Subject site 
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3. Parking.  Per Section 14.04, 76 parking spaces are required, while 95 are proposed, including the 5

required barrier free spaces.

The amount of parking proposed slightly exceeds that allowed by Ordinance.  More specifically,

Section 14.02.06 requires Planning Commission approval for parking that exceeds 120% of the

minimum requirement.

The proposal is 125% of the minimum requirement.  The applicant has indicated that the 4 additional

spaces are needed to meet the current corporate requirement.

The parking spaces and drive aisles meet or exceed the dimensional standards of Section 14.06 and

the use of looped striping is proposed.

4. Pedestrian Circulation.  There is an existing public sidewalk along Grand River, as well as existing

walks along the north and east sides of the building.  The proposal includes widening of the sidewalk

along the east side of the building and crosswalk striping across the parking lot connecting the public

and private walks.

5. Vehicular Circulation.  The site has direct access to Grand River via a restricted turning movement

drive, as well as indirectly by a shared access easement with the County complex to the east.  No

changes are proposed to the existing circulation patterns.

6. Loading.  The development has an existing truck well at the rear of the building for deliveries.  The

size, design and location are all in accordance with current standards and no changes are proposed.

7. Waste Receptacle and Enclosure.  There is an existing waste receptacle and enclosure within the

truck well at the rear of the building.  Our original review of the site plan (2008) indicated that the

receptacle/enclosure complied with the standards of Section 12.03 and no changes are currently

proposed.

8. Landscaping.  We reviewed the landscape plan for compliance with the standards of Section 12.02,

as noted in the following table:

Location Requirements Proposed Comments 

Greenbelt 20’ width 

9 canopy trees 

2’ tall hedgerow 

0-29’ width (existing) 

4 existing trees 

5 canopy trees (proposed) 

Requirements met 

Buffer Zone C (E) 10’ width 

23 canopy trees OR 

23 evergreen trees OR 

90 shrubs 

10’ width 

7 existing trees 

3 canopy trees (proposed) 

6 evergreen trees (proposed) 

28 shrubs (proposed) 

Requirements met 

Buffer Zone C (W) 10’ width 

16 canopy trees OR 

16 evergreen trees OR 

64 shrubs 

10’ width 

8 existing trees 

2 evergreen trees (proposed) 

24 existing shrubs 

Requirements met 

Parking lot 950 SF landscaped area 

10 canopy trees 

1,458 SF landscaped area 

2 existing trees 

5 canopy trees (proposed) 

2 evergreen trees 

1 ornamental tree 

Requirements met 

Detention pond 8 trees (deciduous or 

evergreen) 

80 shrubs 

10 trees (existing) 

73 shrubs (existing) 

7 shrubs (proposed) 

Requirements met 
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9. Exterior Lighting.  The submittal includes a lighting plan (Sheet LT1), which includes 9 light poles

throughout the parking lot, as well as 24 wall mounted/under canopy fixtures.

The proposed lighting plan, including pole heights, fixture details and light intensities, complies with 

current Township standards. 

10. Signs.  The existing monument sign is to remain, though replacement of the existing sign cabinet is

proposed.  This will not alter the sign height or area, both of which comply with current standards.

The building elevation drawings show the two existing wall signs in the northeast corner of the 

building.  As a side note, the 2nd wall sign was allowed by the Planning Commission as part of the 

2008 approval.  

11. Impact Assessment.  The submittal includes an amended Impact Assessment (January 25, 2018).  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.  

Respectfully, 

LSL PLANNING, A SAFEBUILT COMPANY 

Brian V. Borden, AICP 

Planning Manager 

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 

 

 

 

February 28, 2018 

 

Ms. Kelly Van Marter 

Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

 

Re: Aldi Expansion Site Plan Review #2 

 

Dear Ms. Van Marter: 

 

Tetra Tech conducted a site plan review of the updated Aldi expansion plans submitted by Desine, Inc. The revised 

plans are dated February 21, 2018.  

 

The petitioner has updated the stormwater calculations to show that more storage is provided in the existing 

detention basin than originally submitted and provided a detail to modify the outlet control structure to adequately 

meet the new storage amounts. The third concern, adequate free board, was addressed by providing updated spot 

elevations along the top of the detention basin embankment. These spot elevations all meet the 1-foot free board 

amount required by the Livingston County Drain Commission.  With the corrections to the stormwater calculations 

and heavy-duty pavement section we have no further engineering related comments for the Aldi expansion site plan.  

 

Please call if you have any questions.  

 

Sincerely,  

 

 

 

Gary J. Markstrom, P.E. Marguerite K. Davenport 

Unit Vice President Project Engineer 

 

copy: Christopher A. Grzenkowicz, P.E., DESINE, Inc.  

 



March 1, 2018

Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 

RE: Aldi expansion 
2260 E. Grand River 
Genoa Twp., MI   

Dear Kelly: 

The Brighton Area Fire Authority has reviewed the above mentioned site plan. The plans were                             
received for review on February 27, 2018 and the drawings are dated February 21, 2018. The                               
project is based on an existing 16,657 sq.ft. Mercantile occupancy that will undergo site                           
alteration to accommodate a new 2,254 sq.ft. addition. The plan review is based on the                             
requirements of the International Fire Code (IFC) 2018 edition.  

The applicant contacted the fire authority or clarification and revised the most recent submittal.                           
All concerns identified on the previous submittal are shown to be corrected and or addressed.  

The fire authority has no further comments for the project at this time. 

Additional comments will be given during the building plan review process (specific to the                           
building plans and occupancy). The applicant is reminded that the fire authority must review                           
the fire protection systems submittals (sprinkler & alarm) prior to permit issuance by the Building                             
Department and that the authority will also review the building plans for life safety requirements                             
in conjunction with the Building Department.   

If you have any questions about the comments on this plan review please contact me at                               
810-229-6640. 

Cordially, 

Rick Boisvert, CFPS 
Fire Marshal 
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March 7, 2018 

 

 

Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

 

Dear Commissioners: 

 

At the Township’s request, we have reviewed the site plan (cover sheet dated 2/22/18) proposing an 

amendment to the previously approved plans for Phase 3 of the Lakeshore Village Apartments. 

 

We have reviewed the proposal in accordance with the applicable provisions of the Genoa Township 

Zoning Ordinance. 

 

A. Summary 

 

1. We request the applicant confirm that no changes from the originally approved plan are proposed to: 

• building design and materials; 

• carport structures; 

• vehicular circulation; 

• waste receptacle enclosures; 

• site lighting; and 

• entry signage. 

2. The Commission may wish to consider the appropriateness of adding a sidewalk along the south side 

of the main drive connection to Chilson.   

3. The Commission may wish to require that the applicant submit the missing landscape sheet for a 

complete review. 

 

B. Proposal 

 

The applicant proposes an amendment to Phase 3 of their development with the inclusion of 4 additional 

units (each 1-bedroom) and relocation of the business/fitness center. 

 

Multiple family dwellings are permitted by right in the HDR; however, since the proposed amendment 

does not constitute a “minor” change (Section 18.10), site plan review/approval by the Planning 

Commission is required. 

 
 

 

 

 
 

Attention: Kelly Van Marter, AICP 

Planning Director and Assistant Township Manager 

Subject: Lakeshore Village Apartments – Site Plan Review #1 

Location: Chilson Road -  east side of Chilson, between Grand River and C&O Railroad 

Zoning: HDR High Density Residential District 
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Page 2 

 

 
Aerial view of site and surroundings (looking north) 

 

C. Site Plan Review 
 

1. General Comments.  Based on the cover letter and application form included with the submittal, the 

proposal entails only an expansion of Building 22 (to accommodate 4 additional one-bedroom units) 

and relocation of the business/fitness center building by approximately 30 feet. 

 

Accordingly, the amended site plan includes only a limited amount of detail.  In order to ensure 

nothing is missed, we request the applicant confirm that no changes are proposed to: 

 

• building design and materials; 

• carport structures; 

• vehicular circulation; 

• waste receptacle enclosures; 

• site lighting; and 

• entry signage. 

 

2. Dimensional Requirements.  The only dimensional requirements impacted by the request are a 

slight increase in density and lot coverage.   

 

More specifically, the inclusion of 4 additional units results in a density to 5.3 units/acre, which is 

well within that allowed (8 units/acre).   

 

Additionally, the resulting building coverage (7.5%) and impervious coverage (23.3%) are well 

within the maximum allowed (35% and 50%, respectively).   
 

3. Parking.  Per Section 14.04, a total of 295 spaces are required (286 for the dwelling units and 9 for 

the business/fitness center).  The proposed plan provides a total of 334 spaces, including 20 barrier 

free spaces.    
 

Proposed parking spaces and drive aisles meet or exceed the minimum standards of Section 14.06 and 

the use of looped striping is proposed. 

 
 

Subject area 
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4. Pedestrian Circulation.  The plan includes 5 to 7-foot wide sidewalks throughout the development 

with pedestrian connections between buildings, parking areas, the mailbox cluster and waste 

receptacles.  Crosswalk striping is also provided at appropriate locations. 

 

The Commission may wish to consider the appropriateness of adding a sidewalk along the south side 

of the main drive connection to Chilson.  This would provide better pedestrian access for those units 

in the southerly portion of the site to the business/fitness center. 
 

5. Landscaping.  We are unable to conduct a complete review of the landscape plan due to the fact that 

Sheet LS-103 is not provided.   
 

However, based on the plant list (Sheet LS-101), the type, quantity and size of plantings proposed 

meets Ordinance requirements for greenbelt, detention pond, parking lot and buffer zone landscaping.   

 

If deemed necessary by the Commission, the applicant must provide the missing landscape sheet for 

review. 

 

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.  

 

Respectfully, 

LSL PLANNING, A SAFEBUILT COMPANY 
 
 

  

  

Brian V. Borden, AICP 

Planning Manager 

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 

 

 

 

March 7, 2018 

 

Ms. Kelly Van Marter 

Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

 

Re: Lakeshore Village Apartments Phase 3 Amendment Plan Review #1 

 

Dear Ms. Van Marter: 

 

Tetra Tech conducted a site plan review of the Lakeshore Village Apartments Phase 3 amended Boss Engineering 

construction plans submitted by Walter Coponen of Coponen Architects. The developer has added 4 single-unit 

apartments to one of their buildings to address greater than expected demand for that type of unit, in addition to 

moving the physical location of one of the buildings on site approximately 30 feet east.  Included in the submission 

were the site plan review application, a letter from the architect explaining the changes, and a revised impact 

assessment. We offer the following comments: 

 

 The increase in the overall number of units will have an impact on the property’s utility usage estimates 

used to compute the connection fees. The Township should review if the connection fee should be revised. 

 

The petitioner should contact the Township to confirm their usage and connection fees are correct prior to approval. 

We have no further engineering related concerns. Please call or email if you have any questions.  

 

Sincerely,  

 

 

 

Gary J. Markstrom, P.E. Joseph C Siwek 

Unit Vice President Project Engineer 

 

copy: Walter Coponen, Coponen Architects 

 



 

 
 
March 6, 2018 
 
 
 
 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Lakeshore Village Phase 3 
 2812 Ontario Court 
 Howell (Genoa Twp.), MI 48843  
 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan.  The plans 
were received for review on February 27, 2018 and the drawings are dated February 3, 2016 with 
latest revisions dated February 22, 2018.  The submittal is for the proposed relocation of the 
business center and Building 22 to accommodate additional 1-bedroom units. The project is 
already under construction and this is a request to modify the previous approved drawings. 
 
The fire authority has no objection to the proposed relocation or additions as there is little to no 
effect on the site fire protection features and access. 
 
If you have any questions about the comments on this plan review please contact me at 810-
229-6640. 
 
Cordially, 

 
Rick Boisvert, CFPS 
Fire Marshal 
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LAKESHORE VILLAGE APARTMENTS

FOR

AMENDED SITE PLAN

GENOA TOWNSHIP, LIVINGSTON COUNTY, MI

NO SCALE

OVERALL SITE MAP

UTILITY PLAN

COVER SHEET

PREPARED BY:

PREPARED FOR:

C2

*C1

NO.

SHEET

SHEET INDEX

DESCRIPTION

PART OF SE 1/4, SECTION 8, T2N R5E

C4

C3

GRADING, DRAINAGE, & SOIL EROSION CONTROL PLAN

THE LOCKWOOD COMPANIES

27777 FRANKLIN ROAD, SUITE 1410

SOUTHFIELD, MI 48034

PHONE: 248.433.7401

CONTACT: MARK LOCKWOOD

THE CONTRACTOR SHALL HOLD HARMLESS THE DESIGN PROFESSIONAL, MUNICIPALITY, COUNTY, STATE

INDEMNIFICATION STATEMENT

AND ALL OF ITS SUB CONSULTANTS, PUBLIC AND PRIVATE UTILITY COMPANIES, AND LANDOWNERS FOR

DAMAGES TO INDIVIDUALS AND PROPERTY, REAL OR OTHERWISE, DUE TO THE OPERATIONS OF THE 

CONTRACTOR AND/OR THEIR SUBCONTRACTORS.

LOCATION MAP

NO SCALE

*C5

PHASE 3

LAKESHORE VILLAGE APARTMENTS

PHASE 3

CONSTRUCTION NOTES

THE CONTRACTOR SHALL COMPLY WITH THE FOLLOWING NOTES AND ANY WORK INVOLVED SHALL BE CONSIDERED INCIDENTAL TO THE CONTRACT.

1.  THE CONTRACTOR SHALL HOLD HARMLESS THE DESIGN PROFESSIONAL, MUNICIPALITY, COUNTY, STATE AND ALL OF ITS SUB CONSULTANTS, PUBLIC AND PRIVATE UTILITY

COMPANIES, AND LANDOWNERS FOR DAMAGES TO INDIVIDUALS AND PROPERTY, REAL OR OTHERWISE, DUE TO THE OPERATIONS OF THE CONTRACTOR AND/OR

THEIR SUBCONTRACTORS.

2.  DO NOT SCALE THESE DRAWINGS AS IT IS A REPRODUCTION AND SUBJECT TO DISTORTION.

3.  A GRADING PERMIT FOR SOIL EROSION-SEDIMENTATION CONTROL SHALL BE OBTAINED FROM THE GOVERNING AGENCY PRIOR TO THE START OF CONSTRUCTION.

4.  IF DUST PROBLEM OCCURS DURING CONSTRUCTION, CONTROL WILL BE PROVIDED BY AN APPLICATION OF WATER, EITHER BY SPRINKLER OR TANK TRUCK.

5.  ALL CONSTRUCTION AND MATERIALS SHALL BE IN ACCORDANCE WITH LOCAL MUNICIPAL STANDARDS AND SPECIFICATIONS.

6.  THE CONTRACTOR IS RESPONSIBLE FOR OBTAINING ALL REQUIRED TOWNSHIP, COUNTY, AND STATE OF MICHIGAN PERMITS.

7.  PAVED SURFACES, WALKWAYS, SIGNS, LIGHTING AND OTHER STRUCTURES SHALL BE MAINTAINED IN A SAFE, ATTRACTIVE CONDITION AS ORIGINALLY DESIGNED AND

CONSTRUCTED.

8.  ALL BARRIER-FREE FEATURES SHALL BE CONSTRUCTED TO MEET ALL LOCAL, STATE AND A.D.A. REQUIREMENTS.

9.  ANY DISCREPANCY IN THIS PLAN AND ACTUAL FIELD CONDITIONS SHALL BE REPORTED TO THE  DESIGN ENGINEER PRIOR TO THE START OF CONSTRUCTION.  

CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFICATION OF ALL SETBACKS, EASEMENTS AND DIMENSIONS SHOWN HEREON BEFORE BEGINNING 

CONSTRUCTION.

10.  THE CONTRACTOR SHALL CONTACT ALL OWNERS OF EASEMENTS, UTILITIES AND RIGHTS-OF-WAY, PUBLIC OR PRIVATE, PRIOR TO THE START OF CONSTRUCTION.

11.  THE CONTRACTOR SHALL COORDINATE WITH ALL OWNERS TO DETERMINE THE LOCATION OF EXISTING LANDSCAPING, IRRIGATION LINES & PRIVATE UTILITY LINES.

THE CONTRACTOR IS RESPONSIBLE FOR ANY DAMAGE TO EXISTING LANDSCAPING, IRRIGATION LINES, AND PRIVATE UTILITY LINES.

12.  THE CONTRACTOR SHALL REMOVE ALL TRASH AND DEBRIS FROM THE SITE UPON COMPLETION OF THE PROJECT.

13.  THE CONTRACTOR SHALL MAINTAIN THE SITE IN A MANNER SO THAT WORKMEN AND PUBLIC SHALL BE PROTECTED FROM INJURY, AND ADJOINING PROPERTY 

PROTECTED FROM DAMAGE.

14.  THE CONTRACTOR SHALL KEEP THE AREA OUTSIDE THE "CONSTRUCTION LIMITS" BROOM CLEAN AT ALL TIMES.

15.  THE CONTRACTOR SHALL CALL MISS DIG A MINIMUM OF 72 HOURS PRIOR TO THE START OF CONSTRUCTION.

16.  ALL EXCAVATION UNDER OR WITHIN 3 FEET OF PUBLIC PAVEMENT, EXISTING OR PROPOSED SHALL BE BACKFILLED AND COMPACTED WITH SAND (MDOT CLASS II).

17.  ALL PAVEMENT REPLACEMENT AND OTHER WORKS COVERED BY THESE PLANS SHALL BE DONE IN ACCORDANCE WITH THE REQUIREMENTS OF THE TOWNSHIP, 

INCLUDING THE LATEST MICHIGAN DEPARTMENT OF TRANSPORTATION (MDOT) SPECIFICATIONS FOR HIGHWAY CONSTRUCTION.

18.  THE CONTRACTOR IS RESPONSIBLE FOR ALL DAMAGE TO EXISTING UTILITIES.

19.  NO ADDITIONAL COMPENSATION WILL BE PAID TO THE CONTRACTOR FOR ANY DELAY OR INCONVENIENCE DUE TO THE MATERIAL SHORTAGES OR RESPONSIBLE DELAYS

DUE TO THE OPERATIONS OF SUCH OTHER PARTIES DOING WORK INDICATED OR SHOWN ON THE PLANS OR IN THE SPECIFICATION OR FOR ANY REASONABLE

DELAYS IN CONSTRUCTION DUE TO THE ENCOUNTERING OR EXISTING UTILITIES THAT MAY OR MAY NOT BE SHOWN ON THE PLANS.

20.  DURING THE CONSTRUCTION OPERATIONS, THE CONTRACTOR SHALL NOT PERFORM WORK BY PRIVATE AGREEMENT WITH PROPERTY OWNERS ADJACENT TO THE

PROJECT.

21.  IF WORK EXTENDS BEYOND NOVEMBER 15, NO COMPENSATION WILL BE DUE TO THE CONTRACTOR FOR ANY WINTER PROTECTION MEASURES THAT MAY BE REQUIRED

BY THE ENGINEER.

22.  NO TREES ARE TO BE REMOVED UNTIL MARKED IN THE FIELD BY THE ENGINEER.

23.  THE CONTRACTOR  SHALL BE RESPONSIBLE FOR ANY DAMAGE TO THE PROPERTY BEYOND THE CONSTRUCTION LIMITS INCLUDING BUT NOT LIMITED TO EXISTING

FENCE, LAWN, TREES AND SHRUBBERY.

24.  ALL AREAS DISTURBED BY THE CONTRACTOR BEYOND THE NORMAL CONSTRUCTION LIMITS OF THE PROJECT SHALL BE SODDED OR SEEDED AS SPECIFIED OR DIRECTED

BY THE ENGINEER.

25.  ALL ROOTS, STUMPS AND OTHER OBJECTIONABLE MATERIALS SHALL BE REMOVED AND THE HOLE BACKFILLED WITH SUITABLE MATERIAL.  WHERE GRADE CORRECTION I

S REQUIRED, THE SUBGRADE SHALL BE CUT TO CONFORM TO THE CROSS-SECTION AS SHOWN IN THE PLANS.

26.  TRAFFIC SHALL BE MAINTAINED DURING CONSTRUCTION.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROVIDING ALL SIGNS AND TRAFFIC CONTROL DEVICES.  FLAG

PERSONS SHALL BE PROVIDED BY THE CONTRACTOR IF DETERMINED NECESSARY BY THE ENGINEER.  ALL SIGNS SHALL CONFORM TO THE MICHIGAN MANUAL OF

UNIFORM TRAFFIC CONTROL DEVICES AT NO COST TO THE TOWNSHIP.  NO WORK SHALL BE DONE UNLESS THE APPROPRIATE TRAFFIC CONTROL DEVICES ARE IN

PLACE.

27.  ALL DEMOLISHED MATERIALS AND SOIL SPOILS SHALL BE REMOVED FROM THE SITE AT NO ADDITIONAL COST, AND DISPOSED OF IN ACCORDANCE WITH LOCAL, STATE

AND FEDERAL REGULATIONS.

28.  AFTER REMOVAL OF TOPSOIL, THE SUBGRADE SHALL BE COMPACTED TO 95% OF ITS UNIT WEIGHT.

29.  ALL GRADING IN THE PLANS SHALL BE DONE AS PART OF THIS CONTRACT.  ALL DELETERIOUS MATERIAL SHALL BE REMOVED FROM THE SUBGRADE PRIOR TO 

COMPACTING.

30.  NO SEEDING SHALL BE DONE AFTER OCTOBER 15 WITHOUT APPROVAL OF THE ENGINEER.

31.  ANY EXISTING APPURTENANCES SUCH AS MANHOLES, GATE VALVES, ETC. SHALL BE ADJUSTED TO THE PROPOSED GRADE  AND SHALL BE CONSIDERED INCIDENTAL TO

THE CONTRACT.

32.  SOIL EROSION MEASURES SHALL BE MAINTAINED BY THE CONTRACTOR UNTIL VEGETATION HAS BEEN RE-ESTABLISHED.

33.  ALL PERMANENT SIGNS AND PAVEMENT MARKINGS SHALL BE INSTALLED IN ACCORDANCE WITH THE LATEST REVISION OF THE MICHIGAN MUTCD MANUAL AND SHALL BE

INCIDENTAL TO THE CONTRACT.

34.  THE EXISTING AND PROPOSED ONSITE DRAINAGE SYSTEMS ARE TO BE OWNED AND PROPERLY MAINTAINED BY THE PROPERTY OWNER.

C6

NATURAL FEATURES PLAN

LEGAL DESCRIPTIONS

EXISTING CONDITIONS & DEMOLITION PLAN

*C7

SITE PLAN

Engineering

3121 E. GRAND RIVER AVE.

HOWELL, MI.  48843

800.246.6735  FAX 517.548.1670

Engineers    Surveyors    Planners    Landscape Architects
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SOIL EROSION CONTROL MEASURES:

T = TEMPORARY        P = PERMANENT

TOTAL DISTURBED AREA = 18.25 ACRES

SOIL EROSION CONTROL NOTES:

1. ALL CATCH BASINS TO HAVE INLET SEDIMENT FILTERS (40T)

2. ALL DISTURBED AREAS TO BE TOPSOILED, SEEDED, AND MULCHED.
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SOIL EROSION CONTROL MEASURES:

T = TEMPORARY        P = PERMANENT

TOTAL DISTURBED AREA = 18.25 ACRES

SOIL EROSION CONTROL NOTES:

1. ALL CATCH BASINS TO HAVE INLET SEDIMENT FILTERS (40T)

2. ALL DISTURBED AREAS TO BE TOPSOILED, SEEDED, AND MULCHED.
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SEE OFF-SITE UTILITY PLAN SHEET C13

Engineering

UTILITY DATA:

A RATIO OF 0.57 R.E.U.'S PER UNIT WAS

DEVELOPED BY THE TOWNSHIP FOR PHASE 3.

144 UNITS x 0.57 = 82 REU'S

CONNECT TO

EXISTING 8"

WATERMAIN IN

LAKESHORE

VILLAGE PHASE 2

NOTE:

STORM SEWER AND WATER MAIN

ARE INSTALLED AS OF 2/16/18

G:\16-010\dwg\sp\16-010BaseSP.dwg, 2/19/2018 4:32:02 PM

AutoCAD SHX Text
FI

AutoCAD SHX Text
GAS

AutoCAD SHX Text
BLOW

AutoCAD SHX Text
OFF

AutoCAD SHX Text
UP

AutoCAD SHX Text
UP W/TRANS

AutoCAD SHX Text
UP

AutoCAD SHX Text
GP    

AutoCAD SHX Text
GUY    

AutoCAD SHX Text
UP    

AutoCAD SHX Text
TELEPHONE RISERS   

AutoCAD SHX Text
GUYS

AutoCAD SHX Text
UP

AutoCAD SHX Text
METAL UP W/ELECTRIC METER

AutoCAD SHX Text
GUYS

AutoCAD SHX Text
GUY

AutoCAD SHX Text
GUY    

AutoCAD SHX Text
UP    

AutoCAD SHX Text
12" CMP IE N=964.13 IE S=962.77

AutoCAD SHX Text
TELE. RISERS   

AutoCAD SHX Text
UP

AutoCAD SHX Text
24" STORM (CONCRETE) IE N=934.97 IE S=934.50

AutoCAD SHX Text
UP

AutoCAD SHX Text
UP

AutoCAD SHX Text
UP

AutoCAD SHX Text
GUY

AutoCAD SHX Text
GP

AutoCAD SHX Text
GP

AutoCAD SHX Text
GP

AutoCAD SHX Text
TELEPHONE RISERS   

AutoCAD SHX Text
UG TELEPHONE

AutoCAD SHX Text
TRANS

AutoCAD SHX Text
36" STORM IE NE=935.37 IE SW=934.87

AutoCAD SHX Text
12" CMP IE W=943.04

AutoCAD SHX Text
24" CONCRETE STORM IE S=939.24

AutoCAD SHX Text
24" STORM

AutoCAD SHX Text
12" CONCRETE STORM IE N=936.65 IE S=940.78

AutoCAD SHX Text
SANITARY MH    

AutoCAD SHX Text
SAN. MH    

AutoCAD SHX Text
GATE VALVE    

AutoCAD SHX Text
GATE VALVE    

AutoCAD SHX Text
HYDRANT & VALVE BOX

AutoCAD SHX Text
SANITARY MH RIM=957.57 INV. 8" N.=946.55 INV. 8" S.=946.65 PER BOSS ENG. A.B.    

AutoCAD SHX Text
6" STORM 

AutoCAD SHX Text
"WEST LINE OF  GRAND OAKS WEST INDUSTRIAL PARK" SUBDIVISION

AutoCAD SHX Text
S07°28'54"W  1427.53'

AutoCAD SHX Text
N89°00'29"E  487.21'

AutoCAD SHX Text
N01°06'44"W  408.86'

AutoCAD SHX Text
S82°31'05"E   797.47'

AutoCAD SHX Text
  OF 30' WIDE ROAD EASEMENT

AutoCAD SHX Text
LIBER 446, PAGE 13, L.C.R.

AutoCAD SHX Text
8" W.M.

AutoCAD SHX Text
8" WATER MAIN

AutoCAD SHX Text
8" WATER MAIN

AutoCAD SHX Text
8" WATER MAIN

AutoCAD SHX Text
8" SAN

AutoCAD SHX Text
8" SAN

AutoCAD SHX Text
8" SAN

AutoCAD SHX Text
8" SAN

AutoCAD SHX Text
EXISTING SHED

AutoCAD SHX Text
NO. 775 1 STORY BRICK & FRAME EXISTING RESIDENCE

AutoCAD SHX Text
4" GAS MAIN

AutoCAD SHX Text
NORTHWESTERLY

AutoCAD SHX Text
893.38'

AutoCAD SHX Text
F.F.=953.5 

AutoCAD SHX Text
F.F.=951.5 

AutoCAD SHX Text
F.F.=955.0 

AutoCAD SHX Text
F.F.=957.5 

AutoCAD SHX Text
MARKER

AutoCAD SHX Text
U.G. GAS

AutoCAD SHX Text
INV. AT STUB

AutoCAD SHX Text
=946.81

AutoCAD SHX Text
TRANS. ON

AutoCAD SHX Text
CONC. PAD

AutoCAD SHX Text
TRANS. ON

AutoCAD SHX Text
CONC. PAD

AutoCAD SHX Text
TRANS. ON

AutoCAD SHX Text
CONC. PAD

AutoCAD SHX Text
MARION-GENOA COUNTY DRAIN BRANCH NO. 3

AutoCAD SHX Text
12

AutoCAD SHX Text
11

AutoCAD SHX Text
10

AutoCAD SHX Text
LOT 9

AutoCAD SHX Text
LOT 8

AutoCAD SHX Text
"GRAND  OAKS  WEST  INDUSTRIAL  PARK"  SUBDIVISION

AutoCAD SHX Text
LIBER 30,  PAGES  1-5,  L.C.R.

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
TELE.

AutoCAD SHX Text
RISER

AutoCAD SHX Text
TELE.

AutoCAD SHX Text
RISER

AutoCAD SHX Text
EXISTING

AutoCAD SHX Text
BUILDING

AutoCAD SHX Text
EXISTING

AutoCAD SHX Text
BUILDING

AutoCAD SHX Text
CONTROL BOX

AutoCAD SHX Text
CONTROL BOX

AutoCAD SHX Text
GAS  RISER    

AutoCAD SHX Text
GAS  RISER    

AutoCAD SHX Text
GAS  RISER    

AutoCAD SHX Text
SH    

AutoCAD SHX Text
SH    

AutoCAD SHX Text
SH    

AutoCAD SHX Text
SH    

AutoCAD SHX Text
SH    

AutoCAD SHX Text
SH    

AutoCAD SHX Text
SPRINKLER  CONTROL  BOX    

AutoCAD SHX Text
PROPOSED 60' R.O.W.

AutoCAD SHX Text
20' WIDE EASEMENT  FOR WATER MAIN L. 2471, P. 797 L.C.R

AutoCAD SHX Text
L.C.D.C ESTABLISHED 100 YR

AutoCAD SHX Text
FLOODPLAIN ELEV. = 945.50 

AutoCAD SHX Text
LESS THAN 2 SQ.MI. TRIBUTARY AREA

AutoCAD SHX Text
LESS THAN 2 SQ.MI. TRIBUTARY AREA

AutoCAD SHX Text
L.C.D.C ESTABLISHED 100 YR

AutoCAD SHX Text
FLOODPLAIN ELEV. = 945.50 

AutoCAD SHX Text
6" PVC IE S=949.23

AutoCAD SHX Text
PROPOSED 100YR FLOODPLAIN

AutoCAD SHX Text
FLOODPLAIN ELEV. = 945.50 

AutoCAD SHX Text
EXISTING WETLAND LIMIT BASED ON

AutoCAD SHX Text
BOSS ENGINEERING SITE VISIT

AutoCAD SHX Text
CONDUCTED ON FEB 22, 2016

AutoCAD SHX Text
PROPOSED 35' SETBACK

AutoCAD SHX Text
PROPOSED 30' ACCESS EASEMENT

AutoCAD SHX Text
20' WIDE EASEMENT FOR STORM WATER DRAINAGE L. 2394, P. 537 L.C.R

AutoCAD SHX Text
4711-06-400-009 DAVID & MIRJANA GRUSENDORF 775 CHILSON RD. HOWELL, MI 48843 ZONED: SR

AutoCAD SHX Text
4711-06-400-014 LAKESHORE VILLAGE LDHA, LP 2777 FRANKLIN RD., SUITE 1410 SOUTHFIELD, MI 48034-8209 PROPERTY ADDRESS: 2812 ONTARIO CT. HOWELL, MI 48843 ZONED: MDR

AutoCAD SHX Text
ZONED: IND

AutoCAD SHX Text
ZONED: IND

AutoCAD SHX Text
ZONED: IND

AutoCAD SHX Text
ZONED: IND

AutoCAD SHX Text
4711-06-400-018 ROBERT JOHN OLD & LINDA R. BROWDER-OLD 2444 PFEIFLE HOWELL, MI 48843 ZONED: SR

AutoCAD SHX Text
4711-06-400-018 ROBERT JOHN OLD & LINDA R. BROWDER-OLD 2444 PFEIFLE HOWELL, MI 48843 ZONED: SR

AutoCAD SHX Text
4711-06-400-016 JENNIFER WOLFE 715 CHILSON RD. HOWELL, MI 48843

AutoCAD SHX Text
4711-06-400-017 CHILSON RD. HOWELL, MI 48843

AutoCAD SHX Text
FLOODPLAIN ELEV. = 945.50 

AutoCAD SHX Text
L.C.D.C ESTABLISHED 100 YR

AutoCAD SHX Text
FLOODPLAIN ELEV. = 945.50 

AutoCAD SHX Text
LESS THAN 2 SQ.MI. TRIBUTARY AREA

AutoCAD SHX Text
PROPOSED 100YR FLOODPLAIN

AutoCAD SHX Text
PROPOSED 30' SETBACK

AutoCAD SHX Text
EMERGENCY SPILLWAY (SEE DETAIL)

AutoCAD SHX Text
EMERGENCY SPILLWAY (SEE DETAIL)

AutoCAD SHX Text
PROPOSED 100YR FLOODPLAIN

AutoCAD SHX Text
FLOODPLAIN ELEV. = 945.50 

AutoCAD SHX Text
C E N T E R OF  C O U N T Y   D R A I N

AutoCAD SHX Text
C E N T E R OF C O U N T Y   D R A I N

AutoCAD SHX Text
C E N T E R OF C O U N T Y   D R A I N

AutoCAD SHX Text
8" STUB FOR FUTURE DEVELOPMENT

AutoCAD SHX Text
  60' WIDE GAS PIPELINE EASEMENT (INSTRUMENT #2006R-006168, L.C.R)

AutoCAD SHX Text
RICHARDS 1-6 GAS WELL EASEMENT (INSTRUMENT #2006R-006168, L.C.R)

AutoCAD SHX Text
4

AutoCAD SHX Text
SAN

AutoCAD SHX Text
5

AutoCAD SHX Text
SAN

AutoCAD SHX Text
6

AutoCAD SHX Text
SAN

AutoCAD SHX Text
8

AutoCAD SHX Text
SAN

AutoCAD SHX Text
13

AutoCAD SHX Text
SAN

AutoCAD SHX Text
12

AutoCAD SHX Text
SAN

AutoCAD SHX Text
14

AutoCAD SHX Text
SAN

AutoCAD SHX Text
7

AutoCAD SHX Text
SAN

AutoCAD SHX Text
06

AutoCAD SHX Text
HYD

AutoCAD SHX Text
08

AutoCAD SHX Text
HYD

AutoCAD SHX Text
01

AutoCAD SHX Text
HYD

AutoCAD SHX Text
05

AutoCAD SHX Text
HYD

AutoCAD SHX Text
02

AutoCAD SHX Text
HYD

AutoCAD SHX Text
03

AutoCAD SHX Text
HYD

AutoCAD SHX Text
09

AutoCAD SHX Text
HYD

AutoCAD SHX Text
07

AutoCAD SHX Text
HYD

AutoCAD SHX Text
04

AutoCAD SHX Text
HYD

AutoCAD SHX Text
01

AutoCAD SHX Text
GVB

AutoCAD SHX Text
02

AutoCAD SHX Text
GVB

AutoCAD SHX Text
05

AutoCAD SHX Text
GVB

AutoCAD SHX Text
07

AutoCAD SHX Text
GVB

AutoCAD SHX Text
08

AutoCAD SHX Text
GVB

AutoCAD SHX Text
12

AutoCAD SHX Text
GVB

AutoCAD SHX Text
09

AutoCAD SHX Text
GVB

AutoCAD SHX Text
GVB

AutoCAD SHX Text
03

AutoCAD SHX Text
GVB

AutoCAD SHX Text
15

AutoCAD SHX Text
GVB

AutoCAD SHX Text
16

AutoCAD SHX Text
GVB

AutoCAD SHX Text
17

AutoCAD SHX Text
GVB

AutoCAD SHX Text
13

AutoCAD SHX Text
GVB

AutoCAD SHX Text
04

AutoCAD SHX Text
GVB

AutoCAD SHX Text
14

AutoCAD SHX Text
GVB

AutoCAD SHX Text
01

AutoCAD SHX Text
MH

AutoCAD SHX Text
02

AutoCAD SHX Text
CB

AutoCAD SHX Text
04

AutoCAD SHX Text
CB

AutoCAD SHX Text
05

AutoCAD SHX Text
CB

AutoCAD SHX Text
03

AutoCAD SHX Text
CB

AutoCAD SHX Text
06

AutoCAD SHX Text
CB

AutoCAD SHX Text
07

AutoCAD SHX Text
CB

AutoCAD SHX Text
11

AutoCAD SHX Text
CB

AutoCAD SHX Text
12

AutoCAD SHX Text
CB

AutoCAD SHX Text
13

AutoCAD SHX Text
CB

AutoCAD SHX Text
14

AutoCAD SHX Text
CB

AutoCAD SHX Text
15A

AutoCAD SHX Text
CO

AutoCAD SHX Text
16

AutoCAD SHX Text
FES

AutoCAD SHX Text
17

AutoCAD SHX Text
CB

AutoCAD SHX Text
300

AutoCAD SHX Text
FES

AutoCAD SHX Text
200

AutoCAD SHX Text
FES

AutoCAD SHX Text
18

AutoCAD SHX Text
CB

AutoCAD SHX Text
19

AutoCAD SHX Text
CB

AutoCAD SHX Text
20

AutoCAD SHX Text
CB

AutoCAD SHX Text
21

AutoCAD SHX Text
CB

AutoCAD SHX Text
23

AutoCAD SHX Text
CB

AutoCAD SHX Text
24

AutoCAD SHX Text
CB

AutoCAD SHX Text
25

AutoCAD SHX Text
CB

AutoCAD SHX Text
26

AutoCAD SHX Text
CB

AutoCAD SHX Text
27

AutoCAD SHX Text
CB

AutoCAD SHX Text
28

AutoCAD SHX Text
CB

AutoCAD SHX Text
29

AutoCAD SHX Text
CB

AutoCAD SHX Text
30

AutoCAD SHX Text
OCS

AutoCAD SHX Text
31

AutoCAD SHX Text
FES

AutoCAD SHX Text
32

AutoCAD SHX Text
OCS

AutoCAD SHX Text
33

AutoCAD SHX Text
FES

AutoCAD SHX Text
22

AutoCAD SHX Text
CB

AutoCAD SHX Text
13A

AutoCAD SHX Text
YD

AutoCAD SHX Text
14A

AutoCAD SHX Text
CO

AutoCAD SHX Text
14B

AutoCAD SHX Text
YD

AutoCAD SHX Text
14C

AutoCAD SHX Text
YD

AutoCAD SHX Text
14D

AutoCAD SHX Text
YD

AutoCAD SHX Text
22A

AutoCAD SHX Text
YD

AutoCAD SHX Text
22B

AutoCAD SHX Text
YD

AutoCAD SHX Text
22G

AutoCAD SHX Text
CO

AutoCAD SHX Text
22C

AutoCAD SHX Text
YD

AutoCAD SHX Text
22D

AutoCAD SHX Text
YD

AutoCAD SHX Text
22E

AutoCAD SHX Text
YD

AutoCAD SHX Text
22F

AutoCAD SHX Text
CO

AutoCAD SHX Text
14E

AutoCAD SHX Text
CO

AutoCAD SHX Text
21A

AutoCAD SHX Text
YD

AutoCAD SHX Text
21G

AutoCAD SHX Text
CO

AutoCAD SHX Text
21B

AutoCAD SHX Text
YD

AutoCAD SHX Text
21H

AutoCAD SHX Text
YD

AutoCAD SHX Text
21I

AutoCAD SHX Text
CO

AutoCAD SHX Text
21J

AutoCAD SHX Text
YD

AutoCAD SHX Text
21C

AutoCAD SHX Text
YD

AutoCAD SHX Text
21F

AutoCAD SHX Text
CO

AutoCAD SHX Text
21D

AutoCAD SHX Text
YD

AutoCAD SHX Text
21E

AutoCAD SHX Text
YD

AutoCAD SHX Text
21M

AutoCAD SHX Text
YD

AutoCAD SHX Text
21K

AutoCAD SHX Text
YD

AutoCAD SHX Text
21L

AutoCAD SHX Text
CO

AutoCAD SHX Text
21N

AutoCAD SHX Text
YD

AutoCAD SHX Text
21O

AutoCAD SHX Text
CO

AutoCAD SHX Text
21P

AutoCAD SHX Text
YD

AutoCAD SHX Text
21Q

AutoCAD SHX Text
YD

AutoCAD SHX Text
21R

AutoCAD SHX Text
CO

AutoCAD SHX Text
21S

AutoCAD SHX Text
YD

AutoCAD SHX Text
21T

AutoCAD SHX Text
YD

AutoCAD SHX Text
18A

AutoCAD SHX Text
YD

AutoCAD SHX Text
18B

AutoCAD SHX Text
YD

AutoCAD SHX Text
18G

AutoCAD SHX Text
CO

AutoCAD SHX Text
18C

AutoCAD SHX Text
YD

AutoCAD SHX Text
18D

AutoCAD SHX Text
YD

AutoCAD SHX Text
18F

AutoCAD SHX Text
CO

AutoCAD SHX Text
18E

AutoCAD SHX Text
YD

AutoCAD SHX Text
23F

AutoCAD SHX Text
CO

AutoCAD SHX Text
23E

AutoCAD SHX Text
CO

AutoCAD SHX Text
23D

AutoCAD SHX Text
YD

AutoCAD SHX Text
23C

AutoCAD SHX Text
YD

AutoCAD SHX Text
23B

AutoCAD SHX Text
YD

AutoCAD SHX Text
23A

AutoCAD SHX Text
YD

AutoCAD SHX Text
23G

AutoCAD SHX Text
YD

AutoCAD SHX Text
23L

AutoCAD SHX Text
CO

AutoCAD SHX Text
23H

AutoCAD SHX Text
YD

AutoCAD SHX Text
23I

AutoCAD SHX Text
YD

AutoCAD SHX Text
23J

AutoCAD SHX Text
YD

AutoCAD SHX Text
23K

AutoCAD SHX Text
CO

AutoCAD SHX Text
24F

AutoCAD SHX Text
CO

AutoCAD SHX Text
24E

AutoCAD SHX Text
CO

AutoCAD SHX Text
24D

AutoCAD SHX Text
YD

AutoCAD SHX Text
24C

AutoCAD SHX Text
YD

AutoCAD SHX Text
24B

AutoCAD SHX Text
YD

AutoCAD SHX Text
24A

AutoCAD SHX Text
YD

AutoCAD SHX Text
29C

AutoCAD SHX Text
CO

AutoCAD SHX Text
29G

AutoCAD SHX Text
CO

AutoCAD SHX Text
29B

AutoCAD SHX Text
YD

AutoCAD SHX Text
29A

AutoCAD SHX Text
YD

AutoCAD SHX Text
29F

AutoCAD SHX Text
YD

AutoCAD SHX Text
29E

AutoCAD SHX Text
YD

AutoCAD SHX Text
29H

AutoCAD SHX Text
CO

AutoCAD SHX Text
29D

AutoCAD SHX Text
YD

AutoCAD SHX Text
29I

AutoCAD SHX Text
YD

AutoCAD SHX Text
28C

AutoCAD SHX Text
YD

AutoCAD SHX Text
28D

AutoCAD SHX Text
CO

AutoCAD SHX Text
307

AutoCAD SHX Text
CO

AutoCAD SHX Text
306

AutoCAD SHX Text
YD

AutoCAD SHX Text
305

AutoCAD SHX Text
YD

AutoCAD SHX Text
308

AutoCAD SHX Text
CO

AutoCAD SHX Text
304

AutoCAD SHX Text
YD

AutoCAD SHX Text
303

AutoCAD SHX Text
YD

AutoCAD SHX Text
302

AutoCAD SHX Text
YD

AutoCAD SHX Text
310

AutoCAD SHX Text
YD

AutoCAD SHX Text
311

AutoCAD SHX Text
CO

AutoCAD SHX Text
312

AutoCAD SHX Text
YD

AutoCAD SHX Text
309

AutoCAD SHX Text
YD

AutoCAD SHX Text
313

AutoCAD SHX Text
CO

AutoCAD SHX Text
314

AutoCAD SHX Text
YD

AutoCAD SHX Text
301

AutoCAD SHX Text
YD

AutoCAD SHX Text
315

AutoCAD SHX Text
CO

AutoCAD SHX Text
204

AutoCAD SHX Text
CO

AutoCAD SHX Text
202

AutoCAD SHX Text
YD

AutoCAD SHX Text
203

AutoCAD SHX Text
YD

AutoCAD SHX Text
201

AutoCAD SHX Text
YD

AutoCAD SHX Text
205

AutoCAD SHX Text
YD

AutoCAD SHX Text
206

AutoCAD SHX Text
YD

AutoCAD SHX Text
207

AutoCAD SHX Text
CO

AutoCAD SHX Text
208

AutoCAD SHX Text
YD

AutoCAD SHX Text
209

AutoCAD SHX Text
CO

AutoCAD SHX Text
210

AutoCAD SHX Text
YD

AutoCAD SHX Text
211

AutoCAD SHX Text
YD

AutoCAD SHX Text
212

AutoCAD SHX Text
YD

AutoCAD SHX Text
213

AutoCAD SHX Text
YD

AutoCAD SHX Text
214

AutoCAD SHX Text
CO

AutoCAD SHX Text
215

AutoCAD SHX Text
YD

AutoCAD SHX Text
216

AutoCAD SHX Text
CO

AutoCAD SHX Text
219

AutoCAD SHX Text
CO

AutoCAD SHX Text
218

AutoCAD SHX Text
YD

AutoCAD SHX Text
217

AutoCAD SHX Text
YD

AutoCAD SHX Text
01B

AutoCAD SHX Text
YD

AutoCAD SHX Text
102

AutoCAD SHX Text
YD

AutoCAD SHX Text
01A

AutoCAD SHX Text
YD

AutoCAD SHX Text
01C

AutoCAD SHX Text
CO

AutoCAD SHX Text
103

AutoCAD SHX Text
CO

AutoCAD SHX Text
101

AutoCAD SHX Text
YD

AutoCAD SHX Text
28B

AutoCAD SHX Text
CO

AutoCAD SHX Text
28A

AutoCAD SHX Text
YD

AutoCAD SHX Text
23M

AutoCAD SHX Text
YD

AutoCAD SHX Text
00

AutoCAD SHX Text
FES

AutoCAD SHX Text
100

AutoCAD SHX Text
FES

AutoCAD SHX Text
01

AutoCAD SHX Text
TEE

AutoCAD SHX Text
02

AutoCAD SHX Text
TEE

AutoCAD SHX Text
03

AutoCAD SHX Text
TEE

AutoCAD SHX Text
04

AutoCAD SHX Text
TEE

AutoCAD SHX Text
05

AutoCAD SHX Text
TEE

AutoCAD SHX Text
06

AutoCAD SHX Text
TEE

AutoCAD SHX Text
07

AutoCAD SHX Text
TEE

AutoCAD SHX Text
09

AutoCAD SHX Text
TEE

AutoCAD SHX Text
10

AutoCAD SHX Text
TEE

AutoCAD SHX Text
11

AutoCAD SHX Text
TEE

AutoCAD SHX Text
12

AutoCAD SHX Text
TEE

AutoCAD SHX Text
14

AutoCAD SHX Text
TEE

AutoCAD SHX Text
15

AutoCAD SHX Text
TEE

AutoCAD SHX Text
20

AutoCAD SHX Text
GVB

AutoCAD SHX Text
08

AutoCAD SHX Text
MH

AutoCAD SHX Text
10

AutoCAD SHX Text
SAN

AutoCAD SHX Text
9

AutoCAD SHX Text
SAN

AutoCAD SHX Text
11

AutoCAD SHX Text
SAN

AutoCAD SHX Text
01C

AutoCAD SHX Text
CO

AutoCAD SHX Text
103

AutoCAD SHX Text
CO

AutoCAD SHX Text
15

AutoCAD SHX Text
CB

AutoCAD SHX Text
PREPARED FOR

AutoCAD SHX Text
PROJECT

AutoCAD SHX Text
THE LOCATION AND ELEVATION OF EXISTING UNDERGROUND UTILITIES AS SHOWN ON THESE DRAWINGS ARE ONLY APPROXIMATE.  NO GUARANTEE IS EITHER EXPRESSED OR IMPLIED AS TO THE COMPLETENESS OR ACCURACY THEREOF.  THE CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE FOR DETERMINING THE EXACT LOCATION AND ELEVATION OF EXISTING UTILITIES AND PROPOSED UTILITY CROSSINGS IN THE FIELD PRIOR TO CONSTRUCTION. THE CONTRACTOR SHALL NOTIFY THE ENGINEER IF ANY CONFLICTS ARE APPARENT OR IF THE LOCATION OR DEPTH DIFFERS SIGNIFICANTLY FROM THE PLANS.

AutoCAD SHX Text
UTILITY PLAN

AutoCAD SHX Text
C12

AutoCAD SHX Text
JOB NO.

AutoCAD SHX Text
SCALE

AutoCAD SHX Text
DATE

AutoCAD SHX Text
SHEET NO.

AutoCAD SHX Text
DESIGNED BY:

AutoCAD SHX Text
DRAWN BY:

AutoCAD SHX Text
CHECKED BY:

AutoCAD SHX Text
DATE

AutoCAD SHX Text
TITLE

AutoCAD SHX Text
REVISION PER

AutoCAD SHX Text
BY

AutoCAD SHX Text
NO

AutoCAD SHX Text
1" = 60'

AutoCAD SHX Text
CALL MISS DIG

AutoCAD SHX Text
(TOLL FREE)

AutoCAD SHX Text
1-800-482-7171

AutoCAD SHX Text
BEFORE YOU DIG

AutoCAD SHX Text
3 WORKING DAYS

AutoCAD SHX Text
MISS

AutoCAD SHX Text
DIG

AutoCAD SHX Text
16-010

AutoCAD SHX Text
2-3-2016

AutoCAD SHX Text
RD

AutoCAD SHX Text
TD

AutoCAD SHX Text
T/A

AutoCAD SHX Text
T/C

AutoCAD SHX Text
T/G

AutoCAD SHX Text
RIM

AutoCAD SHX Text
INV

AutoCAD SHX Text
T/P

AutoCAD SHX Text
B/P

AutoCAD SHX Text
MH

AutoCAD SHX Text
IN

AutoCAD SHX Text
CB

AutoCAD SHX Text
GV

AutoCAD SHX Text
HY

AutoCAD SHX Text
ES

AutoCAD SHX Text
FG

AutoCAD SHX Text
FF

AutoCAD SHX Text
UP

AutoCAD SHX Text
UTILITY POLE

AutoCAD SHX Text
UP

AutoCAD SHX Text
FINISHED FLOOR ELEVATION

AutoCAD SHX Text
FF

AutoCAD SHX Text
FINISHED GRADE ELEVATION

AutoCAD SHX Text
FG

AutoCAD SHX Text
FLARED END-SECTION

AutoCAD SHX Text
INLET / CATCHBASIN

AutoCAD SHX Text
MANHOLE

AutoCAD SHX Text
FO

AutoCAD SHX Text
FO

AutoCAD SHX Text
FIBER OPTIC

AutoCAD SHX Text
CABLE

AutoCAD SHX Text
C

AutoCAD SHX Text
C

AutoCAD SHX Text
WL

AutoCAD SHX Text
WL

AutoCAD SHX Text
WATER LEAD

AutoCAD SHX Text
SANITARY LEAD

AutoCAD SHX Text
SL

AutoCAD SHX Text
SL

AutoCAD SHX Text
PS

AutoCAD SHX Text
PS

AutoCAD SHX Text
PRESSURE SEWER

AutoCAD SHX Text
FORCE MAIN

AutoCAD SHX Text
FM

AutoCAD SHX Text
FM

AutoCAD SHX Text
OVERHEAD WIRE

AutoCAD SHX Text
OH

AutoCAD SHX Text
OH

AutoCAD SHX Text
END-SECTION

AutoCAD SHX Text
ES

AutoCAD SHX Text
HYDRANT

AutoCAD SHX Text
HY

AutoCAD SHX Text
GATEVALVE STRUCTURE

AutoCAD SHX Text
GV

AutoCAD SHX Text
CATCHBASIN STRUCTURE

AutoCAD SHX Text
CB

AutoCAD SHX Text
INLET STRUCTURE

AutoCAD SHX Text
IN

AutoCAD SHX Text
MANHOLE STRUCTURE

AutoCAD SHX Text
MH

AutoCAD SHX Text
BOTTOM OF PIPE

AutoCAD SHX Text
B/P

AutoCAD SHX Text
TOP OF PIPE

AutoCAD SHX Text
T/P

AutoCAD SHX Text
INVERT ELEVATION

AutoCAD SHX Text
INV

AutoCAD SHX Text
RIM ELEVATION

AutoCAD SHX Text
RIM

AutoCAD SHX Text
(EX)

AutoCAD SHX Text
(PR)

AutoCAD SHX Text
T/G

AutoCAD SHX Text
T/C

AutoCAD SHX Text
T/A

AutoCAD SHX Text
TOP OF GRAVEL

AutoCAD SHX Text
TOP OF CURB / CONCRETE

AutoCAD SHX Text
TOP OF ASPHALT

AutoCAD SHX Text
%%ULEGEND%%U

AutoCAD SHX Text
CONTOUR 

AutoCAD SHX Text
SPOT ELEVATION   

AutoCAD SHX Text
900

AutoCAD SHX Text
900

AutoCAD SHX Text
UTILITY POLE

AutoCAD SHX Text
STORM DRAINAGE FLOW

AutoCAD SHX Text
%%uPROPOSED%%u

AutoCAD SHX Text
SANITARY SEWER

AutoCAD SHX Text
WATER MAIN

AutoCAD SHX Text
STORM SEWER

AutoCAD SHX Text
GAS

AutoCAD SHX Text
ELECTRIC

AutoCAD SHX Text
SIGN

AutoCAD SHX Text
SN

AutoCAD SHX Text
G

AutoCAD SHX Text
E

AutoCAD SHX Text
WM

AutoCAD SHX Text
WM

AutoCAD SHX Text
E

AutoCAD SHX Text
G

AutoCAD SHX Text
SN

AutoCAD SHX Text
%%uEXISTING%%u

AutoCAD SHX Text
922.08

AutoCAD SHX Text
HYDRANT

AutoCAD SHX Text
GATE VALVE

AutoCAD SHX Text
ST

AutoCAD SHX Text
ST

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
TELEPHONE

AutoCAD SHX Text
XXX.XX

AutoCAD SHX Text
T/C

AutoCAD SHX Text
CONCRETE

AutoCAD SHX Text
ASPHALT

AutoCAD SHX Text
GRAVEL

AutoCAD SHX Text
SCALE: 1 INCH = 60 FEET

AutoCAD SHX Text
0

AutoCAD SHX Text
30

AutoCAD SHX Text
60

AutoCAD SHX Text
60

AutoCAD SHX Text
30

AutoCAD SHX Text
LAKESHORE VILLAGE APARTMENTS - PHASE 3

AutoCAD SHX Text
248.433.7401

AutoCAD SHX Text
SOUTHFIELD, MI 48034

AutoCAD SHX Text
27777 FRANKLIN ROAD, SUITE 1410

AutoCAD SHX Text
THE LOCKWOOD COMPANIES

AutoCAD SHX Text
2/24/2016

AutoCAD SHX Text
TOWNSHIP ENGINEER, FIRE DEPT., PLANNER

AutoCAD SHX Text
RD

AutoCAD SHX Text
1

AutoCAD SHX Text
LCDC FLOODPLAIN

AutoCAD SHX Text
WETLAND LIMIT

AutoCAD SHX Text
2/22/18

AutoCAD SHX Text
PER CLIENT

AutoCAD SHX Text
TE

AutoCAD SHX Text
3



E
n

g
i
n

e
e

r
i
n

g

3
1
2
1
 
E
.
 
G

R
A
N

D
 
R
I
V
E
R
 
A
V
E
.

H
O

W
E
L
L
,
 
M

I
.
 
 
4
8
8
4
3

8
0
0
.
2
4
6
.
6
7
3
5
 
 
F
A
X
 
5
1
7
.
5
4
8
.
1
6
7
0

E
n

g
i
n

e
e

r
s

 
 
 
 
S

u
r
v

e
y

o
r
s

 
 
 
 
P

l
a

n
n

e
r
s

 
 
 
 
L

a
n

d
s

c
a

p
e

 
A

r
c

h
i
t
e

c
t
s

Engineering

G:\16-010\dwg\sp\16-010BaseSP.dwg, 2/19/2018 4:32:08 PM

AutoCAD SHX Text
PREPARED FOR

AutoCAD SHX Text
PROJECT

AutoCAD SHX Text
THE LOCATION AND ELEVATION OF EXISTING UNDERGROUND UTILITIES AS SHOWN ON THESE DRAWINGS ARE ONLY APPROXIMATE.  NO GUARANTEE IS EITHER EXPRESSED OR IMPLIED AS TO THE COMPLETENESS OR ACCURACY THEREOF.  THE CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE FOR DETERMINING THE EXACT LOCATION AND ELEVATION OF EXISTING UTILITIES AND PROPOSED UTILITY CROSSINGS IN THE FIELD PRIOR TO CONSTRUCTION. THE CONTRACTOR SHALL NOTIFY THE ENGINEER IF ANY CONFLICTS ARE APPARENT OR IF THE LOCATION OR DEPTH DIFFERS SIGNIFICANTLY FROM THE PLANS.

AutoCAD SHX Text
CONSTRUCTION DETAILS

AutoCAD SHX Text
C17

AutoCAD SHX Text
JOB NO.

AutoCAD SHX Text
SCALE

AutoCAD SHX Text
DATE

AutoCAD SHX Text
SHEET NO.

AutoCAD SHX Text
DESIGNED BY:

AutoCAD SHX Text
DRAWN BY:

AutoCAD SHX Text
CHECKED BY:

AutoCAD SHX Text
DATE

AutoCAD SHX Text
TITLE

AutoCAD SHX Text
REVISION PER

AutoCAD SHX Text
BY

AutoCAD SHX Text
NO

AutoCAD SHX Text
N/A

AutoCAD SHX Text
CALL MISS DIG

AutoCAD SHX Text
(TOLL FREE)

AutoCAD SHX Text
1-800-482-7171

AutoCAD SHX Text
BEFORE YOU DIG

AutoCAD SHX Text
3 WORKING DAYS

AutoCAD SHX Text
MISS

AutoCAD SHX Text
DIG

AutoCAD SHX Text
16-010

AutoCAD SHX Text
2-3-2016

AutoCAD SHX Text
RD

AutoCAD SHX Text
LAKESHORE VILLAGE APARTMENTS - PHASE 3

AutoCAD SHX Text
248.433.7401

AutoCAD SHX Text
SOUTHFIELD, MI 48034

AutoCAD SHX Text
27777 FRANKLIN ROAD, SUITE 1410

AutoCAD SHX Text
THE LOCKWOOD COMPANIES

AutoCAD SHX Text
2/24/2016

AutoCAD SHX Text
TOWNSHIP ENGINEER, FIRE DEPT., PLANNER

AutoCAD SHX Text
RD

AutoCAD SHX Text
1

AutoCAD SHX Text
2/22/18

AutoCAD SHX Text
PER CLIENT

AutoCAD SHX Text
TE

AutoCAD SHX Text
3











 
2-12-18 Unapproved PC Minutes 
 

1 
 

GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

PUBLIC HEARING 
FEBRUARY 12, 2018 

6:30 P.M. 
MINUTES 

  
  
CALL TO ORDER:  The meeting of the Genoa Charter Township Planning Commission 
was called to order at 6:30 p.m. Present were Chairman Doug Brown, Jim Mortensen, 
Eric Rauch, Chris Grajek, John McManus, and Marianne McCreary. Absent was Jill 
Rickard. Also present was Kelly VanMarter, Community Development Director/Assistant 
Township Manager, Brian Borden of LSL Planning, Gary Markstrom of Tetra Tech, and 
an audience of 21. 
  
PLEDGE OF ALLEGIANCE:  The pledge of allegiance was recited.  
  
ELECTION OF OFFICERS: 
 
Moved by Commissioner Grajek, seconded by Commissioner Mortensen, to nominate 
Doug Brown for Chairperson, Eric Rauch for Vice Chairperson, and Marianne McCreary 
for Secretary.  The motion carried unanimously. 
 
APPROVAL OF AGENDA: 
  
Moved by Commissioner McManus, seconded by Commissioner Grajek, to approve the 
agenda as presented. 
  
CALL TO THE PUBLIC:  The call to the public was made at 6:34 pm with no response. 
 
OPEN PUBLIC HEARING #1… REQUEST TO POSTPONE INDEFINITELY (due to 
failure to submit) review of a special use, site plan and environmental impact 
assessment for a proposed used automobile sale facility located at 3439 E. 
Grand River Avenue, Howell 48843. The request is petitioned by Car Nation, 
LLC.   
Planning Commission Disposition of Petition: 
 

A. Disposition of request to Postpone Indefinitely.  
 

The call to the public was made at 6:35 pm. 
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Mr. Walt Cieslik of 501 Snowfall Court lives behind the proposed car dealership.  He is a 
board member of his homeowner’s association.  They want to know what type of 
lighting and landscaping would be used at the rear of the property.  They would like to 
ensure that all drainage from the car dealership site does not negatively affect their 
properties. 

Mr. Jim Strand of 3445 Dewdrop Lane agrees with what Mr. Cieslik stated.  He wants to 
ensure that there is proper security.  Automobile dealerships are notorious for theft. 

The call to the public was closed at 6:40 pm. 

Moved by Commissioner McManus, seconded by Commissioner Grajek to postpone 
indefinitely review of a special use, site plan and environmental impact assessment for 
Car Nation, LLC.   The motion carried unanimously. 
 
OPEN PUBLIC HEARING #2… Review of a special use, sketch plan and 
environmental impact assessment for a proposed Four Seasons Veterinary 
Services veterinary clinic.  The property in question is located at 6936 Grand 
River Avenue, Brighton, 48114.   The request is petitioned by Dr. Michelle 
Bradford, DVM.  

Planning Commission Recommendation of Petition: 

    A. Recommendation of Special Use Application.  

    B. Recommendation of Environmental Impact Assessment (01/22/18). 

    C. Recommendation of Sketch Plan. 

Dr. Michelle Bradford was present.  She would like to build a veterinary clinic in a 
commercial lease space to offer medical veterinary services.  She would not have 
overnight boarding or grooming at her clinic. 

Mr. Borden reviewed his letter dated February 6, 2018. 

The applicant has met the requirements of the Special Land Use standards; however, 
he defers to the Township Engineer and Fire Department regarding any of their 
concerns. 

The applicant has submitted a sketch plan and not a Site Plan.  He had requested that 
the dog walk area be depicted on the plans.  The applicant submitted updated plans 
showing this.     

The required tree plantings in the Grand River greenbelt are not shown on the plan.  
The requirement is six trees.  The Planning Commission has the discretion to require 
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this waive the requirement.  Mr. Gary Laundroche, who represents the property owner, 
stated they are aware of this deficiency and assured the Planning Commission that the 
six trees will be installed in the spring.   

Commissioner Mortensen does not want the dog walk in the front of the site along 
Grand River.  Dr. Bradford stated it will not be a dedicated area where dogs will be 
walked.  The area would be used when a dog is coming to or leaving from their 
appointment.  She typically has one to two appointments per hour.  She would also use 
it occasionally for patients after surgery. 

Commissioner Grajek is concerned that the grass in this area will die if it is being used 
by the dogs.  He suggested using the rear of the building.   

Commissioner Rauch does not believe that the intensity of the use is as high as it is 
being discussed this evening.   

Commissioner Mortensen suggested a hedgerow be placed in the front of the building 
to screen the dogs from Grand River.  Mr. Laundroche agrees to adding the hedgerow 
for patients coming into the building as well as special grass that is appropriate for 
areas where dogs use the bathroom.  Staff could use the rear of the site for patients 
they bring outside. 

Commissioner McCreary questioned what occurs when a patient needs to spend the 
night after surgery.  Dr. Bradford stated those animals are transferred to an emergency 
clinic or sent home with the owner.   

Mr. Markstrom stated he has determined the discharge from the area of the proposed 
dog walk does not discharge into the storm sewer.  He noted that the signage and 
clean-up plan noted in the Impact Assessment must be maintained. 

Chairman Brown reviewed the Fire Department’s letter dated February 1, 2018.  

The call to the public was made at 7:12 pm with no response. 

Moved by Commissioner McManus, seconded by Commissioner Mortensen, to 
recommend to the Township Board approval of the Special Use Application for Four 
Seasons Veterinary Services veterinary clinic located at 6936 Grand River Avenue, 
Brighton, 48114 as The Planning Commission finds that the Special Use Application 
meets all of the requirements of Section 19.03 of the Township Ordinance, based on 
the following conditions: 

● Six deciduous trees shall to be planted in the spring along Grand River. 
● The petitioner will add a hedge row to screen the dogs using the area.  The 

hedge row shall be reviewed and approved by Township staff. 
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● The petitioner agrees that they will maintain the landscape around the dog walk 
area to keep the vegetation alive. 

● All requirements of the Brighton Area Fire Authority’s letter of February 1, 2018 
shall be met. 

● Township Board approval of the Impact Assessment and sketch plan. 
 The motion carried unanimously. 

Moved by Commissioner McManus, seconded by Commissioner Grajek, to recommend 
to the Township Board approval of the Environmental Impact Assessment dated 
January 22, 2018 for Four Seasons Veterinary Services veterinary clinic.  The property 
in question is located at 6936 Grand River Avenue, Brighton, 48114.  The motion 
carried unanimously. 

Moved by Commissioner McManus, seconded by Commissioner Mortensen, to 
recommend to the Township Board approval of the Sketch Plan for Four Seasons 
Veterinary Services veterinary clinic.  The property in question is located at 6936 Grand 
River Avenue, Brighton, 48114, conditioned upon the following: 

● The sketch plan is sufficient instead of a Site Plan.  This is an existing building 
with a modest amount of exterior and landscaping changes. 

● Six deciduous trees shall to be planted in the spring in the easement along Grand 
River 

● The petitioner will add a hedge row to screen the dogs using the area.  The 
hedge row shall be reviewed and approved by Township staff. 

● Township Board approval of the Special Land Use and Impact Assessment. 
The motion carried unanimously. 

OPEN PUBLIC HEARING # 3… Review of a special use, site plan and 
environmental impact assessment for a proposed commercial outdoor 
display, sales and storage area for a new Family Farm and Home store.  The 
property in question is located in the former TJ Maxx retail space at 3685 E. 
Grand River Avenue, Howell 48843. The request is petitioned by Family Farm 
and Home.   

Planning Commission Recommendation of Petition: 

    A. Recommendation of Special Use Application.  

    B. Recommendation of Environmental Impact Assessment (01/04/18). 

    C. Recommendation of Site Plan (01/24/18). 
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Mr. Martin Renel of Ashmark Construction and Robert Kerr of Metro Group Architects 
were present. 

Mr. Renel provided a review of the project and the proposed use.  They would be 
performing minor renovations on the interior of the building.  They would be adding an 
outdoor display area and reconstructing the dumpster enclosure. 

Mr. Borden reviewed his letter of February 6, 2018. 

They find that the general standards of the Special Land Use have been met. 

The screening for the outdoor storage area is required to be six-feet high and the 
applicant is proposing four-foot high fencing.  The Planning Commission can approve 
the difference. 

He is asking for clarification for what the applicant is calling the outdoor staging area.  
It appears to be an additional outdoor storage area.  Mr. Renel stated that since the 
submittal was made, they have confirmed with Family Farm and Home that this area 
will be storage so the fencing will need to be extended to include this, which is an 
additional 19 feet.   

There was a discussion regarding the removal of some of the grass area and then the 
same amount of grass area being replaced by removing parking spaces and adding turf.  
Commissioner Mortensen questioned if this would affect the parking.  Ms. VanMarter 
stated there is sufficient parking on this site. 

Commissioner Mortensen asked that the proposed white PVC fencing being redesigned.  
Mr. Borden noted that this fencing is also being proposed for the dumpster enclosure 
area and it is not an approved material.  Mr. Eugene Franks of Family Farm and Home 
stated that there are dumpsters along the back of the building and none of them have 
enclosures.  Mr. Renel stated they could use wood for the enclosure. 

Commissioner Rauch asked staff for their experience with other commercial businesses 
in the Township who have outdoor storage.  Ms. VanMarter stated the Township has 
had continued problems with businesses that have not complied with the ordinance as 
it pertains to outdoor storage for retail uses.  Commissioner Rauch wants to ensure that 
there is sufficient screening on the front of this building so the same problem does not 
occur here. 

Mr. Borden noted that the architectural plan and the engineering plan are not 
consistent.   

There was a discussion regarding the completion of the cross access driveway to the 
property to the east.  The applicant has declined to finish the driveway to connect the 
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two properties.  Ms. VanMarter stated that the connection is the responsibility of Meijer; 
however, at the time it was developed, they were not given an easement from Kroger.  
Mr. Markstrom stated there is a large grade change in this area so significant work 
would need to be done to connect these two properties.   

Mr. Markstrom reviewed his letter dated January 30, 2018.  He would like to see flow 
direction shown for the storm-water runoff.  The trade-off of the paving and turf is a 
viable alternative; however, he suggested the applicant look at the entire site it could 
possibly be determined that there may be sufficient impervious surface so there may 
not be a need to remove the parking spaces. 

He needs to see a complete site plan with details, such as foundation details, curbing 
details, etc.   

Chairman Brown reviewed the Brighton Area Fire Authority letter dated February 1, 
2018.  The applicant has agreed to meet all of their requirements. 

The call to the public was made at 8:08 pm. 

Mr. Eric Unatin with Mid-American Real Estate has been working on this lease.  Their 
experience over the past 18 months since this site has been vacant has been that 
Family Farm and Home has been the only company interested.  He noted the discussion 
regarding the material for the fencing and the dumpster enclosure and stated there are 
costs associated for both the property owner and the tenant when a new owner moves 
into a space and it must be economical for both of them. 

The call to the public was closed at 8:12 pm. 

Commissioner McManus agrees with what Mr. Unatin said; however, the Planning 
Commission needs to ensure that the ordinance is met.  He agrees that the proposed 
fencing needs to be upgraded. 

Moved by Commissioner Mortensen, seconded by Commissioner Rauch, table the 
request for a special use, site plan and environmental impact assessment for a 
proposed commercial outdoor display, sales and storage area for a new Family Farm 
and Home store located at 3685 E. Grand River Avenue, Howell 48843 until the March 
12, 2018 meeting.   

The motion carried unanimously. 
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OPEN PUBLIC HEARING # 4… Review for preliminary and final site 
condominium approval for a proposed 6 unit site condominium.  The property 
in question is located on the east side of the Latson Road and Grand Oaks 
Drive intersection, Howell 48843. The request is petitioned by St. John 
Providence. 

Planning Commission Recommendation of Petition: 

A.    Recommendation of Environmental Impact Assessment (01/04/18). 

B.    Recommendation of Preliminary site condominium. 

C.    Recommendation of Final site condominium. 

Mr. Mark Yagerlender, Regional Director of Real Estate for St. John Providence, was 
present.  Their new location has been successful and they are now requesting approval 
for their site condominium, which will allow them to develop the outlots on their site.   

Mr. Borden reviewed his letter of February 7, 2018.  The applicant is requesting to 
develop a site condominium complex.  All of the required documents and plans have 
been submitted so he is recommending that the preliminary and final site plans be 
approved this evening. 

There was a discussion between the Commission and the applicant’s engineers 
regarding how each of the outlots would be developed, connecting roadways, the 
ownership and maintenance of the interior roadways, etc.  It was noted that Flagstar 
Bank has already been approved.  Each individual site will be before the Planning 
Commission and Township Board for approval.   

Mr. Markstrom reviewed his letter dated January 29, 2018.  He noted that when each 
individual site is to be developed, there will be engineering reviews.  This may require 
that the buildings, etc. to be redesigned.   

The call to the public was made at 9:15 pm with no response. 

Moved by Commissioner Mortensen, seconded by Commissioner Grajek, to recommend 
to the Township Board approval of Environmental Impact Assessment dated January 4, 
2018 for a six-unit site condominium for St. John Providence located on the east side of 
the Latson Road and Grand Oaks Drive intersection, Howell 48843.  The motion 
carried unanimously. 

Moved by Commissioner Mortensen, seconded by Commissioner McManus, to 
recommend to the Township Board approval of the Preliminary Site Condominium dated 
January 23, 2018 for a six-unit site condominium for St. John Providence located on the 

DRAFT



 
2-12-18 Unapproved PC Minutes 
 

8 
 

east side of the Latson Road and Grand Oaks Drive intersection, Howell 48843 with the 
following conditions: 

● Approval of the Master Deed by the Township Attorney 
● Acknowledgement by the petitioner that the Master Deed for St. John Providence 

Site Condominium does not supersede the Planned Unit Development or the 
Genoa Township Zoning Ordinance. 

The motion carried unanimously. 

Moved by Commissioner Mortensen, seconded by Commissioner Grajek, to recommend 
to the Township Board approval of the Final Site Plan dated January 23, 2018 for a six-
unit site condominium for St. John Providence located on the east side of the Latson 
Road and Grand Oaks Drive intersection, Howell 48843 with the following conditions: 

● Approval of the Master Deed by the Township Attorney 
● Acknowledgement by the petitioner that the Master Deed for St. John Providence 

Site Condominium does not supersede the Planned Unit Development or the 
Genoa Township Zoning Ordinance. 

The motion carried unanimously. 

OPEN PUBLIC HEARING #5…Consideration of Zoning Ordinance Text 
amendments to Article 10 of the Zoning Ordinance, entitled “Planned Unit 
Development” is proposed to be amended to add standards related to 
“Interchange Commercial PUD” and “Interchange Campus PUD”. 

Planning Commission Recommendation of Petition: 

A.    Recommendation of Zoning Ordinance Text Amendment.   

Ms. VanMarter provided details of the proposed text amendments to Article 10 of the 
Township’s Zoning Ordinance.  She showed maps that depicted the locations of the 
proposed changes.  She and the engineers have developed the plan for the water and 
sewer services for this area. These changes are needed because to the continued 
demand due to the installation of the Latson Road / I-96 Interchange.  

Mr. Todd Wyatt, who owns 200 acres of property in this area, stated that he is 
interested in developing the property with low-intensity industrial uses.  He has been 
assisting with the development of the text amendments.  He would like to show the 
Planning Commission some proposed designs. 

The Planning Commission is interested in seeing Mr. Wyatt’s ideas for the area.  It was 
suggested to have him return to a future meeting.   

The call to the public was made at 10:08 pm with no response. 
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Moved by Commissioner McManus, seconded by Commissioner Mortensen, to table the 
consideration of Zoning Ordinance Text amendments to Article 10 of the Zoning 
Ordinance to allow staff and the Planning Commission to do some additional studies.  
The motion carried unanimously. 

Administrative Business: 
● Staff Report :  Ms. VanMarter had nothing to report.  
● Approval of the December 11, 2017 Planning Commission meeting minutes 

Moved by Commissioner McManus, seconded by Commissioner Rauch, to approve the 
minutes of the December 11, 2017 Planning Commission Meeting as presented.  The 
motion carried unanimously. 

● Annual Report: Ms. VanMarter submitted the Annual Report of action taken by 
the Planning Commission in 2017. 

● Member Discussion:  There were not items discussed. 
● Adjournment 

Moved by Commissioner McManus, seconded by Commissioner Rauch, to adjourn the 
meeting at 10:11 pm.  The motion carried unanimously.   

Respectfully Submitted, 

Patty Thomas, Recording Secretary 
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