
GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION PUBLIC HEARING 

MAY 14, 2018 
6:30 P.M. 
AGENDA 

 
CALL TO ORDER: 
 
PLEDGE OF ALLEGIANCE: 
 
APPROVAL OF AGENDA: 
 
CALL TO THE PUBLIC:  (Note: The Board reserves the right to not begin new business after 
10:00 p.m.) 
 
 
OPEN PUBLIC HEARING # 1… Review of request for rezoning of approximately 198 acres from 
Agricultural (AG) to Parks and Recreational Facilities (PRF).   The property in question is located north 
of McClements Road both the east and west of Kellogg Road.  The rezoning involves parcels 4711-02-
400-004, 4711-01-300-005 and 4711-01-300-006. The request is petitioned by the Livingston County 
Planning Department.   
 
 A. Recommendation of Rezoning 
 
OPEN PUBLIC HEARING # 2… Review of an environmental impact assessment and site plan for the 
proposed phase 1 of the Fillmore County Park located at on the north side of McClements Road east of 
Kellogg Road on parcels 11-01-300-005 and 11-01-300-006.   Phase 1 includes a driveway, parking 
area, vault restroom, multi-purpose field, and 5k trail. The request is petitioned by the Livingston 
County Planning Department. 
 
 A. Recommendation of Environmental Impact Assessment 
 B. Disposition of Site Plan.  
 
OPEN PUBLIC HEARING # 3… Review of a special use, site plan and environmental impact 
assessment for a proposed 30,000 sq. ft. automotive assembly building including outdoor storage and 
storage of hazardous materials for Truck and Trailer Specialties.  The property in question is located on 
a vacant 10-acre parcel located on the west side of Grand Oaks Drive, south of Grand River Avenue 
(Parcel# 11-05-300-051). The request is petitioned by ACS Build Inc.   
 
 A. Recommendation of Special Use Application.  
 B. Recommendation of Environmental Impact Assessment 
 C. Recommendation of Site Plan 
 
OPEN PUBLIC HEARING # 4… Review of an amendment to a previously approved Planned Unit 
Development and a material change from previously approved site plan for the Athletic fields located at 
3575 Cleary Drive, Howell (11-05-400-070). The request is petitioned by Cleary University.   
 
 A. Recommendation of PUD Amendment. 
 B. Recommendation of Site Plan amendment. 
  
 
ADMINISTRATIVE BUSINESS: 
 

• Staff Report  
• Approval of April 9, 2018 Planning Commission meeting minutes 
• Member discussion 
• Adjournment 
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May 7, 2018 
 
 
Planning Commission  
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
At the Township’s request, we have reviewed the proposed rezoning of a 198-acre site from AG 
Agricultural to PRF Public and Recreational Facilities to accommodate the creation and development of a 
new Livingston County Park (Fillmore Park).  This proposal has been reviewed in accordance with the 
Genoa Township Zoning Ordinance and Master Plan.  We previously reviewed this rezoning request in a 
letter dated April 17, 2018; this letter responds to subsequent changes to the site plan and application. 
 
A. SUMMARY 

 
1. We find the proposed rezoning consistent with the review standards of Article 22; however, we defer 

to the Township Engineer, Utilities Director and Fire Department for any comments related to 
infrastructure compatibility or capacity. 

2. The Master Plan Future Land Use map identifies the site as Agriculture/Country Estate, which is 
consistent with the current zoning designation.  However, the proposal is generally compatible with 
the intent of this category, as well as several goals of the Plan. 

3. The 2013 Master Plan update preceded the idea of this project.  As such, the case can be made that 
conditions have changed since adoption that warrant consideration of a rezoning to PRF. 

4. The proposed rezoning to PRF is generally consistent with surrounding land uses and zoning 
designations. 

5. The Agreement that transferred the property to the County necessitates recreational use of the 
property and PRF zoning is the most compatible designation for future development of the property. 

6. Public parks are also allowed under AG zoning; however, in our opinion, PRF is the more appropriate 
designation for future development of the site. 

 
B. PROCESS 

 
As described in Article 22 of the Zoning Ordinance, the process to amend the Official Township Zoning 
Map is as follows: 
 
1. The Township Planning Commission holds a public hearing on the rezoning and makes its 

recommendation to the Township Board; 
2. The Livingston County Planning Commission reviews the request and makes its recommendation to 

the Township Board; and 
3. The Township Board considers the recommendations and takes action to grant or deny the rezoning 

request. 

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

Subject: Proposed rezoning from AG to PRF Review #2 
Location: 7315 McClements Road – north side of McClements, between Kellogg and Hacker Roads 
Zoning: AG Agricultural District 
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C. AREA OVERVIEW 

 

The site is located on the north side of McClements Road, between Kellogg and Hacker Roads.  Current 
zoning, as well as existing and planned land uses in the area are as follows: 
 

 Existing Land Use 

 

Site Agricultural 

North 

 
Agricultural and residential 

 

East Residential 

South 

 
Recreational 

 

West 

 
Agricultural and residential 

 
 Zoning 

 

Site AG 

North AG and CE 

East RR and SR 

South PRF and RR 

West SR and PRF 

 Master Plan  

 

Site Agriculture/Country Estate 

North Agriculture/Country Estate 

East 
Large Lot and Low Density 

Residential 

South Large Lot Rural Residential 

West Agriculture/Country Estate 
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D. REZONING REVIEW 

 
1. Consistency with the goals, policies and future land use map of the Genoa Township Master Plan, 

including any subarea or corridor studies. If conditions have changed since the Master Plan was 

adopted, the consistency with recent development trends in the area. 

 
The Township Master Plan and Future Land Use map identify the site and adjacent properties to the north 
and west and Agriculture/Country Estate.  This category is intended for agricultural and residential uses 
on estate-sized lots (5-acre minimum).   
 
While public parks are not identified under this category, the general intent of preserving large tracts of 
land is compatible.  Additionally, the 2013 update of the Township Master Plan preceded this project; 
otherwise, consideration likely would have been given to a designation of Public/Quasi Public.  As such, 
the case can be made that conditions have changed since 2013 that warrant consideration of a rezoning to 
PRF. 
 
Furthermore, the proposal is consistent with several of the stated goals under the categories of land use, 
preservation of natural features and public facilities and services. 
 
2. Compatibility of the site's physical, geological, hydrological and other environmental features with 

the host of uses permitted in the proposed zoning district. 

 
The submittal identifies multiple wetland areas that traverse the subject property.  Use of the property as a 
public park under PRF zoning, where much of the land will remain undisturbed and wetlands will be 
preserved, would generally be viewed as compatible with these features. 
 
3. The ability of the site to be reasonably developed with one (1) of the uses permitted under the 

current zoning. 

 
The proposed rezoning is tied directly to a plan to convert/develop the property into a County Park.  
Furthermore, the applicant notes usage limitations contained in the Trust Agreement that transferred the 
property to the County, whereby it may only be used for recreational purposes.  As such, continuation of 
agricultural use or future development under the AG District would be somewhat contrary to this 
Agreement.   
 
4. The compatibility of all the potential uses allowed in the proposed zoning district with surrounding 

uses and zoning in terms of land suitability, impacts on the environment, density, nature of use, 

traffic impacts, aesthetics, infrastructure and potential influence on property values. 

 
The primary intent of the PRF District is to allow recreational uses, where more intensive active 
recreational uses require special land use approval.  The site will have one soccer field and a 5k trail, 
meaning the primary recreational activities will be low-intensity uses on the trail and not subject to the 
special land use approval process.  This district also allows governmental, civic and educational uses; 
however, as noted above, use of the site is confined to recreational activities per the Trust Agreement. 
 
Development in this area of the Township is at a very low density and the subject site is located 
immediately north of another large tract of PRF that is developed as a private recreational facility. 
 
5. The capacity of Township infrastructure and services sufficient to accommodate the uses permitted 

in the requested district without compromising the "health, safety and welfare" of the Township. 

 
We defer to the Township Engineer, Utilities Director and Brighton Area Fire Authority for any 
comments they may have under this criterion. 
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6. The apparent demand for the types of uses permitted in the requested zoning district in the 

Township in relation to the amount of land in the Township currently zoned to accommodate the 

demand. 

 
Aside from the recent recreation additions to the Township Hall property, the Township is generally 
lacking in public recreational opportunities.  The introduction of a County Park into the Township should 
generally be viewed as a benefit to Township and County residents alike. 
 
7. Where a rezoning is reasonable given the above criteria, a determination the requested zoning 

district is more appropriate than another district or amending the list of permitted or Special Land 

Uses within a district. 

 
Public parks are permitted by right in the AG District; however, the intent of this request is to ensure that 
future use of the property can only be recreational in nature, as required by the Trust Agreement. 
 
8. The request has not previously been submitted within the past one (1) year, unless conditions have 

changed or new information has been provided. 

 
We are not aware of any rezoning applications associated with this site in the past year. 
 
Should you have any questions concerning this matter, please do not hesitate to contact our office.  We 
can be reached by phone at (248) 586-0505, or via e-mail at bborden@safebuilt.com and 
steve.hannon@safebuilt.com. 
 
Respectfully, 
SAFEBUILT STUDIO 
 
  
  

 
Brian V. Borden, AICP    Stephen Hannon, AICP 
Planning Manager    Planner 



 

 

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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

May 1, 2018 
 
Ms. Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re:   Fillmore County Park  

(Parcels #4711-02-400-004, #4711-01-300-005, #4711-01-300-006) 

 Rezoning and Site Plan Review #2 

  

Dear Ms. VanMarter: 
 
As requested, we have performed a second review of the above-referenced rezoning request and site plan as prepared by 
Livingston County Planning Department.  The plans have a last revision date of May 1, 2018.  This site is located at 7315 
McClements Road.  The Petitioner is proposing to rezone the site from Agriculture (AG) to Public and Recreational 
Facilities (PRF) and create a small park and recreation field on the site.  We offer the following comments: 
 
GENERAL NOTES 

 

1. We understand that the proposed site plan is an initial phase for the Fillmore County Park and have taken into 
consideration that the configuration of the parking lot, driveway, and restroom structure may change as future 
development occurs. All future parking lots and internal driveways should be constructed in accordance with Genoa 
Township standards.    

 

TRAFFIC / ROADWAYS 

 
1. The zoning ordinance requires the drive to be hard surface with concrete curbing. However, the aggregate entrance 

drive may be considered as a Low Impact Development alternative to the zoning requirements as the park will not 
have high traffic. The petitioner is not intending to clear snow in the winter so the aggregate drive and parking area 
would be acceptable.  

 
2. The location of the driveway on McClements Road should be reviewed and approved by the Livingston County Road 

Commission.  Confirmation of this permit should be submitted for the Township’s records. 
 
DRAINAGE AND GRADING 

 
1. All drainage, grading, and soil erosion control measures for future improvements to the property shall be designed 

in compliance with the regulations established by the Livingston County Drain Commissioner’s office. 
 
2. The petitioner has added a note to the plans for ditching around the play field to control stormwater runoff from the 

field and adjacent lands.  This ditching should be shown on the grading plan, as its location will impact the overall 
limits of the grading on the site.   

 
3. The petitioner should consider crowning the field to allow drainage from the field to drain to the closest edge.  As 

proposed, the stormwater has to drain from one corner to the other to clear the field which is inefficient and may 
result in ponding on the field.    
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Tetra Tech 

 

 
4. In our previous review we requested the plan include a location for a future detention pond.  The need for a detention 

pond at this time should be discussed and approved by the Livingston County Drain Commissioner.  Typically, with 
any parking lot a detention pond is required along with sedimentation control provisions.  A drainage review letter 
from the LCDC office should be submitted as part of the land use permit process.    

 
The rezoning from AG to PRF presents minimal engineering issues and we therefore have no objections to the proposed 
rezoning. The site plan comments should be addressed by the petitioner to the satisfaction of the planning committee.     
 
If you have any questions or comments, please call. 
 
Sincerely,  
 
 
 
Gary J. Markstrom, P.E.  
Vice President  

kelly
Highlight



 
May 10, 2018 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Fillmore Park rezoning 

7315 McClements Rd. 
Genoa Twp., MI   

 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan. The plans were                             
received for review on April 6, 2018 with revisions received on May 9, 2018. The drawings are                                 
dated January 24, 2018 with revisions dated May 1, 2018. The project is based on the proposed                                 
redevelopment of a donated fallow agricultural land into a community park. The current                         
submittal is for the development of a multi-sport field, 5k walking path, access and parking and                               
a waterless restroom facility.  
 
The plan review is based on the requirements of the International Fire Code (IFC) 2018 edition.   
 
1. The dead-end access drive into the parking lot exceeds 300’. Dead ends exceeding 150’ are                             

required to be provided a means of emergency vehicle turnaround. This can be                         
accomplished through cul-de-sac or hammerhead-style turnarounds. ​(The approved               
dimensioned turn-around has been included in the new design at the north end of the                             
parking area) 

IFC 503.2.5 
IFC APPENDIX D 

 
2. The site address shall be included on the entrance sign and shall be a ​minimum of 6” high                                   

letters of contrasting colors and be clearly visible from the street. The location and size shall                               
be verified prior to installation. ​(The address for the park is noted to be included on the                                 
monument sign at the entrance) 

          IFC 505.1 
 

3. The access road into the site shall be a minimum of 26’ wide. With a width of 26’ wide, one                                       
side of the street shall be marked as a fire lane. Include the location of the proposed fire                                   
lane signage and include a detail of the fire lane sign in the submittal. Access roads shall be                                   
constructed to be capable of supporting the imposed load of fire apparatus weighing at                           
least 75,000 pounds. ​(The access road is identified on Sheet C3 as 26’ wide, however, is                               
shown at 24’ wide on detail sheet C5. It is noted that fire lane signage will be provided but                                     
the “No Parking Fire Lane” signs are not indicated on any of the sheets, and there is no detail                                     
provided. Signage shall be spaced every 50’ along one side of the drive and on all sides of                                   
the new hammerhead.) 

      IFC D 103.3 
      IFC D 103.6 

 
 
 



                ​May 10, 2018 
                          Page 2  
Fillmore Park rezoning 

                                                                                                              7315 McClements Rd. 
Site Plan Review 

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 
 
cc:  Amy Ruthig 

 

www.brightonareafire.com 



Fillmore County Park  
PRF Impact Assessment 

 
 

The following impact assessment follows the requirements of Section 18.07 “Written Impact Assessment 
Requirements” of the Genoa Township Zoning Ordinance. 
 

a. Preparer. 
 
Prepared by: 
Kathleen Kline-Hudson, Director 
Livingston County Planning Department 
Staff Facilitator, Livingston County Parks and Open Space Advisory Committee 
304 E. Grand River Ave. 
Howell, MI 48843 
 
Prepared for: 
Livingston County Government 
304 E. Grand River Ave. 
Howell, MI 48843 
 
Genoa Charter Township 
2911 Dorr Road 
Brighton, MI 48116 
 
 

b. Description of the Project Site. 
Fillmore County Park consists of 198 acres 
located in Sections 1 and 2 of the northeast 
quadrant of Genoa Charter Township. The land 
was bequeathed to Livingston County for park 
purposed by Raymond Fillmore. The site primarily 
consists of fallow agricultural land with the 
exception of the Fillmore farmstead located at 
7315 McClements. For the near future the county 
intends to have the farmstead residence occupied 
by a park caretaker. In the future, this structure 
may be demolished or used for park purposes 
such as an interpretative center. The site is 
bordered by agriculture and rural residences to 
the north and west, Camp Chaldean to the south 
and Del-Sher Estates to the east. 
 

c. Impact on Natural Features. 
 
The project site contains three unregulated wetlands of less than 5 acres in size (NWI), three woodland 
areas totaling approximately 32 acres, and open, fallow agricultural land. The land is generally low-
sloped, with gently-rolling topography of 0-12%. Elevations range from a low of 975 feet USGS to a 
high of 1,000 feet. The USDA Soil Survey of Livingston County indicates that the soils on-site are 
predominately well-drained Miami Loam, Owosso Miami Sandy Loam and Fox-Boyer Complex. These 
soils present only slight or moderate limitations for nonfarm use. The site also contains scattered 
pockets of muck soils. 
  
Livingston County’s High-Quality Natural Areas, a 2003 publication of the Livingston County Planning 
Department, indicates that there are two (2) Priority 2 natural areas located on site. Priority 2 natural 
areas are usually between 50 and 200 acres and have average scores for bio-diversity. 
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This project is intended to not harm the natural features on-site; to do so would be counter-productive 
to the park setting. 

  
Natural features on the Fillmore County Park site have been recorded by the Huron River Watershed 
Council (HRWC) through a Bioreserve Site Assessment. This assessment has been submitted to the 
Township with the rezoning application. In summary, the HRWC ranked East Fillmore (approx.120 
acres) and West Fillmore (approx.80 acres) for 15 ecological criteria. HRWC rankings place both areas 
of the park in the lower range for all the Bioreserve Sites in the watershed ranging from 25 to 1244. The 
main differences between the two areas were that Fillmore East got slightly more points for being better 
connected to other natural areas and Fillmore West got points for being less ecologically disturbed than 
Fillmore East (Fillmore East got zero points for this due to former farming of land). 

 
d. Impact on Stormwater Management. 

 
Grading and construction operations at the site will be very minimal for the entrance drive, parking area, 
playfield, restroom facility and trail, therefore, there should be little to no impact on stormwater 
management. The Drain Commissioner is a member of the Livingston County Parks and Open Space 
Advisory Committee and his expertise will be sought throughout the construction project. 

 
e. Impact on Surrounding Land Use. 

  
Phase I development of Fillmore County Park will entail the construction of: a park entrance, driveway, 
parking lot with ADA spaces, a restroom facility with vaulted toilet, a sidewalk that will connect parking 
to the restroom, a sports playfield and a 5K trail. This construction will primarily occur near the 
Kellogg/McClements Road intersection. 
 
Each of these permitted uses in the PRF zoning district are compatible with the adjacent recreational 
land uses and the PRF zoning of Camp Chaldean. Additionally, the future recreational uses of Fillmore 
County Park will not be detrimental to surrounding residential property values in terms of views, light, 
noise and other nuisances which could negatively impact adjacent properties. Conversely, use of the 
park will provide health and welfare benefits to the surrounding residential areas. 
 
Subsequent phases of the park may be planned for the future. A conceptual site plan for park 
development has been created and can be found in the rezoning application materials. Additionally, the 
site currently contains the Fillmore farmstead consisting of a residence and outbuildings at 7315 
McClements Road.   
 
The Livingston County Parks and Open Space Advisory Committee has kept residents in the immediate 
area and the facility manager of Camp Chaldean, regularly informed of the plans for the park since 
February 2014 when a public meeting was held for a Michigan Natural Resources Trust Fund grant that 
was being submitted by Livingston County at that time. Since the February 2014 public meeting, the 
committee has maintained communication through periodic visits and e-mail contact, as well as through 
two (2) liaison Del-Sher Estates residents that attend meetings of the Parks and Open Space Advisory 
Committee in order to keep informed of the plans for the park so that they can better inform their 
neighbors. 

 
f. Impact on Public Facilities and Services. 

 
The Park will serve the Howell, Brighton and Hartland areas, being centrally located between them. 
With this ideal location, Fillmore County Park should attract a modest number of visitors, primarily on 
the weekends. There is no anticipated impact on public schools. County employee presence will be  
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periodic. In collaboration with the Livingston County Parks and Open Space Advisory Committee, the 
Livingston County Road Commission will provide upkeep of the gravel road and lot, and the Sheriff’s 
Department will patrol the main use area. Letters of support were obtained from both of these entities 
for the Land and Water Conservation Fund grant that will partially fund park development. 
 

g. Impact on Public Utilities. 
 
Fillmore County Park will not be served by municipal utilities, nor are utilities currently requested for this 
park usage. Sanitary services will be provided to public by a waterless vault toilet in a restroom facility. 
 

h. Storage and Handling of Any Hazardous Materials. 
 
Hazardous substances will not be used, stored or disposed of on the site. 
 

i. Impact on Traffic and Pedestrians. 
 
Access to Fillmore County Park will be from McClements Road, a gravel road on the south side of the 
property. The park entrance drive will be located approximately 400 feet east of the intersection of 
Kellogg and McClements Roads, nearest to the areas from which most traffic will arrive. Through park 
planning it was determined that this is the best point of entry into the park. This entrance location 
creates a good starting point for future phases of the park, and the location is buffered from neighboring 
residential areas while establishing good cross access to the neighboring Camp Chaldean. 
 
Based on the Institute of Transportation Engineers (ITE) common trip generation rates at the PM Peak 
Hour, a County Park of 198 acres generates 17.8 trips (.09 per unit).  

 
j. Special Provisions. 

 
The trust agreement of Raymond Fillmore states that Livingston County is to only use the land for 
recreation purposes as a county park. Therefore, Livingston County is unable to utilize the land for any 
other purpose.  
 

 
 
 
 
 

Sources: 
 

 National Wetlands Inventory Maps 
 United States Geological Survey (USGS)Topographic Quadrangle Maps 
 United States Department of Agriculture (USDA) Soil Conservation Service, Soil Survey of 

Livingston County, Michigan 
 Livingston County’s High-Quality Natural Areas, Livingston County Planning Department 2003 
 Huron River Watershed Council, Bioreserve Site Assessment, 2014 
 9th Edition ITE Trip Generation Manual  
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May 7, 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 submittal (dated 5/1/18) proposing 
Phase 1 improvements to Fillmore County Park.  We reviewed the previously submitted plans in a letter 
dated April 17, 2018; this letter responds to subsequent changes to the site plan and application. 
 
We have reviewed the proposal in accordance with the applicable provisions of the Genoa Township 
Zoning Ordinance. 
 

A. Summary 

 
1. Favorable consideration of the site plan should be contingent upon Township Board approval of the 

rezoning to PRF. 
2. The Planning Commission may allow the gravel parking lot and drive as a low impact alternative to 

hard-surfacing given the nature and intended use of the site. 
3. Since the Zoning Ordinance does not provide a parking standard for public parks, the 20 spaces 

proposed were based on the expected peak trip generation of 17.8 trips. 
4. The applicant must obtain a sign permit prior to installation of any signage. 
5. The applicant must address any comments provided by the Township Engineer or Brighton Area Fire 

Authority. 
 
B. Proposal 

 
The applicant requests site plan review and approval for Phase 1 of the Fillmore County Park project.  
Improvements for Phase 1 include a driveway, parking area, restroom building, entry signage, an athletic 
field and a walking/running trail. 
 
The applicant (Livingston County) has also applied for rezoning of the subject site to PRF Public and 
Recreational Facilities.  (Our review of the rezoning is included in a separate letter.) 
 
Public parks are permitted by right in both the current (AG) and proposed (PRF) zoning districts.  As 
such, the project requires site plan review/approval by the Planning Commission. 
 
As a side note, we have applied the PRF standards to the site plan; therefore, favorable consideration of 
the site plan should be contingent upon Township Board approval of the rezoning. 
 

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

Subject: Fillmore County Park – Site Plan Review #2 
Location: 7315 McClements Road -  north side of McClements, between Kellogg and Hacker Roads 
Zoning: AG Agricultural District 
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Aerial view of site and surroundings (looking north) 

 
C. Site Plan Review 
 
1. Dimensional Requirements.  The PRF District requires a front yard setback equal to that of the most 

restrictive adjacent zoning district.  In this instance, the most restrictive setback is 75 feet required by 
the AG District. 
 
The proposed improvements along McClements Road easily exceed this standard and the revised site 
plan shows an 83.11-foot setback for the athletic field from Kellogg Road. 
 

Side and rear setback requirements in the PRF District are 75 feet for buildings and 50 feet for trails 
and athletic fields.  All the proposed Phase 1 improvements comply with these standards. 

 
2. Building Materials and Design.  The only building proposed at this time is a relatively small 

restroom facility (less than 100 square feet in area). 
 
The revised submittal includes a photograph of a building similar to the proposed restroom facility.  
Per a letter included with the revised submittal, “the building is clad in a vinyl siding of a brown color 
called barnwood and the roof is a cedar shake texture in a standard grey roofing color.” 

 

3. Parking.  The revised site plan and response letter describe a parking lot that will accommodate 20 
vehicles, including 2 barrier-free spaces.  Since Section 14.04 does not identify a parking standard for 
public parks, the 20 spaces proposed are based on the expected peak trip generation of 17.8 trips per 
the ITE Trip Generation Manual.  The barrier-free spaces will be hard surfaced (reinforced concrete), 
while the remainder of the parking lot, as well as the driveway, will be gravel. 
 

Section 14.06 allows the Commission to grant use of low impact alternatives to hard-surfacing, based 
on upon review and recommendation of the Township Engineer.  We defer to the Township Engineer 
for their recommendation; however, given the nature and intended use of the site, we are of the 
opinion that gravel may be an appropriate alternative in this particular instance. 

Subject site 
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4. Vehicular Circulation.  The site plan proposes a driveway connection to McClements Road.  Given 

the development pattern in this area of the Township, there do not appear to be any driveway 
spacing/separation issues with the proposed drive.  Any other comments provided by the Township 
Engineer with respect to driveway design/placement must be addressed. 
 

Additionally, the plan includes gates that will restrict access to the park during off-hours.  Similar to 
previous projects where access gates were proposed, such features can have an impact on emergency 
access.  As such, any comments provided by the Brighton Area Fire Authority with respect to the 
entrance gates must be addressed. 
 

5. Waste Receptacle and Enclosure.  The revised submittal states that trash receptacles will be used 
throughout the park, which will be periodically collected and taken to County dumpsters in Howell. 
 

6. Landscaping.  The plan depicts some existing vegetation along McClements Road, some of which 
will be retained and some of which will be removed to accommodate the driveway.  No new plantings 
are proposed as part of Phase 1. 

 
7. Exterior Lighting.  No exterior lighting is proposed for the site as part of Phase 1.  Park hours will 

be from dawn to dusk. 
 
8. Signs.  The proposal includes a new ground sign along McClements Road.  Details note a 24-square 

foot sign mounted at a height of 6 feet.  The size and height of the proposed sign comply with the 
requirements of Table 16.1.  The revised site plan shows the 10-foot setback from the McClements 
Road front lot line as required. 
 

Upon site plan approval, the applicant must still obtain a sign permit prior to installation of any 
signage. 
 

9. Impact Assessment.  The submittal includes an Impact Assessment (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.  We 
can be reached by phone at (248) 586-0505, or via e-mail at bborden@safebuilt.com and 
steve.hannon@safebuilt.com. 
 
Respectfully, 
SAFEBUILT STUDIO 
 
 
  
  

Brian V. Borden, AICP    Stephen Hannon, AICP 
Planning Manager    Planner 



 

 

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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

May 1, 2018 
 
Ms. Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re:   Fillmore County Park  

(Parcels #4711-02-400-004, #4711-01-300-005, #4711-01-300-006) 

 Rezoning and Site Plan Review #2 

  

Dear Ms. VanMarter: 
 
As requested, we have performed a second review of the above-referenced rezoning request and site plan as prepared by 
Livingston County Planning Department.  The plans have a last revision date of May 1, 2018.  This site is located at 7315 
McClements Road.  The Petitioner is proposing to rezone the site from Agriculture (AG) to Public and Recreational 
Facilities (PRF) and create a small park and recreation field on the site.  We offer the following comments: 
 
GENERAL NOTES 

 

1. We understand that the proposed site plan is an initial phase for the Fillmore County Park and have taken into 
consideration that the configuration of the parking lot, driveway, and restroom structure may change as future 
development occurs. All future parking lots and internal driveways should be constructed in accordance with Genoa 
Township standards.    

 

TRAFFIC / ROADWAYS 

 
1. The zoning ordinance requires the drive to be hard surface with concrete curbing. However, the aggregate entrance 

drive may be considered as a Low Impact Development alternative to the zoning requirements as the park will not 
have high traffic. The petitioner is not intending to clear snow in the winter so the aggregate drive and parking area 
would be acceptable.  

 
2. The location of the driveway on McClements Road should be reviewed and approved by the Livingston County Road 

Commission.  Confirmation of this permit should be submitted for the Township’s records. 
 
DRAINAGE AND GRADING 

 
1. All drainage, grading, and soil erosion control measures for future improvements to the property shall be designed 

in compliance with the regulations established by the Livingston County Drain Commissioner’s office. 
 
2. The petitioner has added a note to the plans for ditching around the play field to control stormwater runoff from the 

field and adjacent lands.  This ditching should be shown on the grading plan, as its location will impact the overall 
limits of the grading on the site.   

 
3. The petitioner should consider crowning the field to allow drainage from the field to drain to the closest edge.  As 

proposed, the stormwater has to drain from one corner to the other to clear the field which is inefficient and may 
result in ponding on the field.    



Ms. Kelly VanMarter 

Fillmore County Park 

Rezoning and Site Plan Review #2 
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Tetra Tech 

 

 
4. In our previous review we requested the plan include a location for a future detention pond.  The need for a detention 

pond at this time should be discussed and approved by the Livingston County Drain Commissioner.  Typically, with 
any parking lot a detention pond is required along with sedimentation control provisions.  A drainage review letter 
from the LCDC office should be submitted as part of the land use permit process.    

 
The rezoning from AG to PRF presents minimal engineering issues and we therefore have no objections to the proposed 
rezoning. The site plan comments should be addressed by the petitioner to the satisfaction of the planning committee.     
 
If you have any questions or comments, please call. 
 
Sincerely,  
 
 
 
Gary J. Markstrom, P.E.  
Vice President  



 
May 10, 2018 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Fillmore Park rezoning 

7315 McClements Rd. 
Genoa Twp., MI   

 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan. The plans were                             
received for review on April 6, 2018 with revisions received on May 9, 2018. The drawings are                                 
dated January 24, 2018 with revisions dated May 1, 2018. The project is based on the proposed                                 
redevelopment of a donated fallow agricultural land into a community park. The current                         
submittal is for the development of a multi-sport field, 5k walking path, access and parking and                               
a waterless restroom facility.  
 
The plan review is based on the requirements of the International Fire Code (IFC) 2018 edition.   
 
1. The dead-end access drive into the parking lot exceeds 300’. Dead ends exceeding 150’ are                             

required to be provided a means of emergency vehicle turnaround. This can be                         
accomplished through cul-de-sac or hammerhead-style turnarounds. ​(The approved               
dimensioned turn-around has been included in the new design at the north end of the                             
parking area) 

IFC 503.2.5 
IFC APPENDIX D 

 
2. The site address shall be included on the entrance sign and shall be a ​minimum of 6” high                                   

letters of contrasting colors and be clearly visible from the street. The location and size shall                               
be verified prior to installation. ​(The address for the park is noted to be included on the                                 
monument sign at the entrance) 

          IFC 505.1 
 

3. The access road into the site shall be a minimum of 26’ wide. With a width of 26’ wide, one                                       
side of the street shall be marked as a fire lane. Include the location of the proposed fire                                   
lane signage and include a detail of the fire lane sign in the submittal. Access roads shall be                                   
constructed to be capable of supporting the imposed load of fire apparatus weighing at                           
least 75,000 pounds. ​(The access road is identified on Sheet C3 as 26’ wide, however, is                               
shown at 24’ wide on detail sheet C5. It is noted that fire lane signage will be provided but                                     
the “No Parking Fire Lane” signs are not indicated on any of the sheets, and there is no detail                                     
provided. Signage shall be spaced every 50’ along one side of the drive and on all sides of                                   
the new hammerhead.) 

      IFC D 103.3 
      IFC D 103.6 

 
 
 



                ​May 10, 2018 
                          Page 2  
Fillmore Park rezoning 

                                                                                                              7315 McClements Rd. 
Site Plan Review 

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 
 
cc:  Amy Ruthig 

 

www.brightonareafire.com 



Fillmore County Park  
PRF Impact Assessment 

 
 

The following impact assessment follows the requirements of Section 18.07 “Written Impact Assessment 
Requirements” of the Genoa Township Zoning Ordinance. 
 

a. Preparer. 
 
Prepared by: 
Kathleen Kline-Hudson, Director 
Livingston County Planning Department 
Staff Facilitator, Livingston County Parks and Open Space Advisory Committee 
304 E. Grand River Ave. 
Howell, MI 48843 
 
Prepared for: 
Livingston County Government 
304 E. Grand River Ave. 
Howell, MI 48843 
 
Genoa Charter Township 
2911 Dorr Road 
Brighton, MI 48116 
 
 

b. Description of the Project Site. 
Fillmore County Park consists of 198 acres 
located in Sections 1 and 2 of the northeast 
quadrant of Genoa Charter Township. The land 
was bequeathed to Livingston County for park 
purposed by Raymond Fillmore. The site primarily 
consists of fallow agricultural land with the 
exception of the Fillmore farmstead located at 
7315 McClements. For the near future the county 
intends to have the farmstead residence occupied 
by a park caretaker. In the future, this structure 
may be demolished or used for park purposes 
such as an interpretative center. The site is 
bordered by agriculture and rural residences to 
the north and west, Camp Chaldean to the south 
and Del-Sher Estates to the east. 
 

c. Impact on Natural Features. 
 
The project site contains three unregulated wetlands of less than 5 acres in size (NWI), three woodland 
areas totaling approximately 32 acres, and open, fallow agricultural land. The land is generally low-
sloped, with gently-rolling topography of 0-12%. Elevations range from a low of 975 feet USGS to a 
high of 1,000 feet. The USDA Soil Survey of Livingston County indicates that the soils on-site are 
predominately well-drained Miami Loam, Owosso Miami Sandy Loam and Fox-Boyer Complex. These 
soils present only slight or moderate limitations for nonfarm use. The site also contains scattered 
pockets of muck soils. 
  
Livingston County’s High-Quality Natural Areas, a 2003 publication of the Livingston County Planning 
Department, indicates that there are two (2) Priority 2 natural areas located on site. Priority 2 natural 
areas are usually between 50 and 200 acres and have average scores for bio-diversity. 
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This project is intended to not harm the natural features on-site; to do so would be counter-productive 
to the park setting. 

  
Natural features on the Fillmore County Park site have been recorded by the Huron River Watershed 
Council (HRWC) through a Bioreserve Site Assessment. This assessment has been submitted to the 
Township with the rezoning application. In summary, the HRWC ranked East Fillmore (approx.120 
acres) and West Fillmore (approx.80 acres) for 15 ecological criteria. HRWC rankings place both areas 
of the park in the lower range for all the Bioreserve Sites in the watershed ranging from 25 to 1244. The 
main differences between the two areas were that Fillmore East got slightly more points for being better 
connected to other natural areas and Fillmore West got points for being less ecologically disturbed than 
Fillmore East (Fillmore East got zero points for this due to former farming of land). 

 
d. Impact on Stormwater Management. 

 
Grading and construction operations at the site will be very minimal for the entrance drive, parking area, 
playfield, restroom facility and trail, therefore, there should be little to no impact on stormwater 
management. The Drain Commissioner is a member of the Livingston County Parks and Open Space 
Advisory Committee and his expertise will be sought throughout the construction project. 

 
e. Impact on Surrounding Land Use. 

  
Phase I development of Fillmore County Park will entail the construction of: a park entrance, driveway, 
parking lot with ADA spaces, a restroom facility with vaulted toilet, a sidewalk that will connect parking 
to the restroom, a sports playfield and a 5K trail. This construction will primarily occur near the 
Kellogg/McClements Road intersection. 
 
Each of these permitted uses in the PRF zoning district are compatible with the adjacent recreational 
land uses and the PRF zoning of Camp Chaldean. Additionally, the future recreational uses of Fillmore 
County Park will not be detrimental to surrounding residential property values in terms of views, light, 
noise and other nuisances which could negatively impact adjacent properties. Conversely, use of the 
park will provide health and welfare benefits to the surrounding residential areas. 
 
Subsequent phases of the park may be planned for the future. A conceptual site plan for park 
development has been created and can be found in the rezoning application materials. Additionally, the 
site currently contains the Fillmore farmstead consisting of a residence and outbuildings at 7315 
McClements Road.   
 
The Livingston County Parks and Open Space Advisory Committee has kept residents in the immediate 
area and the facility manager of Camp Chaldean, regularly informed of the plans for the park since 
February 2014 when a public meeting was held for a Michigan Natural Resources Trust Fund grant that 
was being submitted by Livingston County at that time. Since the February 2014 public meeting, the 
committee has maintained communication through periodic visits and e-mail contact, as well as through 
two (2) liaison Del-Sher Estates residents that attend meetings of the Parks and Open Space Advisory 
Committee in order to keep informed of the plans for the park so that they can better inform their 
neighbors. 

 
f. Impact on Public Facilities and Services. 

 
The Park will serve the Howell, Brighton and Hartland areas, being centrally located between them. 
With this ideal location, Fillmore County Park should attract a modest number of visitors, primarily on 
the weekends. There is no anticipated impact on public schools. County employee presence will be  
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periodic. In collaboration with the Livingston County Parks and Open Space Advisory Committee, the 
Livingston County Road Commission will provide upkeep of the gravel road and lot, and the Sheriff’s 
Department will patrol the main use area. Letters of support were obtained from both of these entities 
for the Land and Water Conservation Fund grant that will partially fund park development. 
 

g. Impact on Public Utilities. 
 
Fillmore County Park will not be served by municipal utilities, nor are utilities currently requested for this 
park usage. Sanitary services will be provided to public by a waterless vault toilet in a restroom facility. 
 

h. Storage and Handling of Any Hazardous Materials. 
 
Hazardous substances will not be used, stored or disposed of on the site. 
 

i. Impact on Traffic and Pedestrians. 
 
Access to Fillmore County Park will be from McClements Road, a gravel road on the south side of the 
property. The park entrance drive will be located approximately 400 feet east of the intersection of 
Kellogg and McClements Roads, nearest to the areas from which most traffic will arrive. Through park 
planning it was determined that this is the best point of entry into the park. This entrance location 
creates a good starting point for future phases of the park, and the location is buffered from neighboring 
residential areas while establishing good cross access to the neighboring Camp Chaldean. 
 
Based on the Institute of Transportation Engineers (ITE) common trip generation rates at the PM Peak 
Hour, a County Park of 198 acres generates 17.8 trips (.09 per unit).  

 
j. Special Provisions. 

 
The trust agreement of Raymond Fillmore states that Livingston County is to only use the land for 
recreation purposes as a county park. Therefore, Livingston County is unable to utilize the land for any 
other purpose.  
 

 
 
 
 
 

Sources: 
 

 National Wetlands Inventory Maps 
 United States Geological Survey (USGS)Topographic Quadrangle Maps 
 United States Department of Agriculture (USDA) Soil Conservation Service, Soil Survey of 

Livingston County, Michigan 
 Livingston County’s High-Quality Natural Areas, Livingston County Planning Department 2003 
 Huron River Watershed Council, Bioreserve Site Assessment, 2014 
 9th Edition ITE Trip Generation Manual  

 



























 

 
 

Civil Engineers  •  Land Surveyors  •  Land Planners 

April 23, 2018 
 
Amy Ruthig 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
 
Truck & Trailer Specialties – Addendum to Site Plan Application 
 
  
For: Professional Engineering  
 Grand Oaks Drive – Vacant Parcel 
 Genoa Township, Livingston County, Michigan 
 
 
In response to your email dated April 13, 2018, please find below a detailed description of the 
proposed use and a list of the Special Land Uses that the applicant is seeking: 
 
 

Truck & Trailer Specialties, with three Michigan locations, has been serving the public 
works and commercial trucking industry since 1974.  The focus of their work is to 
fabricate and equip trucks for snow plowing services needed by City, County and private 
snow clearing operations.  Truck & Trailer Specialties originated and remains in the 
small west Michigan town of Dutton, Michigan, located just south of Grand Rapids.  The 
company was founded by the father & son team of Cal and Dan Bouwman.  In 1996, the 
Boyne Falls Truck & Trailer Specialties location was opened under the direction of Butch 
Cone, former longtime employee of Hyde Equipment in Petoskey, Michigan.  The goal of 
the Boyne Falls store is to serve northern Lower Michigan and the Upper Peninsula.  
Spring of 2013 saw the opening of the newest Truck & Trailer facility in Howell, 
Michigan.  Truck & Trailer Specialties prides itself on extraordinary craftsmanship, 
ingenuity, and loyal long time customers.  The Truck & Trailer locations feature full 
service, truck set-up facilities including body & paint shops, welding & fabricating 
capabilities, complete line of truck bodies & attachments, and mobile hydraulic system 
expertise specializing in closed center systems with load sense piston pumps, Bosch 
Rexroth being the premier supplier.  The Howell, Michigan (Grand Oaks) location will 
have 20 employees.  The hours of operation are Monday through Friday 7AM to 5 PM, 
Saturday 8AM to 12PM, and closed on Sunday.  Typical loading/unloading procedures 
will occur at the west side of the building, as indicated on the plans. 
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The special uses could be: 

1) Automotive Assembly or Manufacturing
2) Any use with outdoor equipment/material storage and all other open air
businesses.  
3)Accessory fuel storage or use of hazardous materials 

If additional information is needed prior to publication, please let us know.  If you have any 
questions, please do not hesitate to contact me. 

Sincerely, 
GreenTech Engineering, Inc. 

Jesse Parkinson 
Project Manager 

Attachments 



 

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

May 9, 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 Truck and Trailer Specialties for 
special land use (application dated 4/4/18) and site plan (plans most recently dated 4/25/18) review and 
approval. 
 
A. Summary 

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

conditions must also be met and any comments by the Township Engineer or Brighton Area Fire 
Authority must be addressed. 

2. Outdoor storage/display comments: 
a. The applicant must confirm that there will be no loosely packaged materials stored outdoors; 
b. The Commission may allow gravel for a portion of the outdoor storage area; 
c. The vehicle display area does not comply with the required setback; 
d. The Commission may allow use of a 6-foot privacy fence as the required screening; however, we 

request additional detail on the proposed use of “privacy slats.” 
e. The applicant must confirm that the height of equipment/material to be stored outdoors will not 

exceed the height of the screening provided. 
3. The submittal includes a PIPP but does not provide sufficient information to verify compliance with 

Section 13.07.  The applicant must provide additional information demonstrating compliance or that 
certain conditions do not apply to their request 

4. Building elevations are subject to review and approval by the Planning Commission. 
5. The applicant should be prepared to present building material and color samples to the Commission. 
6. The applicant requests relief from the building material requirements of Section 12.01 for an 

increased amount of metal siding. 
7. The applicant requests Commission approval to relocate the landscaping required for the detention 

pond to the front of the building/site. 
8. Given that the PIPP submitted is from 2015, we request the applicant confirm that all of the 

information provided is up to date. 
 
B. Proposal/Process 

 
The project entails a new 30,000 square foot industrial building on the front portion of a vacant 10-acre 
parcel.  Based on the revised submittal, special land use approval is needed for: automotive assembly, 
outdoor equipment/material storage and accessory fuel storage/use of hazardous materials.   
 
Procedurally, the Planning Commission is to review the requests for special land use, site plan and impact 
assessment and provide a recommendation on each to the Township Board following a public hearing.  

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

Subject: Truck and Trailer Specialties – Special Land Use and Site Plan Review #2 
Location: Grand Oaks Drive – west side of Grand Oaks, south of Grand River Avenue 
Zoning: IND Industrial 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 many of the properties 

along Grand Oaks, as Industrial.  This category is intended for “industrial uses such as research, 
wholesale and warehouse activities and light industrial operations which manufacture, compounding, 
process, package, assemble and/or treat finished or semi-finished products from previously prepared 
material.”   
 

Based on the use description provided by the applicant, the proposal is generally consistent with the 
Master Plan. 
 

2. Compatibility.  Grand Oaks is primarily developed with light industrial uses, many of which include 
some amount of outdoor storage.   
 

Provided the applicable use conditions are met, the proposal is generally expected to be compatible 
with the existing and planned character of the area. 
  

3. Public Facilities and Services.  As an undeveloped lot surrounded by several developed sites, 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 with 
respect to this standard. 

 

4. Impacts.  The use conditions are intended to limit on- or off-site impacts of the proposal.  Provided 
those standards are met, the proposal is not expected to 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 
additional efforts to mitigate potential adverse impacts. 

 

Subject site 
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D. Use Conditions 

 
Accessory outdoor equipment/material storage uses are subject to the following use conditions of Section 
8.02.02(b): 
 

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

 
The subject site contains 10 acres. 
 
2. Any stockpiles of soils, fertilizer or similar loosely packaged materials shall be sufficiently 

covered or contained to prevent dust or blowing of materials.  

 
Given the nature of the proposed use, we do not believe the outdoor storage will entail the use of loosely 
packaged materials that need containment; however, we request the applicant confirm this is the case. 
 
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 area surrounding the building is paved, while the area adjacent to the pavement at the rear of the site 
is proposed as gravel.  Pending input from the Township Engineer, the Commission may allow the use of 
gravel in accordance with this standard. 
 

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 with a parking lot shall meet the required parking lot setback; provided the Planning 

Commission may require additional landscaping screening or ornamental fencing.  

 

The outdoor storage area is located within the rear yard and complies with all setback requirements of the 
IND. 
 
However, the request also includes a vehicle display area in the front yard that does not comply with 
setback requirements. 
 

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 30,000 square foot building includes 4,400 square feet of office space. 
 

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

 

Sheet 8 includes a circulation plan demonstrating that large vehicles (a fire truck is depicted) can navigate 
the site without impacting traffic along Grand Oaks. 
 

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 applicant proposes use of a 6-foot screen fence around the outdoor storage area at the rear of the site. 
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A detail on Sheet 7 identifies the proposed chain link fencing and notes that “privacy slats” are to be used.  
We request the applicant provide additional detail on the “privacy slats.”  If this entails plastic strips 
woven into the chain link fence, we question their appropriateness and durability and suggest an 
alternative method of screening. 
 

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. 

 

We request the applicant confirm that this standard will be met. 
 
E. Use Conditions 

 
Accessory fuel storage/use of hazardous materials is subject to the following use conditions of Section 
13.07: 
 
1.  Above Ground Storage Tanks: Above ground storage tanks shall be limited to three hundred 

(300) gallon capacity, shall be located not less than seventy-five (75) feet from any occupied 

building or any lot line and shall be mounted on a solid concrete slab to prevent overturn and 

spilling;  

 
2.  Below Ground Fuel Storage Tanks: Below ground fuel storage tanks shall be at least two 

thousand (2,000) feet from any drinking water well serving two or more residential units.  

 

3.  Secondary Containment: Uses utilizing, storing or handling hazardous material have provided 

secondary containment facilities and provide documentation of compliance with state and 

federal regulations, as required.  

 

4.  Pollution Incident Prevention Plan: A Pollution Incident Prevention Plan (PIPP) shall be 

submitted that provides documentation for the following, with appropriate correspondence from 

the MDEQ, Michigan State Police Fire Marshall, local fire department, and Livingston County 

Health Department:  

 

(a)  Description of any discharge of any type of wastewater to a storm sewer, drain, lake, 

stream, wetland, other surface water body or into the groundwater;  

(b) Description of storage of any salt, oil or other potentially hazardous materials including 

common name, name of chemical components, location, maximum quantity expected on 

hand at any time, type of storage containers or base material, and anticipated procedure for 

use and handling;  

(c) Description of any transportation, on-site treatment, storage or disposal of hazardous waste 

generated in quantities of 250 gallons or 2200 pounds per month;  

(d) Description of any secondary containment measures proposed including design, 

construction materials and specifications, volume and security measures;  

(e) Name and phone number(s) of person(s) responsible for materials and available 24 hours, in 

case of detected spill.  

 

5.   Permits: Any discharge of wastewater to a storm sewer, drain, lake, stream or other surface 

water shall be documented and appropriate permits obtained from the MDEQ, Surface Water 

Quality Division. Any discharge of liquids, sludge, wastewater and/or wastewater residuals into 

or onto the ground shall be documented and appropriate permits obtained from the MDEQ, 

Waste Management Division. If flammable or combustible liquids are to be stored in fixed 
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aboveground storage containers with a capacity greater than 1,100 gallons, this shall be 

documented and appropriate permits obtained from the State Police Fire Marshal Division. 

Storage of pesticide or fertilizer in quantities greater than 55 gallons or 100 pounds shall be 

documented and appropriate permits obtained from the Michigan Department of Agriculture, 

Pesticide and Plant Pest Division. 

 
The submittal includes a PIPP but does not provide sufficient information to verify compliance with the 
required of Section 13.07.  The applicant must provide additional information demonstrating compliance 
or noting that certain conditions do not apply to their request. 
 
F. Site Plan Review 

 
1. Dimensional Requirements.  As shown in the table below, the proposed project complies with the 

dimensional standards of the IND: 
 

District 

Lot Size  Minimum Setbacks (feet)  
Max. 

Height Lot Coverage 
Lot 

Area 
(acres) 

Width 
(feet) 

Front 

Yard 
Side 

Yard 
Rear 

Yard 
Parking 

IND 1 150 85 25 40 20 front 
10 side/rear 

30’ 
2 stories 

40% building 
85% impervious 

Proposal 10 331 98 62.5 (N) 
118.5 (S) 1,000 

20 front 
10 side (N) 
25 side (S) 

30’ 
1 story 

6.9% building 
28.4% impervious 

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

subject to review and approval by the Planning Commission.  The applicant should be prepared to 
present material and color samples to the Commission at the upcoming meeting for their 
consideration. 
 
Building materials include face brick and metal siding with a standing seam metal roof.  The entrance 
canopy is constructed of aluminum clad columns and a metal roof. 
 
The revised submittal does not include material calculations; however, the amount of metal siding 
clearly exceeds the 25% limitation of Section 12.01. 
 
In response, the applicant states that they “will be seeking relief from this requirement at the Planning 
Commission meeting.” 

 
3. Parking.  The Ordinance requires 40 parking spaces, while 49 are proposed, including the 2 required 

barrier free spaces. 
 
The parking spaces and drive aisles meet or exceed the dimensional standards of Section 14.06 and 
the use of looped striping is proposed (as required).   
 

4. Pedestrian Circulation.  As an industrial property, a public sidewalk is not required along the site’s 
frontage.  The project does include a 7-foot wide concrete sidewalk along the front of the building 
providing pedestrian access between the parking lot and main building entrance. 
 

5. Vehicular Circulation.  The site will have direct access to Grand Oaks via a proposed curb cut.  The 
proposed driveway is situated a good distance from the nearest drives on the same side of the 
roadway and is 270 feet from the nearest driveway on the opposite side.   



Genoa Township Planning Commission 
Truck and Trailer Specialties 

Special Land Use and Site Plan Review #2 
Page 6 
 

Based on our review, the proposed location complies with the access management standards of 
Section 15.06; however, any comments provided by the Township Engineer with respect to the 
proposed driveway design must be addressed. 

 
The project includes a fence enclosure around the rear and sides of the building, including gates 
across both driveways, that restricts access to the side/rear of the site/building.   
 
In the revised submittal, the applicant states that the gates will remain open during business hours and 
a Knox Box has been added to both sets of gates for emergency access 
 

6. Loading.  The sides and rear of the building contain several overhead doors (6 in total) for deliveries 
and loading and a dedicated loading zone has been added at the rear of the building.  As noted above, 
the gates are to remain open during business hours, so delivery vehicles will have access to the rear of 
the building without causing back-up or delays at the entry gates. 
 

7. Waste Receptacle and Enclosure.  The site plan proposes a new waste receptacle and enclosure on 
the south side of the property.  The proposed location, enclosure and base pad comply with the 
standards of Section 12.04. 
 

8. Landscaping.  The revised landscape plan (Sheet L-1) has been reviewed 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 

20’ width 
9 canopy trees 

Requirements met 

Parking lot 490 SF landscaped area 
5 canopy trees 

503 SF landscaped area 
5 canopy trees 

Requirements met 

Detention pond 8 trees 
77 shrubs 

8 trees 
67 shrubs 
11 ornamental grasses 

The applicant requests relocation of the 
required plantings to the front of the 
building/site, as opposed to surrounding the 
detention pond 

 
9. Exterior Lighting.  The submittal includes a revised lighting plan (Sheet SD.101), which includes 2 

light poles in the parking lot and 16 wall mounted fixtures around the building. 
 
The proposed pole heights and light intensities comply with Ordinance standards.  Additionally, the 
proposed metal halide (wall mounted) and LED (pole mounted) fixtures are also compliant. 

 
10. Signs.  The site plan notes a proposed monument sign on the north side of the driveway.  The 

proposed location and setback meet current Ordinance standards. 
 
A depiction of the sign is not provided, though the applicant notes that such details will be provided 
with a sign permit application at a later date. 
 

11. Impact Assessment.  The submittal includes an Impact Assessment (dated April 4, 2018), a Wetland 
Delineation report (dated April 2, 2018) and a Pollution Incident Prevention Plan (dated October 20, 
2015).   
 

In summary, the Assessment notes that the project is not anticipated to adversely impact natural 
features, public services/utilities, surrounding land uses or traffic. 
 
The Wetland Delineation report identifies a regulated wetland at the rear of the site.  The required 25-
foot natural feature setback is also depicted on the plan and the proposed development area is 
approximately 500 feet from the near edge of the wetland. 
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The PIPP appears to include all of the information required by Section 13.07.04; however, given its 
date, we request the applicant confirm that all of the information is up to date. 

 
Should you have any questions concerning this matter, please do not hesitate to contact our office.  We 
can be reached by phone at (248) 586-0505, or via e-mail at bborden@safebuilt.com and 
steve.hannon@safebuilt.com. 
 
Respectfully, 
SAFEBUILT STUDIO 
 
 
  
  

Brian V. Borden, AICP    Stephen Hannon, AICP 
Planning Manager    Planner 
 



 

 

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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

May 10, 2018 
 
Ms. Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re:   Truck & Trailer Specialties, Inc. 

 Site Plan Review 3 

 
Dear Ms. VanMarter: 
 
We have reviewed the site plan documents from Greentech Engineering, Inc. dated May 7, 2018, for the 
referenced project. The approximately 10-acre site, located on Grand Oaks Drive just north of the Grand 
Oaks Ice Arena, is proposed for a 30,000-square-foot structure.  
 
The petitioner has satisfactorily addressed our previous comments with the following comment requiring 
input from the Planning Commission. 
 

1. Genoa Township design standards require the parking area to be provided with hard surface and 
concrete curbing.  The west side of the parking lot is proposed as a gravel surface without curbing.  
The Township needs to determine if this gravel area will be permitted as proposed or whether it 
needs to be hard surfaced in accordance with the Township design standards.  
 

From an engineering stand point we have no objection to site plan approval provided the petitioner and 
planning commission resolve the gravel parking lot issue above.    
 
If you have any questions please call. 
 
Sincerely,  
 
 
 
Gary J. Markstrom, P.E.  
Vice President  
 
copy: Tesha Humphriss, P.E.  

 



 
May 9, 2018 
 
 

 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Truck & Trailer Specialties 

Vacant land on Grand Oaks Dr. 
Genoa Twp., MI   

 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan. The plans were                             
received for review on April 6, 2018 and the drawings are dated April 4, 2018. The revised plans                                   
were received for review on May 3, 2018 and are dated April 25, 2018. The project is for the                                     
proposed construction of a new Type IIB, 30,000 square foot S-1/B non-separated mixed-use                         
building. (Revised utility and dimension/paving plans were received by email on Saturday May                         
5, prior to hard copy. This review covers both sets, however comments may be incomplete due                               
to timing and receipt of submittal.) 
 
The plan review is based on the requirements of the International Fire Code (IFC) 2018 edition.   
 
1. A fire hydrant shall be located within 100’ of the fire department connection. ​(The hydrant                             

shown to be located within 100’ of the FDC on the most recent drawing (May 5) is approved                                   
in that location, however, the FDC must be relocated to the front (East face of the Northeast                                 
corner) of the building) 

          IFC 912 
 

2. To provide for proper hydrant spacing and required fire flow a new fire hydrant must be                               
added to the rear of the proposed development. It shall be located to the northwest corner                               
of the building at the corner of the employee parking area. This hydrant run will also provide                                 
required water supply in the event the identified future 6.9 acre parcel is developed. ​(The                             
additional hydrant has been located on the site in the location requested.) 

 
3. The building is shown to be provided with an automatic sprinkler system as required. The                             

system shall be designed and installed in accordance with NFPA 13, ​Standard for the                           
Installation of Automatic Sprinkler Systems​. ​(Indicated to be complied by FDC and Fire Lead                           
location) 

IFC 903 
 
4. The address shall be located on the building and a ​minimum of 6” high letters of contrasting                                 

colors and be clearly visible from the street. The location and size shall be verified prior to                                 
installation.  ​(Noted to be provided when assigned.) 

 
IFC105.4.2 

IFC 505.1 
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5. The access drives onto and throughout the site shall be a minimum of 26’ wide. With a width                                   
of 26’ wide, the building side of the drive shall be marked as a fire lane. In addition to the                                       
front drive, signage is required on all three sides of the rear of the structure spaced every 50’.                                   
Include the location of the proposed fire lane signage and include a detail of the fire lane                                 
sign in the submittal. Access roads to site shall be provided and maintained during                           
construction. Access roads shall be constructed to be capable of supporting the imposed                         
load of fire apparatus weighing at least 84,000 pounds. ​(The surface is identified as heavy                             
duty construction.) (The width of the drives have been revised to a 26’ minimum, however,                             
the north gate is indicated at 25’ wide, on a 26’ clear width drive. This must be corrected to                                     
26’ minimum to maintain 26’ clear width.) (No Parking Fire Lane Signs are noted to be                               
located as described on the North, West and South sides of the building.) 

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

6. Access around building shall provide emergency vehicles with a turning radius of 30’ inside                           
and 50’ outside, with a minimum vertical clearance of 13½ feet. Provide an emergency                           
vehicle circulation plan. ​(Radii has been improved and vehicle circulation has been                       
provided. Red Maple (AR) located at the northeast corner of building on landscape sheet                           
must be pulled back to not overhang the drive to prevent encroachment on clear height                             
and width) 

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

shall be located adjacent to the main entrance of the structure. Each side gate shall also                               
be provided with a Knox Padlock secured to the owner lock to permit emergency access                             
security. ​(Knox padlocks are noted to be provided on both gates, however, the knox box                             
location is not identified at the main entrance.)  

          IFC 506.1 
 

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

 
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 
 
cc:  Amy Ruthig 
 

 

www.brightonareafire.com 



 

 
 

Civil Engineers  •  Land Surveyors  •  Land Planners 

IMPACT ASSESSMENT FOR SITE PLAN APPROVAL 
 

Truck & Trailer Specialties, LLC 
Genoa Township, Livingston County, Michigan 
 
April 4, 2018 
 
Prepared for: 
 
Ken McQuade 
ACS Build, Inc. 
28525 Beck Road, Suite 118 
Wixom, MI 48393 
(248) 348-9911 
 

A. Names and addresses of persons responsible for preparation of impact assessment and brief 
statement of qualifications. 

 
Prepared by: 

 
GreenTech Engineering, Inc.   ACS Build, Inc. 
51147 W. Pontiac Trail    28525 Beck Road, Suite 118 
Wixom, MI  48393    Wixom, MI  48393 
(248) 668-0700     (248) 348-9911 
Civil Engineerings & Land Surveyors  Contractor 
 

 
G.A.V. Associates 
24001 Orchard Lake Rd. Suite 180A 

  Farmington, Michigan 48336 
  (248) 985-9101  Ext 1003 
  Architects 

 
 
 

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

1) See drawings in SPA Application and submission for property description and 
location. 

a. Site is located south of Grand River on the west side of Grand Oaks Drive 
 
 

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 property size is approximately 10.03 acres which was recently split off of the parent 
parcel.  The site is vacant and wooded with wetlands at the west side of the property. 
 
The existing topography on the site has ground elevations ranging from 945 to 994  the 
site is lower than Grand Oaks Drive and slopes from east to west with the storm water 
sheet flowing overland.  The ultimate outlet for the storm water is a proposed stormwater 
pond at the west side and wetland soils per attached existing condition plan of the 
property. 
 

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. 

 
Surface runoff during periods of construction will be controlled by property methods set 
forth by the Livingston County Drain Commissioner, including silt fences, check dams, 
tree protection fence, stormwater detention pond and a mud mat. 

 
 
E. Impact on surrounding land used: Description of the types of proposed uses and other man-

made facilities, including any project phasing, and an indication of how the proposed use conforms 
or conflicts with existing and potential development patterns. A description shall be provided of 
any increases of light, noise or air pollution which could negatively impact adjacent properties. 

 
 

The applicant if proposing a Truck and Snow Equipment facility.  This development shall 
have the required parking, lighting and storm water management, environmental impact 
management associated with this type of development.  Applicant will have 1 entrance to 
the property via an access drive off of Grand Oaks Drive. 
 
  

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. 

 
There is no negative  impact on public facilities or services.  This project is part of the 
overall development of the immediate and surrounding area and has been anticipated with 
regards to public services. 

 
 

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. 

 
The development will be serviced by both public water and sanitary sewer that are located 
at the east property line (Grand Oaks Drive). 

 



 
 

 
 
 
 
 

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

 
The development will have a list of all hazardous substances expected to be used, stored or 
disposed of on the site.  MSDS sheets will be kept on each material with the location 
within the site and the method of containment.  A PIPP will be submitted at a later date 
and within a reasonable time table. 
 

 
 

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: 

 
 

There will be 20 employees and minimal deliveries daily.  This will have little impact on 
traffic for Grand Oaks Drive. 

 
 
 

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

 
None at this time 

 
 

K. A list of all sources shall be provided. 
 
 

Genoa Twp submittal requirements for impact study 
Genoa Twp zoning ordinance 

 
 
 



 POLLUTION INCIDENT PREVENTION PLAN 
 AND 
 HAZARDOUS WASTE CONTINGENCY PLAN 
 
 for 
 
 Truck & Trailer Specialties, Inc. 
 Howell Store Location 
 Parcel #4711-05-300-054 
                            Grand Oaks Drive 
 Howell, Michigan  48843 
 Telephone: 517-552-3855 
 
 
 
 
PRIMARY EMERGENCY COORDINATOR   ALTERNATE EMERGENCY COORDINATOR 
Brian Bouwman     Dan Bouwman 
Work: 517-552-3855    Work: 616-698-8215 
Cell: 616-734-4968    Cell: 616-889-7495 

 
 

 
  

 
 
 
  
 
 
 ************************************ 
 *  IN CASE OF EMERGENCY CALL THE   * 
 *                                  * 
 * DEQ POLLUTION EMERGENCY ALERTING * 
 *                                  * 
 *  SYSTEM (PEAS)   1-800-292-4706  * 
 ************************************ 
 
 
 

DATE: April 25, 2018 
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STATUTORY AUTHORITY 
 
 
This Pollution Incident Prevention Plan (PIPP) has been prepared in accordance 
with Part 5 of the General Rules established by the Michigan Water Resources 
Commission under the authority of Act 245 of the Public Acts of 1929 as amended. 

 
This facility is a small quantity generator of hazardous wastes and is therefore 
required to maintain and follow a hazardous waste contingency plan.  This PIPP 
has been amended to incorporate hazardous waste management provisions sufficient 
to comply with the Resource Conservation and Recovery Act (40 CFR 265 Subpart D) 
and the Michigan Hazardous Waste Management Act (Act 64).  Copies of this plan 
have been placed on file with the appropriate agencies.    
 
This plan is to be kept on file in the facility waste notebook.  Its content 
should be familiar to each employee.  The plan is to be reviewed and amended as 
required by changes in operations or failure of the plan in an emergency. 
 
A formal training program on hazardous waste and polluting materials management 
has been developed by Tuck & Trailer Specialties.  This training will be required 
for all emergency coordinators, their alternates and any employee who manages 
polluting materials and hazardous wastes as part of day to day operations.   
 
An outline of this training program is on file in the Waste Management Notebook 
at this facility. 
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* NOTE - Although the statute and rules refer to the Part 5 of the General Rules of the Water Resource Commission, promulgated 
pursuant to Act 245, P.A. 1929, as amended (Act 245), and to the Water Resources Commission (WRC), the decision making 
authority formerly held by the WRC was delegated to the DEQ through Executive Orders signed by the governor.  In addition, Act 
245 has been incorporated as Part 31.  Water Resources Protection, of the Natural Resources and Environmental Protection Act, 1994 
PA 451, as amended (Act 451) MCL 324.3101 et seq.  Please be aware that these rules are currently under revision. 
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        EMERGENCY RESPONSE AGENCIES 
 
 
POLICE 
 
State  - Brighton         810-227-1051 

   
 
 
County - Livingston/Sheriff  517-546-2440 

   
   

 
City - Howell Police Dept.  517-546-1330 

   
   

 
FIRE    
          Howell        517-546-0560 
 
    
HOSPITAL    
          St. Joseph Mercy  517-545-6000 

 
 

 
AMBULANCE    
          Livingston Co. EMS  517-546-6220 
 
 
 
HEALTH DEPT- Livingston Co. 
          Environmental        517-546-9858 
          Public               517-546-9850                 
 
 
 
MDEQ OFFICE 

Lansing Office   517-284-6651 
 
 
 

                         
 
 

CALL 911 FOR EMERGENCIES 
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POLLUTION INCIDENT RESPONSE 
 
 
If a spill or leak of salt, oil or polluting material occurs, the Emergency 
Response Actions posted near the telephones are to be followed.  These are given 
here in more detail.  The emergency response coordinator and alternates should 
become familiar with these steps.  
 
1. Assess the situation; follow all health and safety precautions warranted 

by the material and circumstances. 
 
2. If there is reason to believe that the release of polluting material 

threatens the health or safety of employees or of surrounding residents or 
properties evacuate the facility, notify the local emergency response 
agencies listed in this plan and follow their instructions.    

 
3. If there is reason to believe that the polluting material has or may reach 

the waters of this state via the drains, sewers, surface runoff or soils 
at the facility, immediately contact the DEQ Pollution Emergency Alerting 
System (PEAS) at the number on the front of this plan.  Follow their 
instructions for containing or cleaning up the material. 

 
 
4. Take steps to minimize the release of polluting material to the environ-

ment.  This can include but is in no way limited to the following mea-
sures: 

 
      a.   DO NOT FLUSH WITH WATER UNLESS DIRECTED TO DO SO. 
 

b.   Shut off valves, plug leaks, pump tanks etc. to stop the release.  
 
c.   Dike or absorb the material using sand or other material. 

        
d.   Redirect flows to a holding area. 

 
e.   Excavate contaminated soils. 

 
5. Clean up all contaminated material. Follow instructions given by DEQ  

staff for final clean up action. 
 
6. Properly store, label and document the wastes for disposal. 
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7. Notify Truck & Trailer Specialties Management that a spill or leak has oc-
curred.  Make arrangements for disposal of waste material. 

 
8. Clean and service all emergency equipment.  Replenish supplies of absor-

bent material, etc.  Recommend and perform maintenance on containment 
systems. 

 
9. Enter into the waste notebook, a full account of the incident including 

date, time, volume, material and response taken. 
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10. If the DEQ PEAS staff has not been notified, do so within 10 days of the 

incident with the following information: 
 

a.  Facility name and location. 
 

b.  Description and volume of material involved. 
 

c.  Time and date of spill or leak. 
 

d.  Assessment of damage and response taken. 
 

e.  Remedial action planned or assistance needed. 
 
11. Review PIPP/HWCP for changes needed to make it more effective and 
 realistic. 
 
 
PHYSICAL DESCRIPTION OF THE FACILITY 
 
 
This is an existing facility that was purchased by Truck & Trailer Specialties in 
2012 for the purpose of truck buildups which encompasses body installation, 
plows, material distributors, hydraulic and lighting systems, etc. The sole 
structure incorporates the offices and shop areas.  There are no floor drains 
within the facility or catch basins within the paved lot. 
 
 
This facility has its own deep well for a fresh water source. The building is 
connected to the sanitary sewer. Roof and surface drainage is routed into catch 
basins which outlet into the lagoon.  There are no floor drains within the 
structure.  There is one storm water drain and manhole southwest of the shop 
about 50 feet that is routed to the lagoon. 
 
For security and safety reasons, this facility has a fenced storage year. During 
off duty hours the gate is closed and locked. 
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EMERGENCY EQUIPMENT 
 
 
 
This facility will be maintained and operated to minimize the possibility of a 
fire, explosion or release of polluting materials.  The following communications, 
fire protection, spill control and clean up equipment are available on site in 
case of an emergency.  This equipment will be inspected and maintained as neces-
sary to assure its proper operation if a pollution incident should occur. 
 

     Description                        Testing/Maintenance 
    

 
   

 
  1. Portable Fire Extinguishers      Inspect annually or as needed 

 
        11.  Eye Wash                          Inspect monthly 
 

  15.  Telephone/PA System               Test monthly   Water hose 
 
   Absorbent Material   Replenish supply as needed 

 
   Hand Shovels 

         
         

* Numbers correspond to the site plan in the Attachments Section. 
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 POLLUTING MATERIALS STORED OR USED AT THIS FACILITY 
 
 
Listed below are the materials currently stored or used at the Truck & Trailer 
Specialties Howell facility that have the potential of causing environmental 
damage in the event of accidental spills or leakage.  Following is a discussion 
of the type of material, how it is stored and pollution incident prevention 
measures. 
 
 

Vehicle Fluids 
 

Waste Oil 
 

Solvents 
 

Small Quantity Chemical Products 
 
 
 
The locations of these materials are shown on the Hazardous Material Site Plan 
found in the Attachments Section.  Complete information regarding the physical 
properties and required safety precautions can be found in the Safety Data Sheets 
(SDS) posted at this facility. 
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Vehicle Fluids 
 
The Truck & Trailer Specialties Howell facility uses varying quantities of 
lubricating oil, gear oil, automatic transmission fluid, hydraulic fluid and 
antifreeze. Bulk vehicle fluids are stored inside the main shop.  The shop has no 
floor drains which renders the shop itself as the containment area.  Vehicle 
fluids are pumped directly from their original containers as needed. 
 
 
Pollution Incident Prevention Measures 
 
If a large spill were to occur, it would be contained as quickly as possible.  
Absorbent material is available in the storage and use areas for cleaning up 
small spills. Care will be taken to avoid and clean up spills which may occur. 
The vehicle fluid storage and dispensing areas will be inspected regularly for 
signs of spills or leaking containers.  In the event of the release of a large or 
unknown volume of material the POLLUTION INCIDENT RESPONSE STEPS presented in 
this plan and posted in the facility are to be followed. 
 
Solvents 
 
There is no inventory of bulk solvents maintained at this site.  Small 
quantities are kept for immediate use.  Flammable type solvents are kept 
in flammable liquid storage cabinet indicated as #8 on site plan. 
 
 
Waste Oil Disposal 
 
At the Truck & Trailer Specialties Howell location, waste oil is poured into a 55 
gallon above ground holding drum (with containment), located in the shop facility 
along south wall. When the tank is full, a licensed hauler will pump out the tank 
and dispose of the waste oil.  In the event that substances other than oil are 
deposited in the waste oil tank, the contents are analyzed to determine if it 
must be treated as a hazardous waste. 
 
Pollution Incident Prevention Measures 
 
Only oil may be deposited in the waste oil tank.  The area around the tank will 
be checked weekly for irregularities.  Leakage from the waste oil tank can be 
detected by regularly checking around the tank.      
 
In the event of the release of a large or unknown volume of material, the POLLU-
TION INCIDENT RESPONSE STEPS presented in this plan and posted in the facility 
are to be followed. 
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Polluting Materials Stored in Small Quantities 
 
The Truck & Trailer Specialties Howell location stores small quantities of 
several chemical products.  Among these are tar removers, cleaners, paints and 
paint thinners.  These are stored in their original containers in a designated 
storage area away from open drains.  Each product's label and Material Safety 
Data Sheet (MSDS) will be consulted for proper use and disposal.   
 
 
Hazardous Waste 
 
This facility is a small quantity generator of hazardous wastes and is regulated 
under both the Federal Resource Conservation and Recovery Act and the Michigan 
Hazardous Waste Management Act (Act 64). 
 
Typically the only hazardous waste generated by this facility is waste oil. This 
plan includes hazardous waste training for all employees, weekly inspection and 
documentation of any spills or leaking hazardous waste containers, and measures 
to reduce the volumes of waste generated at this facility.  All hazardous waste 
will be accumulated and manifested for disposal as required by law. 
 
Pollution Incident Prevention Measures 
 
Hazardous Waste will be stored away from floor drains (The Howell shop has no 
floor drains). The storage area will be inspected regularly.  Small spills of 
hazardous wastes will be blotted with absorbent material and placed in a 
separate, labeled container and disposed of as solid hazardous waste.  In the 
event of the release of a large or unknown volume of material the POLLUTION 
INCIDENT RESPONSE STEPS presented in this plan and posted at the facility are to 
be followed. 
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EMERGENCY RESPONSE ACTIONS 
 
 (To be posted near telephone and in material storage areas) 
 
 
 1. Quickly assess the situation. 
 
 2. Call emergency response agencies and/or evacuate if necessary. 
 
 
 4. Notify the DEQ PEAS if a polluting material does or may reach water 

resources through sewers, ditches or soil. 
 

PEAS:  1-800-292-4706 
 
5. Minimize the damage 
 

- Take reasonable actions to control fire or limit the damage 
  - DO NOT FLUSH HAZARDOUS MATERIAL WITH WATER UNLESS DIRECTED TO DO SO BY 
   AN AGENCY REPRESENTATIVE 
  - Shut off valves, pump tanks, plug inlets/outlets 

- Dike or redirect flows to a holding area 
- Absorb with sand or other material 
- Excavate contaminated soils 
- Clean out oil skimmer catch basins 

 
 7. Clean up and properly dispose of all recovered or contaminated material. 
 
  
 8. Make full report to DEQ PEAS within 10 days. 
 
 9. Evaluate the Plan and response actions for adequacy. 
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EVACUATION PLAN 
 
 (To be posted at the facility) 
 
 
 

1. Employers will be given notification 
verbally *intercom*    

 
 
 

2. All employees will be evacuated to 
an area outside the front gate. 

 
 

 
3. An employee will be assigned to the 

front of the property to keep out 
unauthorized persons. 

 
 
 
 

4. The front gate will be locked after  
all employees have been accounted for. 

 
 
 

5. A sign will be placed on the front 
gate declaring the area contaminat-
ed. 





















sym. qty. botanical name common name caliper spacing root height
AR 6 Acer rubrum Red Maple 2.5" as shown B&B
AS 6 Acer saccharum Sugar Maple 2.5" as shown B&B
EA 29 Euonymus alata 'Compacta' Compact Burning Bush as shown 24"
HY 12 Hydrangea 'Little Quick Fire' Little Quick Fire Hydrangea as shown 24"
JC 26 Juniperus c. 'Keteleeri' Keteleer Juniper as shown B&B 5'
KF 3 Calamagrostis × acutiflora 'Karl Foerster' Karl Forester Grass as shown #2 Cont.
LT 3 Liriodendron tulipifera Tulip Tree 2.5" as shown B&B
PA 8 Pennisetum a. 'Hameln' Dwarf Fountain Grass as shown #2 Cont.
UP 4 Ulmus 'Pioneer" Pioneer Elm 2.5" as shown B&B















April 27, 2018 

Attn: Kelly VanMarter, AICP 
Assistant Township Manager 
Community Development Director 
Genoa Charter Township 
2911 Dorr Road 
Brighton, Michigan 48116 

Dear Ms. VanMarter, 

Please accept this cover letter in anticipation of the May 14, 2018, Genoa Township Planning Commission 
meeting. This letter serves to provide an overview of project material updates and an amendment 
request pertaining to Cleary University’s new athletic and event stadium.   

The first item for Township consideration is the approval to address and integrate designated campus 
stadium signage and advertising language for corporate and community partners of the university. Such 
designated stadium advertising would not require permits from the Township for implementation.  This 
issue was not considered or included in the university’s Planned Unit Development Agreement (P.U.D.) 
dated October 2, 2015.  Given that there is a great level of excitement and financial support from 
corporate and community partners for the stadium, we propose an amendment to the original P.U.D. 
specifically addressing ARTICLE VII. DESIGN OF BUILDING AND SIGNS.  The university respectfully 
submits for the Township’s consideration and approval.   I have included the proposed amendment for 
your review.   

Secondly, upon further research, assessment, and value engineering by the university and building 
partners, we have identified a far superior, appropriate, and cost effective material to utilize for the press 
box and concessions building, stadium seating perimeter walls, and dugouts since the original site and 
building plans were submitted and approved in November 2017.   

The first proposed change of product building materials is the use of a solid colored concrete block for 
the press box and concession stand building.  To further support aesthetic uniformity, we request this 
same colored block be used for the base layer of the stadium seating wall and stadium dugouts.   

Originally approved was a faux brick facing product (i.e. Quick Brick) that was affixed to a block base 
wall.  Given enhanced durability, improved aesthetics, and cost effectiveness, we request your support of 
this building material change.  We also request this change for the dugouts and seating area walls to 
provide the opportunity to consistently and uniformly brand the stadium with athletic and university 
themed custom vinyl and paint murals.  We will provide samples of all proposed changes at the May 14 
meeting for review.  



The final building materials change request pertains to the replacement of the cement “hardy” board 
product previously approved for the second level of the exterior of the press box and concession stand 
building.   After further discussion with contractors and product material experts, it was discovered that 
this product would not adequately satisfy our long-term needs given its lack of effectiveness relative to 
specific sports use.  Therefore, we request your support and approval to utilize Smart Side, a state-of-the-
art engineered wood siding product in place of the cement board material.  Smart Side is statistically 
proven to be less prone to damage related to direct impact by baseballs and softballs, weather (hail) and 
is also mildew resistant.   

Given the repetitive use of baseball, softball, and other team sports at this facility, and the high-quality 
aesthetic appearance of the Smart Side product, we believe this is a far superior material replacement 
option.  Furthermore, the product will be custom painted to align with Township guidelines regarding 
uniform and consistent color tones and schemes as approved through our approved October 2, 2015, 
P.U.D Agreement. 

Thank you again for your consideration.  If you have any questions or concerns, please feel free to contact 
me directly at mbennett@cleary.edu or via telephone at 989.798.4118.  

We are privileged to work with Genoa Township through this process and will be sure to provide the 
necessary documentation and sample building materials for our presentation on May 14.   

Sincerely, 

Dr. Matthew L. Bennett 
Senior Vice President, Institutional Advancement 

mailto:mbennett@cleary.edu


 

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

May 8, 2018 
 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
At the Township’s request, we have reviewed the proposed amendment to the Cleary University PUD.  
The site is located on the south side of Grand River, between Grand Oaks and Latson Road. 
 
The submittal includes a cover letter summarizing the proposal, a copy of proposed amendments to the 
PUD Agreement and plans pertaining to the athletic field buildings and signage. 
 
We have reviewed the proposal in accordance with the applicable provisions of the Genoa Township 
Zoning Ordinance. 
 

A. Summary 

 
1. The proposed PUD amendment includes two changes in building materials: 

a. Use of solid colored concrete block (as opposed to Quick Brick) for the lower level of the 
press/concessions stand building, the base around the seating areas and the dugouts; and 

b. Use of an engineered wood siding (as opposed to cement “hardy” board) for the upper level of the 
press box/concessions stand. 

2. The applicant must present building material and color samples to the Commission for their 
consideration. 

3. The proposed amendment to the PUD Agreement would allow for a significant amount of signage, 
though much of it will only be visible from on-site.  Nonetheless, we suggest the following: 
a. A limit on the number of perimeter fencing signs should be established; 
b. The foul pole signs should not be permitted, as their height is generally out of character with 

signage allowed in Township; and 
c. The vehicle display platform should not be permitted, as this element is generally of character 

with the site and surroundings and there are ample opportunities for advertising via other means. 
  

B. Proposal/Process 

 
The applicant requests review and approval of an amendment to the approved PUD for Cleary University.   
The proposal entails changes to materials for athletic field buildings and allowance of additional signage 
for both sponsors and the University via an amendment to the PUD Agreement. 
 
Section 10.11.04 requires Planning Commission review of amendments to an approved Final PUD Plan 
that are considered “major,” which includes changes to the PUD Agreement. 
 
Following review of the proposed amendment, the Planning Commission may make a recommendation to 
the Township Board, who has final approval authority. 

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

Subject: Cleary University – Proposed Amendment to Approved PUD (1st Review) 
Location: 3750 Cleary Drive – south side of Grand River, between Grand Oaks and Latson Road 
Zoning: MUPUD Mixed Use Planned Unit Development 



Genoa Township Planning Commission 
Cleary University 

PUD Amendment Review #1 
Page 2 
 

 
Aerial view of site and surroundings (looking north) 

 

C. Review 

 

As noted above, there are multiple components to the proposed amendment.  More specifically, the 
proposal includes: 
 

1. Changes to the approved materials for the athletic field buildings (press box, concessions, 
stadium base and dugouts); and 

2. Amendments to the PUD Agreement allowing additional stadium signage and advertising. 
 
1. Building materials.   As described in the applicant’s cover letter (dated April 27, 2018) and depicted 

on Sheets A-003, A-104 and A-201, the request proposes two material changes: 1) from Quick Brick 
to a solid colored concrete block; and 2) the use of an engineered wood siding in lieu of cement 
“hardy” board. 
 

The solid colored concrete block is proposed for the press box/concessions stand, dugouts and the 
base of the stadium seating. 
 
The engineered wood siding is proposed for the upper level of the press box/concessions stand.  This 
change was made to increase durability due to potential damage by sports usage (caused by 
base/softballs). 
 
The applicant indicates that material and color samples will be presented to the Commission at their 
upcoming meeting. 

 

 

 

 

Subject site 



Genoa Township Planning Commission 
Cleary University 

PUD Amendment Review #1 
Page 3 
 
2. PUD Agreement.  The proposed amendment would allow for upwards of 10 additional sign types, 

including those for the University itself, as well as advertising for sponsors. 
 
A variety of sign types/locations are proposed, including: 
 

• Stadium naming rights (80 SF); 
• Press box/concessions sponsorship (40 SF); 
• Outfield digital scoreboard (200 SF); 
• Outfield LED sponsor panel (50 SF); 
• Perimeter fencing wind screen (48 SF each, with the opportunity for numerous signs); 
• Stadium seating concourse wall (sizes not indicated); 
• Dugouts (sizes not indicated); 
• Backstop padding (240 SF of padding with the potential for university and/or sponsor logos); 
• Pole banners (8 at 8 SF per); 
• Foul poles (30 SF); and 
• An outdoor vehicle display platform (depicted, but not included in the text amendment). 

 
Most (if not all) of the signage will only be visible from on-site; however, the current proposal has the 
potential to result in a significant amount of signage. 
 
As such, we suggest the following for discussion purposes: 
 

• A limit should be placed on the number of perimeter fencing signs allowed.  As currently 
written, the site could accommodate over 150 such signs.  While we do not believe that is the 
applicant’s intent, the current language is far too lenient. 
 

• The submittal does not include a depiction of the foul pole signs, so we request that one be 
provided for the Commission’s consideration.  The text description indicates that they are 15’ 
tall, which is much taller than signage typically allowed in the Township.  Depending on the 
Commission’s input, we suggest these signs be removed from the request as they would 
generally be out of character with other signage permitted in the Township. 

 
• Similar to the comment above, the inclusion of a vehicle display platform is generally out of 

character with the site and surroundings.  Such advertising is only allowed on a limited basis 
as an accessory element of an automobile dealership.  Given the ample opportunities for 
advertising at this site, we suggest this element be removed from the request.  Alternatively, 
if the Commission is open so such advertising, language must be added to the PUD 
Agreement. 

 

Should you have any questions concerning this matter, please do not hesitate to contact our office.  We 
can be reached by phone at (248) 586-0505, or via e-mail at bborden@safebuilt.com and 
steve.hannon@safebuilt.com. 
 
Respectfully, 
SAFEBUILT STUDIO 
 
 
  
  

Brian V. Borden, AICP    Stephen Hannon, AICP 
Planning Manager    Planner 



STATE OF MICHIGAN 
 

COUNTY OF LIVINGSTON 
 

TOWNSHIP OF GENOA 
 

AMENDMENT TO PLANNED UNIT DEVELOPMENT AGREEMENT RELATIVE TO CLEARY 
UNIVERSITY CAMPUS 

 
THIS AMENDMENT TO PLANNED UNIT DEVELOPMENT AGREEMENT is made and entered 
into on this ____ day of May, 2018, by CLEARY UNIVERSITY, a Michigan non-profit 
corporation, 3750 Cleary Drive, Howell, MI 48843 (referred to as "Owner"), and the 
TOWNSHIP OF GENOA, a Michigan municipal corporation, whose address is 2911 Dorr 
Road, Brighton, Michigan 48116 (referred to as "Township").  
 

RECITALS: 
 

A. The Township and CLEARY UNIVERSITY, entered into a Planned Unit Development 
Agreement on October 2, 2015, (the PUD Agreement") which was recorded on 
October 19, 2015, 2015R-033066, Livingston County Records. 
 

B. Article IX of the PUD Agreement provides that the PUD Agreement may be amended 
in writing by the parties to the Agreement.  

 
C. Owner and the Township desire to further amend the PUD Agreement only as it 

pertains to Article VII. Design of Buildings and Signs.  
 
NOW, THEREFORE, OWNER AND TOWNSHIP, in consideration of the mutual promises 
contained in this amendment and in the PUD Agreement, HEREBY AGREE AS FOLLOWS: 
  

1. University athletic and event stadium signage and advertising: The Owner shall have 
uniformly designed and designated stadium sponsorship signage. Stadium signage 
and advertising is not exposed to the public and visibility is confined to Owner’s 
campus activities and events.  Sign permits are not required from the Township for 
stadium sponsor advertising signage within the following designated areas:  
 

a. Official Naming Right Sponsorship Signage: 4’x20’ full color, custom laser-cut 
acrylic lettering for university stadium naming rights sponsor (10-year 
commitment).  Signage will be permanently affixed to the stadium press box 
and concessions stand.   
 

b. Press Box and Concession Sponsorship Signage: 2’x20’ full color, custom 
laser-cut acrylic lettering for university press box and concession stand 
naming rights sponsor (10-year commitment). Signage will be permanently 
affixed to the stadium press box and concessions stand.   

 



c. Outfield LED Digital Board. 10’x20’ 10mm LED full-color digital display 
multi-use scoreboard.  LED panels affixed to galvanized tube frame, mounted 
to two custom fabricated and painted steel beams. 

 
d. Outfield LED Digital Board Sponsor Panel: 5’x10’ raised vinyl covered 

aluminum affixed to the LED Digital board.  
 

e. Stadium Perimeter Fence Wind Screen: 6’x 1,230’, custom vinyl-coated 
polyester dura-mesh windscreen affixed to stadium perimeter fencing will 
feature 6’ x 8’ stadium sponsor logoed panels as determined by the 
university.  Wind screen signage will be uniformly designed and feature 
university athletics and partner sponsor branding.   

 
f. Stadium Seating Concourse Wall Perimeter: Custom designed, premium paint 

and vinyl university wall mural and stadium sponsor logos will be permitted 
behind stadium seating adjacent to press box and concession stand.   

 
g. Dugout: Custom designed, premium paint and vinyl university wall mural 

and stadium sponsor logos will be permitted behind dugout seating adjacent 
to press box and concession stand.   

 
h. Backstop Padding: 4’ x 60’ high-density open-cell foam core, heavy-duty UV-

treated 18-oz vinyl laminated cover stock.  Backstop padding will be navy 
blue with appropriately color-coordinated university and or sponsor logo(s). 

 
i. Pole Banners: 2’x4’ dual-sided, 16oz. vinyl pole banners affixed to tension 

netting poles and stadium light pole (n=8).  Banners are mounted with 
fiberglass poles and galvanized steel mounting brackets and bands.   

 
j. Foul Poles: 2’x15’ heavy-duty UV-treated 18-oz vinyl laminated cover stock 

with stadium sponsor logo and or work mark.  
 

k. Stadium Seating: Custom vinyl branding for/on stadium chairs and bleacher 
sections in accordance with Cleary University and stadium sponsor color 
schemes.   

 
l. Alternative materials may be used by the University in the appropriate 

designated areas associated with stadium sponsorship and advertising 
signage.  

 
 
 
 
 
 



2. This Amendment to Planned Unit Development Agreement was approved by the 
Township Board on the _____ day of May, 2018, at a meeting duly called and held.  
 
IN WITNESS WHEREOF, the undersigned have executed this Amendment to Planned 
Unit Development Agreement as of the day and year first above written. 

 
 

OWNER:  
     Cleary University   

 
By: ______________________________________ 
 Dr. Jayson M. Boyers 
 
 Its: President and CEO 
 
 
TOWNSHIP: 
Township of Genoa 
 
By: ______________________________________ 
 
 
 Its: ______________________________ 
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ELEVATION
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A4

ELEVATION
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C3ELEVATION
 1/4" = 1'-0"A-201

C1

ELEVATION
 1/4" = 1'-0"A-201

A1

 1/4" = 1'-0"A-201

C5 ELEVATION WITH BLEACHERS
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3750 CLEARY DRIVE

HOWELL, MI 48843

PERMIT SET

CLEARY UNIVERSITY

CLEARY UNIVERSITY ATHLETIC COMPLEX

ARCHITECTURAL

MECHANICAL

M-001 MECHANICAL - LEGEND
M-101 MECHANICAL DUCTWORK
M-501 MECHANICAL - DETAILS
M-502 MECHANICAL - DETAILS
M-503 MECHANICAL - DETAILS
M-504 MECHANICAL - DETAILS
M-505 MECHANICAL - DETAILS
M-601 MECHANICAL - SCHEDULES & DETAILS
M-701 MECHANICAL - ENERGY COMPLIANCE

ELECTRICAL

E-001 ELECTRIC - LEGEND
EL-101 ELECTRIC LIGHTING
EL-102 ELECTRIC LIGHTING - DUGOUT PLANS
EL-601 ELECTRIC LUMINARIE SCHEDULE
EP-101 ELECTRIC POWER
EP-102 ELECTRIC POWER - DUGOUT PLANS
EP-501 ELECTRIC POWER - DETAILS
EP-601 ELECTRIC POWER - SINGLE LINE DIAGRAM
EP-602 ELECTRIC POWER - PANEL SCHEDULES
EP-603 ELECTRIC POWER - SCHEDULES
ES-101 ELECTRIC SITE PLAN

PLUMBING

P-001 PLUMBING - LEGEND
P-101 PLUMBING - FIRST FLOOR
P-102 PLUMBING - SECOND FLOOR
P-501 PLUMBING - DETAILS
P-601 PLUMBING - SCHEDULES
P-901 PLUMBING ISOMETRICS

CIVIL

3121 E. GRAND RIVER
HOWELL, MI 48843
PHONE: (517) 258-3060
FAX: (517) 548-1670

A-000 COVER SHEET

A-001 MBC PLANS

A-002 SITE PLAN

A-003 SITE ELEVATIONS

A-101 FIRST FLOOR PLAN

A-102 SECOND FLOOR PLAN

A-103 ROOF PLAN

A-104 DUGOUT PLAN AND ELEVATIONS

A-201 EXTERIOR ELEVATIONS

A-301 BUILDING AND WALL SECTIONS

A-302 WALL SECTIONS

A-303 WALL SECTIONS

A-401 TOILET ROOMS

A-501 DETAILS

A-601 OPENING SCHEDULE

A-701 FIRST & SECOND FLOOR REFLECTED
CEILING PLANS

S-001 STRUCTURAL NOTES

S-101 FOUNDATION AND FRAMING PLAN

S-102 ROOF FRAMING PLAN

S-103 DUGOUT FOUNDATION AND FRAMING

S-301 STRUCTURAL WALL SECTIONS

STRUCTURAL STRUCTURAL

370 E. WILSON BRIDGE ROAD
WORTHINGTON, OHIO 43085
PHONE: 614.436.6465

M. E. P.

444 SOUTH FRONT STREET
COLUMBUS, OHIO 43215
PHONE: 614-228-2180
FAX: 614-228-2183

pmullin
PJM Signature

pmullin
PJM Signature



16" W X 12" D WALL FOOTING, 
W/ (2) #5 CONT., TYP.

45' - 8"

14' - 8" 14' - 0" 17' - 0"

21
' -

 0
"

7 
5/

8"

19
' -

 8
 3

/4
"

7 
5/

8"

SLAB CONSTRUCTION:

4" THICK CONCRETE SLAB ON GRADE REINFORCED WITH 6X6 - W1.4 / 
W1.4 WELDED WIRE FABRIC AT MID-DEPTH U.N.O. PLACE SLAB OVER 
MIN. 4" THICK COMPACTED AGGREGATE SUB-BASE. SEE ARCH 
DRAWINGS FOR VAPOR RETARDER, MINOR DEPRESSIONS & SLOPES TO 
DRAINS. MAINTAIN A MINIMUM 4" SLAB THICKNESS THROUGHOUT.
PROVIDE SAWN CONTROL JOINTS AT A MAXIMUM OF 12' - 0" ON CENTER.

A3

S-301

PROVIDE 8" DEEP X 16" WIDE THICKENED 
SLAB W/ (2) #4 CONT. BELOW ALL 

INTERIOR NON-LOAD BEARING C.M.U.
CENTER THICKENED SLAB ON WALL. 

A2

S-301

A1

S-301

BEAR LINTELS MIN. 6" ON 
C.M.U. EACH END, TYP. U.N.O

STUD WALL ABOVE

BEAR LVL BEAMS MIN. 3" ON 
WOOD PLATE, TYP. U.N.O.

(3)1 3/4x11 7/8 LVL (3)1 3/4x11 7/8 LVL

2x
8

@
 1

6"
 O

.C
. 

(2) L4X3-1/2X5/16 (LLV)

(5)1 3/4x11 7/8 LVL

2x
8

@
 1

6"
 O

.C
. 

CONNECT LVL BEAM TO CONT. 
WOOD PLATES W/ (2) SIMPSON 

H2.5A ANCHORS, TYP.

(2
) 

L4
X

3-
1/

2X
5/

16
 (

LL
V

)

(2) L4X3-1/2X5/16 (LLV) (2) L4X3-1/2X5/16 (LLV)

A4

S-101

A4

S-101
SIM.

A4

S-101
SIM.

A3

S-301

W
16

X
26

GROUT CMU SOLID, 
FULL HEIGHT

GROUT CMU SOLID, 
FULL HEIGHT

BEAR LINTEL MIN. 8" ON CMU

BEAR LINTEL MIN. 8" ON CMU

EXTEND LVL BEAM TO A MIN. OF 
2" PAST CENTERLINE OF W16

C4

S-101

C4

S-101

1 2 3 4

A

A2

S-301

A1

S-301

(FLUSH BOTTOM)(FLUSH BOTTOM)(FLUSH BOTTOM)

SEE STRUCTURAL NOTES ON S-001 FOR FLOOR 
SHEATHING REQUIRMENTS AND FASTENING NAILING.

PRESS BOX DESIGN 
LIVE LOAD = 50 PSF

PROVIDE FULL DEPTH 2X BLOCKING BELOW 
POSTS ABOVE. CONNECT BOTTOM OF POST 

TO BLOCKING W/ SIMPSON H6 ANCHOR, TYP.
CONNECT BLOCKING TO DOUBLE JOIST EACH 

SIDE W/ SIMPSON  FACE MOUNT HANGER, TYP.

PROVIDE DOUBLE JOIST EACH SIDE 
OF FULL HEIGHT BLOCKING, TYP.

GROUT CMU SOLID, 
FULL HEIGHT

1/2" Ø THRU BOLTS @ 18" O.C. , 
TOP & BOTTOM, LOCATED 2" 

FROM TOP & BOTTOM OF BEAM

SIMPSON LUS28 FACE MOUNT 
HANGER AT EACH JOIST, TYP.

FACE OF STUD = 
FACE OF LVL BEAM

2X4 AT 16" O.C. , PROVIDE FULL DEPTH STUD 
BLOCKING AT 1/3 POINTS OF STUD HEIGHT

PRESS BOX

CONT. 2X4 PLATE W/ (2) 16d NAILS AT 16" O.C. 

BOTTOM LVL BEAM = 
BOTTOM OF FLOOR JOISTS

ATTIC

8" CMU W/ #5 VERT. AT 40" O.C. & HORIZ. 
JOINT REINF. @ 16" O.C., GROUT CMU SOLID 

AT REINF. & ANCHOR ROD LOCATIONS.

FULL DEPTH 2X BLOCKING AT 32" O.C., EXTEND 
BLOCKING A MIN. OF 3 JOIST SPACES, TYP. 

SIMPSON A35 AT 24" O.C. EACH SIDE OF (2) 2X

(2) 2X CENTERED ON. CMU NOTCH, 
AT ANCHOR ROD LOCATIONS

SEE PLAN FOR JOIST 
SIZE & SPACING, TYP.

CONT. P.T. 2X8 PLATE W/ 1/2" Ø ANCHOR 
RODS AT 40" O.C. & 6" FROM ENDS & 
SPLICES. PROVIDE 15" EMBEDMENT.

EQ EQ
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 1/4" = 1'-0"
FOUNDATION PLAN

1

 1/4" = 1'-0"
SECOND FLOOR FRAMING PLAN

2

DETAIL
 1 1/2" = 1'-0"S-101

A4

DETAIL
 1 1/2" = 1'-0"S-101

C4
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D4

S-301

A3

S-301

1 2 3 4

A (3) 2x8 (3) 1 3/4"x7 1/4" LVL (3) 2x8 (3) 2x8(3) 2x8

(2
) 

2x
8

(3) 2x4 PROVIDE SIMPSON EP4Z
POST CAP.

(3) 2x4

PROVIDE SIMPSON EP4Z
POST CAP.

PRE-FABRICATED CANOPY BY OTHERS. DESIGN OF CANOPY & 
CANOPY CONNECTION TO STRUCTURE BY CANOPY 
MANUFACTURER/SUPPLIER

2X4 @ 16" O.C. 

2X4 @ 16" O.C. P
R

E
-E

N
G

IN
E

R
E

D
 R

O
O

F
 

T
R

U
S

S
E

S
 A

T
 2

4"
 O

.C
. 

(3) 2X6

TYP.

PROVIDE SIMPSON PC6Z 
POST CAP, TYP. U.N.O.

(2) 2X4 JACK BEARING STUDS & 
(2) 2X4 FULL HEIGHT KING 

STUDS EACH END OF OPENING

A2

S-301

A1

S-301

SEE A4/S-301 FOR ROOF TRUSS ELEVATION

8' - 4 1/2" 8' - 0" 12' - 0" 8' - 0" 8' - 5"

PROVIDE SIMPSON H2.5T AT 
EACH TRUSS

8 
3/

8"

(2) 2x8

(2
) 

2x
8

MAU HUNG FROM BOTTOM CHORDS OF 
TRUSSES ABOVE (SUPPORT FROM 
MINIMUM 2 TRUSSES).  MAX. OPERATING 
WEIGHT OF UNIT 200 POUNDS.  ALL 
REQUIRED FRAMING AND CONNECTION 
HARDWARE FOR SUPPORT OF UNIT TO BE 
BY UNIT MFR./INSTALLER.
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A3

S-103

A
T

 1
6"

 O
.C

.

A5

S-103

CONNECT END OF (3) 2X TO FACE 
OF MASONRY W/ SIMPSON HUC26-3 
CONCEALED FLANGE FACE MOUNT 
HANGER W/ (8) 1/4X1 3/4 TITEN 
SCREWS INTO MASONRY & (4)10d 
NAILS INTO (3) 2X.

6x6 POST W/ 
SIMPSON ABU66Z
POST BASE & SIMPSON 
PC6Z POST CAP, TYP.

(3) 2x8 (3) 2x8 (3) 2x8
(2

) 
L3

-1
/2

X
3-

1/
2X

5/
16

"
W

/ 6
" 

B
R

G
. E

A
C

H
 E

N
D

2x
6

SAWN CONTROL JOINT

A3

S-103

A5

S-103

PROVIDE TURN DOWN 
(SIM. TO A3/S-103)

SLAB CONSTRUCTION:

4" THICK CONCRETE SLAB ON GRADE REINFORCED WITH 6X6 - W1.4 / 
W1.4 WELDED WIRE FABRIC AT MID-DEPTH U.N.O. PLACE SLAB OVER 
MIN. 4" THICK COMPACTED AGGREGATE SUB-BASE. SEE ARCH 
DRAWINGS FOR VAPOR RETARDER, MINOR DEPRESSIONS & SLOPES TO 
DRAINS. MAINTAIN A MINIMUM 4" SLAB THICKNESS THROUGHOUT.
PROVIDE SAWN CONTROL JOINTS AT A MAXIMUM OF 12' - 0" ON CENTER.

EQEQ

(3) #4 CONT., 
TYP.

(2) #4 CONT.
BOT., TYP.

SLOPE SLAB

#4 DOWELS W/ 36" HORIZ. 
LEG AT 16" O.C., TYP.

SIMPSON H3 AT EACH RAFTER

SEE PLAN FOR BEAM SIZE

VERT. DOWELS TO MATCH SIZE & 
SPACING OF VET. REINF. EMBED 
DOWELS MIN. 40 BAR DIA. INTO CONC.

GROUT MASONRY UNITS SOLID AT VERT. 
REINF. & ANCHOR ROD LOCATIONS

8" QUIK BRIK MASONRY UNIT W/ #5 
VERT. REINF. AT 40" O.C. & HORIZ. JT. 
REINF. AT 16" O.C.

CONT. P.T. 2X8 W/ 1/2" Ø ANCHOR RODS 
AT 32" O.C. & 6" FROM ENDS & SPLICES 
IN PLATE PROVIDE 15" EMBEDMENT.

CONT. 2X RIM JOIST 
RIP AS REQUIRED

SIMPSON H3 AT EACH 
RAFTER

SEE PLAN FOR RAFTER 
SIZE & SPACING

3" CLEAR TYP.1' - 0" 1' - 0"

3' 
- 8

"  
(M

IN
.)

CONT. 2X8

PROVIDE CLASS III CONCRETE 
FOR EXTERIOR SLAB ON GRADE

2x6 BLOCKING @ 32" O.C.
EXTEND 3 RAFTER SPACES.

T.O. CMU
SLOPES

CONT. COURSE PARTIAL HEIGHT 
SOLIDLY GROUTED SMU MATCH 
PROFILE OF RAFTER SLOPE

SIMPSON A35 AT 32" O.C.

SIMPSON H3 AT EACH BLOCKING MEMBER

THIS DRAWING SHALL NOT BE REPRODUCED, PUBLISHED, STORED IN AN ELECTRONIC RETRIEVAL SYSTEM, OR USED IN ANY WAY WITHOUT WRITTEN PERMISSION OF THE ARCHITECT. COPYRIGHT  C  2018 MKC ARCHITECTS, INC
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 1/4" = 1'-0"S-103

A2 DUGOUTS ROOF FRAMING PLAN

 1/4" = 1'-0"S-103

A1 FOUNDATION PLAN - DUGOUT WALL SECTION
 3/4" = 1'-0"S-103

A3 WALL SECTION
 3/4" = 1'-0"S-103

A5
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FIRST FLOOR
0"

SECOND FLOOR
8' - 11"

TRUSS BEARING
17' - 0 1/8"

B.O. FOUNDATION
-3' - 8"

INFILL WEBS OF STEEL BEAM LINTEL W/ 
QUIK BRIK MASONRY UNIT FACE SHELLS

STEEL BEAM LINTEL (SEE PLAN FOR SIZE & BEARING) W/ 
CONT. 5/16" X 7 1/2" WIDE BOTTOM PLATE. STOP 
BOTTOM PLATE 1/4" FROM MASONRY JAMBS EACH END.

CONT.  DOUBLE 2X4 TOP PLATE CONNECT TOP PLATE 
TO TOP FLANGE OF STEEL BEAM W/ 1/2" Ø THROUGH 
BOLTS AT 16" O.C.  

3/16 4-12

PLATE TO
BEAM BOTTOM
FLANGE

SEE A2/S-301 FOR CMU, 
REINF. & FOUNDATION INFO.

ROOF TRUSSES

ADJUSTABLE MASONRY TIES AT 16" O.C. 
FULL DEPTH 2X BLOCKING AT 
32" O.C. EXTEND BLOCKING A 

MIN. OF (4) JOIST SPACES

(5) 1 3/4X11 7/8 LVL BEAM BEYOND

FIRST FLOOR
0"

SECOND FLOOR
8' - 11"

TRUSS BEARING
17' - 0 1/8"

B.O. FOUNDATION
-3' - 8"

CONT. DOUBLE 
2X RIM JOIST

FULL DEPTH 2X BLOCKING AT 
32" O.C. EXTEND BLOCKING A 
MIN. OF (4) JOIST SPACES

CONT. 2X4 PLATE W/ 
(2) 16d NAILS AT 16" O.C. 

SEE PLAN FOR SIZE AND 
SPACING OF FLOOR JOISTS

ROOF TRUSSES

GABLE END TRUSS

CONNECT BOTTOM CHORD OF GABLE 
TRUSS TO CONT. 2X4 W/ SIMPSON 
SDS25312 SCREWS AT 16" O.C. 

CONT. 2X4 W/ 12d NAILS AT 8" O.C. 

SEE A2/S.301 FOR CMU, 
REINF. & FOUNDATION INFO

4' 
- 0

" (
M

IN
.)

SHEATHING TO BE 
CONTINOUS A MIN. OF 

4'-0" FROM TOP OF 
DOUBLE TOP PLATE

FIRST FLOOR
0"

SECOND FLOOR
8' - 11"

TRUSS BEARING
17' - 0 1/8"

B.O. FOUNDATION
-3' - 8"

A

3" CLEAR, MIN.

3"
 C

LE
AR

, M
IN

.

EQ.EQ.SEE PLAN FOR SIZE & 
REINFORCEMENT

DOWELS W/ STANDARD 90 DEGREE 
HOOK TO MATCH SIZE & SPACING OF 
VERT. REINF. LAP MIN. 40 BAR DIA. W/ 

VERT. REINF.

3' 
- 8

"  
(M

IN
.)

GROUT CMU AT VERT. REINF. 
& ANCHOR ROD LOCATIONS

EQ.EQ.

8" CMU W/ #5 VERT. AT 40" O.C. & 
HORIZ. JOINT REINF. AT 16" O.C. 

CONT. (2) 2X4 P.T. PLATE W/ 1/2" Ø 
ANCHOR RODS AT 40" O.C. & 6" 
FROM ENDS & SPLICES IN PLATE. 
PROVIDE MIN. 15" EMBEDMENT.

CONT. 2X RIM BOARD

CONT. 2X6 PLATE W/ (2) 16d NAILS 
AT EACH FLOOR JOIST.

CONT. COURSE SOLIDLY 
GROUTED CMU

CONT. 2X6 PLATE W/O SPLICE 
BETWEEN STUD POSTS. FRAME 
TO STUD POSTS EACH END W/ 
SIMPSON A35

BEAM, SEE PLAN SIMPSON H2.5T AT EACH TRUSS

ROOF TRUSSES

2X6 @ 16" O.C.

SEE PLAN FOR BLOCKING 
BELOW POSTS ABOVE

TRUSS BEARING
17' - 0 1/8"

A

20' - 1 1/2"

3'
 - 

3 
1/

2"

9 
1/

4"

2

12

3 1/2"

8' - 5 3/4"
4 1/8"

10' - 6 5/8"

SEE PLAN5 1/2"

B.O. FOUNDATION
-3' - 8"

DOWELS WITH STD. 90º HOOK TO 
MATCH SIZE AND SPACING OF VERT. 
REINF. LAP DOWELS A MIN. OF 48 BAR 
DIA. W/ VERT. REINF.

3' - 0" WIDE X 12" THICK FOOTING W/ (4) 
#5 LONGITUDINAL CONTINUOUS BARS 
AND #5 AT 12" O.C. TRANSVERSE BARS

PROVIDE HORIZ. JOINT REINF. AT 
16" O.C. ABOVE GRADE

#7 VERT. AT 16" O.C. 

8" C.M.U.

8'
 - 

0"
 (M

AX
.)

3' 
- 8

" (
M

IN
.)

BLEACHERS BY OTHERS

B.O. FOUNDATION
-3' - 8"

DOWELS WITH STD. 90º 
HOOK TO MATCH SIZE AND 
SPACING OF VERT. REINF. 
LAP DOWELS A MIN. OF 48 
BAR DIA. W/ VERT. REINF.

24" WIDE X 12" THICK 
FOOTING W/ (3) #5 CONT.

PROVIDE HORIZ. JOINT 
REINF. AT 16" O.C. ABOVE 
GRADE

#5 VERT. REINF. AT 40" O.C. 

8" C.M.U.

3' 
- 8

" (
M

IN
.)

3'
 - 

8"
 (M

AX
.)
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WALL SECTION
 3/4" = 1'-0"S-301

A3WALL SECTION
 3/4" = 1'-0"S-301

A1 WALL SECTION
 3/4" = 1'-0"S-301

A2

 1/4" = 1'-0"S-301

D4 TRUSS ELEVATION

WALL SECTION
 3/4" = 1'-0"S-301
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TAG

W1

FIRE RESISTANCE

RATING TEST N 

ACOUSTICAL 
PERFORMANCE

TEST N0STC

NON-RATED N/A

INSULAT. TAG

W2

FIRE RESISTANCE

RATING TEST N 

ACOUSTICAL 
PERFORMANCE

TEST N0STC

NON-RATED N/A

INSULAT. TAG

W3

FIRE RESISTANCE

RATING TEST N 

ACOUSTICAL 
PERFORMANCE

TEST N0STC

NON-RATED N/A

INSULAT.

7 5/8"
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MBC PLANS

A-001

17-066

 1/16" = 1'-0"

FIRST FLOOR OBC PLAN
1

CHAPTER 10 - MEANS OF EGRESS:
1004.0 DESIGN OCCUPANT LOAD: CONCESSIONS/PRESS BOX

TABLE 1004.1.2:  100 GROSS SF - BUSINESS (B)
1ST FLOOR: 306 sf / 100 gross = 3.06 PEOPLE
2ND FLOOR: 445 sf / 100 gross = 4.45 PEOPLE

TOTAL OCCUPANCY = 7.51 PEOPLE

TABLE 1004.1.2:  ACTUAL - BLEACHERS (A5)
BLEACHERS: = 293 PEOPLE

CHAPTER 11 - ACCESSIBILITY
PARKING, ROUTE, AND ENTRANCE IS DESIGNED TO MEET REQUIREMENTS OF CHAPTER 11 AND ICC A117.1, 

REFER TO SITE PLAN DRAWINGS BY OTHERS.
PRESS BOX ACCESS IN ACCORDANCE WITH 1104.3.2.

-  PRESS BOX IS LESS THAN 500 SF (ACTUAL AREA: 445 SF)

BUILDING CODE ANALYSIS:

APPLICABLE CODES:
CODE EDITION
- BUILDING CODE: 2015 MICHIGAN BUILDING CODE
- ENERGY CODE: 2015 MICHIGAN BUILDING CODE – CHAPTER 13

2009 MICHIGAN UNIFORM ENERGY CODE - CHAPTER 5
MICHIGAN UNIFORM ENERGY CODE, PART 10 a. 
Rules (ANSI/ASHRAE 90.1 – 2007) (effective March 9, 2011)

- MECHANICAL CODE: 2015 MICHIGAN MECHANICAL CODE 
- PLUMBING CODE: 2015 MICHIGAN PLUMBING CODE
- ELECTRICAL CODE: NEC 2014 (STATE OF MICHIGAN ELECTGRICAL CODE) 

2014 NATIONAL ELECTRICAL CODE WITH PART 8 AMMENDMENTS 
- ACCESSIBILITY CODES: 2015 MICHIGAN BUILDING CODE, CHAPTER 11

ICC ANSI A117.1-2009
FAIR HOUSING ACT
2010 AMERICANS WITH DISABILITIES ACT

PROJECT DESCRIPTION:
NEW CONCESSIONS AND PRESS BOX BUILDING WITH NEW BLEACHERS AND (2) NEW DUGOUTS.

CHAPTER 3 - USE GROUP
304.1: B (BUSINESS) CONCESSIONS/PRESS BOX BUILDING & DUGOUTS
303.6: A-5 (ASSEMBLY) BLEACHERS

CHAPTER 5 HEIGHT AND AREA LIMITATIONS:
TABLE 504.3:     ALLOWABLE BUILDING HEIGHT IN FEET ABOVE GRADE PLANE: 40 FEET PROVIDED = 24'-3" FEET
TABLE 504.4:     ALLOWABLE NUMBER OF STORIES ABOVE GRADE PLANE: 2 STORIES PROVIDED = 2 STORIES
TABLE 506.2:     ALLOWABLE AREA: 9,000 SF ACTUAL = 959 SF (GROUND FLOOR)

445 SF (SECOND FLOOR)

CHAPTER 6 TYPES OF CONSTRUCTION:
CONSTRUCTION TYPE PER TABLE 601: TYPE VB
FIRE RESISTANCE RATING OF BUILDING ELEMENTS:
1. PRIMARY STRUCTURAL FRAME: 0 HRS.
2. BEARING WALLS

A.  EXTERIOR 0 HRS.
B.  INTERIOR 0 HRS.

3. NONBEARING WALLS & PARTITION
A.  EXTERIOR (FIRE SEPARATION DISTANCE X > 30 PER TABLE 602) 0 HRS.
B.  INTERIOR 0 HRS.

4. FLOOR CONSTRUCTION 0 HRS.
5. ROOF CONSTRUCTION 0 HRS.

CHAPTER 7 - FIRE RESISTANCE RATED CONSTRUCTION:
FIRE WALLS 706: NONE
FIRE PARTITIONS 708: NONE
SMOKE BARRIERS 709: NONE
SMOKE PARTITIONS 710: NONE
FLOOR AND ROOF ASSEMBLIES 711: NONE
SHAFT ENCLOSURES 713:  NONE

CHAPTER 8 INTERIOR FINISHES:
TABLE 803.11:

-  ROOMS AND ENCLOSED SPACES: CLASS C.

CHAPTER 9 FIRE PROTECTION SYSTEMS:
903.2.1.5 (GROUP A-5; PRESS BOX):  AUTOMATIC SPRINKLER SYSTEM NOT REQUIRED.

-  PRESS BOX IS LESS THAN 1000 SF (ACTUAL AREA: 445 SF)
PORTABLE FIRE EXTINGUISHERS:

-  MAXIMUM TRAVEL DISTANCE TO EXTINGUISHER = 75 FEET.
-  SHALL BE SELECTED AND INSTALLED IN ACCORDANCE WITH 906.2 AND NFPA 10. 
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QUIK-BRIK OR EQUAL
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BACKSTOP WALL FENCE AND GATE,
SEE CIVIL DRAWINGS

FENCE AND GATE,
SEE CIVIL DRAWINGS
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RAILING ON TOP OF PARTIAL 
HEIGHT MASONRY WALL

A-003

A3

30
' -

 0
"

22
' -

 6
 1

/2
"

CJ
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A1

A-003 B1

A-003
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A-003

B3

A-003

C1

A-003
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NOTES:
1. ALUMINUM MATERIAL FOR FENCE FRAMEWORK (I.E. TUBULAR PICKETS, RAILS AND POSTS)  SHALL CONFORM TO THE 
REQUIREMENTS OF ASTM B221.
2. THE MANUFACTURED FRAMEWORK SHALL BE SUBJECTED TO THE AMERISTAR THERMAL STRATIFICATION COATING PROCESS (HIGH 
TEMPERATUR, IN-LINE, MULTI-STAGE, AND MULTI-LAYER) INCLUDING, AS A MINIMUM, A SIX-STAGE PRETREATMEN/WASH AND AN 
ELECTROSTATIC SPRAY APPLICATION OF POLYESTER FINISH. THE TOPCOAT SHALL BE A "NO-MAR" TGIC POLYESTER POWDER COAT 
FINISH WITH A MINIMUM THICKNESS OF 2 MILS (0.0508 MM) OR APPROVED EQUAL. THE COLOR SHALL BE BLACK.

NOTE: ALL GATE AND GATE COMPONENTS 
TO BE BLACK. PROVIDE SHOP DRAWINGS.

DOUBLE GATE ELEVATION

FENCE COLUMN WITH GATE FOOTER

FENCE WALL

3" SQUARE X 12 GAUGE 
SQUARE POST - COLOR 
TO BE BLACK

GATE END 2" X 1/4" WALL

FINISH GRADE

3" Ø X 12 GA. POST

1 3/4" FORERUNNER RAIL

1" Ø X 0.125" WALL PICKET W/ ROUNDED END

GATE END 2" X 1/4" WALL

GATE HARDWARE KIT

DOUBLE SIDE GATE LATCH 

GATE LATCH

CANE BOLTS - DRILL HOLE IN CONCRETE (IN 
OPEN AND CLOSED POSITIONS) TO ACCEPT BOLT

1
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5

6

7

3' WIDE METAL GATE PANELS 

FENCE WALL

APPROX. 10X12 RECT. CONCRETE 
FOOTER ANCHOR FENCE FOOTER 
TO WALL FOOTER. DEPTH TO BE 42" 
MIN. WHERE FOOTER IS NOT 
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TO BE 15" DIA. BY 42" DEEP. 
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5 3 4 2
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C1 ELEVATION
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C4 ELEVATION
 1/4" = 1'-0"A-003
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SECOND FLOOR ARCHITECTURAL PLAN
1
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ROOF PLAN

A-103

17-066

 1/4" = 1'-0"

Roof Plan
1



X XX

SIGNAGE BY OTHERS 
VERIFY MOUNTING 

REQUIREMENTS

FASCIA BOARD WRAPPED 
IN BRAKE METAL

WOOD BEAM WRAPED IN BRAKE 
METAL, SEE STRUCTURAL

WOOD BENCH

FIRST FOUR COURSES OF 
BLOCK ABOVE GRADE TO 
BE BEST BLOCK, COLOR: 

MANCHESTER

BEST BLOCK SMOOTH FACE 
CONCRETE BLOCK ABOVE 

FIRST FOUR COURSES.

BEST BLOCK SMOOTH 
FACE CONCRETE BLOCK

FIRST FOUR COURSES OF 
BLOCK ABOVE GRADE TO 
BE BEST BLOCK, COLOR: 
MANCHESTER

BEST BLOCK SMOOTH FACE 
CONCRETE BLOCK

FIRST FOUR COURSES OF 
BLOCK ABOVE GRADE TO 
BE BEST BLOCK, COLOR: 
MANCHESTER

STANDING SEAM METAL ROOF

FIRST FOUR COURSES OF 
BLOCK ABOVE GRADE TO 
BE BEST BLOCK, COLOR: 
MANCHESTER

DOWNSPOUT

BEST BLOCK SMOOTH FACE 
CONCRETE BLOCK ABOVE 
FIRST FOUR COURSES.
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TOP OF MASONRY
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WRAP IN BRAKE METAL
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03300.02

L2X2 SUPPORT BRACKET AT 4'-0" O.C.

BENCH

1'
 - 

6"

1' - 8"

4"

PAUL J. MULLIN - 35245
EXPIRATION DATE: 10-31-2019

ARCHITECT OF RECORD

E
C

T

RA
C

H
I

T

T

D
RE

E

E
G
I
S

R

J.
MULLIN

ARCHITECT
No.

MF ICH
ET

A

T
S

O
IG

A
N

35245

PAUL

1 2 3 4 5

A

B

C

D

MKC PROJECT:

SUBMITTED:

CONSULTANTS

THIS DRAWING SHALL NOT BE REPRODUCED, PUBLISHED, STORED IN AN ELECTRONIC RETRIEVAL SYSTEM, OR USED IN ANY WAY WITHOUT WRITTEN PERMISSION OF THE ARCHITECT. COPYRIGHT  C  2018 MKC ARCHITECTS, INC

C
:\
U

s
e

rs
\p

k
e

lle
r\

D
o
c
u

m
e
n

ts
\R

e
v
it 

L
o
c
a
ls

\2
0
1
7

\1
7

-0
6

6
 C

le
a

ry
 B

ld
g
_
p

k
e
lle

r☺
.r

v
t

5
/2

/2
0

1
8
 4

:4
4
:3

8
 P

M

C
L

E
A

R
Y

 U
N

IV
E

R
S

IT
Y

 A
T

H
L

E
T

IC
 C

O
M

P
L

E
X

C
L

E
A

R
Y

 U
N

IV
E

R
S

IT
Y

3
7
5
0
 C

L
E

A
R

Y
 D

R
IV

E

H
O

W
E

L
L

, M
I 4

8
8
4
3

PERMIT SET

March 21, 2018

DUGOUT PLAN AND ELEVATIONS

A-104

17-066

ELEVATION
 1/4" = 1'-0"A-104

B1

ELEVATION
 1/4" = 1'-0"A-104

D1 ELEVATION
 1/4" = 1'-0"A-104

D2

ELEVATION
 1/4" = 1'-0"A-104

C1

 1/4" = 1'-0"A-104

A1 FLOOR PLAN

WALL SECTION
 3/4" = 1'-0"A-104

A3 WALL SECTION
 3/4" = 1'-0"A-104

A5

Keynote Legend

Key Value Keynote Text

03300.02 4" POURED CONCRETE SLAB

03300.07 POURED CONCRETE TURN DOWN SLAB, SEE
STRUCTURAL

04200.01 NOMINAL 8” X 16" X 4" SINGLE WYTHE
CONCRETE MASONRY UNIT, INSULATE CORES.

04200.23 NOMINAL 8” X 16" X 4" SINGLE WYTHE
CONCRETE MASONRY UNIT.

06100.03 1/2" PLYWOOD ROOF SHEATHING.

06100.17 2X8 WOOD FASCIA BOARD, WRAPED IN BRAKE
METAL.

06100.19 2X TREATED WOOD ROOF JOISTS, SEE
STRUCTURAL.

06100.22 1/2" EXTERIOR GRADE PLYWOOD

06100.23 WOOD BEAM WRAPED IN BRAKE METAL, SEE
STRUCTURAL

07420.01 VENTED ALUMINUM SOFFIT PANEL

07600.02 STANDING SEAM METAL ROOFING

07700.01 ALUMINUM METAL GUTTER

08950.01 SOFFIT VENT

33460.01 4" MIN. GRAVEL ON GRADE

 1" = 1'-0"A-104

C4 DUGOUT BENCH DETAIL



FIRST FLOOR
0"

SECOND FLOOR
8' - 11"

TRUSS BEARING
17' - 0 1/8"

B.O. FOUNDATION
-3' - 8"

LP SMART SIDE BOARD SIDING

BEST BLOCK, COLOR: 
MANCHESTER

VINYL SLIDING WINDOWS, TYP.

/C5 A-201SEE ELEVATION                       FOR THIS ELEVATION WITH BLEACHERS

1234

W1W1W1W1W1W1W1W1 W1 W1 W1

LP SMART SIDE BOARD SIDING TRIM
LP SMART SIDE BOARD SIDING TRIM

FIRST FLOOR
0"

SECOND FLOOR
8' - 11"

TRUSS BEARING
17' - 0 1/8"

B.O. FOUNDATION
-3' - 8"

LP SMART SIDE 
BOARD SIDING

BEST BLOCK, COLOR: 
MANCHESTER

A

LP SMART SIDE BOARD 
SIDING TRIM

HOLLOW METAL 
DOOR AND FRAME

BLEACHERS BY OTHERS

2x8 FASCIA BOARD, 
WRAP IN BRAKE METAL

METAL GUTTER

FIRST FLOOR
0"

SECOND FLOOR
8' - 11"

TRUSS BEARING
17' - 0 1/8"

B.O. FOUNDATION
-3' - 8"

LP SMART SIDE 
BOARD SIDING

BEST BLOCK, COLOR: 
MANCHESTER

A

BEST BLOCK, COLOR: 
MANCHESTER

- ALTERNATE COLOR

LP SMART SIDE 
BOARD SIDING TRIM 

SIGNAGE BY OTHERS, 
VERIFY MOUNTING 

REQUIREMENTS

2X8 FASCIA BOARD, 
WRAP IN BRAKE METAL

OPENING FOR 
OVERHEAD 
COILING DOOR

METAL GUTTER

PREMANUFACTURED 
ALUMINUM CANOPY

DOWNSPOUT

MOUNTING PLATE FOR 
CANOPY HANGER ROD, 
COORDINATE WITH CANOPY 
MANUFACTURER

OPENING FOR 
OVERHEAD 
COILING DOOR

FIRST FLOOR
0"

SECOND FLOOR
8' - 11"

TRUSS BEARING
17' - 0 1/8"

B.O. FOUNDATION
-3' - 8"

LP SMART SIDE BOARD SIDING TRIM

STANDIND SEAM METAL ROOF

BEST BLOCK, COLOR: 
MANCHESTER

METAL DOOR AND FRAME

1 2 3 4

PREMANUFACTURED 
ALUMINUM CANOPY

BEST BLOCK, COLOR: 
MANCHESTER -
ALTERNATE COLOR

DOWNSPOUT, SEE 
FOR STORM DRAINAGE DETAIL

CHAMFERED CMU 
BLOCK BELT COURSE

METAL GUTTER

/A4 A-501 DOWNSPOUT, SEE 
FOR STORM DRAINAGE DETAIL

/A4 A-501

FIRST FLOOR
0"

SECOND FLOOR
8' - 11"

TRUSS BEARING
17' - 0 1/8"

B.O. FOUNDATION
-3' - 8"

BLEACHERS BY OTHERS

BEST BLOCK, COLOR: 
MANCHESTER

1234

8' - 5 13/16"8' - 0"12' - 0"8' - 0"

W1 W1 W1 W1 W1 W1 W1 W1 W1 W1 W1

LP SMART SIDE BOARD SIDINGVINYL SLIDING WINDOWS, TYP.

LP SMART SIDE BOARD SIDING TRIM
LP SMART SIDE BOARD SIDING TRIM
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EXTERIOR ELEVATIONS

A-201

17-066

ELEVATION
 1/4" = 1'-0"A-201

A4

ELEVATION
 1/4" = 1'-0"A-201

C3ELEVATION
 1/4" = 1'-0"A-201

C1

ELEVATION
 1/4" = 1'-0"A-201

A1

 1/4" = 1'-0"A-201

C5 ELEVATION WITH BLEACHERS



FIRST FLOOR
0"

SECOND FLOOR
8' - 11"

TRUSS BEARING
17' - 0 1/8"

B.O. FOUNDATION
-3' - 8"

04200.01
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03300.02
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06100.10
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07420.02
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06100.26
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06650.01

04200.22

05500.01

06100.06

06100.07

06100.05
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A-501
A3

07600.03

07600.03

05120.07

06100.24

06100.24

06100.17

07600.01

04200.24

BEARING POCKET FOR LVL 
BEAM, SEE STRUCTURAL

07210.14

A-501
B5

08110.08

06100.26

A

BLEACHERS BY OTHERS

1 2 3 4
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06100.05
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BUILDING AND WALL SECTIONS

A-301

17-066

WALL SECTION
 3/4" = 1'-0"A-301

A3 WALL SECTION
 3/4" = 1'-0"A-301

A4

 3/16" = 1'-0"A-301

B1 BUILDING SECTION

 3/16" = 1'-0"A-301

A1 BUILDING SECTION WALL SECTION
 3/4" = 1'-0"A-301

A5

Keynote Legend

Key Value Keynote Text

03300.01 POURED CONCRETE FOUNDATION, SEE STRUCTURAL.

03300.02 4" POURED CONCRETE SLAB

04200.01 NOMINAL 8” X 16" X 4" SINGLE WYTHE CONCRETE MASONRY UNIT,
INSULATE CORES.

04200.19 NOMINAL 4” X 16" X 4" QUIK BRIK MASONRY UNIT.

04200.20 NOMINAL 6” X 16" X 4" SOLID CHAMFERED BLOCK BELT COURSE

04200.21 8" CMU BLOCK FOUNDATION WALL

04200.22 INFILL WEBS OF STEEL BEAM WITH SPLIT QUIK BRIK MASONRY UNITS

04200.24 MASONRY TIES AT EACH JOINT

05120.07 PRE-MANUFACTURED ANODIZED ALUMINUM CANOPY.

05500.01 STEEL LINTEL FOR OPENING, SEE STRUCTURAL

06100.03 1/2" PLYWOOD ROOF SHEATHING.

06100.04 WOOD ROOF TRUSS, SEE STRUCTURAL.

06100.05 5/8"OSB SHEATHING WITH BUILDING WRAP.

06100.06 5/8" OSB WALL BOARD (PAINTED)

06100.07 2X4 WALL STUDS @ 16" O.C.

06100.08 5/8" OSB CEILING BOARD (PAINTED).

06100.09 2X8 WOOD FLOOR JOIST.

06100.10 3/4” PLYWOOD SUBFLOOR.

06100.12 3/8" MIN. FURRING, RUN FURRING VERTICALLY TO ALLOW DRAINAGE

06100.17 2X8 WOOD FASCIA BOARD, WRAPED IN BRAKE METAL.

06100.24 PROVIDE BLOCKING AS REQUIRED FOR PRE-MANUFACTURED METAL
CANOPY, COORDINATE WITH CANOPY MANUFACTURER.

06100.26 2x PLATES IN CONTACT WITH MASONRY OR CONCRETE SHALL BE
PRESERVATIVE PRESSURE TREATED, SEE SPECIFICATIONS SECTION
06 10 00

06650.01 PLASTIC TRIM, AZEK NOMINAL 1X6 PVC TRIMBOARD

07210.13 2" AIR SPACE.

07210.14 1/2" EXPANSION MATERIAL

07420.02 CEMENT FIBER BOARD LAP SIDING

07600.01 CONTINUOUS METAL ROOF EDGE FLASHING

07600.03 CONTINUOUS THROUGH WALL FLASHING, COORDINATE WITH CANOPY
MANUFACTURER

07700.01 ALUMINUM METAL GUTTER

08110.08 OVERHEAD COILING DOOR, HAND OPERABLE.

12360.01 STAINLESS STEEL COUNTERTOP.

33460.01 4" MIN. GRAVEL ON GRADE



FIRST FLOOR
0"

SECOND FLOOR
8' - 11"

TRUSS BEARING
17' - 0 1/8"
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A-501
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Keynote Legend

Key Value Keynote Text

03300.01 POURED CONCRETE FOUNDATION, SEE
STRUCTURAL.

03300.02 4" POURED CONCRETE SLAB

04200.01 NOMINAL 8” X 16" X 4" SINGLE WYTHE
CONCRETE MASONRY UNIT, INSULATE CORES.

04200.19 NOMINAL 4” X 16" X 4" QUIK BRIK MASONRY
UNIT.

04200.20 NOMINAL 6” X 16" X 4" SOLID CHAMFERED
BLOCK BELT COURSE

04200.21 8" CMU BLOCK FOUNDATION WALL

06100.05 5/8"OSB SHEATHING WITH BUILDING WRAP.

06100.06 5/8" OSB WALL BOARD (PAINTED)

06100.07 2X4 WALL STUDS @ 16" O.C.

06100.08 5/8" OSB CEILING BOARD (PAINTED).

06100.09 2X8 WOOD FLOOR JOIST.

06100.10 3/4” PLYWOOD SUBFLOOR.

06100.12 3/8" MIN. FURRING, RUN FURRING VERTICALLY
TO ALLOW DRAINAGE

06100.17 2X8 WOOD FASCIA BOARD, WRAPED IN BRAKE
METAL.

06100.18 WOOD WINDOW STOOL

06100.26 2x PLATES IN CONTACT WITH MASONRY OR
CONCRETE SHALL BE PRESERVATIVE
PRESSURE TREATED, SEE SPECIFICATIONS
SECTION 06 10 00

06650.01 PLASTIC TRIM, AZEK NOMINAL 1X6 PVC
TRIMBOARD

07210.07 FILL VOID BETWEEN STUDS WITH BATT
INSULATION.

07210.13 2" AIR SPACE.

07210.14 1/2" EXPANSION MATERIAL

07420.02 CEMENT FIBER BOARD LAP SIDING

07600.01 CONTINUOUS METAL ROOF EDGE FLASHING

07600.02 STANDING SEAM METAL ROOFING

08110.08 OVERHEAD COILING DOOR, HAND OPERABLE.

32000.01 EXTERIOR PAVEMENT, SEE CIVIL

33460.01 4" MIN. GRAVEL ON GRADE
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Key Value Keynote Text

03300.01 POURED CONCRETE FOUNDATION, SEE STRUCTURAL.

03300.02 4" POURED CONCRETE SLAB

03300.08 PRECAST CONCRETE WALL CAP

03300.10 PRECAST CONCRETE WALL CAP

04200.01 NOMINAL 8” X 16" X 4" SINGLE WYTHE CONCRETE MASONRY UNIT,
INSULATE CORES.

04200.21 8" CMU BLOCK FOUNDATION WALL

04200.25 8" NOMINAL CONCRETE MASONRY UNIT

05120.07 PRE-MANUFACTURED ANODIZED ALUMINUM CANOPY.

05120.08 BLEACHERS BY OTHERS, CONTRACTOR TO COORDINATE WITH
BLEACHERS MANUFACTURER

06100.05 5/8"OSB SHEATHING WITH BUILDING WRAP.

06100.06 5/8" OSB WALL BOARD (PAINTED)

06100.07 2X4 WALL STUDS @ 16" O.C.

06100.08 5/8" OSB CEILING BOARD (PAINTED).

06100.09 2X8 WOOD FLOOR JOIST.

06100.10 3/4” PLYWOOD SUBFLOOR.

06100.12 3/8" MIN. FURRING, RUN FURRING VERTICALLY TO ALLOW DRAINAGE

06100.17 2X8 WOOD FASCIA BOARD, WRAPED IN BRAKE METAL.

06100.25 (2) P.T. 2X8 RIM JOISTS

06100.26 2x PLATES IN CONTACT WITH MASONRY OR CONCRETE SHALL BE
PRESERVATIVE PRESSURE TREATED, SEE SPECIFICATIONS SECTION
06 10 00

06650.01 PLASTIC TRIM, AZEK NOMINAL 1X6 PVC TRIMBOARD

07210.07 FILL VOID BETWEEN STUDS WITH BATT INSULATION.

07210.14 1/2" EXPANSION MATERIAL

07250.01 CONTINUOUS WEATHER BARRIER

07420.02 CEMENT FIBER BOARD LAP SIDING

07600.01 CONTINUOUS METAL ROOF EDGE FLASHING

07600.03 CONTINUOUS THROUGH WALL FLASHING, COORDINATE WITH CANOPY
MANUFACTURER

07600.04 CONTINUOUS THROUGH WALL FLASHING

07600.05 CONTINUOUS THROUGH WALL FLASHING, COORDINATE WITH
BLEACHER MANUFACTURER/INSTALLER. CONTINUE UP PAST PAN
FLASHING UNDERNEATH DOOR.

07600.06 PAN FLASHING

09210.01 1 LAYER 5/8” GYPSUM BOARD.

33460.01 4" MIN. GRAVEL ON GRADE
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RESTROOM ACCESSORY SCHEDULE

NO. DESCRIPTION MOUNTING HEIGHT    NOTES
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GENERAL NOTES RESTROOMS

ALL LAVATORY FAUCET CONTROLS SHALL BE OPERABLE WITH ONE HAND AND SHALL 
NOT REQUIRE TIGHT GRASPING OR TWISTING OF THE WRIST. THE FORCE REQUIRED 
TO ACTIVE CONTROL SHALL BE NO GREATER THAN 5 LBS.

ALL TOILET AND URINAL CONTROLS SHALL BE OPERABLE WITH ONE HAND AND SHALL 
NOT REQUIRE TIGHT GRASPING OR TWISTING OF THE WRIST. THE FORCE REQUIRED 
TO ACTIVE CONTROL SHALL BE NO GREATER THAN 5 LBS. CONTROLS SHALL BE 
MOUNTED ON THE OPEN SIDE OF THE TOILET STALL AND NO MORE THAN 44" A.F.F.

REFER TO DETAILS FOR REQUIRED CLEAR FLOOR AREAS AROUND ADA PLUMBING 
FIXTURES.

HOT WATER AND DRAIN LINES UNDER LAVATORIES SHALL BE INSULATED, OR 
COVERED. THERE SHALL BE NO SHARP OR ABRASIVE SURFACES BENEATH THE LAV.

MOUNT TOILET ACCESSORIES IN THE LOCATION INDICATED ON THE PLANS AND TO 
THE HEIGHT DETAILED ON THIS SHEET.

EACH ADA RESTROOM SHALL HAVE A CLEAR 60" DIA. AREA IN WHICH TO TURN A 
WHEELCHAIR.

THE ADA TOILET COMPARTMENT DOOR SHALL BE EQUIPPED WITH A SELF-CLOSING 
DOOR, HAVING A CLEAR UNOBSTRUCTED OPENING OF 32" AND A POSITIVE LATCHING 
MECHANISM THAT DOES NOT REQUIRE TIGHT GRASPING OR TWISTING OF THE WRIST 
TO OPEN.

REFER TO DETAILS ON THIS SHEET FOR GRAB BAR REQUIRMENTS TO ADA TOILETS, 
GRAB BARS SHALL BE 1 1/2" DIA., BE MOUNTED EXACTLY 1 1/2" OFF WALL, AND SHALL 
BE ABLE TO SUPPROT A 250 LBS. FORCE.
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GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

PUBLIC HEARING 
APRIL 9, 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, Jill Rickard and Marianne McCreary. Absent was John McManus.  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 11. 
  
PLEDGE OF ALLEGIANCE:  The pledge of allegiance was recited.  
  
APPROVAL OF AGENDA: 
  
Moved by Commissioner Grajek, seconded by Commissioner Mortensen, to approve the 
agenda as presented. 
  
CALL TO THE PUBLIC:  The call to the public was made at 6:32 pm with no response. 
 
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 (3-29-18). 
 
Mr. Martin Renel of ASHMARK Construction and Mr. Jeff Smith, representing the property 
owner, were present.  They believe that they have addressed all of the concerns from the last 
meeting.  Mr. Renel reviewed the revisions that have been made.   

Mr. Borden agrees that the outstanding items have been addressed, specifically the reduction in 
impervious surface, ensuring the sidewalk is at least seven-feet-wide between the building and 
the fence, and providing the cross access easement to the Meijer property to the east.  He 
noted that the Planning Commission will have to approve the screen fencing in lieu of Buffer 
Zone B. 

Mr. Markstrom agrees that the applicant has noted on the plans that they will provide a cross 
access easement for future connection to the Meijer property to the east; however, they have 
not provided the legal description and paperwork.  He noted that since the impervious surface 
was reduced, the applicant’s detention basin calculations will need to be revised. 
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Additionally, since the latest set of plans was submitted today, he has not been able to review 
the fire hydrant details; however, they should meet MHOG requirements.  He will need to 
review the calculations for the change in curbing on the east side of the site to determine if 
they meet the turning radius requirements.  He believes he can do this prior to this item being 
presented to the Township Board. 

Chairman Brown reviewed the Brighton Area Fire Department’s letter dated April 3, 2018.  Mr. 
Renel stated he spoke with Mr. Boisvert after he received that letter and they have complied 
with and/or clarified his concerns and comments. 

The Call to the Public was made at 6:59 pm. 

Ms. Bobbi Squires, who is a resident of Genoa Township, has concerns regarding Family Farm 
and Home.  She is concerned with the overall quality of the plaza, specifically the lighting.  She 
would like the applicant to address the safety of the plaza due to the robbery that occurred at 
one of their stores in Cedar Springs where guns were stolen. She questioned if they plan to 
offer a competitive retail wage and asked how many employees they plan to hire.  The 
community should welcome development; however, this plaza has a lot of problems, and the 
existing business owners deserve a safe plaza.  There are also many other similar retailers in 
the area that offer the same types of products.  This causes a saturation of the market.  She 
believes the Township needs to bring different types of businesses to the area.   

Commissioner Mortensen stated the only reason this item is before the Planning Commission is 
because the applicant would like to have outside storage.  If that was not proposed, the 
property owner would be able to move one retailer out and another one in.  He agrees with Ms. 
Squires’ comments regarding the overall condition of the plaza; however, the Township has 
limited ability to require the property owner to make improvements.  He believes that the 
proposed business is a quality company.   

The call to the public was closed at 7:10 pm. 

Moved by Commissioner Mortensen, seconded by Commissioner Rickard, to recommend to 
the Township Board approval of the Special Land Use Application from Family Farm and Home 
for outside storage at the former TJ Maxx site, subject to the following: 

● Compliance with the site plan descriptions and conditions noted on the site plan dated 
March 2, 2018 and revised April 9, 2018, which may be subject to further modifications 
prior to it being presented to the Township Board of Trustees meeting. 

● The conditions of the Special Land Use Permit shall be as contained in the 
Environmental Impact Assessment dated January 4, 2018 with the specific condition that 
the materials stored outside will not be in an opened condition, which means they will 
be as packaged by the supplier. 

● This recommendation is made because the Planning Commission believes that the 
conditions of Sections 19.03 and 7.02.02 (d) of the Township Ordinance are met.  

● The applicant will maintain a five-foot clearance along the front of the building for 
pedestrian circulation. 

The motion carried unanimously. 

 

Moved by Commissioner Mortensen, seconded by Commissioner Grajek, to recommend to the 
Township Board approval of the Environmental Impact Assessment dated January 4, 2018 from 
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Family Farm and Home for outside storage at the former TJ Maxx site.  The motion carried 
unanimously. 

Moved by Commissioner Mortensen, seconded by Commissioner Grajek, to recommend to the 
Township Board approval of the Site Plan dated March 29, 2018 from Family Farm and Home 
for outside storage at the former TJ Maxx site, with minor revisions made on April 9, 2018 
subject to the following: 

● The cross-access easement shown on the site plan will require the petitioner to develop 
language satisfactory to the Township Attorney regarding the easement, which will be 
completed prior to issuance of a land use permit. 

● Any signage proposed will require the approval and a permit from the Township prior to 
installation. 

● The location of the fire hydrant and confirmation of the location of the water main will 
be done with the Township Engineer and Brighton Area Fire Authority prior to it being 
presented to the Township Board of Trustees meeting. 

● The drive aisle curve will be examined and either redesigned or confirmed that an 
easement on the Wendy’s property exists permitting that location.  If the drive aisle 
curve and hydrant location require minor adjustments to the site plan, it can be 
approved by the Township Engineer and staff prior to it being presented to the 
Township Board of Trustees meeting. 

● A revised site plan shall be provided and revised and approved by the Township 
Engineer prior to it being presented to the Township Board of Trustees meeting. 

The motion carried unanimously. 

OPEN PUBLIC HEARING #2… Review of a sketch plan for a proposed pavilion and 
canopy located at the existing Oak Pointe Country Club located at 4500 Club Drive, 
Brighton. The request is petitioned by Ventures Design. 

Planning Commission Disposition of Petition: 
          A. Disposition of Sketch Plan. (3-16-18) 
   

Mr. Loch Durrant and Mr. Jacob Lubig of Ventures Design were present.  Mr. Durrant stated 
they are proposing to build accessory structures around the pool area in Oak Point.  They would 
like to put in covered seating, an open air pavilion, and a brick paver patio.   

They have provided the fire retardant information this evening as required by the Brighton Area 
Fire Department. 

They questioned if the 10-foot setback requirement is for the overhang or the wall.  Ms. 
VanMarter stated it is to the building wall.  It was concluded that the setback will therefore be 
met.   

Mr. Borden stated that the concerns in his letter dated March 28, 2018 have been met. 

Mr. Markstrom stated that the petitioner has not provided site drainage calculations to include 
the additional impervious surfaces. Mr. Durrant provided the information of how the surface 
water will flow on the site.  Mr. Markstrom is satisfied with what Mr. Durrant has provided. 

The Call to the Public was made at 7:36 pm with no response. 

Motion by Commissioner Mortensen, seconded by Commissioner Grajek, to approve the 
Sketch Plan dated March 16, 2018 for a proposed pavilion and canopy located at the existing 
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Oak Pointe Country Club located at 4500 Club Drive, Brighton subject to the applicant meeting 
the requirements of the Brighton Area Fire Authority’s letter dated April 3, 2018.  The motion 
carried unanimously. 

OPEN PUBLIC HEARING #3… Review of a site plan amendment for proposed building 
design and material modifications to the previously approved Hampton Inn and Suites 
located on a vacant 2.56 acre site southwest of the Grand Oaks Drive and Latson Road 
Intersection. The request is petitioned by Bowers and Associates. 

Planning Commission Recommendation of Petition: 
                    A. Recommendation of Site Plan Amendment (3-23-18) 
 

Mr. Scott Bowers of Bowers & Associates and Mr. Chris Adwell, representing the property 
owner, were present.  Mr. Bowers stated that since they received their previous approval, 
Hampton Inn & Suites has made changes to their brand design.  They are removing the large 
pillars and will now have a stepping-type facade.  They have amended the plan to increase the 
masonry on the building and meet the Ordinance requirements per Mr. Borden’s letter.  He 
showed colored renderings and proposed building materials.   

Ms. VanMarter showed renderings of the previously-approved building.  The Commissioners 
discussed their opinions regarding the two different building designs.   

The Call to the Public was made at 7:56 pm with no response. 

Moved by Commissioner Mortensen, seconded by Commissioner Rauch, to recommend to the 
Township Board approval of the Site Plan Amendment dated March 23, 2013 with subsequent 
revisions changing the white metal to a sandstone color and increasing the materials to 80 
percent, which meets the Township Ordinance, with the following conditions: 

● Confirmation by Township staff of the calculation regarding the mix of materials as 
stated this evening by the petitioner. 

● The renderings, which will be updated prior to submission to the Township Board, are 
approved and will become Township property. 

The motion carried unanimously. 

Administrative Business: 
● Staff Report 

 
Ms. VanMarter stated the joint meeting between the Planning Commission, the Township Board 
and the ZBA will be held on Monday, April 30th at 6:30 pm to discuss the plans for the South 
Latson area. 
 
There will be two items on the May Planning Commission agenda. 
 
Approval of the March 12, 2017 Planning Commission meeting minutes 
 
Moved by Commissioner McCreary, seconded by Commissioner Mortensen, to approve the 
minutes of the March 12, 2018 Planning Commission Meeting as presented.  The motion 
carried unanimously. 

● Member Discussion 
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Commissioner Mortensen asked if hard copies of the plans can be submitted so they are easier 
to read.  Ms. VanMarter stated they can have the applicants provide hard copies and would be 
available to be picked up on the Friday before a meeting.  Commissioners Rickard and 
Mortensen would prefer paper copies. 

Adjournment 

Moved by Commissioner Grajek, seconded by Commissioner Rickard, to adjourn the meeting 
at 8:06 pm.  The motion carried unanimously.   

Respectfully Submitted, 

 

Patty Thomas, Recording Secretary 
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