GENOA CHARTER TOWNSHIP
PLANNING COMMISSION
PUBLIC HEARING
SEPTEMBER 12, 2022

6:30 P.M.
AGENDA

CALL TO ORDER:

PLEDGE OF ALLEGIANCE:

APPROVAL OF AGENDA:

DECLARATION OF CONFLICT OF INTEREST:

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

LIVINGSTON COUNTY PLANNING DEPARTMENT ANNUAL UPDATE: Presentation by Kathleen Kline Hudson

OLD BUSINESS:

OPEN PUBLIC HEARING #1...Consideration of a rezoning application, PUD Agreement, Environmental Impact
Assessment and conceptual PUD Plan for a proposed rezoning and conceptual plan approval for a proposed
development of 204 apartment units. The proposed rezoning is to go from Neighborhood Service District (NSD)/Medium
Density Residential (MDR) with Town Center Overlay (TC) to High Density Residential (HDR) with a Residential Planned
Unit Development (RPUD) overlay. The request involves parcels 4711-11-300-014 and 4711-14-100-002 located on the
southeast corner of Grand River Avenue and Dorr Road. The request is petitioned by Grand River Dorr, LLC.

A. Recommendation of Rezoning to HDR/RPUD

B. Recommendation of PUD Agreement (dated 6-22-22)

C. Recommendation of Environmental Impact Assessment (file dated 5-25-22)

D. Recommendation of Conceptual PUD Plan (dated 8-22-22)

NEW BUSINESS:

OPEN PUBLIC HEARING #2...Consideration of a sketch plan for a proposed pavilion located on the north side of Lake
Chemung in the Lake Chemung Outdoor Resort campground located at 320 Hughes Road. The requested is petitioned by
Joseph Maezes, Lake Chemung Outdoor Resorts, Inc.

A. Disposition of Sketch Plan (7-13-22)

OPEN PUBLIC HEARING #3...Consideration of a sketch plan for a proposed outdoor commercial smoker for use as part of
the Log Cabin Restaurant located at 5393 Grand River Avenue, north side of Grand River, Between Eckles Drive and
Westwood Drive. The request is petitioned by Chris Stone.

A. Disposition of Sketch Plan (file date 8-22-22)

OPEN PUBLIC HEARING #4...Consideration of an amendment to a previously approved site plan for a climate-controlled
indoor commercial storage business located at 2630 E. Grand River Avenue, south side of Grand River, east of Chilson
Road. The request is petitioned by Schafer Construction, Inc.

A. Recommendation of Site Plan Amendment (8-22-22)

ADMINISTRATIVE BUSINESS:
o Staff Report
o Approval of August 8, 2022 Planning Commission meeting minutes
e Member discussion
e Adjournment



GENOA CHARTER TOWNSHIP APPLICATION
Planned Unit Development (PUD)

GENOA

township

APPLICANT NAME: GRAND RIVER DORR, LLC (Mark Kassab)

APPLICANT EMAIL: MKASSAB@MSHAPIROREALESTATE.COM

31550 Northwestern Hwy, Suite 200

APPLICANT ADDRESS & PHONE: Farmington Hill, Ml 48334 . (248 1865-0066

OWNER*S NAME: Grand River Dorir, LLC

same as above

OWNER ADDRESS & PHONE: N B
TAX CODE(S): 47-11-11-200-014 |, 47-11-14-100-002

QUALIFYING CONDITIONS (To be filled out by applicant)

1.

2.

A PUD zoning classification may be initiated only by a petition.
It is desired and requested that the foregoing property be rezoned to the following type of PUD designation:

Residential Planned Unit Development (RPUD)
Planned Industrial District (PID)

Mixed Use Planred Unit Development (MUPUD)
Redevelopment Planned Unit Development (RDPUD)
Non-residential Planned Unit Development (NRPUD)
Town Center Planned Unit Development (TCPUD)

Obo0odw

The planned unit development site shall be under the control of one owner or group of owners and shall be
capable ol being planned and developed as one integral unit,

EXPLAIN The development will be developed, owned and operated by a single ownership entity

4.

The site shall have a minimum area of twenty (20) acres of contiguous land, provided such minimum may
be reduced by the Township Board as follows:

A. The minimum area requirement may be reduced to five (5) acres for sites served by both public water
and public sewer.

B.  The minimum lot area may be waived for sites zoned for commercial use (NSD, GCD or RCD) where
the site is occupied by a nenconforming commercial, office or industrial building, all buildings on
such site are proposed to be removed and a new use permitted within the underlying zoning district is
to be established. The Township Board shall only permit the PUD on the smaller site where it finds
that the flexibility in dimensional standards is necessary to allow for innovative design in
redeveloping the site and an existing blighted situation will be eliminated. A parallel plan shall be
provided showing how the site could be redeveloped without the use of the PUD to allow the
Planning Commission to evaluate whether the modifications to dimensional standards are the

Page 1 of 7



minimum necessary to allow redevelopment of the site, while still meeting the spirit and intent
of the ordinance.

C. The PUD site plan shall provide one or more of the following benefits not possible under the
standards of another zoning district, as determined by the Planning Commission:

preservation of significant natural or historic features

a complementary mixture of uses or a variety of housing types

common open space for passive or active recreational use

mitigation to offset impacts

redevelopment of a nonconforming site where creative design can address unique site constraints,

D. The site shall be served by public sewer and water. The Township may approve a residential PUD
that is not served by public sewer or water. provided all lots shall be at least one ( 1} acre in area and
the requirements of the County Health Department shall be met.

Size of property is 91.9+/- acres.

DESCRIBE BELOW HOW THE REQUESTED PUD DESIGNATION COMPLIES WITH
AFOREMENTIONED MINIMUM LOT SIZR REQUIREMENTS.
The proposed development is over 51 acres. The development will preserve natural features

and provided common open Space opportunities for the residents, including walking trails, a
community BUllding and swimming pool. The SHe s ¢ consirained by reglilated wetlands and creae
design_is required to address the constraints. The site has access to public water supply and

sanitary sewer.

STANDARDS FOR REZONING TO PLANNED UNIT DEVELOPMENT (RESPOND HERE OR
WITHIN THE IMPACT STATEMENT)

1. How would the PUD be consistent 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 future land use map for Genoa Township identifies mixed use town center. However, a change
. Inere is alack of ability o attract new

1{E0 I iNe area [l A
orridor. This is consistent with

2. The compatibitity of all the potential uses in the PUD 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 RPUD with an HDR underlying zoning is a transitional residentiai zoning that is typically found adjacent to high

and medium intensity uses. This is consistent with this property and its surrounding uses. In this situation

the property is surrounded by industrial, general business and office. There is residential to the north

(higher density) and the south (lower density). The RPUD allows for additional open space, protection
of natural features, and is supported by the existing infrastructure.

3. The capacity of infrastructure and services sufficient to accommodate the uses permitted in the requested
district without compromising the “health, safety and welfare” of the Township;

The propesed development will be compatible with past planning efforts and therefore the infrastructure

is present to support it. The township services planned for this area will not be overtaxed by the development.
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GENOA CHARTER TOWNSHIP
Application for Re-Zoning

SENOA

township

APPLICANT NAME: G]’and River Dorr, LLC ADDRESS: 315550 Northwestern Highway, ste 208 Farmingtan Hilts, 48334

OWNER NAME: S@Me as above ADDRESS:

PARCEL #(s): #7-11-11-200-014, 47-11-14-100.002 PRIMARY PHONE: ( 248 ) _865-0066
—_— T
EMAIL - Mkassab@mshaprrorea!estate.com EMAIL 2
—_—_—

We, the undersigned, do hereby respectfully make application to and petition the Township Roard to
amend the Township Zoning Ordinance and change the zoning map of the township of Genoa as
hereinafter requested, and in support of this application, the following facts are shown:

A. REQUIRED SUBMITTAL INFORMATION

[ Alegal description and street address of the subject property, together with a map identifying
the subject property in relation to surrounding properties;

2. The name, signature and address of the owner of the subject property, a statement of the
applicant's interest in the subject property if not the owner in fee simple title, and procf of
consent from the property owner;

3. It is desired and requested that the foregoing property be rezoned from:

NSD/ MDR /TOWN CENTER o ADR/PUD

4. A site plan illustrating existing conditions on the site and adjacent properties; such as woodlands,
wetlands, soil conditions, steep slope, drainage patterns, views, existing buildings, sight distance
limitations, relationship to other developed sites. and access points in the vicinity;

requested zoning district;

7. A written description of how the requested rezoning meets Sec. 22.04 “Criteria for Amendment
of the Official Zoning Map.”

8. The property in question shall be staked prior to the Planning Commission Public Hearing.

B. DESCRIBE HOW YOUR REQUESTED RE-ZONING MEETS THE ZONING ORDINANCE
CRITERIA FOR AMENDING THE OFFICIAL ZONING MAP:;

. How is the rezoning consistent with the goals, policies and future land use map of the Genoa
Township Master Plan, including any subareas or corridor studies. If not consistent, describe how
conditions have changed since the Master Plan was adopted?

SEE ATTACHED
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2. Are the site’s physical, geological, hydrological and other environmental features suitable for the
host of uses permitted in the proposed zoning district?

SEE ATTACHED

3. Do you have any evidence that a reasonable return on investment cannot be received by
developing the property with one (1) of the uses permitted under the current Zoning?

SEE ATTACHED

4. How would all the potential uses allowed in the proposed zoning district be compatible with
surrounding uses and zoning in terms of views, noise, air quality, the environment, density,
traffic impacts, drainage and potential influence on property values?

SEE ATTATCHED

5. Are infrastructure capacity (streets, sanitary sewer, water, and drainage) and services (police and
fire protection, etc.) sufficient to accommodate the uses permitted in the requested district?

SEE ATTACHED

6. Is there a demonstrated demand in Genoa Township or the surrounding area for the types of uses
permitted in the requested zoning district? If yes, explain how this site is better suited for the
zoning than others which may be planned or zoned to accommodate the demand.

SEE ATTACHED

7. If you have a particular use in mind, is another zoning district more appropriate? Why should the
Township re-zone the land rather than amend the list of uses allowed in another zoning district to
accommodate your intended use?

SEE ATTACHED
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B. 1.

Development conditions have changed since the approval of the Master Plan. Retail has seen a steep
decline throughout the state. The ability of individuals to order online and have delivered to their home
is one of the main reasons for this. It was further exasperated during covid pandemic and lock downs.
Residents became used to online ordering.

High density residential is an acceptable use in the Town Center Overlay, however, this zoning is tied to

being placed above retail. The existing zoning would allow for 28 units per acre when tied to retail. The
proposed rezoning to HDR /RPUD reduces the density by allowing for 8 units per acre. This will reduce

the burden on the township service and infrastructure.

2.

The southern side of the site consists of a regulated EGLE wetland and wooded areas. These natural
features are desirable to protect. The proposed rezoning to HDR/RPUD allows for limiting disturbance
to the natural features, while obtaining a financially viable project that provides the end user with
desired environmental features.

3.

The evidence that a reasonable return on investment cannot be received by developing the property
with one of the permitted uses under current zoning is evidenced by the lack of interest in the property.
The property is in a desirable area; however, this area is located between developed areas that meet the
residential services needs and retail for the area. Obtaining retail or residential service providers for
this area is difficult because of the existing competition.

4.

As stated above, the proposed zoning was considered compatible with the master plan. However, it is
desired to remove the retail component and town center overlay. The surrounding land uses along the
Grand River corridor are higher intensity uses. The proposed use will be compatible with the existing
users and could be considered a transitional zoning against the higher intensity industrial use to the
west and the residential to the south.

5.

Infrastructure is available to service this site with the proposed rezoning. This area was master planned
to provide the services necessary to develop this property successfully. The property is located adjacent
to Grand River and Dorr Road. Sanitary sewer and public water main are available adjacent to the
property as well.

6.

There is a demonstrated demand for the proposed uses allowed under HDR/RPUD. Genoa is in need of
additional HDR/RPUD locations to assist residents wishing to downsize or even for younger residents to



enter into the area. The desire for younger and older residents is less maintenance with amenities. This
site provides a club house with a pool, as well as the beauty of its existing nature areas left preserved.

7.

Currently, the town center does not appear to be desirable to developers. This is a prime location that
should have developed. A rezoning at this time would provide additional developers options for this
property should this development not continue for any reason.

8.

Currently there are no deed restrictions that would affect the property. However, if rezoned a deed
restriction will be in place to protect the natural features and EGLE reguiated wetland.



GENOA CHARTER TOWNSHIP
Application for Site Plan Review

GENOA

township

TO THE GENOA TOWNSHIP PLANNING COMMISSION AND TOWNSHIP BOARD:

APPLICANT NAME & ADDRESS: Grand River Dorr LLC

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

OWNER’S NAME & ADDRESS: Grand River Dorr LLC

SITE ADDRESS:_6080 W Grand River PARCEL #(s):_47-11-11-200-014.

47-11-14-100-002
APPLICANT PHONE: ( 248 ) 865-006868 OWNER PHONE: ( ) ! 00-0

OWNER EMAIL: mkaqqah@mqhaprinrpaipq‘rafp com

LOCATION AND BRIEF DESCRIPTION OF SITE: _51.0 acres +/- at the South Fast Corner of

_Grand River and Darr Road

BRIEF STATEMENT OF PROPOSED USE:

The proposed use will be a RPUD - multifamily development consisting of 204 apartment

homes in 18 buildings, with a community ctubhouse and poof.

THE FOLLOWING BUILDINGS ARE PROPOSED:

18 buildings in 12-plex or 6-plex configuration, and a community clubhouse.

i HEREBY CERTIFY THAT ALL INFORMATION AND DATA ATTACHED TO AND MADE
PART OF THIS APPLICATIONAS TRUE AND ACCURATE TO THE BEST OF MY

KNOWLEBGEAND BELIEP /
BY: %Z Al S“V/
— L~y L

ADDRESS: 315550 Northwestern Hwy., Farmington Hills. Ml 48334
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300 Foot Buffer for Noticing

Re-Zoning: Legacy Apartments

Address:Grand River/Dorr

Parcel: 4711-11-300-014, 11-14-100-002

Meeting Date: July 11, 2022

June 21, 2022

Miles
0 0.030.06 0.12 0.18 0.24

N




NOTICE OF PUBLIC HEARING — SEPTEMBER 12, 2022
(REZONING)

August 25, 2022

To Whom It May Concern:

Please be advised that the Planning Commission of Genoa Charter Township will conduct a public
hearing on Monday, September 12, 2022 commencing at 6:30 p.m. As required by state law, you
are receiving this notice because you have been identified as an owner or occupant of real property
within 300 feet of the subject parcel.

The property in question is located on the southeast corner of Grand River Avenue and Dorr Road
consisting of parcels: 4711-300-014 and 4711-14-100-002. The applicant is requesting to rezone
51.9 acres from Neighborhood Service District (NSD)/Medium Density Residential (MDR)
with Town Center Overlay (TC) to High Density Residential (HDR) with a Residential Planned
Unit Development (RPUD) overlay to allow for 204 apartment units. The request is
petitioned by Grand River Dorr, LLC.

You are invited to attend this hearing. Members of the public will be able to speak during the public
hearing portions of the meeting. If, prior to the meeting, members of the public have certain questions
or wish to provide input on any business that will be addressed at the meeting then such persons may
contact the Planning Commissioners through Kelly VanMarter, Township Community Development
Director by email to Kelly@genoa.org, or by mail at 2911 Dorr Road, Brighton, Michigan 48116.

Genoa Charter Township will provide necessary reasonable auxiliary aids and services to individuals
with disabilities at the meeting/hearing upon seven (7) days' notice to the Township. Individuals with
disabilities requiring auxiliary aids or services should contact the Township in writing or by calling at
(810) 227-5225.

Sincerely,

Kelly VanMarter,
Assistant Township Manager / Community Development Director


mailto:Kelly@genoa.org

Planning Commission
July 11,2022
Approved Minutes

1. The response letter from the Petitioner, dated June 22, 2022, notes that the proposed
additional flow to the existing detention basin was designed in accordance with conversations
with the Livingston County Drain Commissioner (LCDC). The provided plans do not include
information on any infiltration testing or calculations as required by the updated LCDC standards
and an approval letter should be provided from the LCDC to ensure this requirement is being
waived prior to approval.

2. The detention basin outlet detail shows the 100-year detention and channel protection orifice
at 958.75 and 958.5 respectively, but the design storm elevation calculations show the 100-year
elevation at 960.70 and the channel protection elevation at 960.43. The outlet detail should be
revised to show the correct orifice elevations.

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

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

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

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

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

Moved by Commissioner Rauch, seconded by Commissioner Lowe, to approve the site plan
dated June 21, 2022 for the expansion of a parking lot for an existing office/medical building
located at 3399 E. Grand River Avenue on the north side of Grand River Avenue, west of Grand
Oaks Drive with the following conditions:
e The Planning Commission finds the 121% parking is sufficient.
Replacement of the 4 evergreen trees with 4 canopy trees.
Lighting fixtures and details will comply with the Township Zoning Ordinance and must
receive staff approval.
e Petitioiner will incorparate additional plantings along the north property line to fill in the
gaps in the landscaping.
Landscaping plan discrepencies will be corrected.
The applicant must address any comments provided by the Township Engineer and/or
Brighton Area Fire Authority.
The motion carried unanimously.

OPEN PUBLIC HEARING #4...Consideration of a rezoning application, PUD Agreement,
Environmental Impact Assessment and conceptual PUD Plan for a proposed rezoning and
conceptual plan approval for a proposed development of 204 apartment units. The proposed
rezoning is to go from Neighborhood Service District (NSD)/Medium Density Residential (MDR)
with Town Center Overlay (TC) to High Density Residential (HDR) with a Residential Planned
Unit Development (RPUD) overlay. The request involves parcels 4711-11-300-014 and 4711-
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Planning Commission
July 11,2022
Approved Minutes

14-100-002 located on the Southwest corner of Grand River Avenue and Dorr Road. The
request is petitioned by Grand River Dorr, LLC.
A. Recommendation of Rezoning to HDR and PUD application for RPUD
B. Recommendation of PUD Agreement (dated 6-22-22)
C. Recommendation of Environmental Impact Assessment (file dated 5-25-22)
D. Recommendation of Conceptual PUD Plan (dated 6-23-22)

Mark Kassab and Jim Galbraith, with Grand River Dorr LLC., Jon Curry with PEA Group, and Jill
Bauer, with Fishbeck, Thompson were present for the petitioner.

Mr. Kassab gave a presentation on the company and the project. The project is proposed to
consists of 204 high-end apartment units with two car attached garages, direct access to the
units, 2-3 bedrooms, 1480-1630 sq. ft. units. The rent would range from $2400-$2800 per unit.
The market studies that they have conducted support this type of project. The current property is
zoned NSD and MDR with a TC overlay. The Township no longer in interested in pursuing the
Town Center overlay. The current zoning is 14 units per acre based on the current zoning and
with the TC overlay it would be 28 units per acre by special use. They are proposing 6.2 units per
acre. He stated that they do not believe that this is a strong site for retail use. Some of the
amenities will include EV stations, pet wash, pet park, resort style park, pool and amazon station
and walking paths. They are not proposing any impact to the wetlands and the natural features
setback buffer.

Mr. Borden reviewed his letter dated July 7, 2022:

1. PUD Qualifying Conditions: based upon our review, the qualifying conditions of Section 10.02
are satisfied. The applicant must address any comments provided by the Township Engineer,
Utilities Director and/or Brighton Area Fire Authority.
2. Rezoning Criteria:
a. As a PUD project, the request may be viewed as consistent with the intent and
goals/objectives of the Master Plan.
b. HDR rezoning may be viewed as appropriate given the inclusion of the RPUD and the
site amenities provided by the proposal.
c. We believe the RPUD is reasonable provided the provisions of Section 10.03.01 are
met to the Township’s satisfaction.
3. Conceptual PUD Plan:
a. Deviations are sought for side and rear parking setbacks, excess parking spaces,
grading (but not structures) within the natural feature setback, and from the requirement
for a 100-foot open space depth along exterior public roadways.
b. At the time of this review letter, the applicant is working on building material calculations
to determine whether deviations are necessary (or not).
4. Draft PUD Agreement:
a. The Agreement must identify the deviations sought as part of the PUD.
b. If the Township is amenable to reducing the 100-foot open space along both exterior
roadways, we suggest the applicant be required to provide enhanced landscaping and
screening along both
frontages. This should include appropriate screening for vehicle parking and/or garage
doors.
c. We suggest additional language be provided with respect to the preservation and
maintenance of open space/conservation areas.
d. If a phased project is proposed, each phase must be described and outlined.
e. The applicant must address any comments provided by staff and/or the Township
Attorney.
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Planning Commission
July 11,2022
Approved Minutes

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

1. The Livingston County Road Commission will need to approve both access drives to the site,
and this approval should be provided to Genoa Township prior to final approval.

2. A Traffic Impact Study was completed for the proposed development and was included in the
impact assessment. The study concludes that left turn passing lanes will be needed at both site
drives, and this is included on the site plans. The development will increase traffic in the localized
area however the improvements presented in the traffic study should mitigate the impacts.
3.The detention calculations shown on sheet C3.1 should be updated to the new Livingston
County Drain Commissioner standards as part of the final site plan submittal.

4. The petitioner is proposing multiple connections to the existing storm sewer on Grand River
Avenue. The Livingston County Road Commission will need to approve all proposed connections
to their storm sewer system and said approval should be provided to Genoa Township prior to
final site plan approval.

5.The Petitioner is proposing grading within the 25-foot wetland setback. This will require a
special land use permit or should be addressed in the PUD Agreement.

6. A utility impact study should be completed by MHOG for the proposed development, as it will
account for more than 100 new residential units. The downstream sanitary sewer pump stations
have known capacity concerns, and improvements will need to be considered as part of this
development.

7. The final site plan should include MHOG standard details.

8. After final site plan approval, the Petitioner will be required to submit construction plans to
MHOG Sewer and Water Authority for review and approval.

The biggest issue of concern is the connection of the storm system to the public road system.
The applicant should ensure that the Road Commission will agree to this proposed design.

Chairman Grajek asked if the petitioner has reviewed the Brighton Area Fire Authority letter dated
July 5, 2022. Mr. Kassab stated that they have and will comply with the letter.

For the benefit of the residents in attendance, Chairman Grajek asked Mr. Borden to go over the
steps in the process. Mr. Borden stated that this is here for rezoning and conceptual review. The
project will need to go to the Board for conceptual approval and then the final approval process
would be back before the Planning Commission before going to the Board again for the final
approval.

Commissioner Dhaenens asked about parking and that he has an issue with not requiring the
100-foot open space setback from the roads. Mr. Kassab stated that there are two spots in the
garage and two spots outside of the garage for parking. They have designed the units to have two
front elevations with substantial landscaping to where you will not see the buildings.

Mr. Borden stated that the current zoning allows for zero lot line setbacks.

Commissioner Rauch asked why the applicant is asking for the PUD. Mr. Borden responded that
it is because they are not proposing a mixed-use component. Mr. Kassab stated that they looked
at a project with commercial along Grand River with 400 units behind but they felt that commercial
wouldn’t work in this location and they felt like this was a better project.

Chairman Grajek asked for a review of the traffic. Ms. Bauer gave a review of the traffic impact
study stating that it was determined that there would be no impact. Chairman Grajek asked how
it was possible that this would have no impact. Ms. Bauer stated that the signalized intersections



Planning Commission
July 11,2022
Approved Minutes

are operating at acceptable levels and the added units would not reduce the level of service at all
three major intersections. There will be more traffic, but not so much that it would cause a
significant reduction in the current level of service.

Chairman Grajek asked if the proposed hospital project would impact their traffic counts. Ms.
Bauer stated that they would update their traffic study to include the hospital project.

Commissioner Chouinard asked the applicant have they are going to handle the fiber line that
runs through the property. Mr. Gilbraith stated that they would move it.

Commission McCreary stated that she is concerned with the boat traffic on Dorr Road since there
are three boat businesses located in the immediate area.

Commission McBain stated that she struggles with this conversation on traffic since it is less than
what is allowed on the site. Why are they concerned with traffic when they have not been
concerned about it elsewhere?

Commissioner Rauch stated that he is struggling with the reduction of the RPUD 100-foot open
space buffer requirement from the roads.

A call to the public was made at 9:44 p.m. with the following responses:

Robert Biegas, 1950 Genoa Circle, stated he has concerns with the 100-foot buffer reduction and
the impact on Grand River Avenue. There would be no room for a right turn lane.

Joe Mahalak, 5259 Pentwater Drive, has concerns with the south bound traffic on Dorr Road
turning left.

Robert Kuikhi, 6035 E. Grand River Avenue, stated that he has lost a loved one to a car accident.
He has concerns with the traffic and the people pulling boats. He would like to see something to
accommodate the Grand River residents in the Hughes and Dorr Road area.

Judy Moses, 5251 Pentwater Drive, stated that she has concerns about the electricity in the area.
They have weekly outages all the time. Does DTE work the Township when a development is
proposed.

Laura Wildman, 658 Pathway, she does not know how Wilson Marine gets out of their business
due to the traffic. She has concerns about the runoff going into Lake Chemung. She asked how
the project would benefit the Township.

Bruce Kimball, 1189 Catherine’s Way, stated south bound Hughes Road traffic is bad. There is an
incline in the grade at the light on Hughes and only 2 cars can make it through the light in the
winter to turn left. Traffic is the main issue.

Ron Wilson, 6095 Grand River Avenue, he is the owner of Wilson Marine, in the summer months
there are 65-70 boats on trailer coming and going and semi-trucks delivering. Dorr Road is a
raceway. He is concerned with safety and sight lines along Dorr Road. His business produces a
lot of light and noise and work from 7 a.m. to 9 p.m. so they might consider more screening for the
buildings across Grand River.

10
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Frank Keresztes-Fischer, 5859 Giriffith, stated that he is concerned about food security. Millions of
acres of farm land are being lost to developments. The productive farm land needs to be
protected.

Edward Luff, 6055 E. Grand River Avenue, is concerned about a loss of visibility for drivers on
Dorr Road. ltis all open now and you can see 1/8 mile towards Hughes Road. Once they build
the loss of visibility will be more dangerous. He is concerned about the detention pond at the
corner of Dorr Road and Grand River Avenue. Where does it drain to? Does it drain into Lake
Chemung?

David Cary, 1813 S. Hughes Road, The Shaved Ice business has had to replace two tables
located outside due to cars hitting them. Everybody tries to use the right turn lane that does not
exist to turn on to Grand Rive Avenue. There needs to be a right turn lane on Hughes Road
northbound at Grand River. The Township owns the property on Hughes Road with a 10-foot
drain easement. The agreement states that the Township can increase the easement to 20-feet
wide if needed. What is planned for that easement? The drainage into the lake is a huge issue.

Serena Anzalone, 5964 Glen Echo Drive, stated that Glen Echo gets 6 to 8-inch divots in their
road due to the drainage from Grand River Avenue. The rainwater brings dirt and debris. She is
also concerned about the noise and traffic.

Eda Biegas, 1950 Genoa Circle, stated that there is overall traffic congestion without lights. They
chose Genoa Township because it is less congested. There is no room for the roads to be
widened if the 100-foot setback is not required. Maybe construct single story homes with less
units to make the traffic more manageable.

The call to the public closed at 10:06 p.m.

Mr. Curry stated that the majority of the drainage goes to the back of the parcel into the wetlands.
The front drainage goes into Grand River Avenue which is under the Livingston County Road
Commission control.

Commissioner Rauch stated that he has trouble visualizing the 100-foot open space reduction
along Grand River Avenue. This section of the road right of way is a variable mix in width.
Typically for a 5-lane road, the right of way would be 125 feet wide not 90 feet wide. It would
make it difficult to expand the road. Commissioner Dhaenens agreed that he has issues with the
100-foot open space buffer reduction, traffic and the location of the fiber lines.

Mr. Kassab stated that they understand the concerns with the traffic and would like to be
postponed to make adjustments and see if they can locate the buildings further back from Grand
River and Dorr Roads.

Moved by Commission Dhaenens, seconded by Commissioner Lowe to postpone public hearing
#4, consideration of a rezoning application, PUD Agreement, Environmental Impact Assessment
and conceptual PUD Plan for a proposed rezoning and conceptual plan approval for a proposed
development of 204 apartment units. The proposed rezoning is to go from Neighborhood Service
District (NSD)/Medium Density Residential (MDR) with Town Center Overlay (TC) to High Density
Residential (HDR) with a Residential Planned Unit Development (RPUD) overlay. The request
involves parcels 4711-11-300-014 and 4711-14-100-002 located on the Southwest corner of
Grand River Avenue and Dorr Road to the applicant the ability to address the setbacks from
Grand River and Dorr Roads, location of fiber lines and to update the traffic study with the
proposed hospital addition. The motion carried unanimously.

11



GRAND RIVER DORR LLC
31550 Northwestern Highway, Ste 220
Farmington Hills, M| 48334
248-865-0066

August 22, 2022

Project No: 2022-0578

Amy Ruthig

Zoning Official

Genoa Charter Township
2911 Dorr Road
Brighton, M| 48116

RE: The Legacy Apartment Homes
6080 West Grand River Ave.
Genoa Township, Livingston County, Michigan

Dear Ms. Ruthig:

We are writing in response to the Planning Commission’s comments and discussions during their Planning
Commission meeting on July 11, 2022. As summarized within the minutes of the meeting, we requested
to table this matter to address the following:

1. Setbacks from Grand River and Dorr Road
2. Location of the fiber optic lines that possibly bisect the property
3. Update the traffic study to include the proposed St. Joseph Mercy Hospital expansion

Address the setbacks from Grand River and Dorr Road

As suggested by the Planning Commission, we had further communication with the Livingston
County Road Commission pertaining to Grand River and Dorr Road ROW. We further modified the plan
to increase both setbacks as follows:

Original Plan | Revised Plan
ROW Setback | ROW Setback
Grand River 50' 75'
Dorr Road 46' 77'




Location of the fiber optic lines that bisect the property

We have confirmed through an onsite inspection by Miss Dig in addition to the Title documents
that fiber lines are not bisecting the property.

Update the traffic study to include the proposed hospital expansion

We have updated the traffic impact study (TIS) to include the proposed St. Joseph Mercy
Hospital expansion. The revised TIS does not recommend or require any additional road improvements.

The submittal is intended to address the comments of the Planning Commission meeting of July 11, 2022.
We intend to update the full set of plans that will be reviewed by the Townships consultants prior to the
Township Board consideration.

If you should have any further questions or require any additional information, please feel free to contact
me directly.

Sincerely

Mark Kassab
Grand River Dorr LLC

Attachments

cc: Kelly VanMarter
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August 31, 2022

Planning Commission
Genoa Township

2911 Dorr Road
Brighton, Michigan 48116

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

Subject: Legacy Apartments — PUD Rezoning and Conceptual Plan Review #3

Location: Southeast corner of Grand River Avenue and Dorr Road

Zoning: NSD and MDR with TC Overlay

Dear Commissioners:

At the Township’s request, we have reviewed the revised submittal from Grand River Dorr, LLC
requesting establishment of an RPUD for 51.9 acres of land at the southeast corner of Grand River and
Dorr.

A. Summary

1. PUD Qualifying Conditions: based upon our review, the qualifying conditions of Section 10.02 are
satisfied. The applicant must address any comments provided by the Township Engineer, Utilities
Director and/or Brighton Area Fire Authority.

2. Rezoning Criteria:
a. Asa PUD project, the request may be viewed as consistent with the intent and goals/objectives of
the Master Plan.
b. HDR rezoning may be viewed as appropriate given the inclusion of the RPUD and the site
amenities provided by the proposal.
c. We believe the RPUD is reasonable provided the provisions of Section 10.03.01 are met to the
Township’s satisfaction.

3. Conceptual PUD Plan:

a. Deviations are sought for side and rear parking setbacks, excess parking spaces, grading (but not
structures) within the natural feature setback, and from the requirement for a 100-foot open space
depth along exterior public roadways.

b. Revisions to the plan have improved upon the parking setback and open space depth deviations
previously discussed.

c. Per the previous meeting, the applicant is working on building material calculations to determine
whether deviations are necessary (or not).

4. Draft PUD Agreement:
a. The Agreement must identify the deviations sought as part of the PUD.
c. We suggest additional language be provided with respect to the preservation and maintenance of
open space/conservation areas.
d. Ifa phased project is proposed, each phase must be described and outlined.
e. The applicant must address any comments provided by staff and/or the Township Attorney.

www.safebuilt.com 21



Genoa Township Planning Commission
Legacy Apartments

PUD Rezoning and Conceptual Plan Review #3
Page 2

Subject it \

Aerial view of site and surroundings (looking north)
B. Proposal/Process

The request is to establish a Residential Planned Unit Development (RPUD) for approximately 51.9 acres
of land at the southeast corner of Grand River and Dorr. Because of the split-zoned nature of the subject
area (NSD and MDR with TC overlay), and the fact that the RPUD is an overlay district, the overall
request includes rezoning of the subject site to HDR.

The RPUD proposes development of 204 apartment units within 18 buildings, and an accessory
clubhouse and pool. The wetland areas, which account for approximately 29 acres of the property area,
will not be disturbed and will be preserved as open space.

Procedurally, following the required public hearing, the Planning Commission is to put forth
recommendations to the Township Board on the NSD/MDR/TC to HDR rezoning, RPUD overlay zoning,
Conceptual PUD Plan, Environmental Impact Statement and draft PUD Agreement.

C. Qualifying Conditions

We have reviewed the proposal for compliance with the PUD Qualifying Conditions (Section 10.02), as
follows:

1. Single Ownership. The application forms identify Grand River Dorr, LLC as the property owner,
and note that the property will be developed, owned and operated by a single ownership entity.

2. Initiated by Petition. The property owner has initiated the request, including applications for
rezoning, PUD, and site plan review.

3. Minimum Site Area. The site provides approximately 51.9 acres, which exceeds the 20-acre
minimum to qualify for PUD consideration.

4. Benefits. The submittal references preservation of natural features (approximately 29 acres of
wetland areas) and common open space for passive and active recreational use (a clubhouse and pool,
as well as a walking trail, pocket parks and a dog park).
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Genoa Township Planning Commission
Legacy Apartments

PUD Rezoning and Conceptual Plan Review #3
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5. Sewer and Water. The site is currently served by public water and sanitary sewer; however, the
Commission should consider any technical comments provided by the Township Engineer, Utilities
Director and/or Brighton Area Fire Authority under this criterion.

D. Rezoning Criteria

We have reviewed the proposal for compliance with the Criteria for Amendment of the Official Zoning
Map (Section 22.04), as follows:

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 subject site as Mixed-Use Town
Center.

Per Chapter 5 of the Master Plan:

This category includes a mixture of uses integrated into a traditional-style development of high
density single family homes, attached and detached, along with various commercial uses including
retail and office. The intent is to create a destination in the Township as an alternative to the
consistent strip development that currently exists along Grand River Avenue from Howell to
Brighton.

On its own, rezoning to HDR without the RPUD would be difficult to justify given the statement above;
however, the inclusion of an RPUD provides the Township with certain assurances that will help to
uphold the intent of the Master Plan.

The request may also be viewed as compatible with several goals of the Master Plan, including:

e Accommodate a variety of land uses that are located in a logical pattern and complement
community goals, the surrounding land uses, environment, capacity of roads and the sanitary
sewer, and public water system capabilities.

e Provide land owners with reasonable use of their land in a manner that is compatible with
adjacent land uses and the overall land use plan for the Township and the capacity of
infrastructure.

e Provide a variety of housing styles, types, and densities to support needs of residents.

With respect to the lack of mixed use component (residential only; no office or retail), the applicant has
noted a change in development conditions since the Plan’s adoption.

Based on the above, we are of the opinion that the overall request (HDR rezoning and inclusion of the
RPUD overlay) may be viewed as consistent with the Township Master Plan.

2. Compatibility of the site's physical, geological, hydrological and other environmental features with
the host of uses permitted in the proposed zoning district.

As previously noted, the site contains approximately 29 acres of regulated wetlands. These areas will not
be disturbed and will be preserved as part of the project.

3. The ability of the site to be reasonably developed with one (1) of the uses permitted under the
current zoning.

In response to this criterion, the applicant cites the lack of interest in the property, despite having been for
sale and promoted for conventional TC development for many years. 23
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PUD Rezoning and Conceptual Plan Review #3
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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 RPUD is an overlay district, which allows the host of permitted and special land uses of the
underlying zoning district.

As proposed, the underlying district would be HDR, which allows for multiple-family apartments with up
to 8 units per acre and 24 units per building.

As part of the proposed PUD, the applicant will restrict the project density and number of units per
building to less than what conventional HDR zoning would allow.

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.

As noted under our review of the PUD Qualifying Conditions, the site is served by public utilities.

The applicant must address any additional comments provided by the Township Engineer, Utilities
Director and/or Brighton Area Fire Authority related to this criterion.

This includes any comments by the Township Engineer on the revised traffic study.

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 accommaodate the
demand.

Township-wide, there is an overall lack of land planned/zoned for HDR/multiple-family uses. While the
TC overlay provides some allowance, it requires a non-residential component, as well.

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.

Similar to previous comments, conventional HDR rezoning on its own may not be fully justifiable;
however, the inclusion of the RPUD overlay provides the Township with assurances that the property will
be developed in a manner consistent with the Master Plan and site constraints.

In our opinion, use of the RPUD overlay is reasonable provided the provisions of Section 10.03.01 are
met to the Township’s satisfaction.

8. The request has not previously been submitted within the past one (1) year, unless conditions have
changed or new information has been provided.

This request has not been submitted within the past year.
E. Conceptual PUD Plan

We have reviewed the proposal for compliance with the Residential PUD and Conceptual PUD Plan
standards (Sections 10.03.01 and 10.07.01, respectively), as follows:

1. Density. The submittal does not include a parallel plan to determine base density. However, based
on the definition, which allows inclusion of up to 25% of wetland area, the proposal results in a
density of 6.2 units per acre.
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The proposed density is less than the 8 units per acre allowed for a conventional HDR development
(as well as the 28 units per acre allowed as part of mixed-use project under the current TCOD).

2. Dimensional Standards. The proposed buildings meet or exceed conventional HDR setback
requirements.

The original submittal sought deviations to reduce side and rear setbacks for parking lots and drive
aisles. However, the revised plan appears to have increased these setbacks to a point where they are
compliant.

The proposal exceeds the maximum parking allowance, for which an additional deviation is sought.
The minimum parking requirement is 408 spaces. Given the site design, which includes garages and
parking spaces contiguous to the garages, as well as guest parking throughout the development, there
are 700 parking spaces proposed.

The submittal does not include any structures that encroach into the 25-foot natural feature setback;
however, notes indicate that grading is proposed within 10 feet of the wetland in certain areas.

Lastly, the open space requirements for an RPUD (outlined below) require an open space depth of
100 feet along exterior public roads. This standard is not met along either Grand River or Dorr, and a
deviation has been requested (though additional setback and potential future right-of-way have been
provided in the revised plan).

3. Open Space. The proposed development results in an open space ratio of 55.8%, which exceeds the
25% minimum threshold.

The proposed open space includes protection of the wetland areas, as well as a large courtyard
through the middle of the development.

Active and passive recreational opportunities are also provided via a clubhouse, pool, walking trails,
sidewalks, dog park, and pocket parks.

4. Additional Considerations.

Landscaping: the submittal includes a detailed landscape plan depicting numerous plantings
throughout the site, including 50-foot wide buffers along both external roadways. A detailed review
of the landscape plan will be provided as part of the Final PUD Plan review.

Lighting: the Conceptual PUD Plan does not include a lighting plan. A full lighting plan, per Section
12.03, must be provided with the Final PUD Plan submittal.

Refuse/Recycling: the revised plans note that “trash collection will be provided via individual trash
carts for each unit with curb side trash collection.”

Pedestrian Circulation: the project includes public sidewalks along both road frontages (Grand River
and Dorr), as well as an internal connection of sidewalks and trails.

Site Amenities: in addition to items previously noted, the project includes EV charging stations, a
gazebo, bicycle racks, park benches, fountains within ponds, and decorative entrance features (as
depicted on Sheets LSC 4 and 5).

Buildings: the elevation drawings note a mix of materials, including brick and multiple types of

siding. Unless deviations are sought, the proposed buildings must comply with the standards of
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Section 12.01. The revised submittal notes that the applicant is working on material calculations and

will provide additional information to determine if standards are met or if deviations are needed.
Mailbox Clusters: the plans provide for a mailbox cluster in the southeasterly portion of the
development. In response to our previous comment, the applicant has stated that “the proposed
mailbox and package kiosk is sized appropriately to serve all residents of the development.”

F. DRAFT PUD AGREEMENT

The applicant must address any comments provided by staff or the Township Attorney. The current

submittal did not include a revised PUD Agreement, so the following comments are carried-over from our

previous review letter:

o The revised document references deviations, but does not identify them. Any and all deviations
sought must be specifically listed within the Agreement.

e Article VI includes a very general statement regarding maintenance of open space. In our
opinion, additional language (such as that noted in Section 10.05.04(b)) should be incorporated
into this section.

e Article IV references phasing for the project; however, neither the Conceptual PUD Plan nor the
Agreement describe a phased project. If a phased development is proposed, each phase needs to
be described in the Agreement and depicted on the Concept Plan.

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

Respectfully,
SAFEBUILT

VI -

Brian V. Borden, AICP
Michigan Planning Manager
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September 7, 2022

Ms. Kelly Van Marter
Genoa Township
2911 Dorr Road
Brighton, M1 48116

Re: Legacy Apartments
Site Plan Review No. 3

Dear Ms. Van Marter:

Tetra Tech conducted a third review of the proposed Legacy Apartment Homes conceptual PUD plan and
accompanying documents submitted on August 22, 2022. The plans were prepared by PEA Group on behalf of
Grand River Dorr, LLC. The site is located on the southeast quadrant of the Grand River Avenue and Dorr Road
intersection. The proposed development consists of 204 multi-family units and includes sanitary sewer and water
main improvements, on-site storm sewer and detention, and private road improvements. The Petitioner is also
proposing to rezone the site from Neighborhood Services District and Medium Density Residential with Town
Overlay to High Density Residential and Residential Planned Unit Development. We offer the following comments:

GENERAL

1. The Livingston County Road Commission will need to approve both access drives to the site, and this
approval should be provided to Genoa Township prior to final approval.

2. The response letter provided by Grand River Dorr, LLC., dated August 22, 2022, provided modified
setbacks on Grand River Avenue and Dorr Road, and referenced communication with the Livingston
County Road Commission. Communication with the Road Commission regarding the suitability of the
proposed setbacks for future ROW needs should be provided to the Township for their records.

3. The Traffic Impact Study for the proposed development was updated to include the proposed St. Joseph
Mercy Hospital expansion, and no additional road improvements were required. The development will
increase traffic in the localized area, however, the improvements presented in the traffic study should
mitigate the impacts.

DRAINAGE AND GRADING

1. The detention calculations shown on sheet C3.1 should be updated to the new Livingston County Drain
Commissioner standards as part of the final site plan submittal. The new standards can be found here:
https://www.livgov.com/drain/Pages/procedures.aspx.

Tetra Tech
3497 Coolidge Road, East Lansing, M| 48823

Tel 517.316.3930 Fax 517.484.8140 www.tetratech.com
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Ms. Kelly Van Marter
Re: Legacy Apartments
Site Plan Review No. 3
September 7, 2022

Page 2

2.

The petitioner is proposing multiple connections to the existing storm sewer on Grand River Avenue. The
Livingston County Road Commission will need to approve all proposed connections to their storm sewer
system and said approval should be provided to Genoa Township prior to final site plan approval.

3. The Petitioner is proposing grading within the 25-foot wetland setback. This will require a special land use

permit or should be addressed in the PUD Agreement.
UTILITIES

1. A utility impact study should be completed by MHOG for the proposed development, as it will account for
more than 100 new residential units. The downstream sanitary sewer pump stations have known capacity
concerns, and improvements will need to be considered as part of this development.

2. The final site plan should include MHOG standard details, which can be found here:
https://www.mhog.org/newdevelpement/designstandards.

3. After final site plan approval, the Petitioner will be required to submit construction plans to MHOG

Sewer and Water Authority for review and approval.

Tetra Tech has reviewed the documents and the only issue of concern is the connection of the storm collection
system to the public road system. LCRC will need to provide their review and approval for use of their facilities
for this added storm drainage. Other than this concern we have no further engineering related issues regarding
traffic, water, and sewer utilities that would arise from this change in zoning classification. We recommend the
above comments be addressed prior to final site plan approval.

Sincerely,
Gary J. Markstrom, P.E. Shelby Byrne, P.E.
Vice President Project Engineer

Tetra Tech
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August 25, 2022

Kelly VanMarter
Genoa Township
2911 Dorr Road
Brighton, MI 48116

RE: Legacy Apartments PUD
6080 W. Grand River
Genoa Twp., Ml

Dear Kelly:

The Brighton Area Fire Department has reviewed the above-mentioned site plan. The
plans were received for review on August 25, 2022 and the drawings are dated Feb. 22,
2022 with latest revisions dated April 18, 2022. The updated fraffic study is dated August
18, 2022, and the revised landscape and setback plans are dated April 18, 2022. The
plan review is based on the requirements of the International Fire Code (IFC) 2021
edition.

1. A minimum vertical clearance of 132 feet shall be maintained along the length of all
apparatus access drives. This includes but is not limited to porte-cochere, lighting,
and large canopy frees. A number of frees must be relocated, the species modified,
or the road width increased to not overhang the roadways. (A note was provided to
address plantings at final site and construction review on the previous submittal,
however the arisit rendering indicates over 400 large canopy trees lining the
roadways throughout the development. As they grow and reach full growth, nearly
all species will either partially or completely encroach the roadway. Additional
consideration shall be made to placement and species, and will require the
ownership to include the overhead clearance requirement in the facility
maintenance plan.)

IFC 503.2.1

Additional comments will be given during the building plan review process (specific to
the building plans and occupancy). The applicant is reminded that the fire authority
must review the fire protection systems submittals (sprinkler & alarm) prior fo 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, FM, CFPS
Fire Marshal

cc:Amy Ruthig amy@genoa.org
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From: Eda Biegas

To: Kelly VanMarter
Subject: Proposed rezoning of parcels 4711-11-300-014 and 4711-14-100-002
Date: Wednesday, July 13, 2022 5:14:15 PM

To the planning committee,

First of all, I want to thank you all for taking into consideration the concerns expressed by
the residents of Genoa Township at Monday's meeting.
I understand that eventually the corner of Dorr Road and Grand River will be developed. I am
grateful that you are looking at the future traffic issues that are inevitable and the 100 foot
setback.
I was hoping that you would also take into consideration the proposed development size. I
know that it's financially beneficial for the developer to build as many units as possible on this
property but is it too many for the good of the community? Is it really necessary to build two
story units? Or to have quite so many units. I ask that you consider a scaling down of the
project to help with the traffic not only from this project but for future projects as well.

Thank you for your time,

Eda Biegas

1950 Genoa Cir, Howell, MI 48843
734-751-8154
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From: Brittney Kirby

To: Kelly VanMarter

Subject: Genoa Re-Zoning

Date: Thursday, July 7, 2022 8:45:36 PM
Hi Kelly,

| saw that there is a public hearing on Monday to discuss rezoning a section of Genoa Township on Dorr Rd and
Grand River to alow for 204 apartments to be built. | think it’swonderful that we are looking to build affordable
housing options in our township where currently there are few to none. People of every income level should have
the right and ability to enjoy everything our beautiful township hasto offer. There are afew neighbors who are
worried about traffic but as long as that’ s taken into consideration, | think the benefits far outweigh any concerns.

Thanks again!
Brittney Kirby
Genoa Resident

Sent from my iPhone
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From: Mike Kupfer

To: Kelly VanMarter
Subject: Dorr Rd Grand River Apartment Proposal .
Date: Thursday, July 7, 2022 9:08:35 PM

Hi Kelly , I am writing to voice my concern and strong opposition to the proposed zoning
change alowing a 204 apartment complex at Dorr Rd and Grand River . Adding this complex
will further tax the already crowded roads in the area. Please do not make the same mistakes
Novi and Wixom did by over developing this beautiful township. | trust the zoning
commission will do the responsible thing and deny any zoning changes for the 50 acre parcel.
Thank you and as always | am attaching a picture of lake Chemung | took tonight from my
deck . Thisisabout 1/8 of amile from the proposed apartment complex .
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Kelly VanMarter

From: Mark Surel <mark@newvintageusa.com>

Sent: Wednesday, July 6, 2022 2:11 PM

To: Kelly VanMarter

Subject: Re: GRAND RIVER/DORR RD ZONING CHANGE REQUEST MEETING 7/11
Attachments: 06 Master Plan-Future Land Use - Map.pdf; Zoning Map Sept 2020.pdf
Hi Kelley

Just a quick follow-up. | personally am opposed to apartments over traditional homes and commercial in the current and
future plans for a few reasons:

1. The current housing market has driven rental unit prices to extremely high levels pricing many out.

2. | would consider an apartment a "temporary" housing where ownership of the dwelling is not cared for in the same way
as a traditional home.

3. What | have witnessed living in other areas that have built apartments, over time apartments rarely hold their value in
rent, appearance or quality of tenants.

4. Commercial stores/businesses are a more long-term solution with pride in ownership.

Thanks for your time!
| would oppose this move to HDR in the future at this location as laid out in the draft master plan. | know they have to go

somewhere, how about down Herbst?

Mark Surel
3333 Pineridge Ln

Mark Surel

President

NVU INC

ph 248.850.5482

fx. 248.565.8291
www.newvintageusa.com

On Wednesday, July 6, 2022 at 11:15:24 AM EDT, Kelly VanMarter <kelly@genoa.org> wrote:

Mark,

Thank you for your comments and your involvement in the Master Plan process. | will share your email with the Planning
Commission.
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Just to clarify a few things for you, although the current underlying zoning of the property is neighborhood commercial and
medium density residential, the Town Center Overlay zoning would control if there was any new development proposed
(see Section 9.02.03). The existing master plan designation for the property is for Town Center District. The Town
Center district allows up to 14 units per acre by right or 28 units per acre with special land use. It also would allow
commercial uses. The proposed project is for 6.23 units per acre which is significantly less dense that the current overlay
zone and master plan. | know the overlay is confusing so | just wanted to share this with you.

Lastly, in the current draft plan of the Master Plan, the property is designated as high density residential and mixed use
which would allow for multi-family dwellings.

Please let me know if you have any questions.

Kelly VanMarter, AICP

Assistant Township Manager/Community Development Director

Genoa Charter Township
2911 Dorr Road, Brighton, Michigan 48116
Direct: (810) 588-6900, Phone: (810) 227-5225, Fax: (810) 227-3420

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

From: Mark Surel <mark@newvintageusa.com>

Sent: Tuesday, July 5, 2022 5:10 PM

To: Kelly VanMarter <Kelly@genoa.org>

Subject: GRAND RIVER/DORR RD ZONING CHANGE REQUEST MEETING 7/11

Hi Kelly

Thank you for taking moment to review and distribute my letter to the planning commission. The meetings | have been at
have been enlightening with the level of detail the commission has been working on the Master Plan. lIts a great plan to
use as a roadmap for the future of the township; | do realize that things may need to change as times change.
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My reason for reaching out is | wanted to let the commission know my opinion on the zoning change request for the
acreage at Grand River/Dorr Rd to change from MDR to HDR. | do see why it would be prime real estate in that location ,
HDR will increase the profitability of the developer with advantages that | cannot see for the current residents of Genoa
Township.

| oppose the change for several reasons:

1. The high density apartments do not seem to fit in the overall countryside/rural vision/appeal of the area
2. Traffic at that intersection is already getting bad, adding 204 apartments will only worsen the growing issue

3. We as residents should never "trade down". Going from houses to apartments seems to me a trade-down, we shoudl
always be trading up.

4. The planning commission has done a great job and worked really hard setting up zones for each type of use and we
should try our best to stay with the plan, especially in a high visibility area as that location.

Thank You

Mark Surel

3333 Pineridge Ln

Mark Surel

President

NVU INC

ph 248.850.5482

fx. 248.565.8291
www.newvintageusa.com
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REGIONAL COMMERCIAL
MIXED-USE TOWN CENTER
OFFICE

INDUSTRIAL

RESEARCH AND DEVELOPMENT
PUBLIC/INSTITUTIONAL/UTILITIES
PRIVATE RECREATION
INTERCHANGE CAMPUS
INTERCHANGE COMMERCIAL
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Updates:
04/11/08 - Multiple Revisions (42 parcels)
09/12/08 - 4489 & 4495 Oak Pointe Drive (LRR)
02/25/11 - United Way Conditional Rezoning (OSD)
08/06/12 - 7777 Bendix Rezoning (OSD)
10/2/12 - Corrected Map re. court stipulation for Pet Ritz from 05/18/2006 (AG)
11/29/12 - Corrected Map re. Zeeb property approved 3/15/04 (MUPUD)
01/07/13 - Dakkota (14-100-014) Conditional Rezoning (OSD)
10/10/13- Corrected Map re. (29-200-036) - was rezoned 8/18/03 (RPUD)
11/13/14 - Removed Lucy Rd 425 Area, Rezone Latson Elementary (09-100-036;RR-NRPUD),
Correct Brighton Lake Rd. Error (RPUD-LDR)
05/04/15 - Red Olive (05-400-025) to NRPUD
06/10/15 - Chestnut Landing Rezoning (GCD/TC to GCD)
9/12/15 - Cleary University Rezone to MUPUD
03/27/16 - Lakeshore Village (06-400-015) from MDR to HDR
09/18/16 - Oliveto Rezone (12-100-007,008,010-013) RR & PRF to CE
06/17/18 - Filmore Park Rezoning (PRF)
08/31/18 - Chestnut Springs Rezoning (LDR)
05/12/19 - Birkenstock Self Storage Rezoning (PID)
07/19/20 - Premier PUD Rezoning (RDPUD)
08/02/20 - Blble Baptist Rezoning (LDR)
08/16/20 - Versa S. Latson Rezoning (CAPUD & ICPUD)

RDPUD

Town Center

ICPUD

S
1 inch = 3,500 feet

Official Zoning Map

Adopted May 2, 2005, Revised Sept. 4, 2020
Created by: Kelly VanMarter

Basemap layers provided by:

Living¥§on County GIS




Kelly VanMarter

From: Mark Surel <mark@newvintageusa.com>

Sent: Tuesday, July 5, 2022 5:10 PM

To: Kelly VanMarter

Subject: GRAND RIVER/DORR RD ZONING CHANGE REQUEST MEETING 7/11
Hi Kelly

Thank you for taking moment to review and distribute my letter to the planning commission. The meetings | have been at
have been enlightening with the level of detail the commission has been working on the Master Plan. Its a great plan to
use as a roadmap for the future of the township; | do realize that things may need to change as times change.

My reason for reaching out is | wanted to let the commission know my opinion on the zoning change request for the
acreage at Grand River/Dorr Rd to change from MDR to HDR. | do see why it would be prime real estate in that location ,
HDR will increase the profitability of the developer with advantages that | cannot see for the current residents of Genoa
Township.

| oppose the change for several reasons:

1. The high density apartments do not seem to fit in the overall countryside/rural vision/appeal of the area

2. Traffic at that intersection is already getting bad, adding 204 apartments will only worsen the growing issue

3. We as residents should never "trade down". Going from houses to apartments seems to me a trade-down, we shoudl
always be trading up.

4. The planning commission has done a great job and worked really hard setting up zones for each type of use and we
should try our best to stay with the plan, especially in a high visibility area as that location.

Thank You

Mark Surel
3333 Pineridge Ln

Mark Surel

President

NVU INC

ph 248.850.5482

fx. 248.565.8291
www.newvintageusa.com
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From: Judith Workman

To: Kelly VanMarter

Subject: Proposed zoning change

Date: Tuesday, July 5, 2022 8:25:51 PM
Hello,

Unfortunately, | will be out of town on 7/11 for the meeting where this proposed change is to be considered. Please

share with all board members that | am vehemently opposed to this change asiit, again, goes against the master plan.

The proposed areais currently zoned for medium density. | have no ideawhy a high density change would even be
considered except for financial gain, which is absolutely the wrong reason!

Our township is beautiful! Adding in high density areas will not continue the current attractiveness that al enjoy.

| find it disturbing that the board continuesto look at zoning changes that are not in accordance with the master plan.

Hopefully they will realize that the mgjority of residents live here BECAUSE the areais not high density.

Sincerely,

Judith Workman
5730 Pineridge Lane
Brighton, M| 48116

Sent from my iPad
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GRAND RIVER DORR LLC

DBA

THE LEGACY APARTMENT HOMES

OWNER:

GRAND RIVER DORR LLC
PREPARED BY: MARK KASSAB
31550 NORTHWESTERN, STE 220
FARMINGTON HILLS, M1 48334

248-865-0066

THE LEGACY APARTMENT HOMES
CONCEPTUAL PUD SITE PLAN
APPLICATION & COMMUNITY IMPACT STATEMENT

The Legacy Apartment Homes | Conceptual PUD Submittal — Community Impact Statement
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COMMUNITY IMPACT STATEMENT
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SECTION 1: GENERAL PROJECT INFORMATION

1.1

1.2

Project Overview

The Legacy Apartment Homes is a proposed residential community consisting of
204 attached apartments with an associated clubhouse and pool. The project
shall include open space and other elements as set forth in this Agreement and
the PD plan. The project will include approximately 29 acres of total open space.
This site is currently vacant and is zoned Neighborhood Services District (NSD)
and Medium Density Residential (MDR) with Town Overlay and currently
petitioning to be rezoned to High-Density Residential (HDR), and Residential
Planned Unit Development (RPUD).

The proposed land use consists of multi-family apartment homes. The project will
have 3.92 units per acre based on 52 +/- gross acreage and 6.23 units per acre
based on 32.77 net acreage. The proposed development will be compatible with
past planning efforts and therefore the infrastructure is present to support it. The
township services planned for this area will not be overtaxed by the development.

Unit counts and densities for the proposed The Legacy Apartment Homes are as
follows:

204 Multi-Family Dwelling Units (51 gross Acres/33 Net Acres):
3.92 DU/Gross Acre
6.23 DU/Net Acre

Master Plan Analysis

Value communities and neighborhoods — The Legacy Apartment Homes
will be an exclusive neighborhood community targeting demographics of multiple
ages. The development will focus on quality building materials and attention to
architecture details. This location is well located between Brighton and Howell
where downtown shopping and restaurants are available as well as the Genoa
retail and restaurant area at Latson and Grand River.

Walkable neighborhoods — In addition to sidewalk proposed on both sides of
the planned internal roadways, the development will also have a system of
pathways within the extensive open space areas.

The Legacy Apartment Homes | Conceptual PUD Submittal — Community Impact Statement
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> Variety of recreational facilities — The Legacy Apartment Homes proposes a

successful development area reaching various age demographics that seek
amenities, less maintenance, nature preservation and convenience to
restaurants and shopping. sidewalks and interconnectivity within the community,
dog park, gazebo, EV Charging Stations throughout, benches, clubhouse,
Amazon Hub station, pool and fitness center consisting of a Yoga room, business
center, dog wash to accommodate residents of all ages, interests, and physical
abilities.

Refer to the Conceptual PUD for additional information of the neighborhood layout and
representative architectural details.

1.3

Existing Surrounding Uses

As shown within the attached zoning map, the existing surrounding uses for the
subject site are uses of varying densities. These existing uses are as follows:

e North: GCD- General Commercial District
« East: OSD
e West: Industrial

e South: Rural Residential

SECTION 2: COMMUNITY AND FACILITY SERVICES

2.1

Police and Fire Demand

The Livingston County Sheriff in addition to the Michigan State Police will be
providing Public Safety services required to accommodate the proposed use.

The Brighton Area Fire Department, as part of an existing Governmental
agreement will provide fire protection services. There will be numerous fire
hydrants located on the subject property. Fire Department Connections (FDC’s)
will be located on each building in addition to the buildings having an internal fire
suppression system. Station 34 on Dorr Road is located approximately’a mile
away from the subject property.

The property is accessed from Grand River and Dorr Road. Both entrances are
designed to accommodate emergency vehicle access.

The Legacy Apartment Homes | Conceptual PUD Submittal — Community Impact Statement
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A fiscal impact statement is prepared and attached to the CIS to determine the
annual tax revenue. The additional net annual tax revenue at full buildout will be
approximately $836,662. The additional tax revenues are in addition to the one-
time utility connection charges in the amount of $3,080,400.

2.2 Utilities

Utility services will be provided by existing public water and sewer systems in the
area. The development proposes a total of 204 apartment unit connections to the
existing public utilities. We estimate an average daily usage of 36,500 gallons per
year per person with an annual usage of approximately 19,000,000 gallons per
year.

All utility lines, structures, and trenches shall be constructed in accordance with
the standards and requirements of Genoa Township, the Livingston County and
MDOT. All hydrants will be a minimum of 4.5’ from back of curb.

Water main connections to the existing mains will be completed to provide for a
looped system in accordance with the Township standards and placed within
public easements. The proposed site water mains will be 8” in diameter and
placed in public easements, and will connect to the existing 12” main on Dorr
Road 16” main on Grand River Rd.

Site Storm sewer will be privately owned and designed to convey runoff to
appropriately sized stormwater management facilities.

2.3 Stormwater Management

Stormwater management for quality treatment and flood storage will be provided
in proposed detention basin optimally located at the southeast corner of Grand
River and Dorr Road. These basin will be designated and approved in
accordance with Livingston County Drain Commission standards to
accommodate the 100-year frequency storm runoff from the proposed
development.

The Legacy Apartment Homes | Conceptual PUD Submittal — Community Impact Statement
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SECTION 3: ECONOMICS

3.1 Tax Revenue Analysis

A fiscal impact analysis was prepared to determine the anticipated annual tax

revenue to be generated as a result of the development. Based on this analysis,

we anticipate Legacy Apartment Homes will have a taxable value of
approximately $22,950,000 and will generate an annual revenue gain of
approximately $911,139. Currently the property is generating $24,659 in annual
taxes.

3.2 Jobs Created

Legacy Apartment Homes will be a residential development. Legacy Apartment
Homes will create 100 +/- construction jobs during the installation of the
infrastructure and the building of the apartment buildings on the site. In addition,

The Legacy Apartment Homes | Conceptual PUD Submittal — Community Impact Statement
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The Legacy Apartments will employ 5-6 permanent leasing and maintenance
staff.

Refer to Exhibit A for the Fiscal Impact Analysis Calculations

SECTION 4: ENVIRONMENT

4.1

4.2

4.3

4.4

Natural Resources Analysis

The proposed development is approximately 52 acres. The development will
preserve natural features and provided common open space opportunities for the
residents, including walking trails, a community building and swimming pool. The
site is constrained by regulated wetlands to the South and Southeast portion of
the property. The area of proposed development is primarily vacant farmed land
with minimal to no tree removal required.

Storm water runoff for the site will be detained and treated in accordance with
applicable Township, County and State requirements prior to discharge from the
site. No significant impact or pollution to offsite water bodies is anticipated with
the development.

The proposed development will seek to preserve existing wooded areas around
the perimeter of the development where grading would allow, to serve as a buffer
between the development and neighboring properties. New trees will be planted
in the proposed development in accordance with an approved Landscaping Plan.

Hazardous Materials

No hazardous materials are planned to be manufactured, used, or stored on site.

Air Quality Impact

Legacy Apartment Homes is a residential development that does not plan to
have any significant impact to the air quality of the area. No quantifiable type or
quantities of pollutants are expected to be released in the air. During
construction, special measures will be included within the Soil Erosion and
Sedimentation (SESC) Plan to mitigate any potential dust creation during dryer
site conditions, including the use of water trucks.

Groundwater Impact

Legacy Apartment Homes is a residential development that will utilize
connections to the existing public utilities in the area. The development fits within

The Legacy Apartment Homes | Conceptual PUD Submittal — Community Impact Statement
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4.5

the master planned unit density for the area and does not plan to have any
significant impact to the groundwater levels within the area.

Noise

Legacy Apartment Homes is a residential development that does not plan to
have any significant impact to the increased noise in the area. During
construction, the development intends to minimize noise as reasonable and
follow the Township’s ordinance regarding hours of allowed construction
operation.

SECTION 5: TRAFFIC

Legacy Apartment Homes is a residential project consisting of a multi-family
dwelling units that are proposed to have access off Grand River Road in addition
to Dorr Road. The main access to the community will be from Grand River Road
which is a State Road. There is a secondary access off Door Road.

A Traffic Impact Study (TIS) has been prepared by Rowe Engineering in
accordance with the Township Ordinance. The report was completed in
accordance with the requirements specified by the Michigan Department of
Transportation (MDOT), the Road Commission for Oakland County (RCOC), and
Genoa Township.

A copy of the TIS attached as Exhibit B.

The Legacy Apartment Homes | Conceptual PUD Submittal — Community Impact Statement
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DEVELOPER’S STATEMENT

After a five decades of residential building in Michigan, MJC Companies® is proud to
be one of the state's largest privately-owned and operated builders, as well as one
of the top 100 builders in the nation. Since 1972, the company has garnered a
reputation of value and innovation with single-family homes and condominiums that
offer a carefree lifestyle in desirable neighborhoods.

And that reputation still holds true today. With deep roots in an array of communities
in Livingston, Macomb, Oakland and Wayne counties, MJC Companies® is excited to
be a part of Michigan's rich history and is confident in the future of the state and
dedicated to the families who live here.

Specializing in new construction, MJC Apartment homes and condominiums offer a
wide choice of locations, flexible floor plans, and an abundance of the most desired
amenities within pleasant communities including some with pools, walking trails and
ponds.

MJC Companies® looks forward to enduring its longstanding presence in Southeast
Michigan as it continues to develop communities of choice for generations to come.

The Legacy Apartment Homes | Conceptual PUD Submittal — Community Impact Statement
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Charities, Sponsorships & Clubs

Alzheimer’s Association

Building Industry Association - Charitable and Education Foundation
Capuchin Soup Kitchen

Cardinal Mooney Catholic High School
Children’s Charities at Adios

Club Calabria

Club Terrasini

Club Di Santa Fara

De La Salle Collegiate High School
Fraternal Order of Police

Interfaith Volunteer Careqivers

Italain American Culture Society
Karmanos Cancer Institute

Mackinac Island Historical Preservation
March of Dimes

Men of the Sacred Heart

Michigan Historical Society

Mat Gaberty Heart Fund

Macomb Foundation

Mt. Clemens General —Board Member
Mt. Clemens Regional Oncology
Multiple Sclerosis Foundation

MPURE — Department of Urology at William Beaumont Hospital
Muscular Dystrophy Association
National ltalian American Foundation
Northville Park & Recreation

Nothdurft Pediatric Endowment

Special Olympics

St. John Health Foundation

St. John Hospital Guild

St. Lawrence Athletics

St. Louis Center— (helping to raise, $800,000 dollars in the last 10 years)
Utica Community Schools

USC Shoah Foundation
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http://www.cskdetroit.org/
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http://www.childrenscharitiesadios.com/
https://www.facebook.com/The-Calabria-Club-Cultural-Organization-186475728070498/
https://www.facebook.com/clubterrasinidetroit.sicilia/
https://www.facebook.com/Societa-Santa-Fara-di-Cinisi-Detroit-122184226607/
http://www.delasallehs.com/
http://www.mifop.com/
http://www.ivcinfo.org/
http://www.iacsonline.com/Home
http://www.karmanos.org/home
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https://msfocus.org/
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http://www.niaf.org/
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https://sfi.usc.edu/

EXHIBIT A

FISCAL IMPACT STATEMENT
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Property Development
Property Tax Revenue

The Legacy Apartments Homes - 204-Unit Community
Fiscal Impact

Housing Type Market Value State Equalized Taxable Value Total Units Estimated Estimated Taxable Value
Per Unit Value Per Unit Per unit Market Value
Apartment Homes 225,000 $ 225,000 $ 112,500 204 $ 45,900,000 $ 22,950,000
204 $ 22,950,000
Current Millage Estimated Taxable Tax Generated
Rate Value
SUMMER TAX REVENUE GENERATION
State Ed Tax 6.0000 $ 22,950,000 S 137,700
County Tax 3.2391 $ 22,950,000 S 74,337
HO School Oper 18.0000 $ 22,950,000 S 413,100
HO School Debt 2.7500 $ 22,950,000 S 63,113
Livingston ISD 3.2315 $ 22,950,000 S 74,163
BR Fire Auth 0.8733 $ 22,950,000 S 20,042
WINTER TAX REVENUE GENERATION
County Ambulance 0.2863 $ 22,950,000 $ 6,571
HCMA-Parks 0.2089 $ 22,950,000 S 4,794
Veterans Relief 0.1127 $ 22,950,000 $ 2,586
Genoa Alloc 0.7855 $ 22,950,000 $ 18,027
HO School Debt 2.7500 $ 22,950,000 S 63,113
HO Library 1.0382 $ 22,950,000 S 23,827
BR Fire Auth 1.5000 $ 22,950,000 S 34,425
Total Estimated Annual Revenue from Property Taxes $ 935,798
Less Current Propety Tax Revenue Generation $ 24,659
Total Net annual Revenue from Property Taxes $ 911,139
Estimated Residents
Land Use Units Unit Factor Per Projected
Us Census Population
Residential 204 2.55 520
Utility Revenue
Water and Sewer Capital Connection Fee Water Capital  Sewer Capital Fee Total Capital Total Estimated Fee
Fee Charges Total Units
Building Type
Units $ 7,900.00 S 7,200.00 $ 15,100 204 $ 3,080,400
$ R
Total Estimated Connection Fee (Fees per. DPS) 204 $ 3,080,400
Annual Usage Usage
(Gal);
Estimated Assume 36,500 fee/1000 Total Estimated
Annual Water/Sewer Population gal/yr/person Gal. Fees
Usage Fees
Apartments 520 18,987,300 $11.28 S 214,177
Annual Water $ 214,177
Usage Fees
Total Utility-Related Fees $ 214,177
Township Expenditures Per Budget
Total Expenditures - 2022 Budget (per Genoa.org) S 6,412,166
Township Population (per 2020 SEMCOG) 20,692
Te hip Expendi Per Resid $ 309.89
# Residents Expenditure per Resident Total
Total Annual Expenditures for Legacy Apartment 520 $ 309.89 $ 161,202.82
The Legacy Apartment - One-Time Utility Connection Revenue S 3,080,400
The Legacy Apartment - Annual Revenue Gain (Loss) S 964,113
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EXHIBIT B

TRAFFIC IMPACT STUDY
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Legacy Apartment Homes
Traffic Impact Study

Project No. 221380
August 18, 2022
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Legacy Apartment Homes

Traffic Impact Study

Prepared For:
Grand River Dorr LLC
Farmington Hills, Michigan

August 18, 2022
Project No. 221380
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Text Box
Appendices are excluded to reduce the packet size.  Township staff has the full study with all appendices on file which will be provide upon request.  
- K. VanMarter
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Executive Summary

Fishbeck has completed a traffic impact study (TIS) related to the development of Legacy Apartment Homes
located in the southeast quadrant of Grand River Avenue and Dorr Road in Genoa Township, Livingston County,
Michigan. The vacant lot is proposed to be developed into multifamily residential with 204 dwelling units (DU)
proposed. The development will be open and fully operational in 2025.

The proposed site plan includes a driveway on Grand River Avenue that will be the south approach of the
signalized intersection of Grand River Avenue and Hughes Road and a driveway on Dorr Road that will be the east
approach of the unsignalized intersection of Dorr Road and Sterling Drive.

This study was conducted according to the methodologies and guidance published by Institute of Transportation
Engineers (ITE), American Association of State Highway and Transportation Officials (AASHTO), Livingston County Road
Commission (LCRC) and Genoa Township (Township).

Vehicular, Turning Movement Counts (TMCs) were collected at the study intersections on December 14, 2021, during
the weekday a.m. (7 a.m. to 9 a.m.) and p.m. (4 p.m. to 6 p.m.) time frames of the roadway network. Due to the
impact of COVID-19, historical traffic data from the Southeast Michigan Council of Governments (SEMCOG)
website was reviewed. Based on this review, an adjustment factor of 1.16 and 1.11 was determined for the a.m.
and p.m. peak hours, respectively to adjust the completed TMCs to “Pre-COVID-19 levels”.

There is one known project in the site vicinity that could add additional traffic volumes to the study network. The
following development was included:

e St. Joseph Mercy Brighton Health Center Expansion.

Site-generated traffic was forecast using the information and methodologies specified in the latest version of Trip
Generation, Trip Generation Manual, 11th Edition, 2021. The existing traffic volumes, site layout, and engineering
judgement were used to develop a trip distribution model for the a.m. and p.m. peak hours for the new traffic
generated by the proposed development. Additionally, directions of origin, surrounding residential densities, and
commuting patterns were considered.

Level of Service (LOS) analyses were conducted for existing, background, and total future conditions based on Highway
Capacity Manual (HCM) 6th Edition, methodologies using Synchro traffic analysis software. Synchro network models
were also simulated using SimTraffic to evaluate network operations including intersection queueing.

Based on findings of the HCM operational analyses and site traffic generation, the proposed development, including
trips generated by the expansion of the St. Joseph Mercy Brighton Health Center, will not result in any significant impact
to the adjacent road network. No improvements to the roadway network are proposed.

The opinions, findings, and conclusions expressed in this TIS are those of Fishbeck and not necessarily those of the
Owner/Applicant, LCRC, or Genoa Township.

Prepared By:

uer, PE, PTOE
Project Manager — Fishbeck
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1.0 Introduction

1.1 Project Overview

On behalf of Grand River Dorr LLC, Fishbeck has conducted a traffic impact study (TIS) related to the development
of Legacy Apartment Homes located in the southeast quadrant of Grand River Avenue and Dorr Road in Genoa
Township (Township), Livingston County, Michigan. The vacant lot is proposed to be developed into multifamily
residential with 204 DU’s proposed. The development will be open and fully operational in 2025.

The proposed site plan includes a driveway on Grand River Avenue that will be the south approach of the
signalized intersection of Grand River Avenue and Hughes Road and a driveway on Dorr Road that will be the east
approach of the unsignalized intersection of Dorr Road and Sterling Drive.

The project location and study intersections are indicated in Figure 1 — Project Location and Study Network.

Figure 1 — Project Location and Study Network
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1.2 Study Methodology

The objectives of this TIS were to determine what impacts, if any, the proposed project will have on adjacent
roadway traffic operations, and to develop recommendations for any improvements necessary to mitigate the
project impacts on the studied intersections. Study analyses were completed relative to typical weekday a.m. and
p.m. peak traffic periods.

This study was conducted according to the methodologies and guidance published by Institute of Transportation
Engineers (ITE), American Association of State Highway and Transportation Officials (AASHTO), Livingston County Road
Commission (LCRC) and the Township.

1.3 Intersection Characteristics

Based on the type and size of the proposed development, input from LCRC, and the likely area of influence for the
site trips, traffic operations were analyzed for the following intersections:

1. Grand River Avenue and Dorr Road/Glen Echo Drive (signalized).
2. Grand River Avenue and Hughes Road/Driveway 1 (signalized).
3. Dorr Road and Sterling Drive/Driveway 2 (unsignalized).

The existing intersection lane configurations, traffic controls, and posted speed limits are indicated in
Figure 2 — Existing Lane Configurations.
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Figure 2 — Existing Lane Configurations
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1.4 Existing Traffic Volumes

Vehicular Turning Movement Count (TMC)’s were collected on the following study intersections during the
weekday a.m. (7 to 9 a.m.) and p.m. (4 to 6 p.m.) peak traffic periods of the road network on December 14, 2021:

e Grand River Avenue and Dorr Road/Glen Echo Drive.
e Grand River Avenue and Hughes Road.
e Dorr Road and Sterling Drive.

Due to the impact of COVID-19, current traffic volume data may not be representative of typical operations.
Historical traffic data from the Southeast Michigan Council of Governments (SEMCOG) website was reviewed.
Based on this review, an adjustment factor of 1.16 and 1.11 was determined for the a.m. and p.m. peak hours,
respectively to adjust the completed TMCs to “Pre-COVID-19 levels”.

Traffic volume information can be found in Appendix 1 — Traffic Volume Data, which include heavy vehicle data.
The adjusted existing traffic volumes used in this study are indicated in Figure 3— Existing Traffic Volumes.
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Figure 3 — Existing Traffic Volumes
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2.0 Existing Conditions Analysis
2.1 Traffic Operations Analysis Methodology

Synchro was used to perform Highway Capacity Manual (HCM)operational analyses during the a.m. and p.m. peak
hours for all the intersections within this study. According to the most recent edition of the HCM, Level of Service (LOS)
is a qualitative measure describing operational conditions of a traffic stream or intersection. LOS ranges from A to F,
with LOS A representing desirable traffic operations characterized by low delay and LOS F representing extremely poor
traffic operations characterized by excessive delays and long vehicle queues. LOS D is generally considered acceptable
for most areas. Table 1 — LOS Criteria presents the HCM criteria for various LOS for unsignalized and signalized
intersections. The color coding in the table is used in the LOS analysis summary tables later in this report.

Table 1- LOS Criteria

Average Stopped Vehicle Delay (seconds)
LOS - - - -
Unsignalized Signalized
A <10 <10
B >10and <15 >10and <20
C >15and <25 >20and £35
D >25and <35 >35and <55
E >35and <50 > 55 and <80
F >50 > 80
2.2 Existing Conditions Traffic Analysis

Synchro models for the existing network were created based on the existing roadway configurations and traffic
controls. Where applicable, data concerning the existing intersection and roadway lane configurations, geometry, and
traffic control that were observed in the field were entered in the models. The traffic signal timing permits for the
signalized intersections were provided by LCRC for use in the models.

The resulting LOS and delay for the existing conditions are indicated in Table 2 — LOS Analysis for Existing Conditions.
Table 2 — LOS Analysis for Existing Conditions

LOS/Delay(s
Approach a.m. Peak Hour | é(r; Peak Hour
Grand River Avenue and Dorr Road/Glen Echo Drive (Signalized)
EB Grand River Avenue B 16.7 B 14.9
WB Grand River Avenue A 8.3 C 22.8
NB Dorr Road D 41.0 D 48.9
SB Glen Echo Drive D 52.3 E 61.4
Overall B 19.7 C 255
Grand River Avenue and Hughes Road (Signalized)
EB Grand River Avenue A 9.2 A 9.2
WB Grand River Avenue A 8.8 B 11.3
SB Hughes Road D 46.3 D 43.1
Overall B 15.0 B 12.3
Dorr Road and Sterling Drive (Stop-Controlled)
EB Sterling Drive B 14.1 B 14.5
NB Dorr Road A 0.3 A 0.0
SB Dorr Road A 0.0 A 0.0
Overall A 0.7 A 1.1

Eastbound (EB)

Northbound (NB)
Southbound (SB)
Westbound (WB)
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Further analysis of the LOS results for existing conditions revealed that most movements, approaches, and
intersections are expected to operate at an acceptable LOS D or better during both the a.m. and p.m. peak hours,
with the following exceptions:

e Grand River Avenue and Dorr Road/Glen Echo Drive
o The southbound approach operates at LOS E in the p.m. peak hour.

SimTraffic simulations were also reviewed to observe network operations and vehicle queues. For existing
conditions, study network operations are acceptable, without significant vehicle queues or spill-back from
available storage lanes. No 95th percentile queue lengths for the turning movements exceeded the provided
storage length. See Appendix 2 — Existing LOS Output Reports for the existing conditions LOS reports and
gueueing analysis reports.

3.0 Background Conditions Analysis

Historical traffic data on the SEMCOG Transportation Data Management System (TDMS) website was referenced
to determine the applicable growth rate for the existing traffic volumes to the project build-out year in 2025.
Based on this review, a background growth rate of 0.75% was utilized. In addition, one background development
was identified and included in the background traffic conditions. Fishbeck was provided the TIS completed for the
proposed St. Joseph Mercy Brighton Health Center Expansion, this development has a buildout year of 2024. The
intersections of Grand River Avenue/Dorr Road and Grand River Avenue/Hughes Road were included in the
prepared TIS.

In 2022, LCRC has a traffic signal modernization planned for the intersection of Grand River Avenue and

Dorr Road/Glen Echo Drive. Modernization includes the addition of a left turn phase for the WB Grand River
approach and an overlap right turn phase for the NB Dorr Road approach. The new signal timing is reflected in the
background conditions analysis.

Refer to Appendix 3 — Background Development Trip Generation for additional details related to the trip
generation forecast at these intersections. The total background traffic volumes are indicated in
Figure 4 — Background Traffic Volumes.
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Figure 4 — Background Traffic Volumes
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3.1 Background Conditions Traffic Analysis

The resulting LOS and delay for the background conditions are refer to Table 3 — LOS Analysis for Background
Conditions.

Table 3 — LOS Analysis for Background Conditions

Approach LOS/Delay (s)
a.m. Peak Hour | p.m. Peak Hour
Grand River Avenue and Dorr Road/Glen Echo Drive (Signalized)
EB Grand River Avenue C 20.6 C 21.0
WB Grand River Avenue A 3.6 A 35
NB Dorr Road C 28.7 D 38.9
SB Glen Echo Drive D 52.3 E 61.4
Overall B 16.9 B 16.2
Grand River Avenue and Hughes Road (Signalized)
EB Grand River Avenue B 15.5 A 1.8
WB Grand River Avenue A 9.1 B 12.4
SB Hughes Road D 47.3 D 42.8
Overall B 18.2 B 10.1
Dorr Road and Sterling Drive (Stop-Controlled)
EB Sterling Drive B 14.4 C 15.0
NB Dorr Road A 0.3 A 0.0
SB Dorr Road A 0.0 A 0.0
Overall A 0.7 A 1.1

Further analysis of the LOS results for background conditions revealed that most movements, approaches, and
intersections are expected to continue to operate at an acceptable LOS D or better during both the a.m. and p.m.
peak hours, with the following exceptions:

e Grand River Avenue and Dorr Road/Glen Echo Drive:
o The SB approach operates at LOS E in the p.m. peak hour.

SimTraffic simulations were also reviewed to observe network operations and vehicle queues. For background
conditions, study network operations are acceptable, without significant vehicle queues or spill-back from
available storage lanes. No 95th percentile queue lengths for the turning movements exceed the provided storage
length, see Appendix 4 — Background LOS Output Reports.

4.0 Site Traffic Characteristics

A representation of the current conceptual site plan is provided in Figure 5 — Conceptual Site Plan below.
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Figure 5 — Conceptual Site Plan
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4.1 Trip Generation

Using the information and methodologies specified in the latest version of Trip Generation, Fishbeck forecast the
weekday a.m. and p.m. peak hour trips associated with the proposed development.

Table 4 — Trip Generation for Proposed Development presents the resulting trip generation for the development.
Refer to Appendix 5 — Trip Generation Calculations.

Table 4 — Trip Generation for Proposed Development

) a.m. Peak Hour p.m. Peak Hour
ITE LUC LUC Units Weekday
In Out | Total In Out | Total
220 Multifamily 200 DU | 21 | 65 | 8 | 68 | 40 | 108 | 1,383
Housing (Low-Rise)
Total New Trips 21 65 86 68 40 108 1,383

Land Use Code (LUC)

4.2 Trip Distribution

The directions that site traffic will travel to and from were based upon existing traffic patterns during the a.m. and
p.m. peak hours. The existing traffic patterns reflect the gravity between origins and destinations in the study
area, and therefore an accurate indication of where the proposed trips would be coming from and going to.

Table 5 —Trip Distribution provides the probable distribution based on the existing traffic patterns.

Table 5 —Trip Distribution

New Trips
Direction Via a.m. Peak Hour p.m. Peak Hour
To From To From
North Hughes Road 4% 7% 7% 5%
South Dorr Road 13% 18% 13% 16%
East Grand River Avenue 54% 31% 35% 46%
West Grand River Avenue 29% 44% 45% 33%

The trip distribution for the site is indicated in Figure 6 — Trip Generation Volumes, see below. These trips were
added to the background volumes (Figure 4) to result in the future conditions volumes in Figure 7— Future

Conditions Volumes.
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Figure 6 — Trip Generation Volumes

25 =Y ;

] §

o nortH |

2 D:

- e Halk
e gg8 |3 25 -
50 (V]

HUGHES RD

Hard copy is
intended to be
8.5"x11" when

plotted. Scale(s)
indicated and graphic
quality may not be
accurate for any
other size.

SPEED|
LiMIT

50

1

DRIVEWAY

Genoa Township, Ml 48843
Traffic Impact Study

- USER: DMEADE

>
o

\14(9)

8(5)
S| STERLING RD « K e

Multifamily Residential Development

25 Jb DRIVEWAY 2 |95

8283\ \ (

ulj
2
o
g
o
=]
5
<
3 So<
ool
2 =) ~
[=] o
g &
2 8
§ SITE GENERATED VEHICLE TRIPS
5 L | TRAFFIC VOLUMES
g 55
g NO SCALE
(2]
&
8 LEGEND
&
& ——= LANE ASSIGNMENT
° n
2 a SIGNALIZED INTERSECTION PROJECT NO.
3 a 221380
2 e STOP CONTROL
3 FIGURE NO.
=
& XX(XX) AM/PM PEAK HOUR VOLUMES
z
: 6
]
T

©Copyright 2022 All Rights Reserved
Z:\2022\221380\WORK\REPT\RPT_LEGACY APT HOMES GENOA TIS_2022_0818.D0CX
71



August 18, 2022 Fishbeck | Page 14

Figure 7 — Future Conditions Volumes
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5.0 Future Conditions Analysis

5.1 Turn Lane Warrants

Fishbeck | Page 15

An evaluation was performed in accordance with LCRC requirements to determine if left turn passing lanes or
right turn deceleration lanes are required at the site driveways. The results of the analysis indicated that a left

turn passing lane is warranted at Driveway 1. WB Grand River Avenue already has a center left turn lane present.

All turn lane warrant charts are in Appendix 6 — Turn Lane Warrants. The results of the analysis are presented in

Table 6 —Turn Lane Warrants.

Table 6 — Turn Lane Warrants

Intersection Movement Result
WB Left Turn Warranted?
Grand River A d Hughes Road/Dri 1
rand River Avenue and Hughes Road/Driveway EB Right Turn Not Warranied
SB Left Turn Not Warranted
Dorr Road and Sterling Drive/Driveway 2
ing Drive/Driveway NB Right Turn Not Warranted

ITwo-way left turn lane (TWLTL) exists

5.2 Future Conditions Traffic Analysis
The resulting LOS and delay for the future conditions are indicated in Table 7 — LOS Analysis for Future Conditions.
Table 7 — LOS Analysis for Future Conditions

LOS/Delay (s)
a.m. Peak Hour‘p.m. Peak Hour
Grand River Avenue and Dorr Road/Glen Echo Drive (Signalized)

Approach

EB Grand River Avenue C 21.3 C 21.7
WB Grand River Avenue A 3.6 A 3.7
NB Dorr Road C 28.6 D 39.2
SB Glen Echo Drive D 52.3 E 61.4

Overall| B 17.2 B 16.6
Grand River Avenue and Hughes Road/Driveway 1 (Signalized)

EB Grand River Avenue B 15.9 A 1.6
WB Grand River Avenue A 8.5 A 7.1
NB Driveway 1 C 24.2 C 31.6
SB Hughes Road D 35.9 D 36.2

Overall| B 16.6 A 6.9
Dorr Road and Sterling Drive/Driveway 2 (Stop-Controlled)

EB Sterling Drive C 16.4 C 17.8
WB Driveway 2 B 13.3 B 13.8
NB Dorr Road A 0.3 A 0.0
SB Dorr Road A 0.1 A 0.3

Overall| A 1.2 A 1.6

Further analysis of the LOS results for future conditions revealed that most movements, approaches, and
intersections are expected to continue to operate at an acceptable LOS D or better during both the a.m. and p.m.
peak hours, with the following exceptions:

e Grand River Avenue and Dorr Road/Glen Echo Drive:
o SBapproach operates at LOS E in the p.m. peak hour.
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SimTraffic simulations were also reviewed to observe network operations and vehicle queues. For future
conditions, study network operations are acceptable, without significant vehicle queues or spill-back from
available storage lanes. No 95th percentile queue lengths for the turning movements exceed the provided
storage length. See Appendix 7 — Future LOS Output Reports for the future conditions LOS reports and queueing
analysis reports.

6.0 Findings and Recommendations

The analyses conducted for this TIS indicate the proposed development will not result in any significant impact to
the adjacent road network. The proposed site access configuration is appropriate and will acceptably facilitate
site ingress and egress. These conclusions are supported by the following key findings:

1. Existing storage lengths are adequate for all movements in existing and future conditions.
2. Lane configurations and physical capacity are appropriate within the study area.
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PLANNED DEVELOPMENT AGREEMENT

The Legacy Apartment Homes

Entered into between:

Grand River Dorr, LLC
a Michigan limited liability company
and

Genoa Charter Township, County of Livingston

Dated: June 22, 2022
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PLANNED UNIT DEVELOPMENT AGREEMENT

This Planned Development Agreement ("Agreement") is entered into as of , 2022,
by Grand River Dorr LLC, a Michigan limited liability company, whose address is 31550
Northwestern Hwy., Suite 200, Farmington Hills, Ml 48334 ("Owner”) and Genoa Charter
Township, a Michigan Charter Township, whose address is 2911 Dorr Road, Brighton, Michigan
48116 ("Township").

RECITALS

A. Owners, own certain real property consisting of 52 +/- acres located in the Genoa
Charter Township, Michigan, which is more particularly described on Exhibit A
attached hereto (the "Property"). The Property has been established as two (2)
separate tax parcels consisting of 11-11-300-014 and 11-14-100-002.

B. Owner desires to develop the Property as a Planned Development, which will
consist of a development of 204 apartment units.

C. At a meeting held by the Township Planning Commissionon 2022, the
Township Planning Commission recommended approval of Owner’ s Conceptual PUD
Site Plan for the Project prepared by PEA Group — Job Number 2021-0578, last
revised 5/24/2022 ("Preliminary Site Plan"), subject to certain conditions as more
fullyset forth in Section 2.3 below.

D. At a meeting held by the Township Board on , 2022, the Township Board
approved the Preliminary Site Plan, subject to certain conditions as more fully set
forth in Section 2.3 below.

E. At a meeting held by the Township Planning Commission on , 2022, the
Township Planning Commission approved Owner's Final Planned Unit
Development Plan for the Project subject to certain conditions as more fully
set forth in Section 2.3 below. The Final Planned Development Site Plan is
attached as Exhibit B and is referred to herein as the "PUD Plan."

F. At a meeting held by the Township Boardon ___ , 2022, the Township Board
approved Owner's Planned Development Agreement for the Project, subject to the
conditions set forth in this Agreement, including without limitation Section 2.3 below.

G. The Township determined that the Property qualifies for development as a
Residential Planned Unit Development (RPUD) under the Genoa Charter Township's
Zoning Ordinance ("Zoning Ordinance") because the Project will: (i) provide for the
preservation of open space; (ii) provide recreational area for the use and benefit of
the residents of the Project; and (iii) will facilitate the construction and maintenance of
streets, utilities and public services in an efficient manner.
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H. By entering into this Agreement, Owner and the Township desire to set forth the
parties' obligations with respect to the Property and the Project and the terms and
requirements under which the Property and the Project shall be developed.

NOW, THEREFORE, in consideration of the premises and the mutual covenants of theparties
described in this Agreement, the parties agree as follows:

ARTICLE |

DESCRIPTION OF TIIE PROJECT; PD and PD PLANS

11 Description of Project. The overall project ("Project") covers an area comprising
approximately 52 +/- acres located along Grand River Road and Dorr in the
Township. The Project will contain 204 attached apartment units (each, a
"Project"). The Project generally meets the requirements of the Zoning
Ordinance and is consistent with the conditions imposed in the recommendation
for approval by the Planning Commission. The Project shall include open space
and other elements as set forth in this Agreement and the PD Plan. The Project
will also contain approximately 29 acres of total open space.

12 Final PD Plan Approval; Exhibits. The PD Plan was approved by the Township
Planning Commission on ___, 2022. The PD Plan approval grants the Owner the
right to improve as set forth in the PD Plan, as the same may be modified and

This must be called

out specifically

amended in accordance with the Township Zoning Ordinance from time to time,
subject to obtaining permits in the ordinary course. All exhibits attached hereto are
incorporated herein and made a part hereof by reference.

13 Deviations to Standard Zoning Requirements. Except as otherwise provided in this
Agreement and the PD Plan attached hereto, Owner shall generally adhere to all
Township Ordinances. Any deviations from the Township Zoning Ordinance which
the Township shall be deemed to have granted, and hereby grants, as well as
modifications to standard zoning requirements which will be requested, if any,
are as set forth within this PUD Agreement and the attached PD Plan.

14 Minor Modifications. The Zoning Administrator may approve the proposed
revision upon finding the change would not alter the basic design nor any
conditiens_imposed upon the original plan approval by the Planning Commission
as outlined within Sec-48:18-within the Township Zoning ordinance.

15 Owner. The obligations contained in this Agreement which apply to the Owner shall
remain the responsibility of the Owner until such time as the Owner has assigned
its obligations under this Agreement to a successor Owner who has assumed
Owner's obligations under this Agreement in writing or to an association of
owners that assume such obligations. Wherever the term "Owner" is used in this
Agreement, it shall be deemed to include (i) the Owner named in this Agreement
(ii) the entity identified as the Owner the project, as the term "Developer ".

1.7 Name and Address of Owner and Owner. The Owners of the Property described
on Exhibit A is Grand River Dorr, LLC, c/o Mark Kassab whose address is, 31550
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1.8

1.9

2.1

2.2

2.3

Northwestern Highway, Suite 220, Farmington Hills, M| 40334.

Statement of Planning Objectives to Be Achieved by the Owner. The primary
planning objectives of this development is to provide Apartments for rent
consisting of stacked ranch units.

Statement of Applicant's Intention regarding Leasing. It is the intent of the Owner
to develop the Project and to market for the leasing of apartments.

ARTICLEII

REQUIREMENTS FOR DEVELOPMENT

Development Standards. The Property shall be developed and improved in
compliance with the following:

(a) The Charter Township of Genoa Zoning Ordinance, as amended, except
were modified by this Agreement and the Exhibits attached hereto;

(b) This Agreement;

(c) The PD Plan;

(d) The conditions set forth in Section 2.3 below; and

(e) All applicable federal, state and county laws, rules and regulations.

Effect of PD Approval. To the extent that developing the Property in accordance
with this Agreement and the PD Plan will deviate from the Zoning Ordinance or
any other Township ordinance or regulation, this Agreement and the PD Plan shall
control. To the extent this Agreement and PD Plan attached hereto are silent on
development issues, the Project shall comply with the Zoning Ordinance and other
Township ordinances and regulations. All improvements constructed in
accordance with this Agreement and the PD Plan shall be deemed to be
conforming under the Zoning Ordinance and in compliance with all ordinances of
the Township. The Project shall not be subject to any additional requirements
contained in any amendments or additions to Township Zoning Ordinance
adopted subsequent to the date of this Agreement which conflict with the
provisions of this Agreement, including the PD Plan and/or any plans which are
approved pursuant to this Agreement.

Conditions to Approval. Owner within the Property, including without limitation,
installation of roads and utilities, until the completion of such pre-construction
meeting (the “Site Improvement (Pre-Con Meeting”) as required by the Township
engineer or Utility System Authorities shall obtain all state, county, and federal
permits for the development of the Project. Owner shall not install any site
improvements

ARTICLE I

78



3.1

3.2

Phasing must be

shown on the plans

and further
described herein

Delete last
sentance

4.2

4.3

4.4

4.5

4.6

USES WITHIN THE PROJECT

Approved Uses for the Project. The Project will consist of an apartment project
containing 204 units, with approximately 29 acres of total open space, per the PD
Plan.

Permitted Density. The Project will have a density of 6.23 residential units per acre
based on the net acreage of the property.

ARTICLE IV

OWNER'S RIGHTS AND OBLIGATIONS

Right to Develop; Phasing. Owner shall have the right to develop the Property in
accordance with the PD Plan and this Agreement. Owner shall have the right to
develop the Property in phases (each, a "Phase," and collectively, the "Phases"),
each of which shall include the infrastructure improvements necessary to serve
such Phase.

Order of Development. Owner shall have the right to develop the Phases at such
time and in such order as determined by Owner, provided that Owner complies
with this Agreement.

Development Schedule. Owner shall commence development of Phase 1 on or
about April 2023.

Internal Roads in the Project. The internal roads within the Project will be private
and asphalt or concrete. As such, internal circulation drives shall be built in
conformance with the applicable requirements and standards of the Township for
private roads.

Landscape Plan. The Landscape Plan which is part of the PD Plan attached hereto as
Exhibit B identifies the landscaping to be installed within the Project. The-Ownermay-

Utilities.

(a) Sanitary Sewer System. Sanitary sewers are available to the site and the
Owner must connect to the Township's sanitary sewer system. Connection
to the sanitary sewer system shall require payment of all applicable fees,
charges, and assessments, in accordance with the Township's Ordinance.
The PD Plan identifies the sewer lines and related sanitary sewer
easements to be dedicated to the Township.

(b) Water System. Water service sewers is available to the site and the
Owner must connect to the Township' s water system. Connection to the
water system shall require payment of all applicable fees, charges, and
assessments, in accordance with the Township's Ordinance. The PD Plan
identifies the water lines and related water easements to be dedicated to
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the Township.

4.7  Storm Water Detention. Storm water shall be conveyed by a storm sewer system
to a storm water detention basin located within the Project. All such storm water
drainage facilities, including the detention basin and all related improvements shall
be designed in accordance with all applicable ordinances in addition to the
Livingston County Drain Commission engineering regulations and standards.

and Entryway Features|
4.8 Signs/ The PD Plan attached hereto includes
comply with all the sign regulations in the T,

” I it applicable),

plan. Owner shall otherwise
nship's sign ordinance, as amendedD

4.9 Architectural and Site Desi Guidelines. The Project shall be developed in
conformance with the folowing architectural and site minimum standards:

an entry wall

monument, signage, (a) Mini

stone piers and

um Setbacks. Setback’s requirements shall be as specified in the PD

/Pﬁn.
decorative fencing,

which is approved. (b) Exterior Materials. The materials used on the exterior of the attached units

shall consist of any of the following materials: brick, vinyl, Hardie Plank© or
similar siding, brick or stone.

(c) Driveway and Sidewalks. Curbs, gutters, driveways and sidewalks shall be
constructed of concrete or asphalt.

(d) Garages. All dwellings ineluding-the-attachedrental units shall have an attached
garage.

ARTICLE V

PERFORMANCE GUARANTEE REQUIREMENTS

5.1 Performance Guaranties. Performance guarantees covering the estimated cost of
improvements for the applicable phase being developed shall be provided to the
extent required by andin accordance with the Township's Ordinances. The Owner shall
place a bond, cash or other form of financial instrument for any such performance
guarantees required by the Township.

Add additional
language. See
Section 10.05.04
for guidance.

ARTICLE VI

MAINTENANCE OF OPEN SPACE AND COMMON AREAS

Common Elements and Common Facilities. The Owner shall be responsible for the maintenance and

repair of all roads, utilities that are not dedicated to the Township, storm drainage facilities, and
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open space.

7.1

7.2

8.1

8.2

8.3

8.4

ARTICLE VII

TOWNSHIP'S RIGHTS AND OBLIGATIONS

Permits and Authorizations. The Township shall within its prevue grant to Owner
and its contractors and subcontractors all Township permits and authorizations
necessary to bring and/or construct all utilities necessary to service the Property
and to otherwise develop and improve the Property in accordance with the PD Plan,
provided the Owner has first made all requisite filings and submissions for permits,
complied with the requirements for said permits or authorizations, submissions and
paid all required fees in accordance with the Township's Ordinances in addition to
the agencies having authority over such. The Owner will be responsible for obtaining
all required approvals and necessary permits or authorizations from the appropriate
agencies.

Township Action for Failure to Maintain Property. In the event the Owner defaults
in its obligation to maintain the Property in a reasonable condition, using reasonable
standards, and consistent with and as required under the PD Plan and this Agreement,
the Township may serve written notice upon Owner setting forth the manner in which
Owner has failed to maintain the Property, and such notice shall include a demand that
deficiencies be cured within a stated reasonable time period no less than thirty (30)
days, and the cost and expense of such curative action, including the cost of notices by
the Township and reasonable legal, planning, and engineering fees and costs incurred
by the Township shall be paid by the Owner. The Township may seek legal action to
compel the owner to maintain the property and all cost associated with the Townships
enforcement of such claims will be due by Owner.

ARTICLE VIII

MISCELLANEOUS PROVISIONS

Governing Law. This Agreement shall be governed by and construed in accordance
with the laws of the State of Michigan.

Counterparts. This Agreement may be executed in multiple counterparts, each of
which shall be deemed an original and all of which shall constitute one agreement.
The signature of any party to any counterpart shall be deemed to be a signature
to, and may be appended to, any other counterpart.

Successors and Assigns. The terms, provisions and conditions of this Agreement are
and shall be deemed to be of benefit to the Property and shall run with and bind the
Property, and shall bind and inure to the benefit of the successors and assigns of
the parties to this Agreement.

Amendment. This Agreement may only be modified by written agreement of the
Township and Owner or any successor in title who assumes Owner's rights and
obligations hereunder. Notwithstanding, any amendments to this Agreement shall
also requirethe written consent of Owners if Owners continue to hold title to any
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8.5

8.6

8.7

8.8

8.9

8.10

8.11

8.12

8.13

portion of the Property.

Authority. This Agreement has been duly authorized by all necessary action of Owner
and the Township, through the approval of the Township Board at a meeting in
accordance with the laws of the State of Michigan, and the ordinances of the
Township. By the execution of this Agreement, the parties each warrant that they have
the authority to execute this Agreement and bind the Property inits respective entities
to its terms and conditions.

Partial Invalidity. Invalidation of any of the provisions contained in this Agreement or
of the application thereof to any person by judgment or court order shall in no way
affect any of the other provisions hereof or the application thereof to any other person
and the same shall remain in full force and effect.

No Partnership. None of the terms or provisions of this Agreement shall be
deemed to create a partnership or joint venture between Owner and the Township.

Incorporation of Documents. The recitals contained in this Agreement, the

introductory paragraph, and all exhibits attached to this Agreement and referred
to herein shallfor all purposes be deemed to be incorporated in this Agreement by
this reference and made apart of this Agreement.

Integration Clause. This Agreement is intended as the complete integration of all

understandings between the parties related to the subject matter herein. No prior
contemporaneous addition, deletion or other amendment shall have any force or
effect whatsoever, unless referenced in this Agreement.

Incorporation of Owner's Representations, Warranties and Information. All
representations, warranties and information previously provided by Owner in any
submission by the Owner to the Township are hereby incorporated in this Agreement
by reference.

Recording. This Agreement, or a notice of its existence, shall be executed by the
Owner and Owners and recorded by the Owner in the office of the Livingston
County Register of Deeds, and may be recorded by any of the undersigned
parties following the execution of this Agreement. Alternatively, the Township shall
be authorized to prepare and record a Notice of Development Agreement.

Waiver. Failure of either party to insist upon strict performance of any of the
terms, conditions or covenants hereof shall not be deemed to be a waiver of any
rights or remedies that such party may have hereunder, at law or in equity, and
shall not be deemed a waiver of any subsequent breach or default under this
Agreement. No waiver by either party of any default under this Agreement shall
be effective or binding unless made in writing and no such waiver shall be implied
from any omission by the party to take an action with respect to the default. No
express written waiver of any default shall affect any other default or cover any
other period of time, and one or more written waivers of any default shall not be
deemed to be a waiver of any subsequent default in performance of the same or
any other term or provision contained in this Agreement.

Violations. Violations of the provisions of this Agreement shall be deemed to be
violations of the Township Zoning Ordinance and shall entitle the Township to all
the rights and remedies provided by the Zoning Ordinance or any other applicable
law for such violation.
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[Signatures and notarization are contained on the following pages]

83



[Signature page to Planned Development Agreement]

The parties hereto have executed this Agreement as of the year and date set forth above.

"OWNER"

Grand River Dorr, LLC,
A Michigan Limited Liability Company

By:

Mark Kassab

Its:

Authorized Agent

STATE OF MICHIGAN )

) ss.
COUNTY OF LIVINGSTON )

The foregoing PUD Agreement was acknowledged before me on this day of

2022, by , of Grand River Dorr, LLC,

on behalfof the company.
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[Signatures and notarization are continued on the following page)

85



[Signature page to Planned Development Agreement)

"TOWNSHIP"

Genoa Charter Township, Livingston County
A Michigan Limited Liability Company

By:

Its:

STATE OF MICHIGAN )

) ss.
COUNTY OF LIVINGSTON )

The foregoing PUD Agreement was acknowledged before me on this day of

2022, by , of Genoa Charter Township,

on behalfof the company.

86



EXHIBIT A

LEGAL DESCRIPTION OF THE PROPERTY

PROPERTY DESCRIPTION:

BEING A PART OF THE SOUTHWEST QUARTER (SW 1/4) OF SECTION 11, AND A PART OF THE NORTHWEST
QUARTER (NW 1/4) OF THE NORTHWEST QUARTER (NW 1 [{é); OF SECTION 14, TOWN 2 NORTH, RANGE 5
EAST, GENOA TOWNSHIP, LIVINGSTON COUNTY, MICHIGAN, CRIBED AS:

BEGINNING AT THE SOUTHWEST CORNER OF THE SOUTHWEST QUARTER OF THE SOUTHWEST QUARTER

OF SAID SECTION 11 SAME BEING THE NORTHWEST CORNER OF THE NORTHWEST QUARTER OF THE
NORTHWEST QUARTER OF SAID SECTION 14; THENCE, ALONG THE WEST LINE OF SAID NORTHWEST
QUARTER OF THE NORTHWEST QUARTER OF SECTION 14, SAME BEING THE CENTERLINE OF DORR ROAD
I(:l':‘:E FOOT RIGHT OF WAY), SOUTH 00 DEGREES 15 MINUTES 00 SECONDS EAST, A DISTANCE OF 1340.74
EET TO THE SOUTHWEST CORNER OF SAID NORTHWEST QUARTER OF THE NORTHWEST QUARTER OF
SECTION 14; THENCE ALONG THE SOUTH LINE OF SAID NORTHWEST QUARTER OF THE NORTHWEST
QUARTER OF SECTION 14, NORTH 89 DEGREES 50 MINUTES 12 SECONDS EAST, A DISTANCE OF 1335.60
FEET TO THE SOUTHEAST CORNER OF SAID NORTHWEST QUARTER OF THE NORTHWEST QUARTER OF
SECTION 14; THENCE ALONG THE EAST LINE OF SAID NORTHWEST QUARTER OF THE NORTHWEST

QUARTER OF SECTION 14, NORTH 00 DEGREES 02 MINUTES 14 SECONDS WEST, A DISTANCE OF 1029.24
FEET TO THE SOUTHEAST CORNER OF A PARCEL DESCRIBED IN WARRANTY DEED RECORDED IN LIBER
777, PAGE 269, LIVINGSTON COUNTY RECORDS; THENCE ALONG THE SOUTHERLY LINE OF SAID PARCEL,
SOUTH 86 DEGREES 34 MINUTES 33 SECONDS WEST, A DISTANCE OF 140.24 FEET TO THE SOUTHWEST
CORNER_OF SAID PARCEL, THENCE ALONG THE SOUTHERLY LINE OF S PARCEL DESCRIBED IN WARRANTY
DEED RECORDED IN LIBER 2443, PAGE 454, LIVINGSTON COUNTY RECORDS, NORTH 89 DEGREES 56
MINUTES 58 SECONDS WEST, A DISTANCE OF 235.00 FEET TO A POINT BEING 375.00 FEET WEST OF THE
EAST LINE OF SAID NORTHWEST QUARTER OF THE NORTHWEST QUARTER OF SECTION 14; THENCE

ALONG A LINE BEING 375.00 FEET WEST OF AND PARALLEL TO THE EAST LINE OF SAID NORTHWEST
QUARTER OF THE NORTHWEST QUARTER OF SECTION 14, NORTH 00 DEGREES 02 MINUTES 14 SECONDS
WEST, A DISTANCE OF 315.00 FEET TO A POINTON THE NORTH LINE OF SAID NORTHWEST QUARTER OF
THE NORTHWEST QUARTER OF SECTION 14 SAME BEING THE SOUTH LINE OF SAID SOUTHWEST

QUARTER OF THE SOUTHWEST QUARTER OF SECTION 11; THENCE ALONG A LINE BEING 375.00 WEST
AND PARALLEL TO THE EAST LINE OF SAID SOUTHWEST QUARTER OF THE SOUTHWEST QUARTER OF
SECTION 11, NORTH 00 DEGREES 07 MINUTES 24 SECONDS EAST, A DISTANCE OF 420.56 FEET TO THE
SOUTHERLY LINE OF GRAND RIVER AVENUE (IIL‘JD FOOT RIGHT OF WAY); THENCE ALONG SAID

SOUTHERLY LINE, NORTH 68 DEGREES 30 MINUTES 00 SECONDS WEST, A DISTANCE OF 1037.63 FEET TO
A POINT ON THE WEST LINE OF SAID SOUTHWEST QUARTER OF THE SOUTHWEST QUARTER OF SECTION

11 SAME BEING THE CENTERLINE OF SAID DORR ROAD; THENCE ALONG SAID WEST LINE OF THE
SOUTHWEST QUARTER OF THE SOUTHWEST QUARTER OF SECTION 11, SOUTH 00 DEGREES 04 MINUTES
32 SECONDS WEST A DISTANCE OF 800.00 FEET TO THE POINT OF BEGINNING. CONTAINING 2,262,563
+- SQUARE FEET OR 51.941 +— ACRES OF LAND.
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Exhibit B

Site Plan
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EXHIBIT C

MINUTES OF MEETINGSAND

REVIEW LETTERS
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REVISED SITE PLAN AND LANDSCAPE PLAN (The previous plan follows)
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