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MEMORANDUM 

TO:   Honorable Board of Trustees 

FROM: Kelly VanMarter, Assistant Manager/Community Development Director 
 
DATE:  April 26, 2022 
  
RE: Westbury Phase 2  – Impact Assessment and Site Plan 
 
MANAGER’S REVIEW:         

 

In consideration of the approval recommendation by the Township Planning Commission on 
April 11, 2022 please find the attached project case file for Westbury Phase 2.  The applicant 
is seeking approval for 136 apartment units in 17 buildings.  The property is located north of 
the Whitehorse Drive and Arundell Drive intersection.  The proposed residential 
development is located within the Lorentzen PUD on a parcel that was previously approved 
for 137 apartments.    

Procedurally, the Planning Commission is to make a recommendation to the Township Board 
on the impact assessment and the site plan. The Township Board has the final 
review/approval authority over the proposal. Based on the conditions established within the 
Planning Commission recommendation, I offer the following for your consideration:   
 
Moved by ____________, Supported by __________ to APPROVE the Environmental 
Impact Assessment dated January 17, 2022 for Westbury Phase as submitted.  
 
Moved by ____________, Supported by __________ to APPROVE the Site Plan with the 
following conditions:  

1. The requirements of the Township Engineer’s letter dated April 7, 2022 and the 
Brighton Fire Authority Fire Marshal letter dated April 6, 2022 shall be satisfied 
before issuance of a land use permit.   

2. The deteriorated existing paving on Arundel Avenue shall be replaced with at least a 
base course of asphalt prior to issuance of a permit for any new buildings.   The final 
top course shall thereafter be installed when doing the final paving of phase 2.   

3. The architecture and materials of Phase 2 shall match phase 1.   

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

Sincerely,  
 

1
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Genoa Township Planning Commission

April 11, 2022

Approved Minutes
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affordable housing in this community, but he does not want the continuity of this neighborhood to be

broken.

Commissioner McBain knows that different associations can work well together and suggested the

applicant propose and present complimentary architectural and building materials; however, she

does not believe the single-family homes should be on the same side of Lawson as the existing

condominiums. She is not in favor of the density. She agrees that these new residents will be driving

down Aster Avenue and that should be addressed.

Mr. Healy stated that the density would be higher if they stayed with the original PUD of 140 units.

Chairman Grajek is not in favor of the size of the lots.

Moved by Commissioner Mortensen, seconded by Commissioner Dhaenens, to recommend to the

Township Board denial of the Summerfield Point Estates PUD Agreement Amendment because the

lot size and setbacks are not acceptable and do not meet the ordinance in terms of MDR zoning.

Moreover, the proposed plan for single-family homes on individual lots is inconsistent with

neighboring properties. The motion carried unanimously.

Moved by Commissioner Mortensen, seconded by Commissioner Dhaenens, to recommend to the

Township Board denial of the Environmental Impact Assessment dated March 9, 2022 because the

lot size and setbacks are not acceptable and do not meet the ordinance in terms of MDR zoning.

Moreover, the proposed plan for single-family homes on individual lots is inconsistent with

neighboring properties. The motion carried unanimously.

Moved by Commissioner Mortensen, seconded by Commissioner Dhaenens, to recommend to the

Township Board denial of the Preliminary Site Condominium Plan for Summerfield Point Estates

dated March 23, 2022 because the lot size and setbacks are not acceptable and do not meet the

ordinance in terms of MDR zoning. Moreover, the proposed plan for single-family homes on

individual lots is inconsistent with neighboring properties. The motion carried unanimously.

Moved by Commissioner Mortensen, seconded by Commissioner Dhaenens, to recommend to the

Township Board denial of the private road for Summerfield Point Estates because the lot size and

setbacks are not acceptable and do not meet the ordinance in terms of MDR zoning. Moreover, the

proposed plan for single-family homes on individual lots is inconsistent with neighboring properties.

In addition, there is insufficient information to determine whether the Township may allow variation

from public roadway standards, the submittal does not include a Private Road Maintenance

Agreement, the required easement width is not provided, the dimensional requirements for medians

do not appear to be met, and the plans do not identify any street signs.

The motion carried unanimously.

OPEN PUBLIC HEARING #3…Consideration of a site plan and environmental impact assessment

for 136 apartment units within 17 buildings located north of the intersection of Whitehorse Drive and

Arundell Drive. The property is located within the Lorenzen Planned Unit Development and was

previously approved for 137 apartment units. The request is petitioned by Elevate Property Partners,

LLC.

APPROVED
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A. Recommendation of Environmental Impact Assessment (1-17-22) 

B. Recommendation of Site Plan (3-23-22) 

 

Mr.  Robert Langan of Elevate Property Partners, LLC and Mr. Robert Emerine of Seiber Keast, Inc. 

the engineer, were present. 

Mr. Langan addressed the comments in the planner’s letter dated April 7.  The residents of the new 

phase will have the same amenities as the first phase and the building materials are the same as 

what was done in Phase I. They will duplicate what was built for Phase I; however, some of the light 

fixtures may be slightly different.  They will redo the road as requested by the Township Engineer. 

They have more parking that what is required, but that is because they have attached garages and 

then a parking space in front of the garage, so the garage and those spaces in front are considered 

parking spaces. 

Mr. Borden reviewed his letter dated April 7, 2022. 

● He noted that Mr. Langan addressed his request to explain how Phase 1 amenities apply to 

Phase 2 units  

● Building materials and colors are subject to review and approval by the Planning Commission. 

He suggested making a condition of any approval to state that they will be the same as Phase I. 

Mr. Langan noted that it has been 15 years since Phase I was built; however, they will be of the 

same architecture and the material colors will be as close as can be. 

● The applicant should be prepared to present building material and color samples, and/or a color 

rendering, to the Commission as part of its review.  

● Per Section 14.02.06, the applicant must provide evidence in support of the amount of parking 

proposed, which Mr. Langan provided this evening. 

● If exterior site lighting is proposed, a detailed lighting plan must be provided. 

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

Area Fire Authority. 

Ms. Shelby Byrne reviewed her letter dated April 7, 2022. 

● Parking dimensions should be added to typical parking details on Sheet ND3. 

● Approval should be obtained by the Brighton Area Fire Authority prior to site plan approval. 

● The petitioner has submitted water main and sanitary sewer plans to MHOG Sewer and Water 

Authority for review and received comments. After final site plan approval, the Petitioner will 

need to re-submit final construction plans to MHOG for re-review and approval. 

● The proposed site plan is being reviewed by the Livingston County Drain Commissioner. 

Approval from the Drain Commissioner should be provided to the Township prior to approval. 

● The petitioner is proposing to extend the two existing private roads of Arundell Avenue and 

Westbury Boulevard. After site plan approval, the petitioner must submit private road 

construction plans for review. 

● The proposed road cross section shown on the plan notes a 50-foot-wide road ROW. The 

Township’s Engineering Design Standards require that local roads have a minimum road ROW 

of 66 feet. The 50-foot-wide road ROW matches the previously approved road ROW in Westbury 

Phase I, so she has no concerns. 

APPROVED
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● As requested, the site plan has been revised to show the existing asphalt paving on Arundel 

Avenue as being replaced. The note says that the existing asphalt will be replaced after 

construction of Westbury Phase II. Due to the poor existing condition of Arundel Avenue, the 

Planning Commission may wish to require that the Petitioner complete the base of the proposed 

asphalt prior to construction, then apply the top course when doing final paving of the Westbury 

Phase II, as construction will only further degrade the current condition of the road. 

Brighton Area Fire Authority Fire Marshal’s letter dated April 6, 2022 states most of their previous 

comments have been addressed; however, two items are still outstanding: 

● The applicant shall provide no parking fire lane signage every 50-feet along on the hydranted 

side of the access roads. 

● He recommends that the sprinkler riser rooms be provided with separate addresses from the 

building units. 

Mr. Langan stated they will address his concerns. 

 

The call to the public was made at 10:23 pm with no response.  

 

Moved by Commissioner Mortensen, seconded by Commissioner McCreary, to recommend to the 

Township Board approval of the Environmental Impact Assessment dated January 17, 2022 for 

Westbury Phase II. The motion carried unanimously. 

Moved by Commissioner Mortensen, seconded by Commissioner McCreary, to recommend to the 

Township Board approval of the Site Plan dated March 23, 2022 for Westbury Phase II, subject to 

the following: 

● Township Staff will review the documents to ensure the amenities of Phase I apply to Phase II, 

with the assistance of the Township Attorney, if necessary. 

● The building materials and colors are to be consistent with Phase I and will be reviewed by 

Township Staff prior to submission to the Township Board. 

● The requirements of the Township Engineer’s letter dated April 7 and the Brighton Area Fire 

Authority Fire Marshal’s letter dated April 6 shall be met. 

The motion carried unanimously. 

 

ADMINISTRATIVE BUSINESS 

Staff Report 
 
Ms. VanMarter stated there will be a second Planning Commission meeting in April. It is 
scheduled for April 25. There are five cases scheduled for the May 9 meeting so she may be 
scheduling a second May meeting. 
 
Approval of the March 28, 2022 Planning Commission meeting minutes 
 
Moved by Commissioner McCreary, seconded by Commissioner Chouinard, to approve the 
minutes of the March 28, 2022 Planning Commission Meeting as submitted.  The motion 
carried unanimously. 

APPROVED
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www.safebuilt.com 

April 7, 2022 
 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
At the Township’s request, we have reviewed the revised final PUD site plan submittal for Phase 2 of the 
Westbury multiple-family development (plans dated 3/23/22). 
 
A. Summary 

 
1. We request the applicant explain how Phase 1 amenities apply to Phase 2 units. 
2. Building materials and colors are subject to review and approval by the Planning Commission.   
3. The applicant should be prepared to present building material and color samples (and/or a color 

rendering) to the Commission as part of its review. 
4. Per Section 14.02.06, the applicant must provide evidence in support of the amount of parking 

proposed. 
5. If exterior site lighting is proposed, a detailed lighting plan must be provided. 
6. The applicant must address any comments provided by the Township Engineer and/or Brighton Area 

Fire Authority. 
 
B. Proposal/Process 

 
The applicant proposes Phase 2 of the Westbury development.  The project includes 136 multi-family 
units spread across 17 buildings.  
 
Procedurally, the Planning Commission is to review the final PUD site plan and Environmental Impact 
Assessment, and put forth a recommendation on each to the Township Board. 
 
C. Site Plan Review 
 
1. Consistency with PUD.  Multiple-family residential is a permitted use in the PUD.  Phase 2 

originally called for 137 units, while the proposal entails 136 units. 
 

Phase 1 of the development includes a clubhouse and open space areas.  We request the applicant 
explain to the Commission how Phase 1 amenities apply to the Phase 2 residential units. 
 

2. Dimensional Requirements.  The site plan depicts compliant setbacks (both internal and from 
exterior property lines) and building spacing.   
 

3. Buildings.  The proposal incorporates 3 different building types (identified as 100, 200, and 300).  
Each building type includes a mix of brick and horizontal siding, similar to the existing Phase 1 
buildings. 
 

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

Subject: Westbury Phase 2 – Site Plan Review #2 
Location: 1025 Westbury Boulevard – north side of Grand River Avenue, east of Latson Road 
Zoning: MUPUD Mixed Use Planned Unit Development 
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Genoa Township Planning Commission 
Westbury Phase 2 

Site Plan Review #2 
Page 3 
 
 If such fixtures are ultimately proposed, a detailed lighting plan (including fixture specifications) 

must be provided for review/approval.  
 
9. Waste Receptacle/Enclosure.  The revised site plan includes a note stating that “individual trash 

pick-up will be provided.”  
 
10. Impact Assessment.  In summary, the Assessment notes that the proposed project is not expected to 

have an adverse impact upon natural features, stormwater, surrounding land, public services/utilities, 
or traffic and pedestrians. 

 
 The revised submittal includes a trip generation analysis.  In summary, the analysis states that “no 

additional traffic mitigation measures are recommended to accommodate the projected traffic 
volumes generated by Phase 2.”   

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

Brian V. Borden, AICP 
Michigan Planning Manager 
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Tetra Tech 
3497 Coolidge Road, East Lansing, MI 48823 

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

 
 
 
April 7, 2022 
 
Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re: Westbury Phase II  

Site Plan Review No. 2 

 
Dear Ms. Van Marter: 
 
Tetra Tech conducted a second review of the proposed Westbury Phase II site plan submitted on March 23, 2022. The 
plans were prepared by Seiber Keast Lehner, Inc. on behalf of Elevate Property Partner, LLC. The development includes 
16.35 acres located on the north side of the existing Westbury Development on White Horse Lane. The Petitioner is 
proposing 17 additional buildings as part of the second phase of the development. The proposed buildings include 
apartment buildings with a total of 136 individual units. We offer the following comments: 
 
GENERAL 

 

1. Parking dimensions should be added to typical parking details on ND3.  

2. Approval should be obtained by the Brighton Area Fire Authority prior to site plan approval.  

3. The petitioner has submitted water main and sanitary sewer plans to MHOG Sewer and Water Authority for 
review and received comments. After final site plan approval, the Petitioner will need to re-submit final 
construction plans to MHOG for re-review and approval.  

4. The proposed site plan is being reviewed by the Livingston County Drain Commissioner. Approval from the 
Drain Commissioner should be provided to the Township prior to approval.  

 
PRIVATE ROAD 

1. The petitioner is proposing to extend the two existing private roads of Arundell Avenue and Westbury 
Boulevard. After site plan approval, the petitioner must submit private road construction plans for review.  

2. The proposed road cross section shown on the plan notes a 50-foot-wide road ROW. The Township’s 
Engineering Design Standards require that local roads have a minimum road ROW of 66 feet. The 50-foot-
wide road ROW matches the previously approved road ROW in Westbury Phase I. 

3. As requested, the site plan has been revised to show the existing asphalt paving on Arundel Avenue as being 
replaced. The note says that the existing asphalt will be replaced after construction of Westbury Phase II. Due 
to the poor existing condition of Arundel Avenue, the Planning Commission may wish to require that the 
Petitioner complete the base of the proposed asphalt prior to construction, then apply the top course when 
doing final paving of the Westbury Phase II, as construction will only further degrade the current condition of 
the road. 
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Ms. Kelly Van Marter 

Re:  Westbury Phase II  

Site Plan Review No. 2 

April 7, 2022 

Page 2 

 

 

Tetra Tech 

We recommend the petitioner address the above comments prior to final site plan approval. 
 
Sincerely,  
 
 
 
Gary J. Markstrom, P.E. Shelby Byrne 
Vice President Project Engineer 
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April 6, 2022

Kelly VanMarter
Genoa Township
2911 Dorr Road
Brighton, MI  48116

RE: Westbury Phase II PUD Amendment
Genoa Twp., MI

Dear Kelly:

The Brighton Area Fire Authority has reviewed the above-mentioned site plan. The plans were
received for review on March 30, 2022, and the drawings are dated January 17, 2022 with
revisions dated March 23, 2022. The project is the proposed second phase of multi-family
development. of seventeen (17) new structures and 136-Units. The plan review is based on the
requirements of the International Fire Code (IFC) 2021 edition. All previous comments have been
addressed.

1. Provide no parking fire lane signage every 50-feet along on the hydranted side of the access
roads.

2. It is recommended that the sprinkler riser rooms be provided with separate addresses from
the building units.

Additional comments will be given during the building plan review process (specific to the
building plans and occupancy). The applicant is reminded that the fire authority must review the
fire protection systems submittals (sprinkler & alarm) prior to permit issuance by the Building
Department and that the authority will also review the building plans for life safety requirements
in conjunction with the Building Department. If you have any questions about the comments on
this plan review please contact me at 810-229-6640.

Cordially,

Rick Boisvert, FM,CFPS
Fire Marshal
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WESTBURY PHASE 2 
IMPACT ASSESSMENT 

 

 

 

 

 

Prepared for: 

Elevate Property Partners, LLC 

126 N. Center Street 

Northville, Michigan 48167 

248-939-7564 

 

 

 

 

Prepared by: 

Seiber Keast Lehner, Inc. 

39205 Country Club Drive 

Farmington Hills, Michigan 48331 

248-308-3331 

Job No. 21-030 

 

 

 

 

 

 

January 17, 2022 
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WESTBURY PHASE 2 IMPACT ASSESSMENT 
 

This Impact Assessment is being provided to address any changes to the Impact Assessment submitted to 
Genoa Township on February 8, 2002 for both Westbury Phase 1 and 2.  That February 2002 Impact 
Assessment is attached. Any changes to that assessment or any information specifically related to the 
Westbury Phase 2 are noted below.  
 

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

Prepared By: 
Seiber Keast Lehner, Inc. 
Engineering and Surveying 
39205 Country Club Drive 
Suite C-8 
Farmington Hills, Michigan 48331 

Office Phone: 248-308-3331  

Seiber Keast Lehner, Inc. is a full-service Engineering and Surveying company with 2 
offices located in southeast Michigan. The company includes 6 Registered Engineers, 2 
Registered Land Surveyors, 7 Project Managers/Designers, 3 CAD Operators, 3 Field 
Technicians and several support staff. The company was formed through a merger of 
Seiber Keast Enigneering, LLC and Lehner & Asociates and includes more than 35 years 
of experience.  

 
b. Map(s) and written description/analysis of the project site including all existing structures, 

manmade facilities, and natural features. The analysis shall also include information for areas within 
10 feet of the property. An aerial photograph or drawing may be used to delineate these areas. 

 
This is the second phase of an apartment project that began in 2002. The first phase 
buildings have been completed. Also, the phase 2 mass grading, stormwater detention basin 
and much of the storm sewers were completed during the phase 1 construction activities. 
The phase 1 buildings, as well as commercial buildings with frontage on Grand River Ave., 
are located to the south of this project. To the north of the site is Hampton Ridge Phase 2, 
to the east is vacant property and to the west is a utility corridor.   
 

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

 
Except for the information provided in Item b. above the statements made in the February 
2002 Impact Assessment about drainage and soils remains the same.  

 
d. Impact on stormwater management: Description of measures to control soil erosion and 

sedimentation during grading and construction operations and until a permanent ground cover is 
established. Recommendations for such measures may be obtained from the Livingston County 
Drain Commission at (517) 546-0040. 

 
Refer to the attached February 2002 Impact Assessment. Also, see Item g. below for 
Stormwater Management Comments. 
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e. Impact on surrounding land used: Description of the types of proposed uses and other man-made 
facilities, including any project phasing, and an indication of how the proposed use conforms or 
conflicts with existing and potential development patterns. A description shall be provided of any 
increases of light, noise or air pollution which could negatively impact adjacent properties. 

 
Westbury Phase 1 consisting of 128 unit was built in 2002. This applicant is requesting 
approval of the second phase (136 units) to complete the 264-unit apartment complex. 
 
The applicant will submit to Genoa Township, Livingston County and the State of Michigan 
for all required permits including sanitary sewer, water main, soil erosion control and 
stormwater management.  
 
Refer to the attached February 2002 Impact Assessment. 

 
f. Impact on public facilities and services: Describe the number of expected residents, employees, 

visitors, or patrons, and the anticipated impact on public schools, police protection and fire protection. 
Letters from the appropriate agencies may be provided, as appropriate. 

 
Based on the Southeast Michigan Council of Governments (SEMCOG) Livingston County 
Community Profile and the 2020 census the average population per household is 2.59. For 
Westbury Phase 2 this would result in a population increase of 352 people (136 units x 2.59 
people/unit).  

 
 

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

 
Water Mains: The water mains in Westbury Phase 2 shall be 8-inch diameter and 
connected to the existing 8-inch water mains in Phase 1 at 2 locations.  A third connection 
shall be provided by tapping the existing 8-inch water main in Hampton Ridge Phase 2. The 
water main basis of design is Provided on sheet 4 of the Site Plan. 
 
Sanitary Sewer: The sanitary sewer in Westbury Phase 2 shall be 8-inch diameter and 
connected to the existing 8-inch sanitary sewer in Phase 1 at 2 locations. All sewers service 
shall be provided to each building by gravity. No force mains are proposed. The sanitary 
sewer service basis of design is provided on sheet 4 of the Site Plan. 
 
Stormwater Management: The stormwater management will be provided by using the 2 
existing detention basins constructed as part of the phase 1 development. The basins have 
been redesigned because of recent changes in the Livingston County stormwater 
management requirements. We have been in contact with the Drain Office and received a 
Draft Copy of the new design standards. The design will be subject to review and approval 
by the Township and County. The storm water detention calculations are provided on sheet 
16 of the Site Plan. 
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h. Storage and handling of any hazardous materials: A description of any hazardous substances 

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

 
The project is residential therefore, no hazardous materials will be used or disposed of on 
the site. 
 

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

 
Traffic impact information is provided in the attached February 2002 Impact Assessment. 

 
 

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

 
Refer to the attached February 2002 Impact Assessment. 

k. A list of all sources shall be provided. 
 

See the attached February 2002 Impact Assessment. 
 
Livingston County Draft Copy of the Procedures and Design Criteria for Stormwater 
Management Systems 
 
SEMCOG Livingston County Community Profile and 2020 Census 
 
Previous Final Site Plan for Westbury Phase 1 and 2 Prepared by Boss Engineering with a 
latest revision date of November 20, 2003. 
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MEMO 

27725 Stansbury Boulevard, Suite 195 
Farmington Hills, MI 48334 

P: 248.536.0080 
F: 248.536.0079 

854530 Westbury Phase 2 TIA 3-21-22  www.fveng.com 

 VIA EMAIL blangan@bagleylangan.com 

To: 
Mr. Bob Langan 
Elevate Property Partners, LLC 

From: 
Julie M. Kroll, PE, PTOE 
Fleis & VandenBrink 

Date: March 22, 2022 

Re: 
Westbury Phase 2 
Genoa Township, Livingston County, Michigan 
Trip Generation Analysis 

INTRODUCTION 

This memorandum presents the results of the Trip Generation Analysis for the proposed Westbury Phase 2 
multi-family development located in Genoa Township, Livingston County, Michigan. The proposed site plan 
includes Phase 2 of the existing Westbury Apartments development. The project site is located adjacent to the 
north side of Grand River Ave. approximately ½ mile east of Latson Road. as shown in Figure 1. 

Figure 1: Site Location Map 

 

Site Location 
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Callout
Utility plan and profile sheets numbered 8-13 and detail sheets ND1-3  were removed from the packet to reduce the file size.  Please contact Kelly VanMarter at kelly@genoa.org to get a copy.
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MEMORANDUM 

TO:   Honorable Board of Trustees  
 
FROM:   Kelly VanMarter, Assistant Manager/Community Development Director  
 
DATE:   April 26, 2022 
 
RE:  Bible Baptist Church – 3850 Golf Club Road, Howell, Michigan 

Special Land Use(2), Site Plan and Impact Assessment 
 

MANAGERS REVIEW:          

 
 
Attached please find the project case file for a special land use (2) and site plan review project 
authorizing a church facility with recreational fields located at the southwest corner of Golf Club 
Road and Latson Road in Howell.  The applicant proposes to develop the 46.5-acre site with a 
19,843 square foot church building with 506 seats in the main auditorium, as well as 2 recreational 
fields (soccer and softball/baseball).  The plans also identify a future phase 2, but those items are 
not included in this review.   

The subject property is zoned Low Density Residential (LDR) which provides that churches, temples, 
and similar places of worship are allowed with special land use approval.  Additionally, the project 
is requesting encroachments into the natural feature’s setback which require an additional special 
land use review/approval.

Subject 
Site 
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April 26, 2022 
Bible Baptist Church – Church/Natural Feature Setback Special Land Use 
Page 2 of 3 

 

 
 
Procedurally, churches in the LDR zoning district and encroachments into the natural feature setback 
require special land use, impact assessment and site plan approval by the Township Board following a 
public hearing and recommendation by the Planning Commission.  This project was heard before the 
Planning Commission on March 14, 2022 and the Commission recommended conditional approval.  
Updated environmental impact assessment, site plans and architectural plans were provided in 
response to the conditions of the Planning Commission.  The revised architectural plans and building 
materials were reviewed by members of the Commission at their meeting on April 25, 2022 and there 
was no opposition.   My review of the updated documents is incorporated into the request for Board 
consideration provided below.    
 
SPECIAL USE PERMITS (1. Church use in LDR zoning; 2. Encroachment into natural features setback)** 
Moved by     , Supported by    to APPROVE with conditions the Special 
Land Use permits for a church and encroachment into the natural features setback because it has been 
found that the requested use meets the requirements of Sections 19.03 and 3.02.02(l) of the Township 
Ordinance with the following conditions:   
1. Any site plan fee exceedances associated with the additional meetings and consultant reviews as 

indicated on the site plan and special land use applications shall be paid prior to issuance of the land 
use permit.  

2. The applicant will address the requirements spelled out in the Township Engineer’s letter dated 
April 5, 2022 and the Brighton Area Fire Authority’s letter dated April 6, 2022. 

3. The applicant shall ensure that site noise will comply with Section 13.05.06 and be no greater than 
the normal level of traffic noise existing in the area at the time of such emission, when determined 
at the boundary of the property.   

4. All conditions of approval related to the impact assessment and site plan shall be complied with 
prior to issuance of a land use permit. 

 
**Please note that Section 19.02.04(h) of the Ordinance gives the applicant 60 days from the date of conditional 
approval to demonstrate compliance with the conditional approval or the submission is considered null and void. 
 
ENVIRONMENTAL IMPACT ASSESSMENT 
Moved by     , Supported by    to APPROVE the Environmental 
Impact Assessment dated April 21, 2022 as submitted.   
 
SITE PLAN 
Moved by     , Supported by    , to APPROVE the site plan 
dated April 21, 2022 with the following conditions: 
1. The applicant will provide a performance guarantee in compliance with Section 21.03 for the 

pathway along Latson Road prior to issuance of a land use permit.  
2. Any site plan fee exceedances associated with the additional meetings and consultant reviews as 

indicated on the site plan and special land use applications shall be paid prior to issuance of the land 
use permit.  

3. The private access easement for dam management must be shown on all sheets of the site plan 
package.   In addition, since the site design will interfere with the ability to access the dam due to 
the forebay and retaining wall location, the applicant shall provide a written agreement involving 
both affected parties prior to issuance of the land use permit.  This agreement should consider  
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relocating the access easement to the proposed new driveway location and the plans should be 
revised to indicate a new easement location if established. 

4. The applicant must address any comments provided by the Township Engineer’s letter dated April 5, 
2022 and the Brighton Area Fire Authority’s letter dated April 6, 2022. 

5. Site lighting shall be programmed to turn off at night when activities are no longer occurring on the 
property. 
 

 
Should you have any questions concerning this matter, please do not hesitate to contact me. 
 
Sincerely,  
 
 
Kelly VanMarter 
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GENOA CHARTER TOWNSHIP 

Application for Site Plan Review 

TO THE GENOA TOWNSHIP PLANNING COMMISSION AND TOWNSHIP BOARD: 

APPLICANT NAME & ADDRESS:Bible Baptist Church 2258 E. Highland Rd. Howell, Ml 48843

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

OWNER'S NAME & ADDRESS: Bible Baptist Church c/o Pastor Tim Christeson, address same as above

SITE ADDRESS: 3850 Golf Club Road Howell, Ml PARCEL #(s): 4711-05-200-002 

APPLICANT PHONE: (517 ) 715-9223 OWNER PHONE:_,__( _ ___,_) __ SR_M_E ___ __ _ 

OWNER EMAIL: tim.christoson@howellchurch.org 

LOCATION AND BRIEF DESCRIPTION OF SITE: Site is located on the SW corner of Latson Rd & Golf Club Rd. 

The north side of the site contains a 3+/- acre pond and single-family residence. The site is zoned LDR. The south side of the site contains 

steep topography and vegetation. The northern property line is the northern limits of Genoa Township. To the east of the site is Latson 

Rd and RR/RPUD zoning. To the south is an existing subdivision with MPUD zoning. To the west is single family homes in RR zoning. 

BRIEF STATEMENT OF PROPOSED USE: This site plan is for a Phase 1 of Bible Baptist Church's campus. The Phase 1 

church campus contains a 506-seat church sanctuary with associated site access, parking, a soccer field (for church recreation use), and 

utility infrastructure to support the facility. 

THE FOLLOWING BUILDINGS ARE PROPOSED: 
The proposed building is a church building approximately 

19,843 square feet in size. 

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

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

KNOWLEDGE AND BELIEF. 

BY: __ -1--+-·...,_._1nn---lc-(j-�-¼.'-v,�J�1/l _ ____ ____ _ 

Page 1 of 9 
134



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

�1 �•)_S_ c_ o_tt _T_
ou

_
s
_
ig
_
n
_
a_nt_, _P_.E_. _ __ __ of Boss Engineering

Name Business Affiliation 

FEE EXCEEDANCE AGREEMENT 

at scottt@bosseng.com

E-mail Address

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

SIGNATURE: __ ·1
-+-
,--lP-111-'L

/
_,_

a
"---t_l0--'----C1 _1

_.__ _ _ ___ DATE: __ -i1_2�t>-t--/ _2,o_·2_2. _ _ _  

PRINT NAME: ___ ·1�-'-M�C�·tl_1<_11_m�9_orJ ______ PHoNE: ___
1
s_- ,_1_-_7_1_0_-_q_·2-_�.,___;;_ __ 
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GENOA CHARTER TOWNSHIP 

Special Land Use Application

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

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

APPLICANT PHONE: (         )     EMAIL:       

OWNER NAME & ADDRESS:             

SITE ADDRESS:      PARCEL #(s):      

OWNER PHONE: (         )      EMAIL:       

Location and brief description of site and surroundings: 

Proposed Use: 

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

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

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

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

Special Land Use Application 

 
This application must be accompanied by a site plan review application and the associated submittal 
requirements. (The Zoning Official may allow a less detailed sketch plan for a change in use.) 
 
APPLICANT NAME & ADDRESS:           
Submit a letter of Authorization from Property Owner if application is signed by Acting Agent. 
 
APPLICANT PHONE: (         )     EMAIL:        
 
OWNER NAME & ADDRESS:             
 
SITE ADDRESS:      PARCEL #(s):      
 
OWNER PHONE: (         )      EMAIL:       
 
Location and brief description of site and surroundings: 
 
 
 
 
Proposed Use: 
 
 
 
Describe how your request meets the Zoning Ordinance General Review Standards (section 19.03): 
 
a. Describe how the use will be compatible and in accordance with the goals, objectives, and policies of the 

Genoa Township Comprehensive Plan and subarea plans, and will promote the Statement of Purpose of the 
zoning district in which the use is proposed. 

 
 

 
 
 
b. Describe how the use will be designed, constructed, operated, and maintained to be compatible with, and not 

significantly alter, the existing or intended character of the general vicinity. 
 
 
 
 
 
c. How will the use be served adequately by essential public facilities and services such as highways, streets, 

police and fire protection, drainage structures, water and sewage facilities, refuse disposal and schools? 
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d. Will the use involve any uses, activities, processes, or materials potentially detrimental to the natural
environment, public health, safety, or welfare by reason of excessive production of traffic, noise, vibration,
smoke, fumes, odors, glare, or other such nuisance? If so, how will the impacts be mitigated?

No. A traffic impact study is being conducted to determine the traffic impact on Golf Club Road to determine any necessary road improvements needed. 

to support this development. The site will not generate smoke, odor, fumes, or glare that are detrimental to the environment, public health, safety or welfare 

of the community or natural resources. Traffic will be at the level of a typical church operation. 

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

3.03.02 (L) Requires minimum lot are of 3 acres with additional acreage per 100 seats. This site is 46.5 ac + / -; Max building height is 35 ft or 2 stories, this building does not exceed that; 

Off-street parking adjacent to residential districts requires minimum parking lot setback of 50 feet with a continuous obscuring wall/fencenandscape area at least 4 fl in height. A 4 ft tall 

hedge is provided at the south end of the parking lot in addition to existing mature vegetation. 

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

THE UNDERSIGNED ·1/W\ 0ff<'.l�N STATES THAT THEY ARE THE 
FREE OWNER OF THE PROPERTY OF PROPERTIES DESCRIBED ABOVE AND MAKES 
APPLICATION FOR THIS SPECIAL LAND USE PERMIT. 

BY: __ _  .-G_1_1�_&t_�_�_(_t.,-f;_o_·�-·0_�_1_
0

�f-A4_·qzl_�_�_o_�_·�12�r�\?lx�·-'"BA_Pn_1_S�_e_M_�_l2l_'{-_·\----- -----

ADDRESS : __ 1,."""'2,
"'-0'-'- �'---"8

"-·__,_tl=t b'--'--1.-\=lM--'-·-J_1>_J_,_-f.)'-. +-.
,, 

--'-'i-k�w'--e-"---'l-_G+-1 .,_/IV\_,_l-------'i.f--'-&--'-'i3_LJ _3 ________ _

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

Scott Tousignant, P.E. of Boss Engineering
-------------

Name Business Affiliation 
at scottt@bosseng.com

Email 

FEE EXCEEDANCE AGREEMENT 

As stated on the site plan review fee schedule, all site plans are allocated two (2) consultant reviews and one 
(1) Planning Co1mnission meeting. If additional reviews or meetings are necessary, the applicant will be
required to pay the actual incurred costs for the additional reviews. If applicable, additional review fee
payment will be required concurrent with submittal to the Township Board. By signing below, applicant
indicates agreement and full understanding of this policy.

SIGNATURE: ___ 
2:

---+-"-
\A

-"-,
A'---C&uil-=---"---'----"------------DA TE: _ _,_i _I 2_6_/ =--2.0.--='21-__----\J I / 

PRINT NAME: __ ti�, \'v\�(='.tl�R_I ?
1

_0_�_N ___ PHONE: __ s_I1_-_1_1s_-�q_2._33_- ----

Revised 08-15-13, kasp 
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GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

PUBLIC HEARING 
MARCH 14, 2022 

6:30 P.M. 
MINUTES 

  
CALL TO ORDER:  Chairman Grajek called the meeting of the Genoa Charter Township 
Planning Commission to order at 6:30 p.m. Present were Chris Grajek, Jim Mortensen, 
Marianne McCreary, Eric Rauch, Glynis McBain, Jeff Dhaenens, and Tim Chouinard. Also 
present was Kelly VanMarter, Community Development Director/Asst. Township Manager, Brian 
Borden of Safebuilt, and Shelby Byrne of Tetra Tech. 
 
PLEDGE OF ALLEGIANCE:  The pledge of allegiance was recited.  
 
APPROVAL OF AGENDA: 
 
Chairman Grajek advised that after reviewing the documents provided by the applicant for Item 
#4 on tonight’s agenda, he has come to the conclusion that the applicant has failed to submit 
the required Special Land Use application for grading in the natural features setback. Therefore, 
he is asking for a motion to postpone this item indefinitely due to an incomplete application and 
associated public notice for the required Special Land use for grading in the natural features 
setback. The applicant must submit the proper applications in accordance with the review 
schedule to be placed on a future agenda. He asked for Planning Commission members for 
their input. 
 
Commissioner Mortensen agrees. 
 
The applicant stated that their application has been through two review letters and the need for 
this document was not stated.  Ms. VanMarter stated that it was in both review letters from the 
Township Planner. 
 
Commissioner Rauch questioned where this is noted in the review letters. Ms. VanMarter stated 
that in the Township Planner’s review letter in tonight’s packet it is listed in A.1.e and f, which 
states “The project includes grading and structures (drive, retaining wall, parking lot, and 
softball/baseball field) that encroach into the 25-foot natural feature setback. As such, a 
separate special land use review/approval is needed” and “The Township may wish to withhold 
a finding related to the impact criterion until such time as the natural feature setback 
encroachments can be fully evaluated.” 
 
Moved by Commissioner McCreary, seconded by Commissioner Mortensen, to approve 
tonight’s agenda with the postponement of Agenda Item #4 - special use application, 
environmental impact assessment and site plan for a proposed 19,843 sq. ft. church and sports 
field located at 3850 Golf Club Road, southwest corner of Golf Club Road and Latson Road by 
Bible Baptist Church. The motion carried unanimously with Commissioner McBain 
abstaining due to conflict of interest. 
 
DECLARATION OF CONFLICT OF INTEREST:  None 

APPROVED
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GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

PUBLIC HEARING 
APRIL 11, 2022 

6:30 P.M. 
MINUTES 

  
CALL TO ORDER:  Chairman Grajek called the meeting of the Genoa Charter Township 
Planning Commission to order at 6:30 p.m. Present were Chris Grajek, Jim Mortensen, 
Marianne McCreary, Glynis McBain, Jeff Dhaenens, and Tim Chouinard. Absent was Eric 
Rauch. Also present was Kelly VanMarter, Community Development Director/Asst. Township 
Manager, Brian Borden of Safebuilt, and Shelby Byrne of Tetra Tech.  There were 
approximately 100 people in the audience.   
 
PLEDGE OF ALLEGIANCE:  The pledge of allegiance was recited.  
 
APPROVAL OF AGENDA: 
 

Moved by Commissioner McCreary, seconded by Commissioner Mortensen, to approve the 

agenda as presented. The motion carried unanimously. 

 

DECLARATION OF CONFLICT OF INTEREST:  Commission McBain stated she has a 

residence in close proximity to the property for Open Public Hearing #1 so she cannot deliberate 

or vote on this item.  

 

Moved by Commissioner McBain, seconded by Commissioner Dhaenens to recuse herself from 

Open Public Hearing #1. The motion carried unanimously. 

 

CALL TO THE PUBLIC:  The call to the public was made at 6:32 pm with no response. 
 
OLD BUSINESS: 

OPEN PUBLIC HEARING #1... Consideration of two special use applications, environmental impact 
assessment and site plan for a proposed 19,843 sq. ft. church and sports field in the Low Density 
Residential (LDR) district and a special land use for site grading and storage within the wetland 
protection setback located at 3850 Golf Club Road, southwest corner of Golf Club Road and Latson 
Road. The request is petitioned by Bible Baptist Church. 

A. Recommendation of Special Use Application (Church) 
B. Recommendation of Special Use Application (Grading in wetland protection setback) 
C. Recommendation of Environmental Impact Assessment (3-16-22) 
D. Recommendation of Site Plan (3-16-22) 

Mr. Scott Tousignant of Boss Engineering and Mr. Tim Christoson, the pastor of Bible Baptist 
Church, were present. 

 

APPROVED
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Mr. Christoson provided a review of their church and the proposed project. They are meeting the 

setback requirements of the ordinance by almost double. They have met with Township Staff and 

the neighboring property owners. These meetings have resulted in some changes to the plan. They 

will be providing a buffer of mature trees between both the building and the parking lot and the 

neighbors, which is now double what is required. Their lights will be on timers, and they have 

updated the outside building materials, and they will be able to contain the sound of the worship 

within the building by using specific building materials. There will also be an outdoor walking trail, 

serene lakeside areas and grassy fields, all of which will be available to be used by people who are 

and are not members of their church. 

Mr. Tousignant reviewed the site plan, which included the size of the lot, buildable portion, the 

topography, drainage, vegetation, the access drive on the site, onsite utilities, etc. He also described 

the reasons why they are seeking a Special Use Application for the grading in wetland protection 

setback, noting they will not be entering into the wetlands themselves, just within the setback. He 

showed renderings and a colored rendering of the north side (front) of the building, reiterating Mr. 

Christoson’s statement that they have changed the outside facade after meeting with their 

neighbors. 

Chairman Grajek noted there were concerns from the neighbors regarding the drainage. Mr. 

Tousignant stated the drainage is being improved on the south side of the site. 

Commission McCreary asked if the proposed expansion could be the first church location. Both Mr. 

Tousignant and Mr. Christoson explained their reasons for placing the first building and the parking 

lot in its proposed location.  

Mr. Tousignant stated a traffic study was completed. They did one study with Phase I, which 

requires an acceleration lane, a deceleration lane as well as the extension of a left turn lane. With 

Phase II, they would need to add a designated right turn lane out of their site. Additionally, the level 

of service at the light would decrease on Sunday peak times when the church was letting out. The 

Livingston County Road Commission stated they can mitigate that service level decrease by 

changing the timing of the lights for that time period. The Church would pay for these improvements 

and changes. 

Mr. Borden explained the steps of the review and approval process for this project.  He then 

reviewed his letter dated April 7, 2022.  

● In order to find that the church is compatible with the Master Plan, the Township needs to find 

that the project is consistent with the goals of the Plan, which he provided in his letter. 

● The applicant has addressed previous concerns with regard to lighting, and they noted this 

evening that they will be using specific materials to help with containing the sound from the 

auditorium. 

● The activities within the natural feature setback are necessary for access and stormwater 

management and/or will not result in adverse impacts upon the wetland areas. An EGLE permit 

has been obtained for work along and within the wetland areas. 

● The applicant must address any comments provided by the Township Engineer and Brighton 

Area Fire Authority. 

APPROVED
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● The use requirements of Section 3.03.02(l) of the zoning ordinance are met. 

● The façade facing Latson Road is comprised simply of metal siding. In terms of design and 

materials, the rear façade is not “comparable to the front façade”. This is required by ordinance. 

Mr. Christoson provided details of the siding materials and colors for all four of the elevations. 

Their architect will be providing building material samples. Commissioner Mortensen is not 

comfortable sending a 20,000 square foot building to the Township Board without seeing 

colored renderings or samples of building materials. The applicant provided the manufacturer’s 

website that was shared with the Planning Commission this evening. Mr. Tousignant asked if 

the materials could be approved administratively after the samples are provided prior to the plan 

being sent to the Township Board.  

● The applicant should be prepared to present building material and color samples (and/or a color 

rendering) to the Commission. 

● The applicant is proposing to delay the installation of the bike path on Latson Road due to the 

anticipated changes to Latson Road.  If it is not required to be installed at this time, the 

Township may allow a performance guarantee in lieu of pathway construction at this time. 

● The landscape plan is deficient by two parking lot trees. 

● The Planning Commission may allow existing vegetation in lieu of new greenbelt plantings. 

Ms. Byrne reviewed her letter dated April 5, 2022. 

All of her major concerns have been addressed; however, more details will need to be provided for 
the utilities.  

● 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 Petitioner is proposing a dead-end water main with a stub to the south for potential future 

connection to the existing 8-inch water main on Sugarbush Drive. The petitioner has included a 

25-foot utility easement to the edge of the property to facilitate this future connection.  

● The Petitioner is proposing an on-site lift station and force main that will discharge to the 

existing 8-inch HDPE force main on the west side of Latson Road. Additional detail should be 

provided for the lift station during the construction plan review process and the lift station and 

force main connection will need to be coordinated with MHOG Sewer and Water Authority. 

● Two stretches of 18-inch pipe have proposed slopes of 3 percent, which is greater than the max 

allowable slope of 2.84 percent. The proposed pipes should be revised to ensure that the 

proposed storm sewer does not exceed that maximum allowable velocity of 10 feet per second. 

● The plan proposes a commercial drive with a dead end that is approximately 1,400 feet long. If 

the property is further developed in the future, the petitioner will need to work with the Township 

to determine if the driveway will need to be considered a private road. 

The Brighton Area Fire Authority Fire Marshal’s letter dated April 6, 2022 states that all of his 

previous comments for Phase I have been addressed. 

The call to the public was made at 7:46 pm. 

Ms. VanMarter noted that there were several letters received from the public that were included in 
tonight’s packet.  There were also two received today, which were provided to the Planning 
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Commission. One from Jeremy Doody of 3825 Sugarbush and another from Brian McBain of 280 
Lane Drive. 

Mr. Michael Siterlet of 3780 Golf Club Road stated his property abuts this property. He is concerned 
about the preservation of the wetlands. He owns a portion of Crescent Lake with the applicant and 
there are easements that must be acknowledged. The speed of the traffic on Gold Club should be 
addressed. 

Mr. Jeff Hauk of 3873 Sugarbush Drive appreciates the applicant making changes to the plans 
based on their discussions. He wanted to reiterate the drainage issues he has on his property and 
anything that the applicant can do to make it better would be appreciated. 

Ms. Patricia Murphy of 139 Lake Shore Vista has concerns with the traffic and the traffic study that 
was done. She does not believe it included necessary data, such as church event traffic, seasonal 
traffic, traffic from other roadways in the area, and the inclusion of the Livingston County Road 
Commission and Oceola Township. 

Mr. Bruce Macey of 3878 Sugarbush Drive asked what the dotted lines are near the common area 
shown on the plans. Mr. Tousignant stated those are water main easements. Mr. Macey would like 
to see a final rendition of the building. He asked if the flooding onto Golf Club Road will be remedied. 
Mr. Tousignant stated the wetland will have more sufficient drainage. 

Mr. Paul Rottach of 3897 Sugarbush Drive was concerned with the building being so close to his 
house, the parking lot lights, and the drainage issues he experiences. He stated that Mr. Tousignant 
and Pastor Tim met with him, and he appreciates the changes that they are proposing that will 
address his concerns. 

Ms. Kara Miller of 2885 Acorn Lane stated this is a completely appropriate area for a church and 
they care about addressing the concerns of the residents.  

Mr. Brian McBain of 280 Lane Drive stated the Master Plan has just been redone recently and 
questioned what the purpose is of having a Master Plan if it is not followed. This will be a commercial 
building in a residential area. 

Ms. Barry Swatsenbarg of 4100 Stephanie Lane in Oceola Township stated the hills on Latson Road 
cause problems. He is concerned about the traffic and the safety in this area. 

Mr. Matt Spencer of 3035 S. Latson Road stated this is a good idea for the area and a lot of the 
concerns noted by the people who spoke today are due to the Road Commission approving the 
streets off of Latson Road at the bottom of the hill. That is not the church’s fault. 

Mr. Lance Lockhart of 3440 Woodridge Drive stated this proposed church on this site will be an 
added amenity to the community. He is a member of Bible Baptist Church. 

The call to the public was closed at 8:16 pm. 

Commissioner McCreary stated that the traffic engineer of any project has never been before the 
Planning Commission. She would like to have that person present for this project as traffic and 
safety is a concern. She asked when the traffic was done.  Ms. VanMarter stated the traffic study 
was dated March 2022. 

Commissioner Dhaenens appreciates that the church has listened to the concerns of the Township 
and the neighbors. They have made changes by moving the church and the parking lot, adding an 
additional landscape buffer, addressing the drainage, and mitigating the light and noise concerns. It 
is very open and green. He agrees with allowing Township Staff to approve the building materials. 

APPROVED
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Commissioner Chouinard is familiar with the building materials, and he believes that the way the 
petitioner is proposing to use them is done well. 

Commissioner Mortensen proposed to have the materials approved by Township Staff as well as 
two or three Planning Commission members. 

Commissioner McCreary suggested tabling this item so they can return with the building materials 
and a representative of the company who completed the traffic study. Commissioner Dhaenens does 
not agree that hearing from a representative of the traffic study is necessary. 

Chairman Grajek stated that the traffic concerns and any necessary changes will be addressed by 
the Livingston County Road Commission. 

Moved by Commissioner Mortensen, seconded by Commissioner Dhaenens, to recommend to the 

Township Board approval of two Special Uses Applications for the Bible Baptist Church, one for the 

construction of the church and the second for the infringement into the setbacks of four wetland 

areas on the site, subject to the following: 

● The Planning Commission finds that the plan meets, in general, the special land use standards 

of Section 19.03 as well as the use requirements in Section 3.03.02(l) of the Township 

Ordinance. 

● The applicant has agreed to replace double doors with single doors on the church to minimize 

sound drifting into neighboring properties to the south. 

● The applicant will address the requirements spelled out in the Township Engineer’s letter dated 

April 5, 2022 and the Brighton Area Fire Authority’s letter dated April 6, 2022. 

The motion carried unanimously. 

 

Moved by Commissioner Mortensen, seconded by Commissioner Dhaenens, to recommend to the 

Township Board approval of the Environmental Impact Assessment dated March 16, 2022. The 

motion carried unanimously. 

Moved by Commissioner Mortensen, seconded by Commissioner Dhaenens, to recommend to the 

Township Board conditional approval of the Site Plan dated March 16, 2022, subject to the following: 

● The applicant will provide a performance guarantee for the pathway along Latson Road. 

● The applicant will install the two additional parking lot trees. 

● The Planning Commission agrees that the existing vegetation can be substituted for greenbelt 

plantings. 

● The applicant will confer with the Township Attorney regarding potential easement issues on the 

lake, which transcends two pieces of property, as raised by a citizen this evening. 

● The applicant must address any comments provided by the Township Engineer’s letter dated 

April 5, 2022 and the Brighton Area Fire Authority’s letter dated April 6, 2022. 

● With respect to the building materials, the Planning Commission recommends approval of the 

front facade; however, only conditional approval is given regarding the remaining three facades 

and will require favorable recommendation of two Planning Commission members and Township 

Staff prior to submission to the Township Board. 

● The exterior lighting shall be turned off when activities are no longer occurring on the property. 

The motion carried unanimously. 

 

APPROVED
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www.safebuilt.com 

April 7, 2022 
 
 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
At the Township’s request, we have reviewed the revised submittal from Bible Baptist Church requesting 
special land use and site plan review/approval for a new church and activities within the natural feature 
setback (site plan dated 3/16/22). 
 
A. Summary 

 
1. Special Land Use standards of Section 19.03: 

a. In order to find that the church is compatible with the Master Plan, the Township needs to find 
that the project is consistent with the goals of the Plan. 

b. We suggest noise mitigation be required for the auditorium portion of the proposed building.   
c. The activities within the natural feature setback are necessary for access and stormwater 

management and/or will not result in adverse impacts upon the wetland areas. 
d. An EGLE permit has been obtained for work along and within the wetland areas. 
e. The applicant must address any comments provided by the Township Engineer and Brighton 

Area Fire Authority. 
2. Use Requirements of Section 3.03.02(l): 

a. The use requirements are met. 
3. Site Plan Review: 

a. The façade facing Latson Road is comprised simply of metal siding. 
b. In terms of design and materials, the rear façade is not “comparable to the front façade.” 
c. The applicant should be prepared to present building material and color samples (and/or a color 

rendering) to the Commission. 
d. The Township may allow a performance guarantee in lieu of pathway construction at this time.  
e. The landscape plan is deficient by 2 parking lot trees. 
f. The Planning Commission may allow existing vegetation in lieu of new greenbelt plantings. 

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

Subject: Bible Baptist Church – Special Land Use and Site Plan Review #3 
Location: 3850 Golf Club Road – southwest corner of Latson and Golf Club Roads 
Zoning: LDR Low Density Residential District 
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Aerial view of site and surroundings (looking north) 

 
B. Proposal/Process 

 
The applicant proposes to develop the 46.5-acre site with a 19,843 square foot church building with 506 
seats in the main auditorium, as well as 2 recreational fields (soccer and softball/baseball).   
 
The plans also identify a future Phase 2 (building and parking lots), though these items are not addressed 
in this review.  If/when the applicant seeks to develop Phase 2, the applicable procedures and regulations 
of the Zoning Ordinance must be followed. 
 
Churches, temples, and similar places of worship are allowed with special land use approval in the LDR 
District.  Such uses are also subject to the requirements of Section 3.03.02(l). 
 
Additionally, there are elements of the project that encroach into the natural feature setback.  These 
encroachments require an additional special land use review/approval. 
 
Procedurally, the Planning Commission is to review the special land uses, site plan, and Environmental 
Impact Assessment, and provide a recommendation on each to the Township Board following a public 
hearing.   
 
The Township Board has final review/approval authority over each aspect. 
 
C. Special Land Use Review 

 

Section 19.03 of the Zoning Ordinance identifies the review criteria for all special land uses, as follows: 
 
1. Master Plan.  The Township Master Plan and Future Land Use Map identify the site and properties 

to the east and west as Low Density Residential. 
 

This category is intended for “single family residential use, located on the fringe between the rural 
residential and the more urbanized areas of the Township.”  However, there is no reference 
institutional uses, such as churches, temples, and similar places of worship. 
 

Subject site 
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As such, the Township will need to find that the proposed use aligns with the Plan’s goals, which 
include (but are not limited to) the following: 
 

• 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. 

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

• Promote harmonious and organized development consistent with adjacent land uses. 
• Achieve high quality site and building design that contributes to strong neighborhoods, vital 

shopping districts, and desirable employment centers. 
• Preserve the “quality of life” in Genoa Township by retaining significant, sensitive natural 

amenities such as water bodies, wetlands, slopes, mature trees and natural ecosystem. 
• Encourage integration of natural features such as woodlands and wetlands into site 

development as aesthetic and functional features. 
 

2. Compatibility.  There is an existing residence and a large accessory building on the property (to the 
northwest along Golf Club Road), though the subject site is otherwise undeveloped.   
 
The surrounding area includes single-family residences at various densities. 
 
The submittal materials reference preservation of existing wooded areas to the south and west to 
provide buffering from existing residential uses.   
 
Sheet 2 of the revised submittal identifies 6 large trees in these areas (5 to the south and 1 to the west) 
that will be protected. 
 
Based on the limits of disturbance (depicted on Sheet 3), the westerly 450 feet of the property will 
remain undisturbed. 
 
Lastly, in response to questions posed in our previous review letter, the applicant has indicated that 
church operations will include 2 worship services on Sunday mornings, 1 weeknight activity for 
youth groups and miscellaneous small group bible studies during the week. 
 
Given the building design with double doors and windows along the south side of the auditorium, we 
suggest mitigation be required to prevent noise impacts for the adjacent residential uses. 
 

3. Public Facilities and Services.  Vehicular access will be provided to/from Golf Club Road, while 
utility connections are proposed via the Latson Road right-of-way.   
 
The applicant must address any comments provided by the Township Engineer and/or Brighton Area 
Fire Authority with respect to this criterion. 
 

4. Impacts.  The primary concerns under this criterion are related to traffic and sensitive natural features 
(wetlands). 
 

Traffic:  The revised submittal includes a traffic impact study (dated March 2022) that is subject to 
technical review by the Township Engineer.  However, we provide the following excerpts from the 
summary/conclusions of the study for the Commission’s consideration: 
 

• Currently, approaches and movements operate at a Level of Service (LOS) D or better. 
• As a result of the project, approaches and movements will continue to operate at a LOS D or 
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• No off-site roadway or traffic control improvements are required. 
• A left turn lane and right turn taper are warranted at the driveway’s intersection with Golf 

Club Road. 
 
The revised site plan includes the improvements noted in the traffic study. 
 

Natural Feature Setbacks.  Section 13.02.04 establishes a 25-foot undisturbed area around regulated 
wetlands unless special land use approval is granted for encroachment.  Furthermore, no activities are 
allowed within 10 feet of a regulated wetland, unless specifically approved by the Planning 
Commission. 
 
As previously noted, the project includes encroachments into the setback for grading, stormwater 
structures, and portions of the driveway (including a retaining wall). 
 
The revised submittal includes a detailed drawing of the proposed encroachments for both the 
northerly and southerly portions of the site (Sheet 13). 
 
There are 7 areas where grading occurs within the 25-foot setback – 3 in the northerly portion and 4 
in the southerly.  5 of these areas are also within 10 feet of the wetland boundary. 
 
These encroachments will be reseeded after disturbance and returned to their pre-development 
condition. 
 
The stormwater plan also includes 5 structures within the required setback/at the edge of the wetland 
boundary.  These activities have been permitted by EGLE. 
 
Lastly, the driveway encroaches into the 25-foot setback in 4 location – 3 in the northerly portion and 
1 in the southerly.  The primary encroachment in the northerly area also includes a retaining wall that 
is within 10 feet of the wetland boundary. 
 
Given the location of the wetlands, site topography, and current conditions on Latson Road, 
encroachments are necessary to construct a driveway to/from Golf Club Road.  Notes on Sheet 13 
also indicate that the driveway has been designed to minimize disturbance of the natural feature 
setback area. 
 
In summary, the proposed encroachments are necessary for access and stormwater management 
and/or do not result in a significant adverse impact upon the wetland areas.  Furthermore, where 
necessary, the activities have been permitted by EGLE. 
 

5. Mitigation.  Should additional concerns arise as part of the review process, the Township may 
require improvements to mitigate potential adverse impacts. 

 

D. Use Requirements 

 

Section 3.03.02(l) identifies the use requirements applicable to churches, temples, and similar places of 
worship, as follows: 
 

1. Minimum lot area shall be three (3) acres plus an additional fifteen thousand (15,000) square 

feet for each one hundred (100) persons of seating capacity.  

 

The notes on Sheet 4 identify a seating capacity of 506, which results in a minimum lot area requirement 
of 4 to 5 acres.  The 46.5-acre site greatly exceeds the minimum lot area required by this criterion. 
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2. Buildings of greater than the maximum height allowed in Section 3.04, Dimensional Standards, 

may be allowed provided front, side and rear yards are increased above the minimum required 

yards by one foot for each foot of building height that exceeds the maximum height allowed. 

The maximum height of a steeple shall be sixty (60) feet.  

 

The proposed building has a maximum height of 26’-8”, which is within the maximum allowed in the 
LDR (35’). 
 

3. Wherever an off-street parking area is adjacent to a residential district, there shall be a 

minimum parking lot setback of fifty (50) feet with a continuous obscuring wall, fence and/or 

landscaped area at least four (4) feet in height shall be provided. The Township Board may 

reduce this buffer based on the provision of landscaping, the presence of existing trees or in 

consideration of topographic conditions.  
 

At its nearest, the southerly drive aisle/parking lot provides a 98.5-foot setback from the residential 
district adjacent to the south. 
 
The revised landscape plan includes 36 tightly spaced Arborvitae (4-foot tall at time of planting) 
immediately south of this drive aisle.  The plans also note an “existing vegetative buffer” in this area that 
is to be preserved. 
 
4. Private schools and child day care centers may be allowed as an accessory use to churches, 

temples and similar places of worship where the site has access to a paved public roadway. 

 

The revised submittal materials note that neither a private school nor child care center are proposed as 
part of this project. 
 
E. Site Plan Review 

 
1. Dimensional Requirements.  The location of the proposed building and parking lots comply with the 

applicable dimensional requirements of the LDR District. 
 

2. Building Materials and Design.  Building materials include a stone veneer at the building entrance, 
wood (or wood-grain) siding, and 3 types of metal siding (2 with vertical alignment and 1 with 
horizontal).   
 

Though the material standards of Section 12.01 do not apply to single-family residential districts, the 
remaining design standards do.  This includes a requirement that “building walls over 100 feet in 
length shall be broken up with varying building lines, windows, architectural accents and trees.” 
 
Additionally, “building rear facades shall be constructed to a finished quality comparable to the front 
façade.” 
 
Each building face is at least 100 feet in length, though the façade facing Latson Road is comprised 
simply of metal siding.  Meanwhile, the rear façade is entirely metal, the larger portion having only 
vertical siding, and is not “comparable to the front façade.” 
 

The applicant should be prepared to present material and color samples (and/or a color rendering) to 
the Commission for their review. 
 

3. Pedestrian Circulation.  In accordance with Section 12.05, an 8-foot wide bike path is required 
along county primary roads, as designated on the Pathways Plan (which also notes a planned path 
along this portion of Latson Road). 
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In response, the applicant has indicated that the Road Commission has future right-of-way 
improvements planned, which will impact construction at this time.  As such, the Township may 
allow a performance guarantee in lieu of pathway construction.   
 

4. Vehicular Circulation.  Vehicular access is proposed to/from Golf Club Road.  The driveway 
includes deceleration and acceleration lanes for eastbound traffic. 
 

The circulation pattern includes two-way travel, with sufficient drive aisle widths provided 
throughout the site. 
 
The applicant must address any comments provided by the Township Engineer or Brighton Area Fire 
Authority with respect to vehicular circulation. 
 

5. Parking.  Based on the number of seats noted in the main unit of worship (506), Section 14.04 
requires a total of 169 parking spaces.   

 
The proposed site plan provides 187 spaces, including the required number of barrier-free spaces (6 
required; 8 provided).  Proper dimensions are also provided, and details note the use of looped 
striping (as required). 

 
6. Landscaping.  The revised landscape plan has been reviewed for compliance with the standards of 

Section 12.02, as shown in the following table: 
 

Standard Required Proposed Notes 

Front yard 
greenbelt 
(Golf Club) 

20’ width 
27 canopy trees 

+20’ width 
Existing vegetation 

Notes state that presence of wetland precludes 
new plantings. 

Front yard 
greenbelt 
(Latson) 

20’ width 
40 canopy trees 

+20’ width 
Existing vegetation 

Notes state existing woodland buffer to remain 
in lieu of new plantings. 

Parking lot 16 canopy trees 
1550 SF internal 
landscaped area 

14 canopy trees 
5,145 SF internal 
landscaped area  

Deficient by 2 canopy trees 

Detention 
pond 

4 trees 
39 shrubs 

4 trees 
39 shrubs 

Requirements met 

 
The Planning Commission may allow existing vegetation to remain in lieu of new plantings, per 
Section 12.02.13. 
 

7. Exterior Lighting.  The revised lighting plan includes 19 light poles along the driveway and 
throughout the parking lot, along with 2 wall mounted fixtures on the rear of the building.  In 
response to comments from our initial review letter, the applicant has confirmed that appropriate 
shielding will be provided and that the soccer field will not be illuminated. 
 

Details note the use of downward-directed LED fixtures.  Pole fixtures are mounted at a height of 20 
feet, while the wall units are mounted at 15 feet.  
 

Maximum photometric readings on-site (7.3) and along property lines (0.0) comply with Ordinance 
standards. 
 
Lastly, the applicant has noted that site lighting will be placed on timer controls so they are turned off 
when there are no activities occurring. 
 

8. Impact Assessment.  The submittal includes a revised Impact Assessment (most recently dated 
March 16, 2022).  The revised Assessment includes information regarding the natural feature setbacks 
and the findings from the traffic study. 
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 In summary, the Assessment notes that the proposed project is not expected to have an adverse impact 

upon natural features, stormwater, surrounding land uses, public services/utilities, or traffic and 
pedestrians. 

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

Brian V. Borden, AICP 
Michigan Planning Manager 
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Tetra Tech 
3497 Coolidge Road, East Lansing, MI 48823 

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

April 5, 2022 
 
Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re: Bible Baptist  

Site Plan Review No. 3 

 
Dear Ms. Van Marter: 
 
Tetra Tech conducted a third review of the proposed Bible Baptist site plan last dated March 13, 2022. The plans were 
prepared by Boss Engineering on behalf of Bible Baptist Church. The development is located on 46.5 acres in the 
southwest quadrant of the Golf Club Road and Latson Road intersection. The Petitioner is proposing a 19,843 square 
foot church in the southeast corner of the property. The proposed site includes a 1,400-foot driveway, on-site storm 
sewer and storage, parking improvements, and municipal water main and sanitary sewer improvements. We offer 
the following comments: 
 
GENERAL 

 
1. The proposed entrance on Golf Club Road will need to be approved by the Livingston County Road 

Commission and approval should be provided to the Township prior to site plan approval.  
 

2. The Petitioner provided a traffic impact study for the proposed development. The traffic impact study 
recommended that a left-turn lane and right-turn taper be constructed on Golf Club Road at the proposed 
driveway, and the site plan correctly includes the recommendations of the study.  

 
3. The plan proposes a commercial drive with a dead-end that is approximately 1,400 feet long.  If the property 

is further developed in the future, the Petitioner will need to work with the Township to determine if the 
driveway will need to be considered a private road.  

 
SANITARY AND WATER SERVICES 

 
1. The proposed 19,843 square foot church will be 2.58 REUs per the Township REU table that assigns 0.13 

REU per 1,000 square feet for churches. This number of REUs should be used to determine the tap fee 
required for the proposed development. In the future, if the church is expanded, additional tap fees will be 
required.  
 

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

3. The Petitioner is proposing a dead-end water main with a stub to the south for potential future connection 
to the existing 8-inch water main on Sugarbush Drive. The petitioner has included a 25-foot utility easement 
to the edge of the property to facilitate this future connection.   
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Tetra Tech 

4. The Petitioner is proposing an on-site lift station and force main that will discharge to the existing 8-inch 
HDPE force main on the west side of Latson Road. Addition detail should be provided for the lift station 
during the construction plan review process and the lift station and force main connection will need to be 
coordinated with MHOG Sewer and Water Authority.  

 
DRAINAGE AND GRADING 

 
1. Two stretches of 18-inch pipe have proposed slopes of 3 percent, which is greater than the max allowable 

slope of 2.84 percent. The proposed pipes should be revised to ensure that the proposed storm sewer does 
not exceed that maximum allowable velocity of 10 feet per second.  

 
We recommend the petitioner address the above comments prior to approval. 
 
Sincerely,  
 
 
 
Gary J. Markstrom, P.E. Shelby Byrne 
Vice President Project Engineer 
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April 6, 2022

Kelly VanMarter
Genoa Township
2911 Dorr Road
Brighton, MI  48116

RE: Bible Baptist Church Special Use
3850 Golf Club Rd.
Genoa Twp., MI

Dear Kelly:

The Brighton Area Fire Department has reviewed the above-mentioned site plan. The
plans were received for review on March 22, 2022 and the drawings are dated February
1, 2022 with latest revisions dated March 16, 2022. The project is based on the
redevelopment of an existing vacant parcel to a new A-3 19.843 square foot church
facility. The plan review is based on the requirements of the International Fire Code (IFC)
2021 edition.

All previous comments have been corrected or acknowledged in this submission.  Phase
II will require an independent review for proper access. The proposed Phase II
emergency access shown is not compliant with the fire code.

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

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

Cordially,

Rick Boisvert, CFPS
Fire Marshal

cc:Amy Ruthig amy@genoa.org
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From: Patricia Murphy
To: Kelly VanMarter
Subject: Hearing re Bible Baptist on Latson and Golf Club, please add my concerns
Date: Tuesday, March 8, 2022 9:38:53 AM

to Planning Director Kelly VanMarter and Planning Commission: 

My name is Patricia Murphy, 139 Lakeshore Vista, Howell.  I reside in the Lakeshore Pointe
sub.  The sub has one and only exit/entrance road is Golf Club.  I am out of town, unable to
attend the March 14 hearing, so am sending this email so that my concerns can be heard. I am
a Christian myself, but my concerns are about the proposal, not the church.

Lakeshore Pointe sub has 248 homes, most with two vehicles.  Our only way to enter and exit
is Golf Club.  Exiting, particularly, is extremely dangerous.  Golf Club traffic does not slow
down and cannot be seen coming down from Latson at 50+MPH.  We cannot see them nor
they us. Exiting at present onto Golf Club from our sub takes courage, a fast step on the gas
and a prayer.  

The increased traffic from the Bible Baptist project will two will gravely increase the
danger.  It will make entering and exiting from our sub even more dangerous.  It will be
impossible to safely exit our sub.

GPS and WAZE etc routes Golf Club to Latson to the freeway 96, Meijer’s, Walmart, Kohl’s
etc.    It is the route residents use.  Once again more traffic on this stretch of Golf Club,
from Latson to Grand River, will make exiting and entering our sub hazardous, if not
impossible.

Golf Club is two lanes and not able to accommodate heavy traffic.  Bible Baptist project
phase one alone, will not only host Sunday and Wednesday services (186 parking spots,
500 seat auditorium) but large gatherings, events etc)  Golf Club was not created to handle
such heavy traffic!  It will not be safe.  
So I ask the planning commission:
??Has an outside consulting unbiased Firm, not linked in any relationship to Boss
engineering, been hired to study and report on the total impact of this project on the
community?
??Has a thorough traffic study been done, not only on the Latson/Golf Club corner but
on the stretch of Golf Club from Latson down to Grand River? From Chemung Hills
golf course, Eager Rd, and our Lakeshore Pointe sub in both North and South
directions?

If a complete study has not yet been done and made available to the commission and to
residents, no action can be taken on this project proposal.  The safety of the community and
impact on its residents is paramount.   My concerns are not about religion.  My concerns
are about lives and safe roads.  
And although Bible Baptist submits this phase one, its label “ phase one” demands that
future development plans already written and posted on their website also be given some
weight in the decision of the planning commission.  the sake and safety, of the community
and present residents, voters and taxpayers needs to be insured.
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Thank you for taking time to consider my concerns. 
Sincerely, Patricia Murphy 
139 Lakeshore Vista, Howell
C248.770.3552

Sent from Patricia Murphy’s I pad
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Kelly VanMarter

From: Jeff Hauk <jhauk@comcast.net>
Sent: Friday, March 11, 2022 10:09 AM
To: Kelly VanMarter; Jeff Dhaenens
Subject: Genoa Bible Baptist Church Project

Follow Up Flag: Follow up
Flag Status: Completed

Good Morning Genoa Board,  

I am writing with concerns over the proposed church plans that are submitted for your approval.  The main concern is 
not that the church is being built, it is more about where they chose to place the development. With 45 acres to use that 
could have created a very sufficient natural barrier between them and the subdivision to the south.   Below are a couple 
screenshots that illustrate my concern including a proposal that will improve the reception of the project.    

In screenshot 1, they call for a 60' setback and 50' clearance from the edge of my property line and their parking lot with 
lights and garbage dumpster.  Their design calls to Maintain Existing Vegetative barrier. The issue with this is there is No 
Barrier, currently there is a Mowed Walking/Driving path through the property that is 50' wide.  The dense row of large 
Pine Trees start at 50' from my line which means they will all be removed for the project.  Their call out in Screenshot 2 
to maintain the Dense 30‐60' wide buffer is incorrect.  The only thing between them and my back patio is my row of 
trees that are bare 6 months out of the year providing no natural barrier.   

If I were to install a fence along the my yard, that would provide very little relief as the church property is significantly 
elevated from my property and the parking lot lights would pollute my peaceful back porch.  

My proposal for the project would be to increase the gap from our back property line from 50 Feet to 50 yards.  This 
would seem to save the church money on their entrance road project.  The natural barrier created by the dense existing 
Pine trees should provide a reasonable natural noise and light barrier to allow both parties a comfortable environment. 
Screenshot 3 seems to show enough variance to allow this change.  With a worst case scenario of relocating the soccer 
field to somewhere else in the 45 acres.   

If the Board Members would like to walk the property with me or have additional pictures provided, I would be happy to 
assist.  

Jeff Hauk  

248‐756‐2488 

Screenshot 1.  
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Screenshot 2.  

Screenshot 3. 
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From: Paul Rottach
To: Kelly VanMarter
Subject: Proposed Site Plan for Church on Latson and Golf Club
Date: Friday, March 11, 2022 5:36:16 PM

Good morning,

I hope all is well with everyone. I am writing with concerns regarding the proposed church plans behind
my house. I have two concerns; one is the closeness of the building and parking lots with lighting to my
home and two is water drainage and run-off from the property.

I understand that the property is being developed and I have come to terms with it. However, I would ask
that proper and sufficient natural barrier between my home and the building, parking lot, dumpsters and
outdoor lighting please be considered. The closeness of the proposed site plan does not reflect
accurately the natural barriers in place. Not only is it not a dense barrier as stated in the site plan, it
removes the pine trees and the hill placing everything within a very close distance of my home and other
homes as well.

The current placement will create a constant lighting nuisance to multiple adjoining properties. I believe
that if someone from the board would come to my home and look, they would understand that what is
being proposed is not accurately depicted in the site plan.

Also, Water run off is not properly being discussed. As seen in the pictures I have provided, there is a
water runoff and accumulation issue on and around this property. Not only on Golf Club Rd but on my
property as well, I am deeply concerned that once this building is built, that my basement will begin to
flood. I believe that it is appropriate to have my concerns documented and addressed.

Lastly, I understand that this site is being developed, however, I ask that the new landowners think of the
neighborly thing to do before they build. They are coming into a new neighborhood, and I would like to be
supportive of my new neighbors.

Thank you,

Paul Rottach

248-804-4611

Pmr13@yahoo.com
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From: Beth
To: Kelly VanMarter
Subject: Church build golf club and Latson
Date: Sunday, March 13, 2022 2:50:17 PM

Good afternoon. I am writing with concern over the proposed church build on the corner of Golf Club and Latson. 
My concern is with the traffic that will most definitely increase by building on this land?  As a resident who’s
neighborhood sits on Golf Club, over the last 2-5 years the increase in traffic on this road has been huge. 
Attempting to make a left turn out of your subdivision at any time of day has become very difficult and dangerous.
Even more so with golf club and eager being a way to avoid golf club and Latson to get to m59. When first moving
yo the area we were taken by how it was a nice two lane road that didn’t see a ton of traffic.  How is the addition of
this building going to increase that traffic, Specifically with the driveway dumping church goers into golf club? 
How is the township planning to address these small two lane roads not made to handle the influx of traffic that has
happened?
The amount of traffic that is on Latson and golf club during any time of the day is also increasing by the week. The
area is dangerous seeing multiple accidents with traffic consistently backed up in every single direction. The limited
site distance coming over the hill to the light on golf club causes many to have to make sudden stops for a red light
not seen until the last minute. 
Is there plans for future build on that site for housing? The last thing we need in this area is more housing.
How are the wetlands being addressed and protected on that parcel?
We moved away from the metro detroit area to get away from the constant development on every corner of the city.
Where you can look around and there are zero fields, wetlands, or empty parcels of land left. We fear we didn’t
move far enough west at this point the way the area is being developed at such a rapid rate.
I hope all the concerns of those of us who live in the area are taken into consideration with this proposal as it will
greatly affect our day to day lives.
Thank you for your time
Beth O’Dea

Sent from my iPhone
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From: Lisa
To: Kelly VanMarter
Subject: Bible Baptist Church
Date: Monday, March 14, 2022 10:14:45 AM

Good Morning - 
I'm writing to you regarding my concerns of plans for the Bible Baptist Church on Latson,
south of Golf Club. 

I'm sorry I can't attend tonight's meeting due to health issues, but wanted to voice my
concerns. 

My understanding of the plans is to have the entrance/exit of the church on to Golf Club road?
We live in Lakeshore Pointe and already face traffic issues trying to turn in and out of our
neighborhood. It's a blind curve and with cars  going 45+ mph, it's very dangerous. Our
concern is this situation will only get worse with increase in traffic along Golf Club road.

My first concern is the over development of this corridor as is.There is plenty of open property
for the church to consider that does not sit on a major road, like Latson, that is already
struggling to keep up with current development and heavy flow of traffic. 

If the proposal went through, then we ask that planning commission consider that the flow of
traffic from the church enters and exits with a Light on to Latson road, NOT Golf Club. 

Lastly, if plans proceed as is, then we ask at bare minimum, the planning commission insists
on lowering the speed on Golf Club to 35mph.and installs a light at Golf Club and Eager road
to help mitigate traffic concerns. There has been plenty of accidents at this intersection to
warrant this concern. 

Thank you for your time. I appreciate you listening and considering our concerns. 

Lisa (& Dean) Norton
20+ year residents 

166

mailto:lmnorton@gmail.com
mailto:Kelly@genoa.org


1

Kelly VanMarter

From: Michael Siterlet <mgsiterlet@gmail.com>
Sent: Wednesday, April 6, 2022 7:39 AM
To: Kelly VanMarter
Subject: Issues to Consider Bible Baptist Church Development - Golf Club Rd

Hello Kelly, 

  

Prior to next week's planning meeting (Monday, April 11, 2022) Eileen and I wanted to provide you and the Planning Board 
Members with a list of issues we have with the development being proposed by Bible Baptist Church.  

  

As you may recall, we share common appurtenances to both our properties connected to Crescent Lake. The 
appurtenances we are referring to are the beautiful views created by the lake and connected landscape - the pines and 
hardwoods boarding the lake. 

  

Back in 1984 the Pasinski  family sold the property to the Boss family with a stipulation that the Boss family, their 
successors and assignee's, recognize and maintain the features associated with the lake that are clearly appurtenances to 
both properties. Proofs of these stipulations are provided in the form of the recorded easements (at Liber 432, page 461, 
Livingston County Records). A copy has been provided to Genoa Township Planning in past correspondence. If additional 
copies are needed please let me know. 

  

We realize that some board members  may believe the issue concerning the property easements are private matters  that 
go beyond the responsibilities of a planning board, however we feel,  critical to the decision making process,(either private 
or public), all information connected with the effects of a proposed development are important. In our opinion, any impact 
that affects a plan, whether private or public, needs to be considered at all levels. 

  

Like many existing property owners, we also believe Genoa Township is very unique when compared to the other 
surrounding communities' due to its lakes  and natural environmental characteristics.  

The land adjacent to the intersection of Latson and Golf Club Road not only is environmentally sensitive when considering 
the volume of water that flows through it and how it is filtered, the current variety of living species depend on it. The land 
also provides a relief, a relief from many of the negative impacts that have been created by past developments in 
surrounding communities. 

  

Although Eileen and I plan to be at Monday's meeting to discuss our concerns in more detail, the list below provides a 
briefing on what our concerns entail.  
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Points we would like Discussed; 

  
1.       That any approval of the Preliminary Site Plan for the church includes a requirement noting existing Easements 
and restrictions on the plans. Any final approved Site Plan must include the required amendments to the existing 
Easements. All parties connected with the appurtenances understand, agree and accept the changes to the 
Easements. 
2.       The Impact Assessment provided does not clearly address the impact of the development on the lake's water 
level and surrounding drainage - what if it fails? 
3.       Traffic; we have concerns with both existing and future traffic and its impact on our health and safety.  
The additional traffic volume on Golf Club Road, a road that has little or no enforced speed and noise controls is 
already at unbearable levels.  
The original preliminary site plan approval by the Genoa Planning Board was for a private drive that would access a 
10 unit Condo Development from Golf Club Rd. not for a church with 400 plus congregants.  
Current noise levels at our home on Golf Club Road, adjacent to the proposed church entrance, have increased 
significantly. The results of increased cars and commercial vehicles traveling Golf Club Road at greater speeds have 
also increased noise levels that exceed 75 Db. 
  

Prior to the meeting, feel free to contact me with any concerns or comments. If not, we are looking forward to the meeting. 

  

Thanks,  
  

Michael & Eileen Siterlet 

3780 Golf Club Rd 

Howell, Michigan 

810 533-3780 
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From: Kelly VanMarter
To: Amy Ruthig
Subject: FW: Bible Baptist Church
Date: Monday, April 11, 2022 2:29:17 PM

 
 
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: Brian McBain <bmgolfer@gmail.com> 
Sent: Sunday, April 10, 2022 12:11 PM
To: Kelly VanMarter <Kelly@genoa.org>
Subject: Bible Baptist Church
 
Hi Kelly, sorry for the late communication, just arrived from vacation to the letter of notice on
Thursday. 

I wish to take a moment to briefly address my concerns with the consideration of the Bible Baptist
Church currently proposed for Latson and Golf Club Roads. I will stick to the points:

The township just recently rezoned this property to low density 1 acre lots having previously
denied a multi-family rezoning. This action sent a clear message to the community the
township was remaining consistent with the master plan in keeping low density development
at this corner.  Adding a very large commercial building and parking, approved special use or
not, turns this corner into a commercial property and it is no longer low density. I urge the
planning commission and township to remain consistent with the master plan.
No one can deny with the increased building along Latson Road from both directions, traffic
has increased significantly at this intersection. I appreciate the expertise that went into the
traffic study. In reality, those surrounding this intersection are seeing significant traffic backed
up at the turn lanes particularly when turning West on Golf Club from Latson and turning
North or South while headed East on Latson.  The proposed ingress/egress in such close
proximity (almost adjacent) to the turn lanes will most definitely further bottleneck this
situation. Congestion is consistent 7 days a week in the morning and early evening hours.
Sunday’s are no exception due to the church/shopping/personal traffic traveling through this
intersection.  Those that drive through this intersection daily are confident both the
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From: Jeremy Doody
To: Kelly VanMarter; Amy Ruthig
Subject: Re: Opposition to proposed re-zoning of parcel #11-05-200-002 currently owned by Gary R. Boss
Date: Monday, April 11, 2022 2:18:09 PM

     Hello, my name is Jeremy Doody and I live at 3825 Sugarbush Dr., which currently backs
up to parcel #11-05-200-002 between our street and Golf Club Rd., and just as our household
strongly opposed the previous proposed rezoning of said property for a number of reasons that
are a detriment to our neighborhood, township, and community as a whole. We are just as
opposed to the current special use applications for both constructing a church and also the
grading in any wetlands within. I will re-express our various concerns below.

     Our first and main concern would have to be traffic and safety. Latson Rd. traffic is
frequently very congested and it's often difficult to pull out of our neighborhood from
Snowden Ln. onto Latson (especially if trying to go north on Latson.. good luck!). I often find
it a scary situation having to pull out with so much traffic, especially while driving our
toddlers. Adding additional traffic on any day of the week in such proximity will just increase
this congestion even more, making it less safe than it already is. (Weekend mornings seem to
often already have just as much traffic as the weekdays, with lots of people heading to and
from outdoor sports activities at the Oceola Township hall just up the road. I am still
concerned that a traffic study from 2012 is being allowed to speak for the current traffic
conditions. This was before the I96/Latson Rd. freeway ramps were built and the area was a
LOT less built up in this area in general. The estimates for how much traffic have increased
for now seem very conservative because the area has grown at a faster rate than others lately,
and thus normal growth rates seemingly would be inaccurate. If you've driven on Latson
during morning or afternoon rush hours especially, then you know it's a complete zoo out here
already.

     The aforementioned land was zoned a certain way for a reason and certainly doesn't need to
be any more densely populated than it currently is. Sewer and water may supposedly support
the increase, but all other areas certainly cannot. It should remain as-is, which is still a benefit
to the community, township, and beyond. The forest is beautiful and it, along with the large
wetland also contained within the property, surely provide habitats to a wide range of wildlife.
There isn't much of these types of areas remaining in our township, and it would be nice if
some could be preserved.

     Once other concern is that all the property along Sugarbush Dr. is significantly lower than
Mr. Boss's property, and we already have plenty of drainage issues, with our back and side
yards being beyond wet into the middle of summer, then again starting in the fall until it
freezes. Taking away even a portion of the trees and other flora will most likely just make this
situation even worse, possibly wreaking havoc on our actual residence as well. 

    Lastly, I just don't see the need for yet another church to be built. Especially in my back
yard and especially when they don't have to pay their fair share of taxes as us other land
owners to help support and sustain the area we're in. This just seems like bad business for the
township. 

     Thank you for allowing our opposition to be noted. I have spoken to many of our neighbors
and all that I have spoken to feel the same way. I will not be able to attend tonight's meeting
because of family scheduling constraints but wanted to send this ahead of time in case
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something comes up. We currently love our neighborhood as-is and if this were to go through
I am afraid it may not be a good fit for our family any more if the area is so drastically
changed. It sounds like at least a few others feel the same way. We would very much prefer
this not to happen.

     Please feel free to contact me via telephone or email with any follow-up questions or need
of any clarifications.

Thank you for your time,

Jeremy Doody
517-281-9759
3825 Sugarbush Dr. 
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townships and county will be faced with a quick fix plan to elevate this problem within a year
of the opening of this church. Since this entity will not be contributing to the tax roll, I hope if
considered, a bond will be held to contribute some portion of the estimated cost to remedy
the immediate impact they may have on this intersection.
Please take a closer look at the proposed location of this church as you drive down Latson just
passing Meijer and envision this commercial building sitting on top of a hill looking down at all
the homes surrounding it. No amount of trees or flora will create any type of screen from this
commercial building or lighting from the residential communities. You’re just plopping
(literally) a commercial building high above a residential area. Envision leaving the commercial
area of Grand River and Latson, transitioning to high then low density residential homes only
to be surprised again to see a commercial building high up on a hill. Having residential homes
similar to those across the street from this site remains consistent with the plan and appears
well planned. Additionally, homes on this property will not create anywhere near the noise,
light pollution and destruction of mature trees as a commercial property will. 
The building itself. Simply put, commercial, sterile and completely out of character with the
residential community. If even considered, I hope the planning commission will make the right
decision for the community to ensure architectural changes are enforced to present a more
harmonious look and feel with the surrounding residential area.
Drainage issues have only become worse with growth.  Just last year the county drain and
wetlands could not handle the water flow between this property and the neighboring sub,
flooding Latson for at least 12 hours. Golf Club has been flooded for over a month this year
across from the neighboring property just West of this proposed project. Keeping residential
development at this property will decrease drainage issues as opposed to extensive cement
and asphalt and possibly filling in of wet land.  Our current infrastructure is better served with
35 residential units at this corner where natural landscape can help to absorb this water vs.
commercial property. 
While we can never predict, this should be considered.  Looking currently at the many vacated
commercial buildings along the corridor, particularly the vacant shopping mall across from
Clearly University for 8 years.  One has to wonder if such a big endeavor fails, what the impact
to the community will be.  If homes were to be built there as the master plan outlines, this
problem could be avoided.  

In closing, I understand special land use requests and I appreciate that this church has the
opportunity to request it. I again have to ask the planning commission, is this really the right location
for such a large commercial project within a planned residential area within our township. I believe
there are many better alternate options along the Grand River corridor for such a large project
considering the expansion plans. 
 
Thank you for your consideration of my points,
 
Brian McBain
280 Lane Drive
Howell, Michigan
 
Sent from my iPad
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INTRODUCTION 
 

The purpose of this Impact Assessment (IA) Report is to show the effect that the proposed church 
campus development has on various factors in the general vicinity of the use. The format used for 
presentation of this report conforms to the Submittal Requirements for Impact Assessment/Impact 
Statement Guidelines in accordance with Section 13.05 of the published Zoning Ordinance for Genoa 
Township, Livingston County, Michigan. 
 
 

DISCUSSION ITEMS 
 

A. Name(s) and address(es) of person(s) responsible for preparation of the Impact Assessment 
and a brief statement of their qualifications. 
 
Prepared by: 
 
Jennifer M. Austin, PLA 
Professional Landscape Architect and Project Manager 
Boss Engineering 
3121 E Grand River 
Howell, MI 48843 
 
Prepared for: 
 
Owner/Applicant:     
Bible Baptist Church       
2258 E. Highland Rd.     
Howell, MI 48843       
 
 
 

B. Description of the site, including existing structures, man-made facilities, and natural 
features, all-inclusive to within 10’ of the property boundary.  

 
The project site is on parcel # 4711-05-200-002 in the NE ¼ of Section 5, Genoa Township, 
Livingston County, MI, and which the parcel at the southwest corner of Golf Club Road and 
Latson Road.  
 
The subject site is bordered: 
 To the north is the Genoa Township-Oceola Township line along Golf Club Road. The 

northern half of the subject property contains a 3+/- acre pond, a wetland and single family 
residence. 

 To the east are RR and RPUD zoning on the opposite side of Latson Road. 
 To the south is MUPUD zoning which contains the Rolling Ridge site condominium.   
 To the west is RR zoning with single family residences. 
 
Current zoning of the subject site is Low Density Residential (LDR),1 unit/acre.  This new 
zoning designation was approved by the Genoa Township Planning Commission at the July 
20, 2020 meeting.  Sewer and Water are along entire the Easterly line (Latson Road) of the 
subject parcel and accessible at the Southerly property line at Sugarbush Drive. 
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 3 

 
 

C. Impact on natural features: A written description of the environmental characteristics 
of the site prior to development, i.e., topography, soils, vegetative cover, drainage, 
streams, creeks or ponds. 

 
GENERAL OVERVIEW  
AREA 1 
The Northwesterly 10 acres of the site are the location of the existing residence. This area 
consists of two parts: The House, located on the top of a gently rolling hill, and the pond 
adjacent to the house along the southerly and westerly portions. The private entrance road to 
the proposed church campus will cross the easterly portion of this area.  
 
AREA 2 
The Northeasterly 10 acres of the site are relatively flat of which approximately 5 acres is a 
wetland. There are 2 man-made ditches within this wetland that flow northerly under Golf Club 
Road into a small wetland in Oceola Township.  Stormwater management for this project will 
mostly be managed in this area by forebays to filter stormwater before discharge into the 
wetlands and/or pond. 
 
AREA 3 
The Southerly 26+ acres are gently sloped to moderately steep slopes. The entire area is 
heavily wooded with a mixture of evergreens and hardwoods. The northerly portion of Area 3 
flows naturally north to the existing lake and/or the existing wetland. The southerly portion of 
Area 3 flows generally southeast into an existing drainage area along Latson Road. 
 
The church campus and a portion of the driveway will be located in this area.  Clearing of trees 
will be kept to a minimum by use of curb and gutter for the commercial drive. 
 
WETLAND SETBACKS 
The regulated wetlands on-site contain a 25-foot wetland setback per Township Ordinance. 
The proposed development includes grading within the 25-foot wetland setback at the east 
wetland, the open water pond as well as for the two upland wetland pockets. Also included 
within the wetland setbacks are a retaining wall and multiple storm water structures. The areas 
of disturbance within the setback on the east wetland and the open water pond will have no 
impact on the wetlands. Currently, the land is maintained up to the wetland limits in these areas 
with grass, in which the 25’ is open. The disturbance will not disrupt crucial vegetation in this 
instance and the area will be reseeded with grass post construction, consistent with its pre-
development condition. Given the location of the wetlands and their proximity to each other, as 
well as their proximity to other existing structures on site, in order for the commercial drive to 
run southerly to access the developable portion of the parcel, work within the setback will be 
required.  
There are two upland pocket wetlands near the proposed church and parking lots. Disturbance 
is proposed to occur within the 25’ wetland setback on both upland wetland pockets. Based on 
the topography and visual inspection, the eastern upland wetland has very minimal water 
ponding as water typically flows through this area to ultimately pond at the western upland 
wetland pocket. The wetland vegetation quality is low, and the minimal trees within the wetland 
limits are dead. The wetland is of low quality and grading within the setback of this wetland 
does not impact the overall stormwater management on the site. Water is continuing to be 
directed to the western of the two upland wetland pockets, prior to discharging northerly 
towards the existing pond on-site.  
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The retaining wall located within the wetland setback is proposed to limit disturbance and avoid 
disturbance within the wetland limits. The proposed drainage structures proposed within the 
wetland setbacks are utilized for the sites storm water management system. Water is being 
directed in a manner consistent with the current overall drainage patterns on the site. 
 
SPECIFIC OVERVIEW 
The soils and natural features throughout the site are specified on the Existing Conditions and 
Natural Features Sheets 2 and 3. 
 

D. Impact on storm water management: description of soil erosion control measures 
during construction. 

 
The preliminary site plan indicates stormwater management forebay and mechanical 
pretreatment units to be constructed during the infrastructure construction. These forebays and 
mechanical pretreatment units will pre-treat the stormwater prior to discharge to the pond and 
wetland at the north half of the site. The discharges and pond storage is permitted in MDEGLE 
permit WRP026826. The detailed construction plans will be reviewed by the Township 
Engineer and the Soil Erosion Control permit will be reviewed and issued by the Livingston 
County Drain Commissioner. Silt fence will be used to stop erosion from impacting the 
wetlands.  
 
 

E. Impact on surrounding land use: Description of proposed usage and other man-made 
facilities; how it conforms to existing and potential development patterns. Effects of 
added lighting, noise or air pollution which could negatively impact adjacent 
properties. 

 
Phase I of this project will include a commercial drive approach on Golf Club Road, proceeding 
southerly to the church campus at the southeast corner of the parcel.  This development will 
have little, if any, impact on the northerly 15 acres of the site. The development will require 
maintaining a significant portion of the existing forested property along the west, east and south 
property lines. These natural buffers will minimize lighting and noise to existing developed, 
adjacent properties. The low-density residential development will have no air pollution impact. 
 
 

F. Impact on public facilities and services: Description of number of residents, 
employees, patrons, and impact on general services, i.e., schools, police, fire. 

 
 
The Site Plan for this phased development is for a 506-seat church sanctuary and associated 
parking, a new commercial driveway, a soccer field, and stormwater forebay in Phase I.  Phase 
II will allow for an expansion of the church with approximately 500 more seats and associated 
parking, a potential new access drive off Latson Road, and potentially five single-family low-
density residential lots.   
 
The church will require connecting to water and sewer along Latson Road. Police and fire 
protection services, and schools should not be impacted by this church project. 
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G. Impact on public utilities: description of public utilities serving the project, i.e., water, 
sanitary sewer, and storm drainage system. Expected flows projected in residential 
units. 

 
As noted above, the church will need to connect to the public sanitary and MHOG water along 
Latson Road for Phase I. A watermain easement will be provided to the southern property line 
for potential future looping with the existing Rolling Ridge development. 
 
The stormwater management plan utilizes enclosed pipe and open swales to transmit water to 
either a mechanical pretreatment unit (for the primary stormwater management treating the 
majority of the developed site) and a forebay for the remainder of the storm water runoff on the 
north end of the site. The forebay and mechanical pretreatment unit filter runoff prior to release 
into the existing pond and wetlands that are on site. There is an existing access and 
maintenance easement that is 10’ that leads to the dam embankment for the pond that allows 
access to an adjacent property to the west. The easement document is recorded in Livingston 
County Records Liber 1111 Page 477 and is attached herein as Exhibit A. 
 

H. Storage or handling of any hazardous materials: Description of any hazardous 
materials used, stored, or disposed of on-site. 

 
No storing or handling of any hazardous materials is expected for this church campus. 
 

I. Impact on traffic and pedestrians:  Description of traffic volumes to be generated and 
their effect on the area. 

 
A traffic study has been prepared for this site. The summary of the study is that all intersections 
currently operate at an LOS D or better during all peak hours and minor increases in delay will 
not be discernible. The required improvements to the Road network and proposed site 
approach are the following: 

1) A center left turn lane and a right turn lane on Golf Club Road will be required.  
2) If the church expands in Phase II, then a right turn lane would be needed on the 

proposed drive approach at Golf Club Road.  
3) If a Laston Road approach is not installed, then special timing plans for the intersection 

of Latson Road and Golf Club Road associated with the Sunday service times should 
be coordinated with the LCRC. Should a Latson Road entrance be constructed, the 
signalization timing change is not warranted.  

 
The Traffic Impact Study utilized the ITE Trip Generation Manual, 11th Edition, Church Land 
Use. The site trip generation for the 506-seat church is shown in the tables below and was 
extracted from the Traffic Impact Study. 
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The traffic study is to be submitted to the LCRC for review and approval in conjunction with the 
proposed project. The Livingston County Road Commission will be required to review and 
approve the commercial driveway approach at Golf Club Road as it relates to their standards 
and findings within the traffic study. At this time, the project plans include:  

1) extending the Golf Club Road center left turn lane through the proposed approach on 
Golf Club Road, 

2) providing a right turn(deceleration) lane and taper on the Golf Club Road approach, 
3) providing a right turn lane on the approach as would be required in the Phase II traffic 

recommendations. 
 
 

J. Special provisions:  Deed restrictions, protective covenants, etc. 
 
There is a document addressing shared maintenance and access to the existing pond on the 
subject property between Bible Baptist Church and the adjacent owner to the northwest to 
allow maintenance activities on the pond operations. There is an existing access and 
maintenance easement that is 10’ that leads to the dam embankment for the pond that allows 
access to an adjacent property to the west. The easement document is recorded in Livingston 
County Records Liber 1111 Page 477 and is attached herein as Exhibit A. 

 
K. Description of all sources: 

 
 Genoa Township Zoning Ordinance 
 “Soil Survey of Livingston County Michigan” Soil Conservation Services, USDA 
 Bible Baptist Church Traffic Impact Study – prepared by Bergmann 
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EXHIBIT A 
 

10’ ACCESS EASEMENT FOR DAM MAINTENANCE 
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1.0 Executive Summary 

This report presents the methodologies, analyses, results, and recommendations of a Traffic Impact Study (TIS) for 

the proposed Bible Baptist Church in Genoa Township, Livingston County, Michigan.  The project site is located in 

the southwest quadrant of the Latson Road & Golf Cub Road intersection and is currently vacant.  The proposed 

development plans include construction of a new church over two phases.  Phase I would construct a 506-seat 

church with site access provided via a single driveway to Golf Club Road.  Phase II would include an approximately 

500-seat expansion with potential for a new right-in-right-out driveway to Latson Road. 

The purpose of this study is to identify the traffic related impacts, if any, of the proposed project on the adjacent 

road network.  This study was conducted in accordance with accepted traffic engineering practice and guidelines 

published by the Institute of Transportation Engineers (ITE) and applicable agency standards.  Analysis of existing 

conditions indicate that all approaches and movements at the signalized intersection of Latson Road & Golf Club 

Road currently operate acceptably at a LOS D or better during the peak hours and will continue to operate 

acceptably in 2023 and 2026 no-build conditions. 

Traffic volumes that are expected to be generated by the development for Phase I and Phase II were forecast based 

on the rates and equations published by ITE in Trip Generation as summarized in the table below.  These trips were 

assigned to the study road network based on existing peak hour traffic patterns, zip code data provided by the 

Church for existing members, and ITE methodologies.  These trips were added to the no-build traffic volumes to 

calculate the future build traffic volumes with the proposed development for each Phase. 

Phase 
ITE 

Code 
Amount Units 

Average 

Daily Traffic 

AM Peak Hour PM Peak Hour SUN IN Peak  SUN OUT Peak 

In Out Total In Out Total In Out Total In Out Total 

Phase I 560 506 Seats 454 21 14 35 23 28 51 121 25 146 24 125 149 

Phase II 560 1,000 Seats 913 42 28 70 45 55 100 249 52 301 50 259 309 

The Conclusions related to this Traffic Impact Study and relative analyses are as follows: 

1. At the time of this study, traffic volumes throughout the State of Michigan were impacted by restrictions in 

place associated with the COVID pandemic.  Therefore, historic turning movement count data collected in 

April, 2019 was utilized to validate baseline traffic volumes for this study.  

2. All approaches and movements at the study intersection of Latson Road & Golf Club Road currently operate 

acceptably at a LOS D or better during all peak hours. 

3. Church time-of-day patterns and traffic volumes indicate approximately 80% of outbound traffic occurs in 

the first 30-minutes after service ends while approximately 85% of inbound traffic occurs in the 30-minutes 

prior to the service start time.  Therefore, separate inbound and outbound analysis scenarios were 

completed as there will be minimal overlap between inbound and outbound traffic based on the one-hour 

separation between services. 

4. All approaches and movements at the study intersection of Latson Road & Golf Club Road would continue 

to operate acceptably in the 2023 and 2026 no-build scenarios during all peak hours. 

5. In accordance with LCRC standards, a left-turn lane and right-turn taper are warranted at the proposed site 

driveway to Golf Club Road under Phase I build conditions.   

6. The 2023 Phase I build conditions analysis indicate that the proposed development will not have a 

significant impact on the adjacent road network.  All approaches and movements at the intersection of 

Latson Road & Golf Club Road will continue to operate at a LOS D or better during all peak hours and minor 

increases in delay will not be discernable.  Additionally, all approaches and movements at the proposed site 

driveway to Golf Club Road will operate acceptably.  Therefore, the proposed development does not require 

any off-site roadway or traffic control improvements under Phase I build conditions. 
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7. In accordance with LCRC standards, a right-turn lane would be warranted at the proposed site driveway to 

Golf Club Road under Phase II build conditions. 

8. The 2026 Phase II Alternative A build conditions analysis indicate the EB through/right-turn movement and 

WB left-turn movement at the signalized intersection of Latson Road & Golf Club Road would be reduced 

to a LOS F during the Sunday outbound peak 15-minute period.  Additionally, the STOP controlled egress 

site driveway approach to Golf Club Road will operate at a LOS E or F during both the Sunday inbound and 

outbound peak 15-minute periods. 

9. In order to improve traffic operations in the 2026 Phase II Alternative A build conditions, special Sunday 

timing plans during service times should be provided at the intersection of Latson Road & Golf Club Road. 

10. In accordance with LCRC standards, a right-turn taper would be warranted at the proposed site driveway to 

Latson Road under Phase II Alternative B build conditions. 

11. The 2026 Phase II Alternative B build conditions analysis indicate all approaches and movements at the 

intersection of Latson Road & Golf Club Road will continue to operate at a LOS D or better during all peak 

hours.  At the proposed site driveways to Golf Club Road and Latson Road all approaches, and movements 

will operate acceptably at a LOS C or better during the weekday peak hours; however, the STOP controlled 

egress site driveway approaches to Golf Club Road and Latson Road will operate at a LOS F during the 

outbound peak 15-minute period. 

12. Review of network simulations indicate a long vehicle queue on the site driveway approach to Golf Club 

Road during the outbound peak 15-minute period; however, the duration and length of this queue is 

reduced as compared to Alternative A.  On the site driveway approach to Latson Road, the 95th percentile 

queue length is calculated to be 152 feet (six vehicles), which is not significant given the intensity of traffic 

utilizing this approach over a short duration of time.    Therefore, the proposed development does not 

require any off-site roadway or traffic control improvements under Phase II Alternative B build conditions. 

13. Queues from the signalized intersection of Latson Road & Golf Club Road would not block the site driveways 

to Golf Club Road or Latson Road under either Phase I or Phase II build conditions.  Additionally, there will 

be no left-turn conflict along Golf Club Road between EB left turns at Latson Road and WB left turns at the 

proposed site driveway. 

14. Site access Alternative B is recommended under Phase II build conditions as it would provide improved 

traffic operations for egress traffic from the site and reduce traffic impacts to the Latson Road & Golf Club 

Road intersection. 

Based on the results of this study, the following improvements are recommended: 

2023 Phase I Conditions 

1. Construct left-turn lane and right-turn taper at proposed driveway to Golf Club Road. 

2026 Phase II Alternative A Conditions 

1. Construct right-turn lane at proposed driveway to Golf Club Road. 

2. Install special timing plans at intersection of Latson Road & Golf Club Road associated with Sunday service 

times. 

2026 Phase II Alternative B Conditions 

1. Construct right-turn lane at proposed driveway to Golf Club Road. 

2. Construct right-turn taper at proposed driveway to Latson Road.
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2.0 Project Overview 

This report presents the methodologies, analyses, results, and recommendations of a Traffic Impact Study (TIS) for 

the proposed Bible Baptist Church in Genoa Township, Livingston County, Michigan.  The project site is located in 

the southwest quadrant of the Latson Road & Golf Cub Road intersection as shown on Figure 1, and is currently 

vacant.  The proposed development plans include construction of a new church over two phases.  Phase I would 

construct a 506-seat church with site access provided via a single driveway to Golf Club Road.  Phase II would include 

an approximately 500-seat expansion with potential for a new right-in-right-out driveway to Latson Road. 

Proposed Phase I site operations will include Sunday Church services beginning at 9:00 AM and 11:00 AM in addition 

to children’s activities, small groups, youth ministry, and other meetings occurring during the week.  Upon 

completion of Phase II only one Sunday service is planned to be held at 10:30 AM with no changes to weekday 

activities.  No weekday childcare or school is planned as part of the proposed Church.  This TIS will address existing 

and future traffic conditions during the weekday AM (7:00 AM to 9:00 AM) and PM (4:00 PM to 6:00 PM) peak hours 

as well as the peak hour during Sunday service times. 

Latson Road and Golf Club Road are under jurisdiction of the Livingston County Road Commission (LCRC); whereby 

access permitting will be subject to LCRC review and standards.  Additionally, the project is subject to Township 

review and standards through the site plan approval process.  In accordance with Township and LCRC standards a 

Traffic Impact Study (TIS) has been required for the project. 

The purpose of this study is to identify the traffic related impacts, if any, of the proposed project on the adjacent 

road network.  This study therefore includes analysis of the site access points as well as key off-site intersections 

surrounding the site.  Analysis of the site access points will determine appropriate lane configurations as well as 

traffic control to process site traffic safely and efficiently.  Key off-site intersections are analyzed to determine if new 

site-generated traffic passing through these locations would require improvements to mitigate any impacted traffic 

operations. 

The scope of this study was developed based on Bergmann’s knowledge of the study area, understanding of the 

development program, accepted traffic engineering practice and information published by the Institute of 

Transportation Engineers (ITE).  Additionally, Bergmann solicited input regarding the proposed scope of work from 

LCRC.  The study analyses were completed using Synchro and SimTraffic, Version 11 traffic analysis software and in 

accordance with the methodologies and practices published by ITE and the applicable requirements of LCRC.  This 

report is intended for use by LCRC and the Township to guide decisions related to development project approvals, 

access permitting, and identifying future roadway improvement needs. 
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3.0 Roadway Data 

3.1 EXISTING ROAD NETWORK 

The study intersections are identified below, and the existing lane use, and traffic control is shown on Figure 2.  

Further details on the study roadways are summarized in Table 1. 

3.1.1 Study Intersections 

• Latson Road & Golf Club Road (signalized); and 

• The proposed site access drive(s) (unsignalized). 

Table 1: Roadway Summary 

Roadway Data Latson Road Golf Club Road 

Functional Class Minor Arterial Major Collector 

Direction N - S E - W 

Speed Limit (mph) 55 55 

Jurisdiction LCRC LCRC 

Cross Section  2-Lane 2-Lane 

AADT 22,300 7,400 

AM Peak Hour Volume 1,400 555 

PM Peak Hour Volume 1,915 820 

At the intersection of Latson Road & Golf Club Road, a left-turn lane, through lane, and right-turn lane are provided 

on the NB and SB Latson Road approaches.  On the EB and WB Golf Cub Road approaches a left-turn lane and 

shared through / right-turn lane are provided.  The intersection is traffic signal controlled with permissive-protected 

left-turn phasing provided for the NB approach.  Vehicle actuation is provided for all movements at the intersection.  

No marked crosswalks or pedestrian signals are provided for any legs of the intersection. 

3.1.2 Existing Traffic Data 

Historic 24-hour turning movement volumes at the intersection of Latson Road & Golf Club Road were obtained 

from LCRC for all days between November 11th and December 9th, 2021.  During this time period, traffic volumes 

throughout the State of Michigan were impacted by restrictions in place associated with the COVID pandemic.  

Therefore, historic turning movement count data collected at the intersection on April 2nd, 2019 was also provided 

by LCRC.  Traffic volume data are included in Appendix A and baseline traffic volumes were established as detailed 

in the subsequent sections. 

Peak Hour Factors 

All data were aggregated in 15-minute intervals to establish the current peak hour traffic volumes and peak hour 

factors (PHFs).  Weekday PHFs at the study intersections were calculated by approach based on the requirements 

of MDOT’s Electronic Traffic Control Device Guidelines.  However, given the strong peaking characteristics of 

churches associated with service start and end times, PHFs were calculated by movement during the Sunday analysis 

periods.  In order to determine the PHFs at the proposed site driveways, traffic volumes collected at three existing 

churches in southeast Michigan were reviewed and indicate an average PHF of 0.45 and 0.40 for entering and exiting 

traffic, respectively.  Therefore, these PHFs were utilized for entering and exiting traffic movements at the site 

driveways for the Sunday analysis periods.  For the weekday analysis periods, a PHF of 0.92 was utilized as traffic 

associated with weekday uses is less concentrated and more spread-out throughout the hour.  For the Sunday build 

analysis scenarios, PHFs at the intersection of Latson Road & Golf Club Road were recalculated for movements to 
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and from the site by conservatively assuming the peak 15-minutes associated with Church traffic would coincide 

with the existing peak 15-minutes at the intersection.   

Heavy Vehicle Percentage 

Commercial truck percentages from the April, 2019 turning movement count were utilized during the weekday AM 

and PM peak hour and calculated by approach.  For the Sunday analysis periods a default commercial truck 

percentage of 2% was utilized as truck data was not available. 

Weekday Volumes 

Weekday (Monday – Friday) AM and PM peak hour volumes were calculated for all days between November 11th 

and December 9th.  This data was reviewed and any days which did not represent normal travel volumes and 

conditions were removed.  The remaining days were averaged together to establish 2021 peak hour volumes.  The 

2021 peak hour volume was than compared to the pre-COVID 2019 turning movement count to determine if any 

volume adjustments were necessary.  This comparison indicates similar overall traffic volumes at the intersection; 

however, some of the turning movement patterns have changed, particularly along the NB approach during the PM 

peak hour. 

Commuting patterns through this area favor traffic traveling to the south and east during the morning peak hour 

and traffic traveling to the north and west during the afternoon peak hour.  In mid to late 2019 improvements were 

made at the M-59 & Eager Road intersection which included widening of the Eager Road approaches to provide 

left turn lanes and installation of a traffic signal.  This improved operations and safety for left turns at the intersection 

and made the shorter route of Golf Club Road to Eager Road more viable for traffic traveling from Latson Road 

south of Golf Club Road wishing to travel west on M-59.  As such the shift in traffic patterns along the NB approach 

during the PM peak hour is likely attributed to these improvements. 

Therefore, baseline traffic volumes for this study were established by taking the higher of the two volumes between 

the 2021 average and April, 2019 count for all turning movements during the peak hours with the exception of the 

NB approach during the PM peak hour.  For this approach, the higher 2019 total approach volume was utilized and 

applied to the 2021 turning movement proportions along the approach.  The resulting baseline weekday peak hour 

volumes are summarized on Figure 3. 

Sunday Volumes 

For Phase I, the peak hour will occur between services from 10:00 AM to 11:00 AM when vehicles from the first 

service are leaving and vehicles for the second service are arriving.   For Phase II, the peak hour will occur after the 

lone service from 11:30 AM to 12:30 PM.  Therefore, Sunday traffic volume data between 9:45 AM and 11:45 AM 

was utilized to establish Phase I peak hour volumes and traffic volume data between 11:30 AM and 1:00 PM was 

utilized to establish Phase II peak hour volumes and account for any potential shifts of service times in the future. 

Peak hour volumes for each phase were calculated for all Sundays between November 11th and December 9th.  Data 

was reviewed and any days which did not represent normal travel volumes and conditions were removed.  Baseline 

traffic volumes were then conservatively established by taking the highest volume amongst all Sundays for each 

turning movement at the intersection.  The resulting baseline Sunday peak hour volumes are summarized on Figure 

4. 

3.1.3 Analysis Methodologies 

The performance of the study intersections was evaluated through a qualitative measure of operating conditions 

called Levels of Service (LOS).  Six LOS are defined with letter designations from A to F with LOS A representing 

minimal delay, and LOS F indicating failing conditions.  Typically, LOS D is considered acceptable in suburban/urban 

areas. 
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The LOS measurement for both signalized and unsignalized intersections is average control delay, which is 

quantified in terms of seconds of delay per vehicle.  Control delay includes deceleration delay, stopped delay, queue 

move-up delay, and acceleration delay.  The LOS criteria for unsignalized and signalized intersections taken from 

the HCM are included in Appendix B. 

The operational analyses of all study intersections were performed using Synchro, Version 11 traffic analysis 

software.  Synchro 11 is a software package used for modeling, optimizing, and simulating traffic systems.  The LOS 

and delay calculations are based on the procedures and methodologies outlined in the Transportation Research 

Board’s Highway Capacity Manual, 6th Edition (HCM6) which sets forth nationally accepted standards regarding 

traffic operations and capacity analysis. 

In accordance with the HCM6, the capacity analysis is based on an evaluation of the peak 15-min period during the 

hour.  Church time-of-day patterns and traffic volumes from three churches in southeast Michigan are summarized 

in Chart 1 and indicate approximately 80% of outbound traffic occurs in the first 30-minutes after service has ended 

while approximately 85% of inbound traffic occurs in the 30-minutes prior to the service start time.  Based on the 

proposed one-hour separation between the end of the first service and beginning of the second service, there will 

be minimal overlap between entering and exiting traffic volumes in the peak 15-minutes associated with each 

service.  As such, analysis of a single time period with all forecast inbound and outbound traffic and application of 

PHFs previously identified would provide an overprediction of demand and delay. 

 

Chart 1: Church Arrival and Departure Patterns 

In order to analyze two different 15-minute intervals, a separate inbound and outbound analysis scenario was 

completed for Phase I.  For each scenario, only 20% of traffic in the non-peak direction was assumed to overlap with 

the peak direction being analyzed.  This same approach was utilized for the Phase II analysis and accounts for a 

second Phase II service in the future should one ever be added. 

Queue length calculations were conducted using SimTraffic, Version 11 software.  The existing conditions SimTraffic 

models were calibrated in accordance with the procedures outlined in the MDOT Electronic Traffic Control Device 

Guidelines. 
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Figure 4
Existing Sunday Traffic Volumes
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4.0 Existing Traffic Conditions Analysis 

4.1 EXISTING TRAFFIC CONDITIONS 

Existing peak hour vehicle delays and LOS were calculated at the study intersections based on the existing lane 

configurations and traffic control shown on Figure 2, the existing traffic volumes shown on Figure 3, and the 

methodologies presented in the HCM6.   

The HCM6 methodology conservatively assumes a right-turn-on-red flow rate of zero vehicles in cases where it is 

not explicitly known from field data.  As the EB Golf Club Road approach has a high-volume of right-turning vehicles 

and low volume of through vehicles, field reviews were conducted to determine a right-turn-on-red flow rate.  

During field reviews, between two and three vehicles per cycle were observed turning right on red for this approach 

during the AM and SUN peak hour and between one and two vehicles per cycle were observed turning right on red 

during the PM peak hour.  Therefore, based on the field observations and the intersection cycle length currently in 

operation during the peak periods, a right-turn-on-red flow rate of 75 vehicles per hour was utilized for the AM and 

SUN peak hour and 50 vehicles per hour was utilized during the PM peak hour. 

Simulations of the study network were also observed using SimTraffic, in order to identify potential issues related 

to vehicle queuing, traffic flow between intersections, and the overall study network.  The results of the analysis of 

existing conditions are presented in Appendix B, summarized in Table 2 and described in further detail below. 

Table 2: Existing 2021 Traffic Conditions 

Intersection Control Approach Movement 

Existing Conditions 

AM Peak PM Peak SUN Phase I SUN Phase II 

Delay LOS Delay LOS Delay LOS Delay LOS 

Latson Road & 

Golf Club Road 
Signal 

EB 
Left 23.0 C 26.4 C 20.9 C 22.6 C 

Thru/Right 30.2 C 26.4 C 21.1 C 23.5 C 

WB 
Left 34.6 C 32.6 C 25.2 C 29.0 C 

Thru/Right 21.2 C 21.3 C 19.1 B 20.3 C 

NB 

Left 16.0 B 22.4 C 12.8 B 15.1 B 

Thru 9.1 A 14.5 B 7.4 A 9.2 A 

Right 7.7 A 8.0 A 6.0 A 7.0 A 

SB 

Left 13.3 B 24.7 C 12.6 B 14.1 B 

Thru 24.7 C 25.8 C 19.0 C 21.6 C 

Right 13.6 B 17.8 B 12.9 B 14.0 B 

Overall 21.9 C 20.8 C 15.5 B 17.1 B 

The results of the existing conditions analysis indicate that all approaches and movements at the intersection of 

Latson Road & Golf Club Road currently operate acceptably at a LOS C or better during the peak hours.  Observation 

of peak hour simulations also indicate acceptable traffic operations during the peak hours with vehicles processed 

during each signal cycle and significant vehicle queues are not observed.  Furthermore, SimTraffic vehicle delays for 

the EB shared through/right-turn lane are calculated to be 20.6, 27.0, 13.1, and 17.9 seconds per vehicle during the 

AM, PM, SUN Phase I, and SUN Phase II peak hours, respectively, validating the field reviews and right-turn-on-red 

flow rates utilized for this approach. 

5.0 No-Build Traffic Conditions Analysis 

Traffic impact studies typically include an evaluation of traffic operations in the future as they would be without the 

proposed development.  This no-build condition serves to identify any mitigation that may be required, regardless 

of the project, and as a baseline for comparison of future buildout conditions.  This scenario is comprised of existing 

traffic conditions, plus ambient traffic growth, plus traffic from approved developments in the study area that have 
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yet to be constructed.  At the time of the 2021 traffic counts the following developments were identified within the 

study area and immediate vicinity that have yet to be constructed or were currently under construction: 

1. Versa Mixed-Use Development 

2. Westbury Phase II Residential Development 

The vehicle trips that would be generated by the background developments were assigned to the study intersections 

based on the respective traffic study completed for each development.  Where a traffic study was not completed 

for the development or the traffic study did not include the same intersections as this study, the number of vehicle 

trips was forecast based on data published by ITE in Trip Generation, 11th Edition and assigned to the study road 

network based on existing traffic patterns. 

In addition to background developments, an ambient growth factor is applied to existing traffic volumes to account 

for future projects in the study area and population increases, as well as growth in regular traffic volumes due to 

development projects outside the study area.  The recent construction of the I-96 & Latson Road interchange has 

resulted in significant changes in traffic patterns throughout the study area.  As a result, historical traffic volumes 

do not provide an accurate representation of traffic growth in the area.  Therefore, publicly available data from the 

Southeast Michigan Council of Governments (SEMCOG), including population and employment forecasts for Genoa 

Township were referenced. 

Table 3: SEMCOG Community Annual Growth Summary 

Community Measure 2015 2045 Growth 

Genoa Township 
Employment 12,072 13,534 0.38% 

Population 20,815 32,907 1.54% 

Howell 
Employment 10,365 11,527 0.35% 

Population 9,489 11,256 0.57% 

Brighton 
Employment 10,791 12,425 0.47% 

Population 17,791 21,883 0.69% 

Brighton Township 
Employment 10,772 12,986 0.63% 

Population 7,444 12,127 1.64% 

AVERAGE 0.78% 

The SEMCOG data indicates annual population and employment growths ranging from 0.35% to 1.64% between 

2015 and 2045 as shown in Table 3.  Therefore, an ambient background growth rate of 0.75% per year was utilized 

for this study.  The ambient growth rate and trips from the background developments were applied to the existing 

2021 traffic volumes to forecast the future 2023 and 2026 no-build traffic volumes without the proposed 

development.  The resultant 2023 and 2026 no-build traffic volumes are summarized on Figure 5 and Figure 6, 

respectively. 

5.1 2023 NO-BUILD TRAFFIC CONDITIONS 

2023 no-build peak hour vehicle delays and LOS were calculated at the study intersections based on the existing 

lane configurations and traffic control shown on Figure 2, the 2023 no-build traffic volumes shown on Figure 5, and 

the methodologies presented in the HCM6.  The results of the analysis of 2023 no-build conditions are presented 

in Appendix C, summarized in Table 4 and described in further detail below. 
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Figure 5
2023 Phase I No-Build Traffic Volumes
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Figure 6
2026 Phase II No-Build Traffic Volumes

16 No Scale

Bible Baptist Church TIS
Genoa Township, MI

Mar '22

AM/PM/SUN PEAK HOUR VOLUME###/###

67/87/73
45/66/45
26/48/30

72/321/173
308/852/508
36/102/86

64/69/43
723/499/589

19/29/23

332/215/267
37/81/50

39/118/47

416/1275/767

1122/801/929
181/456/261

408/414/364

GOLF CLUB ROAD

LATSO
N

RO
AD

PROPOSED SITE DRIVE

PRO
PO

SED
SITE

DRIVE
SITE

109205



 

 

NATIONAL FIRM.  STRONG LOCAL CONNECTIONS 

BIBLE BAPTIST CHURCH – TRAFFIC IMPACT STUDY 

GENOA TOWNSHIP, MI 
17 

Table 4: 2023 No-Build Traffic Conditions 

Intersection Control Approach Movement 

AM Peak PM Peak SUN Peak 

Existing No-Build Existing No-Build Existing No-Build 

Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS 

Latson 

Road & 

Golf Club 

Road 

Signal 

EB 
Left 23.0 C 25.2 C 26.4 C 28.1 C 20.9 C 21.4 C 

Thru/Right 30.2 C 38.5 D 26.4 C 29.4 C 21.1 C 21.7 C 

WB 
Left 34.6 C 41.6 D 32.6 C 35.8 D 25.2 C 26.2 C 

Thru/Right 21.2 C 23.1 C 21.3 C 22.5 C 19.1 B 19.6 B 

NB 

Left 16.0 B 17.0 B 22.4 C 26.9 C 12.8 B 13.6 B 

Thru 9.1 A 8.8 A 14.5 B 15.7 B 7.4 A 7.8 A 

Right 7.7 A 7.3 A 8.0 A 7.9 A 6.0 A 6.2 A 

SB 

Left 13.3 B 12.7 B 24.7 C 27.2 C 12.6 B 13.0 B 

Thru 24.7 C 27.0 C 25.8 C 26.5 C 19.0 C 20.0 C 

Right 13.6 B 13.0 B 17.8 B 17.9 B 12.9 B 13.2 B 

Overall 21.9 C 24.8 C 20.8 C 22.5 C 15.5 B 16.2 B 

The results of the 2023 no-build conditions analysis indicate that all approaches and movements at the intersection 

of Latson Road & Golf Club Road will continue to operate acceptably at a LOS D or better during the peak hours.  

Observation of network simulations also indicate acceptable traffic operations during the peak hours with vehicles 

processed during each signal cycle and significant vehicle queues are not observed. 

5.2 2026 NO-BUILD TRAFFIC CONDITIONS 

2026 no-build peak hour vehicle delays and LOS were calculated at the study intersections based on the existing 

lane configurations and traffic control shown on Figure 2, the 2026 no-build traffic volumes shown on Figure 6, and 

the methodologies presented in the HCM6.  The results of the analysis of 2026 no-build conditions are presented 

in Appendix C, summarized in Table 5 and described in further detail below. 

Table 5: 2026 No-Build Traffic Conditions 

Intersection Control Approach Movement 

AM Peak PM Peak SUN Peak 

Existing No-Build Existing No-Build Existing No-Build 

Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS 

Latson 

Road & 

Golf Club 

Road 

Signal 

EB 
Left 23.0 C 25.8 C 26.4 C 29.0 C 22.6 C 24.1 C 

Thru/Right 30.2 C 42.4 D 26.4 C 31.4 C 23.5 C 25.7 C 

WB 
Left 34.6 C 45.6 D 32.6 C 38.5 D 29.0 C 32.0 C 

Thru/Right 21.2 C 23.7 C 21.3 C 23.1 C 20.3 C 21.6 C 

NB 

Left 16.0 B 17.3 B 22.4 C 29.1 C 15.1 B 17.0 B 

Thru 9.1 A 8.7 A 14.5 B 16.1 B 9.2 A 10.0 B 

Right 7.7 A 7.2 A 8.0 A 7.8 A 7.0 A 7.5 A 

SB 

Left 13.3 B 12.6 B 24.7 C 28.1 C 14.1 B 14.8 B 

Thru 24.7 C 27.6 C 25.8 C 26.6 C 21.6 C 23.4 C 

Right 13.6 B 12.9 B 17.8 B 17.8 B 14.0 B 14.7 B 

Overall 21.9 C 26.0 C 20.8 C 23.4 C 17.1 B 18.6 B 

The results of the 2026 no-build conditions analysis indicate that all approaches and movements at the intersection 

of Latson Road & Golf Club Road will continue to operate acceptably at a LOS D or better during the peak hours.  

Observation of network simulations also indicate acceptable traffic operations during the peak hours with vehicles 

processed during each signal cycle and significant vehicle queues are not observed.  
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6.0 2023 Phase I Build Conditions Analysis 

Phase I of the development plan is proposed to include a 506-seat church with site access provided via a single 

driveway to Golf Club Road. 

6.1 SITE TRIP GENERATION 

The number of AM, PM, and SUN peak hour vehicle trips that would be generated by the proposed development 

was forecast based on data published by ITE in Trip Generation, 11th Edition.  The ITE land use that most closely 

matches the operations of the proposed development is Land Use #560, Church.  The ITE trip generation forecast 

for the Sunday peak hour indicates an almost equal number of entering and exiting trips.  This indicates that the 

data was likely collected at churches with multiple service times where the peak hour occurs between services.  The 

ITE trip generation forecast for Phase I is summarized in Table 6. 

Table 6: Phase I ITE Site Trip Generation 

Land Use 
ITE 

Code 
Amount Units 

Average 

Daily Traffic 

AM Peak Hour PM Peak Hour SUN Peak Hour 

In Out Total In Out Total In Out Total 

Church 560 506 Seats 454 21 14 35 23 28 51 121 125 246 

As Phase I is proposed to include two services, this data provides a good forecast of Phase I operations; however, 

as previously discussed, there will be minimal overlap between entering and exiting traffic volumes in the peak 15-

minutes based on the one-hour separation between the end of the first service and beginning of the second service.  

Analysis of a single time period with all forecast inbound and outbound traffic and application of PHFs previously 

identified would provide an overprediction of demand and delay.  Therefore, separate inbound and outbound 

analysis scenarios were analyzed.  For each scenario, only 20% of traffic in the non-peak direction was assumed to 

overlap with the peak direction being analyzed.  The resulting Phase I site trip generation forecast utilized for each 

Sunday analysis scenario is summarized in Table 7. 

Table 7: Phase I Sunday Site Trip Generation 

Land Use 
ITE 

Code 
Amount Units 

SUN INBOUND Peak SUN OUTBOUND PEAK 

In Out Total In Out Total 

Church 560 506 Seats 121 25 146 24 125 149 

6.2 TRAFFIC ASSIGNMENTS 

The vehicle trips that would be generated by the proposed development were assigned to the study road network 

based on existing peak hour traffic patterns, zip code data provided by the Church for existing members, and ITE 

methodologies.  These methods indicate that new trips will return to their direction of origin.  The zip code data 

was reviewed in combination with available routes to/from the proposed site.  The resulting trip distribution utilized 

in this study is summarized in Table 8. 

Table 8: Site Trip Distribution 

To/From Via AM/PM/SUN 

North Latson Road 15% 

South Latson Road 30% 

East Golf Club Road 5% 

West Golf Club Road 50% 

TOTAL 100% 

As only one driveway is proposed for Phase I, all trips were assigned to enter and exit the site via Golf Club Road.  

The site-generated vehicle trips were assigned to the study network as shown on Figure 7.  These trips were added 
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to the 2023 no-build traffic volumes shown on Figure 5 to calculate the future build traffic volumes shown on Figure 

8. 

6.3 AUXILIARY LANE ANALYSIS 

In order to determine the configuration of the proposed site driveway with Golf Club Road, warrants for right 

and left-turn lanes were evaluated in accordance with the LCRC Specifications and Administrative Rules Regulating 

Driveways, Road Approaches, Banners and Parades on and Over Highways.  LCRC does not publish warranting criteria 

for right-turn lanes, so the MDOT right-turn lane warrant outlined in Section 1.1.4 of the Geometric Design Guidance 

was utilized.  Evaluation of the forecast site traffic volume assignments versus warranting criteria indicate a left turn 

lane and right-turn taper only is warranted at the proposed site driveway to Golf Club Road under Phase I.  Due to 

the required length of storage and taper, the left turn lane for the site driveway should tie in full width to the existing 

left turn lane at the Latson Road intersection.  The applicable warrant evaluations are included in Appendix D. 

6.4 2023 PHASE I BUILD TRAFFIC CONDITIONS 

Future 2023 phase I build peak hour vehicle delays and LOS with the proposed development were calculated based 

on existing lane configurations and traffic control shown on Figure 2, 2023 build traffic volumes shown on Figure 

8, and HCM methodologies.  SimTraffic simulations were also utilized to evaluate traffic flow and vehicle queues 

throughout the study network.  The 2023 phase I build conditions results are included in Appendix D and 

summarized in Table 9 and Table 10. 

The results of the build conditions analysis indicate that the proposed development will not have a significant impact 

on the adjacent road network.  All approaches and movements at the signalized intersection of Latson Road & Golf 

Club Road will continue to operate at a LOS D or better during all peak hour analysis scenarios and minor increases 

in delay will not be discernable.  Additionally, all approaches and movements at the proposed site driveway to Golf 

Club Road will operate acceptably at a LOS C or better. 

Table 9: 2023 Phase I Build Traffic Conditions - Weekday 

Intersection Control Approach Movement 

AM Peak PM Peak 

No-Build Phase I Build No-Build Phase I Build 

Delay LOS Delay LOS Delay LOS Delay LOS 

Latson Road 

& Golf Club 

Road 

Signal 

EB 
Left 25.2 C 25.7 C 28.1 C 28.6 C 

Thru/Right 38.5 D 40.1 D 29.4 C 31.0 C 

WB 
Left 41.6 D 43.0 D 35.8 D 37.6 D 

Thru/Right 23.1 C 23.2 C 22.5 C 22.7 C 

NB 

Left 17.0 B 17.2 B 26.9 C 28.2 C 

Thru 8.8 A 8.8 A 15.7 B 15.6 B 

Right 7.3 A 7.3 A 7.9 A 7.9 A 

SB 

Left 12.7 B 12.8 B 27.2 C 27.1 C 

Thru 27.0 C 27.1 C 26.5 C 26.6 C 

Right 13.0 B 13.1 B 17.9 B 18.0 B 

Overall 24.8 C 25.2 C 22.5 C 23.0 C 

Golf Club 

Road & Site 

Drive 

STOP 

(Minor) 

EB Thru/Right Free Free Free Free 

WB 
Left     8.4 A     8.6 A 

Thru Free Free Free Free 

NB Left/Right     13.0 B     17.0 C 
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Figure 7
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Figure 8
2023 Phase I Build Traffic Volumes
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Table 10: 2023 Phase I Build Traffic Conditions - Sunday 

Intersection Control Approach Movement 

SUN Peak 

No-Build Build INBOUND Build OUTBOUND 

Delay LOS Delay LOS Delay LOS 

Latson Road & Golf 

Club Road 
Signal 

EB 
Left 21.4 C 24.9 C 24.1 C 

Thru/Right 21.7 C 24.7 C 26.6 C 

WB 
Left 26.2 C 30.5 C 32.5 C 

Thru/Right 19.6 B 22.1 C 20.6 C 

NB 

Left 13.6 B 19.5 B 18.2 B 

Thru 7.8 A 8.2 A 9.9 A 

Right 6.2 A 6.6 A 8.0 A 

SB 

Left 13.0 B 15.2 B 16.3 B 

Thru 20.0 C 23.3 C 25.0 C 

Right 13.2 B 16.2 B 17.0 B 

Overall 16.2 B 19.0 B 20.4 C 

Golf Club Road & Site 

Drive 

STOP 

(Minor) 

EB Thru/Right Free Free Free 

WB 
Left     8.8 A 8.1 A 

Thru Free Free Free 

NB Left/Right     16.2 C 23.4 C 

Review of peak hour simulations also indicate future build traffic operations which are similar to no-build conditions 

with significant vehicle queues not observed.  Vehicle queue lengths from the signalized intersection of Latson Road 

& Golf Club Road were also calculated and evaluated with respect to the proposed driveway located approximately 

650 feet west of Latson Road.  The results of this evaluation indicate a 95th percentile queue length of 237 feet or 

less during all peak hours for the EB approach which would not extend back past the proposed site driveway.  

Additionally, the EB left-turn movement from Golf Club Road onto Latson Road and WB left-turn movement into 

the proposed site driveway would experience a combined 95th percentile queue length of 161 feet or less during 

the peak hours which would not result in any left-turn conflict.  Therefore, the proposed development does not 

require any off-site roadway or traffic control improvements under Phase I build conditions. 

7.0 2026 Phase II Build Conditions Analysis 

Phase II of the development plan is proposed to expand the church to 1,000 seats.  The following two site access 

alternatives were analyzed for Phase II: 

1. Alternative A: Site access provided via a single driveway to Golf Club Road. 

2. Alternative B: Site access provided via one driveway to Golf Club Road and a right-in-right-out driveway 

to Latson Road. 

7.1 SITE TRIP GENERATION 

The number of AM, PM, and SUN peak hour vehicle trips that would be generated by the proposed development 

was forecast utilizing the methodologies and assumptions discussed for Phase I.  The ITE trip generation forecast 

for Phase II is summarized in Table 11. 

Table 11: Phase II ITE Site Trip Generation 

Land 

Use 

ITE 

Code 
Amount Units 

Average 

Daily Traffic 

AM Peak Hour PM Peak Hour SUN Peak Hour 

In Out Total In Out Total In Out Total 

Church 560 1,000 Seats 913 42 28 70 45 55 100 249 259 508 
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Phase II is planned to only include one service at this time; however, a second service may be added at some point 

in the future.  Therefore, separate inbound and outbound analysis scenarios were once again analyzed for Phase II.  

For each scenario, only 20% of traffic in the non-peak direction was assumed to overlap with the peak direction 

being analyzed.  The resulting Phase II site trip generation forecast utilized for each Sunday analysis scenario is 

summarized in Table 12. 

Table 12: Phase I Sunday Site Trip Generation 

Land Use 
ITE 

Code 
Amount Units 

SUN IN Peak Hour SUN OUT Peak Hour 

In Out Total In Out Total 

Church 560 1,000 Seats 249 52 301 50 259 309 

7.2 TRAFFIC ASSIGNMENTS 

The vehicle trips that would be generated by the proposed development were assigned to the study road network 

based on the trip distribution methodologies and assumptions developed for Phase I and summarized in Table 8.  

For Phase II Alternative A, all trips were assigned to enter and exit the site via Golf Club Road.  For Phase II Alternative 

B, all egress traffic to the south on Latson Road was assigned to utilize the RIRO driveway.  All remaining outbound 

traffic was assigned to the Golf Club Road driveway.  For inbound, all traffic from the north was assigned to the 

RIRO driveway while all traffic from the south, east, and west was assigned to the Golf Club Road driveway.  The 

site-generated vehicle trips were assigned to the study network as shown on Figure 9 and Figure 10.  These trips 

were added to the 2026 no-build traffic volumes shown on Figure 6 to calculate the future Phase II build traffic 

volumes shown on Figure 11 and Figure 12. 

7.3 AUXILIARY LANE ANALYSIS 

In order to determine the configuration of the proposed site driveway(s) with Golf Club Road and Latson Road, 

warrants for right-turn lanes were evaluated for each Phase II site access alternative in accordance with the LCRC 

Specifications and Administrative Rules Regulating Driveways, Road Approaches, Banners and Parades on and Over 

Highways.  Evaluation of the forecast site traffic volume assignments versus warranting criteria indicate a right turn 

lane would be warranted at the Golf Club Road driveway under both site access alternatives.  At the Latson Road 

driveway, a right-turn taper only would be warranted under Alternative B.  The applicable warrant evaluations are 

included in Appendix E. 

7.4 2026 PHASE II BUILD TRAFFIC CONDITIONS – ALTERNATIVE A 

Future 2026 Phase II Alternative A build peak hour vehicle delays and LOS with the proposed development were 

calculated based on existing lane configurations and traffic control shown on Figure 2, 2026 build traffic volumes 

shown on Figure 11, and HCM methodologies.  SimTraffic simulations were also utilized to evaluate traffic flow and 

vehicle queues throughout the study network.  The 2026 Phase II Alternative A build conditions results are included 

in Appendix E and summarized in Table 13 and Table 14. 

The results of the build conditions analysis indicate that the proposed development will not have a significant impact 

on the adjacent road network during the weekday peak hours.  All approaches and movements at the signalized 

intersection of Latson Road & Golf Club Road will continue to operate at a LOS D or better and minor increases in 

delay will not be discernable.  Additionally, all approaches and movements at the proposed site driveway to Golf 

Club Road will operate acceptably at a LOS C or better during the weekday peak hours. 

During the Sunday peak hours, the EB through/right-turn movement and WB left-turn movement at the signalized 

intersection of Latson Road & Golf Club Road would be reduced to a LOS F during the outbound peak 15-minute 

period.  Additionally, the STOP controlled egress site driveway approach to Golf Club Road will operate at a LOS E 

or F during both the inbound and outbound peak 15-minute periods. 
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Figure 9
Phase II Site Generated Traffic

Volumes - Alternative A
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Figure 10
Phase II Site Generated Traffic

Volumes - Alternative B
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Figure 11
2026 Phase II Build Traffic
Volumes - Alternative A
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Figure 12
2026 Phase II Build Traffic
Volumes - Alternative B
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Table 13: 2026 Phase II Build Traffic Conditions – Alternative A – Weekday 

Intersection Control Approach Movement 

AM Peak PM Peak 

No-Build Build – ALT A  No-Build Build – ALT A 

Delay LOS Delay LOS Delay LOS Delay LOS 

Latson 

Road & 

Golf Club 

Road 

Signal 

EB 
Left 25.8 C 26.2 C 29.0 C 29.9 C 

Thru/Right 42.4 D 46.4 D 31.4 C 35.6 D 

WB 
Left 45.6 D 50.0 D 38.5 D 43.9 D 

Thru/Right 23.7 C 23.9 C 23.1 C 23.5 C 

NB 

Left 17.3 B 17.8 B 29.1 C 31.8 C 

Thru 8.7 A 8.7 A 16.1 B 16.0 B 

Right 7.2 A 7.2 A 7.8 A 7.7 A 

SB 

Left 12.6 B 12.7 B 28.1 C 27.8 C 

Thru 27.6 C 27.8 C 26.6 C 26.8 C 

Right 12.9 B 13.0 B 17.8 B 18.1 B 

Overall 26.0 C 27.0 C 23.4 C 24.6 C 

Golf Club 

Road & Site 

Drive 

STOP 

(Minor) 

EB Thru/Right Free Free Free Free 

WB 
Left     8.5 A     8.7 A 

Thru Free Free Free Free 

NB Left/Right     13.8 B     18.8 C 

Table 14: 2026 Phase II Build Traffic Conditions – Alternative A – Sunday 

Intersection Control Approach Movement 

SUN Phase II – ALT A 

No-Build Build INBOUND Build OUTBOUND 

Delay LOS Delay LOS Delay LOS 

Latson Road & Golf 

Club Road 
Signal 

EB 
Left 24.1 C 29.6 C 27.9 C 

Thru/Right 25.7 C 34.7 C 81.4 F 

WB 
Left 32.0 C 41.5 D 134.7 F 

Thru/Right 21.6 C 25.5 C 22.4 C 

NB 

Left 17.0 B 40.2 D 19.7 B 

Thru 10.0 B 9.9 A 10.6 B 

Right 7.5 A 7.4 A 7.9 A 

SB 

Left 14.8 B 17.2 B 15.9 B 

Thru 23.4 C 28.3 C 25.6 C 

Right 14.7 B 18.1 B 16.0 B 

Overall 18.6 B 25.4 C 35.1 D 

Golf Club Road & Site 

Drive 

STOP 

(Minor) 

EB Thru/Right Free Free Free 

WB 
Left     10.6 B 8.4 A 

Thru Free Free Free 

NB Left/Right     48.3 E 284.6 F 

Review of the peak hour simulations indicate future build traffic operations which are similar to no-build conditions 

during the weekday peak hours with vehicle queues processed during each signal cycle and significant vehicle 

queues not observed.  During the Sunday peak hour, brief periods of moderate vehicle queues are observed at the 

signalized intersection of Latson Road & Golf Club Road for movements to and from the site; however, these queues 

dissipate quickly and are not present throughout the duration of the peak hour.  Long delays and queues are also 

observed for the STOP controlled egress site driveway approach during the outbound peak 15-minute period which 

is typical of Churches.  This queue also dissipates quickly and is not present throughout the duration of the peak 

hour. 
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Vehicle queue lengths from the signalized intersection of Latson Road & Golf Club Road were also calculated and 

evaluated with respect to the proposed driveway.  The results of this evaluation indicate a 95th percentile queue 

length of 334 feet or less during all peak hours for the EB approach which would not extend back past the proposed 

site driveway.  Additionally, the EB left-turn movement from Golf Club Road onto Latson Road and WB left-turn 

movement into the proposed site driveway would experience a combined 95th percentile queue length of 189 feet 

or less during the peak hours which would not result in any left turn conflict. 

7.5 2026 PHASE II BUILD TRAFFIC CONDITIONS WITH IMPROVEMENTS – ALTERNATIVE A 

In order to improve traffic operations in the Phase II Alternative A build conditions, signal cycle length and timing 

adjustments were investigated at the intersection of Latson Road & Golf Club Road.  The results of this analysis 

indicate that with optimized timings at the intersection, all approaches and movements would operate acceptably 

at a LOS D or better during the outbound peak 15-minutes as shown in Table 15.  Therefore, special Sunday timing 

plans during service times may be necessary with Phase II build conditions Alternative A and should be coordinated 

with LCRC. 

Table 15: 2026 Phase II Build Traffic Conditions with Improvements– Alternative A 

Intersection Control Approach Movement 

SUN Phase II – Alternative A 

No-Build Build Out Build Out IMP 

Delay LOS Delay LOS Delay LOS 

Latson Road & Golf 

Club Road 
Signal 

EB 
Left 24.1 C 27.9 C 26.1 C 

Thru/Right 25.7 C 81.4 F 33.1 C 

WB 
Left 32.0 C 134.7 F 44.6 D 

Thru/Right 21.6 C 22.4 C 21.1 C 

NB 

Left 17.0 B 19.7 B 52.1 D 

Thru 10.0 B 10.6 B 16.9 B 

Right 7.5 A 7.9 A 12.6 B 

SB 

Left 14.8 B 15.9 B 24.0 C 

Thru 23.4 C 25.6 C 44.3 D 

Right 14.7 B 16.0 B 21.3 C 

Overall 18.6 B 35.1 D 32.1 C 

7.6 2026 PHASE II BUILD TRAFFIC CONDITIONS – ALTERNATIVE B 

Future 2026 Phase II Alternative B build peak hour vehicle delays and LOS with the proposed development were 

calculated based on existing lane configurations and traffic control shown on Figure 2, 2026 build traffic volumes 

shown on Figure 12, and HCM methodologies.  SimTraffic simulations were also utilized to evaluate traffic flow and 

vehicle queues throughout the study network.  The 2026 Phase II Alternative B build conditions results are included 

in Appendix F and summarized in Table 16 and Table 17. 

The results of the Phase II Alternative B build conditions analysis indicate that the proposed development would 

not have a significant impact on the adjacent road network during the weekday or Sunday peak hours.  All 

approaches and movements at the signalized intersection of Latson Road & Golf Club Road would continue to 

operate at a LOS D or better.  At the proposed site driveways to Golf Club Road and Latson Road all approaches, 

and movements will operate acceptably at a LOS C or better during the weekday peak hours; however, the STOP 

controlled egress site driveway approaches to Golf Club Road and Latson Road will operate at a LOS F during the 

outbound peak 15-minute period. 
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Table 16: 2026 Phase II Build Traffic Conditions – Alternative B – Weekday 

Intersection Control Approach Movement 

AM Peak PM Peak 

No-Build Build – ALT B No-Build Build – ALT B 

Delay LOS Delay LOS Delay LOS Delay LOS 

Latson 

Road & 

Golf Club 

Road 

Signal 

EB 
Left 25.8 C 26.4 C 29.0 C 30.2 C 

Thru/Right 42.4 D 44.1 D 31.4 C 32.8 C 

WB 
Left 45.6 D 47.7 D 38.5 D 40.4 D 

Thru/Right 23.7 C 24.1 C 23.1 C 23.7 C 

NB 

Left 17.3 B 17.9 B 29.1 C 32.3 C 

Thru 8.7 A 8.6 A 16.1 B 15.9 B 

Right 7.2 A 7.1 A 7.8 A 7.7 A 

SB 

Left 12.6 B 12.6 B 28.1 C 27.7 C 

Thru 27.6 C 28.1 C 26.6 C 26.8 C 

Right 12.9 B 12.9 B 17.8 B 17.9 B 

Overall 26.0 C 26.6 C 23.4 C 24.2 C 

Golf Club 

Road & Site 

Drive 

STOP 

(Minor) 

EB Thru/Right Free Free Free Free 

WB 
Left     8.5 A      8.7 A 

Thru Free Free Free Free 

NB Left/Right     14.2 B     20.0  C 

Latson 

Road & Site 

Drive 

STOP 

(Minor) 

EB Right     23.2 C      17.1 C 

NB Thru Free Free Free Free 

SB Thru/Right Free Free Free Free 

Table 17: 2026 Phase II Build Traffic Conditions – Alternative B – Sunday 

Intersection Control Approach Movement 

SUN Phase II – ALT B 

No-Build Build INBOUND Build OUTBOUND 

Delay LOS Delay LOS Delay LOS 

Latson Road & Golf 

Club Road 
Signal 

EB 
Left 24.1 C 32.9 C 29.8 C 

Thru/Right 25.7 C 35.9 D 30.9 C 

WB 
Left 32.0 C 43.6 D 37.2 D 

Thru/Right 21.6 C 28.3 C 23.9 C 

NB 

Left 17.0 B 53.8 D 21.3 C 

Thru 10.0 B 9.3 A 10.2 B 

Right 7.5 A 6.9 A 7.6 A 

SB 

Left 14.8 B 16.4 B 15.3 B 

Thru 23.4 C 32.1 C 27.2 C 

Right 14.7 B 16.2 B 15.2 B 

Overall 18.6 B 29.0 C 22.0 C 

Golf Club Road & Site 

Drive 

STOP 

(Minor) 

EB Thru/Right Free Free Free 

WB 
Left     10.0 B 8.4 A 

Thru Free Free Free 

NB Left/Right     31.9 D 136.9 F 

Latson Road & Site 

Drive 

STOP 

(Minor) 

EB Right     19.5 C 54.2 F 

NB Thru Free Free Free 

SB Thru/Right Free Free Free 

Review of the peak hour simulations indicate future build traffic operations which are similar to no-build conditions 

during the weekday peak hours with vehicle queues processed during each signal cycle and significant vehicle 

queues not observed.  During the Sunday peak hour, brief periods of moderate vehicle queues are observed at the 
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signalized intersection of Latson Road & Golf Club Road for the NB left-turn movement; however, this queue 

dissipates quickly and is not present throughout the duration of the peak hour.  On the site driveway approach to 

Golf Club Road, a long vehicle queue is observed during the outbound peak 15-minute period; however, the 

duration and length of this queue is reduced as compared to Alternative A.  On the site driveway approach to Latson 

Road, the 95th percentile queue length is calculated to be 152 feet (six vehicles), which is not significant given the 

intensity of traffic utilizing this approach over a short duration of time. 

Vehicle queue lengths from the signalized intersection of Latson Road & Golf Club Road were also calculated and 

evaluated with respect to the proposed driveways.  The results of this evaluation indicate a 95th percentile queue 

length of 357 feet and 477 feet or less during all peak hours for the EB and NB approaches, respectively, which 

would not extend back past the proposed site driveways.  Additionally, the EB left-turn movement from Golf Club 

Road onto Latson Road and WB left-turn movement into the proposed site driveway would experience a combined 

95th percentile queue length of 221 feet or less during the peak hours which would be adequately stored in the 

center lane for left turns.  Therefore, the proposed development does not require any off-site roadway or traffic 

control improvements under Phase II Alternative B build conditions. 

Based on the results of the two site access alternatives, Alternative B is recommended for Phase II of the 

development.  This alternative would provide improved traffic operations for egress traffic from the site and reduce 

traffic impacts to the Latson Road & Golf Club Road intersection. 

8.0 Conclusions and Recommendations 

The Conclusions related to this Traffic Impact Study and relative analyses are as follows: 

1. At the time of this study, traffic volumes throughout the State of Michigan were impacted by restrictions in 

place associated with the COVID pandemic.  Therefore, historic turning movement count data collected in 

April, 2019 was utilized to validate baseline traffic volumes for this study.  

2. All approaches and movements at the study intersection of Latson Road & Golf Club Road currently operate 

acceptably at a LOS D or better during all peak hours. 

3. Church time-of-day patterns and traffic volumes indicate approximately 80% of outbound traffic occurs in 

the first 30-minutes after service ends while approximately 85% of inbound traffic occurs in the 30-minutes 

prior to the service start time.  Therefore, separate inbound and outbound analysis scenarios were 

completed as there will be minimal overlap between inbound and outbound traffic based on the one-hour 

separation between services. 

4. All approaches and movements at the study intersection of Latson Road & Golf Club Road would continue 

to operate acceptably in the 2023 and 2026 no-build scenarios during all peak hours. 

5. In accordance with LCRC standards, a left-turn lane and right-turn taper are warranted at the proposed site 

driveway to Golf Club Road under Phase I build conditions.   

6. The 2023 Phase I build conditions analysis indicate that the proposed development will not have a 

significant impact on the adjacent road network.  All approaches and movements at the intersection of 

Latson Road & Golf Club Road will continue to operate at a LOS D or better during all peak hours and minor 

increases in delay will not be discernable.  Additionally, all approaches and movements at the proposed site 

driveway to Golf Club Road will operate acceptably.  Therefore, the proposed development does not require 

any off-site roadway or traffic control improvements under Phase I build conditions. 

7. In accordance with LCRC standards, a right-turn lane would be warranted at the proposed site driveway to 

Golf Club Road under Phase II build conditions. 
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8. The 2026 Phase II Alternative A build conditions analysis indicate the EB through/right-turn movement and 

WB left-turn movement at the signalized intersection of Latson Road & Golf Club Road would be reduced 

to a LOS F during the Sunday outbound peak 15-minute period.  Additionally, the STOP controlled egress 

site driveway approach to Golf Club Road will operate at a LOS E or F during both the Sunday inbound and 

outbound peak 15-minute periods. 

9. In order to improve traffic operations in the 2026 Phase II Alternative A build conditions, special Sunday 

timing plans during service times should be provided at the intersection of Latson Road & Golf Club Road. 

10. In accordance with LCRC standards, a right-turn taper would be warranted at the proposed site driveway to 

Latson Road under Phase II Alternative B build conditions. 

11. The 2026 Phase II Alternative B build conditions analysis indicate all approaches and movements at the 

intersection of Latson Road & Golf Club Road will continue to operate at a LOS D or better during all peak 

hours.  At the proposed site driveways to Golf Club Road and Latson Road all approaches, and movements 

will operate acceptably at a LOS C or better during the weekday peak hours; however, the STOP controlled 

egress site driveway approaches to Golf Club Road and Latson Road will operate at a LOS F during the 

outbound peak 15-minute period. 

12. Review of network simulations indicate a long vehicle queue on the site driveway approach to Golf Club 

Road during the outbound peak 15-minute period; however, the duration and length of this queue is 

reduced as compared to Alternative A.  On the site driveway approach to Latson Road, the 95th percentile 

queue length is calculated to be 152 feet (six vehicles), which is not significant given the intensity of traffic 

utilizing this approach over a short duration of time.    Therefore, the proposed development does not 

require any off-site roadway or traffic control improvements under Phase II Alternative B build conditions. 

13. Queues from the signalized intersection of Latson Road & Golf Club Road would not block the site driveways 

to Golf Club Road or Latson Road under either Phase I or Phase II build conditions.  Additionally, there will 

be no left-turn conflict along Golf Club Road between EB left turns at Latson Road and WB left turns at the 

proposed site driveway. 

14. Site access Alternative B is recommended under Phase II build conditions as it would provide improved 

traffic operations for egress traffic from the site and reduce traffic impacts to the Latson Road & Golf Club 

Road intersection. 

Based on the results of this study, the following improvements are recommended: 

2023 Phase I Conditions 

1. Construct left-turn lane and right-turn taper at proposed driveway to Golf Club Road. 

2026 Phase II Alternative A Conditions 

1. Construct right-turn lane at proposed driveway to Golf Club Road. 

2. Install special timing plans at intersection of Latson Road & Golf Club Road associated with Sunday service 

times. 

2026 Phase II Alternative B Conditions 

1. Construct right-turn lane at proposed driveway to Golf Club Road. 

2. Construct right-turn taper at proposed driveway to Latson Road.
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EXISTING 10' WIDE LAKE ACCESS EASEMENT
L.C.R. LIBER 1111 PAGE 477
(SEE EASEMENT EXHIBIT AS PROVIDED IN THE
ENVIRONMENTAL IMPACT ASSESSMENT)

CONSTRUCTION NOTES
THE CONTRACTOR SHALL COMPLY WITH THE FOLLOWING NOTES AND ANY WORK INVOLVED SHALL BE CONSIDERED INCIDENTAL TO THE CONTRACT.
1.  THE CONTRACTOR SHALL HOLD HARMLESS THE DESIGN PROFESSIONAL, MUNICIPALITY, COUNTY, STATE AND ALL OF ITS SUB CONSULTANTS, PUBLIC AND
PRIVATE UTILITY COMPANIES, AND LANDOWNERS FOR DAMAGES TO INDIVIDUALS AND PROPERTY, REAL OR OTHERWISE, DUE TO THE OPERATIONS OF
THE CONTRACTOR AND/OR THEIR SUBCONTRACTORS.
2.  DO NOT SCALE THESE DRAWINGS AS IT IS A REPRODUCTION AND SUBJECT TO DISTORTION.
3.  A GRADING PERMIT FOR SOIL EROSION-SEDIMENTATION CONTROL SHALL BE OBTAINED FROM THE GOVERNING AGENCY PRIOR TO THE START OF
CONSTRUCTION.
4.  IF DUST PROBLEM OCCURS DURING CONSTRUCTION, CONTROL WILL BE PROVIDED BY AN APPLICATION OF WATER, EITHER BY SPRINKLER OR TANK TRUCK.
5.  ALL CONSTRUCTION AND MATERIALS SHALL BE IN ACCORDANCE WITH LOCAL MUNICIPAL STANDARDS AND SPECIFICATIONS.
6.  THE CONTRACTOR IS RESPONSIBLE FOR OBTAINING ALL REQUIRED TOWNSHIP, COUNTY, AND STATE OF MICHIGAN PERMITS.
7.  PAVED SURFACES, WALKWAYS, SIGNS, LIGHTING AND OTHER STRUCTURES SHALL BE MAINTAINED IN A SAFE, ATTRACTIVE CONDITION AS ORIGINALLY
DESIGNED AND CONSTRUCTED.
8.  ALL BARRIER-FREE FEATURES SHALL BE CONSTRUCTED TO MEET ALL LOCAL, STATE AND A.D.A. REQUIREMENTS.
9.  ANY DISCREPANCY IN THIS PLAN AND ACTUAL FIELD CONDITIONS SHALL BE REPORTED TO THE  DESIGN ENGINEER PRIOR TO THE START OF
CONSTRUCTION.   CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFICATION OF ALL SETBACKS, EASEMENTS AND DIMENSIONS SHOWN
HEREON BEFORE BEGINNING CONSTRUCTION.
10.  THE CONTRACTOR SHALL CONTACT ALL OWNERS OF EASEMENTS, UTILITIES AND RIGHTS-OF-WAY, PUBLIC OR PRIVATE, PRIOR TO THE START OF
CONSTRUCTION.
11.  THE CONTRACTOR SHALL COORDINATE WITH ALL OWNERS TO DETERMINE THE LOCATION OF EXISTING LANDSCAPING, IRRIGATION LINES & PRIVATE
UTILITY LINES.   THE CONTRACTOR IS RESPONSIBLE FOR ANY DAMAGE TO EXISTING LANDSCAPING, IRRIGATION LINES, AND PRIVATE UTILITY LINES.
12.  THE CONTRACTOR SHALL REMOVE ALL TRASH AND DEBRIS FROM THE SITE UPON COMPLETION OF THE PROJECT.
13.  THE CONTRACTOR SHALL MAINTAIN THE SITE IN A MANNER SO THAT WORKMEN AND PUBLIC SHALL BE PROTECTED FROM INJURY, AND ADJOINING
PROPERTY PROTECTED FROM DAMAGE.
14.  THE CONTRACTOR SHALL KEEP THE AREA OUTSIDE THE "CONSTRUCTION LIMITS" BROOM CLEAN AT ALL TIMES.
15.  THE CONTRACTOR SHALL CALL MISS DIG A MINIMUM OF 72 HOURS PRIOR TO THE START OF CONSTRUCTION.
16.  ALL EXCAVATION UNDER OR WITHIN 3 FEET OF PUBLIC PAVEMENT, EXISTING OR PROPOSED SHALL BE BACKFILLED AND COMPACTED WITH SAND (MDOT
CLASS II).
17.  ALL PAVEMENT REPLACEMENT AND OTHER WORKS COVERED BY THESE PLANS SHALL BE DONE IN ACCORDANCE WITH THE REQUIREMENTS OF THE
TOWNSHIP, INCLUDING THE LATEST MICHIGAN DEPARTMENT OF TRANSPORTATION (MDOT) SPECIFICATIONS FOR HIGHWAY
CONSTRUCTION.
18.  THE CONTRACTOR IS RESPONSIBLE FOR ALL DAMAGE TO EXISTING UTILITIES.
19.  NO ADDITIONAL COMPENSATION WILL BE PAID TO THE CONTRACTOR FOR ANY DELAY OR INCONVENIENCE DUE TO THE MATERIAL SHORTAGES OR
RESPONSIBLE DELAYS DUE TO THE OPERATIONS OF SUCH OTHER PARTIES DOING WORK INDICATED OR SHOWN ON THE PLANS OR IN THE
SPECIFICATION OR FOR ANY REASONABLE DELAYS IN CONSTRUCTION DUE TO THE ENCOUNTERING OR EXISTING UTILITIES THAT MAY OR MAY NOT BE
SHOWN ON THE PLANS.
20.  DURING THE CONSTRUCTION OPERATIONS, THE CONTRACTOR SHALL NOT PERFORM WORK BY PRIVATE AGREEMENT WITH PROPERTY OWNERS
ADJACENT TO THE PROJECT.
21.  IF WORK EXTENDS BEYOND NOVEMBER 15, NO COMPENSATION WILL BE DUE TO THE CONTRACTOR FOR ANY WINTER PROTECTION MEASURES THAT MAY
BE REQUIRED BY THE ENGINEER.
22.  NO TREES ARE TO BE REMOVED UNTIL MARKED IN THE FIELD BY THE ENGINEER.
23.  THE CONTRACTOR  SHALL BE RESPONSIBLE FOR ANY DAMAGE TO THE PROPERTY BEYOND THE CONSTRUCTION LIMITS INCLUDING BUT NOT LIMITED TO
EXISTING FENCE, LAWN, TREES AND SHRUBBERY.
24.  ALL AREAS DISTURBED BY THE CONTRACTOR BEYOND THE NORMAL CONSTRUCTION LIMITS OF THE PROJECT SHALL BE SODDED OR SEEDED AS
SPECIFIED OR DIRECTED BY THE ENGINEER.
25.  ALL ROOTS, STUMPS AND OTHER OBJECTIONABLE MATERIALS SHALL BE REMOVED AND THE HOLE BACKFILLED WITH SUITABLE MATERIAL.  WHERE GRADE
CORRECTION IS REQUIRED, THE SUBGRADE SHALL BE CUT TO CONFORM TO THE CROSS-SECTION AS SHOWN IN THE PLANS.
26.  TRAFFIC SHALL BE MAINTAINED DURING CONSTRUCTION.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROVIDING ALL SIGNS AND TRAFFIC CONTROL
DEVICES.  FLAG PERSONS SHALL BE PROVIDED BY THE CONTRACTOR IF DETERMINED NECESSARY BY THE ENGINEER.  ALL SIGNS SHALL CONFORM TO
THE MICHIGAN MANUAL OF UNIFORM TRAFFIC CONTROL DEVICES AT NO COST TO THE TOWNSHIP.  NO WORK SHALL BE DONE UNLESS THE
APPROPRIATE TRAFFIC CONTROL DEVICES ARE IN PLACE.
27.  ALL DEMOLISHED MATERIALS AND SOIL SPOILS SHALL BE REMOVED FROM THE SITE AT NO ADDITIONAL COST, AND DISPOSED OF IN ACCORDANCE WITH
LOCAL, STATE AND FEDERAL REGULATIONS.
28.  AFTER REMOVAL OF TOPSOIL, THE SUBGRADE SHALL BE COMPACTED TO 95% OF ITS UNIT WEIGHT.
29.  ALL GRADING IN THE PLANS SHALL BE DONE AS PART OF THIS CONTRACT.  ALL DELETERIOUS MATERIAL SHALL BE REMOVED FROM THE SUBGRADE PRIOR
TO COMPACTING.
30.  NO SEEDING SHALL BE DONE AFTER OCTOBER 15 WITHOUT APPROVAL OF THE ENGINEER.
31.  ANY EXISTING APPURTENANCES SUCH AS MANHOLES, GATE VALVES, ETC. SHALL BE ADJUSTED TO THE PROPOSED GRADE  AND SHALL BE CONSIDERED
INCIDENTAL TO THE CONTRACT.
32.  SOIL EROSION MEASURES SHALL BE MAINTAINED BY THE CONTRACTOR UNTIL VEGETATION HAS BEEN RE-ESTABLISHED.
33.  ALL PERMANENT SIGNS AND PAVEMENT MARKINGS SHALL BE INSTALLED IN ACCORDANCE WITH THE LATEST REVISION OF THE MICHIGAN MUTCD MANUAL
AND SHALL BE INCIDENTAL TO THE CONTRACT.
34.  ACCESS ROADS TO  THE SITE SHALL BE MAINTAINED DURING CONSTRUCTION AND SHALL BE CONSTRUCTED TO BE CAPABLE OF SUPPORTING THE IMPOSED
LOAD OF FIRE APPARATUS WEIGHING AT LEAST 75,000 POUNDS.
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NATURAL FEATURES  -
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NATURAL FEATURES NARRATIVE:

SEVERAL NATURAL FEATURES WERE IDENTIFIED DURING AN ON-SITE VISIT TO THE PROPERTY ON AUGUST 23, 2019 THAT
INCLUDE WETLANDS AND A VARIETY OF WOODLAND STANDS. BELOW IS A BRIEF DESCRIPTION OF EACH NATURAL FEATURE,
LABELED AS ZONES “A-V”. ALTHOUGH THE TOTAL SITE IS MEASURED AT 46.88 ACRES, THE ZONES DESCRIBED BELOW ARE
APPROXIMATELY 41.11 ACRES WHEN ADDED TOGETHER. NOTE THAT EACH ZONE IS MEASURED TO AN APPROXIMATE SIZE
AND THAT ZONES ARE SEPARATED BY A PATH THAT IS ROUGHLY 12' WIDE AND IS NOT ACCOUNTED FOR IN THE
CALCULATIONS.

ZONE “A”

AN ESTIMATED 4.62 ACRE “FRESHWATER POND”, AS DESCRIBED BY THE NATIONAL WETLANDS INVENTORY, IS POSITIONED ON
SITE AND CONTINUES ONTO THE NEIGHBORING LOT TO THE WEST. THE ON-SITE ACREAGE IS ESTIMATED TO BE 3.88 ACRES.
THE POND EDGE IS MOWN LAWN AND HAS A SOUTHERN BORDER OF NORWAY MAPLE TREES, AND A WESTERN BORDER OF
BLACK CHERRY, AMERICAN ELM, VARIOUS OAKS AND SPRUCE TREES, SIZES RANGING FROM 4-18” AT DBH WITH TREES BEING
SPACED AN AVERAGE OF 12' APART. THE POND COLLECTS STORMWATER FROM ROUGHLY 9 ACRES OF LAND FROM THE WEST
AND SOUTH, WITH SLOPES RANGING FROM 10-20%.

ZONE “B”

AT APPROXIMATELY 0.9 ACRES IN SIZE, THIS ZONE IS COMPOSED OF WAWASEE LOAM SOILS WITH SLOPES BETWEEN 6-12%.
TREE SPECIES INCLUDE AN EQUAL MIX OF BLACK WALNUT, BLACK CHERRY, AMERICAN ELM, COTTONWOOD, AND BITTERNUT
HICKORY SIZES RANGING FROM 6”-30” AND AVERAGING ABOUT 10” DBH. THE UNDERSTORY IS MOSTLY NON-EXISTENT BUT
CONTAINS A SCATTERING OF HONEYSUCKLE AND VARIOUS PATCHES OF HERBACEOUS MATERIAL. AN ADDITIONAL AND
APPROXIMATE 2.17 ACRES  OF MANAGED PRIVATE PROPERTY IS FOUND TO THE WEST AND SOUTH OF THIS ZONE AND
CONTAINS WAWASEE LOAM SOIL THAT SLOPES AT 6-12% TOWARDS THE POND IN ZONE "A."  A PORTION OF VEGETATION IN
THIS AREA WILL BE REMOVED FOR THE DRIVEWAY AND/OR RETAINING WALLS.

ZONE “C”

ZONE "C" IS A SMALL WOODLAND POCKET APPROXIMATELY 0.17 ACRES IS SIZE IS COMPOSED OF BLACK LOCUST, VARIOUS
LARGE WILLOWS, AND BOXELDERS. TREES RANGE FROM 4-22” AT DBH. THIS POCKET IS IN A FLAT AREA THAT BORDERS
FRESHATER EMERGENT WETLANDS TO THE EAST, AND CONTAINS CARLISLE MUCK SOILS, WHICH ARE HYDRIC IN NATURE.

ZONE “D”

ZONE "D" IS SET WITHIN A MANAGED SPACE NEXT TO AN OUTBUILDING, IS APPROXIMATELY 0.13 ACRES IN SIZE, AND HAS
MOWN LAWN AS AN UNDERSTORY. SOILS ARE COMPOSED OF WAWASEE LOAMS AND THERE IS A STAND OF MATURE NORWAY
SPRUCE TREES THAT ARE ROUGHLY 12” AT DBH AND SPACED OUT ABOUT 10-15' APART.  A PORTION OF VEGETATION IN THIS
AREA WILL BE REMOVED FOR THE DRIVEWAY AND/OR RETAINING WALLS.

ZONE “E”
A FRESHWATER EMERGENT WETLAND THAT IS APPROXIMATELY 5.45 ACRES IN SIZE WAS IDENTIFIED IN ZONE "E". THE AREA IS
COMPOSED OF CARLISLE MUCK SOILS AND IS DOMINATED BY REED CANARY GRASS, PHRAGMITES, BROADLEAF CATTAIL, AND
A VARIETY OF FORBES AND RUSHES. THIS WETLAND COLLECTS A LARGE AMOUNT OF STORMWATER RUNOFF FROM THE
CONIFER STAND TO THE SOUTH, AND FROM THE ADJACENT ROAD SYSTEMS. MANICURED LAWN  BORDERS THE NORTHERN
AND EASTERN EDGES OF THIS ZONE AND MAKE UP APPROXIMATELY 1.22 ACRES.

ZONE “F”

ZONE "F" IS ANOTHER MANAGED AREA WITH MANICURED LAWN THAT IS APPROXIMATELY 0.43 ACRES IN SIZE AND HAS A
SERIES OF NORWAY SPRUCE TREES PLANTED IN A DOUBLE ROW. THE TREES ARE ROUGHLY 12” AT DBH AND SPACED
ROUGHLY 15' APART. SOILS ARE WAWASEE LOAMS AND SLOPING  EAST TOWARDS THE WETLAND IN ZONE “E”. AT THE
EASTERN EDGE OF THIS ZONE, THERE ARE SEVERAL LARGE WILLOW TREES AND BLACK WALNUTS, SOME OF WHICH MAY
QUALIFY AS LANDMARK TREES.  A PORTION OF VEGETATION IN THIS AREA WILL BE REMOVED FOR THE DRIVEWAY AND/OR
RETAINING WALLS.

ZONE “G”

ZONE "G" IS A FILL AREA OF APPROXIMATELY 1.16 ACRES THAT WAS FORMERLY USED AS A SPORTS FIELD. IT HAS SINCE
BECOME OVERGROWN WITH A VARIETY OF MEADOW FORBES AND GRASSES.

ZONE “H”

ZONE “H” IS AN APPROXIMATELY 0.07 ACRE FRESHWATER EMERGENT/FORESTED WETLAND. THERE ARE POCKETS OF LARGE
COTTONWOOD TREES AND WILLOWS WITH SOME SEDGES AND WETLAND FORBES WITHIN THE DELINEATED AREA. THIS ZONE
COLLECTS STORMWATER RUNOFF FROM THE SOUTHERN HILLSIDE OF THE PROPERTY AND SLOWLY DRAINS WATER TO THE
WEST INTO THE LARGER WETLAND IN ZONE “E”.

ZONE “I”

ZONE “I” IS A LARGE AREA, APPROXIMATELY 7.63 ACRES IN SIZE, AND COMPOSED ALMOST ENTIRELY OF NORWAY SPRUCE
TREES RANGING FROM 5-18” AT DBH, SPACED 10-15' APART, AND MAKE UP ROUGHLY 90% OF THE TREE POPULATION. THE
REMAINING 10% OF TREE COVER IS COMPOSED OF BLACK CHERRY, BLACK LOCUST, RED OAK, AND AMERICAN ELM, ALL OF
WHICH ARE BETWEEN 6-18” AT DBH. THE UNDERSTORY IS ALMOST NON-EXISTENT. THE EASTERN 75% OF THIS ZONE IS
COMPOSED OF MIAMI LOAM SOILS WITH SLOPES RANGING FROM 25-35%, AND THE WESTERN 25% IS A FOX-BOYER COMPLEX
WITH SLOPES RANGING FROM 12-18%. A PORTION OF VEGETATION IN THIS AREA WILL BE REMOVED FOR THE DRIVEWAY
AND/OR SOCCER FIELD.

ZONE “J”

ZONE “J” IS APPROXIMATELY 2.38 ACRES IN SIZE AND IS A SLIGHT TRANSITION FROM THE ZONE “I” CONIFEROUS COMMUNITY
TO A MORE DECIDUOUS FOREST STAND. THE DOMINANT SPECIES HERE ARE RED AND WHITE OAK, SHAGBARK AND
BITTERNUT HICKORY, BLACK CHERRY, AND AMERICAN ELM. THERE ARE SEVERAL LARGE NORWAY SPRUCE TREES, BUT THEY
ARE NO LONGER THE DOMINANT SPECIES. ALL OF THESE TREES ARE MATURE AND ARE 6-18” AT DBH AND SPACED ROUGHLY
10' APART. AN UNDERSTORY OF GREEN ASH, HICKORY, AND HONEYSUCKLE IS PRESENT, THOUGH NOT OVERBEARING. SOILS
ARE A FOX-BOYER COMPLEX WITH 18-25% SLOPES THAT DRAIN TO THE LARGE POND IN ZONE “A”.

ZONE “K”

ZONE "K" IS APPROXIMATELY 2.85 ACRES IN SIZE AND BORDERS MUCH OF THE SOUTHERN AND WESTERN BOUNDARIES OF
THE SITE. THIS FOREST STAND IS ALMOST ENTIRELY DECIDUOUS AND CONTAINS MATURE RED OAKS, BLACK CHERRY,
AMERICAN ELM, HICKORY, AND VARIOUS MAPLE TREES RANGING FROM 5-18” AT DBH, THOUGH THERE ARE SEVERAL
LANDMARK TREES IN THIS ZONE THAT MUST BE NOTED. THE TREES ARE SPACED ROUGHLY 15' APART. THE SOILS ARE MIAMI
LOAMS WITH 18-25% SLOPES THAT SHED WATER TOWARDS THE SOUTHERN BOUNDARIES OF THE SITE.

ZONES “L”, “M”, “N”

THESE THREE ZONES MAKE UP A LARGER OPEN SPACE,  APPROXIMATELY 1.68 ACRES IN SIZE AND IS ALMOST ENTIRELY FREE
OF TREE SPECIES. INSTEAD, THE AREA IS POPULATED WITH A DOMINANCE OF GREY DOGWOOD SHRUBS, VARIOUS MEADOW
FORBES, GRASSES, AND VINES. THERE ARE A FEW LARGE BUT DEAD ELM TREES AT THE EASTERN EDGE OF ZONE “N”, AND
SEVERAL NORWAY MAPLE TREES AT THE NORTHERN PORTION OF ZONE “N”. THE LAND IS MUCH FLATTER IN THIS AREA
WHERE SOILS ARE A FOX-BOYER COMPLEX WITH SLOPES AT 2-6% THAT GENTLY DRAIN TO THE WEST.  A PORTION OF
VEGETATION IN THIS AREA WILL BE REMOVED FOR THE DRIVEWAY AND/OR PARKING.

ZONES “O” AND “P”

THESE ZONES MAKE UP APPROXIMATELY 1.31 ACRES OF THE SITE AND ARE LARGE STANDS OF DECIDUOUS TREES THAT
INCLUDE SHAGBARK AND BITTERNUT HICKORY, AMERICAN ELM, BLACK CHERRY, AND BLACK LOCUST. THE TREES ARE
SPACED ROUGHLY 15' APART AND RANGE FROM 4-12” AT DBH, THOUGH THERE ARE SEVERAL LANDMARK TREES IN THIS AREA
THAT MUST BE NOTED. THESE ZONES ARE AT ONE OF THE HIGHEST POINTS OF THE SITE WITH WAWASEE LOAMS SLOPING
2-6% TO THE WEST. A PORTION OF VEGETATION IN THIS AREA WILL BE REMOVED FOR PARKING.

ZONE “Q”

THIS ZONE IS APPROXIMATELY 1.57 ACRES IN SIZE AND HAS A DOMINANCE OF BLACK LOCUST TREES THAT MAKE UP 70% OF
THE FOREST STAND. THE REMAINING TREE SPECIES ARE AMERICAN ELM, BLACK CHERRY, AND HICKORY. ALL TREES ARE
MATURE RANGING FROM 5-18” AT DBH AND SPACED 15' APART ON AVERAGE. THE EASTERN EDGE OF THIS ZONE IS SLOPING
STEEPLY AT 25-35% TO THE EAST TOWARDS LATSON ROAD AND TO THE NORTH TOWARDS ZONE “H”. THE WESTERN AND
SOUTHERN PORTIONS OF ZONE “Q” ARE RELATIVELY FLAT. THE SOILS ARE A MIX OF WAWASEE LOAMS AND MIAMI LOAMS.
ZONE “R”

SIMILAR TO ZONE “Q”, ZONE “R”, WHICH IS APPROXIMATELY 2.60 ACRES IN SIZE, IS DOMINATED BY BLACK LOCUST TREES
WHICH MAKE UP 70% OF THE FOREST STAND, WHILE THE REMAINING 30% COVER IS COMPOSED OF AMERICAN ELM, BLACK
LOCUST, AND BLACK CHERRY TREES. ALL TREES RANGE FROM 4-18” AT DBH AND AVERAGE ABOUT 10” AT DBH SPACED
ROUGHLY 15' APART. THE UNDERSTORY IS MADE UP OF SEVERAL DECIDUOUS SAPLINGS AND SOME HONEYSUCKLE, BUT
OTHERWISE OPEN. STEEP SLOPES OF 25-35% RUN EAST TOWARDS LATSON ROAD, WHILE THE SOUTHERN EDGE OF THIS
ZONE SLOPES MORE GENTLY TO THE SOUTH AT ROUGHLY 10%. THE SOILS ARE A MIX OF MIAMI LOAM AND WAWASEE LOAM.  A
PORTION OF VEGETATION IN THIS AREA WILL BE REMOVED FOR PARKING.
ZONE “S”

SIZED AT APPROXIMATELY 1.73 ACRES, ZONE “S” IS A LARGE CONIFER STAND COMPOSED MOSTLY OF NORWAY SPRUCE
TREES. THE SOUTHERN PORTION OF THIS ZONE IS PLANTED WITH ROWS OF WHITE FIR TREES. ALL TREES IN THIS AREA ARE
BETWEEN 4-18” AT DBH AND PLANTED BETWEEN 6-12' APART ON AVERAGE. THE LANDSCAPE SLOPES GENTLY TO THE WEST
AT ROUGHLY 2-6%. THE SOILS ARE MOSTLY WAWASEE LOAMS, THOUGH THE SOUTHERN PORTION IS A FOX-BOYER COMPLEX
SOIL.  A PORTION OF VEGETATION IN THIS AREA WILL BE REMOVED FOR CHURCH BUILDING.
ZONE “T”

ZONE “T” IS A SMALLER AND MORE OPEN AREA THAT IS APPROXIMATELY 0.64 ACRES IN SIZE. IT IS POPULATED WITH YOUNGER
FRASIER FIR AND SCOTCH PINE TREES THAT ARE NOT MUCH LARGER THAN 8” AT DBH. GRASSES AND FORBES OCCUPY THE
SPACES IN BETWEEN. THIS ZONE HAS A MIX OF FOX-BOYER COMPLEX SOILS, AND WAWASEE LOAMS THAT SLOPE TO THE
NORTHEAST AT ROUGHLY 2-6%.  A PORTION OF VEGETATION IN THIS AREA WILL BE REMOVED FOR PARKING AND THE CHURCH
BUILDING.

ZONE “U”

ZONE “U” IS APPROXIMATELY 1.10 ACRES IN SIZE AND POPULATED WITH SCOTCH PINE TREES AND SEVERAL NORWAY SPRUCE
TREES THAT RANGE BETWEEN 6-12” AT DBH AND ARE SPACED ABOUT 15' APART. SOILS ARE MIAMI LOAMS AND FOX-BOYER
COMPLEX SOILS THAT SLOPE TO THE NORTH AT ABOUT 12%. THE UNDERSTORY IS MINIMAL, THOUGH SOME SMALLER
DECIDUOUS SPECIES ARE SPROUTING.  A PORTION OF VEGETATION IN THIS AREA WILL BE REMOVED FOR PARKING.
ZONE “V”

ZONE "V" IS APPROXIMATELY 2.04 ACRES IN SIZE AND POPULATED WITH WHITE PINE TREES THAT ARE PLANTED IN ROWS ON
THE SOUTHERN EDGE, WITH A MIX OF SCOTCH PINE AND WHITE PINE ON THE NORTHERN PORTION.  THESE TREES ARE
BETWEEN 6-18” AT DBH AND SPACED 15' APART WITH NO UNDERSTORY OBSERVED. THE TREES ARE PLANTED ON A RIDGE
WITH MIAMI LOAM SOILS TO THE SOUTH, AND FOX-BOYER COMPLEX SOILS TO THE NORTH WITH SLOPES RANGING FROM 2-6%.
A PORTION OF VEGETATION IN THIS AREA WILL BE REMOVED FOR PARKING.
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"NO PARKING - FIRE
LANE" SIGN  (TYP)

7' WIDE
CONCRETE
SIDEWALK

INSTALL
ASPHALT PAVING

5' WIDE CONC. SIDEWALK

7' WIDE
CONCRETE

SIDEWALK

20' WIDE GRAVEL
FIRE ACCESS
ROUTE

ADA PARKING

SPACE SIGN.

SEE DETAIL

DUMPSTER
ENCLOSURE

MONUMENT SIGN

CURB DROP FOR ACCESS
TO FIRE ROUTE AND
DUMPSTER ENCLOSURE

CONCRETE
SPILLWAY IN CURB
WITH RIP RAP(TYP)

KNOX BOX ADJACENT TO
PROPOSED MAIN ENTRY.
COORDINATE FINAL
LOCATION WITH B.A.F.A.

KNOX BOX ADJACENT TO
PROPOSED FIRE RISER
ROOM. COORDINATE FINAL
LOCATION WITH B.A.F.A.

GATE AND KNOX BOX AT
EMERGENCY ACCESS
DRIVE

Engineering

E
n
g
in
ee

ri
n
g

31
21

 E
. G

RA
ND

 R
IV

ER
 A

VE
.

HO
W

EL
L,

 M
I. 

 4
88

43
51

7.
54

6.
48

36
  F

AX
 5

17
.5

48
.1

67
0

En
gin

ee
rs 

   S
ur

ve
yo

rs 
   P

lan
ne

rs 
   L

an
ds

ca
pe

 A
rch

ite
cts

GENERAL NOTES

1. ALL OUTDOOR LIGHTS SHALL BE SHIELDED TO REDUCE GLARE AND SHALL BE
ARRANGED TO NOT INTERFERE WITH THE VISION OF PERSONS ON ADJACENT
ROADWAYS OR ADJACENT PROPERTY.

2. ALL SIGNS SHALL MEET LOCAL MUNICIPALITY ORDINANCE REQUIREMENTS.
3. FUTURE ACCESS DRIVE FROM LATSON ROAD TO CONFORM TO BAFA'S ACCESS

STANDARDS.
4. THE CHURCH SHALL INCLUDE THE BUILDING ADDRESS A MINIMUM 6" HIGH LETTERS

OF CONTRASTING COLORS AND BE CLEARLY VISIBLE FROM THE STREET. THE
LOCATION AND SIZE SHALL BE VERIFIED PRIOR TO INSTALLATION.

5. ONE SIDE OF THE STREET SHALL BE MARKED AS A FIRE LANE AND SHALL HAVE
APPROPRIATE SIGNAGE.

6. ACCESS ROADS TO THE SITE SHALL BE PROVIDED AND MAINTAINED DURING
CONSTRUCTION.

7. ACCESS ROADS SHALL BE CONSTRUCTED TO BE CAPABLE OF SUPPORTING THE
IMPOSED LOAD OF FIRE APPARATUS WEIGHING AT LEAST 84,000 POUNDS.

8. A MINIMUM VERTICAL CLEARANCE OF 13.5 FEET SHALL BE MAINTAINED
THROUGHOUT THE SITE. THIS INCLUDES ENCROACHMENTS FROM LARGE TREE
CANOPIES, LIGHTING, ETC.

9. DURING THE CONSTRUCTION PROCESS, THE BUILDING WILL BE EVALUATED FOR
EMERGENCY RESPONDER RADIO SIGNAL STRENGTH. IF COVERAGE IS FOUND TO BE
QUESTIONABLE OR INADEQUATE; AN APPROVED CONTRACTOR SHALL BE HIRED TO
PERFORM A GRID TEST OF THE FACILITY. IF THE SIGNAL STRENGTH COVERAGE IS
FOUND TO BE NON-COMPLIANT, AN APPROVED EMERGENCY RESPONDER RADIO
COVERAGE SYSTEM SHALL BE PROVIDED IN THE BUILDING.

10. SITE LIGHTING SHALL BE PLACED ON TIMERS TO BE OFF DURING NON-USE HOURS
TO THE EXTENT POSSIBLE WHILE MAINTAINING SITE SAFETY.

BIBLE BAPTIST CHURCH

BIBLE BAPTIST CHURCH
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FUTURE PHASE 2
STORM CULVERT

FOREBAY
NORTH

25' WIDE WATERMAIN
EASEMENT

STUB TEE TO
FUTURE WTH 04

CONNECT TO EXISTING WATERMAIN
STUB. CONTRACTOR TO VERIFY
DEPTH AND LOCATION OF STUB
PRIOR TO CONSTRUCTION.

CONNECT 2" FORCEMAIN TO
EXISTING 8" FORCEMAINPROPOSED 6" FIRE SUPPRESSION

& 2" DOMESTIC WATER SERVICE
6" GRAVITY SANITARY LINE
TO PROPOSED LIFT STATION

VALVE AND STUB WATERMAIN
FOR FUTURE EXTENSION

POND OVERFLOW
CONTROL STRUCTURE

DISCHARGE TO POND AND UTILIZING
POND AS BASIN STORAGE PER
MDEGLE PERMIT WRP026826

STORM ROOF DRAIN
MANIFOLD PIPE

STUB SANITARY SEWER 5'
FROM BUILDING EDGE. SEE
ARCHITECTURAL PLAN FOR
CONTINUATION.

FDC CONNECTION

MECHANICAL
PRETREATMENT
STRUCTURE

60 LF 15" @ 1.00%

314 LF 15" @ 1.50%195 LF 18"  @ 2.80%

50 LF 15" @ 2.00%

132 LF 15" @ 1.00%

20 LF 12" @ 1.20%50 LF 12" @ 4.00%

215 LF 12" @ 1.50%

225 LF 12" @ 1.00%

279 LF 18" @ 2.80%

26 LF 12" @ 1.00%

68 LF 24" @ 1.00%

81 LF 24" @ 0.50%

26 LF 12" @ 2.00%

62 LF 12" @ 1.50%

39 LF 12" @ 1.25%

EXISTING 10' WIDE LAKE ACCESS EASEMENT
L.C.R. LIBER 1111 PAGE 477
(SEE EASEMENT EXHIBIT AS PROVIDED IN THE
ENVIRONMENTAL IMPACT ASSESSMENT)
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3H : 1V
10H : 1V

4H : 1V

4H : 1V

4H : 1V

3H : 1V

3H : 1V
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DA 6
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0

AREA
'11'

(0.61 AC)
C=0.31

AREA
'12'

(0.05 AC)
C=0.90

AREA
'16'

(2.59 AC)
C=0.44

AREA
'23'

(0.53AC)
C=0.62

AREA
'22'

(0.46 AC)
C=0.90

AREA
'13'

(6.18 AC)
C=0.35

AREA
'10'

(0.10 AC)
C=0.90

AREA
'3'

(0.24 AC)
C=0.90

AREA
'4'

(1.65 AC)
C=0.43

AREA
'15'

(1.34AC)
C=0.27
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SOIL EROSION CONTROL MEASURES

T=TEMPORARY, P=PERMANENT
TOTAL DISTURBED AREA = 11.65 AC
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PROPOSED 4' HIGH
LANDSCAPE WALLS

MONUMENT SIGN

FOREBAYFOREBAY

MONUMENT SIGN

UTILITY EASEMENT LCRC EASEMENT

REPLACE EXISTING
DRIVEWAY TO MATCH
EXISTING GRADE

MATCH EXISTING
LANE STRIPING

MATCH EXISTING
LANE STRIPING

PROPOSED 2' PAVED SHOULDER
& 4' MDOT CL.II SHOULDER

CONCRETE SPILLWAY
W/ RIP RAP ON KEYED
IN GEOFABRIC

4" DOUBLE YELLOW
STRIPING

4" SOLID WHITE
STRIPING

MDOT B-2 CURB
WITHIN R.O.W.

4" SOLID YELLOW &
DASHED YELLOW STRIPING

4" SOLID WHITE
STRIPING

TEMPORARY GRADING
EASEMENT

PROPOSED 2' PAVED SHOULDER
& 4' MDOT CL.II SHOULDER

4" DOTTED WHITE STRIPING
(4' DOTTED, 12' GAP)

4" SOLID WHITE STRIPING
CURB TO TAPER TO 0" IN LAST 10'

93
3

94
1

93
8 93

5
93

4

REMOVE EXISTING FENCE
RELOCATE EXISTING
MAILBOX

REMOVE STRIPING AS NEEDED TO
OBTAIN NEW STRIPING LAYOUT

REMOVE & REPLACE EXISTING
FENCE AS NECESSARY FOR
GRADING ON NORTH SIDE OF
GOLF CLUB ROAD

REMOVE EXISTING
GRAVEL DRIVE APPROACH
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General Note

1.  SEE DRAWING FOR LUMINAIRE MOUNTING HEIGHT.

2.  CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"

3.  LIGHTING ALTERNATES REQUIRE NEW PHOTOMETRIC CALCULATION AND RESUBMISSION TO CITY FOR APPROVAL.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD CONDITIONS.  THIS

LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN

ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS.  ACTUAL PERFORMANCE OF ANY MANUFACTURER'S

LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS.

MOUNTING HEIGHTS INDICATED ARE FROM GRADE AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING SYSTEM SUITABILITY

AND SAFETY.  THE ENGINEER AND/OR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY

COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013. FOR SPECIFIC

INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.

FOR ORDERING INQUIRIES CONTACT GASSER BUSH AT QUOTES@GASSERBUSH.COM OR 734-266-6705.

THIS DRAWING WAS GENERATED FROM AN ELECTRONIC IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE VERIFIED IN FIELD BY

OTHERS.

MOUNTING HEIGHT IS MEASURED FROM GRADE TO FACE OF FIXTURE. POLE HEIGHT SHOULD BE CALCULATED AS THE MOUNTING HEIGHT

LESS BASE HEIGHT.

Schedule

Symbol Label Quantity Manufacturer Catalog Number Description Lamp

Lumens

Per

Lamp

Light Loss

Factor
Wattage

A
5 Lithonia

Lighting

DSX1 LED P4 40K T5W

MVOLT

DSX1 LED P4 40K T5W MVOLT LED 14943 0.9 250

B
8 Lithonia

Lighting

DSX1 LED P4 40K T2M

MVOLT

DSX1 LED P4 40K T2M MVOLT LED 14457 0.9 125

C
6 Lithonia

Lighting

DSX1 LED P4 40K TFTM

MVOLT

DSX1 LED P4 40K TFTM MVOLT LED 14487 0.9 125

D
2 Lithonia

Lighting

WST LED P2 40K VW

MVOLT

WST LED P2 40K VW MVOLT LED 3511 0.9 25

Statistics

Description Symbol Avg Max Min Avg/Min Max/Min

Grade @ 0' 0.4 fc 7.3 fc 0.0 fc N/A N/A

North Parking and

Drives
1.7 fc 4.9 fc 0.3 fc 5.7:1 16.3:1

Property Line 0.0 fc 0.0 fc 0.0 fc N/A N/A

South Parking 2.1 fc 5.3 fc 0.5 fc 4.2:1 10.6:1
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Howell, Michigan

Mark Description Date

FOR INITIAL BUDGETING 01/04/22

Building Design & Documentation         2021-2023 Jeffrey Parker Architects Inc.

P P

SITE PLAN APPROVAL 01/24/22

30% BUDGETTING 02/28/22

GENERAL NOTES

KEY NOTES
36" GRAB BAR

42" GRAB BAR 

18" VERTICAL GRAB BAR

TOILET PAPER DISPENSER

PAPER TOWEL DISPENSER

DISPENSER & DISPOSAL UNIT

RECESSED PAPER TOWEL 

FEMININE NAPKIN DISPOSAL

2x3 FRAMED MIRROR

ELEVATION FOR SIZE
FRAMELESS MIRROR- SEE 

MOUNT ROD @ 54" AFF
COAT ROD & SHELF- 

SEE REFLECTED CEILING PLAN

BULKHEAD ABOVE- 

CANOPY ABOVE

FIRE EXTINGUISHER w/ BRACKET

WALL TYPES

5/8" GYPSUM WALLBOARD

3 5/8" METAL STUDS @ 16" O.C.

5/8" GYPSUM WALLBOARD

5/8" GYPSUM WALLBOARD

3 5/8" METAL STUDS @ 16" O.C.

(ALL SHAFT WALLS & BULKHEADS)

     DOORS, WINDOWS, & DISSIMLIAR MATERIAL JOINTS
7.  PROVIDE PROPER FLASHING AT ALL PENETRATIONS,

     PENETRATIONS OF RATED ASSEMBLIES
6.  PROVIDE FIRESTOPPING AS REQUIRED AT ALL

     (PROVIDE NON-COM WHERE REQUIRED)
     CABINETS, BRACKETS, AVL EQUIPMENT AS REQUIRED 
5.  PROVIDE BLOCKING IN WALLS FOR ALL HANDRAILS

                             ACTUAL    = XXX'-X"
                             ASSUMED= 100'-0"
4.  SITE DATUM: MAIN LEVEL FINISH FLOOR

     CABINETS TO MATCH ADJACENT SURFACES
3.  FIELD PAINT ALL MECHANICAL GRILLES &

     COORDINATE WITH C.M.
     NOT SHOWN ON ARCHITECTURAL PLANS,
     FOR ALL FLOOR/WALL/ROOF PENETRATIONS
2.  COORDINATE w/ MECH. & ELEC DRAWINGS

     LINE UNLESS NOTED OTHERWISE
     FINISHED SURFACE OR COLUMN CENTER
1.  ALL DIMENSIONS ARE TO FACE OF 

1

2

3

4

5

6

7

8

9

12

13

14

15

10

11

URINAL SCREEN W/ CONT BRACKET

BABY CHANGER

A

B

C

D

        

        & KITCHENS FROM FLOOR TO 4'-0" AFF MIN 

    8. WATER RESISTANT GYPSUM WALLBOARD IN TOILET ROOMS 

        O.C. MAX AT ALL WALLS

    7. PROVIDE CONTROL JOINTS IN GYPSUM WALLBOARD 30'-0"

        ASSEMBLIES. COORDINATE WITH MECHANICAL CONTRACTOR

    6. PROVIDE DAMPERS AS REQUIRED IN ALL RATED 

        CONSTRUCTION IS REQUIRED TO BE NON-COMBUSTIBLE 

    5. ALL WOOD FRAMING & SHEATHING IN A IIB 

        ABOVE W/ SLIP TRACK U.N.O.

    4. ALL WALLS TO BE EXTENDED TIGHT TO STRUCTURE 

    3. ALL EXPOSED CMU CORNERS TO BE BULLNOSE CORNERS

        CEILING UNLESS NOTED OTHERWISE

    2. GYPSUM WALLBOARD TO  EXTEND DECK ABOVE 

        BRACING LOCATIONS

    1. REFER TO STRUCTURAL DRAWING FOR CROSS 

NOTES:

DETAILS FOR EXTERIOR WALLS

NOTE:REFER TO SECTIONS &

5/8" GYPSUM WALLBOARD

3" ACOUSTICAL BLANKETS

3 5/8" METAL STUDS @ 16" O.C.

5/8" GYPSUM WALLBOARD
6" STUDS @ A1

6" STUDS @ b1

16

17

KNOX BOX

FIRE DEPARTMENT CONNECTION

18
ELEVATOR LIFT

C
O
L

195'-0"

20'-6"20'-6"20'-6"20'-6"

22'-0"22'-0"24'-5"20'-2"24'-5"

3
'-

4
"

1
'-

0
 1

/4
 "
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TINTED GLAZING
1" INSULATED LOW-E
6" DEEP ALUM FRAMING w/ 

HORIZONTAL MEGA RIB METAL PANEL KNOX BOX

FIBER CEMENT SIDING
WOOD GRAIN 

COLOR -
VERTICAL PEMB PANEL

TINTED GLAZING
1" INSULATED LOW-E
6" DEEP ALUM FRAMING w/ 

5/8" GYPSUMWALLBOARD
8" METAL STUDS @ 16" O.C.
5/8" EXT GRADE SHEATHING
15# TAR PAPER
HORIZONTAL MEGA RIB METAL PANEL

COLOR DARK BRONZE
8" CAP FLASHING -

STOREFRONT
TINTED GLAZING
1" INSULATED LOW-E
6" DEEP ALUM FRAMING w/ 

OUTLINE SPECIFICATION
STONE VENEER - SEE

DARK BRONZE
OR EQUAL
LUMIDECK"
"MAPES-SUPER 
CANOPY
EYEBROW

METAL PANEL- MEDIUM BRONZE
HORIZONTAL MEGA RIB 

VERTICAL PEMB PANEL- COLOR "ASH GRAY"

SEE PLAN
KNOX BOX-

FDC CONNECTION

6" HIGH MIN
NUMBERS
ADDRESS

COLOR- LIGHT CHERRY
BY LONGBOARD- 
WOOD  GRAIN METAL
6" HORIZONTAL 

1870 SF IS STONE OR WOOD PRODUCT (39.7% OF TOTAL)
4712 SF TOTAL NORTH FACE

1/4"/FT SLOPE LINE

1/4" / FT SLOPE BEYOND

DARK BRONZE
8" METAL BAND -

DARK BRONZE
PROJECTED OUT 12"
8" BAND 

DARK BRONZE
PROJECTED OUT 12"
8" BAND 

1/4"/FT SLOPE

DARK BRONZE
8" BAND -

STANDING SEAM ROOF

STANDING SEAM ROOF

PARAPET BACKSIDE BEYOND

PEMB SUPPLIER
8" BAND BY

COLOR- LIGHT CHERRY
BY LONGBOARD- 
WOOD  GRAIN METAL
6" HORIZONTAL 

VERTICAL PEMB PANEL- COLOR "ANTIQUE BRONZE"

COLOR- LIGHT CHERRY
BY LONGBOARD- 
WOOD  GRAIN METAL
6" HORIZONTAL 

COLOR DARK BRONZE
8" CAP FLASHING -

DARK BRONZE
8" METAL BAND -

VERTICAL PEMB PANEL- COLOR "ANTIQUE BRONZE"

VERTICAL PEMB PANEL- COLOR "ASH GRAY"

COLOR- LIGHT CHERRY
BY LONGBOARD- 
WOOD  GRAIN METAL
6" HORIZONTAL 

METAL PANEL- MEDIUM BRONZE
HORIZONTAL MEGA RIB 

METAL PANEL- MEDIUM BRONZE
HORIZONTAL MEGA RIB 

VERTICAL PEMB PANEL- COLOR "ANTIQUE BRONZE"

DARK BRONZE
8" METAL BAND -

MEDIUM BRONZE
METAL PANEL- 
HORIZONTAL MEGA RIB 

MEDIUM BRONZE
METAL PANEL- 
HORIZONTAL MEGA RIB 

VERTICAL PEMB PANEL- COLOR "ANTIQUE BRONZE"

DARK BRONZE
8" BAND -

TINTED GLAZING
1" INSULATED LOW-E
6" DEEP ALUM FRAMING w/ 

VERTICAL PEMB PANEL- COLOR "ANTIQUE BRONZE"

BE REQUIRED HERE
EGRESS DOOR MAY

ELEVATION UPDATED 4/18/22

VERTICAL PEMB PANEL- COLOR "ASH GRAY"
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