
 
 

GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION PUBLIC HEARING 

NOVEMBER 12, 2024 
TUESDAY 
 6:30 P.M. 
AGENDA 

 
 
 
CALL TO ORDER: 
 
PLEDGE OF ALLEGIANCE: 
 
APPROVAL OF AGENDA: 
 
DECLARATION OF CONFLICT OF INTEREST: 
 
CALL TO THE PUBLIC: (Note: The Board reserves the right to not begin new business after 10:00 p.m.) 
 
OPEN PUBLIC HEARING #1…. Consideration of a rezoning application and environmental impact 
assessment to rezone 410 s. Hughes Road (parcel 4711-03-300-011) (9.76 acres) from Public Recreation 
Facilities (PRF) to Suburban Residential (SR). The property is located on the west side of Hughes Road south 
of Golf Club. The request is petitioned by Jill Bianco.  

A. Recommendation of Environmental Impact Assessment (10-22-24) 
B. Recommendation of Rezoning 

 
 
OPEN PUBLIC HEARING #2... Consideration for a site plan review and completion of a private road to phase two 
of the Misty Meadows Subdivision. The property is located on the West side of Latson Road, south of Crooked 
Lake Road. The request is submitted by GFG Investment Properties.  

A. Recommendation of Environmental Impact Assessment (5-19-16) 
B. Disposition of Site Plan (10-22-24) 

 
 
 
 
ADMINISTRATIVE BUSINESS: 

• Staff Report 
• Approval of October 15, 2024 Planning Commission meeting minutes  
• Member discussion 
• Adjournment 

 
 
 
 
 
 
 
 
 
 
 

*Citizen’s Comments- In addition to providing the public with an opportunity to address the Township Board at the beginning of the 
meeting, opportunity to comment on individual agenda items may be offered by the Chairman as they are presented. Anyone speaking 
on an agenda item will be limited to 2 minutes. 
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GENOA CHARTER TOWNSHIP 

Application for Re-Zoning

APPLICANT NAME: ADDRESS: 

OWNER NAME: ADDRESS: 

PARCEL #(s): ________________________________  PRIMARY PHONE: (       )      

EMAIL 1: _______________________________  EMAIL 2: ___________________________________ 

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

A. REQUIRED SUBMITTAL INFORMATION

1. A legal description and street address of the subject property, together with a map identifying
the subject property in relation to surrounding properties;

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

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

 to . 

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

5. A conceptual plan demonstrating that the site could be developed with representative uses
permitted in the requested zoning district meeting requirements for setbacks, wetland buffers
access spacing, any requested service drives and other site design factors;

6. A written environmental impact assessment, a map of existing site features as described in Article
18 describing site features and anticipated impacts created by the host of uses permitted in the
requested zoning district;

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

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

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

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

________________________________________________________________________________ 

________________________________________________________________________________ 

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

 
________________________________________________________________________________ 
 
________________________________________________________________________________ 
 
________________________________________________________________________________ 
 

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

________________________________________________________________________________ 
 
________________________________________________________________________________ 
 
________________________________________________________________________________ 
 

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

________________________________________________________________________________ 
 
________________________________________________________________________________ 
 
________________________________________________________________________________ 
 

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

________________________________________________________________________________ 
 
________________________________________________________________________________ 
 
________________________________________________________________________________ 
 

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

_______________________________________________________________________________ 
 
________________________________________________________________________________ 
 
________________________________________________________________________________ 
 

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

________________________________________________________________________________ 
 
________________________________________________________________________________ 
 
________________________________________________________________________________ 
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November 5, 2024 
 
 
Planning Commission  
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
At the Township’s request, we have reviewed the revised application form and submittal materials 
proposing rezoning of a 9.76 acre parcel from PRF Public and Recreational Facilities to SR Suburban 
Residential. 
 
The proposal has been reviewed in accordance with the applicable provisions of the Genoa Township 
Zoning Ordinance, including Section 22.04 Criteria for Amendment of the Official Zoning Map.  
 
A. SUMMARY 

 
1. The subject site is planned as Small Lot Residential, which is consistent with SR zoning. 
2. The request is generally consistent with the goals and objectives of the Township’s Master Plan. 
3. The request is anticipated to be compatible with the environmental conditions of the site and the 

surrounding area. 
4. A new residence cannot be built as currently zoned. 
5. The host of uses permitted in SR are generally compatible with existing and planned uses in the 

surrounding area. 
6. The Commission should consider any comments provided by the Township Engineer, Utilities 

Director and/or Fire Authority with respect to impacts on infrastructure and services. 
7. In our opinion, rezoning is appropriate based on the Master Plan and site conditions, and is more 

appropriate than a text amendment allowing single-family residences in PRF. 
8. Existing nonconforming structures will become more conforming with rezoning. 
 
B. PROCESS 

 
As noted in Section 22.03 of the Township Zoning Ordinance, the process to amend the Official Zoning 
Map (rezoning) is as follows: 
 
1. The Township Planning Commission holds a public hearing on the rezoning and makes its 

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

and 
3. The Township Board considers these recommendations and takes action to grant or reject the 

rezoning request. 
 
It is important to note that requests for conventional rezoning cannot include conditions, per the Michigan 
Zoning Enabling Act. 
 
 

Attention: Amy Ruthig, Planning Director 
Subject: Proposed rezoning from PRF to SR (Review #2) 
Location: 410 S. Hughes Road – west side of S. Hughes Road, south of Golf Club Road 
Zoning: PRF Public and Recreational Facilities District 
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410 S. Hughes Road Rezoning (PRF to SR) 

Review #2 
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C. AREA OVERVIEW 

 

The subject parcel is located on the west side of S. Hughes Road, south of Golf Club Road. 
 
The following tables provide a general overview of existing uses, current zoning, and planned uses in the 
subject area: 
 

  

Existing Conditions 

 

Site Single-family residence 

North Recreational 

East Recreational 

South Residential 

West Recreational/Residential 

  

Zoning 

 

Site PRF 

North PRF 

East PRF 

South LRR 

West PRF/LRR 

  

Master Plan 

 

 

Site Small Lot Residential 

North Private Recreation 

East Private Recreation 

South Small Lot Residential 

West 
Private Recreation/Small Lot 

Residential 

 

Subject site 

Subject site 

Subject site 
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D. REZONING REVIEW 

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

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

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

 
The Township Master Plan and Future Land Use Map identify the subject site as Small Lot Single Family 
Residential.  The Master Plan describes this category as follows: 
 

This designation refers to two distinct groups of single family residential uses: the older homes 

around Lake Chemung and the Tri- Lakes area and newer, small lot, single family subdivisions 

located within the more urbanized area of the Township. Secondly are These areas will generally 

be, or are planned to be, served by public water and sanitary sewer. Single family residential 

uses located within these areas will typically be located on lots ranging from 14,520 square feet 

to 21,780 square feet in size or 2 to 3 units per acre. 

 
Per the Zoning Plan, this classification corresponds to the SR Suburban Residential zoning district. 
 
The intent behind the request is to construct a new single-family residence, which will allow for 
preservation of the wetland and woodland areas of the property, which is consistent with the goals and 
objectives of the Master Plan.   
 
2. Compatibility of the site's physical, geological, hydrological and other environmental features with 

the host of uses permitted in the proposed zoning district. 

 
Based on the Environmental Impact Assessment included with the submittal, the site contains steep slopes 
and areas of wetland and woodland. 
 
Any future development would be impacted by these features/conditions; however, the predominant land 
use allowed in SR is single-family residential on lots of at least 1 acre, which is likely to remain 
compatible with these features/conditions. 
 
The submittal does not describe or depict any future development of the property under LDR; however, 
development will be subject to review and approval based on the standards of the Zoning Ordinance, 
which include provisions/incentives for natural feature protection. 
 
It is our understanding that the intent of the rezoning request is to permit a new single-family residence to 
replace the existing residence, which is in disrepair (but cannot be redeveloped as currently zoned). 
 
Generally speaking, the host of uses allowed in SR are conducive to protecting sensitive natural features. 
 
The Commission should also consider any technical comments provided by the Township Engineer under 
this criterion. 
 
3. The ability of the site to be reasonably developed with one (1) of the uses permitted under the 

current zoning. 

 
PRF is intended to accommodate public, educational, and recreational uses.  The site currently contains a 
single-family residence, which is not an allowable use under PRF and would be considered 
nonconforming. 
 
As noted above, the intent of the rezoning request is to build a new residence to replace the existing 
building, which cannot be done as currently zoned. 
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Given the private ownership of the property and the fact that there is an existing single-family residence 
onsite, requiring development of a permitted PRF use does not seem reasonable, in our opinion. 
 
4. The compatibility of all the potential uses allowed in the proposed zoning district with surrounding 

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

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

 
PRF (current) is generally intended for public, educational, and recreational uses, while SR (proposed) is 
generally intended for single-family residences on lots of at least 1 acre in area (given the absence of 
public water and sewer). 
 
SR uses are generally expected to be compatible with the conditions of the subject area, and will generally 
be less intensive than would development under PRF. 
 
5. The capacity of Township infrastructure and services sufficient to accommodate the uses permitted 

in the requested district without compromising the "health, safety and welfare" of the Township. 
 
The Environmental Impact Assessment notes that the site is not served by public water or sewer and that 
onsite well and septic will be utilized. 
 
The Commission should consider any technical comments provided by the Township Engineer, Utilities 
Director, and/or Brighton Area Fire Authority with respect to this criterion. 
 
6. The apparent demand for the types of uses permitted in the requested zoning district in the 

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

demand. 

 
At face value, the request is intended to mitigate a nonconforming use – a single-family residence in PRF 
zoning.  The stated intent is to demolish the existing residence and construct a new conforming residence. 
 
Though further development is not proposed at this time, the site could be developed for single-family 
residences on at least 1 acre of land if rezoned.  The total number of residences that the site could 
accommodate is limited by property conditions (steep slopes, wetland, need for well and septic) and the 
need for vehicular access to/from S. Hughes Road. 
 
The area includes a mix of recreational and residential uses, though the nearby residential is generally on 
lots much smaller than 1 acre in area.   
 
Generally speaking, the Master Plan classification reflects a demand for residential in this area of the 
Township.  Rezoning will also mitigate a nonconforming use, as previously noted. 
 
7. Where a rezoning is reasonable given the above criteria, a determination the requested zoning 

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

Uses within a district. 

 
The site contains an existing single-family residence that is nonconforming under the current PRF zoning.   
 
The requested rezoning would make the residence a compliant use, while the reduced setbacks would 
make nonconforming buildings and structure more conforming. 
 
In our opinion, SR is more appropriate than PRF for the principal use of the property and as a means to 
reduce nonconformity. 
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8. The request has not previously been submitted within the past one (1) year, unless conditions have 

changed or new information has been provided. 

 
This request has not previously been submitted within the past year. 
 
Should you have any questions concerning this matter, please do not hesitate to contact our office. 
 
Respectfully, 
SAFEBUILT STUDIO 
 
  
  

 
Brian V. Borden, AICP 
Planning Manager 



 

Tetra Tech 
3497 Coolidge Road, East Lansing, MI 48823 

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

 
 
 
 
 
 
 
October 31, 2024 
 
Ms. Amy Ruthig 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re: Bianco Rezoning 

Site Plan Review No. 2 

 
Dear Ms. Ruthig: 
 
Tetra Tech conducted a second review of the Bianco rezoning submittal last dated September 22, 2024. The rezoning 
plan and impact assessment were prepared by Boss Engineering on behalf of Jill Bianco. The 9.76-acre site is 
located on the southwest side of South Hughes Road, just south of Arrow Drive. The Petitioner is proposing to 
rezone the parcel from Public and Recreational Facilities (PRF) to Suburban Residential (SR).  
 
No site improvements are proposed as part of the proposed rezoning application and the site already includes a 
single-family residence that is consistent with the proposed rezoning. Since no improvements are proposed and the 
proposed rezoning is generally a less intense use, we have no engineering concerns with the proposed rezoning.  
 
Please call or email if you have any questions.    
 
Sincerely,  
 
 
 
Shelby Byrne, P.E. Sydney Streveler, EIT  
Project Engineer Civil Engineering Group 
  



October 7, 2024

Sharon Stone-Francis
Genoa Township
2911 Dorr Road
Brighton, MI 48116

RE: Hughes Road Re-Zoning
410 S Hughes Rd
Genoa Twp., MI

Dear Sharon,

The Brighton Area Fire Department has reviewed the above-mentioned site plan. The
plans were received for review on September 25, 2024 and the drawings are dated
September 17, 2024. The project is based on the rezoning of an existing 9.76-acre parcel
currently zoned as Public and Recreational Facilities (PRF) to Low-Density Residential
(LDR). The plan review is based on the requirements of the International Fire Code (IFC)
2021 edition.

The Fre Authority has no opposition to the Rezoning, however, will need to review the final
site plan for the number of units for access and water supply needs.

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: Sharon Stone sharon@genoa.com

mailto:sharon@genoa.com
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GENOA TOWNSHIP IMPACT ASSESSMENT 
PROPERTY RE-ZONING 

 
 
 
 

Prepared for: 
 

Applicant / Property Owner 
Jill Bianco 

410 S Hughes Rd 
Howell, Michigan 48843 

 
 
 
 
 
 

Prepared by: 
 

Jared Prather, E.I.T. 

 
 

October 22, 2024 
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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: 
 
Jared Prather, E.I.T. 
Project Engineer 
Boss Engineering 
3121 E Grand River 
Howell, MI 48843 
 
Prepared for: 
 
Owner/ Applicant: 
Jill Bianco       
600 Woodcrest Dr     
Dearborn, MI  48124   
 

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 # 4711-03-300-011 in Sections 3 & 4, Genoa Township, Livingston 
County, MI and is proposed to be re-zoned from Public and Recreational Facilities (PRF) to 
Suburban Residential (SR). 
 
The subject site is bordered: 
• On the north by the 42.29 acre ± Lake Chemung Outdoor Resort which is zoned Public and 

Recreational Facilities District (PRF). 
• On the east by South Hughes Road and by the 100.08 acre ± Lake Chemung Outdoor 

Resort Golf Course across South Hughes Road (zoned PRF) 
• On the south by the 2.21 acre ± lot at 500 South Hughes Road with parcel ID 4711-03-300-

016 zoned Lakeshore Resort Residential (LRR). 
• On the south by other (LRR) lots, each sized less than 1 acre  
• On the west by Lake Chemung 
 

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. 

 
This project site is located on the northeast shoreline of Lake Chemung. Lake Chemung Outlet 
Drain, a Livingston County Drain Commissioner open drain, runs into the northwest corner of 
the site. A 9.76 acre +/- wetland covers the midsection of the parcel and off-site to the adjacent 
parcel to the north. The existing soils onsite are mainly Carlisle Muck within the wetland area 
and Gilford sandy loam along the lakeshore and by South Hughes Road. The southeast and 
northwest areas of the site are hilly with slopes upwards of 12% per Natural Resources 
Conservation Service Web Soil Survey. The site also features woodlands throughout the 
property. One single-family home is currently on the parcel in the northwest property line. 
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D. Impact on storm water management: description of soil erosion control measures 
during construction. 

 
Future construction will plan for storm water to be managed onsite and installed before 
construction.  Detailed construction plans would be reviewed by the Township Engineer and 
the Soil Erosion Control permit would be reviewed and issued by the Livingston County Drain 
Commissioner. 
 

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. 

 
Existing woodlands throughout the property and along property lines help screen adjacent uses 
from the proposed suburban residential single-family use. The proposed use is compatible with 
future land use and with the adjacent single-family residential. Additionally, the parcel 
designation on the zoning map is inconsistent with the Genoa Township existing & future land 
use maps. The zoning map indicates the parcel as being Public & Recreational Facilities (PRF) 
whereas the Map 6 Existing Land Use Master Plan Update of October 2013 shows Single-
Family Residential & the Map 7 Future Land Use Master Plan Update of December 2015 shows 
the parcel as Small Lot Single-Family Residential – 2 to 3 units per acre. 
 

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

 
MHOG water and sewer do not currently serve this parcel. The site is anticipating using an 
onsite septic field and well for sanitary sewer and water services respectively. 
 

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 previously stated, public water and sewer via MHOG do not currently serve this parcel. Any 
future construction would plan for storm water to be managed onsite and installed before 
construction. Detailed construction plans would be reviewed by the Township Engineer and 
the Soil Erosion Control permit would be reviewed and issued by the Livingston County Drain 
Commissioner. 
 

H. Storage or handling of any hazardous materials: Description of any hazardous 
materials used, stored, or disposed of onsite. 

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

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

 
There is already one single-family residence on this parcel with no additional parcels planned 
at this time. 
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J. Special provisions:  Deed restrictions, protective covenants, etc. 
 
No special provisions, deed restrictions, or protective covenants are known to exist. 
 

K. Description of all sources: 
• Genoa Township Zoning Ordinance and engineering standards 
• Livingston County Drain Commissioner engineering standards 
• NRCS Web Soil Survey  
• Institute of Traffic Engineers (ITE) Trip General Manual, 10th Edition 
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SITE DATA
PARCEL # 4711-03-300-011
410 S. HUGHES RD
HOWELL, MI
GENOA TOWNSHIP
9.76 AC. ±

CURRENT ZONING: PUBLIC AND RECREATIONAL FACILITIES (PRF)
CURRENT USE: RESIDENTIAL

PROPOSED RE-ZONING: SUBURBAN RESIDENTIAL (SR)
REQUIRED LOT AREA: 1 AC.
PROPOSED USE: SINGLE-FAMILY RESIDENTIAL

SR DISTRICT DIMENSIONAL STANDARDS
- MIN. LOT AREA: 1 AC.
- MIN. LOT WIDTH: 100 FT
- BUILDING SETBACK: PROVIDED

FRONT: 40 FT     40 FT
SIDE: 20 FT EACH (40 FT TOTAL)     20 FT EACH
REAR: 50 FT     50 FT
MAX LOT COVERAGE: 20% BLDG, 35% IMP        1% BLDG, 4.56% IMP
MAX BUILDING HEIGHT: 35 FT (2 STORIES)
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November 5, 2024 
 
Planning Commission  
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
At the Township’s request, we have reviewed the revised submittal materials (plans most recently dated 
10/22/24) proposing the Phase 2 road extension/completion for Misty Meadow Drive. 
 
We have reviewed the proposal in accordance with the applicable provisions of the Genoa Township 
Zoning Ordinance, notably Section 15.05, and provide the following for your consideration. 
 
A. Summary 
 
1. In our opinion, the conditions are present to warrant consideration of a private road as opposed to 

public. 
2. If the existing Private Road Maintenance Agreement does not cover Phase 2, it must be amended and 

submitted for the Township’s review. 
3. The technical design and construction standards are subject to review and comment by the 

Township’s engineering consultant. 
4. The Commission should consider any comments provided by the Brighton Area Fire Authority. 
5. The Commission may request an updated Environmental Impact Assessment if deemed necessary. 
 
B. Proposal/Process 
 
In accordance with Article 18 of the Township Zoning Ordinance, the applicant requests site plan 
review/approval for extension/completion of a private road.  Such projects are subject to Planning 
Commission review based on the standards of Section 15.05. 
 
The Planning Commission has approval authority over the site plan, but is to provide a recommendation 
on the Impact Assessment for the Township Board’s consideration. 
 
C. Private Road Review 
 
1. Public versus Private Road Standards.  Phase 1 of the project, which included a private road 

to/from S. Latson Road and access to Lots 1-5, was approved as a private road. 
 

In general, extension/completion of an existing private road demonstrates the conditions necessary for 
consideration of a private road (as opposed to public). 
 
The applicant provided the required Private Road Maintenance Agreement as part of the Phase 1 
approval.  It is understanding that the Agreement covers the entire project; however, we request 
confirmation. 
 
If the existing Agreement does not cover Phase 2, an amended Agreement must be provided for the 
Township’s review. 

Attention: Amy Ruthig, Planning Director 
Subject: Misty Meadow Drive Phase 2 – Private Road Review #2 
Location: West side of S. Latson Road, south of Crooked Lake Road 
Zoning: RR Rural Residential District 
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Aerial view of site and surroundings (looking north) 

 
2. AASHTO Standards.  This standard is subject to review and comment by the Township’s 

engineering consultant. 
 

3. Easement Width.  Consistent with the existing roadway and Ordinance requirements, the 
extension/completion of Misty Meadow Drive is within a 66-foot wide easement. 

 
4. Road Design.  Given the total number of lots proposed (9), the private road has a classification of 

“local,” which requires a 22-foot roadway width, may be gravel or asphalt, but does not require curb 
and gutter. 

 
The typical cross-section depicted on Sheet 3 provides a 22-foot wide gravel roadway without curb 
and gutter, per Ordinance requirements. 

 
5. Maximum Length/Turnarounds.  In total, the proposed roadway is longer than 1,000 feet, but 

provides a continuous loop layout. 
 

This standard is subject to further review by the Township’s engineering consultant and the Brighton 
Area Fire Authority.   

 

6. Grading.  This standard is subject to review and comment by the Township’s engineering consultant. 
 

7. Horizontal Curve.  This standard is subject to review and comment by the Township’s engineering 
consultant. 

 

8. Intersection Design.  The intersection with S. Latson Road was approved as part of Phase 1; 
however, the Commission should consider any additional comments provided by the Township’s 
engineering consultant.   

 

9. Minimum Offsets.  This standard is subject to review and comment by the Township’s engineering 
consultant. 

 

10. Boulevard Medians.  The project does not include a boulevard median. 
 

11. Vertical Clearance.  Note #4 on Sheet 3 states that the required overhead tree clearance of 15 feet 
will be provided within the width of the pavement. 

 

12. Street Names.  It is our understanding that Livingston County previously approved the street name 
(Misty Meadow Drive). 

Subject site 
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13. Signs.  Note #5 on Sheet 3 states that required stop and street signs will be provided in accordance 

with the requirements of the Michigan Manual of Uniform Traffic Control Devices and Road 
Commission. 

  

14. Yard Setback.  Phase 2 of the private road does not abut any of the surrounding property lines. 
 
15. Impact Assessment.  The initial submittal included the previously approved Impact Assessment from 

2016. 
 

Property conditions and the nature of the project have not changed significantly since the original 
Assessment was prepared and approved; however, the Commission may request an updated 
Assessment if deemed necessary.  

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

 
Brian V. Borden, AICP 
Planning Manager 



 

Tetra Tech 
3497 Coolidge Road, East Lansing, MI 48823 

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

 
 
 
 
 
 
 
 
October 31, 2024 
 
Ms. Amy Ruthig 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re: Misty Meadow Drive 

Site Plan Review No. 2 

 
Dear Ms. Ruthig: 
 
Tetra Tech conducted a second review of the site plan submittal for Misty Meadow Drive Phase 2 last dated October 22, 
2024. The site plan was prepared by Boss Engineering for GFG Investment Properties, LLC. Misty Meadows is a 
nine-lot residential development and private road on a 40.34-acre site. The improvements are part of the second 
phase of the project and propose an extension of the private gravel roadway, addition of a detention basin, and the 
removal of two temporary cul-de-sacs.  
 
We have reviewed the revised site plan, and the petitioner has satisfactorily addressed our previous comments. We 
have no further engineering related concern with the proposed site plan. Please call or email if you have any 
questions. 
 
Sincerely,  
 
 
 
Shelby Byrne, P.E. Sydney Streveler, EIT  
Project Engineer Civil Engineering Group  



October 7, 2024

Sharon Stone-Francis
Genoa Township
2911 Dorr Road
Brighton, MI 48116

RE: Misty Meadows Private Road
Misty Meadows Drive
Genoa Twp., MI
Site Plan Review

Dear Kelly:

The Brighton Area Fire Department has reviewed the above mentioned site plan.
The plans were received for review on September 25, 2024 and the drawings are
dated March 23, 2016 with latest revisions dated January 25, 2019. The project is
for a private road for a 9 lot single-family residential development.

The plan review is based on the requirements of the International Fire Code (IFC)
2021 edition.

The fire authority has no objection to the change from bituminous pavement
to gravel. The access roads shall be constructed to be capable of supporting
the imposed load of fire apparatus weighing at least 75,000 pounds and must
be a maintained all weather surface.

IFC 503.2.3

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
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Fire Marshall Boisvert’s letter dated February 7, 2002 stated: 
● The secondary access drive surface from Gray Road must be substantially improved. The 

drive is not well maintained, is not cleared of foliage and debris. The gate is in disarray and 
is lacking a proper Knox padlock. The surface must be brought to its original approved 
condition capable of supporting the weight of an 84,000-pound emergency vehicle extending 
from Gray Road and for the entire length of the drive. The width of the drive shall be 
maintained at 20’ wide with a 13½’ overhead clearance. A Knox padlock must be purchased 
and installed on the gate in conjunction with the owner's lock for emergency vehicle access. 

● The applicant shall provide names, addresses, phone numbers, and emails of owner or 
agent, contractor, architect, on-site project supervisor. 

 
The call to the public was made at 8:37 pm with no response. 
 
Commissioner Rauch noted that this building will allow a lot of the current outdoor storage to be 
moved inside. 
 
Moved by Commissioner Rauch, seconded by Commissioner Dhaenens, to approve the sketch 
plan for a proposed 10,920 sq. ft. storage building at Wonderland Marine West located at 5796 
E. Grand River Avenue, south side of E. Grand River, west of Dorr Road, with the following 
conditions: 
● The Planning commission finds the building materials presented this evening are 

acceptable and comparable to other facilities and buildings on the subject parcel. 
● The parking notes shall be updated to show what areas are existing and what are 

proposed. 
● The Planning Commission approves the 21-foot setback instead of the Buffer Zone A as 

required between zoning districts since the parcel is under one ownership. 
● The applicant will update any existing landscaping that is in poor conditions per previous 

approvals. 
● The applicant will provide details of all building lights to ensure they are within the 

standards of the Township. 
● The Planning Commission finds the gravel parking surface to be acceptable in lieu of 

pavement and curb and gutter. 
● The applicant shall comply with all concerns outlined in the Brighton Area Fire Authority 

Fire Marshal’s letter dated February 7, 2022.  
● The applicant shall comply with the request in the Livingston County Health Department’s 

email from February 7, 2022.  
The motion carried unanimously. 
 
OPEN PUBLIC HEARING #4...Consideration of a request for an extension to a previously 
approved Impact Assessment and Site Plan for Misty Meadows Drive private road located on 
the west side of S. Latson Road, south of Crooked Lake Road. The request is petitioned by 
GFG Investments Properties.  

A
P
P
R
O
V
E
D

Amy Ruthig
Highlight

Amy Ruthig
Highlight



Genoa Township Planning Commission 
February 14, 2022 
Approved Minutes 
 

A. Disposition of Site Plan Extension. 
 
Mr. Guy Genzel of 15264 Bailey Street, Taylor, MI is the developer for this project. He stated he 
is continually working on this project; however, he still needs more time before it is complete.  
 
Mr. Borden stated that since the applicant has already received two one-year extensions from 
Staff, he is required to receive any additional approval from the Planning Commission. 
 
Commissioner Mortensen asked the applicant if he is going to provide asphalt roads as was 
originally approved. Ms. VanMarter stated that the Township Attorney has provided an opinion 
that the Township cannot require the applicant to install asphalt roadways as it is not required 
by the Township. The one property owner has acknowledged that the roadways will be gravel. 
 
Ms. Byrne reviewed her letter dated February 8, 2022. 
● Since there is no change proposed to the site plan, she has no objection to the requested 

permit extension. 
● The Petitioner will need to provide a schedule for completing the road construction. Due to 

delays in the project, Ms. Byrne will need additional escrow for the final road inspections.  
 
Commissioner Rauch asked if the Soil erosion permit is still valid. Mr. Genzel stated the permit 
is good until 2023. 
 
The call to the public was made at 8:53 pm with no response. 
 
Moved by Commissioner Rauch, seconded by Commissioner Mortensen, to approve a 12-
month extension for Misty Meadows Drive private road located on the west side of S. Latson 
Road, south of Crooked Lake Road for GFG Investments. The motion carried unanimously. 
 
ADMINISTRATIVE BUSINESS 

Staff Report 
 
Ms. VanMarter stated there will be eight items on the March 14 meeting agenda. 
 
There will also be a special meeting on March 28 to continue the Master Plan discussion. 
 
Approval of the January 10, 2022 Planning Commission meeting minutes 
 
Moved by Commissioner McCreary, seconded by Commissioner Dhaenens, to approve the 
minutes of the January 10, 2022 Planning Commission Meeting as presented.  The motion 
carried unanimously. 
 
Member Discussion 
 
There were no items to discuss this evening. 
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● The table of prohibited uses will be eliminated and replaced with selected and 
restricted permitted uses from the Office Service and Industrial zoning districts. 

● The sign proposed at 8 feet high is allowed due to its consistency with other 
signs on Grand River Avenue and there are multiple businesses on this site 
located a considerable distance from Grand River. 

● Approval of the deviation of one-acre minimum lot size due to the availability of 
shared municipal water for all three parcels. 

The motion carried unanimously. 
 
Moved by Commissioner Grajek, seconded by Commissioner Rickard, to recommend 
to the Township Board approval of the Impact Assessment dated January 2019.  The 
motion carried unanimously. 
 
Moved by Commissioner Mortensen, seconded by Commissioner Dhaenens, to 
recommend to the Township Board approval of the Conceptual Plan dated February 22, 
2019 for the Birkenstock property, subject to the following: 

● The building materials and the rendering of the existing building are acceptable 
and the samples will become Township property. 

● The petitioner is encouraged to retain and/or relocate to the extent possible any 
healthy and mature trees. 

● The wall requirements for the Buffer Zone “B” plantings as depicted will remain. 
● The sign proposed at 8 feet high is allowed due to its consistency with other 

signs on Grand River Avenue and there are multiple businesses on this site 
located a considerable distance from Grand River.  The existing pole sign shall 
be removed. 

● Details of the electronic messaging will be provided at the final PUD plan 
● The requirements of the Township engineer in his letter dated March 1 shall be 

addressed. 
The motion carried unanimously. 
 
OPEN PUBLIC HEARING #3…  Review of a site plan amendment for a proposed 
private road project known as “Misty Meadows” located on a vacant property to a 
previously approved project known as “Misty Meadows Private Road”. 
 

A. Disposition of Site Plan Amendment (1-25-19) 
 
Mr. Keith Genzel and Mr. Guy Genzel were present. 
 
Mr. Borden stated the Township’s private road standards permit this road to be gravel. 
 

Amy Ruthig
Highlight



Planning Commission Meeting  
March 11, 2019 Approved Minutes 
 

8 

Mr. Markstrom stated the proposal is acceptable and allowed by Township ordinance. 
 
Commissioner Mortensen is concerned that the owners of the two lots that have already 
been sold were expecting a paved road and now it will be gravel.  He would like letters 
from these two owners stating they are agreeable to the road being gravel.  The 
applicant advised he will provide these letters. 
 
The call to the public was made at 8:59 pm with no response. 
 
Moved by Commissioner Mortensen, seconded by Commissioner Dhaenens, to 
approve the Site Plan Amendment dated January 25, 2019 for Misty Meadows to permit 
the asphalt private road to be replaced with gravel as shown on the site plan, subject to 
letters being provided to Township staff from lot owners within the subdivision agreeing 
to the change from asphalt to gravel.  The motion carried (Dhaenens - yes; Brown - 
yes; McCreary - yes; Mortensen - yes; Rickard - No; Grajek - yes). 
 
OPEN PUBLIC HEARING #4… Review of sketch plan application and sketch plan for a 
proposed 8,142 sq. ft. addition for Michigan Rod Products located at 1326 Grand Oak 
Drive.  The request is petitioned by Asselin, McLane Architectural Group, LLC. 
 
A. Disposition of Sketch Plan (2-20-19) 
 
Mr. John Asselin, the architect, Mr. Tim Brown of Michigan Rod Products, and Mr. Kevin 
Johnson, the engineer, were present. 
 
Mr. Asselin stated they are requesting a less than five percent addition to an existing 
building.  Mr. Brown stated they have more work because one of their major competitors 
has gone out of business. 
 
Mr. Borden reviewed his letter dated March 6, 2019.  They have met all of his prior 
requirements; however, he made the following suggestions: 

● The applicant should be required to update the parking calculations on Sheet 
C101 to include the proposed building addition. 

● The applicant should inform the Township of the any increase in employees 
anticipated in conjunction with the proposed building addition. This may (or may 
not) impact the land-banked parking plan approved in 2016. 

● If the landscape plan approved in 2016 was not fully implemented or if 
landscaping has died since planting, the applicant should be required to make 
improvements accordingly. 

● If new lighting is proposed with the building addition, details must be provided. 
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Ayes – Ledford, Smith, Hunt, Rowell, Mortensen, Skolarus and McCririe.  Nays – None.  
Absent – None.  

6. Consideration of a request to approve the Environmental Impact Assessment (5-

19-16) corresponding to a site plan for the proposed Misty Meadows Drive private 

road located on the west side of S. Latson Road, south of Crooked Lake Road. The 

private road will serve 9 lots. The request is petitioned by GFG Investments 

Properties. 

Moved by Skolarus and supported by Smith to approve the environmental impact 
assessment for Misty Meadows Drive private road with the following conditions: The 
private road maintenance agreement shall be approved by the township attorney; the 
applicant shall comply with the private road construction process as described in the May 
17, 2016 memo from the Township Engineer.  The motion carried unanimously.    

7. Consider request to approve a Resolution of Intent calling a public hearing 

regarding the creation of a Local Development Finance Authority in the Latson 

Interchange area. 

Moved by Smith and supported by Ledford to approve the Resolution of Intent setting the 
public hearing for Monday, July 18, 2016 at 6:30 p.m. at the Genoa Charter Township 
Hall regarding the creation of a Local Development Finance Authority as requested.  The 
motion carried by roll call vote as follows:  Ayes – Ledford, Smith, Hunt, Rowell, 
Mortensen, Skolarus and McCririe.  Nays – None.  Absent – None.  

8. Consider request to approve a SMART Zone application to the Michigan 

Economic Development Corporation for the Latson Interchange Area. 

Moved by Hunt and supported by Skolarus to table until the next regular meeting of the 
board on June 20, 2016.  The motion carried unanimously.  

9. Consider going into closed session to discuss pending litigation pursuant to MCL 

15.268 § 8 (e). 

Moved by Skolarus and supported by Rowell to move to closed session at 7:01 p.m. as 
requested.  The motion carried by roll call vote as follows:  Ayes – Ledford, Smith, Hunt, 
Rowell, Mortensen, Skolarus and McCririe.  Nays – None.  Absent – None.  

The closed session was adjourned at the board returned to the open meeting at 7:15. 

 Correspondence regarding the 97 acre Herbst Farm was discussed with no action 
taken by the board. 

 St. George Lutheran Church approved the sale of cemetery lots to the township 

Amy Ruthig
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again sell the property to someone who will develop it.  Mr. Moore addressed the 
concerns of the planner, engineer and the Brighton Area Fire Authority’s review letters. 
 
Mr. Borden stated he is recommending approval of the extension; however, he wants 
the applicant to be aware that if any changes to the ordinance are made in the future, 
they will need to be addressed and the site plan will need to be amended. 
 
Commissioner Mortensen asked Mr. Moore if he is agreeable of not allowing parking on 
any street.  He stated he is and it will become part of the master deed. 
 
Commissioner Mortensen stated that the item noted in the Brighton Area Fire 
Authority’s letter regarding the on-site water needs and the suggestion of the Township 
requiring well-filled cisterns should be determined by the developer and property owners 
and not part of the site plan approval. 
 
The call to the public was made at 6:46 pm with no response. 
 
Moved by Commissioner Mortensen, seconded by Commissioner Figurski, to approve 
the Site Plan Extension for Mountain Top Estates with the following conditions: 

• The master deed will be amended to prohibit on-street parking. 
• The letter from Ace Civil Engineering, Inc. shall be reviewed by the Township 

engineer to ensure it meets their requirements. 
• The requirement for on-site water, such as cisterns, will be optional and be 

considered by the developer and home owners. 
The motion carried unanimously 
 
OPEN PUBLIC HEARING #2…Review of an Impact Assessment and Site Plan and for 
the proposed Misty Meadows Drive private road located on the west side of S. Latson 
Road, south of Crooked Lake Road.  The private road will serve nine lots.  The request 
is petitioned by GFG Investments Properties. 
 
Planning Commission disposition of petition: 

A. Recommendation of Environmental Impact Assessment (3-23-16) 
B. Disposition of Site Plan (4-20-16) 

 
Chairman Brown stated that the Site Plan does not need to be approved by the 
Planning Commission as it meets the requirements of the Subdivision Act.  The private 
road needs to be approved. 
 
Mr. Brent LaVanway of Boss Engineering and Mr. Guy Genzel, the property owner, 
were present.   
 
Mr. LaVanway gave a brief history and description of the property and project.  He 
stated the Livingston County Road Commission has approved the location of the road.  
He addressed the cistern requirement in the Brighton Area Fire Authority’s letter.  He 
would like to address this at a later date to determine if the demand is there, and if so, 
then it can be installed.  They will install evergreen trees as a buffer between the road 
and the property to the south as requested by Mr. Borden.  They can submit a plan to 
staff for their review. 

Amy Ruthig
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Mr. Borden feels the conditions are present that warrant consideration of a private road 
not built to Road Commission standards.  He also recommended that a “Private Road 
Maintenance Agreement” be provided.  He noted that this was given to the 
Commissioners by the applicant this evening.   
 
Commissioner Grajek questioned the need for cisterns for homes greater than 3,600 
square feet as recommended by the Brighton Area Fire Authority.  Commissioner 
Mortensen stated he has been on the Planning Commission for 20 years and the 
Township has never required a cistern.  He would recommend making this optional for 
consideration by the developer and future homeowners. Commissioner Grajek wants to 
ensure that the Township is in compliance with the BAFA.  Commissioner Mortensen 
stated the Fire Authority is making a recommendation.  
 
Ms. VanMarter stated that this comment on the letters from the BAFA for both items on 
tonight’s agenda were a surprise to staff.  She has set up a meeting with them to 
discuss these new requirements and to determine who has jurisdiction and how they 
should be addressed.  She noted that adding municipal water and sewer to these 
developments could change the rural nature of the Township. 
 
Chairman Brown suggested that the applicant strike the second sentence to the 
response in Item “F” of the Environmental Impact Assessment.  Mr. LaVanway agrees. 
 
Moved by Commissioner McManus, seconded by Commissioner Figurski, to 
recommend to the Township Board approval of the Environmental Impact Assessment 
for Misty Meadows dated March 23, 2016 with the removal of the second sentence of 
the response to Item “F”.  The motion carried unanimously. 
 
Moved by Commissioner Mortensen, seconded by Commissioner Lowe, to approve the 
Site Plan for Misty Meadows dated April 20, 2016 with the following conditions: 

• The Private Road Maintenance Agreement provided this evening shall be 
reviewed and approved by the Township Attorney. 

• Evergreen plantings shall be provided along the roadway adjacent to the road at 
the southeast corner of the property and reviewed and approved by Township 
Staff. 

• The requirement in the Brighton Area Fire Authority’s letter dated May 14, 2016, 
Paragraph 1, regarding the water related fire suppression issues are to be 
regarded as optional by the Township, subject to review by Township Staff and 
the Township Attorney. 

The motion carried unanimously. 
 
Administrative Business: 
 

• Staff Report  
 
Mr. VanMarter stated there will be two items on next month’s agenda. 
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FOR
SITE PLAN / CONSTRUCTION PLANS

GENOA TOWNSHIP, LIVINGSTON COUNTY, MI
PART OF NORTHEAST QUARTER, SECTION 20, T2N-R5E

Engineering
3121 E. GRAND RIVER AVE.

HOWELL, MI.  48843
800.246.6735  FAX 517.548.1670

Engineers    Surveyors    Planners    Landscape Architects

CONSTRUCTION NOTES
THE CONTRACTOR SHALL COMPLY WITH THE FOLLOWING NOTES AND ANY WORK INVOLVED SHALL BE CONSIDERED INCIDENTAL TO THE CONTRACT.
1.  THE CONTRACTOR SHALL HOLD HARMLESS THE DESIGN PROFESSIONAL, MUNICIPALITY, COUNTY, STATE AND ALL OF ITS SUB CONSULTANTS, PUBLIC AND PRIVATE UTILITY

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

2.  DO NOT SCALE THESE DRAWINGS AS IT IS A REPRODUCTION AND SUBJECT TO DISTORTION.
3.  A GRADING PERMIT FOR SOIL EROSION-SEDIMENTATION CONTROL SHALL BE OBTAINED FROM THE GOVERNING AGENCY PRIOR TO THE START OF CONSTRUCTION.
4.  IF DUST PROBLEM OCCURS DURING CONSTRUCTION, CONTROL WILL BE PROVIDED BY AN APPLICATION OF WATER, EITHER BY SPRINKLER OR TANK TRUCK.
5.  ALL CONSTRUCTION AND MATERIALS SHALL BE IN ACCORDANCE WITH LOCAL MUNICIPAL STANDARDS AND SPECIFICATIONS.
6.  THE CONTRACTOR IS RESPONSIBLE FOR OBTAINING ALL REQUIRED TOWNSHIP, COUNTY, AND STATE OF MICHIGAN PERMITS.
7.  PAVED SURFACES, WALKWAYS, SIGNS, LIGHTING AND OTHER STRUCTURES SHALL BE MAINTAINED IN A SAFE, ATTRACTIVE CONDITION AS ORIGINALLY DESIGNED AND

CONSTRUCTED.
8.  ALL BARRIER-FREE FEATURES SHALL BE CONSTRUCTED TO MEET ALL LOCAL, STATE AND A.D.A. REQUIREMENTS.
9.  ANY DISCREPANCY IN THIS PLAN AND ACTUAL FIELD CONDITIONS SHALL BE REPORTED TO THE  DESIGN ENGINEER PRIOR TO THE START OF CONSTRUCTION.  

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

10.  THE CONTRACTOR SHALL CONTACT ALL OWNERS OF EASEMENTS, UTILITIES AND RIGHTS-OF-WAY, PUBLIC OR PRIVATE, PRIOR TO THE START OF CONSTRUCTION.
11.  THE CONTRACTOR SHALL COORDINATE WITH ALL OWNERS TO DETERMINE THE LOCATION OF EXISTING LANDSCAPING, IRRIGATION LINES & PRIVATE UTILITY LINES.

THE CONTRACTOR IS RESPONSIBLE FOR ANY DAMAGE TO EXISTING LANDSCAPING, IRRIGATION LINES, AND PRIVATE UTILITY LINES.
12.  THE CONTRACTOR SHALL REMOVE ALL TRASH AND DEBRIS FROM THE SITE UPON COMPLETION OF THE PROJECT.
13.  THE CONTRACTOR SHALL MAINTAIN THE SITE IN A MANNER SO THAT WORKMEN AND PUBLIC SHALL BE PROTECTED FROM INJURY, AND ADJOINING PROPERTY 

PROTECTED FROM DAMAGE.
14.  THE CONTRACTOR SHALL KEEP THE AREA OUTSIDE THE "CONSTRUCTION LIMITS" BROOM CLEAN AT ALL TIMES.
15.  THE CONTRACTOR SHALL CALL MISS DIG A MINIMUM OF 72 HOURS PRIOR TO THE START OF CONSTRUCTION.
16.  ALL EXCAVATION UNDER OR WITHIN 3 FEET OF PUBLIC PAVEMENT, EXISTING OR PROPOSED SHALL BE BACKFILLED AND COMPACTED WITH SAND (MDOT CLASS II).
17.  ALL PAVEMENT REPLACEMENT AND OTHER WORKS COVERED BY THESE PLANS SHALL BE DONE IN ACCORDANCE WITH THE REQUIREMENTS OF THE TOWNSHIP, 

INCLUDING THE LATEST MICHIGAN DEPARTMENT OF TRANSPORTATION (MDOT) SPECIFICATIONS FOR HIGHWAY CONSTRUCTION.
18.  THE CONTRACTOR IS RESPONSIBLE FOR ALL DAMAGE TO EXISTING UTILITIES.
19.  NO ADDITIONAL COMPENSATION WILL BE PAID TO THE CONTRACTOR FOR ANY DELAY OR INCONVENIENCE DUE TO THE MATERIAL SHORTAGES OR RESPONSIBLE DELAYS

DUE TO THE OPERATIONS OF SUCH OTHER PARTIES DOING WORK INDICATED OR SHOWN ON THE PLANS OR IN THE SPECIFICATION OR FOR ANY REASONABLE
DELAYS IN CONSTRUCTION DUE TO THE ENCOUNTERING OR EXISTING UTILITIES THAT MAY OR MAY NOT BE SHOWN ON THE PLANS.

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

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

22.  NO TREES ARE TO BE REMOVED UNTIL MARKED IN THE FIELD BY THE ENGINEER.
23.  THE CONTRACTOR  SHALL BE RESPONSIBLE FOR ANY DAMAGE TO THE PROPERTY BEYOND THE CONSTRUCTION LIMITS INCLUDING BUT NOT LIMITED TO EXISTING

FENCE, LAWN, TREES AND SHRUBBERY.
24.  ALL AREAS DISTURBED BY THE CONTRACTOR BEYOND THE NORMAL CONSTRUCTION LIMITS OF THE PROJECT SHALL BE SODDED OR SEEDED AS SPECIFIED OR DIRECTED

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

S REQUIRED, THE SUBGRADE SHALL BE CUT TO CONFORM TO THE CROSS-SECTION AS SHOWN IN THE PLANS.
26.  TRAFFIC SHALL BE MAINTAINED DURING CONSTRUCTION.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROVIDING ALL SIGNS AND TRAFFIC CONTROL DEVICES.  FLAG

PERSONS SHALL BE PROVIDED BY THE CONTRACTOR IF DETERMINED NECESSARY BY THE ENGINEER.  ALL SIGNS SHALL CONFORM TO THE MICHIGAN MANUAL OF
UNIFORM TRAFFIC CONTROL DEVICES AT NO COST TO THE TOWNSHIP.  NO WORK SHALL BE DONE UNLESS THE APPROPRIATE TRAFFIC CONTROL DEVICES ARE IN
PLACE.

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

28.  AFTER REMOVAL OF TOPSOIL, THE SUBGRADE SHALL BE COMPACTED TO 95% OF ITS UNIT WEIGHT.
29.  ALL GRADING IN THE PLANS SHALL BE DONE AS PART OF THIS CONTRACT.  ALL DELETERIOUS MATERIAL SHALL BE REMOVED FROM THE SUBGRADE PRIOR TO 

COMPACTING.
30.  NO SEEDING SHALL BE DONE AFTER OCTOBER 15 WITHOUT APPROVAL OF THE ENGINEER.
31.  ANY EXISTING APPURTENANCES SUCH AS MANHOLES, GATE VALVES, ETC. SHALL BE ADJUSTED TO THE PROPOSED GRADE  AND SHALL BE CONSIDERED INCIDENTAL TO

THE CONTRACT.
32.  SOIL EROSION MEASURES SHALL BE MAINTAINED BY THE CONTRACTOR UNTIL VEGETATION HAS BEEN RE-ESTABLISHED.
33.  ALL PERMANENT SIGNS AND PAVEMENT MARKINGS SHALL BE INSTALLED IN ACCORDANCE WITH THE LATEST REVISION OF THE MICHIGAN MUTCD MANUAL AND SHALL BE

INCIDENTAL TO THE CONTRACT.
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#4711-20-200-023

GAS PIPELINE
SIGNEXISTING

HOUSE

POND

GAS PIPELINE
SIGN

#4711-20-200-024

E 1/4 COR.
SEC. 20
T2N-R5E
(E-08)

TAX #4711-20-200-006

TAX #4711-20-200-012

TAX #4711-20-200-017

#4711-20-200-014

-015

-004

CENTER
SEC. 20
T2N-R5E
(D-08)

ZONED: RR

ZONED: CE

ZONED: CE

ZONED: CE

ZONED: CE

ZONED: CE

ZONED: CE

STOP SIGN &
STREET SIGN

2.44 AC

5.47 AC
1

3.23 AC
2

4.72 AC
3

2.68 AC
4

2.44 AC
5

2.44 AC
6 7

4.09 AC
8

12.85 AC
9

66
.0

0'

22
.0

0'
32

.0
0'

362.17'

32
5.

24
'

362.19'

32
3.

57
'

407.15'
407.15'

34
3.

9'

781.91'

415.21'

34
7.

58
'

30.00'

60
.0

0'

50
.0

0'

764.35'

29
0.

1'

22

20HD5

15
16

HD7
17

13

12

5
HD1

4

3

1

8

HD2 7

9
10

CAUTION
HIGH PRESSURE

GAS MAIN

CAUTION
HIGH PRESSURE

GAS MAIN
Owner: Panhandle Eastern

Contact: Joel Norton
(517) 546-4770

12' WIDE PRIVATE EASEMENT
FOR PUBLIC UTILITIES

R50.0'TYP.

2

HD11

HD10

18

HD619

14

HD4

HD8

HD3
11

6

SOUTH LATSON R.O.W.

R72.00'

R7
2.0

0'

21

66' WIDE GAS MAIN
EASEMENT

99' WIDE GAS MAIN
EASEMENT

EXISTING
HOUSE

EXISTING
HOUSE

EXISTING
HOUSE

EXISTING
HOUSE

EXISTING
HOUSE

EXISTING
HOUSE

EXISTING
HOUSE

100.00'

817.16'

75
9.

79
'

531.86'

30
7.

94
'

699.20'

364.83'

99.00'

20
0.

42
'

603.19'

36.50' 587.38'

45
9.

34
'

28
8.

87
'

28
9.

84
'

11.28'

55
.1

4'
23

7.
70

'

53.00'

588.71'

83
.3

6'

566
.02

'

21
.9

9'

532.39'

56.22' 362.20'

SOUTH DETENTION
BASIN

NORTH DETENTION
BASIN

HD A

HD B

TEMPORARY
CUL-DE-SAC (SEE
DETAIL ON SH. 7)

PH
AS

E 
1

PH
AS

E 
2

PH
AS

E 
1

PH
AS

E 
2

PHASE 1
PHASE 2 TEMPORARY GRAVEL

OFFSET CUL-DE-SAC
(SEE DETAIL ON SH. 7)

TAX #4711-20-200-022
ZONED: RR

20' WIDE PERMANENT
DRAINAGE EASEMENT

PIPELINE CROSSING
ROAD DETAIL. SEE
DETAIL THIS SHEET

R3
5.0

0'

12.00'

12.00'

3' WIDE GRAVEL SHOULDER

SOUTH LATSON 66' R.O.W.

 MISTY MEADOW DRIVE - 66' R.O.W.

1.19%

30.00'

10.00'50.00'

R35.00' 50.00' 100.00'

2.00%

2.00%

2.00%

33.00' 33.00'

75.00'

984.22
T/A

983.98
T/A

984.58
T/A 985.18

T/A

983.29
T/A

983.18
T/A

983.02
T/A

984.52
FG 985.12

FG

983.12
FG982.52

FG
981.53
FG

2.36%

1.20%

CENTERLINE DITCH

CENTERLINE DITCH

983.29
T/A

981.33
FG

17.00'

60.00'

30.00'

                                 BENCHMARK INFORMATION
BM #200: NAIL IN S/S OF POWER POLE ALONG LOTS AND ROAD SOUTH
               OF #3370
               ELEVATION = 986.28 NAVD88
BM#201: NAIL ON SOUTH SIDE OF 22" CHERRY LOCATED ON EAST END
              OF THE E-W TREE ROW IN MIDDLE OF SITE
              ELEVATION = 972.40' NAVD88
BM#302: R.R. SPIKE IN WEST FACE OF UTILITY POLE 15' NORTH OF
              NORTH EDGE OF DRIVE FOR #3473 LATSON, 50' EAST OF ROAD
              ELEVATION = 984.34 NAVD88

SITE PLAN NOTES
1.  NO PARKING SHALL BE  PERMITTED ON THE ROAD
2.  BUILDINGS SHALL PROVIDE ADDRESS NUMBERS AT A MINIMUM
    4" IN HEIGHT TO BE VISIBLE FROM THE ROAD.
3. ACCESS ROADS SHALL BE CONSTRUCTED TO BE CAPABLE OF
SUPPORTING AT LEAST 75,000 LBS.
4. 15 FT. OF OVERHEAD TREE CLEARANCE TO BE PROVIDED
    WITHIN THE WIDTH OF THE PAVEMENT.
5. STOP SIGN AND STREET SIGN TO BE IN ACCORDANCE WITH THE
MICHIGAN UNIFORM TRAFFIC CONTROL DEVICES  AND CONFORM
TO ROAD COMMISSION REQUIREMENTS.
6. STREET NAME HAS BEEN SUBMITTED TO THE ROAD COMMISSION
    AND IS ACCEPTABLE.
7. TEMPORARY CUL-DE-SACS SHALL BE REMOVED DURING THE
    CONSTRUCTION OF PHASE 2.

Engineering
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NOTE
PARCEL REQUIRES FURTHER SOIL

EVALUATION DUE TO LIMITED
AREA OF SUITABLE SOILS
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#4711-20-200-023

GAS PIPELINE
SIGNEXISTING

HOUSE

POND

GAS PIPELINE
SIGN

#4711-20-200-024

E 1/4 COR.
SEC. 20
T2N-R5E
(E-08)

TAX #4711-20-200-006

TAX #4711-20-200-012

TAX #4711-20-200-017

#4711-20-200-014

-015

-004

ZONED: RR

ZONED: CE

ZONED: CE

ZONED: CE

ZONED: CE

ZONED: CE

ZONED: CE

STOP SIGN &
STREET SIGN

1

23

45

6 7

8

9

1.19%

1.00%

1.
00

%
3.

05
%

5.00%

1.00%

22

20HD5

15
16

HD7
17

13

12

5
HD1

4

3

1

8

HD2 7

9
10

CAUTION
HIGH PRESSURE

GAS MAIN

CAUTION
HIGH PRESSURE

GAS MAIN
Owner: Panhandle Eastern

Contact: Joel Norton
(517) 546-4770

12' WIDE PRIVATE EASEMENT
FOR PUBLIC UTILITIES

974.49
T/A

984.22
T/A HP

953.58
SWALE

978.75
T/A HP

971.50
RIM

963.53
T/A

956.00
T/A LP

970.90
SWALE

952.00
SWALE

2

HD11

HD10

18

HD619

14

HD4

HD8

HD3
11

6

SOUTH LATSON R.O.W.

976.78
T/A HP

974.18
T/A LP

971.40
RIM

21

66' WIDE GAS MAIN
EASEMENT

99' WIDE GAS MAIN
EASEMENT

983.98
T/A

EXISTING
HOUSE

EXISTING
HOUSE

EXISTING
HOUSE

EXISTING
HOUSE

EXISTING
HOUSE

EXISTING
HOUSE

EXISTING
HOUSE

12" EXISTING
CULVERT
S INV: 979.50
12" EXISTING
CULVERT
N INV: 977.60

96
0

95
8

95
6

958
956
954
952

980978976
974

980
982

978976972
974974

974
976

976

974
972

970

968

966

964

962
960

958

960

958
956
954

95
8

95
8

956

956

958

954 956

956 958 960

958 960

950
952

954
954952 950

950
952

962

964

966
968

970
972

974

976

974

962

964

966

968
970

972
974

976
974

976 978

956
954

952

972974

966
964

962

968970

958

956

976

984

97
6

976
976

978976

972
982

SPILLWAY

SPILLWAY

SPILLWAY

HD A

HD B

PH
AS

E 
1

PH
AS

E 
2

PH
AS

E 
1

PH
AS

E 
2

PHASE 1
PHASE 2

TAX #4711-20-200-022
ZONED: RR

TEMPORARY GRAVEL
CUL-DE-SAC TO

DRAIN TO DAYLIGHT

TEMPORARY  GRAVEL
CUL-DE-SAC TO

DRAIN TO DAYLIGHT

20' WIDE PERMANENT
DRAINAGE EASEMENT

974.25
RIM

974
970 968

966
964
962

PIPELINE CROSSING
ROAD DETAIL. SEE
DETAIL THIS SHEET

NORTH DETENTION / RETENTION BASIN

SEE CALCULATIONS ON SHEET 8

SOUTH DETENTION / RETENTION BASIN

SEE CALCULATIONS ON SHEET 8

                                 BENCHMARK INFORMATION
BM #200: NAIL IN S/S OF POWER POLE ALONG LOTS AND ROAD SOUTH
               OF #3370
               ELEVATION = 986.28 NAVD88
BM#201: NAIL ON SOUTH SIDE OF 22" CHERRY LOCATED ON EAST END
              OF THE E-W TREE ROW IN MIDDLE OF SITE
              ELEVATION = 972.40' NAVD88
BM#302: R.R. SPIKE IN WEST FACE OF UTILITY POLE 15' NORTH OF
              NORTH EDGE OF DRIVE FOR #3473 LATSON, 50' EAST OF ROAD
              ELEVATION = 984.34 NAVD88

NOTE
ALL PROPOSED DITCHES FOR THE PRIVATE ROAD AND WITHIN
THE LATSON ROAD RIGHT-OF-WAY SHALL NOT EXCEED A 1:4
GRADE ON FORESLOPES AND BACKSLOPES

Engineering
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NOTE
PARCEL REQUIRES FURTHER SOIL

EVALUATION DUE TO LIMITED
AREA OF SUITABLE SOILS
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#4711-20-200-023

#4711-20-200-024

TAX #4711-20-200-006

TAX #4711-20-200-012

TAX #4711-20-200-017

#4711-20-200-014

-015

-004

1

23

45

6 7

8

9

SOUTH DETENTION
BASIN

NORTH DETENTION
BASIN

AREA
'G-2'

(3.01 AC)
C=0.20
AC=0.60

AREA
'A'

(9.60 AC)
C=0.25
AC=2.37

AREA
'B'

(8.27 AC)
C=0.26
AC=2.17

AREA
'C'

(1.74 AC)
C=0.32
AC=0.55

AREA
'D'

(0.95 AC)
C=0.28
AC=0.27

AREA
'E'

(3.45 AC)
C=0.26
AC=0.88

AREA
'F'

(2.15 AC)
C=0.28
AC=0.59

AREA
'H'

(0.58 AC)
C=0.36
AC=0.20

PH
AS

E 
1

PH
AS

E 
2

PH
AS

E 
1

PH
AS

E 
2

PHASE 1
PHASE 2

TAX #4711-20-200-022

TEMPORARY GRAVEL
CUL-DE-SAC TO

DRAIN TO DAYLIGHT

TEMPORARY  GRAVEL
CUL-DE-SAC TO

DRAIN TO DAYLIGHT

20' WIDE PERMANENT
DRAINAGE EASEMENT

AREA
'G-1'

(0.70 AC)
C=0.58
AC=0.41

                                 BENCHMARK INFORMATION
BM #200: NAIL IN S/S OF POWER POLE ALONG LOTS AND ROAD SOUTH
               OF #3370
               ELEVATION = 986.28 NAVD88
BM#201: NAIL ON SOUTH SIDE OF 22" CHERRY LOCATED ON EAST END
              OF THE E-W TREE ROW IN MIDDLE OF SITE
              ELEVATION = 972.40' NAVD88
BM#302: R.R. SPIKE IN WEST FACE OF UTILITY POLE 15' NORTH OF
              NORTH EDGE OF DRIVE FOR #3473 LATSON, 50' EAST OF ROAD
              ELEVATION = 984.34 NAVD88

STORM SEWER 'A'

CULVERT 'B'

CULVERT 'C'

CULVERT 'D'

CULVERT 'E'

DETENTION/RETENTION BASIN NOTES
1. THE NORTH BASIN IS TO OUTLET INTO AN EXISTING WETLAND
   TO THE NORTHWEST.
2. THE SOUTH BASIN IS TO OUTLET INTO AN EXISTING WETLAND
   TO THE SOUTH.

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
80

0.
24

6.
67

35
  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

G:\15-179\dwg\15-179-Base_1-25-19 UPDATE.dwg, 10/22/2024 2:33:33 PM, nickl, DWG To PDF.pc3



#4711-20-200-023

#4711-20-200-024

TAX #4711-20-200-006

TAX #4711-20-200-012

TAX #4711-20-200-017

#4711-20-200-014

-015

-004

1

23

45

6 7

8

9

1.19%

1.00%

1.
00

%
3.

05
%

5.00%

1.00%

96
0

95
8

95
6

958
956
954
952

980978976
974

980
982

978976972
974974

974
976

976

974
972

970

968

966

964

962
960

958

960

958
956
954

95
8

95
8

956

956

958

954 956

956 958 960

958 960

950
952

954
954 952 950

950
952

962

964

966
968

970
972

974

976

974

962

964

966

968
970

972
974

976
974

976 978

956
954

952

972974

966
964

962

968970

958

956

976

984

97
6

976
976

978976

972
982

PH
AS

E 
1

PH
AS

E 
2

PH
AS

E 
1

PH
AS

E 
2

PHASE 1
PHASE 2

TAX #4711-20-200-022

TEMPORARY GRAVEL
CUL-DE-SAC TO

DRAIN TO DAYLIGHT

TEMPORARY  GRAVEL
CUL-DE-SAC TO

DRAIN TO DAYLIGHT

20' WIDE PERMANENT
DRAINAGE EASEMENT

974
970 968

966
964
962

P = PERMANENT,  T =  TEMPORARY
TOTAL DISTURBED AREA = 14.86 AC (647,483 SF)

SOIL EROSION CONTROL NOTES
1. SOD TO BE PEGGED IN PLACE FOR AREAS WHERE THE
CENTERLINE OF DITCH/SWALE EXCEEDS 3.0% SLOPE.
2. TEMPORARY CHECK DAMNS TO BE INSTALLED FOR AREAS
WHERE THE CENTERLINE OF DITCH EXCEEDS 3.0% SLOPE.
MEASURE TO BE REMOVED ONCE SUFFICIENT STABILIZATION
HAS BEEN ESTABLISHED.

                                 BENCHMARK INFORMATION
BM #200: NAIL IN S/S OF POWER POLE ALONG LOTS AND ROAD SOUTH
               OF #3370
               ELEVATION = 986.28 NAVD88
BM#201: NAIL ON SOUTH SIDE OF 22" CHERRY LOCATED ON EAST END
              OF THE E-W TREE ROW IN MIDDLE OF SITE
              ELEVATION = 972.40' NAVD88
BM#302: R.R. SPIKE IN WEST FACE OF UTILITY POLE 15' NORTH OF
              NORTH EDGE OF DRIVE FOR #3473 LATSON, 50' EAST OF ROAD
              ELEVATION = 984.34 NAVD88
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PHASE 1 DISTURBED AREA = 6.14 AC (267,676 SF)
PHASE 2 DISTURBED AREA = 8.72 AC (379,807 SF)
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1.5 
1.5 
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PH
ASE 1

PH
ASE 2

MISTY MEADOW DRIVE - STA 0+00 TO 11+50

1

2 3

4 5CAUTION
HIGH PRESSURE

GAS MAIN

1.00%

1.19%

1.00%

12' UTILITY EASEMENT

ST SEWER 'A'
SEE PROFILE

SHEET 13

983.02
T/A

983.18
T/A

983.29
T/A

983.29
T/A

984.58
T/A

985.18
T/A

983.98
T/A

CULVERT 'F'
SEE PROFILE

SHEET 14
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984.22
T/A

2.00% TEMPORARY
GRAVEL CUL-DE-SAC

(SEE DETAIL
ON SH. 7)

TEMPORARY
OFFSET GRAVEL

CUL-DE-SAC
(SEE DETAIL

ON SH. 7)
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4.72 AC
3

2.44 AC
5 2.44 AC
6

12.85 AC
9

NO
RTH DETENTIO

N

PHASE 1
PHASE 2PHASE 1

PHASE 2

MISTY MEADOW DRIVE - STA 11+50 TO 20+00
5.0

0%

1.00%
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TEMPORARY
GRAVEL

CUL-DE-SAC
(SEE SH. 7)

G:\15-179\dwg\15-179-Base_1-25-19 UPDATE.dwg, 10/22/2024 2:33:41 PM, nickl, DWG To PDF.pc3



2.44 AC2.44 AC
6 7

12.85 AC
9

MISTY MEADOW DRIVE - STA 20+00 TO 26+00

MISTY MEADOW DRIVE - STA 26+00 TO INTERSECTION

3.05%1.00%

CULVERT 'C'
SEE PROFILE

SHEET 13

Engineering
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2.
44

 A
C

3.
23

 A
C

22.
68

 A
C

474.
09

 A
C

8 SO
UT

H 
DE

TE
NT

IO
N

BA
SI

N

NO
RT

H 
DE

TE
NT

IO
N

BA
SI

N

PH
AS

E 
1

PH
AS

E 
2

MISTY MEADOW DRIVE - STA 26+00 TO INTERSECTION

3.05% 1.00%

Engineering
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GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

PUBLIC HEARING 
October 15, 2024 

 
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, Marianne McCreary, 
Eric Rauch, Jeff Dhaenens, Greg Rassel, and Tim Chouinard. Absent was Glynis McBain. Also 
present were Planning Director Amy Ruthig, Brian Borden of Safebuilt, and Shelby Byrne of 
Tetra Tech. 
 
PLEDGE OF ALLEGIANCE:  The pledge of allegiance was recited.  
 
DECLARATION OF CONFLICT OF INTEREST:   
 
None 
 
APPROVAL OF AGENDA: 
 
Moved by Commissioner Rassel, supported by Commissioner Rauch, to approve the agenda 
as presented. The motion carried unanimously. 
 
CALL TO THE PUBLIC: 
 
The call to the public was made at 6:31 pm with no response. 
 
OPEN PUBLIC HEARING #1... Consideration for a rezoning application, PUD agreement, 
Environmental impact assessment, PUD conceptual and preliminary site condo plan to rezone 
127.57 acres from Agriculture (AG) to Low-Density Residential (LDR) with a RPUD overlay to 
allow for a proposed 58-unit single-family site condominium development located at the 
northwest corner of Challis Road and Bauer Road. The proposed rezoning is for the following 
parcels: 4711-23-400-008, 4711-23-400-007, 4711-23-400-001 and 4711-23-300-003. The 
request is submitted by Pulte Homes of Michigan. 
A. Recommendation of Rezoning to LDR with a RPUD Overlay  
B. Recommendation of PUD agreement 
C. Recommendation of Environmental Impact Assessment (9-27-24) 
D. Recommendation of Conceptual PUD (9-27-24) 
E. Recommendation of Preliminary Site Plan (9-27-24) 
 
Mr. Mike Noles of the Umlor Group is representing Pulte Homes. He reviewed a presentation 
showing the parcels’ location; their natural features; a comparison of the current zoning, the 
Future Land Use Plan, and the RPUD ordinance; the proposed site plan details, including the 
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area that will be preserved as open space; the proposed home floor plans, elevations, and 
estimated selling prices; and the proposed buffers for the adjacent properties. 
 
They have addressed some of the Fire Marshal’s comments. Although it is not required but 
requested by the Township Planner, they have started the traffic study and will submit it when 
completed. They have worked with the Health Department for the well and septic systems.  
 
Commissioner McCreary questioned who owns the parcels. There seems to be more than one 
owner. Mr. Noles stated that there is one owner who owns multiple companies and they own 
different properties. She also thanked the developer for speaking with the adjacent neighbors. 
 
Mr. Borden reviewed his letter dated October 9, 2024, which included the process of approval 
for this project. 
1. PUD Qualifying Conditions (Section 10.02): 

a. The proposal requires approval by the Township in accordance with Section 10.03.01(d) 
for residential units of less than one-acre that are not served by public sewer or water. 

b. The applicant must address any technical comments provided by the Township 
Engineer, Brighton Area Fire Authority and/or Utilities Director. 

2. Rezoning Criteria (Section 22.04): 
a. The proposed zoning designation of LDR/RPUD from AG is consistent with the Future 

Land Use Plan and the goals/objectives of the Township Master Plan. 
b. Use of the RPUD overlay will result in greater open space/natural feature protection than 

would otherwise be required. 
c. The only use identified in the RPUD is detached single-family residences, which is 

generally reasonable and compatible with the area. 
d. There is a lesser scope traffic study required for this project. It is being prepared but has 

not yet been provided. Recommended changes as a result of that study may be required 
to be made. 

e. The applicant must address any technical comments provided by the Township’s 
engineering consultant, Utilities Director and/or Brighton Area Fire Authority. 

3. Conceptual PUD Plan and PUD Agreement (Section 10.03.01): 
a. The applicant must provide architectural design detailed information to the Township’s 

satisfaction. 
b. The parallel plan includes a roadway that crosses two regulated wetlands, which will 

require approval and permits from EGLE. 
c. The Township may wish to require sidewalks as part of the project. 
d. Dimensional deviations are sought for lot area, lot width, and one side yard minimum 

setback/combination of side yard setbacks. 
e. The applicant must include the dimensional deviations sought in the PUD Agreement. 
f. The project includes more open space than is otherwise required; however, the Challis 

Road buffer is deficient in depth in one location. The plan lacks active recreational areas; 
however, the applicant has advised they will provide this on a revised plan. 
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g. Cluster option: 
i. The Township may wish to request additional information demonstrating that the 

applicant will complete the project in its entirety. 
ii. The road connection to access Units 13-19 encroaches into the natural feature 

setback area and the wetland itself, which requires State and Township approval. 
iii. Unless waived by the Township, the applicant must incorporate active recreational 

areas within the open space. 
iv. The applicant must include a preservation and maintenance plan with the final PUD 

site plan submittal. 
v. The Township may include reasonable conditions to ensure protection of public 

facilities and services, protection of the natural environment, compatibility with 
adjacent land uses, use of the land in a socially and economically desirable manner, 
and to implement the Master Plan. 

h. The applicant must address any comments provided by the Township’s engineering 
consultant, Utilities Director and/or Brighton Area Fire Authority. 

i. The applicant must address staff and/or Township Attorney comments. 
j. Exhibits and incorrect information in the draft PUD Agreement must be provided and/or 

corrected. 
k. The Township may wish to require additional landscape screening between the 

detention pond and adjacent residences. 
l. The applicant should identify the Challis Road frontage of Units 40-48 as the rear yard, 

since they will be double-fronted lots. 
 
Ms. Byrne reviewed her letter dated October 7, 2024. She stated that many of her comments 
are applicable to final site plan approval and not required at this point of the process. 
 
DRAINAGE AND GRADING 
1. The conceptual site plan includes stormwater and private road improvements within 

regulated wetland limits. An EGLE wetland permit will be required for this work and should be 
obtained prior to final site plan approval. 

2. The conceptual site plan shows a detention pond and onsite storm sewer. Storm sewer and 
detention basin design and calculations should be provided for review as part of the site plan 
review. 

3. An overall proposed grading plan will need to be submitted for review and approval. 
 
WATER AND SANITARY SERVICE 
1. The proposed PUD does not have access to municipal water and sanitary sewer service and 

the cover sheet of the conceptual site plan notes that onsite septic and individual wells are 
proposed to serve the development and conceptual approval from the Livingston County 
Health Department (LCHD) has been obtained. Final approval from the LCHD should be 
provided prior to final site plan approval. 
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2. The Brighton Area Fire Authority has reviewed the proposed PUD and noted that fire 
protection water supply will be discussed during the final site plan process. The petitioner will 
need to work with the Fire Authority to meet any fire suppression requirements they have as 
part of site plan approval. 

3. The revised concept plan shows two fire suppression wells per Fire Authority requirements. 
In future submittals additional detail should be provided on the plans for the proposed wells 
and more detail should be provided on how they will operate. 

 
TRAFFIC AND ROADWAYS 
1. The proposed PUD would be served by a private road off Challis Road. Future road design 

should be in accordance with Genoa Township Engineering Standards and a Private Road 
Construction plan review will be required after final site plan approval. Additionally, the 
private road intersection should be reviewed and approved by the Livingston County Road 
Commission (LCRC). 

2. Dimensioning of the proposed cul-de-sacs will need to be revised to match Genoa Township 
Engineering Standards. Cul-de-sacs are required to have a radius of 60 feet with a 75-foot 
right of way (ROW) radius. The ROW width for the private road should also be dimensioned, 
but it appears to match the 66-foot standard width requirement. 

3. The private road includes a dead-end cul-de-sac on the north end of the development. The 
road terminating in a dead-end is proposed to be over 1,200 feet long, which exceeds the 
maximum length of 1,000 feet for a dead-end street. Given the natural features contained on 
the site, it would be impossible to loop this dead-end road back to the rest of the 
development. The road will also only have seven lots being served, which generates a 
minimal amount of traffic. Subject to review by the Brighton Area Fire Authority, she would 
support a variance for the length of the street.  

 
The Brighton Area Fire Authority Fire Marshal’s letter dated September 11, states the following: 
1. Fire protection water supply will be discussed further once the final site plan has been 

completed. 
2. Access around the building shall provide emergency vehicles with a turning radius of 50 feet 

outside and 30 feet inside. Vehicle circulation shall account for non-emergency traffic and 
maintain the vehicle within the boundary of lanes of travel. Provide an emergency vehicle 
circulation plan. The cul-de sacs shall meet Appendix D of the International Fire Code. 

3. A minimum vertical clearance of 13 1⁄2 feet shall be maintained along the length of all 
apparatus access drives. This includes but is not limited to porte-cocheres, lighting, and large 
canopy trees. The landscape plan indicates numerous large canopy trees that encroach the 
roadway. The trees must be setback or the species revised to prevent overhanging the 
roadways. 

4. Two-way emergency vehicle access roads shall be a minimum of 26 feet wide, it is 
recommended that the road width be increased to 32 feet to allow parking on both sides of 
the road. With a width of 26 feet, one side of the road shall be marked as a fire lane. The 
secondary access road shall be a minimum of 20 feet wide. With a width of 20 feet, both 
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sides of the drive shall be marked as a fire lane. Include the location of the proposed fire lane 
signage and details of the fire lane sign in the submittal. Access roads to the site shall be 
provided and maintained during construction. Access roads shall be constructed to be 
capable of supporting the imposed load of fire apparatus weighing at least 84,000 pounds. 

5. The building shall include the building address on the building. The address shall be a   
minimum of 4” high letters of contrasting colors and be clearly visible from the street. The 
location and size shall be verified prior to installation. 

6. Provide additional details on the secondary access. Initial conversations stated that the 
access would be gated on both ends. The details shall be submitted and approved. The 
gates shall be secured with a Knox padlock in conjunction with the maintenance lock so the 
access is maintained year-round. 

 
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. 
 
Commissioner Rauch thanked the applicant for meeting with the neighbors. He is concerned 
that the plan has as minimum of three lots that should not be considered, specifically Lot #’s 10, 
11 and 12. Also, there are 13 additional lots that should not be included due to the wetland 
crossing that leads to them. He is not confident that EGLE would approve that road to cross the 
wetland. He would also like to see the preservation of the natural features that abut the adjacent 
properties. Additional details should be provided for the detention basin. He would like to see 
the completed traffic study, which will include the new roundabout. He is not in favor of moving 
this forward this evening. 
 
Mr. Noles stated that EGLE will allow a road to cross a wetland to access an upland 
developable space. There is a lot of information they need to provide and steps they need to 
take to receive approval. There is nothing that precludes them from building a home on a lot 
with a wetland, but they need to show the buildable area on that lot. They will provide the details 
of the detention basin during final site plan approval and will meet all of the Livingston County 
Drain Commissioner’s requirements. Tonight they are requesting the Planning Commission to 
review and vote on the density of the site. That can include conditions for them to address. 
 
Mr. Rauch would like to see evidence that Lots #10, 11 and 12 are buildable lots, the distance of 
the cul-de-sac and some details of the retention basin and storm management plan. 
 
Commissioner Dhaenens asked Mr. Noles if they would consider sidewalks. Mr. Noles noted 
that the detail of the plan shows that they are proposing sidewalks. They will include sidewalks, 
but they are deciding if they will put them on both sides or just one side of the road. 
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Commissioner Dhaenens agrees with the density because they are bigger lots. He does not 
think the traffic study would be accurate due to the construction that is occurring in the area 
now, and the construction of the I-96 overpass at Grand River planned for next year. Mr. Noles 
noted that any rating over an F is acceptable and this development would not bring the rating to 
or below an F. 
 
Commissioner Dhaenens would like to see additional landscaping around the detention pond. 
Mr. Noles stated they will comply with that request. 
 
Commissioner McCreary would like to see the traffic study. She questioned the wetland 
delineations shown on the plan and those that encroach onto some of the lots. Mr. Noles 
reviewed how those were determined and then the process they will follow with EGLE for them. 
She asked if they have determined if their wells will affect the neighboring residents’ wells. Mr. 
Noles stated their proposal has met all of the requirements of The Livingston County Health 
Department for the wells. 
 
Commissioner Chouinard questioned the results of the perk tests. Mr. Noles stated the east side 
of the site perked very well; however, some sites on the other side may need to have mitigated 
fields. Mr. Brian Biskner, the engineer, stated they performed 130 perk tests and there were no 
problems. He agreed that some on the other side will need to be mitigated with grading and 
additional sand. 
 
Commissioner McCreary questioned what the site will look like when it begins to be developed. 
Will it be clear cut? Mr. Noles stated they do not keep the existing trees on the interior and 
include them on new lots because they do not survive. They save as many trees as they can 
along the perimeter, but there will not be any trees remaining on the interior of the project within 
the development area.  
 
Commissioner Dhaenens asked if they will be able to sell the lots that abut the railroad tracks. 
Mr. Noles said they do. There are people who have different thresholds for their property. 
 
The call to the public was opened at 8:01 pm 
 
Ms. Christine Cross of 6984 Challis is one of the residents on the new cul-de-sac by the 
roundabout. This is a poor time to do a traffic study due to the new roundabout and the bridge 
closed at Dorr. While 58 homes on this site will not cause a problem, it will be added to the 
apartments being built in the City of Brighton and what is planned for Latson Road. She thinks 
that these homes are going to affect her well.  
 
Mr. Carl Mauch of 6503 Catalpa has lived there for 42 years. He likes the roundabout. He 
agrees with Ms. Cross that the traffic will be impacted by this and other development in a 10-
mile radius. There is traffic on Challis Road due to the factory and the U of M facility. When 
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there is a train, the traffic backs up to Target. He is also concerned about this development 
having one entrance and exit and how that will affect the roundabout traffic. What impact will 
this have on the schools, the police and fire department? 
 
Mr. Jim Carpenter of 4715 Stillmeadow Drive liked the presentation. He questioned who is going 
to do a traffic study for the entire area, not only the individual developments.  
 
Mr. Evan Meffert of 6541 Grand Circle Drive is concerned with all of the trees that are going to 
be removed. He does not think the traffic study will show how difficult it is to pull out of Grand 
Circle Drive. The one exit and entrance for this development will make that more difficult and 
dangerous. He noted there is a paved path near the new roundabout and he would like to have 
that extended to allow people to walk to downtown Brighton.  
 
Mr. Dan Kashian of 6385 Grand Circle has lived here 18 years. There has been a lot of 
discussion about this specific development, but if there are residential developments being built, 
there should be safe pedestrian, stroller, and bicycle access. 
 
Ms. Debra Beattie of Pineview Trail stated the property has a lot of issues, such as traffic, a 
large wetland that is going to be affected, and the impact on people’s wells. This project should 
be on city water and sewer. 
 
Ms. Mary Jane Hebert of 6899 Lyle Lane stated there is a Master Plan but it is not being 
followed. There are so many exceptions. It should have city water and sewer. There should not 
be 58 wells. The wetlands are going to be affected. 
 
Ms. Melanie Johnson of 3990 Chilson Road is concerned about the runoff from driveways. Will 
there be a drainage plan so that it does not drain into the wetlands.  
 
Mr. Mike Wilbanks stated this development is outstanding. This is what this township needs 
instead of an Amazon warehouse or apartments on Dorr Road and Grand River. These will be 
high end homes that will be good for the schools and the tax base. The developer and the board 
are caring about the community. 
 
The call to the public was closed at 8:26 pm. 
 
The Commission discussed the outstanding items that are needed from the applicant. 
 
Moved by Commissioner Rauch, supported by Commissioner Rassel to table all items for 
Public Hearing #1 to give the petitioner an opportunity to work on the feedback from this 
evening and to work on the traffic study, acknowledging that the background information on that 
study may be challenging at this time. The motion carried (Dhaenens - no; Rassel - yes; 
Grajek - yes; McCreary - yes; Rauch - yes). 
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OPEN PUBLIC HEARING #2... Consideration of special land use application, environmental 
impact assessment and site plan for a contractor’s yard with outdoor storage of equipment, 
machinery, and fuel tank storage on a previously developed property located at 3080 Toddiem 
Drive Howell, MI (4711-08-100-009). The request is petitioned by Wayne Perry, Desine, Inc. 
A. Recommendation of Special Use Permit 
B. Recommendation of Environmental Impact Assessment (7-22-24) 
C. Recommendation of Site Plan (7-17-24) 
 
Mr. Wayne Perry of Desine Engineering stated they are proposing to redevelop a former metal 
recycling facility to be used by Michigan Landscape Professionals. He provided a review of the 
project, including what parts of the existing site will remain and what will be redeveloped.  
 
Mr. Borden reviewed his letter dated September 20, 2024, which included the process of 
approval for this project. 
 
1. Special Land Uses (Section 19.03): 

a. The special land use standards of Section 19.03 are generally met. 
b. In order to make favorable findings related to compatibility and impacts, the conditions of 

Section 8.02.02(b) and 13.07 must be met to the Commission’s satisfaction. 
c. While he believes the property has been cleaned up, any remaining junk or debris on-site 

should be removed as part of this project. 
d. The applicant must address any comments provided by the Township Engineer or 

Brighton Area Fire Authority regarding public facilities and services. 
e. If additional concerns arise as part of the review process, the Township may require 

additional efforts to mitigate potential adverse impacts. 
2. Outdoor Storage (Section 8.02.02(b)): 

a. The applicant must confirm that any loose materials will be covered to prevent dust or 
blowing of materials. 

b. The Commission may allow the use of gravel surfacing, pending comments from the 
Township Engineer. 

c. The applicant must explain use of the large vehicle spaces in the outdoor storage yard. If 
these are technically parking spaces, then the setback is met; however, if this is outdoor 
storage, then the setback is not met. 

d. The gravel area outside of the fencing should be removed. If it is to remain, then it is 
additional outdoor storage that is located in a front yard. 

e. He requests the applicant confirm that all loading and truck maneuvering will be 
accommodated on-site and not done in the right-of-way. 

f. He requests the applicant provide a detail of the screen fencing. 
g. He requests the applicant provide details demonstrating that the height of items stored will 

not exceed the height of screening provided. 
3. Fuel Storage (Section 13.07) 
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a. The standards are generally met; however, the applicant must obtain all necessary outside 
permits. 

4. Site Plan Review: 
a. He requests the applicant note the surfacing between the building and parking spaces. 
b. He requests the applicant clarify the distinction between gravel and hard surfacing. 

Driveways, parking lots and drive aisles are required to be hard surfaced. 
c. The applicant must address any comments provided by the Township engineer and 

Brighton Area Fire Authority. 
d. If lighting beyond the new wall mounted fixtures is proposed or exists, a full lighting plan 

should be provided. The Commission may also wish to require a photometric plan for the 
new wall mounted fixtures. 

e. Parking lot landscaping is deficient. 
f. The trees depicted must be identified in accordance with the planting schedule. 
g. The easterly refuse pad is deficient in width by 1’. Neither refuse area provides an 

enclosure. 
 
Ms. Byrne reviewed her letter dated September 16, 2024. 
 
PARKING LOT 
1. The site has a combination of a paved and gravel parking lot. Since paved customer parking 

spaces are provided, and the existing site is gravel, she has no engineering concern with the 
proposed gravel areas that will be used for storage and employee parking. 

 
DRAINAGE AND GRADING 
1. The existing drainage and grading of the site is remaining mostly unchanged as part of the 

proposed site plan. The proposed site improvements will slightly reduce the total impervious 
surface of the site. Therefore, no storm improvements would be required as part of the 
project. 

 
The Brighton Area Fire Authority Fire Marshal’s letter dated August 12, states that he has no 
opposition to the proposed site plan as submitted. 
 
Mr. Perry stated all of the outdoor material storage that is intended on the property is shown on 
the plan. The east side is reserved for parking. They have large trucks with trailers that need to 
be parked. This will all be within the fenced enclosure. They showed them as angled parking 
because more spaces can be gained that way. 
 
Commissioner Rauch asked if more cleanup will be done and if he will address Mr. Borden’s 
comments. Mr. Perry stated he submitted a response letter addressing Mr. Borden’s comments 
and he will revise the plans. 
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He asked for the height of the covering for the salt area. Mr. Perry stated the anticipated height 
was 30 feet. Mr. Borden stated that the maximum height allowed is 18 feet.  
 
Ms. Ruthig noted that there are currently four fuel stations on the site and the applicant is 
requesting two. 
 
Commissioner Rauch does not have concerns with the height of the covering or the four fuel 
stations based on where this site is located, but he does not want to set a precedent with 
allowing items outside the ordinance. 
 
The call to the public was opened at 8:59 pm with no response. 
 
Moved by Commissioner Rauch, supported by Commissioner Rassel, to recommend to the 
Township Board approval of the Special Use Permit for a contractor’s yard with outdoor storage 
of equipment, machinery, and fuel tank storage on a previously developed property located at 
3080 Toddiem Drive Howell, MI. with the following conditions: 

● This Planning Commission finds that the special land use standards of Section 19.03 are 
met.  

● This Planning Commission has made favorable findings related to compatibility and 
impacts based on the conditions of Section 8.02.02(b) and 13.07 

● All remaining debris shall be removed with particular attention to that on the outside of 
the fenced area on the west end. 

● Outdoor storage is limited to the approved locations as depicted on the site plan this 
evening. 

● The conditions of the Brighton Area Fire Marshal shall be met. 
● The conditions of the township engineer shall be met. 

The motion carried unanimously. 
 
Moved by Commissioner Rauch, supported by Commissioner Dhaenens, to recommend to the 
Township Board approval of the Environmental Impact Assessment dated July 22, 2024, for a 
contractor’s yard with outdoor storage of equipment, machinery, and fuel tank storage on a 
previously developed property located at 3080 Toddiem Drive Howell, MI. with the following 
conditions, with the following conditions: 
● Clarification of the section of the PIP regarding employee surveys shall be provided.  
The motion carried unanimously. 
 
Moved by Commissioner Rauch, supported by Commissioner Dhaenens, to recommend to the 
Township Board approval of the Site Plan dated July 17, 2024 for a contractor’s yard with 
outdoor storage of equipment, machinery, and fuel tank storage on a previously developed 
property located at 3080 Toddiem Drive Howell, MI. with the following conditions, with the 
following conditions: 
● The applicant shall seek a variance for the height of the accessory salt enclosure structure 
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● The applicant shall seek a variance for the four tanks on site and that the site plan be 
updated to depict those four tanks. 

● A sign permit is required for the proposed monument sign. 
● The gravel surfacing of the property is sufficient because Toddiem Drive is gravel. 
● The existing lighting is acceptable. 
● The existing landscaping and trees on the property are sufficient. 
● All remaining debris shall be removed from the with particular attention to that on the outside 

of the fenced area on the west end. 
● Outdoor storage is limited to the approved locations as depicted on the site plan this 

evening. 
● The conditions of the Brighton Area Fire Marshal shall be met. 
● The conditions of the township engineer shall be met. 
● Clarification of the section of the PIP regarding employee surveys shall be provided.  
The motion carried unanimously. 
 
The Planning Commission took a break from 9:13 to 9:20 pm. 
 
OPEN PUBLIC HEARING #3... Consideration for an environmental impact assessment and 
sketch plan for Drip Car Wash for site improvements including 3 pay lanes, 17 vacuum stations, 
dumpster enclosure and landscaping to the existing car wash. The project is located at 3200 E. 
Grand River Avenue, west of Latson Road on the south side of Grand River Avenue. The 
request is submitted by Abro Holding Howell  
A. Disposition of Sketch Plan (10-2-24) 
 
Mr. Saman Abro and Mr. Zaid Abro were present. They stated they would like to add 14 
vacuums, handicap parking, and three pay station lanes. 
 
Mr. Borden reviewed his letter dated October 10, 2024. He stated the agenda is incorrect. The 
original submittal had 17 vacuums, but 3 had to be removed because they were located in the 
front yard. Also, there is no environmental impact assessment recommendation needed. 
Use Conditions (Section 7.02.02(l)) 
1. He requests the applicant either provide documentation of a cross-access easement or 

agreement, if one exists, or seek such with the adjacent property owner.  
 
Site Plan Review 
1. The amount of fiber cement board appears to exceed the maximum ratio allowed by Section 

12.01 (25%) and a metal roof is relatively unusual for a commercial building; however, the 
Commission has the discretion to modify the material requirements. It was noted that this 
applicant owns another car wash in the Township and that has a metal roof. 

2. The applicant should be prepared to present building material and color samples to the 
Commission.  

3. The applicant must provide detail sheets for the proposed wall mounted light fixtures. 
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4. The Commission may require a photometric plan, if deemed necessary. 
5. A three-foot hedge is required in front of the proposed parking spaces. 
6. The waste receptacle requires Commission approval to encroach into the required side-yard 

setback. 
7. The applicant must address any comments provided by the Township engineer and Brighton 

Area Fire Authority. 
 
Ms. Byrne stated that the applicant has addressed her previous concerns. 
 
The Brighton Area Fire Authority Fire Marshal’s letter dated September 11, states the following: 
1. The building shall include the building address on the building. The address shall be a 

minimum of 6” high letters of contrasting colors and be clearly visible from the street. The 
location and size shall be verified prior to installation. 

2. The East side of the building shall be marked as a fire lane. Include the location of the 
proposed fire lane signage and details of the fire lane sign in the submittal. Additionally, the 
Loading Zone shall be marked as a fire lane. Access roads to the site shall be provided and 
maintained during construction. Access roads shall be constructed to be capable of 
supporting the imposed load of fire apparatus weighing at least 84,000 pounds. 

3. A Knox box shall be located adjacent to the main entrance of the structure, in a location 
coordinated with the fire authority. 

 
Mr. Abro advised they will address the Fire Marshal’s comments. 
 
Commissioner Rauch noted this is a sketch plan; however, it is difficult to determine if this 
meets the standards of the ordinance because building color and material samples have not 
been provided. Mr. Borden stated a colored rendering and black and white elevations are in the 
packet. Ms. Ruthig stated the ordinance allows staff to approve the colors when it is an upgrade 
from what is currently there. He would like to see the details for the vacuums and the pay 
stations. He wants to see the materials, colors, and lighting. 
 
After a discussion with the applicant, the Commission agreed to allow staff to approve the colors 
and materials for the vacuums, the pay stations and lights. 
 
The call to the public was opened at 9:41 pm with no response. 
 
Moved by Commissioner  Rauch, supported by Commissioner Dhaenens, to approve the 
Sketch Plan dated October 2, 2024 for Drip Car Wash for site improvements including 3 pay 
lanes, 17 vacuum stations, dumpster enclosure and landscaping to the existing car wash, with 
the following conditions: 
● The vacuum and pay station details be submitted to township staff for their approval that it 

meets or exceeds the materials and color schemes of what is already at the other car wash 
● Lighting cut sheets for all site and building lighting be submitted. 
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● The dumpster location as submitted on the site plan is sufficient. 
● Landscaping shall be added in front of the three parking spaces in the northwest corner of 

the site, to the satisfaction of township staff. 
● Verification of the 10-foot landscape easement that is depicted on the east side of the 

property shall be submitted to township staff. 
● Verification of the parking cross access easement to the property to the west shall be 

submitted to township staff. 
The motion carried unanimously. 
 
OPEN PUBLIC HEARING #4... Consideration for an amended environmental impact 
assessment and site plan to add 5 additional vacuum stations, relocate vacuum stations and 
other site improvements due to additional 75 feet of frontage for the previously approved Soapy 
Bucket car wash. The project is located at 1415 Lawson Drive Howell, east of Latson Road, 
south of Grand River Avenue. The request is submitted by Springborn Properties. 
A. Recommendation of amended Environmental Impact Assessment (9-23-24) 
B. Disposition of Site Plan Amendment (9-24-24) 
 
Mr. Patrick Cleary of Boss Engineering and Mr. Russell Springborn, the owner, were present. 
Mr. Springborn stated that they are requesting a total of 12 vacuums.  
 
Commissioner Rauch wants to ensure that this has not changed the original configuration of 
these three lots. Mr. Cleary stated they have obtained additional property to accommodate 
these additional vacuums and not change the traffic flow of the plan previously approved. Mr. 
Springborn noted that the drive is now lined up with the one across the road. 
 
Mr. Borden reviewed his letter dated October 3, 2024. 
1. Use Conditions (Section 7.02.02(l)): 

a. Based on the previously approved site plan, the amended site plan complies with the use 
conditions. 

 
2. Site Plan Review: 

a. The site data table on Sheet 5 must be updated to include the additional land area to the 
west. 

b. The applicant must confirm that the conditions of the original approval regarding the 
building elevation drawings have been met. 

c. The sidewalk and easement must be extended across the entire Grand River frontage. 
d. An easement should be provided for east/west cross-access along the north side of the 
e. The applicant must explain the need for the excess parking spaces. 
f. Detail sheets must be provided for each type of light fixture proposed. 
g. The Township prohibits the use of string/strip/rope lighting. 
h. There are several inconsistencies between the lighting plan and table of fixtures. 
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i. The southerly and easterly greenbelts are deficient by a total of three trees, though 
additional shrubs are provided in these areas. 

 
Ms. Byrne reviewed her letter dated September 30, 2024. 
 
GENERAL 
1. The proposed amended site plan includes a site driveway that lines up with the site drive  

across Lawson Drive. This is an improvement to the site drive that was approved in the 
original site plan and will offer better flow of traffic into and out of the site. 

2. The impact assessment states that an 8-foot wide public sidewalk will be extended along the 
entire width of the lot, but this is not clearly shown on the site plan. The sidewalk shown in 
the proposed addition area is not shaded or labeled like the proposed sidewalk in the existing 
site plan area. 

3. A 50-foot wide private road access easement is included in the legal description for the 
original property and the addition. The petitioner should make sure this is clearly shown on 
the plans. 

 
DRAINAGE AND GRADING 
4. An existing detention basin is being used for the proposed development and the amended 

site plan includes additional impervious surface. She believes the pond is oversized, but she 
would like to see a calculation should be provided to demonstrate that the proposed 
impervious surface does not exceed what was originally planned for the site. This could be 
included on the storm water management narrative on sheet 9A. 

 
Mr. Cleary stated they have received the review letters and will address the site data and larger 
windows items. The elevation labels have been corrected, the sidewalk has been extended but 
it was not shown on the updated plans, the east/west cross access easement is shown on the 
revised plans and meet the width requirements of the Brighton Area Fire Authority. They will 
provide lighting details for the vacuums. They wanted to keep the amount of parking spaces; but 
they could limit them and make the landscape islands larger. The Planning Commission agreed 
to allow the additional parking spaces.  
 
He explained the details of the lights on the site and noted that they will be removing the strip 
lighting. They are requesting that the additional shrubs are sufficient in lieu of the trees that are 
deficient. The private road access easement item has been addressed. The retention basin is 
oversized so it will be sufficient. He will add that information to the plans. 
 
The Brighton Area Fire Authority Fire Marshal’s email from September 25 states there are no 
updated comments based on the revised plans. 
 
The call to the public was opened at 10:03 pm with no response. 
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Moved by Commissioner Dhaenens, supported by Commissioner Rassel, to recommend to the 
Township Board approval of the amended Environmental Impact Assessment dated September 
23, 2024, for five additional vacuum stations, to relocate vacuum stations and other site 
improvements due to additional 75 feet of frontage for the previously approved Soapy Bucket 
car wash located at 1450 Lawson Drive, Howell. The motion carried unanimously. 
 
Moved by Commissioner Dhaenens, supported by Commissioner Rauch, to approve the Site 
Plan Amendment dated September 24, 2024, for a total of 12 vacuum locations for five 
additional vacuum stations, to relocate vacuum stations and other site improvements due to 
additional 75 feet of frontage for the previously approved Soapy Bucket car wash located at 
1450 Lawson Drive, Howell, with the following conditions: 
● The site plan will correctly depict that the sidewalk has been extended. 
● The landscape is consistent what was previously approved 
● Having the additional parking spaces on site is approved 
● All lighting shall be submitted to township staff for approval. 
● The applicant shall comply with the engineer's comments. 
The motion carried unanimously. 
 
ADMINISTRATIVE BUSINESS: 
 
Staff Report 

Ms. Ruthig stated there will be three items on the November agenda.  

Approval of September 9th and September 17th, 2024 Planning Commission meeting 
minutes 
 
Two changes were needed. 
 
Moved by Commissioner McCreary, seconded by Commissioner Chouinard, to approve the 
minutes of the September 9, 2024 Planning Commission Meeting as amended. The motion 
carried unanimously. 

Commissioner McCreary noted the date on the minutes were incorrect, as well as wording for a 
statement that she made. 

An email was received from a member of the public who stated his statement was incorrect. 
 
Moved by Commissioner McCreary, seconded by Commissioner Chouinard, to approve the 
minutes of the September 17, 2024 Planning Commission Meeting as amended. The motion 
carried unanimously. 
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Member Discussion 
 
Commissioner Dhaenens asked if there is anything in our ordinance addressing invasive 
species. There are many invasive species in North America that are being sold and planted. Mr. 
Borden stated there is a list of prohibited species, but it can be updated. 
 
Commissioner McCreary recommends the planning commissions read the book “10 Ways to Kill 
Your Community” 
 
Adjournment 
 
Moved by Commissioner McCreary, seconded by Commissioner Rassel, to adjourn the meeting 
at 10:15 pm. The motion carried unanimously.  
 
 
 
Respectfully Submitted, 

 

Patty Thomas, Recording Secretary 
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