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January 18, 2018 
 
 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
At the Township’s request, we have reviewed the submittal from St. John Providence requesting site 
condominium review/approval for a portion of the Latson School PUD property. 
 
We have reviewed the proposal in accordance with the applicable provisions of the Genoa Township 
Zoning Ordinance. 
 
A.  Proposal/Process 
 
The applicant proposes to establish a site condominium on a portion of the subject property.  The 
proposal entails 6 site condominium units, distinct from the existing medical building in the northwest 
portion of the site (which would remain its own parcel separate from the site condominium). 
 
Section 12.07 requires both preliminary and final approval for condominium plans.   
 
Procedurally, both reviews go through the Planning Commission for a recommendation to the Township 
Board, who has final approval authority. 
 
B. Site Condominium Plan Review 
 
We provide the following comments for your consideration: 
 
• The PUD Agreement for this property establishes a minimum lot area of 1 acre.  Sheet 2 indicates that 

3 of the 6 proposed site condominium units do not comply.  However, Sheet 4 notes areas that are 
inconsistent with Sheet 2 (noting that 2 units do not comply). 

• Units 1 and 4 appear to provide zero lot line setbacks with connections to each other and/or the 
existing medical building.  Zero lot line setbacks are not permitted via the PUD Agreement. 

• The boundary lines of Unit 1 cross through depicted parking spaces and the dividing line between 
Units 4 and 6 runs through depicted landscape islands. 

• Vehicular access to Unit 5 is unclear. 
• The PUD Agreement requires pedestrian connectivity throughout the PUD.  Easements must be 

provided so that sidewalks and connections can be constructed across Unit boundaries. 
• The applicant must address any comments provided by the Township Engineer. 
• We suggest the Township Attorney review the Master Deed and By Laws. 

 

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

Subject: St. John Providence – Site Condominium Plan Review #1 
Location: East side of Latson Road, between Grand River Avenue and I-96 
Zoning: NR-PUD Non-Residential Planned Unit Development District 



Genoa Township Planning Commission 
St. John Providence 

Site Condominium Plan Review #1 
Page 2 
 

 
Aerial view of site and surroundings prior to recent construction activities (looking east) 

 
Should you have any questions concerning this matter, please do not hesitate to contact our office.  I can 
be reached by phone at (248) 586-0505, or via e-mail at borden@lslplanning.com.  
 
Respectfully, 
LSL PLANNING, A SAFEBUILT COMPANY 
 

 
 
Brian V. Borden, AICP 
Planning Manager 

Subject site 

mailto:borden@lslplanning.com


 

 

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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

January 17, 2018 
 
Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re: St. Johns Providence Condominium Site Plan Review #1 

 
Dear Ms. Van Marter: 
 
Tetra Tech conducted a site plan review of the St. Johns Providence condominium plans submitted by Hubbell, 
Roth, & Clark, Inc. The submission included site plans dated January 1, 2018, the site master deed, and the 
condominium by-laws. We offer the following comments:   
 
SUMMARY 

 

1. Master plan information for site.  
2. Traffic counts, flow, and emergency vehicle access. 
3. Stormwater detention volume. 
4. Water service basis of design and layout. 
5. Sanitary service demands and layout. 
6. Sanitary service memorandum from 2015. 
7. Flagstar Bank as Unit 2 

 

SITE PLAN 

 
1. The general plan and use for the proposed condominium parcels needs to be estimated. This, along with the 

existing facilities on the site, should be presented in a master plan format identifying the following: 
o Potential building use. 
o Locations of shared access drives with easements. 
o Water main and sanitary sewer routes.   
o Site grading and anticipated finish floor elevations. 

 
2. The continuity of the site is unclear. The existing medical building and access drives are not shown so the 

traffic flow and patterns to the proposed sites cannot be determined. Anticipated traffic counts should be 
provided to determine the need for a traffic study pertaining to site access and proposed lot sizes. In general, 
the lot size should be such that adequate parking can be provided for the various anticipated uses for each 
proposed building. Access to all buildings for fire and emergency vehicles should be shown with required 
turning radiuses. A review by the Fire Authority should be considered to approve the lot sizes and planned 
building envelopes.  



Ms. Kelly Van Marter 

Re:  St. Johns Providence Condominium Site Plan Review #1 

January 17, 2018 

Page 2 

 

Tetra Tech 

3. The plans identify a lot dedicated to the on-site stormwater detention pond. To ensure the size of this lot is 
adequate preliminary stormwater runoff volumes should be presented as well as the planned sized of the 
detention pond. Existing stormwater already discharging to this detention pond should be included in the 
calculations.  

 
4. Calculations determining the anticipated water usage for the site are needed. The Genoa Township 

Equivalent User Table can be used to determine the number of REUs required for each parcel and 
summarized in a basis of design. A basis of design will be used by the Authority to evaluate future impacts 
to the municipal water.  
 

5. Sanitary service for the proposed condominium outlots has been an ongoing concern for both the Township 
and MHOG Water and Sewer Authority. The site plans do not indicate the anticipate grading for the site or 
finish floor grades. Previous reviews indicated the outlot area is low relative to the existing sanitary sewer 
and a local pump station may need to be provided. In addition, the proposed sanitary sewer shows an 
extensive length of 6-inch private sanitary servicing three units. The sanitary service from each building 
should tie into a public sanitary main which meets all requirements of MHOG Sewer and Water Authority 
Engineering Standards (June 2016). 

 
6. It was recommended as part of both the Providence Medical Facility site plan review and the Flagstar Bank 

site plan review that a meeting be scheduled to address the Township’s concerns regarding sanitary service 
to low elevations of the outlots. The original memorandum outlining these concerns is attached to this letter.  
 

7. Unit 2 on the proposed plans has been previously reviewed and approved through both the Township Site 
Plan Review process and MHOG’s Construction Plan Review process as the Flagstar Bank location. The 
utilities for this unit on the submitted utility plan do not match those submitted for the construction permit 
of Flagstar Bank. The proposed 8-inch sanitary sewer servicing Flagstar Bank is not within an easement on 
the proposed condominium plans. The 8-inch sewer for Flagstar Bank is not identified as 8-inch and the 
same sewer is identified as 6-inch further east. Coordination between the Flagstar Bank construction plans 
and the submitted condominium plans is necessary for accurate planning of the site condominium.  

 
The petitioner should address the above comments by providing a master plan for the site condominium. It is 
expected exact uses and demands cannot be given, but estimates based on plans are required to ensure that the 
proposed site can be properly served for the anticipated uses. The petitioner should submit the master plan prior to 
approval of the site condominium. Future site plan reviews will be required on a per unit basis to verify specific 
uses and demands during buildout. As they are built, the water and sewer utilities, because they are a public utility 
extensions, will require review through the MHOG Construction Plan Review process.  
Sincerely,  
 
 
 
Gary J. Markstrom, P.E. Marguerite K. Davenport 
Unit Vice President Project Engineer 
 
copy: Melissa Coatta, Hubbell, Roth & Clark, Inc. 
 
Attachment 
 



 

Page 1 of 1 
 

Memorandum
To: Kelly VanMarter 

From:  Tesha Humphriss 

Date:  September 29, 2015 

Re:  Providence Medical Center– Sanitary Sewer Service for Southern Portion of Site 

 
As documented in numerous previous correspondence, including all site plan and construction 
plan review letters, the Utility Department has concerns with how to serve the southern out lots 
associated with the Providence Medical Center on the east side of Latson Road, north of I-96.  
The northern portion of the site will tie into the existing gravity main on Latson Road, but the 
future out lots on the south side of the site will be too low in elevation to be served by the 
existing municipal gravity system.  A pump system consisting of individual grinders or one 
common pump station will need to be installed to serve the southern outlets, and the 
recommend design and ownership will depend on the use associated with buildout of the 
southern portion of the site. 

We have asked the petitioner to submit a basis of design and with estimated use and flow data 
so we could properly evaluate the sanitary system for the southern portion of the site.  As the 
petitioner is still marketing the use of these lots, a basis of design has not been submitted, and 
the force main associated with the future southern outlets has been removed from the current 
construction plans for the medical office building. 

It is our understanding that a Flagstar Bank is proposing to occupy the first out lot, and it is 
very likely restaurants will occupy the other out lots, as proposed in the approved site plan.  
We have concerns with serving restaurants with individual grinder pumps, as the volume of 
flow may overwhelm the pump and the grease associated with the use becomes an ongoing 
maintenance issue with the individual grinder pump chamber.  For a proposed development of 
one bank and several restaurants, we recommend a common pump station be installed.  We 
have also recently become aware that the future outlets may be individually owned.  This 
raises concerns as to what property owner will retain the responsibility to maintain a common 
private lift station. 

The issues raised above will impact what infrastructure that needs to be installed to serve the 
proposed Flagstar Bank site with sanitary sewer service.  In addition, it makes sense to install 
the force main that will outlet to the northern portion of the site during the upcoming 
construction for the medical office building.  Therefore, we recommend the Utility 
Department and the petitioner meet to discuss options for serving the southern portion of this 
site with sanitary sewer.   
 
 



 
January 16, 2018 
 
 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 

St. John Providence Site Condo 
NE corner of Latson & I-96 
Howell, MI  48843 

 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan. The plans were                             
received for review on January 8, 2018 and the drawings are dated January 1, 2018. The project                                 
is for the creation of site condominium for future mixed use development. The plan review is                               
based on the requirements of the International Fire Code (IFC) 2018 edition.  
 
The Brighton Area Fire Authority has no objection to the creation of the site development. The                               
site plan and utility plan are too generic for further comment regarding emergency vehicle                           
access, fire protection water supply, and additional fire code requirements. New submittals                       
must be provided as each unit of the development is proposed to ensure proper review and                               
approval of proposed site development. 
 
If you have any questions about the comments on this plan review please contact me at                               
810-229-6640. 
 
Cordially, 

 
Rick Boisvert, CFPS 
Fire Marshal 
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South 90 Degrees 00 Minutes 00 Seconds East 16.82 feet; thence North 00 Degrees 00 Minutes

East 119.72 feet; thence North 00 Degrees 00 Minutes 00 Seconds East 320.56 feet; thence

20 Minutes 47 Seconds East for 24.29 feet; thence North 89 Degrees 59 Minutes 16 Seconds

central angle of 07 Degrees 15 Minutes 07 Seconds and a chord bearing North 86 Degrees

along a curve to the right 24.31 feet, said curve having a radius of 192.00 feet, a

East 13.33 feet; thence North 82 Degrees 43 Minutes 14 Seconds East 52.67 feet; thence

Degrees 16 Minutes 56 Seconds and a chord bearing North 86 Degrees 21 Minutes 36 Seconds

to the left 13.34 feet, said curve having a radius of 104.96 feet, a central angle of 07

feet; thence North 89 Degrees 58 Minutes 49 Seconds East 176.23 feet; thence along a curve

53 Minutes 09 Seconds and a chord bearing North 69 Degrees 30 Minutes 29 Seconds East 49.32

right 50.44 feet, said curve having a radius of 68.99 feet, a central angle of 41 Degrees

thence North 01 Degrees 46 Minutes 12 Seconds West 83.88 feet; thence along a curve to the

Seconds West 182.00 feet; thence South 89 Degrees 34 Minutes 04 Seconds West 33.00 feet;

45 Degrees 07 Minutes 09 Seconds West 114.42 feet; thence North 01 Degrees 46 Minutes 12

243.16 feet; thence North 88 Degrees 29 Minutes 51 Seconds West 222.00 feet; thence North

Minutes 55 Seconds West 134.50 feet; thence North 80 Degrees 34 Minutes 02 Seconds West

South 01 Degrees 46 Minutes 12 Seconds East 995.34 feet; thence North 74 Degrees 17

of Beginning; thence North 88 Degrees 08 Minutes 18 Seconds East 254.18 feet; thence

718.36 feet; thence North 88 Degrees 08 Minutes 18 Seconds East 445.82 feet to the Point

thence along the West line of said Section 9 South 01 Degrees 46 Minutes 12 Seconds East

Michigan, described as follows: Commencing at the Northwest corner of said Section 9;

Part of the Northwest ‚ of Section 9, T.2N., R5E., Genoa Township, Livingston County,

 

DESCRIPTION AS SURVEYED:

 

 

BLOOMFIELD HILLS, MICHIGAN 48303

555 HULET DRIVE, P.O. BOX 824

HUBBELL, ROTH & CLARK, INC.

WARREN, MICHIGAN 48092

28000 DEQUINDRE ROAD
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ST. JOHN PROVIDENCE, 
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ARE SUBJECT TO REVISIONS AS THE FUTURE USERS ARE DETERMINED

NOTE: THE EXISTING P.U.D. AGREEMENT AND EXHIBIT 'B' DOCUMENTS
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SURVEY PLAN

SURVEYOR'S CERTIFICATE

GOVERNMENT CORNER WITNESSES

FLOODPLAIN NOTE

NO. 40010/63317
FD. CAPPED IRON ROD

ROD NO. 47055
FD. CAPPED IRON

ROD NO. 47055
FD. CAPPED IRON

FD. 1/2" IRON ROD

IRON ROD
FD. 1/2"

ROD NO. 47055
FD. CAPPED IRON

0

SCALE:  1" = 50'

N
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BM #1 

BM #2

XX    XX
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STORM SEWER EASEMENT

COURSE CALLOUT:

1.34 AC. +/-

58,454 SQ. FT.

7,000 SQ. FT.

6,703 SQ. FT.

1.00 AC. +/-

43,561 SQ. FT.

SQ. FT.

5,323

1.64 AC. +/-

71,450 SQ. FT.

1.80 AC. +/-

78,385 SQ. FT.

21,010 SQ. FT.

1.04 AC. +/-

45,365 SQ. FT.

7
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1
4
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Q
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T
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1.00 AC. +/-

43,561 SQ. FT.

7,225 SQ. FT.

BLOOMFIELD HILLS, MI 48303 

555 HULET DR.

HUBBELL, ROTH & CLARK

LICENSE NO. 55939

PROFESSIONAL SURVEYOR

GARY M. CHALICE                    DATE:

 

PUBLIC ACTS OF 1978 AS AMENDED,

RULES PROMULGATED UNDER SECTION 142 OF ACT NO. 59 OF

SHOWN ARE NOTED ON THE SURVEY PLAN AS REQUIRED BY THE

PUBLIC ACTS OF 1978 AS AMENDED, THAT THE BEARINGS AS

BY RULES PROMULGATED UNDER SECTION 142 OF ACT NO. 59 OF

ACCURACY OF  THIS SURVEY IS WITHIN THE LIMITS REQUIRED

DATE ON WHICH THE MASTER DEED IS RECORDED. THAT THE

SHALL BE PLACED IN THE GROUND WITHIN ONE YEAR OF THE

OF ACT NO. 59 OF THE PUBLIC ACTS OF 1978 AS AMENDED AND

GROUND AS REQUIRED BY RULES PROMULGATED UNDER SECTION 142

REQUIRED MONUMENTS AND IRONS HAVE NOT BEEN PLACED IN THE

A SURVEY ON THE GROUND MADE UNDER MY DIRECTION. THAT THE

_________, AS SHOWN ON THE ACCOMPYING DRAWINGS, REPRESENTS

KNOWN AS LIVINGSTON COUNTY CONDOMINIUM SUBDIVISION PLAN NO. 

OF MICHIGAN, HEREBY CERTIFY: THAT THE SUBDIVISION PLAN

I, GARY M. CHALICE, PROFESSIONAL LAND SURVEYOR OF THE STATE

BRASS CAP STAMPED WITH SURVEYOR NO. 47055

FOUND MONUMENT BOX WITH LIVINGSTON COUNTY REMONUMENTATION

S40°W 72.13' FOUND REMON NAIL/TAG NW SIDE 30" HICKORY

N75°W 159.30' FOUND REMON NAIL/TAG SOUTH SIDE 15" OAK

S75°E 69.75' FOUND REMON NAIL/TAG SOUTH SIDE 18" OAK

N75°E 86.53' FOUND REMON NAIL/TAG SOUTH SIDE 18" OAK

GENOA TOWNSHIP, LIVINGSTON COUNTY, MICHIGAN.

WEST 1/4 CORNER OF SECTION 9, T.2N., R5E.,

BRASS CAP STAMPED WITH SURVEYOR NO. 47055

FOUND MONUMENT BOX WITH LIVINGSTON COUNTY REMONUMENTATION

S10°E 113.34' FOUND NAIL/TAG W/SIDE 24" OAK.

S30°E 90.80' FOUND REMON NAIL/TAG W/SIDE UTILITY POLE.

S50°E 33.38' FOUND REMON NAIL/TAG N/SIDE 24" OAK.

N65°E 62.21' FOUND REMON NAIL/TAG NW SIDE UTILITY POLE.

GENOA TOWNSHIP, LIVINGSTON COUNTY, MICHIGAN.

NORTHWEST CORNER OF SECTION 9, T.2N., R5E.,

ASSUMED TO BEAR SOUTH 87 DEGREES 15 MINUTES 42 SECONDS WEST.

47065, SHEET NO. 37. THE NORTH LINE OF SAID SECTION 8 IS 

TRANSPORTATION RIGHT OF WAY MAP ROUTE I-96, CONTROL SECTION

BASIS OF BEARING ORIGINATES FROM MICHIGAN DEPARTMENT OF

BASIS OF BEARINGS

PARCEL IS ZONED NRPUD

ZONING

PROPERTY LIES WITHIN ZONE 'X', AREAS DETERMINED TO BE OUTSIDE

NUMBER 26093C0330D DATED SEPTEMBER 17, 2008) IN ACCORDANCE WITH

EXAMINATION OF THE FLOOD INSURANCE RATE MAP (COMMUNITY-PANEL

THE NATIONAL FLLOD INSURANCE ORIGRAM OF 1968 INDICATES SUBJECT

OF THE 0.2% ANNUAL CHANCE FLOODPLAIN.

 

BENCHMARKS (USGS)

     ENTRANCE TO #1225 S. LATSON

     SECOND ISLAND FROM SOUTH AND 200' +/- SOUTH OF OF SOUTH

BM-2  1010.25 NORTH RIM CATCH BASIN 35' +/- WEST OF CENTERLINE

 

  OPPOSITE GRAND OAKS

  AT NORTHEAST CORNER OF ENTRANCE TO #1225 S. LATSON

BM-1  1018.90 TOP OF NORTHEAST STRAIN BOLT ON STRAIN POLE BASE

MONUMENT TO BE SET

PROPERTY CORNER TO BE SET
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FAX (2nd. Floor):  (248) 338-2592
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REMONUMENTATION BRASS CAP #47055

FOUND LIVINGSTON COUNTY 

LIVINGSTON COUNTY, MICHIGAN.

T.2N., R.5E., GENOA TOWNSHIP,

NORTHWEST CORNER OF SECTION 9

REMONUMENTATION BRASS CAP #47055
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COORDINATE PLAN

BASIS OF COORDINATES

UNIT 1 UNIT 4

UNIT 5

UNIT 3

UNIT 2

UNIT 6

BASIN

DETENTION
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SCALE:  1" = 50'
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REMONUMENTATION BRASS CAP #47055

FOUND LIVINGSTON COUNTY 

LIVINGSTON COUNTY, MICHIGAN.

T.2N., R.5E., GENOA TOWNSHIP,

NORTHWEST CORNER OF SECTION 9
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