


























































 

GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION PUBLIC HEARING 

MONDAY, APRIL 11, 2016  
6:30PM  

 
MINUTES 

 
CALL TO ORDER:  The meeting of the Genoa Charter Township Planning Commission 
was called to order at 6:30 p.m. Present were Chairman Doug Brown, Diana Lowe, 
James Mortensen and Eric Rauch.  Absent were Barbara Figurski and Chris Grajek.  
Also present was Kelly VanMarter, Community Development Director/Assistant 
Township Manager, Brian Borden and Chris Gruba from LSL Planning and Gary 
Marksrom with Tetra Tech.   There were approximately 7 people in the audience.     
 
PLEDGE OF ALLEGIANCE:  The pledge of allegiance was recited. 
 
APPROVAL OF AGENDA:  Moved by Commissioner McManus, Supported by 
Commissioner Mortensen to approve the agenda as presented.  The motion carried 
unanimously. 
 
CALL TO THE PUBLIC:  The call to the public was made at 6:33 pm with no response. 
 
 (Note: The Board reserves the right to not begin new business after 10:00 p.m.) 
 
OPEN PUBLIC HEARING #1… Review of a site plan and impact assessment for a 
proposed medical center on vacant parcel #11-06-200-068 which is located on the 
north side of Grand River Ave, east of Meadowview Avenue, Howell. The request 
is petitioned by Kalambaka Properties, LLC. 
 
David Lenz with Studio Intrigue presented the plans.   They are proposing to share the 
driveway with Advanced Auto as recommended by staff.   There will be a small 
basement for storage and utilities.   The building size does not require fire suppression.    
It will be a brick building with limestone accents.    The have sufficient parking and have 
provided all required landscape buffers.    
 
Brian Borden indicates that the petitioner has done a great job addressing all comments 
and concerns.   This is a permitted by right use in the GCD.   The motion tonight will be 
a site plan authorized by the Planning Commission with the impact assessment 
recommended to the Board.   This is a very attractive building that meets the ordinance 
standards.   The only comment is that the applicant may suggest adding additional 
barrier free spaces.  David Lenz responds that they can add additional barrier free 
spaces if needed.   They currently meet the ordinance standards and are limited by the 
amount of land they have.  Mr. Borden suggested they could convert 3 existing spaces 
to 2 barrier free if needed.  David Lenz agrees that they could convert the spaces if 
medical tenants need additional barrier free spaces.   
 
Mr. Borden suggests that a sidewalk connection as referenced in his letter may not be 
feasible after visiting the site this evening.   David Lenz agrees the sidewalk connection 
is not practical given the topography in this situation.  Mr. Borden states there are a few 
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lighting hot spots on the photometric plan.   Mr. Lenz explains that the revised plans 
provided lighting details.  They are proposing a 15’ max height LED lighting for the 
parking lot.   Due to the nature of LED lights, there is an extreme cutoff making it very 
bright right under the light especially at the 15’ height.   To get the spread you need with 
light coverage you end up with the hot spots directly under the lights.   They comply with 
the light levels at the property lines.  To meet the ordinance they would have to increase 
the number of lights or use inefficient non-led lights.  They hate to sacrifice energy 
efficient LED lighting and limited fixtures just to avoid the hot spots.   Mr. Borden agrees 
that the LED fixtures are preferred however he is concerned with 40-42 footcandles on 
the lighting plan.    
 
Commissioner Rauch is comfortable with the proposed lighting.  He notes that the light 
level around the hot spots drops off very quickly.  They go from 33 to 1.5 footcandles.  
He belives that as an average the light levels on the site are well below 10 footcandles 
ordinance requirement.    
  
The Commissioners agree that the ordinance needs to be updated to reflect the LED 
technology.  Mrs. VanMarter indicates that staff is working on an ordinance update and 
can include something in the update that correlates footcandles to pole height and 
would allow the Planning Commission discretion.     
 
Mr. Lenz suggests that they could add more fixtures or change the bulb type to comply.   
Commissioner McManus believes that LED is more efficient and attractive.   Mr. Lenz 
indicates that the lights will have a photocell that turns them on at dusk and they could 
have a timer or dimmer.  Mr. Borden suggests that staff work with applicant on the 
lighting plan to have them either correct their plan or update the ordinance.   
 
Commissioner Mortensen questions if the topography prevents them from providing a 
cross access agreement to the west.  Mr. Lenz responds that it would be very difficult to 
implement because of grading challenges associated with the fact that the site is 
elevated on a plateau.    
 
Gary Markstrom indicates that the applicant has addressed most of his concerns.   They 
need to fix the material for the sewer lateral and the outlet on the detention basin should 
be a 12 inch pipe with 4 inch orifice so it can be maintained.   Mr. Lenz agrees.   They 
will need a permit from MDOT for the storm sewer discharge.   Mr. Lenz states they 
have been talking to MDOT.  Mr. Brown suggested that Mr. Markstrom provide an 
updated letter.   Mr. Markstrom agreed.   
 
The Fire Department review letter was discussed and it was noted that they had no 
concerns.   
 
Chairman Brown suggested the following corrections on the impact assessment: 
• Item D – Drain Commission should be Commissioner. 
• Item D - should say two rather than “to” bio-retention areas.  
• Item F – should specify how many people are going to work there.   
 
Chairman Brown remarks that the building is going to be very attractive.   
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  A call to the public at 7:17pm with no response.   
 
Planning Commission disposition of petition: 
 
A. Recommendation of Environmental Impact Assessment (3-2-16) 
 

Moved by Commissioner Lowe to recommend approval of the amended impact 
assessment dated March 2, 2016 conditioned upon the corrections noted this 
evening being included.   
Supported by Commissioner Mortensen.  Motion carried unanimously.       

 
B. Disposition of Site Plan (3-23-16) 

 
Moved by Commissioner Mortensen to approve the site plan for the Howell Medical 
Center dated March 23, 2016 subject to the following: 
1. The building design materials and colors shown this evening are acceptable and 

the sample board will become property of the Township. 
2. The number of barrier free parking spaces will be increased by 2 resulting in the 

elimination of 3 standard spaces.  
3. The lighting plan and light fixture details is subject to Township staff review and 

approval to comply with the ordinance.   
4. The conditions contained in Tetra Tech’s letter dated March 28, 2016 will be 

revised tomorrow and the applicant shall comply with the conditions prior to 
issuance of a land use permit.   

5. The requirements of the Brighton Area Fire Authority shall be complied with.   
6. Approval of the site plan is contingent on Board approval of the Environmental 

Impact Assessment.    
Supported by Commissioner Rauch.  Motion carried unanimously.   

 
 
OPEN PUBLIC HEARING #2… Review of a site plan and impact assessment for a 
proposed Flagstar Bank on parcel #11-09-100-038 located on the east side of 
Latson Road, north of I-96, Howell. The project is within the Providence/Former 
Latson Elementary School Planned Unit Development and is petitioned by Flagstar 
Bank. 
 
Brent LaVanway with Boss Engineering and Mike Boggio with MBA architects are present 
on behalf of the petitioner.  .  The site is located on the St. John Providence PUD/Former 
Latson Elementary Site.    The site shares the access driveway with St. John that aligns 
with Grand Oaks Drive.   They are proposing 19 parking spaces.  The site will have 
pedestrian access.  We have added a bike rack at the suggestion of the consultant.   
 
Mr. Boggio presents a picture showing the building for review by the Commission.   He 
explains that this a typical red brick with limestone Flagstar Bank prototype building.   It 
has clear anodized aluminum windows and a grayish shingle.   The drive-up teller lanes 
are on the south side and won’t interfere with pedestrians.  The photograph presented is 
a prototype and shows what the building materials will look like.   
  
Chris Gruba presents the LSL review letter.   The action tonight is to recommend approval 
of the site plan and environmental impact assessment because it is within a PUD.  The 
applicant needs to add a revision date to the plan.   The east and south elevations have 
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March 29, 2016 

Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

Dear Commissioners: 

At the Township’s request, we have reviewed the revised site plan (dated 3/23/16) for a new medical 
office building on a vacant 1.68-acre site.  We have reviewed the proposal in accordance with the 
applicable provisions of the Genoa Township Zoning Ordinance. 

A. Summary 

1. Building design, materials and colors are subject to review and approval by the Planning
Commission.

2. We suggest the number of barrier-free parking spaces be increased given the nature of the use.
3. The applicant may wish to provide a sidewalk connection from the building to the Grand River

Avenue sidewalk.
4. Light intensity exceeds the 10-footcandle maximum in several locations.
5. Details of proposed light fixtures must be provided.

B. Proposal/Process 

The applicant requests site plan review and approval for a new 12,882 square-foot medical office 
building.  The site is currently undeveloped and is located between two developed parcels: an Advance 
Auto Parts to the east and a dentist office to the west.   

Medical offices are permitted by-right in the GCD per Section 7.02.01.  As such, the project requires site 
plan review and approval by the Planning Commission.  As part of the review process, the Planning 
Commission is also to make a recommendation to the Township Board on the Environmental Impact 
Assessment. 

C. Site Plan Review 

1. Dimensional Requirements.  As described in the table below, the proposed building meets the
dimensional requirements in the GC zone district:

District 
Lot Size Minimum Setbacks  (feet) 

Parking Lot Lot Coverage Height 
(feet) Lot Area 

(acres) 
Width 
(feet) 

Front 
Yard 

Side 
Yard 

Rear 
Yard 

GC 1 150 35 15 50 20 front 
10 side/rear 

35% bldg. 
75% imperv. 35’ 

Proposal 1.68 153 45 15 (W) 
45 (E) 185 

200 front 
10 side 
20 rear 

17.6% bldg. 
57.6% imperv. 22’ 

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

Subject: Howell Medical Building – Site Plan Review #2 
Location: 2765 E. Grand River Avenue – north side of Grand River, east of Meadowview Drive 
Zoning: GCD General Commercial District 
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Aerial view of site and surroundings (looking north) 

 
2. Building Design and Materials.  Building design, materials and colors are subject to review and 

approval by the Planning Commission in accordance with Article 12.  
 
The proposed building is predominantly composed of brick veneer and precast stone with fiber 
cement shake siding and stone columns as accents. 
 
All four sides of the building have similar design elements, massing and style.  Color renderings of 
the building have been included with the elevation drawings; however, the applicant will need to 
present the Commission with material and color samples. 
 

3. Parking.  The building is intended to be used as a medical office building, which requires one 
parking space for every 200 square feet of gross floor area.  The main floor of the building measures 
12,882 square feet.  As such, the Ordinance requires 65 parking spaces, while 66 are provided. 
 
Based on the amount of parking provided, 3 barrier-free spaces are required; however, given the 
nature of the use as medical office, we suggest the applicant consider providing additional such 
spaces. 
 
Drive aisle and parking space dimensions meet or exceed Ordinance standards.  All parking spaces 
are marked with double striping on the site plan, as required. 

 
4. Pedestrian Circulation.  A 5’ wide sidewalk exists along Grand River.  Additional sidewalks are 

provided within the parking lot and in front of the main entrances to the building.  The applicant may 
wish to provide a sidewalk connection from the building to the Grand River Avenue sidewalk.   

 
5. Vehicular Circulation.  The developed site to the east has access to Grand River Avenue, and has 

granted access to the site through a cross-easement. 
 

It is worth noting that Advance Auto, the adjacent property to the east, will lose 4 parking spaces by 
virtue of the cross access.  The revised plan includes parking calculations for Advance Auto 
demonstrating that the parking provided will still meet Ordinance requirements.   
 
 
 
 
 
 

Subject site 
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6. Landscaping and Screening.  The table below is a summary of the landscaping required by Section
12.02:

Location Requirements Proposed Comments 
Front yard 
greenbelt 

20’ width 
4 canopy trees 

25’ width (minimum) 
2 canopy trees  
2 evergreen trees 

The Planning Commission 
may allow ½ of the required 
trees to be evergreen  

Detention 
pond (s) 

South pond: 6 trees and 52 
shrubs 
Mid pond: 2 trees and 14 
shrubs 
North pond: 1 tree and 10 
shrubs.  

South pond: 7 trees and 52 + 
shrubs 
Mid pond: 2 trees and 14+ 
shrubs 
North pond: 1 tree and 10+ 
shrubs 

Requirements met 

Parking lot 7 canopy trees 
670 SF landscaped area 

9 canopy trees 
696 SF landscaped area 

Requirements met 

Buffer Zone 
“B” (N) 

20’ width 
berm OR wall 
8 canopy trees AND 
8 evergreen trees AND 
30 shrubs 

20’ width 
berm 
8 canopy trees 
8 evergreen trees 
30 shrubs 

Requirements met 

Buffer Zone 
“B” (W) 

20’ width 
berm OR wall 
5 canopy trees AND 
5 evergreen trees AND 
21 shrubs 

20’ width 
berm 
5 canopy trees 
6 evergreen trees 
21 shrubs 

Requirements met 

7. Waste Receptacle and Enclosure.  The site plan identifies a dumpster and enclosure in the northeast
corner of the site.  The proposed location, base pad and enclosure comply with Ordinance standards.

8. Exterior Lighting.  The site plan proposes nine light poles for the parking lot and driveway.  The
photometric plan identifies several locations with light intensities well in excess of the 10-footcandle
maximum.  The applicant must revise the lighting plan to reduce light intensity.  Light fixture details
must also be provided.

9. Signs.  The site plan identifies a monument sign in the front yard setback 10’ from the front property
line.  No wall or directional signs are proposed.  The proposed dimensions, location and illumination
method of the proposed ground sign comply with the Ordinance.

10. Impact Assessment.  The submittal includes a Traffic Impact Study and an Impact Assessment
(dated February 2016), which note that the proposed project is not expected to adversely impact
natural features, public services/utilities, surrounding land uses or traffic.

Should you have any questions concerning this review, please do not hesitate to contact our office.  We 
can be reached by phone at (248) 586-0505, or via e-mail at borden@lslplanning.com and 
gruba@lslplanning.com. 

Sincerely, 
LSL PLANNING 

Brian V. Borden, AICP Christopher Gruba 
Principal Planner Project Planner II 

mailto:borden@lslplanning.com
mailto:gruba@lslplanning.com


 

 

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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

 

 

April 13, 2016 

 

Ms. Kelly Van Marter 

Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

 

Re:   Howell Medical Center 

 Site Plan Review #2 Revised 

 

Dear Ms. Van Marter: 

 

We have reviewed the subject site plan documents prepared by KEBS Inc. dated March 2, 2016, which were 

delivered to the Township Engineer on that date. The applicant is proposing a 13,000 sft medical office on the north 

side of Grand River Avenue between Meadowview and Char-Ann Drives.  Tetra Tech has reviewed the documents 

and site plan and offers the following comments.  

 

SITE PLAN 

 

1. There is a discrepancy between the specifications listed on the cover and sheet 2 of 6 for the material called 

out for the sanitary service lateral. The standard material for sewer laterals is SDR 23.5 PVC. This should 

be corrected on the construction drawings that will be reviewed for the public sanitary sewer extension. 

2. The storm outlet from the detention pond is currently shown as a 4-inch pipe.  This should be revised to a 

12-inch pipe with a 4-inch orifice plate to facilitate future cleaning of the outlet.  The outlet also connects 

to the existing Grand River storm sewer which will require an MDOT permit.  A copy of the permit should 

be submitted to the Township for your records.   

 

The petitioner has satisfactorily addressed our previous comments; therefore, we have no further objections to 

approval of the site plan. The above comment relating to the sanitary sewer lateral can be addressed on the 

construction plans.  

 

Please call if you have any questions. 

 

Sincerely,  

 

 

 

Gary J. Markstrom, P.E.     Joseph C. Siwek, P.E. 

Unit Vice President     Project Engineer 

 

 

Copy: Greg Petru P.E.  KEBS Inc. 



March 30, 2016 

Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 

RE: Howell Medical Center 
2765 E. Grand River 
Genoa Twp., MI   

Dear Kelly: 

The Brighton Area Fire Department has reviewed the above mentioned site plan.  The plans 
were received for review on March 3, 2016 and the drawings are dated March 2, 2016.  The 
project is for a proposed new 14,270 square foot building medical office building.  The plan 
identifies 1,388 sq.ft. of the total building to be a basement storage area.  This plan review is 
based on the requirements of the International Fire Code (IFC) 2012 edition.   

1. It appears that the building will be provided with an automatic sprinkler system based upon
the presence of a 6” fire protection water line.  The FDC shall be installed on the street side
(Grand River).  (Revised on Drawing, building and basement are exempt from Fire
Suppression, MBC 903.2.11.1)

 IFC 903 

2. The address to the building shall be a minimum of 6” high letters of contrasting colors and be
clearly visible from the street (South Elevation).  The location and size shall be verified prior to
installation.  (Noted on Drawing)

   IFC 505.1 

3. The access drive into the site shall be a minimum of 26’ wide, and maintained at that width
for circulation throughout the site.  With a width of 26’ wide the building side shall be marked
as a fire lane.  Include the location of the proposed fire lane signage and include a detail of
the fire lane sign in the submittal.  Access roads to site shall be provided and maintained
during construction.  Access roads shall be constructed to be capable of supporting the
imposed load of fire apparatus weighing at least 75,000 pounds.  Provide an emergency
vehicle circulation diagram on plan.  (Revised on Drawing)

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

4. Access through the site shall provide emergency vehicles with a turning radius up to 50’
outside and 30’ inside while providing a minimum vertical clearance of 13 ½ feet.  (Noted on
Drawing

5. The location of a key box (Knox Box) shall be indicated on future submittals.  The Knox box
will be located adjacent to the front door of the structure.  There shall also be a Knox box
placed at the basement door.  (Noted and Shown on Drawing)

   IFC 506.1 
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      Howell Medical Center 
  2765 E. Grand River 

Site Plan Review 

6. Provide names, addresses, phone numbers, emails of owner or owner’s agent, contractor’s,
architect, on-site project supervisor.  (Noted on Drawing)

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, 

Capt. Rick Boisvert, CFPS 
Fire Inspector 

www.brightonareafire.com 



 

 
 
 

MEMORANDUM 
 
TO:  David Lenz 
 
FROM:     Kelly VanMarter, Assistant Township Manager/Community Development Director 
 
DATE:   March 24, 2016 
 
RE:  Howell Medical Offices - Sewer and Water Tap Fees 
  (11-06-200-068) 
 
 
This memo will describe the connection fees required for a new 12,882 sq. ft. medical 
office building with 1,388 sq. ft. basement located on parcel at 11-06-200-068.   
 
The REU Table provides the following relevant formulas: 

• 0.6 REU per 1,000 sq. ft. for a Doctor’s Office 
• 1.3 REU per Dentist 
• 0.05 REU per 1,000 sq. ft. for Warehouse and storage 

 
Since I don’t have information regarding the number of dentists this letter will be based on 
doctor’s office space.  Using the formulas above the following calculation applies:   
 
12,882 sq. ft. office building @ 0.6 REU per 1,000 sq. ft.  =  7.73 REU 
1,388 sq. ft. utility basement @ 0.05 REU per 1,000 sq. ft.  =  0.07 REU 

TOTAL REU’S  =  7.8   REU 
PREVIOUSLY PAID/ASSESSED: 
Water (Grand River Water) - 3 REU  
Sewer (GO #1)   - 0 REU  
      
NEW CONNECTION CHARGE =     
Water:   7.8 REU – 3 REU (assessed)  = 4.8 REU 
Sewer:  7.8 REU  
          
Water 4.8 REU @ $7,900 per REU  =              $ 37,920.00 
Sewer 7.8 REU @ $7,200 per REU =                     $ 56,160.00  
       TOTAL DUE:  $ 94,080.00 
 
Connection Fees must be paid at time of land use permit issuance.  
A meter package may also need to be purchased including the appropriate sized meter and 
a MIU (meter interface unit).  Should you have any questions please feel free to contact me 
at 810-227-5225. 
 



IMPACT ASSESSMENT 

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

• David Lenz, Architect, Studio [intrigue] Architects: Registered architect of the state of 
Michigan. 

• Dave Sonnenberg PE, Traffic Engineering Associates: Registered engineer of the state of 
Michigan. 

• Greg Petru PE, KEBS Inc: Registered engineer of the state of Michigan 

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

• The existing site is an undeveloped parcel. 
• There are no existing structures or facilities on the site. 
• The site is mostly covered in thick low lying brush. 
• There are a few small areas of paved walks and parking located within 10’-0” of the 

property line on the adjacent east and west parcels. 
• See attached site plan. 

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

• The existing site is an undeveloped plot along the Grand River Ave commercial corridor. 
It is surrounded by commercially developed properties to the east and west; as well as 
residentially developed properties to the north. The south property line is located along 
the Grand River Ave right of way. 

• Starting in the southeast corner (roughly 30’-0” from the south property line) the site 
gently slopes down 4’-0” towards the northwest corner. The first 30’-0” of the property 
quickly slopes down 12’-0” as it approaches and meets Grand River Ave. 

• The majority of the site is covered in thick low lying brush. 
• The soils are shown as Miami Loam, 2-6% slopes on the N.R.C.S. web soil survey. 
• Wildlife is typical for an undeveloped urban site. 
• There are no wetlands on the site. 



• The site naturally surface drains along the existing topography.  The North 2/3 of the 
property drains off the property to the North and to the West.  The South 1/3 or so 
drains South out to Grand River Avenue.   

• There are no existing wetlands, drains or lakes on the site.  There is existing storm sewer 
within Grand River Avenue. 

d. Impact on storm water management: Description of measures to control soil erosion and 
sedimentation during grading and construction operations and until a permanent ground cover 
is established. Recommendations for such measures may be obtained from the Livingston 
County Drain Commissioner at (517) 546-0040. 

• The storm water management, soil erosion, and sedimentation during grading and 
construction shall be in conformance with standard construction techniques and the 
requirements of the Livingston County Drain Commissioner and MDOT.   

• The site is proposing two small bio-retention areas to capture most of the parking lot 
runoff, and a larger detention basin at the South end of the site. 

• Silt sacks, silt fencing and other soil erosion measures will be utilized on-site for Soil 
Erosion Control.   During detention pond construction, temporary grading and mulch 
blankets may be utilized to help stabilize banks.  The construction entrance and Grand 
River Avenue will be kept clean and swept as needed. 

e. Impact on surrounding land used: Description of the types of proposed uses and other man-
made facilities, including any project phasing, and an indication of how the proposed use 
conforms or conflicts with existing and potential development patterns. A description shall be 
provided of any increases of light, noise or air pollution which could negatively impact adjacent 
properties. 

• The proposed use is a medical office building. This use is a use by right in the General 
Commercial District in which the property resides. 

• The proposed medical office use is similar in nature, scope, and size to the surrounding 
developments. 

• All parking, building, and site lighting will be ‘dark sky’ compliant. 
• The proposed medical office use will not generate noise or air pollution.  

f. Impact on public facilities and services: Describe the number of expected residents, employees, 
visitors, or patrons, and the anticipated impact on public schools, police protection and fire 
protection. Letters from the appropriate agencies may be provided, as appropriate. 

• The proposed development is expected to employ 16 staff members and service existing 
Genoa Twp. residents. 

• There will not be an increased impact on public schools. 
• Impacts from Police and Fire Departments are not expected to change. 



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

• Sanitary systems will be designed to utilize the existing municipal sanitary collection 
system.  The site is proposing to connect to an existing sewer on the West edge of the 
property.     

• Water systems will be designed to utilize the existing municipal water supply system.  A 
connection is proposed within the Grand River Avenue ROW. 

• Storm water collection and discharge will utilize on-site bio-retention areas and a 
detention pond to collect and ultimately discharge an allowed rate to the existing MDOT 
storm drainage collection system within the ROW.    

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

• The proposed development is expected to generate typical professional office related 
waste. 

• A family dentist office will be a part of this development. All medical waste will be 
disposed of in accordance with the State of Michigan DEQ requirements. 

• A dental amalgam system will be designed with the building sanitary systems in 
accordance with the State of Michigan DEQ requirements. 

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

• See attached traffic analysis report. 

□ Description of existing daily and peak hour traffic on adjacent street(s) and a description 
of any sight distance limitations along the right-of-way frontage of the site. 



□ Forecasted trip generation of the proposed use for the a.m. and p.m. peak hour and 
average daily traffic generated. 

□ For any project with a completion date beyond one year at the time of site plan 
approval, the analysis shall also include a scenario analyzing forecasted traffic at date of 
completion along the adjacent street network using a forecast based either on historic 
annual percentage increases and/or on expected development in the area. 

□ Projected traffic generated shall be distributed (inbound v. outbound, left turn v. right 
turn) onto the existing street network to project turning movements at site driveways 
and nearby intersections. Rationale for the distribution shall be provided. 

□ Capacity analysis at the proposed driveway(s) using the procedures outlined in the most 
recent edition of the Highway Capacity Manual published by the Transportation 
Research Board. Capacity analyses shall be provided for all street intersections where 
the excepted traffic will comprise at least five-percent (5%) of the existing intersection 
capacity. 

□ Accident data for the previous three (3) years for roadway sections and intersections 
experiencing congestion or a relatively high accident rate, as determined by the 
township or staff from the Livingston County Road Commission or Michigan Department 
of Transportation. 

□ Analysis of any mitigation measures warranted by the anticipated traffic impacts. Where 
appropriate, documentation shall be provided from the appropriate road agency 
regarding time schedule for improvements and method of funding. 

□ A map illustrating the location and design of proposed access, including any sight 
distance limitations, dimensions from adjacent driveways and intersections within 250 
feet of the edge of the property frontage, and other data to demonstrate that the 
driveway(s) will provide safe and efficient traffic operation and be in accordance with 
Article 15. 

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

• Not applicable 

k. A list of all sources shall be provided. 
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  A call to the public at 7:17pm with no response.   
 
Planning Commission disposition of petition: 
 
A. Recommendation of Environmental Impact Assessment (3-2-16) 
 

Moved by Commissioner Lowe to recommend approval of the amended impact 
assessment dated March 2, 2016 conditioned upon the corrections noted this 
evening being included.   
Supported by Commissioner Mortensen.  Motion carried unanimously.       

 
B. Disposition of Site Plan (3-23-16) 

 
Moved by Commissioner Mortensen to approve the site plan for the Howell Medical 
Center dated March 23, 2016 subject to the following: 
1. The building design materials and colors shown this evening are acceptable and 

the sample board will become property of the Township. 
2. The number of barrier free parking spaces will be increased by 2 resulting in the 

elimination of 3 standard spaces.  
3. The lighting plan and light fixture details is subject to Township staff review and 

approval to comply with the ordinance.   
4. The conditions contained in Tetra Tech’s letter dated March 28, 2016 will be 

revised tomorrow and the applicant shall comply with the conditions prior to 
issuance of a land use permit.   

5. The requirements of the Brighton Area Fire Authority shall be complied with.   
6. Approval of the site plan is contingent on Board approval of the Environmental 

Impact Assessment.    
Supported by Commissioner Rauch.  Motion carried unanimously.   

 
 
OPEN PUBLIC HEARING #2… Review of a site plan and impact assessment for a 
proposed Flagstar Bank on parcel #11-09-100-038 located on the east side of 
Latson Road, north of I-96, Howell. The project is within the Providence/Former 
Latson Elementary School Planned Unit Development and is petitioned by Flagstar 
Bank. 
 
Brent LaVanway with Boss Engineering and Mike Boggio with MBA architects are present 
on behalf of the petitioner.  .  The site is located on the St. John Providence PUD/Former 
Latson Elementary Site.    The site shares the access driveway with St. John that aligns 
with Grand Oaks Drive.   They are proposing 19 parking spaces.  The site will have 
pedestrian access.  We have added a bike rack at the suggestion of the consultant.   
 
Mr. Boggio presents a picture showing the building for review by the Commission.   He 
explains that this a typical red brick with limestone Flagstar Bank prototype building.   It 
has clear anodized aluminum windows and a grayish shingle.   The drive-up teller lanes 
are on the south side and won’t interfere with pedestrians.  The photograph presented is 
a prototype and shows what the building materials will look like.   
  
Chris Gruba presents the LSL review letter.   The action tonight is to recommend approval 
of the site plan and environmental impact assessment because it is within a PUD.  The 
applicant needs to add a revision date to the plan.   The east and south elevations have 
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too much EFIS per the Ordinance requirement.   Mr.  Boggio indicates that the average of 
all sides is 18%.   There are 2 sides that don’t meet the requirement.   Chairman Brown 
asks if they can make revisions to bring the building into compliance.   Mr. Boggio 
responds that they can but would prefer not to.    
 
Mr. Gruba states that the ordinance requires an 8’ wide bike path along the Latson Road 
frontage.  The plans show a 5’ sidewalk.   Commissioner Mortensen believes the punting 
the sidewalk to future isn’t enough.   He believes there needs to be an easement and a 
commitment for shared cost.   Mr. Boggio states that Flagstar will agree to pay for 1/3 of 
the cost.  The Commission discussed the sidewalk requirement to the adjacent 
properties.   Without knowing how they will develop it is difficult to require a sidewalk.   
The Commission would prefer to have the 20’ sanitary sewer easement also be written to 
allow a future sidewalk and for the bank and the owner to provide an agreement 
regarding construction and financial obligations to be reviewed and approved by the 
Township attorney.     
 
Mr. Gruba suggests that consideration should be given to a cross access easement to the 
parcel to the south.   Commissioner Rauch questioned if the plan is to raise the other 
properties when they develop.   He is concerned that this project is going to raise up the 
site 5’ which is going to cause problems for the other properties.  Mr. LaVanway 
confirmed that Flagstar is raising their site and stated that the current thought is that the 
other properties need to add significant fill to transition to the basin.    
 
Mr. Gruba suggests additional landscaping be provided to help screen the mechanical 
equipment and Mr. Boggio agrees.    The Commission also discussed whether or not 
additional ornamental lighting should be considered.   It was the consensus that since 
Providence only provided 2 along their frontage and due to topography the plan is 
acceptable as submitted.   
 
Mr. Gruba provides that the sign base should be brick and they should add a note to the 
sign plans stating they will comply with the changeable message sign requirements.   Mr. 
Boggio agrees.   The flagpole is proposed at 50 feet and the ordinance has a maximum of 
40 feet.  Mrs. VanMarter supports the 50’ flagpole and would like to see the Planning 
Commission use their PUD discretion to allow the taller flag pole.   She indicates that she 
is updating the ordinance to allow taller flag poles and she views them as an amenity to 
the site and community that should be encouraged.  The Commissioners agreed.   
 
Commissioner Rauch inquired about the location of the monument sign on the plans.   Mr. 
Boggio stated that they would like to come back to address the sign location if a deviation 
is needed.  He agrees the proposed location is problematic but he is not prepared to 
address it this evening.  Commissioner Rauch expressed concern with a location for 
monument signs for the undeveloped area east and west of this site.   He sugggested an 
integrated signage plan that would provide a single sign at the entrance to address this 
outlot and others.   The Commission agrees that they can come back with a revised sign 
plan.   
 
Mr. Markstrom reviews his letter with only minor comments regarding ensuring adequate 
cover on the sanitary sewer lead installation.   They have worked with Boss to serve the 
site with gravity.    
 
Chairman Brown reviewed the Fire Department and tap fee letters contained in the 
packet.  He comments the applicant on a flawless impact assessment.   
 
Call to public at 8:14pm with no response.   
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Planning Commission disposition of petition: 

 
A. Recommendation of Environmental Impact Assessment (3-23-16) 
 

Moved by Commissioner Lowe to recommend approval of the Environmental 
Impact Assessment to the Township Board conditioned on Board approval of the 
site plan.  
Supported by Commissioner Mortensen.  Motion carried unanimously.  

 
B. Recommendation of Final PUD Site Plan (3-23-16) 
 

Moved by Commissioner Mortensen to recommend Board approval of the Final 
PUD Site Plan subject to the following: 
1. Revision dates shall be added to the site plan. 
2. The applicant will increase natural materials on the two sides of the building to 

meet the 80% requirement in the PUD. 
3. An agreement will be prepared by the petitioner and the land owner to provide for 

a 5’ wide sidewalk along the east side property line with an appropriate financing 
and cost sharing agreement in place subject to review and approval by the 
Township attorney.   The Planning Commission recognizes that the sidewalk may 
not be installed until after sanitary sewer is installed. 

4. Landscaping will be added to screen the mechanical equipment area and the 
revised landscape plan shall be approved by Township staff.   

5. The base of the ground sign will be brick to match the building and a note will be 
added to the plans acknowledging compliance with the changeable message 
requirements in the Ordinance.  The location of the ground sign may be reviewed 
and approved by Township staff if it complies with PUD and Ordinance.  It is 
understood that the ground sign may not be constructed in the location shown on 
plans.    

6. The requirements of the Township Engineer in their letter dated March 28, 2016 
will be complied with.  

7. The requirements of the Brighton Area Fire Department will be complied with. 
8. The sanitary sewer and sidewalk easement will be combined on the plans so 

there will be one 20’ wide sewer/sidewalk easement and the 5’ sidewalk 
easement will be removed.   

Supported by Commissioner McManus.  Motion carried unanimously.   
 
 
OPEN PUBLIC HEARING #3… Review of a sketch plan for two proposed boat 
storage buildings. The property is located at 5796 E. Grand River, Howell.  The 
request is petitioned by the Wonderland Marine. 
 
Gary Mitter is present to represent Wonderland Marine.  He states that the plans have not 
changed since 1999.   The approved plan was prepared as a master plan of the property 
because that is what the Township asked us to provide at that time.  We submitted the 
same plans to you this evening because nothing has changed.   The proposed building is 
a match to the existing buildings.   We are just implementing the master plan.   
 
Commissioner Mortensen states that the revised sketch plan crosses out the remaining 
buildings and asks if the intention is to remove the 7 other barns from the plans.  Mr. 
Mitter responds that the north 3 barns will never be built.   He states it would be nice to 
think the back row would be all barns but he would just like to ask approval for the 2 now 
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March 29, 2016 

Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

Dear Commissioners: 

At the Township’s request, we have reviewed the revised site plan (dated 3/2/16) proposing a new 
Flagstar Bank building.  As a side note, the revision date has not been included on the current site plan 
and we request the applicant add such to avoid confusion moving forward. 

The subject site is part of a larger Planned Unit Development (PUD) on the former Latson Elementary 
School property.  The proposed project has been reviewed for compliance with the Genoa Township 
Zoning Ordinance and the PUD Agreement for this site. 

A. Summary 

1. The applicant needs to add the revision date to the current site plan.
2. The PUD Agreement requires that each building face contain at least 80% natural materials.  The

south and east elevations are slightly deficient.
3. The site plan must be corrected to show the required 8’ wide bike path within the Latson Road right-

of-way.
4. The applicant may wish to include a cross-access easement for the property south of the site.
5. The mechanical equipment on the east side of the building needs to be screened with landscaping.
6. The applicant may need to provide additional ornamental light fixtures along Latson Road.
7. The base of the proposed ground sign must be brick to match the building.
8. We request the applicant include a note on the signage plan acknowledging the requirements for

electronic changeable message signs.
9. The proposed flag pole must be reduced to no more than 40’ in height.

B. Proposal/Process 

The applicant requests site plan review and approval for a proposed free-standing Flagstar Bank building 
within the Former Latson Elementary School Property PUD.   

Under the PUD Agreement for this site, banks with up to 3 drive-through teller windows are permitted by 
right.  As such, the request requires review and approval of the site plan and Environmental Impact 
Assessment. 

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

Subject: Flagstar Bank – Site Plan Review #2 
Location: Latson Road – East side of Latson Road, just north of I-96 
Zoning: NRPUD (Non-Residential Planned Unit Development) 
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Aerial view of site and surroundings (looking north) 

C. Site Plan Review 

1. Dimensional Requirements.  As shown in the table below, the proposed development complies with
the dimensional standards for this PUD:

District 
Lot Size Minimum Setbacks  (feet) Max. 

Height Max. Coverage Lot Area 
(acres) 

Width 
(feet) 

Front 
Yard 

Side 
Yard 

Rear 
Yard Parking 

NRPUD 1 120 20 10 20 0 front     
5 side/rear 75’ 50% building 

85% impervious 

Proposal 1.01 210 71.37 86.76 (N) 
63 (S) 54.18 2 (front) 

10 side/rear 26’ 7.51% building 
59% impervious 

2. Building Design and Materials.  Proposed elevations, including colors and materials, are subject to
review and approval by the Planning Commission.  The applicant has indicated that color sample
boards will be presented at the Planning Commission meeting.

The primary building material is brick with EIFS accents below the eaves line.  The building is 
further accented by various cast stone medallions and brick soldier course on all four sides.  The main 
entrance to the building has a larger façade with a metal canopy. 

The PUD Agreement requires that each wall face contain at least 80% natural materials, such as brick 
or stone.  Based on the calculations provided on Sheet A-2, the amount of EIFS slightly exceeds that 
permitted on the east and south building elevations.  

3. Parking/Stacking.  Required parking for banks is one space for each 200 square feet of gross floor
space, plus two spaces for each ATM (Section 14.04).  Given the size of the building and the
inclusion of an ATM, 19 parking spaces are required.  The revised plan provides 19 spaces, including
the 1 barrier-free space required.  The parking space and drive aisle dimensions also comply with the
Ordinance.

Drive through windows for bank uses require four stacking spaces for the first window and three 
stacking spaces for each additional window.  This requirement is met.   

There are no loading areas proposed for the project; however, such spaces are not typically necessary 
for bank uses.   

Subject site 
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4. Pedestrian Circulation.  The site plan provides 7’ wide sidewalks along the north and west sides of
the building adjacent to the parking lot.  The proposal includes a 5’ wide sidewalk parallel to the
north property line, which would connect to the public sidewalk along Latson Road.  A connection is
also provided between this sidewalk and the building, with crosswalk striping across the drive aisle.

An 8’ wide bike path is required within the Latson Road right-of-way; however, this is currently 
shown as a 5’ wide sidewalk.  The approved PUD site plan for the medical facility within this 
development provided for the 8’ wide bike path.   As such, the plan needs to be corrected to show the 
required bike path. 

Lastly, the applicant has included an easement for a future sidewalk along the east side lot line to 
provide for better pedestrian circulation throughout the full PUD. 

5. Vehicular Circulation.  This PUD has 2 access drives along Latson Road.  The main access to the
PUD and the subject site is via the southerly drive, opposite Grand Oaks Drive.

The revised plans provide a cross-access easement that would connect the site and the undeveloped 
property to the east in the event it is needed. 

The applicant may also wish to include a similar easement for future access to the property south of 
the site; however, cross-access would be limited due to the one-way drive through lanes.  

6. Landscaping.  The following table is a summary of the landscaping required by Section 12.02:

Location Ordinance 
Requirement 

Landscaping Required Proposed Comments 

Front yard 
greenbelt 
(210 ft.) 
(Latson Rd) 

20’ width 
1 canopy tree 
every 40’ 

6 canopy trees required 20’ width (minimum) 
4 canopy trees 
2 evergreen trees 
2 ornamental trees  

Requirements met 

Parking lot 
(19 spaces) 

1 tree & 100 
SF landscaped 
area per 10 
spaces 

2 canopy trees & 190 SF 
landscaping.  1 tree must be 
interior parking lot.  Front 
yard parking must be 
screened by hedge row, 3’ 
knee wall or berm.  

2 canopy trees, row of 
arborvitae and yews screen 
parking spaces in front yard 

Requirements met 

Buffer Zone 
“C” 
(North) 

10’ width 
1 canopy OR 
evergreen tree 
OR 4 shrubs 
per 20’ 

226’ = 12 canopy OR 
evergreen trees OR 46 
shrubs.  

18’ width 
7 canopy trees & 38 shrubs 

Requirements met 

Buffer Zone 
“C” 
(East) 

10’ width 
1 canopy OR 
evergreen tree 
OR 4 shrubs 
per 20’ 

210’ = 11 canopy OR 
evergreen trees OR 42 
shrubs. 

26’ width 
11 canopy trees 

Requirements met 

Buffer Zone 
“C” 
(South) 

10’ width 
1 canopy OR 
evergreen tree 
OR 4 shrubs 
per 20’ 

192’ = 10 canopy OR 
evergreen trees OR 39 
shrubs. 

10’ width 
7 canopy or evergreen trees 
& 20 shrubs 

Requirements met 

The site plan also identifies ground mounted mechanical equipment on the east side of the building.  
Per Section 12.02.06, this equipment must be screened with shrubs.  
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7. Waste Receptacle and Enclosure.  The site does not provide a waste receptacle, which is not
uncommon for financial uses dealing with sensitive information.  The applicant has added a note to
sheet 4 that trash will be collected internally and picked up via curbside weekly.

8. Exterior Lighting. The photometric plan illustrates 5 light poles within the parking lot, lighting
under the drive through canopy and building accent lights.  The maximum lighting intensity complies
with Ordinance requirements.

The revised plan also includes 1 ornamental light pole along Latson Road, as required by the PUD
Agreement.  Depending on the spacing necessary for these fixtures, the applicant may need to provide
additional ornamental lighting.

9. Signs.  The proposal includes one monument sign, one wall sign and two directional ground signs.
The proposed signage is generally in compliance with the Zoning Ordinance; however, the applicant
must address the following items:

 The ground sign detail does not identify the base material.  The PUD Agreement requires that it
match the primary building material; in this instance, brick; and

 We request that a note be added acknowledging the requirements of Section 16.07.02(e) for
electronic changeable message signs.

10. Impact Assessment.  The submittal includes an Impact Assessment notes that the proposed project is
not expected to adversely impact natural features, public services/utilities, surrounding land uses or
traffic.

11. Additional Considerations.  The revised plan includes a bike rack southwest of the building as an
additional site amenity per the NRPUD requirements.

A 50’ tall flag pole is also proposed southwest of the building; however, Section 11.01.05(b) limits
the height to 40’.  The applicant must revise the plan accordingly.

Should you have any questions concerning this review, please do not hesitate to contact our office.  We 
can be reached by phone at (248) 586-0505, or via e-mail at borden@lslplanning.com and 
gruba@lslplanning.com. 

Sincerely, 
LSL PLANNING 

Brian V. Borden, AICP Christopher Gruba 
Principal Planner Project Planner II 

mailto:borden@lslplanning.com
mailto:gruba@lslplanning.com


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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

March 28, 2016 

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

Re:  Flagstar Bank 
Site Plan Review #2 

Dear Ms. Van Marter: 

We have reviewed the updated site plan documents from Boss Engineering Inc. dated March 23, 2016, for the 
subject project. The applicant is proposing a 3,335 sft bank on the east side of Latson Road in an outlot of the 
Providence Ambulatory Facility.  Tetra Tech has reviewed the documents and site plan and offers the following 
comment.  

SITE PLAN 

1. The site sanitary sewer service has been changed to gravity through a public sewer extension constructed
to the northeast corner of the property. A review of the proposed sewer depth against the approved
construction plans for the site to the north shows that there may be some sections of the proposed sewer
main with less than 4 feet of cover, which is less than the Township standard for cover. We recommend the
petitioner redesign the sewer to meet the 4 feet of cover requirement which will be checked on the profiles
provided during the construction plan review. A sewer easement also should be added to the drawings.

The petitioner has discussed the proposed sewer plan with the Township and addressed our earlier comments. We 
have no engineering related objections to approval of the site plan provided the petitioner address the sanitary sewer 
comment above in the construction plans.  

Please call if you have any questions. 

Sincerely, 

Gary J. Markstrom, P.E.  Joseph C. Siwek, P.E. 
Unit Vice President Project Engineer 

Copy: Brent LaVanway, P.E., Boss Engineering Inc. 



March 30, 2016 

Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 

RE: Flagstar Bank 
Latson Rd. – S. of Grand River 
Genoa Twp., MI   

Dear Kelly: 

The Brighton Area Fire Department has reviewed the above mentioned site plan.  The plans 
were received for review on March 3, 2016 and the drawings are dated March 2, 2016.  The 
project is for new 3,335 square foot business occupancy to be used as a bank.  The plan review 
is based on the requirements of the International Fire Code (IFC) 2012 edition.  

1. Future project submittals shall include the address and street name of the project in the title
block.  (Noted to be Provided after Land Division)

  IFC 105.4.2 

2. 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 (West
Elevation).  The location and size shall be verified prior to installation.  (Not yet assigned,
Noted to be provided on West Elevation)

   IFC 505.1 
3. The one-way drive along the east side of the building must be widened to 20’.  With a width

of 20’ wide, both sides shall be marked as a fire lane.  Include the location of the proposed 
fire lane signage and include a detail of the fire lane sign in the submittal.  Access roads to 
site shall be provided and maintained during construction.  Access roads shall be 
constructed to be capable of supporting the imposed load of fire apparatus weighing at 
least 75,000 pounds.  (Revised and shown on Drawing) 

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

4. Access around building shall provide emergency vehicles with a turning radius up to 50’
outside and a 30’ inside.  A minimum vertical clearance of 13½ feet shall be maintained 
throughout.  (Revised and shown on Drawing) 

5. The location of a key box (Knox Box) shall be indicated on future submittals.  The Knox box
will be located adjacent to the main entrance of the structure.  (Noted on Drawing)

   IFC 506.1 

6. Provide names, addresses, phone numbers, emails of owner or owner’s agent, contractor,
architect, on-site project supervisor.  (Added to Drawing, Contractor TBD)
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      Flagstar Bank 
  Latson Rd. – S. of Grand River 

Site Plan Review 

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, 

Capt. Rick Boisvert, CFPS 
Fire Inspector 

www.brightonareafire.com 



 
 
 

MEMORANDUM 
 
 
TO:  File 
 
FROM:     Kelly VanMarter, Assistant Township Manager/Community 

Development Director 
 
DATE:   April 7, 2016 
 
RE:  Flagstar Bank Connection Fees 
 

 
 
This memo will describe the water and sewer connection fees required for the 
proposed 3,335 square foot Flagstar bank building located within the Providence 
Medical Center (former Latson Road Elementary School) Planned Unit 
Development . 
 
ANALYSIS:   The REU Table provides 0.12 REU’s per employee for a bank.   
Based on information in the impact assessment the proposed bank would have 
14 employees therefore the connection fees would be: 0.12 x 14 = 1.68 REU’s 
 
OPTION 1 – CREDITS:   
There is an existing balance of 21.5 REU’s associated with this property.  The 
owner can dedicate the credits for use by the bank if so desired.  This would 
have the following effect:   

 Water REU Sewer REU 
Credits per PUD Agreement 27 27 
Providence Ph. 1 Medical Office building -5.5 -5.5 
Flagstar Bank -1.68 -1.68 

REMAINING BALANCE 19.82 19.82 
 
 
OPTION 2 – PAYMENT:  
If the owner is not transferring the REU credits to the bank outlot the following 
fees would be applicable: 
1.68 REU x $5,500 per Sewer REU = $ 9,240.00 
1.68 REU x $5,000 per Water REU = $ 8,400.00 
TOTAL DUE =  $17,640.00 
 
If using option 2, the connection fees are due at the time of Land Use Permit 
issuance.   
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INTRODUCTION 
 
The purpose of this Impact Assessment (IA) report is to show the effect that this proposed development 
may have on various factors in the general vicinity of the project.  The format used for presentation of this 
report conforms to the Submittal Requirements for Impact Assessment guidelines in accordance with 
Section 18.07 of the published Zoning Ordinance for Genoa Township, Livingston County, Michigan. 
 

DISCUSSION ITEMS 
 

A. Name(s) and address(es) of person(s) responsible for preparation of the impact assessment 
and a brief statement of their qualifications. 
 
Prepared For: 
MBA Architects 
30150 Telegraph Rd. Suite 150 
Bingham Farms, MI 48025 
(248) 258-5155 
 
Prepared By: 
BOSS ENGINEERING COMPANY 
Civil Engineers, Land Surveyors, Landscape Architects and Planners 
3121 E. Grand River 
Howell, MI 48843 
(517) 546-4836 
 
Boss Engineering has been successfully providing engineering, surveying, planning and landscape 
architecture services on land development projects since 1969.  Since its beginning, Boss Engineering 
has strived to provide unparalleled professional services with integrity and respect to every client.  Today, 
Boss provides a complete lineup of consulting services for each project, ranging from conceptual design 
through final construction.  The company currently employs a variety of professions including civil 
engineers, surveyors, landscape architects and sanitarians. 
 
B. Map(s) and written description / analysis of the project site including all existing structures, 
manmade facilities, and natural features.  The analysis shall also include information for areas 
within 10 feet of the property.  An aerial photograph or drawing may be used to delineate these 
areas. 
 
The site is located on the east side of South Latson Rd, approximately 1700 feet south of the Grand River 
Ave intersection.  The property has 210 feet of frontage along South Latson Rd, the entire width of the 
site. To the west on the opposite side of South Latson Road is non-residential planned unit development 
use. To the north of the site is undeveloped property in which a two phase project involving medical office 
buildings are being developed. Undeveloped property to the east and south of the site is zoned as non-
residential planned unit development. The subject property is currently undeveloped, non-residential 
planned unit development (NRPUD). 
 
 
C. Impact on natural features: A written description of the environmental characteristics of the site 
prior to development and following development, i.e., topography, soils, wildlife, woodlands, 
mature trees (eight inch caliper or greater), wetlands, drainage, lakes, streams, creeks or ponds.  
Documentation by a qualified wetland specialist shall be required wherever the Township 
determines that there is a potential regulated wetland.  Reduced copies of the Existing Conditions 
Map(s) or aerial photographs may accompany written material. 
 
The total site area is 1.01 acres.  There are 0.08 acres of right-of-way for South Latson Road leaving a 
total of 0.93 acres of buildable space.  There are no wetlands on the property.  The site gradually slopes 
southeast at approximately 1.78%.  The trees and shrubs/brush on site are minimal and located along the 
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west property line within the ditch, while the remainder of the site is open area. The USDA Soil 
Conservation Service soil classification for the site is Miami-Loam 2-6% slopes. 
 
 
D. Impact on storm water management: Description of measures to control soil erosion and 
sedimentation during grading and construction operations and until a permanent ground cover is 
established.  Recommendations for such measures may be obtained from County Soil 
Conservation Service.  
 
Surface runoff during periods of construction will be controlled by proper methods set forth by the 
Livingston County Drain Commissioner, including silt fence, inlet protection devices, and seed and mulch. 
 
At the time of construction, there may be some temporary dust, noise, vibration and smoke, but these 
conditions will be of relatively short duration and shall be controlled by applying appropriate procedures to 
minimize the effects, such as watering if necessary for dust control. 
 
The Site Plan documents show the proposed locations of all site improvements along with detailed soil 
erosion control information. The plans will be reviewed by the Livingston County Drain Commissioner’s 
office for compliance with their regulations prior to issuance of a Soil Erosion Control permit. 
 
 
E. Impact on surrounding land use: Description of the types of proposed uses and other man 
made facilities, including any project phasing, and an indication of how the proposed use 
conforms or conflicts with existing and potential development patterns.  A description shall be 
provided of any increases of light, noise or air pollution which could negatively impact adjacent 
properties. 
 
To the north in two phases, two medical office buildings are being developed. Phase 1 includes building 
#1 being 3 stories at 20,500 square feet and the closest of the two medical buildings being proposed to 
South Latson Road that requires parking, pedestrian circulation and site access. Phase I also includes 
construction of the detention and forebay storm water management system, sized for the medical 
buildings, subject property and future developments. Phase II will be constructed at a later date, which 
includes building #2, and final build out of the required parking and pedestrian walkways. 
 
With the proposed use being a bank, most of the activity on the property would be weekdays 9 AM to 6 
PM.  Unlike a commercial use, there would be limited evening or weekend traffic with hours of operation 
being limited.   
 
The increase in light, noise or air pollution would be far less than what is typically associated with a 
commercial development.  Developing a single small bank building on the property will have minimal 
impact on surrounding properties. 
 
 
F. Impact on public facilities and services: Description of number of expected residents, 
employees, visitors, or patrons, and the anticipated impact on public schools, police protection 
and fire protection.   
Letters from the appropriate agencies may be provided, as appropriate.   
 
The anticipated occupancy of 14 employees and customers, will have very little negative impact to nearby 
properties, but may even help the neighboring businesses with additional subsidiary patronage. 
 
There is no expected impact on Howell Area Schools and very minimal impact on the police and fire 
departments. 
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G. Impact on public utilities: Description of the method to be used to service the development with 
water and sanitary sewer facilities, the method to be used to control drainage on the site and from 
the site, including runoff control during periods of construction.  For sites service with sanitary 
sewer, calculations for pre- and post development flows shall be provided in equivalents to a 
single family home.  Where septic systems are proposed, documentation or permits from the 
Livingston County Health Department shall be provided. 
 
The development is to be served by both public water and sanitary sewer. The public water is provided by 
MHOG Sewer and Water Authority, where the sanitary sewer collection is provided by the G-O Sewer 
Authority. 
 
The development will tap into an 8” water main that is being provided by others to the north of the site 
along the access drive to provide water service. For sanitary, gravity sewer will be used from the building 
to an existing manhole north of the site, located within the medical office parking lot. 
 
The pre-development sanitary flow from this site is zero.  Post-development flows based on MHOG sewer 
standards for the proposed bank is equivalent to 1.68 REU’s. 
 
Bank =0.12 per employee x 14 = 1.68 REU’s 
 
With regards to storm water management, the project will be required to meet all local, county and state 
storm water and erosion control requirements.  All of the required information is included in the Site Plan 
documents. Most storm water runoff will be directed to the proposed forebay and detention basin of the 
medical office buildings to the southeast of the site. 
 
 
H. Storage or handling of any hazardous materials:  Description of any hazardous substances 
expected to be used, stored or disposed of on the site.  The information shall describe the type of 
materials, location within the site and method of containment.  Documentation of compliance with 
federal and state requirements, and a Pollution Incident Prevention Plan (PIPP) shall be submitted, 
as appropriate. 
  
There will be no hazardous materials used or disposed of on this site, such as gas cans, striping paint, 
etc. 
 
 
I. Impact on traffic and pedestrians:  A description of the traffic volumes to be generated based on 
national reference documents, such as the most recent edition of the Institute of Transportation 
Engineers Trip Generation Manual, other published studies or actual counts of similar uses in 
Michigan.   
 
According to the Institute of Transportation Engineers Trip Generation 6th addition, the number of trips 
generated by this development would be an average of 55 trips per hour (35.18 trips per unit per 1,000sf) 
during the AM peak hours, and 81 trips per hour (51.23 trips per unit per 1,000 sf) during the PM peak 
hours.  This is based on a drive-in bank building. 
 
 
J. A detailed traffic impact study shall be submitted for any site over ten (10) acres in size which 
would be expected to generate 100 directional vehicle trips (i.e. 100 inbound or 100 outbound 
trips) during the peak hour of traffic of the generator or on the adjacent streets.    
 
The site is under 10 acres.  Therefore a detailed traffic impact study is not necessary. 

 

K. Special Provisions: General description of any deed restrictions, protective covenants, master 
deed or association bylaws. 
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None at this time. 

 

L. A list of all sources shall be provided. 
 
Genoa Township’s Submittal Requirements for Impact Assessment 
Genoa Township Zoning Ordinances 

Soil Survey of Livingston County, Michigan, U.S.D.A. Soil Conservation Service 

National Wetland Inventory Plan, United States Department of the Interior, Fish and Wildlife Service 

Trip Generation manual, 6th edition, Institute of Transportation Engineers 
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