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• The building to the south will allow for three wall signs for one tenant and if there 
are two tenants, they will be allowed two signs each. 

• The recommendation by the Township Engineer in their letter dated June 6, 2017 
regarding the sanitary sewer routing and connection shall be met. 

• The PUD Agreement shall specify right-in only access off of Grand Oak Drive. 

• There shall be “Keep Right” signs on both the south Grand Oaks entrance and 
the north entrance off of the Lowes Service Drive to keep traffic flowing in a 
counterclockwise direction. 

• The sidewalk at the south of the site along Grand Oaks shall be stopped at the 
access point into the project; however, the sidewalk shall be installed when 
deemed appropriate by the Township, and the funds for its construction shall be 
kept in escrow by the Township. 

• The handicap access across Latson Road shall line up with the access on the 
other side. 

• The three parking spaces on the west side of the concrete area shall be labeled 
“Employee Parking Only”. 

• The applicant shall comply with all requirements of the Brighton Area Fire 
Department’s letter dated May 31, 2017. 

• The colored renderings for the buildings are acceptable to the Planning 
Commission. 

• A bollard shall be placed at the southwest corner of the southernmost building. 

• Drive thru waiting spaces shall be designated across from the drive thru exit 

• The walkway and curbcut located southwest of the proposed north restaurant will 
be eliminated. 

The motion carried (Rauch – yes; McManus – yes; Brown – yes; Figurski – yes; 
Rickard – no; Grajek – yes). 
OPEN PUBLIC HEARING #2… (Tabled 3-13-17) Review of site plan application, 
environmental impact assessment and site plan for a proposed 101-room, 4-story 
“Hampton Inn and Suites” hotel located southwest of the Grand Oaks Drive and Latson 
Road intersection.  The property is located within the Livingston Commons Phase 2 
PUD on Parcel #11-08-300-020.  The request is petitioned by Howell Hospitality, Inc. 
(17-01) 
 
Planning Commission disposition of petition:  

A. Recommendation of Impact Assessment (5-1-17) 
B. Recommendation of Site Plan (5-24-17) 

Mr. Andy Andre of Bud Design & Engineering and Bo Gunlock, of RG Properties were 
present. 
Mr. Gunlock gave a review of the PUD agreement.  This was developed in two phases.  
Phase I has already been approved and Phase II is being developed since the new 
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interchange has been completed.  He gave a review of the projects that that he has 
developed in the Township, such as Pet Smart (which replaced the vacant Staples 
store), USA 2 GO and Tim Hortons, Red Olive, Culvers and Panera Bread, Gilden 
Woods Day Care, and the project that they are proposing this evening, Hampton Inn. 
He stated that he gave 17 acres of property and $250,000 to help the interchange get 
built.   
He showed the changes that were made to the original Phase II portion of this PUD 
based on what users were interested in these sites.  The second access drive was 
requested by the Brighton Area Fire Authority.  The primary access to Hampton Inn is to 
from the driveway proposed.  He noted Mr. Markstrom’s concerns regarding the western 
most drive and the possible stacking that will be caused when people are exiting the 
site.  That solves the problem for the traffic; however, it will be difficult for him to sell the 
other piece of property because the only way to access them would be through 
Hampton Inn.  They revised the western most drive to be the access drive; however, 
when the north or west parcels are developed this can be abandoned and become the 
secondary access for the BAFA.   
He presented the most recent revised Site Plan.  He noted that the site plan presented 
with the PUD Agreement was only conceptual; however, interested users have caused 
the needed changes.   
He would like the Hampton Inn to begin to be developed and then determine what 
others users would be interested in the parcel to the north and to the west.   
Chairman Brown thanked Mr. Gunlock for the explanation and the revised site plan.  He 
now understands the plan for this site. 
Mr. Borden reviewed his letter dated June 6, 2017.  The applicant has addressed most 
of his concerns.  He has two outstanding items: 

• Portions of the southerly buffer zone are deficient in width and the required wall 
or berm is not provided; however, the Township can waive or modify these 
requirements. 

• A separate permit/approval will be required for the proposed signage. 
 
Mr. Andre cited the discussion from the March 2017 Planning Commission meeting 
whereas it was agreed that due to the narrowness of the greenspaces, a wall or berm 
will not be possible.   
Mr. Markstrom stated he has spoken to Mr. Gunlock in depth regarding the access 
points for this site.  He would like to ensure than when either the north or west parcels 
are developed and the access points are constructed, the west driveway will be closed 
off and used only for secondary access.   
He has some outstanding items regarding the utilities; however, they can be addressed 
during the construction phase of the project. 
They have addressed all of the concerns from the BAFA. 
The call to the public was made at 8:20 pm with no response. 
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Moved by Commissioner Figurski, seconded by Commissioner Grajek, to recommend 
to the Township Board approval of the Impact Assessment dated May 1, 2017 for a 
proposed 101-room, 4-story “Hampton Inn and Suites” hotel located southwest of the 
Grand Oaks Drive and Latson Road intersection.  The motion carried unanimously. 
Moved by Commissioner McManus, seconded by Commissioner Grajek, to recommend 
to the Township Board approval of the Site Plan dated May 24, 2017 for a proposed 
101-room, 4-story “Hampton Inn and Suites” hotel located southwest of the Grand Oaks 
Drive and Latson Road intersection with the following conditions: 

• The buffer zone of 10 feet on the southeast portion of the parking lot is 
acceptable. 

• All signage all shown on the renderings are approved and must comply with the 
Township Ordinance in terms of size. 

• The applicant shall grant easements for water and sewer and cross access prior 
to a land use permit being issued. 

• The concept plan submitted this evening shall become part of the Site Plan 
package and shall be amended to show the proposed west access drive off of 
Grand Oaks Drive may be abandoned once drives to the northern or west parcel 
are constructed. 

• All requirements of the Brighton Area Fire Authority’s letter of May 31, 2017 shall 
be met. 

The motion carried unanimously. 
OPEN PUBLIC HEARING #3… Review of special use application, site plan application, 
environmental impact assessment and site plan for a proposed 30,000 sq. ft. 
warehouse/storage addition to the existing A&F Wood Products located at 5665 Sterling 
Drive, Howell.  The request is petitioned by Schonsheck, Inc. (17-06) 
 
Planning Commission disposition of petition:  

A. Recommendation of Special Use Application 
B. Recommendation of Impact Assessment (5-1-17) 
C. Recommendation of Site Plan (5-24-17) 

Craig Zokas of Schonsheck, Inc. and Steve Korte of Korich, Inc. were present. They 
presented the site plan, showing the building and parking lot additions. 
Mr. Borden stated that this is a Special Land Use because of the size of the building.  It 
is generally consistent with the special use standards of Section 19.03.  He had the 
following comments. 

• The Planning Commission has the authority to approve the building elevations, 
including materials and colors.  While the amount of metal siding as allowed by 
ordinance, it is consistent with the existing building and the Planning Commission 
has the discretion to waive or modify this requirement. 

• The applicant is requesting that the Planning Commission waive the landscape 
requirement because of the present of existing vegetation and the nature of the 
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GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

PUBLIC HEARING 
MARCH 13, 2017 

6:30 P.M. 
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, James 
Mortensen, Chris Grajek, John McManus, Eric Rach and Jill Rickard.   Absent was 
Barbara Figurski.  Also present was Kelly VanMarter, Community Development 
Director/Assistant Township Manager, Gary Markstrom of Tetra Tech, Brian Borden of 
LSL Planning and an audience of 1. 
 
PLEDGE OF ALLEGIANCE:  The pledge of allegiance was recited. 
 
ELECTION OF OFFICERS: 
 
Ms. VanMarter stated that the Planning Commission must elect a Chairperson, Vice-
Chairperson, and Secretary. 
 
Moved by Commissioner Mortensen, seconded by Commission Grajek to elect Doug 
Brown as Chairman, Eric Rauch as Vice-Chairman, and Barbara Figurski as Secretary.  
The motion carried unanimously.  
 
APPROVAL OF AGENDA:  Moved by Commissioner McManus, seconded 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. 
 
OPEN PUBLIC HEARING #1…Review of Site Plan Application and Impact Assessment 
for a proposed 101 room, 4 story “Hampton Inn and Suites” hotel located southwest of 
the Grand Oaks Drive and Latson Road intersection.  The property is located within the 
Livingston Commons Phase 2 PUD on Parcel #11-08-200-020.  The request is 
petitioned by Howell Hospitality, Inc. 
Planning Commission Recommendation of Petition 

A. Recommendation of Impact Assessment (2-21-17) 
B. Recommendation of Site Plan (2-21-17) 

 
Andy Andre of Bud Design & Engineering and Chris Abbo, a representative for the 
owner and applicant, were present. 
 
Mr. Andre gave a review of the proposed project.  It is a four-story, 101-room hotel 
situated in the center of the PUD property.  It is proposed to be a Hampton Inn and 
Suites.  He showed colored renderings and material samples. 
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There would be a shared drive throughout the PUD property off of Grand Oaks Drive.  
They are proposing a secondary means of ingress and egress further down Grand 
Oaks, directly across from the driveway of the existing preschool.  They will be 
connecting to the existing water and sewer. 
 
In order to meet the requirements outlined in the planner’s review letter, they will be 
replacing the CMU with more stone and brick. 
 
Mr. Borden reviewed his letter of March 7, 2017.  He reiterated the concerns regarding 
the amount of CMU and advised that the Planning Commission can approve what is 
proposed on the plans.  After a brief discussion, it was agreed to replace the current 
CMU with brick on the columns on all sides. 
 
The applicant must provide details of the proposed storage building.  Mr. Andre agreed 
to provide this information. 
 
Mr. Borden is concerned with the future vehicular circulation patterns due to the odd lot 
shapes and the remaining vacant land on the site.  He would like the applicant to 
evaluate alternative circulation patterns.  Commissioner Mortensen agrees.  He feels a 
conceptual plan of the interior roadway should be presented before this is sent to the 
Township Board.  He also feels that the developer of the PUD should be involved in the 
planning of the roadway.  Commissioner Rauch agrees.  Chairman Brown agrees and 
would like it to show the boundary lines of the outlots. Mr. Andre stated he will need to 
work with the owner of the property. 
 
The proposed lighting underneath the entrance canopy exceeds the maximum on-site 
lighting intensity; however, it does not spill out onto the property or onto adjacent ones.  
Mr. Andre stated they will meet the ordinance requirements.  
 
Portions of the southerly buffer zone is deficient in width and does not include the wall 
or berm; however, due to the width of the greenspace a wall or berm will not be 
possible.  The Township can waive or modify these requirements. 
 
Mr. Markstrom reviewed his letter of March 7, 2017.  He reiterated the concerns of Mr. 
Borden regarding the interior roadway.  He is also concerned with the design of the 
shared driveway off of Grand Oaks and how it relates to access to the remaining 
outlots.   Mr. Andre stated that the access road and the roadway around their building 
were designed based on the Fire Department’s requirements for adequate turning radii 
for emergency vehicles. He does agree there are changes that may be able to be made. 
 
Chairman Brown stated that the Brighton Area Fire Authority’s latest review letter 
advised the applicant has met all of their requirements. 
 
Chairman Brown noted some changes that need to be made to the Environmental 
Impact Assessment. 
 
Commissioner Grajek agrees with Commissioner Mortensen that the developer of the 
PUD should be involved in the discussion regarding the design of the vehicular 
circulation on the site.  Commissioner McManus agrees also. 
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It was suggested that this item be tabled until the next Planning Commission meeting or 
a special meeting can be held. 
 
The call to the public was made at 7:48 pm with no response. 
 
Moved by Mortensen, seconded by Grajek, to table Agenda Item #1, a request by 
Howell Hospitality, Inc., as requested by the petitioner.  The motion carried 
unanimously. 
 
Administrative Business: 
 

• Staff Report  
 
Ms. VanMarter stated there will be three items on the April Planning Commission 
meeting agenda. 
 
Staff is continuing to work with LSL Planning on the zoning code update. 
 

• Approval of the November 14, 2016 Planning Commission meeting minutes 
 
Moved by Commissioner McManus, seconded by Commissioner Rauch, to approve the 
minutes of the November 14, 2016 Planning Commission Meeting as presented.  The motion 
carried unanimously. 
 

• Annual Report – 2016 
 
Ms. VanMarter stated this report is required by State law to be presented to the Township 
Board.  She has provided it to the Planning Commission for their information. 

 
• Member Discussion 

 
Chairman Brown welcomed Jill Rickard to the Planning Commission. 
 

• Adjournment 
 
Moved by Commissioner McManus, seconded by Commissioner Mortensen, to adjourn 
the meeting at 8:02 pm.  The motion carried unanimously.   
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June 6, 2017 
 
 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
At the Township’s request, we have reviewed the revised site plan (most recently dated 5/23/17) 
proposing a new hotel for a vacant 2.56-acre site located southwest of the Grand Oaks Drive and Latson 
Road intersection. 
 
The site is immediately southwest of the recent USA-2-Go development and is part of the Livingston 
Commons PUD.  We have reviewed the proposal in accordance with the applicable provisions of the 
Genoa Township Zoning Ordinance, as well as the PUD Agreement for this property. 
 
A. Summary 

 
1. The Planning Commission has approval authority over the building elevations, including materials 

and colors. 
2. The revised building elevations include less decorative CMU and more stone, as was discussed at the 

prior meeting. 
3. Portions of the southerly buffer zone are deficient in width and the required wall or berm is not 

provided; however, Section 12.02.13 allows the Township discretion to waive or modify these 
requirements under certain circumstances. 

4. A separate permit/approval will be required for the proposed signage. 
 

B. Proposal 
 
The applicant requests site plan review and approval of a new 101-room hotel.  The proposed building is 
4 stories tall with a footprint of 17,934 square feet. 
 
Hotel and convention centers are permitted uses in Phase II of the Livingston Commons PUD.  As such, 
site plan review is the only process needed.   
 
Since this is a final PUD plan, procedurally the Planning Commission is to make a recommendation to the 
Township Board on both the Environmental Impact Assessment and Site Plan Review. 

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

Subject: Hampton Inn & Suites – Site Plan Review #4 
Location: Vacant property southwest of the Grand Oaks Drive and Latson Road intersection 
Zoning: NR-PUD Non-Residential Planned Unit Development District 
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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 proposal complies with the 

dimensional requirements for Phase II of the Livingston Commons PUD (Zone 2):  
 

District 

Lot Size  Minimum Setbacks (feet)  
Max. 

Height Lot Coverage Lot 
Area 

(acres) 

Width 
(feet) 

Front 
Yard 

Side 
Yard 

Rear 
Yard Parking 

NR-PUD 
(Zone 2) 1 120 20 10 20 20 front 

10 side/rear 
75’ 

5 stories 
35% building 

85% impervious 

Proposal 2.56 182 46 (N) 76.9 (E) 
64.5 (W) 59.4 (S) 20 front 

10 side/rear 
57’-2” 

4 stories 
16.1% building 

65.7% impervious 
 

2. Building Materials and Design.  The proposed elevations, including colors and materials, are 
subject to review and approval by the Planning Commission.  Building elevation drawings are found 
on Sheet A5.00. 
 
The PUD Agreement for this site requires that all wall surfaces contain at least 80% natural materials.  
The Zoning Ordinance (Table 12.01.03) provides additional regulations. 
 
Building materials include decorative CMU, brick, EIFS and cast stone.  The design includes a 
variety of projections, vertical columns, horizontal bands and material changes to break up the large 
building expanse, as required. 
 
Per discussion at the prior meeting, the revised drawings include a reduction in the amount of 
decorative CMU and a corresponding increase in the amount of stone.  Brick remains the 
predominant material and EIFS accounts for less than 20% on each wall face. 
 

3. Parking.  Per Section 14.04, 107 parking spaces are required, while 114 are proposed, including the 5 
required barrier free spaces.  The parking spaces and drive aisles meet or exceed the dimensional 
standards of Section 14.06 and the plan shows the use of looped spaces, as required. 
 

Subject site 
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4. Pedestrian Circulation.  The site plan identifies a 7-foot wide concrete sidewalk around the 
building.  The plan also includes crosswalk striping and 5-foot wide concrete sidewalks providing 
pedestrian connections to future developments north and east of the site. 
 

5. Vehicular Circulation.  Vehicular access is proposed in two locations: one via an internal shared 
driveway that connects to Grand Oaks Drive and another via a cross-access easement connection 
directly to Grand Oaks, which is aligned with the drive on the opposite side of the road. 

 
As shown on Sheet C3.1, the cross-access connection was added as a result of discussion at the prior 
meeting and will provide direct access to the subject site and vacant parcel to the south/west, as well 
as indirect access to the vacant parcel to the north/east (via the Hampton Inn site).  Future connection 
to the vacant parcel to the north/east will cause the removal of 4 parking spaces; however, the 
proposed plan has a surplus of 7 spaces. 
 
Given the discussion on this matter and the resulting changes to the design, we believe the current 
proposal is the best layout presented to date.  With that being said, the Commission should consider 
any comments or suggested improvements provided by the Township Engineer. 

 
6. Loading.  While there is no designated loading zone provided, guests of the hotel will use the space 

under the canopy for check-in/out and drop-off/pick-up.  Additionally, there is ample room around 
the site to accommodate short-term deliveries (USPS, FedEX, UPS, etc.). 
 

7. Waste Receptacle and Enclosure.  The project includes a new waste receptacle and enclosure in the 
southwest corner of the property (details on Sheet C6.1).  The proposed placement, base design and 
enclosure comply with the standards of Section 12.04. 
 

8. Landscaping.  We reviewed the landscape plan based on the conventional standards of Section 
12.02.  As described in our previous review letters, given the unique nature of the site, we applied 
buffer zone requirements to all 4 sides. 

 
Location Requirements Proposed Comments 

Buffer zone “C” 
(N – commercial 
to commercial) 

10’ width 
20 canopy trees OR 
20 evergreens OR 
80 shrubs  
(OR combination thereof) 

20’ width 
5 canopy trees 
4 evergreen trees 
44 shrubs 
 

Requirements met 

Buffer zone “B” 
(S – along I-96) 

20’ width 
6’ wall or 3’ berm 
14 canopy trees  
14 evergreens 
56 shrubs 

10-40’ width 
14 canopy trees 
14 evergreen trees 
56 shrubs 
 

Deficient by width and wall/berm.   
 
The PC has the discretion to waive 
or modify these requirements. 

Buffer zone “C” 
(E – commercial 
to commercial) 

10’ width 
13 canopy trees OR 
13 evergreens OR 
52 shrubs  
(OR combination thereof) 

14’ width 
5 canopy trees 
32 shrubs 

Requirements met 

Buffer zone “C” 
(W – commercial 
to commercial)  

10’ width 
13 canopy trees OR 
13 evergreens OR 
52 shrubs  
(OR combination thereof) 

10’ width 
7 canopy trees 
2 evergreen trees 
16 shrubs 

Requirements met 

Parking lot 10 canopy trees 
1,000 SF landscaped area 

10 canopy trees 
1,837 SF landscaped area 

Requirements met 
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9. Exterior Lighting.  The submittal includes a revised lighting plan (Sheet C3.2), which proposes the 
installation of 6 light poles around the perimeter of the parking lot.  The plan also shows the use of 
decorative building-mounted lighting and fixtures underneath the entrance canopy. 

 
The proposed lighting plan, including pole heights, fixture details and light intensities, complies with 
current Township standards. 

 
10. Signs.  The building elevation drawings identify 2 wall signs – one on the north elevation and another 

on the south side. 
 

While specific details are not provided, the signs appear to provide channel cut letters as opposed to 
panel signs, which are consistent with the PUD Agreement for this site. 
 
As noted in our previous review letters and discussed at the prior meeting, the signs shown are “for 
reference only” at this time.  If /when the site plan is approved, the applicant must obtain a sign 
permit prior to installation of any signage. 
 

11. Impact Assessment.  The submittal includes an updated Impact Assessment (most recently dated 
May 1, 2017).  In summary, the Assessment notes that the project is not anticipated to adversely 
impact natural features, public services/utilities, surrounding land uses or traffic.   
 

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 
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June 7, 2017 
 
Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re: Hampton Inn – Site Plan Review #4 
 
Dear Ms. Van Marter: 
 
Tetra Tech has reviewed the updated site plan documents from Bud Design & Engineering Services, Inc. dated May 
23, 2017. The applicant is proposing to build an 18,000 sft hotel with access from Grand Oaks Drive. The hotel is 
located just north of the I-96 westbound access ramp in the southwest quadrant of the Latson Road and Grand Oaks 
Drive intersection.  This area is zoned as NR-PUD and access to Grand Oaks drive is provided through a shared 
access easement.  
 
SUMMARY 

1. Future access for north parcel. 
2. Provide driveway cross-connection easements. 
3. Construction plan review.  

 
SITE PLAN 

1. The petitioner previously provided a future plan that incorporates development of the three parcels 
surrounding the current parcel under review. The future access to the north parcel on the east drive will 
need to be moved further south per the sketch provided in the previous review. This comment will remain 
as documentation of the request for any future site plan reviews concerning the north parcel.   

2. The future plan, as attached to this letter, has potential for parallel and redundant drives. To allow for future 
traffic flow, cross-connection easements must be added to the southwest and southeast corners and along 
the north parcel line of the proposed parcel currently under review.  

3. A construction plan review will be required for the proposed site per the MHOG Connection Manual. The 
preliminary comments below will require correction prior to construction plan approval. 

a. The public utility easement width requirement, per the MHOG Utility Department, is a minimum 
of 20' for both water mains and sanitary sewer. The proposed 12-foot-wide easement needs to be 
increased to meet these standards and the easement documents need to be executed prior to 
permitting.  

b. There exists two additional water service leads from the 12-inch water main on the north side of 
Grand Oaks Drive. These leads must be shown on the plans and incorporated into the system to 
provide a loop back to Grand Oaks and fire service to the proposed building.  
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The petitioner should revise and resubmit the site plan to address the above comments prior to approval.  

Sincerely,  
 
  
 
Gary J. Markstrom, P.E. Marguerite K. Davenport 
Unit Vice President Project Engineer 
 
Attachment 
 
Copy: Andrew Andre, P.E., Bud Design & Engineering Services, Inc.  
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May 31, 2017 
 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Hampton Inn & Suites 

Grand Oaks Dr. 
Genoa Twp., MI   

 
Dear Kelly, 
The Brighton Area Fire Department has reviewed the above mentioned site plan. The plans were                             
received for review on May 24, 2017 and the drawings are dated Feb. 1, 2017 with latest revisions                                   
dated May 23, 2017. The project is based on the proposed construction of a new 4-story Hotel.                                 
The actual square footage is not shown on provided drawings but is estimated at 72,000 square                               
feet.   
 
This plan review is based on the requirements of the International Fire Code (IFC) 2015 edition.   
 
All comments and associated corrections made on previous submittals have been made 
regarding fire protection and emergency vehicle access.   

 
 

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 
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MEMORANDUM 
 
TO:  Andy Andre, Bud Design and Engineering 
 
FROM:     Kelly VanMarter, Assistant Township Manager/Community 

Development Director 
 
DATE:   March 8, 2017 
 
RE:  Hampton Inn and Suites Hotel    
 
This memo will describe the connection fees required for a new 17,934 sq. ft. hotel with 
101 rooms located on parcel 11-08-200-020 southwest of the Grand Oaks Drive and 
Latson Road intersection. The hotel also includes 580 sq. ft. swimming pool.  
 
101 Rooms @ .38 per bedroom =                  38.38  REUs 
580 sq.ft. Swimming Pool @ 3 REUs per 1,000 sq.ft.=           1.74  REUs 
 
 TOTAL REU NEW HOTEL =                  40.12  REUs 
 
 
40.12 REU x $7,200 per Sewer REU = $ 288,864.00 
40.12 REU x $7,900 per Water REU = $ 316,948.00 
TOTAL DUE =  $ 605,812.00 

        
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. 
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Bud Design & Engineering Services, Inc. 

 
10775 S. Saginaw St. Suite B | Grand Blanc, MI 48439 | Ph: 810.695.0793 | Fax: 810.695.0569 | www.buddesign.com 

Page 1 of 5  Hampton Inn & Suites:  EIA 
February 1, 2017, Rev. February 21, 2017, Rev. May 1, 2017 Site Plan Review 

 

ENVIRONMENTAL IMPACT ASSESSMENT 

 
HAMPTON INN & SUITES 
GRAND OAKS DRIVE 
 
A. Name and address of person responsible for preparation: 
Andrew Andre, P.E. 
Bud Design & Engineering Services, Inc. 
10775 S. Saginaw St., Suite B 
Grand Blanc, MI 48439 
Mr. Andre is a professional engineer the State of Michigan and has 20-years of experience with 
site development projects.  Several projects have been located within Genoa Township. 
 
B. Map and written description/analysis of the project site: 
The proposed project is a vacant parcel located south of Grand Oaks Drive and west of Latson 
Road.  The property is bordered to the south by the new access entry to I-96 from Latson Road.  
Northeast of the subject property is the USA2GO/Tim Horton’s development.  The project is 
located within the development commonly known as “Livingston Commons Phase 2”.   
 
The property is 2.56-acres in size and within the NR-PUD zoning district.  The proposed project 
is a 4-story Hampton Inn & Suites project, which a hotel is a permitted use within the NR-PUD 
district. 

 

SITE 

USA

2GO 

ACCESS 

DRIVE 
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Bud Design & Engineering Services, Inc. 

 
10775 S. Saginaw St. Suite B | Grand Blanc, MI 48439 | Ph: 810.695.0793 | Fax: 810.695.0569 | www.buddesign.com 

Page 2 of 5  Hampton Inn & Suites:  EIA 
February 1, 2017, Rev. February 21, 2017, Rev. May 1, 2017 Site Plan Review 

 

 
C. Impact on natural features: 
The existing site is presently vacant and is predominately covered with low-lying vegetation.  No 
trees were located during the field survey.  The existing topography is generally sloping from west 
to east.  The subject area has been mass graded as part of the Grand Oaks Drive re-alignment and 
“Livingston Commons Phase 2” development.  There are several areas of poor drainage that will be 
rectified as part of the project where positive drainage will be provided.   

An existing Access Drive is provided to service the development from Grand Oaks Drive.  A 
commercial driveway connection is proposed to connect to the existing Access Drive.  In addition, a 
full-access commercial driveway on the western portion of the hotel property is proposed to connect 
to Grand Oaks Drive.  This driveway also includes drive and curb locations for adjacent future 
developments to the north and west of the hotel.  The accomplishment of a secondary means of 
ingress and egress to emergency vehicles as well as providing cross-access between adjacent 
developments is achieved with this driveway.  The drive is located across from the existing Gilden 
Woods driveway.   

Based on review of the USDA-NRCS Web Soil Survey for Livingston County, the predominant soil 
group over the project site is MoB (Miami-Loam) 2 to 6 percent slopes group.  Included within this 
soil type are small wet areas of somewhat poorly drained Conover soils and poorly drained 
Brookston soils, and, in some of the depressions, very poorly drained Linwood soils.  Also, included 
on small higher knolls, are small areas of coarser textured Owosso soils and Spinks-Oakville loamy 
sands.  Small areas that have a dark yellowish-brown surface layer are included.  Surface runoff is 
slow, permeability is moderate, and the erosion hazard is slight. 

The contractor shall practice dust control measures at all times during earth change activities in 
accordance with the standards for soil erosion and sedimentation control of the Livingston County 
Drain Commissioner.  Typical measures include spraying the site with water to prevent dust 
migration. 

Based on the existing conditions and proposed development, little impact on natural features is 
anticipated. 

D. Impact on stormwater management: 
The property is part of the drainage district that was incorporated within the “I-96 Interchange at 
Latson Road…Revised Final Drainage Study May 2011” that was completed as part of the 
MDOT project with I-96 and Latson Road.  The entire site is tributary to a detention basin that 
was constructed as part of the MDOT interchange project.  The property is part of the “PROP 
DA7B” sub-drainage area (refer to map below) within the overall tributary area.  The detention 
basin was sized for the 100-year storm event to provide the necessary storage and restricted 
release.  As a result of the property being part of the existing detention basin, no on-site 
detention is proposed as part of the hotel development.  Connection to the existing storm sewer 
network that leads to the detention basin in proposed.  No impact on the stormwater 
management system is anticipated based on the prior design and construction activities. 
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E. Impact on surrounding land use: 
The proposed project is part of the greater NR-PUD zoning within the immediate area and 
would be consistent with the surrounding commercial and retail developments.  Landscaping 
within the parking lot and along the perimeter of the developed area will provide for an 
aesthetically pleasing visual appearance for the area.  Landscaping along the southern portion 
of the property will provide buffering and screening with the I-96 entrance ramp.  Increased 
screening and landscaping is provided with the project because the existing site is vacant and 
covered with low-quality low-lying vegetation.  
 
As part of the project design, LED site lighting will be utilized in order to reduce off-site light 
trespass.  In addition, photometric motion sensors will be installed on the exterior lighting that 
will reduce light levels within the parking lot when motion is not detected over a 15-minute time 
period.  When motion is detected, the lighting will increase to normal levels and will then reduce 
again once no motion is detected.  This lighting feature decreases unnecessary light levels for 
periods of time when the parking lot is not in use. 
 
 
F. Impact on public facilities and services: 
The surrounding area is a well-developed location with Genoa Township.  Public services such 
as fire and police currently service the surrounding area and the development will be consistent 
with the similar developments.  Access to the property is provided for both fire and police with 
full-circulation provided around the proposed building.  Fire lanes of at least 26-feet have been 

SITE 

DETENTION 

BASIN 
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provided.  The proposed building will be fully suppressed with a fire protection system and fire 
hydrants have been proposed that would be used as necessary. 
 
G. Impact on public utilities: 
Utilities for the Livingston Commons Phase 2 were originally designed by Fishbeck, Thompson, 
Carr & Huber, Inc., as noted in the Record Drawings, last dated 11/20/13.  Adequate capacity 
was incorporated within the design and connectivity to public utilities are in the general vicinity 
of the project. 
 
Water main was installed along Grand Oaks Drive and also extended along the Access Drive.  It 
is proposed to extend the water main from an existing location along the eastern side of the 
Access Drive.  The water main will be extended within a dedicated water main easement to the 
proposed hotel property.  A loop around the hotel is proposed for redundancy within the network 
and to provide adequate fire hydrant coverage.  There are four (4) locations provided for the 
future connection and extension of the water main in order to service adjacent developments.   
 
Sanitary sewer main is located along the south side of Grand Oaks Drive installed as part of the 
roadway re-alignment.  The connection of a service lead from the hotel development via gravity 
flow is proposed as part of the project.     
 
The franchise companies, such as gas, electric and telephone, have been contacted to 
coordinate service and extensions necessary for the proposed development. 
 
H. Storage and handling of any hazardous materials: 
No hazardous materials, as classified by National Fire Protection Association (NFPA), will be 
handled or stored as part of this project. 
 
I. Impact on traffic and pedestrians: 
The project site is located within the “Livingston Commons Phase 2” development.  As part of 
the project, the re-alignment of Grand Oaks Drive was completed.  In addition, the I-96 and 
Latson Road interchange has been completed in the recent past.  The surrounding surface 
transportation network is well established and with the recent construction provides for 
adequate capacity for both the existing properties and planned development. 
 
There is an existing Access Drive that connects to the south side of Grand Oaks Drive.  Multiple 
commercial developments are intended to utilize this Access Drive.  A shared commercial 
access drive to Grand Oaks is proposed.  Both the location and intent of the driveway to Grand 
Oaks is consistent with the conceptual PUD plans.    No direct access to Latson Road is 
proposed. 
 
There are no existing sidewalks along Grand Oaks Drive, Access Drive, or as part of the 
USA2GO/Tim Horton’s property.  In the event that sidewalks are incorporated along either, 
connection could provided from the proposed hotel development. 
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Future Site Trip Generation 

The number of AM and PM peak hour trips that would be generated by the proposed 
development was forecasted based on data published by ITE in the “Trip Generation Manual”, 
9th Edition. The number of trips expected to be generated by the proposed project during the 
weekday AM peak and PM peak was calculated. The trip generation shown represents the trip 
generation using ITE Land Use code, as shown in Table 1. The development is estimated to 
generate 48 trips in the AM Peak Hour and 54 trips in the PM peak Hour. 
 

Table 1 

AM Peak Hour PM Peak Hour 

Land Use 

Land 

Use 

Code 

Unit 

 In Out Total In  Out 
Tot

al 

Hampton Inn & Suites 310 101 Rooms 28 20 48 28 26 54 
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NOTE:  CONTRACTOR SHALL PROVIDE INDICATED LIGHTING OR OTHERWISE APPROVED EQUAL.

N

SITE LIGHTING GROUND LEVEL

PHILIPS GARDCO

EFC-2-215LA-641A-NW-UNV-NP
 WITH 30' SQUARE ALUMINUM POLE,

 SSS5-25-5-11-D1-NP-MSM
PHILIPS GARDCO

ECF-3-215LA-641A-NW-UNV-NP
 WITH 30' SQUARE ALUMINUM POLE,

 SSS5-25-5-11-D1-NP-MSM
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LSI INDUSTRIES 22WLED GROUND LIGHT

D VANTAGE LIGHTING 21WBUILDING LIGHT
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AROUND FLAG POLE LIGHT BRASS 120 LED 50K

A6VOSLED-1-20-40K-L6060-SCL-EM

F VANTAGE LIGHTING 37WCANOPY LIGHT A6VOSLED-1-30-30K-L101-4 -AT-EM

O ILLUMITEX 18WUP / DOWN LIGHT VTR-4-AR-BW-AR-BW-U-BZ
25W
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WATER MAIN BASIS OF DESIGN
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DA6
0.57 0.87

DA2
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DA4
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0.27 0.69
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0.09 0.20

DA1
0.07 0.20
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DRAINAGE AREA KEY

DRAINAGE AREAS

STORM SEWER CALCULATIONS

DRAINAGE AREA MAP

DRAINAGE VICINITY MAP
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TYPICAL CURB END TRANSITION

BITUMINOUS PAVEMENT

TURNDOWN PAVEMENT SECTION

CONC. CURB & GUTTER

STRAIGHT DIRECTIONAL ARROW

TURN DIRECTIONAL ARROWCONCRETE PAVEMENT

CONCRETE WALK

CONCRETE CURB WALK

BARRIER FREE RAMP

TYP CURB CATCH BASIN UNDERDRAIN

UNDERDRAIN

TYP CURB CATCH BASIN UNDERDRAINCONCRETE COLLAR
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DUMPSTER WALL

DUMPSTER GATE DETAIL

BOLLARD

DUMPSTER ENCLOSURE AND STORAGE BUILDING - FRONT ELEVATION

DUMPSTER ENCLOSURE AND STORAGE BUILDING - PLAN VIEW
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EVERGREEN TREE PLANTINGDECIDUOUS TREE PLANTING SHRUB BED DETAIL BRACING DETAIL

PERENNIAL PLANTING BED

4" STEEL LANDSCAPE EDGE
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EXISTING OR PROPOSED SEWER

WATER MAIN
EXISTING OR PROPOSED

OR TEE
90° BEND

45° BEND 45° BEND

45° BEND

RESTRAINED JOINTS SEE
SPECIFICATIONS (TYPICAL)

CUT EXISTING PIPE
AS REQUIRED

TEE
BACK TO BRANCH
RESTRAIN JOINTS

5'
-6

" M
IN

.

2'-6" MIN.

6" D.I.P. *

HYDRANT PER
SPECIFICATIONS

R
.O

.W
. L

IN
E

VARIABLE

CORPORATION STOP

SECTION

(ONE PIECE OF PIPE)

SERVICE PIPE

WATER MAIN

SERVICE

WATER MAIN

PLAN
FIN. GRADE

STOP

1 1/4"

CORP.

1 1/2"X 2"
1 1/4"X 1 1/2"

1"1"

1 1/2"
2"

1 1/4"

PIPE
1"

1 1/2"
2"

1 1/4"

CURB
STOP

2 1/2"

3"

3"
3"

SERVICE
BOX

6'
 D

EP
TH

 O
F 

B
U

R
Y 

(M
IN

.)

5'
-6

" M
IN

.

STORZ FITTING

U
TI

LI
TY

 E
A

SE
M

EN
T

EXTEND SERVICE TO EDGE
OF EASEMENT AND CAP

VARIES
(TYPICALLY 12')

HYDRANT FLAG
PER SPECIFICATIONS

6" GATE VALVE
AND BOX SEE
SPECIFICATIONS

CONTRACTOR
TO PLUG
DRAIN

18
"

M
IN

.

CAST IRON
CURB BOX

IRRIGATION WATER
METER HORN

3/4" OR 1" WATER
METER HORN

ISOLATION BALL VALVE

RECOMMENDED
ISOLATION BALL VALVE

REQUIRED
ISOLATION BALL VALVE

SERVICE LEAD

NOTES:
1. ALL METERS ARE TO BE INSTALLED HORIZONTALLY IN A DRY, CLEAN, SANITARY

LOCATION THAT IS READILY ACCESSIBLE. THIS DRAWING IS NOT TO SCALE & IS
ONLY A REPRESENTATION OF HOW THE METERS SHOULD BE INSTALLED. THE
SECOND METER IS OPTIONAL FOR IRRIGATION USAGE. METERS SHOULD NOT BE
INSTALLED IN LINE (ONE RIGHT AFTER THE OTHER).

2. PROPERTIES DESIGNATED "HIGH HAZARD" PER THE MHOG CROSS CONNECTION
RULES MANUAL WILL REQUIRE THE INSTALLATION OF A REDUCED PRESSURE
ZONE (RPZ) BACK FLOW PREVENTION DEVICE.

GATE VALVE AND BOX

MDOT CLASS II
SAND COMPACTED
TO 95%3"

6"
M

IN
.

M
IN

.

SURFACE
RESTORATION

66
"

RHINO FIBER CURVE
UTILITY MARKER "BLUE
COLOR" - WATER MAIN,
BEYOND (REQUIRED IN
REMOTE AREAS AS
DETERMINED BY MHOG)

HOUSE PLUMBINGIRRIGATION
SYSTEM

FIRE HYDRANT ASSEMBLY

WATER MAIN UTILITY OFFSET

WATER SERVICE LATERAL

TYPICAL METER HORN INSTALLATION

2" MIN.
6" MAX.
ABOVE FINAL GRADE

COMMERCIAL BUILDING WATER SERVICE LAYOUT

COMMERCIAL BUILDING

EASEMENT

ROAD R.O.W. OR EASEMENT

FIRE SUPPRESSION
LINE (TYP. 4"-8")

PUBLICLY OWNED WATERMAIN
(8"MINIMUM)

PRIVATE WATERMAIN

PUBLIC WATERMAIN

SHUT OFF VALVE

HYDRANT

PRIVATELY OWNED
WATERMAIN

DOMESTIC
SERVICE
(TYP. 2")

SEE NOTE

NOTE: PUBLICLY OWNED SHUT OFF VALVE TO BE LOCATED IN EASEMENT.

VALVE/TRACER WIRE BOX IN CONCRETE DETAIL
NO SCALE

NOTE: ALL BOXES & ADJOINING TW
BOXES SHALL BE ENCASED IN A
CONC. PAD UNLESS OTHERWISE
DETERMINED BY MHOG.

4"
 T

H
IC

K,
40

00
 P

SI
C

O
N

C
R

ET
E

PLACE LAYER OF
BOND BREAKER
BETWEEN VALVE
BOX AND CONCRETE

CAST IRON TRACER WIRE BOX MAY
BE PLACED ANYWHERE WITHIN THE
CONCRETE AT LEAST 4" FROM EDGE
OF PAD

TW

4"
MIN

4" M
IN

3.5
"

2'-0"

2'
-0

"

PLACE LAYER OF
BOND BREAKER
BETWEEN VALVE
BOX AND CONCRETE

VALVE BOX

2'x2'x4"
CONC PAD

NOTE:
1. TRACER WIRE BOXES LOCATED WITHOUT A VALVE BOX ONLY

REQUIRE AN 18" X 18" CONCRETE PAD.
2. TRACER WIRE BOX SHALL HAVE A LOCKING LID W/STANDARD

AWWA PENTAGON KEY.
3. TRACER WIRE BOX SHALL BE COPPERHEAD RB14*TP IN ASPHALT

INSTALLATIONS AND CD14*TP FOR ALL OTHER INSTALLATIONS.

PLAN SECTION

2'x2'x4" CONCRETE PAD
(SEE VALVE / TRACER
WIRE BOX IN CONCRETE
DETAIL)

TRACER WIRE
DIRECT BURY PIPE: COPPER HEAD 10CCS HS TRACER W
DIRECTIONAL DRILL PIPE: COPPER HEAD SOLOSHEET 1
HS TRACER WIRE

3"

12
"

INSTALL A PRESSURE
VACUUM BREAKER
(PVB) ON IRRIGATION
LINE PER LIVINGSTON
COUNTY BUILDING
DEPARTMENT CODE

15
"

4"

PAVEMENT
BASE

CURB STOP
IN PAVEMENT

6" MIN INSIDE
CLEARANCE

MDOT CLASS II
SAND COMPACTED
TO 95%

SAFETY FACTOR: 2
SOIL TYPE: GOOD SAND
BEDDING CLASS: TYPE 4
PIPE DEPTH: 5

BASED UPON: INTERNAL PRESSURE: 180

PIPE RESTRAINT SCHEDULE
GROUND BURIED PRESSURE PIPE - POLYETHYLENE ENCASED DUCTILE IRON PIPE

PIPE
DIAMETER

TEES, 90°
BENDS 45° BENDS 22-1/2°

BENDS
11-1/4°
BENDS

DEAD
ENDS

REDUCERS
(ONE SIZE

REDUCTION)*

REDUCERS
(TWO SIZE

REDUCTIION)*
4 13 5 3 1 40 -- --

6 19 8 4 2 58 31 --

8 24 10 5 2 75 30 70

12 34 14 7 3 107 57 116

16 43 18 9 4 139 59 137

20 52 22 10 5 169 59 134

24 61 25 12 6 199 60 132

30 73 30 15 7 242 85 168

36 84 35 17 8 281 84 168

1. LENGTHS OF PIPE RESTRAINT ARE GIVEN IN FEET.
2. IF REQUIRED PIPE DIAMETER IS NOT LISTED IN THIS TABLE, THE NEXT LARGEST PIPE DIAMETER SHALL BE USED.
3. THIS TABLE IS BASED ON A TEST PRESSURE OF 180 PSI (OPERATING PRESSURE PLUS WATER HAMMER. FOR

OTHER TEST PRESSURES, ALL VALUES TO BE INCREASED OR DECREASED PROPORTIONALLY.
4. THE VALUES PROVIDED OF RESTRAINT LENGTH ARE IN EACH DIRECTION FROM THE POINT OF DEFLECTION OR

TERMINATION EXCEPT FOR TEES, AT WHICH ONLY THE BRANCH IN THE DIRECTION OF THE STEM.
5. IF TIE RODS ARE USED, USE FOUR RODS MINIMUM AND ADD 1/8-INCH TO BAR DIAMETER AS CORROSION

ALLOWANCE.
* SIZE REDUCTION IS BASED UPON THE PIPE DIAMETER SHOWN IN THIS TABLE.

CAST IRON
CURB BOX

ISOLATION BALL VALVE

HOT WATER HEATER

PRESSURE REDUCING VALVE

TO
HOUSE

PRIVATE RESIDENCE
PRESSURE REDUCING VALVE (PRV)

HEAVY DUTY
CAST IRON
VALVE BOX

EXTENSION

CURB STOP PER SPECIFICATIONS
LOCATED AT R.O.W.

5.
5'

 M
IN

. -
 8

' M
AX

.

NOTES:
1. VALVE BOX SHALL NOT REST ON VALVE OR MAIN LINE PIPE.
2. A VALVE STEM EXTENSION WITH CENTERING RING IS

REQUIRED FOR VALVES BURIED DEEPER THAN 6'.

* THE LENGTH OF 6" PIPE FROM THE MAIN TO THE
HYDRANT ASSEMBLY CANNOT EXCEED 25'. ANY PIPE
OVER 25 FEET SHALL BE 8" DIAMETER MINIMUM AND
DESIGNED PER MHOG SPECIFICATIONS.

THERMAL
EXPANSION TANK

METER

ISOLATION BALL
VALVE

25' MAX. FOR
6" DIA PIPE

GATE VALVE AND WELL BUTTERFLY VALVE AND WELL

E

N

66
"

RHINO FIBER CURVE
UTILITY MARKER "BLUE
COLOR" - WATER MAIN,
BEYOND (REQUIRED IN
REMOTE AREAS AS
DETERMINED BY MHOG)

66
"

RHINO FIBER CURVE
UTILITY MARKER "BLUE
COLOR" - WATER MAIN,
BEYOND (REQUIRED IN
REMOTE AREAS AS
DETERMINED BY MHOG)

1

A

B

C

D

E

F

G

H

J

K

I

2 3 4 5 6 7 8 9 10 11 12 13 14 15 16

Se
w

er
 a

nd
 W

at
er

 A
ut

ho
rit

y

M
AR

IO
N

 H
O

W
EL

L 
O

C
EO

LA
 G

EN
O

A

ST
A

N
D

AR
D

 D
ET

AI
LS

CAST IRON
CURB BOX

UPDATED: MAY 2015
UPDATED: FEBRUARY 2016
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M
IN

"O" RINGS
5/8" DIA. RUBBER

(CAST-IN)
INSERTS
THREADED

ANCHORAGE
WATERTIGHT COVER

FLAT WASHER
NEOPRENE

84"

72"

60"

54"

42"-48"

27"-36"

48"8"-24"

d")("
PIPE SIZE D

MANHOLE SCHEDULE

PLAN

ACCESS
MANHOLE

SEWER
OUTGOING

AA

SEWER
INCOMING

10
"M

IN
.

SECTION A-A

RINGS
BRICK OR GRADE
3" TO 8" CONC.

SURFACE
GROUND OR STREET

AND COVER PER TABLE.
AND STANDARD MH FRAME
1/2" THK. MORTAR BED,
TO BE SURMOUNTED BY

1:6
SLOPE

FILL
MOLDED CONC.

CTRS.
AT 16"
MH STEPS

8"
 M

AX
.

M
AX

.

2"

18
"

ST
A

N
D

AR
D

 2
4"

,
36

" O
R

 4
8"

EC
C

EN
TR

IC
 C

O
N

E

"D"

"d"

SECTION

STANDARD MANHOLE

MDOT CLASS II SAND

PVC 90° BEND

PVC STANDARD "T"

= D/2 OR 8" MINIMUMd

SIZE OF SEWER = D

WHEN REQUIRED
DROP CONNECTION

6" MIN.

OUTGOING SEWER

INCOMING SEWER

PLAN

12
"

"d"

10
"

"d"

6"
 M

IN
.

0.
2 

FT

BRACKETT
S.S. ANGLE

6" PVC, SDR 26

BENDS
2 - 45°

EXISTING PIPE

MANHOLE
EXISTING

PVC PIPE (SDR 26)

FIGURE 261, TYP.
CLAMP, GRINNELL
S.S. RISER

6" PVC TEE

BLOCKING
WOOD
STRAP
STEEL

CONST. METHODS
FOR ALTERNATE
SEE SPECIFICATIONS
NOTE:

42"24"

36"18"-21"

30"14"-15"

24"10"-12"

20"6"-8"

"Y"(MIN)"X"

TABLE

WITH CONCRETE
PRESSURE GROUT

3" DIA. PIPE

SAND FILL

PRESSURE GROUT WITH CONCRETE

CARRIER PIPE "X"

GROUT HOLES AS REQUIRED

SAND FILL

"X"=24"OR LESS

CLASS C CONCRETE
BE PRESSURE GROUTED WITH
PL'S & UNDISTURBED GROUND TO
ALL VOID AREAS BETWEEN LINER

CASING PIPE "Y"

CASING PIPE

C.L. CASING

C.L. PIPE

CASING PIPE

CASING PIPE

WOOD BLOCKING
AT 10' CENTERS

CLASS C
CONCRETE
FILLET

THREADED S.S.
ROD ANCHORED
INTO MANHOLE
WALL

12
"

8'

PLUG OR CAP

SEWER WYE

SOIL

M
AX

.

SYSTEM MARKER

6" PVC SDR 23.5 LATERAL AT 1.0%

PAINTED SAFETY
ORANGE ABOVE GRADE

OR AS DIRECTED
BY THE ENGINEERPLASTIC PIPE LOCATION

UNDISTURBED

EXISTING GROUND

UNDISTURBED SOIL

#4 REBAR

STANDARD MANHOLE

DROP CONNECTION

INTERIOR SEWER LATERAL DROP CONNECTION

SANITARY SEWER LATERAL

EASEMENT/
PROPERTY LINE

NOTE:
1. RISER PIPE MAY NOT BE REQUIRED FOR SHALLOW SEWERS AS SHOWN.
2. WHEN CONNECTING TO AN EXISTING SEWER THE AUTHORITY MAY
REQUIRE CORING OF THE EXISTING PIPE AND INSTALLATION OF A SEWER
SADDLE. SADDLE SHALL BE ROMAC "CB" SEWER SADDLE OR APPROVED
EQUAL.

NOTES:
1. ALL SANITARY MANHOLES TO BE PRECAST REINFORCED CONCRETE WITH

PREMIUM JOINTS. SEE SPECIFICATIONS FOR BASE SLAB AND PIPE OPENINGS
AND CONNECTIONS.

2. MANHOLE CONES SHALL BE THE ECCENTRIC TYPE.
3. PROVIDE 6" OF COMPACTED GRANULAR MATERIAL UNDER ALL PRECAST

CONCRETE BASE SLPVC.
4. FORCE MAINS CONNECT DIRECTLY TO A MANHOLE SHALL BE INSTALLED SO

THAT THE ELEVATION OF THE PIPE CROWNS MATCH. THE FORCE MAIN SHALL
BE DIRECTED DOWNWARD INTO THE FLOW CHANNEL.

5. FOR SANITARY SEWERS ALL PIPES SHALL ENTER MANHOLE THROUGH RUBBER
BOOTED CONNECTION.

AIR RELIEF STRUCTURECASING PIPE

6" PRECAST OR 8" POURED IN PLACE
CONC. BASE WITH #5 BARS AT 12"
O.C. E.W. DIA OF BASE TO BE 18"
GREATER THAN MANHOLE

2" MIN. LEVELING BED
(SAND OR STONE)

STD. 48", 60", 72",84",96"
OR 108" BOTTOM
SECTION

RISER SECTIONS
AS REQ'D

REQUIRED WHEN AN INLET PIPE IS 24" OR
MORE ABOVE THE OUTLET PIPE IN A MANHOLE

PAY LIMITS FOR SEWER CLEANOUT

SANITARY
SERVICE
LEAD

1. ALL CONNECTION SHALL BE BELL AND SPIGOT TYPE.
2. CLEANOUT IS TO BE SAME DIAMETER AS SERVICE LEAD.
3. CONCRETE PAD REQUIRED UNLESS OTHERWISE

DETERMINED BY MHOG.
4. THERE MUST BE A 3" GAP FROM THE BOTTOM OF THE

CLEAN OUT LID TO THE TOP OF THE THREADED CAP.

THREADED
CLEANOUT
CAP

8"CLEANOUT

WYE

SANITARY
SERVICE
LEAD

PLAN

ELEVATION

NOTES:

SEWER CLEANOUT DETAIL

* USE #5 AT 6" FOR D=8'-0"
#5 AT 10" E.W.*

3-#5 EXTRA

1-#5
45°

TOP PLAN

SECTIONAL PLAN

MH C.L.

SECTION

M
IN

.

(6
'-6

" M
IN

.)

FIN. GRADE

"C"

12
"

12
"

6"

"T
"

"T
"

6"

SEWAGE AIR
RELIEF VALVE

VA
R

IE
S

48" DIA. "D"

10" DIA. VCP
OR CP SUMP

HEAVY DUTY CI MH FRAME
& COVER AS SPECIFIED

3" TO 8" BRICK
OR GRADE RING

NOTE: ALL PLUMBING MATERIALS TO BE NON-CORROSIVE,
ALL FITTINGS SHALL BE STAINLESS STEEL.

PRECAST CONC. M.H.
(ASTM C-478) OR 8"
CONC. BLOCK WALL

"T"=8" FOR "D"=4'-0"
& 5'-0" 10" FOR
LARGER "D"

#5 AT 12" E.W. TOP
(NONE FOR "D"=48")

ONE PIPE SUPPORT

MORTAR
COLLAR
ALL
AROUND

BUTT FUSE SADDLE (HDPE)
DOUBLE STRAP SADDLE (DIP)

2" NIPPLE

SEWAGE AIR RELIEF
VALVE. MANUFACTURER
ARI, MODEL D-025 WITH
2" THREADED INLET

1/2" MORTAR
OVER BLOCKS

MH STEPS
AT 16" CTRS

(CLEAR
OPENING)

1" SLOPE
TO SUMP

2" S.S. BALL VALVE
2" NIPPLE

VENT

HDPE OR DIP WM

TRACER WIRE

FRAME & COVER FOR SANITARY SEWER MANHOLES

TYPE

MANUFACTURER OR EQUAL

TYPE OF COVER
EAST

JORDAN NEENAH

MH
SANITARY - SOLID

SELF-SEALING 1040.0000 R-1642

MH
SANITARY - SOLID

WATERTIGHT 1040-APT R-1916-F

CO SOLID 1574A R-1973-A

3"

22.5° BENDS AS REQUIRED

24"X24"X6" CONCRETE
PAD W/#4 BAR EACH SIDE

BENDS AS REQUIRED

MIN. 6" OF MDOT 6A
AROUND RISER

EJIW HEAVY DUTY 1574 SOLID
COVER OR APPROVED EQUAL

6"

CONCRETE PAD

NOTES:
1. COMPACTION PRESENTED AS MINIMUM STANDARD PROCTOR VALUES.
2. MATERIALS AROUND THERMOPLASTIC PIPE WITH DIAMETER < 6

INCHES SHALL PASS 0.5 INCH SIEVE, MATERIALS AROUND OTHER
PIPES SHALL PASS 1.5 INCH SIEVE.

3. MATERIALS AROUND HDPE PIPE TO BE MDOT 6A OR 21AA.
4. DRIVEN SURFACE IS DRIVEWAY, PARKING AREA, ROAD BED OR

SHOULDER.
5. UTILITY TRENCHES LOCATED WITHIN A MDOT ROW SHALL CONFORM

TO MDOT STANDARD DETAIL R-83.

EXISTING SURFACE

Do/3 LOOSELY PLACED,
UNCOMPACTED BEDDING

MIN. Do/6

Do

BEDDING 4" MIN. (6" MIN.
IF ROCK IS FOUND)

COMPACT BEDDING
EACH SIDE 95%

Di

12
"

PIPE AS CALLED
FOR ON PLANS

AROUND PIPE
DETAIL FOR MATERIAL
SEE PIPE BEDDING

12
"

SUITABLE
MATERIAL

EXCAVATED FROM
SEWER TRENCH

90% UNLESS
OTHERWISE
SPECIFIED

SEE PIPE BEDDING DETAIL FOR
MATERIAL AROUND PIPE

12
"

SUITABLE MATERIAL
EXCAVATED FROM

SEWER TRENCH 90%
UNLESS OTHERWISE

SPECIFIED
1 ON 1

FINISHED SURFACE

EXISTING SURFACE BACK OF CURB OR
EDGE OF SHOULDER

DRIVEN SURFACE
SUBBASE

HAUNCH -
95%
COMPACTION
LOWER SIDE -
90% SW 95% ML
OR 100% CL

OVERFILL

TRENCH SLOPES IN
ACCORDANCE WITH
MIOSHA
REQUIREMENTS

PIPE BEDDING

TRENCH EXCAVATION & PIPE BEDDING

GRANULAR
MATERIAL MDOT

CLASS III 95%
COMPACTION

PIPE UNDER
DRIVEN SURFACE

PIPE NOT UNDER
DRIVEN SURFACE

PIPE UNDER/NOT UNDER DRIVEN SURFACE
PIPE WITHIN INFLUENCE

OF DRIVEN SURFACE

GRANULAR MATERIAL
MDOT CLASS II

95% COMPACTION

Di Di

GRANULAR MATERIAL
MDOT CLASS II

95% COMPACTION

GRANULAR MATERIAL
MDOT CLASS III

95% COMPACTION

GRANULAR MATERIAL
MDOT CLASS II

95% COMPACTION

TRACER WIRE
TRACER WIRE TRACER WIRE

1

A

B

C

D

E

F
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6. TRACER WIRE IS REQUIRED ON FORCE MAIN ONLY AND SHALL BE
BROUGHT TO GRADE AT A MINIMUM EVERY 1000 FEET IN A APPROVED
CAST IRON TRACER WIRE BOX ENCASED IN CONCRETE OR WITH AN
APPROVED GREEN MARKER POST.

UPDATED MAY 2015
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PEA GRAVEL

18" LNG. EXT. ROD

GRADE

FLOW

C
O

VE
R

CHECK VALVE
CONNECT TO CURB
VALVE W/CLOSE NIPPLE

5'
-6

" M
IN

.
C

O
VE

R
 IN

 R
O

AD
W

AY

5'
-6

" M
IN

.

NOTE:
1. PROVIDE ADAPTORS BETWEEN DISSIMILAR PIPE MATERIALS AND SIZES TO

MAKE PRESSURE TIGHT CONNECTION.  MATERIALS SHALL BE BRONZE OR
COPPER.

2. PROVIDE OPTIONAL "INLET RISER" ONLY WHERE DETERMINED BY ENGINEER
DURING CONSTRUCTION.

3. 1 1/2" HDPE SERVICE LEAD SHALL BE INSTALLED WITH TRACER WIRE.  REFER
TO MHOG DESIGN STANDARDS FOR ADDITIONAL DETAIL.

COMPRESSION CONNECTION
WITH STAINLESS STEEL
INSERT STIFFENERS
MEULLER 110 OR EQUAL

SERVICE LATERAL SHALL BE INSTALLED BY DIRECTIONAL BORE BENEATH ALL
ROADS, DRIVEWAYS, TREES AND LANDSCAPPING.

FORCE MAIN  TAPPING
FITTING WITH MUELLER
110 COMPRESSION
CONNECTION OR EQUAL

FORCE MAIN (SIZE VARIES)

CAST IRON CURB BOX W/ARCH BASE

1 1/2" BRONZE BALL CURB VALVE
1 1/2"HDPE SERVICE LATERAL

LID W/BRASS PENTAGON
PLUG-MARKED SEWER

1 1/2" HDPE  SERVICE
LEAD FROM PUMP
W/TRACER WIRE

R.O.W.

VARIES

5' MIN. FROM
PAVEMENT OR
TRAVELED WAY

GRINDER PUMP CORE

*

24
"

3'
-6

" M
IN

. /
 5

'-0
" M

AX
.

WARNING TAPE

GRADE

BUILDING FOUNDATION

M

10'
MAX.

SIMPLEX/DUPLEX GRINDER PUMPING STATION
NO SCALE

TRENCHING DETAIL

ACCESS COVER WITH LOCK

NOTES:
1. WIRE CONNECTIONS TO LOAD SIDE OF WATT HOUR METER TO

BE ALUMINUM OR COPPER BUT MUST MATCH EXISTING
RESIDENCE TO PREVENT DISSIMILAR METAL CONNECTION
WITHIN DECO. METER.

2. USE WEATHER COMPRESSION RING IN BOX CONNECTORS.
SET SCREW TYPE ARE UNACCEPTABLE.

3. VERIFY THAT NEUTRAL CONNECTION OF ALARM AND CONTROL
WIRING IS CONNECTED PROPERLY WITHIN STATION ALARM
PANEL FOR CORRECT OPERATION.

4. MHOG OPERATES AND MAINTAINS THE PUMP STATION ALARM
PANEL, THE GRINDER PUMP AND PUMP CHAMBER AND THE
DISCHARGE LINE FROM THE PUMP TO THE RIGHT-OF-WAY.

5. THE LOCATION OF THE GRINDER PUMP MUST BE APPROVED BY
MHOG PRIOR TO INSTALLATION. THE GRINDER PUMP MUST BE
SERVICEABLE (ACCESSIBLE BY TRUCK) AND FREE FROM
OBSTRUCTION.

6. MHOG MUST BE ONSITE FOR STARTUP OF ALL NEW GRINDER
PUMPS.

6" PEA GRAVEL NOT REQUIRED
IN GRANUAL SOIL.

CONCRETE ENCASEMENT
PER MANUFACTURERS
INSTRUCTIONS

INLET HUB BY
MANUFACTURER

BUILDING SEWER TO GRINDER PUMP
BY PROPERTY OWNER.

POWER AND SIGNAL CABLE FURNISHED BY
STATION MANUFACTURER. INSTALLED AND
CONNECTED BY CONTRACTOR.

SCHEDULE 80 PVC ELECTRICAL
CONDUIT (TYP.)

6" WIDE PLASTIC
WARNING TAPE

PROVIDE #6 GROUND WIRE,
CLAMP AND ROD

FUSED ELECTRICAL DISCONNECT
SWITCH, SERVICE ENTRANCE
RATED.

PUMP STATION ALARM LIGHT
FURNISHED BY STATION
MANUFACTURER

PUMP STATION ALARM PANEL NEMA 3R COMPLETE WITH
CIRCUIT BREAKERS AND WIRING BY MFR. INSTALLED AND
CONNECTED BY CONTRACTOR. WIRING FROM LOAD SIDE OF
DECO. WATT HOUR METER TO CONTROL PANEL SHOWN IN
ONE-LINE DIAGRAM ON THIS SHEET. *MOUNT ALARM BOX
WITHIN CLEAR VIEW OF PUMP STATION. FASTEN WITH
GALVANIZED SCREWS TO BUILDING WALL OR  4"X6"X7'
WOLMANIZED POST AND BURY 3'.

EXISTING ELECTRICAL
METER AT HOUSE
(MINIMUM 30 AMP/240V
SERVICE)

INCOMING POWER

FIN. GRADE
ELEV. VARIES

ELECTRICAL QUICK
DISCONNECT BY
MANUFACTURER,
WIRED BY
CONTRACTOR.

5"
±

4" DIA, MATERIAL AS
APPROVED BY BUILDING
DEPARTMENT

4'
-6

"

8'-6"

4'
-6

 1
/2

"

1'
-0

"

2'
-0

" M
IN

.

2'
-6

" M
IN

.

3 4

2

6

5

10

7

1

12

9

8

ITEM DESCRIPTION

1

2

3

4

5

6

7

8

9

10

11

12

4" PVC INLET PIPE*

4"x4"x2" TEE WITH 2" PIPE TO BUILDING VENT*

THREADED C/O CAP JOSAM 58860 OR APP EQUAL**

CONCRETE PAD

4"x4"x4" TWO-WAY CLEANOUT TEE*

4" PVC OUTLET*

4" - 6" GRAVEL BEDDING

HEAVY-DUTY CAST IRON FRAME AND COVER ***

CONCRETE ADJUSTMENT RINGS

REINFORCE AS REQUIRED FOR SERVICE CONDITIONS

4" PVC 90° ELBOW*

4" PVC TEE*

13

13 A-LOK OR PRESS SEAL PSX PIPE/WALL CONNECTOR

13

SEE NOTE 3

4

3

12

13

1
8

6 11

13

TO BLDG VENT

14

14
2" VENT PIPE (IDENTIFY PIPE TYPE, CLASS & JOINT

10

MATCH JCW PERMITTED SITE PLAN.
NOTE: PIPE ENTRY/EXIT SHALL

SAMPLING PORT

NOTES:
1. THREE COVERS AND RISERS SHOWN.  TWO COVERS AND RISERS CENTERED OVER UPPER TWO

BAFFLES ARE OPTIONAL.
2. INTERCEPTOR SIZE - 1000 GAL MINIMUM (REVISE THE SIZE DIMENSIONS, AS NEEDED, FOR LARGER

CAPACITY INTERCEPTORS)
3. ALL JOINTS AT THE FRAME & COVER*, CONCRETE ADJUSTMENT RINGS AND THE LID OF THE

INTERCEPTOR SHALL BE SEALED WITH A MINIMUM OF TWO (2) ROWS OF 3/4 TO 1 INCH PREFORMED
BUTYL JOINT SEALER AND A 6" BUTYL JOINT WRAP AROUND SLEEVE (EZ WRAP).  THE ENDS OF THE 6"
EZ WRAP SHALL OVERLAP BY 12".

4. PIPING ON THE INTERIOR OF THE INTERCEPTOR SHALL BE PVC WITH SOLVENT-CEMENTED JOINTS.
5. GREASE INTERCEPTOR INCLUDING ADJUSTMENT RINGS AND CASTINGS SHALL BE WATER TESTED

FOR WATER TIGHTNESS AFTER THE BACKFILL OPERATIONS HAVE BEEN COMPLETED. WATER TESTING
SHALL CONSIST OF THE FOLLOWING: 1. SEAL THE TANK, 2. FILL WITH WATER, 3. LET STAND FOR 24
HOURS, 4. REFILL TANK, 5. TANK IS APPROVED IF WATER LEVEL IS HELD FOR 1 HOUR.

6. ONLY KITCHEN WASTE SHALL BE DIVERTED TO THE GREASE TRAP.

15

15

15 STAINLESS STEEL PIPE SUPPORT CLAMP ****

15

15

* 6" PIPE MAY BE SUBSTITUDED TO MATCH UPSTREAM PIPE DIAMETER.
** REFER TO CLEAN OUT DETAIL(S) ON STANDARD DETAIL SHEET.
*** CLAY & BAILEY 2008 BV OR EQUAL (FROST PROOF COVERS OPTIONAL)
****FM STAINLESS FASTNERS #63 OR EQUAL.  1/2"x2-1/2" SS BRACKET W/ 1/2"x1-1/2" FULLY THREADED
SS HEX BOLT WITH 1/2" SS WASHER AND 1/2"X1-3/4" SS ANCHORS.  CLAMP TO BE FACTORY
INSTALLED.

ALTERNATE PIPE EXIT

ALTERNATE
PIPE ENTRY

AS REQUIRED FOR PROJECT)

GREASE INTERCEPTOR 1000 GALLON
NO SCALE

10' MIN. - 80' MAX.
TRACER WIRE BOX TRACER WIRE BOX

(NO CONCRETE)

TRACER WIRE

12

1'
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"
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"
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"
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JANUARY - 2014

1 1/2" COPPER

Updated   APRIL - 2015
Updated   APRIL - 2016
Updated  JUNE - 2016
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Moved by ____________, Supported by __________ to approve the Environmental Impact 
Assessment dated 05-03-17 as submitted.   

 

Moved by ____________, Supported by __________ to approve the Site Plan dated 07-05-17 
with the following conditions: 

1. Minor discrepancies for daylily, spirea and emerald arborvitae on the landscaping plant 
list shall be corrected. 

2. The gap between the landscaped island and raised concrete area located southwest of 
the north building shall be eliminated or minimized.     

3. All site plan application fee exceedances and tap fees shall be paid prior to issuance of 
the Land Use Permit.  

4. Recorded copies of utility easements shall be provided in a format acceptable to the 
Township prior to a land use permit being issued.  

5. The Township Engineer’s comments shall be addressed and will be reviewed during 
Construction plan review as required per the MHOG Connection Manual. 

6. A performance guarantee in compliance with Zoning Ordinance Section 21.03 shall be 
provided for the deferred portion of the sidewalk along Grand Oaks Drive.  

7. All requirements of the Brighton Area Fire Authority’s letter of May 31, 2017 shall be 
met. 

Should you have any questions concerning this matter, please do not hesitate to contact me. 
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going to do a complete rewrite to get up to date with the most recent changes to the 
State planning laws.  When the draft is complete, they will send it to Genoa Township 
for their review and input. 
 
Additionally, they would like to have a representative from each of the Townships at 
their Planning Meetings, which are held on the third Wednesday of the month at 6:30 
p.m. 
 

OPEN PUBLIC HEARING #1… (Tabled 10-11-16) Review of site plan application, PUD 
amendment, environmental impact assessment and site plan for a proposed multi-
tenant commercial center to include a 2,117 sq. ft. restaurant with drive-thru, a 2,819 sq. 
ft. restaurant space with an attached 1,501 hair salon located at the northwest corner of 
the Grand Oaks Drive and Latson Road intersection.  The property is located within the 
Livingston Commons Phase 2 PUD on Parcel #11-08-200-017.  The request is 
petitioned by USA 2 GO. (16-20) 

 
Planning Commission disposition of petition:  

A. Recommendation of the PUD Amendment 
B. Recommendation of Impact Assessment (5-3-17) 
C. Recommendation of Site Plan (5-3-17) 

Mr. Brent LaVanway of Boss Engineering and Mr. Kevin Banham of USA 2 GO were 
present.  Mr. LaVanway gave a review of the project and noted the changes that were 
made to address the Planning Commission’s concerns regarding the traffic flow on the 
site. 

They have now made the west drive two-way.  They have added concrete islands to 
direct the traffic through the drive-thru area.  

They have also reduced the rear-yard setback to three feet, which has prompted an 
amendment to the PUD Agreement. 

He showed colored renderings of both buildings, noting the changes that were made to 
address additional concerns of the Planning Commission. 

Mr. Borden reviewed his letter of June 6, 2017. 

• He suggested that the amended PUD note the three-foot rear-yard setback is 
specifically for the drive aisle and not the site itself.  It should also be clarified to 
state that it will be a right-in or right-out access to Grand Oaks and not both. 

• Details must be provided for the wall-mounted light fixtures. 

• The applicant must provide a clean landscape plan to ensure consistency 
between the plan and the plant list. 

• Permits will be required prior to installation of any tenant signs. 

• The entranceway signage easement must be recorded and dedicated to the 
Township. 

Mr. LeVanway and Mr. Banham will comply with Mr. Borden’s requests. 
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There was a discussion regarding adding additional signage to the entrance off of 
Grand Oaks to direct traffic to travel counterclockwise through the site. 

Mr. Markstrom stated that the applicant has addressed most of his concerns; however, 
he has three outstanding issues. 

• The proposed sanitary sewer connection is shown to make a 90 degree turn.  
This needs to be amended so that it continues south to the existing sanitary main 
and a new manhole installed to connect the proposed to the existing sewer just 
west of the access drive on Grand Oaks Drive. 

• The storm water weighted runoff coefficient must be verified. 

• The access drive from Grand Oaks should be the minimum radius required per 
the fire department in order to limit unauthorized access.  The applicant can 
consider removing some parking spaces, if allowed, and adding a right-turn lane 
into the site to further prevent left turns into and out of the site. 

Commissioner Rauch questioned the sidewalk on the south of the building to the north 
that does not connect to another sidewalk.  He suggested that the barrier-free access 
point across Grand River should line up with the one across Grand River.  Mr. 
LaVanway agrees to make that change. 

He suggested a bollard be placed the western “point” of the building to the south.  Mr. 
LaVanway agrees. 

He noted that the applicant is suggesting more parking spaces than what is required by 
the Township.  He questioned if all of those spaces are needed.  He is concerned about 
the three spaces on the west side of the site just to the south of the outdoor patio area 
as well as the walkway in that area.  He suggested taking the spaces and the walkway 
out and perhaps adding some green space.  

Mr. LaVanway stated those spaces would be employee parking spaces and the 
walkway would allow access to them.  Commissioner Rauch stated that if they will be 
marked employee parking then he believes they should stay. 

Mr. Banham stated their proposed tenant will require very little parking so removing 
those three will not be a problem. 

Commission Grajek is concerned where vehicles will park when their order at the drive-
thru is not ready and they need to park to wait.  Mr. LaVanway stated they can 
designate spaces for these situations. 

Ms. VanMarter asked if the Planning Commission would allow each tenant in the 
southernmost building two signs, one on each side of the building, as they could both be 
considered corner spaces.  The Commissioners agreed to allow this. 

Chairman Brown reviewed the letter from the Brighton Area Fire Authority date May 31, 
2017.   

The Call to the Public was made at 7:19 pm with no response. 

Moved by Commissioner McManus to recommend to the Township Board approval of 
the PUD Agreement for a proposed multi-tenant commercial center to include a 2,117 
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sq. ft. restaurant with drive-thru, a 2,819 sq. ft. restaurant space with an attached 1,501 
hair salon located at the northwest corner of the Grand Oaks Drive and Latson Road 
intersection with the following conditions: 

• The PUD Agreement should specifically state that the three-foot setback is 
specifically for the drive through aisle. 

• The access drive from Grand Oaks shall be a right-in only to force traffic to go 
counterclockwise on the site. 

Commissioner Grajek still has concerns with the circulation and there is only one way 
out of this site.  He feels that 57 parking spaces is too many.  He appreciates all of the 
work that has been done by the applicant; however, he feels much more needs to be 
done.  There is far too much being tried to be put on this site than there should be. 

Commissioner Rickard agrees.  She does not feel comfortable voting for this. 

Mr. LaVanway stated that the two proposed tenants on this site will have very different 
peak hours.  The coffee shop will be visited mostly in the morning.  He showed how 
they anticipate the traffic to flow.  He explained why the Livingston County Road 
Commission was concerned with an egress from the drive on the south side of the site.  
Grajek understands why the LCRC did not want traffic to be able to exist from this drive. 

Commissioner McManus feels this is a good site plan for this piece of property.  He likes 
the architecture. 

Commissioner Rauch feels that the signage discussed this evening will help with the 
traffic flow on the site.  Also, the two proposed tenants have different peak hours of 
operation. 
 
The motion was seconded by Commissioner Grajek and carried unanimously. 
Moved by Commissioner Figurski, seconded by Commissioner McManus, to 
recommend to the Township Board approval of the revised Impact Assessment dated 
May 3, 2017 for a proposed multi-tenant commercial center to include a 2,117 sq. ft. 
restaurant with drive-thru, a 2,819 sq. ft. restaurant space with an attached 1,501 hair 
salon located at the northwest corner of the Grand Oaks Drive and Latson Road 
intersection.  The motion carried unanimously. 
Moved by Commissioner McManus, seconded by Commissioner Grajek, to recommend 
to the Township Board approval of the Site Plan dated May 3, 2017 for a proposed 
multi-tenant commercial center to include a 2,117 sq. ft. restaurant with drive-thru, a 
2,819 sq. ft. restaurant space with an attached 1,501 hair salon located at the northwest 
corner of the Grand Oaks Drive and Latson Road intersection with the following 
conditions: 

• Details must be provided for the wall-mounted lights. 

• A clean landscape plan shall be provided to ensure consistency between the 
plan and the plant list. 

• All signage shall comply with the Township Ordinance. 
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• The building to the south will allow for three wall signs for one tenant and if there 
are two tenants, they will be allowed two signs each. 

• The recommendation by the Township Engineer in their letter dated June 6, 2017 
regarding the sanitary sewer routing and connection shall be met. 

• The PUD Agreement shall specify right-in only access off of Grand Oak Drive. 

• There shall be “Keep Right” signs on both the south Grand Oaks entrance and 
the north entrance off of the Lowes Service Drive to keep traffic flowing in a 
counterclockwise direction. 

• The sidewalk at the south of the site along Grand Oaks shall be stopped at the 
access point into the project; however, the sidewalk shall be installed when 
deemed appropriate by the Township, and the funds for its construction shall be 
kept in escrow by the Township. 

• The handicap access across Latson Road shall line up with the access on the 
other side. 

• The three parking spaces on the west side of the concrete area shall be labeled 
“Employee Parking Only”. 

• The applicant shall comply with all requirements of the Brighton Area Fire 
Department’s letter dated May 31, 2017. 

• The colored renderings for the buildings are acceptable to the Planning 
Commission. 

• A bollard shall be placed at the southwest corner of the southernmost building. 

• Drive thru waiting spaces shall be designated across from the drive thru exit 

• The walkway and curbcut located southwest of the proposed north restaurant will 
be eliminated. 

The motion carried (Rauch – yes; McManus – yes; Brown – yes; Figurski – yes; 
Rickard – no; Grajek – yes). 
OPEN PUBLIC HEARING #2… (Tabled 3-13-17) Review of site plan application, 
environmental impact assessment and site plan for a proposed 101-room, 4-story 
“Hampton Inn and Suites” hotel located southwest of the Grand Oaks Drive and Latson 
Road intersection.  The property is located within the Livingston Commons Phase 2 
PUD on Parcel #11-08-300-020.  The request is petitioned by Howell Hospitality, Inc. 
(17-01) 
 
Planning Commission disposition of petition:  

A. Recommendation of Impact Assessment (5-1-17) 
B. Recommendation of Site Plan (5-24-17) 

Mr. Andy Andre of Bud Design & Engineering and Bo Gunlock, of RG Properties were 
present. 

Mr. Gunlock gave a review of the PUD agreement.  This was developed in two phases.  
Phase I has already been approved and Phase II is being developed since the new 
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GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

PUBLIC HEARING 
OCTOBER 11, 2016 

6:30 P.M. 
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, Barbara Figurski, 
James Mortensen, Eric Rauch, Chris Grajek, and Diana Lowe.   Absent was John 
McManus.  Also present was Kelly VanMarter, Community Development 
Director/Assistant Township Manager, Gary Markstrom of Tetra Tech, Brian Borden of 
LSL Planning and an audience of 0. 
 
PLEDGE OF ALLEGIANCE:  The pledge of allegiance was recited. 
 
APPROVAL OF AGENDA:  Moved by Commissioner Figurski, seconded by 
Commissioner Lowe, to approve the agenda as presented.  The motion carried 
unanimously. 
 
CALL TO THE PUBLIC:  The call to the public was made at 6:32 pm with no response. 
 
OPEN PUBLIC HEARING #1…Review of Environmental Impact Assessment and Site 
Plan for a proposed multi-tenant commercial center to include a 2,117 sq. ft. restaurant 
with drive-thru, a 2,819 sq. ft. restaurant space with an attached 1,501 sq. ft. hair salon, 
located at the northwest corner of Grand Oaks Drive and Latson Road.  The request is 
petitioned by USA 2 GO. 

A. Recommendation of Impact Assessment (9-21-16)  
B. Recommendation of Site Plant (9-21-16) 

 
Thom Dumond of Boss Engineering gave a description of the proposed project.  The 
building to the north will have a coffee shop with a drive thru.  The building to the south 
will be a commercial building with a restaurant and a hair salon.  He showed colored 
renderings. 
 
Commissioner Mortensen questioned if the proposed entranceway sign meets the 
requirements in the agreement.  Ms. VanMarter stated she prefers to have the sign in 
this location than where it was originally proposed. 
 
Mr. Borden reviewed his letter of October 4, 2016.  He noted that because this is part of 
a PUD, the Planning Commission will be making a recommendation to the Township 
Board. 
 
One side of each of the buildings falls slightly short of the required 80 percent natural 
features requirement.  Commissioner Rauch would like to see more of the materials that 
are being used on the front of the building brought onto the drive through side of the 
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building to the north.  Commissioner Mortensen feels this should be done on the two 
sides that are currently bare.  Mr. Dumond advised he will make these changes. 
 
Mr. Borden stated there are some small landscaping discrepancies that need to be 
addressed, permits must be obtained for all signage, channel lettering is required, and 
the easement that the owner has granted to the Township for the entrance sign needs 
to be 7’ x 25’. 
 
Mr. Markstrom stated he has two outstanding issues regarding water and sanitary 
sewer leads.  The applicant is working with him to meet the guidelines. 
 
There was a discussion regarding the traffic flow on the site as well as the ingress and 
egress points as they relate to the stacking of the drive thru traffic. 
 
The Commissioners and the applicant discussed changes that need to be made to the 
Environmental Impact Assessment. 
 
Moved by Mortensen, seconded by Figurski, to table the request from USA 2 GO until 
the November 14, 2016 Planning Commission meeting.  The motion carried 
unanimously. 
 

Administrative Business: 
 

• Staff Report  
 
Ms. VanMarter stated that the Governor has recently signed a new law pertaining to 
marijuana dispensaries.  The Township is currently under a moratorium with regard to 
them, but she will be bringing this issue to the Planning Commission at a future meeting 
to address. 
 

• Approval of the September 12, 2016 Planning Commission meeting minutes 
 
Moved by Commissioner Figurski, seconded by Commissioner Mortensen, to approve the 
minutes of the September 12, 2016 Planning Commission Meeting as presented.  The motion 
carried unanimously. 

 
• Member Discussion 

 
The Michigan Association of Planners conference is being held October 26th through the 29th. 
 
The Commissioners asked Ms. VanMarter to have the petitioner from tonight bring the sample 
building materials to the November meeting. 
 

• Adjournment 
 
Moved by Commissioner Figurski, seconded by Commissioner Mortensen, to adjourn 
the meeting at 8:09 pm.  The motion carried unanimously.   
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June 6, 2017 
 
 
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 5/3/17) proposing a new multi-
tenant commercial center for the vacant 2.31-acre site at the northwest corner of Grand Oaks and Latson 
Road. 
 
The site, which is immediately east of Lowe’s, is part of the Livingston Commons PUD and is zoned NR-
PUD.  We have reviewed the proposal in accordance with the applicable provisions of the Genoa 
Township Zoning Ordinance, as well as the PUD Agreement for the subject site. 
 
A. Summary 
 
1. We suggest the proposed amendments to the PUD Agreement be clarified with respect to the 3-foot 

rear yard setback and the restricted right-in/right-out access to Grand Oaks. 
2. The proposed elevations, including colors and materials, are subject to review and approval by the 

Planning Commission.  Details must be provided for the wall-mounted light fixtures. 
3. The applicant must provide the Township with a clean landscape plan to ensure consistency between 

the plan and plant list. 
4. Permits will be required prior to installation of any tenant signage.   
5. The entranceway signage easement must be recorded and dedicated to the Township. 
 
B. Proposal/Process 
 
The applicant requests site plan review and approval of a multi-tenant commercial center, which includes 
two buildings – one drive-through restaurant containing 2,117 square feet of floor area and a two tenant 
building (retail and sit down restaurant) containing 4,038 square feet of floor area. 
 
Based on the PUD Agreement, the uses are all permitted by right, although the drive through restaurant 
must comply with the specific use conditions outlined in Paragraph D below. 
 
The revised submittal also includes proposed changes to the PUD Agreement, which are described in 
Paragraph C below. 
 
Procedurally, the Planning Commission is to make a recommendation to the Township Board on the final 
PUD site plan, proposed amendments to the PUD Agreement and Environmental Impact Assessment. 

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

Subject: Genoa Plaza – Site Plan Review #3 
Location: Grand Oaks Drive – vacant parcel at the northwest corner of Grand Oaks and Latson Road 
Zoning: NR-PUD Non-Residential Planned Unit Development District 
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Aerial view of site and surroundings (looking north) 

 
C. PUD Agreement 
 
The revised submittal includes proposed amendments to the PUD Agreement specific to the subject site.  
aside from the tying the Plan to the Agreement, the primary changes are an allowance for a 3-foot rear 
yard setback (point 4) and the ability to construct a restricted access drive from Grand Oaks while 
allowing the existing Lowe’s drive to remain (point 5). 
 
With respect to the former, we suggest the language be amended such that it clearly ties the 3-foot rear 
yard setback to the drive aisle (and not buildings).  As for the latter, the language should be clarified to 
note a restricted right-in or right-out access to Grand Oaks (and not both). 
 
D. Use Conditions (Drive through Restaurant) 
 
Section 7.02.02(j) provides the following use conditions for drive-through restaurants: 
 
1. Principal and accessory buildings shall be setback fifty (50) feet from any adjacent public right 

of way line or property line. 
 
The proposed building containing the drive-through restaurant provides a minimum setback of 50 feet to 
the westerly lot line.  This standard is met. 
 
2. The establishment of a new drive-through restaurant shall require the lot be separated a 

minimum of five hundred (500) feet from any other lot containing a drive-through restaurant. 
 
The PUD Agreement specifically waives this standard. 
 
3. Only one (1) access shall be provided onto any street. 
 
There is a one-way entrance to the site from Grand Oaks and a connection to an internal service drive 
from Latson Road; however, there is no direct access to/from Latson.  This standard is met. 
 
4. Such restaurants constructed adjacent to other commercial developments shall have a direct 

vehicular access connection where possible. 
 
As noted above, the site has a connection to an internal drive that provides access throughout the 
development.  This standard is met. 
 

Subject site 
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E. Site Plan Review 
 
1. Dimensional Requirements.  As described in the table below, the project complies with the 

dimensional standards for this PUD: 
 

District 
Lot Size  Minimum Setbacks (feet)  Max. 

Height Lot Coverage Lot Area 
(acres) 

Width 
(feet) 

Front 
Yard 

Side 
Yard 

Rear 
Yard Parking 

NR-
PUD 1 120 10 5 10 10 front 

5 side/rear 
75’ / 5 
stories 

50% building 
90% impervious 

Proposal 2.31 874 62 (Latson) 
75 (Grand Oaks) 112 (N) 31  10 front 

30 side/rear 
21.7’ / 
1 story 

10% building 
25% impervious 

 
2. Building Materials and Design.  The proposed elevations, including colors and materials, are 

subject to review and approval by the Planning Commission.   
 
Primary materials include brick and cement board siding, with decorative awnings, brick soldier 
course and a stone block base as accents.  The flat roof buildings include parapets to screen 
mechanical equipment.  The elevation drawings include a note stating that all rooftop units will be 
fully screened by the parapet walls. 
 
The PUD agreement requires that out parcel buildings provide at least 80% natural materials for all 
wall surfaces.  The revised material calculations demonstrate a compliant amount of cement board 
siding on each building face. 
 

3. Parking.  Based on the specific uses proposed, the development requires a total of 54 spaces, while 
57 are provided.  This includes the 3 required barrier free spaces.  Typical parking details also show 
the use of looped (double striped) spaces, as required. 
 
Additionally, Section 14.04 requires 10 stacking spaces, 3 short-term waiting spaces and 2 RV/semi-
truck spaces.  The revised plan provides 10 stacking spaces and 3 parking spaces just past the drive 
through window that may act as waiting spaces. 
 
Given the full scope of the Livingston Commons development, the Township has previously allowed 
the use of other areas within the PUD for the RV/semi-truck parking. 
 

4. Pedestrian Circulation.  There is an existing concrete sidewalk in the Latson right-of-way.  The plan 
proposes two connections to this sidewalk, as well as a separate sidewalk along the site’s Grand Oaks 
frontage.  Internal connections, crosswalk striping and ramps at driveways are also provided. 
 

5. Vehicular Circulation.  Primary vehicular access is via the east/west drive connecting Lowe’s to 
Latson Road.  There is also a one-way entrance (right turn in only) from Grand Oaks. 
 
The revised plan provides for two-way circulation around the site with a curbed island preventing cut-
through traffic into the drive through lane (as was previously discussed). 
 
As described in Paragraph C above, the project includes a proposed amendment to the PUD 
Agreement that would allow for a restricted right turn drive from Grand Oaks in addition to the 
existing Lowe’s drive immediately west of the subject site. 
 

6. Loading.  Previous versions of the plan called for loading zones on the west side of the single tenant 
building and included an indication that deliveries will be scheduled for off-peak time to minimize 
any disruption to traffic circulation. 
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7. Landscaping.  We have reviewed the landscape plan based on the conventional standards of Section 
12.02 with adjustments made per the terms of the PUD Agreement. 

 
Location Requirements Proposed Comments 
Front yard 
greenbelts 

Extensive landscaping 
10’ width 
 

13 trees 
2.5’ hedgerow 
10’ width 
 

Requirements met 

Parking lot 19 trees 20 trees 
 

Requirement met 

 
Additionally, the project includes outdoor tables/chairs, benches and bike rack in accordance with the 
PUD Agreement requirement for “pedestrian gathering and seating plazas.” 
 
Lastly, many of the plant labels on the plan have been cut off and we are unable to accurately 
reconcile the landscape plan with the plant list.  The applicant must provide the Township with a 
clean version of the landscape plan to ensure consistency. 

 
8. Waste Receptacle and Enclosure.  The project includes a new waste receptacle and enclosure along 

the southwest side of the two-tenant building.  Details include the required concrete base pad and 
enclosure matching the materials used on the building.  Placement and design details also comply 
with Ordinance requirements. 
 

9. Exterior Lighting.  Sheet C7 includes a detailed lighting plan proposing the use of 8 parking lot light 
poles, 12 wall-mounted fixtures and 11 ornamental street lights.   
 
Details are included for the pole-mounted fixtures and the ornamental lighting; however, the applicant 
must include details of the proposed wall-mounted fixtures.   
 

10. Signs.  Sheet C3 shows a proposed monument sign near the driveway to Latson Road and Sheet C10 
includes a detail.  The proposed setback, materials, height and area are consistent with current 
standards.  
 
When tenants are known, the applicant must apply for a sign permit for the monument sign panels 
and wall signage.  As was previously mentioned, this PUD requires the use of channel or individual 
lettering and not panels for wall signage. 
 

11. Impact Assessment.  The submittal includes a revised Impact Assessment (dated 5/3/17).  In 
summary, the Assessment notes that the project is not anticipated to adversely impact natural features, 
public services/utilities, surrounding land uses or traffic.   
 

12. Township Entranceway.  Section 6.4B of the PUD Agreement requires a Township entranceway 
landmark with a depiction included as Exhibit D.   
 
As noted in our previous review letters and discussed at the prior meeting, this feature was envisioned 
closer to the expressway ramp; however, we believe the southeast corner of the site could be an 
appropriate location with better visibility. 
 
The current submittal provides an area for the entranceway signage along with additional ornamental 
landscaping to enhance this site as a gateway to the Township.  The revised plans identify a 7’ x 25’ 
easement area for the entranceway signage and landscaping, as was previously discussed.   
 
This easement must be recorded and dedicated to the Township. 
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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 
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June 1, 2017 
 
Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re: Genoa Plaza 
 Site Plan Review #3 
 
Dear Ms. Van Marter: 
 
We have reviewed the updated site plan documents from Boss Engineering, Inc. dated May 3, 2017. The 
applicant is proposing a mixed-use development including a 2,117 sft restaurant with drive-thru service, 
a 2,819 sft restaurant space, and an attached 1,501 sft hair salon on the northwest corner of Grand Oaks 
Drive and Latson Road in an outlot east of Lowe’s. Tetra Tech has reviewed the updated documents and 
site plan and offers the following comments:  
 
Summary 

1. Revisions to the on-site sanitary route and connection.  
2. Verify storm water weighted runoff coefficient. 
3. One way access from Grand Oaks. 

 
Site Plan 

1. The proposed sanitary connection to the existing SAN01 manhole creates a flow restriction. The 
proposed alignment between manholes SAN2P and SAN1P should be continued south to the 
existing sanitary main and a new manhole installed to connect the proposed to the existing sewer 
just west of the access drive on Grand Oaks Drive. 

2. The weighted runoff coefficient for the site should be added to the drainage area table on sheet C4 
so compliance to the site detention waiver conditions, as set forth by Genoa Township on August 
22, 2011, can be confirmed.  

3. The submitted PUD amendment requesting an access to the site from Grand Oaks Drive must be 
addressed prior to action on the proposed site plan. Additionally, the drive should be the minimum 
radius required per the fire department in an effort to limit unauthorized access from the general 
public. Consider, if space allows per fire department, adding a right-turn lane into the site to further 
prevent left turns into and out of the site.  
 

The petitioner should review the above comments, revise the site plan drawings, and resubmit the 
documents for review. The petitioner will also be required to submit construction plans for public utilities 

92



to MHOG for plan review, permitting, and construction inspection requirements.  At that time the 
easements should also be executed and submitted to MHOG for acceptance. 
 
Please call if you have any questions. 
 
Sincerely,  
 
 
 
Gary J. Markstrom, P.E. Marguerite K. Davenport 
Unit Vice President Project Engineer 
 
Copy: Thom Dumond P.E., Boss Engineering, Inc. 
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May 31, 2017 
 
 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Genoa Plaza 

Latson & Grand Oaks Dr. 
Genoa Twp., MI   

 
Dear Kelly, 
The Brighton Area Fire Department has reviewed the above mentioned site plan. The plans were                             
received for review on May 17, 2017 and the drawings are dated August 22, 2016 with latest                                 
revisions dated May 3, 2017. The project is for a proposed new multi-tenant retail plaza                             
consisting of one 4,038 square foot mixed-use structure and one 2,117 square foot single tenant                             
structure.   
 
1. Based upon building size, proposed occupancy use and potential occupant load; Structure                       

R2 may be required to be provided with an automatic sprinkler system in accordance with                             
NFPA 13, ​Standard for the Installation of Automatic Sprinkler Systems​. Architectural drawings                       
and detail are required to make this determination for both structures. ​(Noted that                         
suppression is not required based upon submitted design) 

IFC 903 
A. If automatic sprinklers are required, the FDC shall be located on the front of the building                               

(Latson rd.).   
 
B. If required; the location, size, gate valve and connection of the fire protection lead(s)                           

shall be indicated on the utility site plan.   
 
2. The buildings shall include the address numbers on the building. The address shall be a                             

minimum of 6” high letters of contrasting colors and be clearly visible from the street (Latson                               
Rd.). The location and size shall be verified prior to installation. ​(Noted to be provided on                               
Architectural Drawings once Issued) 

          IFC 505.1 
3. The one way access road along the rear of the structure along with the one-way entrance                               

onto the site from Grand Oaks Dr. shall be a minimum of 20’ wide and be maintained the                                   
entire length of the rear of the property. The two-way access drive extending along the east                               
side of the property from the south to the north shall be a minimum of 26’ wide. There is no                                       
dimension identifying this width on the site plan. With a width of 26’ wide, the building side of                                   
the drive shall be marked as a fire lane. With a width of 20’ both sides of the rear drive 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. ​(All items                           
were revised or noted on previous submittals. Dimensions of the drives are no longer shown                             
on the drawings). 

      IFC D 102.1 
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    May 31, 2017 
             Page 2  

                                                                                                                                    Genoa Plaza 
                                                                                                                Latson & Grand Oaks Dr. 
                                                                                                                              Site Plan Review 

      IFC D 103.1 
      IFC D 103.6 
IFC D 103.6.1 

   IFC D 103.6.2 
 

4. An additional fire hydrant must be installed on the front (Latson Rd.) side of the structure at                                 
the drive-thru lane exit between the two buildings, near reference P09. The existing hydrants                           
provided on the Utility plan are located at the rear area not on the property and are not                                   
conducive for fire department operations. ​(Provided on Utility Plan in appropriate location,                       
however, the layer appears to be off and is disrupting the layout of the water main) 

IFC C 103 
 

5. Access onto the site and around building shall provide emergency vehicles with a turning                           
radius of 50’ outside and 30’ inside up to 55’ wall to wall and a minimum vertical clearance                                   
of 13½ feet. ​(Vehicle Circulation was Provided and Radii were previously noted, but are no                             
longer shown on the drawing)   

IFC 503.2.1 
IFC D 103.3 

 
6. The location of a key box (Knox Box) shall be indicated on future submittals. The Knox box                                 

shall be located adjacent to the front door of each occupant space of both structures.                             
(Noted to be Provided at Time of Construction, note is no longer shown on submittal) 

          IFC 506.1 
 

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

 
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 
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Boss Engineering Genoa Plaza 1 

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: 
USA 2 GO 
28265 Beck Road, suite c-2 
Wixom, MI 48393 
(248) 773-7992 
 
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 west side of South Latson Rd, approximately 1500 feet south of the Grand 
River Ave intersection.  The property has 380 feet of frontage along South Latson Rd, the entire width of 
the site. To the east on the opposite side of South Latson Road is non-residential planned unit 
development use, planned to have a drive-in bank be built on it. To the north and west is a Lowe’s Home 
Improvement. Further north is a Comerica Bank. South of the property is a Tim Hortons. 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 2.31 acres.  No right away exists on the property, making the total buildable acreage 
2.31.  There are no wetlands on the property.  The site is relatively flat, but with a gradual slope in the 
southwest corner with an increasing slope at approximately 1.18%.  The trees and shrubs/brush on site 
are minimal and located along the west property line on top of the minor ridge, while the remainder of the 
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Boss Engineering Genoa Plaza  2 

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 is an existing driveway that connects to both the parking lot for Lowes, and the Comerica 
Bank. It will connect to the north end of the proposed Genoa Plaza. The proposed drive-in bank 
construction will take place at the property to the east, on the other side of Latson Rd. 
 
With the proposed use being a coffee shop, sit down restaurant, and hair salon, most of the activity on the 
property would be weekdays 7 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 two smaller buildings 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 18 employees plus the 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. 
 
 
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 
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Boss Engineering Genoa Plaza  3 

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” existing water main NORTH of the site along the access drive to 
provide water service. For sanitary, gravity sewer will be used from an existing manhole south of the site, 
located at the back of curb for Grand Oaks Drive. 
 
The following is the estimated water usage of the proposed development: 
 

• 2,117 SF Coffee Shop – 2.6 REU per premise 

• 2,000 SF Sit-Down Restaurant (assume no liquor license) – 2.4 REU per 1,000 SF = 4.8 REU 

• 1,960 SF Hair Salon – 0.38 REU per booth, 0.30 REU per mani/pedi/spa station (need more 
information) 

 
The pre-development sanitary flow from this site is zero.  Post-development flows will be calculated 
during the engineering review of the project.  
 
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 surrounding existing storm sewer systems, 
located all around 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 1146 trips per day (39.92 trips per unit per 
1,000sf) during the week days, or 5732 trips per 5-day work week.  This is based on a shopping center. 
 
 
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. 

99



Boss Engineering Genoa Plaza  4 

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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MEMORANDUM 

 
TO:  Thom Dumond, Boss Engineering 
 
FROM:     Kelly VanMarter, Assistant Township Manager/Community Development 

Director 
 
DATE:   October 6, 2016 
 
RE:  ESTIMATED Genoa Plaza Sewer and Water Tap Fees    
 
This memo will describe the connection fees required for a new 2,117 sq. ft. Coffee Shop, a 
2,819 sq. ft. Restaurant (without liquor license), and a 1,501 sq. ft. Hair Salon located on part of 
parcel 11-08-200-017 at the northwest corner of Grand Oaks Drive and Latson Road.   For the 
purposes of estimating the potential fees I assume 6 booths for the Hair Salon.   The figures 
below are subject to change once we have actual tenant data.   
 
2,117 sq. ft. Coffee Shop @ 2.6 REU per premise  =             2.6 REU 
2,819 sq. ft. Sit-down Restaurant (no alcohol) @ 2.4 REU per 1,000 sq. ft. =     6.8 REU  
1,501 sq. ft. Hair Salon @ 0.38 REU per Booth, assume 6 booths =          2.3 REU 
        TOTAL REU NEW BUILDINGS =  11.7 REU 
 
OPTION 1 – PAYMENT:  If the owner is not transferring REU credits to the development the 
following fees would be applicable: 
11.7 REU x $7,200 per Sewer REU = $ 84,240.00 
11.7 REU x $7,900 per Water REU = $ 92,430.00 
TOTAL DUE =  $176,670.00 

        
OPTION 2 – CREDIT TRANSFER:  There is an existing balance of 7 REU’s associated with this 
property.  The owner can dedicate the credits for use by the development if so desired.  This 
would have the following effect:   

 Water REU Sewer REU 
Credits  7 7 

Estimate for 3 uses from above: 11.7 11.7 
REMAINING BALANCE 4.7 4.7 

Per REU Fee: x $7,900 x $7,200 
TOTAL DUE EACH: $37,130.00 $33,840.00 

COMBINED TOTAL AMOUNT DUE:  $70,970.00 
 
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. 
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COVER SHEET FOR  
 

SECOND AMENDMENT TO PLANNED UNIT DEVELOPMENT AGREEMENT 
 

FOR PHASE I AND PHASE II LAND 
 

BETWEEN 
 

RLG HOWELL LLCAND GCG HOWELL LLC 
 

AND  
 

GENOA PLAZA, LLC 
 

AND  
 

TOWNSHIP OF GENOA  
 

DATED____________________, 2017 
 
 
 
 
 
 

Prepared By and After recording  
Return to: 
Karyn M. Klemptner, Esq. 
31000 Northwestern Highway, Suite 100 
Farmington Hills, Michigan 48334 
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STATE OF MICHIGAN  
COUNTY OF LIVINGSTON  

GENOA CHARTER TOWNSHIP  
 
 

SECOND AMENDMENT TO PLANNED UNIT DEVELOPMENT AGREEMENT 
 
 This Second Amendment to Planned Unit Development Agreement (“Agreement”) is 
made and entered into this ____ day of April, 2017, by and between RLG HOWELL LLC, a 
Michigan limited liability company, GCG HOWELL LLC, a Michigan limited liability 
company, with offices at 10050 Innovation Drive, Suite 100, Dayton, Ohio 45342 (collectively, 
the “Owner”); GENOA PLAZA, LLC, a Michigan limited liability company, whose address is 
28265 Beck Road, Suite C-2, Wixom, Michigan 48393 (“GP”), and GENOA CHARTER 
TOWNSHIP, a Michigan municipal corporation, whose address is 2911 Dorr Road, Brighton, 
Michigan 48116 (“Township”). 
 

RECITATIONS 
 

 WHEREAS, Owner was the owner of certain real property situated in the Genoa Charter 
Township, Livingston County, and State of Michigan, more particularly described in that certain 
Planned Unit Development Agreement dated April 6, 1999, and recorded at Liber 2609, Page 
0205 of the records of Livingston County, Michigan (the “Phase I PUD”).   
 
 WHEREAS, Owner is the owner of certain adjacent real property situated in the Genoa 
Charter Township, Livingston County, and State of Michigan, more particularly described in that 
certain Planned Unit Development Agreement For Phase II Land dated August 17, 2009, and 
recorded at 2009R-023916 of the records of Livingston County, Michigan (the “Phase II PUD”).   
 
 WHEREAS, the Phase I PUD and the Phase II PUD where amended by a certain 
Amendment to Planned Unit Development Agreement dated June 18, 2015, and recorded at 
2015R-021742 with the records of Livingston County, Michigan (“First Amendment”).    
 

WHEREAS, Owner has since sold to GP a portion of the real property located within 
Phase II PUD (referred to as Lot A and Lot A1 of the Phase II PUD) collectively the “GP 
Parcel”, as more particularly described in Exhibit A attached hereto.   

 
 WHEREAS, Owner, GP, and Township have agreed to amend Phase II PUD and First 
Amendment, subject to the terms and conditions set forth in this Agreement.    
 
 NOW, THEREFORE, in consideration of the mutual covenants and agreement set forth 
herein, Owner, GP, and the Township hereby agree as follows: 
 
 1. Article I, General Terms of Agreement, subsection 1.3 of the Phase II PUD, shall 
be amended to add thefollowing language: 
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  “Notwithstanding anything to the contrary contained in the Phase II PUD, the 
 land uses which will be permitted and which may be developed on Lot A under the Phase 
 II PUD shall hereby amended to include any of permitted land uses identified for Lot A 
 in the Phase II PUD as well as any of the land uses depicted on Exhibit B attached 
hereto.”   
 
 2. Article I, General Terms of Agreement, subsection 1.5 of the Phase II PUD, shall 
be amended to add the following additional subparagraph D: 
 
  D. Notwithstanding anything to the contrary contained in the Phase II PUD,  
   the configuration of Lot A under the Phase II PUD shall be as depicted on  
   Exhibit B attached hereto.   Township hereby approves the setbacks and  
   the configuration of the improvements on Lot A as depicted on Exhibit B  
   attached hereto.   
 
 3. Article I, General Terms of Agreementof the Phase II PUD, shall be amended to 
add the following additional subsection 1.9: 
 
  1.9 The GP Parcel shall be subject to the terms and conditions of the Phase II  
   PUD, subject to the provisions of this Agreement.  
 
 4. Article II, Land Use Authorization, subsection 2.8 of the Phase II PUD, shall be 
amended to provide that Lot A may have a minimum Rear Yard of 3 Feet.   
 
 5. Article III, Curb Cuts and Off-Site Transportation Improvements, subparagraph 
M of subsection 3.2 shall hereby be deleted in its entirety, and the following language shall be 
substituted in its stead:  
 
  M. Lot A shall have a restricted right-in/right out access to Grand Oaks as  
   depicted on Exhibit B attached hereto. Moreover, Lowes shall be   
   permitted to retain direct access to Grand Oaks as depicted on   
  Exhibit B attached hereto.  
 
 6. In the event of a conflict in terms, the terms of this Amendment shall have priority 
over the term of the Phase I PUD agreement, the Phase II PUD agreement, and First 
Amendment. 
 
  
 
 

[SIGNATURES TO FOLLOW ON NEXT PAGE] 
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 APPROVED by Owner and GP on this _____ day of _____________, 2017. 
 
 
WITNESSES:      RLG HOWELL LLC,  

a Michigan limited liability company 
 

By: Randall L. Gunlock, Trustee under the 
Amended Revocable Trust Agreement 
Dated May 30, 2013, Randall L. Gunlock, 
Grantor, Managing Member 
 

_____________________________   ________________________________ 
       By:  Randall L. Gunlock   
_____________________________   Its:  Trustee 

 
GCG HOWELL LLC,  
a Michigan limited liability company 
 
 

_____________________________   ________________________________ 
By:  Glenn C. Gunlock 

_____________________________   Its:  Managing Member 
  

 
GENOA PLAZA,LLC, 
a Michigan limited liability company 
 
 

_____________________________   ________________________________ 
By: Karam Bahnam 
Its: Member 
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STATE OF OHIO   ) 
) SS: 

COUNTY OF MONTGOMERY ) 
 

The foregoing instrument was acknowledged before me this ____ day of 
________________, 2017, by Randall L. Gunlock, the Trustee under the Amended Revocable 
Trust Agreement Dated May 30, 2013, Randall L. Gunlock, Grantor, Managing Member of RLG 
Howell LLC, a Michigan limited liability company, on behalf of the company. 
 

      
 ____________________________________ 

       Notary Public,________________________ 
       ___________________, County, OH 
       Acting in ______________ County, OH 
       My Commission Expires:_______________ 
 
 
 
 
 
 
STATE OF OHIO   ) 

) SS: 
COUNTY OF MONTGOMERY ) 
 

The foregoing instrument was acknowledged before me this ____ day of 
__________________, 2017, by Glenn C. Gunlock, the Managing Member of GCG Howell 
LLC, a Michigan limited liability company, on behalf of the company. 
 
 

      
 ____________________________________ 

       Notary Public,________________________ 
       ___________________, County, OH 
       Acting in ______________ County, OH 
       My Commission Expires:_______________ 
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STATE OF MICHIGAN  ) 
     ) SS: 
COUNTY OF______________ ) 
 
 The foregoing instrument was acknowledged before me the ____ day of 
________________, 2017, by Karam Bahnam, as Member of Genoa Plaza, LLC, a Michigan 
limited liability company, on behalf of the company. 
 

____________________________________ 
       Notary Public,________________________ 
       ___________________, County, MI 
       Acting in ______________ County, MI 
       My Commission Expires:_______________ 
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 APPROVED by the Township Board for the Township of Genoa on the _____ day of 
_____________, 2017. 
  
WITNESSES:      TOWNSHIP OF GENOA 
 
_____________________________   ________________________________ 
       By:    
_____________________________   Its:   

 
 

_____________________________   ________________________________ 
By:   

_____________________________   Its:   
 
STATE OF MICHIGAN  ) 
     ) SS: 
COUNTY OF LIVINGSTON    ) 
 
 The foregoing instrument was acknowledged before me the ____ day of 
________________, 2017, by ____________________, who was duly authorized by Genoa 
Township Board to sign this Second Amendment on behalf of Genoa Township and who 
acknowledged the same to be his/her free act and deed. 
 

____________________________________ 
       Notary Public,________________________ 
       ___________________, County, MI 
       Acting in ______________ County, MI 
       My Commission Expires:_______________ 
 
STATE OF MICHIGAN  ) 
     ) SS: 
COUNTY OF LIVINGSTON    ) 
 
 The foregoing instrument was acknowledged before me the ____ day of 
________________, 2017, by ____________________, who was duly authorized by Genoa 
Township Board to sign this Second Amendment on behalf of Genoa Township and who 
acknowledged the same to be his/her free act and deed. 
 

____________________________________ 
       Notary Public,________________________ 
       ___________________, County, MI 
       Acting in ______________ County, MI 
       My Commission Expires:______________ 
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EXHIBITS 
 

Exhibit A  Legal Description for GP Parcel  
 
Exhibit B  Depiction of Lot A  
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EXHIBIT A  
 

LEGAL DESCRIPTION OF GP PARCEL  
 

Part of the Northeast 1/4 of Section 8, T2N-R5E, Genoa Township, Livingston County, 
Michigan, more particularly described as follows: Commencing at the Northeast Corner of 
Section 8; thence along the North line of Section 8, S87°16’42”W, 3.27 feet, to the construction 
centerline of Latson Road; thence along the construction centerline of Latson Road, the 
following three (3) courses: 1) southerly along an arc right, having a length of 159.72 feet, a 
radius of 10000.00 feet, a central angle of 00°54’55”, and a long chord which bears 
S00°40’20”W, 159.72 feet; 2) S01°07’48”W, 913.15 feet; 3) southerly along an arc left, having a 
length of 148.82 feet, a radius of 10000.00 feet, a central angle of 00°51’10”, and a long chord 
which bears S00°42’13”W, 148.82 feet, to the Point of Intersection of the construction centerline 
of Latson Road and the construction centerline of Relocated Grand Oaks Drive; thence along the 
construction centerline of Relocated Grand Oaks Drive, S89°48’26”W, 159.53 feet; thence 
N00°15’45”E, 40.00 feet, to the POINT OF BEGINNING of the Parcel to be described; thence 
along the northerly Right of Way line of Relocated Grand Oaks Drive, S89°48’26”W, 105.82 
feet; thence N10°21’54”E, 317.42 feet; thence N12°59’10”E, 332.05 feet; thence S79°09’02”E, 
22.66 feet; thence N11°14’53”E, 360.22 feet; thence along the Westerly Right of Way line of 
Latson Road, the following two (2) courses: 1) S01°07’48”W, 874.11 feet; 2) southerly along an 
arc left, having a length of 10.59 feet, a radius of 10060.00 feet, a central angle of 00°03’37”, 
and a long chord which bears S01°05’59”W, 10.59 feet; thence along a limited access right of 
way line, S45°17’49”W, 142.07 feet, to the POINT OF BEGINNING, containing 2.31 acres, 
more or less, and including the use of Latson Road and Grand Oaks Drive. Also subject to any 
other easements or restrictions of record. 
 
Parcel Identification No.: 11-08-200-018 
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EXHIBIT B 

 
DEPICTION OF LOT A 
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T= TEMPORARY,  P = PERMANENT

TOTAL AREA TO BE DISTURBED =  57,287 S.F. (1.25 AC.)
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REFUSE ENCLOSURE REAR ELEVATION
NO SCALE

MASONRY BRICK TO MATCH BUILDING

MASONRY BRICK TO MATCH BUILDING

MASONRY BRICK TO MATCH BUILDING

MASONRY BRICK TO MATCH BUILDING

MASONRY BRICK TO MATCH BUILDING

GATE POST DETAIL

HEAVY DUTY HINGES
WELD TO TUBE & GATE

CMU & BRICK ENCLOSURE

CONC. TRENCH FOOTING
16"W. x 42"D. MIN.

MASONRY ROWLOCK  TO MATCH BLDG.

ELASTIC FLASHING

1/2" EXPANSION JT. MATERIAL

8" PLAIN CMU, GROUT COLLAR JOINT SOLID

#6 VERT. REINF. @ 32" O.C.GROUTED SOLID

NO SCALE

NO SCALE

W/2-#5 T&B

MASONRY BRICK TO MATCH BLDG.

MASONRY ROWLOCK TO MATCH BLDG.

REFUSE ENCLOSURE PLAN
NO SCALE

8" CONC. PAD

REFUSE ENCLOSURE FRONT ELEVATION
NO SCALE

CONC. TRENCH FOOTING
16"W. x 42"D. MIN.

W/2-#5 T&B
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