
GENOA CHARTER TOWNSHIP BOARD 
Regular Meeting and Public Hearing 

May 6, 2019 
6:30 p.m. 

 
AGENDA 

 
Call to Order: 
 
Pledge of Allegiance: 
 
Call to the Public (Public comment will be limited to two minutes per person)*: 
 
Approval of Consent Agenda: 
 
1. Payment of Bills.  
 
2. Request to Approve Minutes: April 15, 2019 
 
3. Request for approval of a proposal from Dell for the purchase of five new workstations at a cost not to 
exceed $3,531.35. 
 
4. Request for approval of site work and installation of a basketball court at Genoa Park at a cost of 
$105,303.60. 
 
5. Request for approval of proposals in the amount of $6,446.00 from Mica Crafters for improvements 
to the main copy room and the Township kitchen. 
 
Approval of Regular Agenda:  
 
6. Public hearing for the Edwin Drive Road Maintenance Project (Summer 2019). 
             
     A. Call to the Property Owners and to the Public. 
     B. Request for approval of Resolution #5 [confirming the special assessment roll] for the Edwin       
          Drive Road Improvement Project Special Assessment District (Summer 2019). 
 
7. Consideration of a recommendation for approval of a rezoning (adoption of Ordinance Z-19-01), PUD 
Agreement, Impact Assessment and conceptual PUD Plan for a proposed planned industrial 
development with a new 67,000 sq. ft. indoor climate controlled storage building. The rezoning 
requested is from GCD to IND with a Planned Industrial District (PID) overlay located at 2528 Harte 
Drive, Brighton consisting of 10.62 acres on parcel 4711-13-300-009. The request is petitioned by 
James Pappas of Fusco, Shaffer and Pappas, Inc. 
 

A. Public hearing and adoption of Ordinance Z-19-01 to rezone parcel 4711-13-300-009 from GCD 
to IND/PID.  (ROLL CALL) 

B. Disposition of PUD Agreement revised on April 16, 2019.    
C. Disposition of Environmental Impact Assessment dated January 2019. 
D. Disposition of Conceptual PUD Plan dated 2/22/19 with revised sheets A.S.101 and C.102 dated 

4/5/19.  



 
8. Consideration of a recommendation for approval of a special use, site plan and environmental impact 
assessment for an amendment to a previously approved special use permit for a K-12 Livingston 
Christian School located within the Brighton Church of the Nazarene. The property in question is 
located at 7669 Brighton Road, Brighton, Michigan, on parcel #4711-25-400-059. The request is 
petitioned by Livingston Christian Schools. 
 
       A.  Disposition of Special Use.  
       B.  Disposition of Environmental Impact Assessment (3-11-19) 
       C.  Disposition of Site Plan (3-11-19) 
 
9. Request to enter into a closed session to discuss pending litigation in the matter of Ikle v. Genoa 
Charter Township 29855-CZ pursuant to MCL 15.268 (e). 
 
Correspondence 
Member Discussion 
Adjournment 

*Citizen’s Comments- In addition to providing the public with an opportunity to address the Township Board 
at the beginning of the meeting, opportunity to comment on individual agenda items may be offered by the 
Chairman as they are presented. 
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master plan, preserves open space and historical features, promotes efficient provision of public 
services and utilities, reduces adverse vehicular and pedestrian traffic impacts, and encourages the 
use and improvement of an existing site.   
 
PUD AGREEMENT 

Moved by   , Supported by     to APPROVE the PUD Agreement revised on 
April 16, 2019 subject to the following: 

1. The revisions suggested by the Township Attorney related to Section III, Item A. shall be 
incorporated and the revised draft shall be reviewed and approved by Township staff and 
Township Attorney. 

2. Page numbering shall be corrected.   
3. In regard to permitted uses, the first “whereas…” statement on page 2,  Section I. Item B., and 

Section II, Item A. shall be revised so as not to indicate that all permitted uses are included.  A 
list of uses shall be provided in table format as an Exhibit C and shall depict all permitted and 
special land uses applicable to the property.   

4. Section I, Item F. shall remove the reference to Article 13 and instead state “shall comply with 
the Zoning Ordinance”.   

 
IMPACT ASSESSMENT 
 
Moved by   , Supported by   , to APPROVE the environmental impact assessment 
dated January 2019 as submitted. 
 
CONCEPTUAL PUD PLAN 
 
Moved by   , Supported by   , to APPROVE the Conceptual PUD Plan dated 2/22/19 
with revised sheets A.S.101 and C.102 dated 4/5/19 with the following conditions: 

1. The petitioner is encouraged to retain and/or relocate to the extent possible any healthy and 
mature trees in the final PUD site plan submittal. 

2. Details of the electronic message sign shall be provided with the Final PUD site plan.  
3. As requested by the Township Engineer, documentation of the temporary grading easement 

shall be provided with the Final PUD Site Plan submittal.   
 

Should you have any questions concerning this matter, please do not hesitate to contact me. 
 
Sincerely,  
 
 
 
Kelly VanMarter 
Assistant Township Manager/Community Development Director 
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ORDINANCE NO. Z-19-01 
 

AN ORDINANCE TO AMEND THE ZONING MAP OF THE CHARTER TOWNSHIP OF GENOA BY 
REZONING PARCEL 4711-13-300-009 (10.62 ACRES) FROM GENERAL COMMERCIAL DISTRICT 
(GCD) TO INDUSTRIAL (IND) WITH A PLANNED INDUSTRIAL DISTRICT OVERLAY (PID).  

THE CHARTER TOWNSHIP OF GENOA HEREBY ORDAINS that the Zoning Map, as incorporated by 
reference in the Charter Township of Genoa’s Zoning Ordinance, is hereby amended as follows: 
 
Real property containing approximately 10.62 acres with parcel ID number 4711-13-300-009 located at 2528 
Harte Drive on the south side of Grand River Avenue east of Euler Road, which is more particularly described as 
follows: 
 
Part of the W. 1/2 of Section 13, T.2N., R.5E., Genoa Township, Livingston County, Michigan, being described 
as: Beginning at a point distant S. 89°59'51" E., 1865.22 feet along the East-West 1/4 line of said Section 13, 
from the W. 1/4 corner of said Section 13; thence N. 01° 20' 04" W., 209.26 feet; thence S. 68° 25' 58"E., 145.05 
feet; thence N. 01° 23' 01" W., 430.25 feet; thence S. 69° 16' 02" E., 71.45 feet; thence S. 01° 14' 16" E., 431.10 
feet; thence S. 69° 01' 58" E., 54.11 feet; thence S. 01° 19' 37" E., 50.00 feet; thence N. 88° 43' 02" E., 200.00 
feet; thence S. 01° 18' 00" E., 804.87 feet; thence S. 25° 29' 42" W., 128.47 feet; thence S. 88° 58' 44" W., 390.33 
feet; thence N. 01° 20' 04" W., 862.97 feet to the point of beginning.  
 
shall be rezoned from the General Commercial District (GCD) to Industrial (IND) with a Planned Industrial 
Development District Overlay (PID) zoning classification.   The Township Planning Commission and Township 
Board, in strict compliance with the Township Zoning Ordinance and with Act 184 of the Public Acts of 1943, as 
amended, reclassified the Property as Industrial/Planned Industrial District (IND/PID) finding that such 
classification properly achieved the purposes of Section 22.04 of the Township’s Zoning Ordinance (as amended).  
 
Severability If any provision of this Ordinance is found to be invalid, than the remaining portions of this 
Ordinance shall remain enforceable. 
 
Effective Date This Ordinance shall be effective upon publication in a newspaper of general circulation as 
required by law. 
 
On the motion to adopt the Ordinance the following vote was recorded: 
 
Yeas:  
Nays:  
Absent:  
 
I hereby approve the adoption of the foregoing Ordinance this 6th day of May, 2019. 
 
 
____________________     ____________________ 
Paulette A. Skolarus      Bill Rogers 
Township Clerk       Township Supervisor 
 
Township Board First Reading:   April 15, 2019 
Date of Publication of Proposed Ordinance:  April 21, 2019 
Township Board Second Reading and Adoption:  proposed May 6, 2019 
Date of Publication of Ordinance Adoption:  proposed May 12, 2019 
Effective Date:     proposed May 12, 2019 
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BOARD OF TRUSTEES 

GENOA CHARTER TOWNSHIP,  
LIVINGSTON COUNTY, MICHIGAN 

  
NOTICE OF PROPOSED PLANNED UNIT DEVELOPMENT ZONING MAP AMENDMENT 

MAY 6, 2019 
 
Pursuant to Michigan Public Act 359 of 1947, (the Charter Township Act), Michigan Public Act 110 of 2006 (the 
Michigan Zoning Enabling Act and the Genoa Township Zoning Ordinance, notice is hereby given that the Genoa 
Charter Township Board will conduct a public hearing to consider ordinance number Z-19-01 to amend the 
official zoning map at 6:30 p.m. on Monday, May 6, 2019.  The property proposed for rezoning is located at 2528 
Harte Drive on the south side of Grand River Avenue east of Euler Road. The subject area involves 
approximately 10.62 acres on parcel 4711-13-300-009. The proposed rezoning is from General Commercial 
District (GCD) to Industrial (IND) with a Planned Industrial District Overlay (PID). The complete text of the 
proposed ordinance is available for public inspection at the Township Hall located at 2911 Dorr Road, Brighton, 
Michigan 48116, Monday through Friday from 9:00 a.m. to 5:00 p.m. 
 
You are invited to attend this hearing. If you are unable to attend, written comments may be submitted by 
writing to the Township Board at the Genoa Township Hall, 2911 Dorr Road, Brighton, MI 48116 or via email 
at amy@genoa.org up to the date of the hearing and may be further received by the Board at said hearing. In 
addition, all material relating to this request may be examined at the Township Hall during normal business 
hours.  
 
Genoa Charter Township will provide necessary reasonable auxiliary aids and services to individuals with 
disabilities at the meeting/hearing upon seven (7) days' notice to the Township. Individuals with disabilities 
requiring auxiliary aids or services should contact the Township in writing or by calling at (810) 227-5225.   
 
Kelly VanMarter 
Assistant Township Manager/Community Development Director 
 
(Press/Argus 04-21-19) 
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agreement will cover the access road fro for the property at the north, which is 

not part of the condominium development.   

● The master deed and/or by-laws should spell out that because of the road 

easement for the property to the north, future development on that property to the 

north may occur. 

● The petitioner should request review by the Health Department regarding the 

location of the septic field on the property to the north of the development relative 

to its location next to Lot #15’s well and septic field. 

● The petitioner should review the landscaping plan to ensure that trees planted 

will not interfere with septic fields. 

● The petitioner will follow recommendations made by the Township engineer in his 

letter dated February 25, 2019 and the Brighton Area Fire Authority letter dated 

March 4, 2019.   

The motion carried unanimously. 

 
Commissioner Dhaenens stated he appreciates the applicant listening to the comments 
made by the Planning Commission and the consultants and presenting a revised plan 
that was more fitting. 
 
OPEN PUBLIC HEARING # 2… Review of a rezoning application, PUD application, 

PUD agreement, impact assessment, and conceptual PUD plan for a proposed planned 

industrial development with a new 67,000 sq. ft. indoor climate controlled storage 

building.  The rezoning requested is from GCD to IND with a Planned Industrial District 

(PID) overlay located at 2528 Harte Drive, Brighton consisting of 10.62 acres on Parcel 

#4711-13-300-009.  The request is petitioned by James Pappas of Fusco, Shaffer and 

Pappas, Inc. 

 

A. Recommendation of Rezoning and PUD Applications - GCD to IND (PUD) 

B. Recommendation of PUD Agreement (2-22-19) 

C. Recommendation of Environmental Impact Assessment (January 2019) 

D. Recommendation of Conceptual Site Plan (2-22-19) 

 

Mr. Jim Pappas, the engineer, and Mr. Harte, the property owner, were present. They 

are proposing to building a climate controlled storage building with a sales office.  There 

will also be a residential unit on the second story of the building for the caretakers of the 

storage facility.  Mr. Pappas showed the site plan, building elevations, and proposed 

building materials.  He reviewed the drainage plan, landscape plan, site access, and the 

proposed ground sign.   
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They will need to request an amendment to the PUD because it requires a two-acre 

acre minimum lot size and the lot split and they are requesting is one acre.  They 

believe the proposed materials are attractive and appropriate for this location.   

 

They will need to remove all of the trees on the site so they are proposing to replace as 

many trees as possible throughout the site. 

 

They are installing a greenbelt around three sides of the building at the property line; 

however, they are requesting the requirement for the wall be waived.  They do not 

believe it is in the best interest of the residential neighborhood that is adjacent to this 

property on three sides.  Many of the kids use this site to “cut through” to Grand River to 

get to and from the bus stop.  If they were to put up the wall, it would make it a much 

longer walk for them.  They will install a sidewalk throughout the site which will assist 

with these kids continuing to cut through the site.    

 

The ground sign on Grand River is larger than allowed.  Mr. Pappas noted that the 

Planning Commission can approve an increase in the size by 50 percent and if that is 

done, they would be within that limit.  The existing building cannot be seen from Grand 

River, so it is important to have a larger sign for visibility.  They also want to be able to 

have all of the businesses on this site have their name on the sign. 

 

They have reviewed the engineer’s letter and will address his concerns and the Brighton 

Area Fire Authority has approved their design. 

 

Mr. Borden reviewed his letter dated March 6, 2019.  The applicant has addressed most 

of his comments.  He did note that the Township Board can reduce or waive the 

minimum property size requirement because of the availability of water and sewer.   

● Rezoning to IND on its own would not generally be considered compatible with 

the Township Master Plan; however, they believe that the inclusion of a request 

for the PID overlay mitigates this concern. 

● The applicant has provided sample building materials; however, he would like to 

see the materials of the existing building on this site to see if they are compatible. 

Mr. Pappas showed a photograph of the existing building.  It is brick with stone 

accents and a metal roof.   

● While Mr. Borden feels the applicant did a great job in replacing the trees, given 

the extent of tree removal proposed, he encourages the applicant to retain 

additional healthy mature trees and/or possibly relocate them elsewhere on site. 

● The planting requirements for the Buffer Zone “B” this have been met.  The 

applicant is asking to have the Planning Commission waive the requirement for 

the wall.  The Planning Commission has the discretion to waive this requirement. 
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● The Planning Commission may allow an increase in the sign area based upon 

the nature of the development. However, the sign height needs to be reduced or 

included in the PUD Agreement as a deviation.  Ms. VanMarter stated that the 

Genoa Business Park sign across the street is 10 feet 2 inches tall and the St. 

Joseph Mercy Woodland sign down Grand River is 12 feet, ½ inch.  The 

applicant is proposing and 8-foot high sign. 

 

Mr. Markstrom review his letter dated March 1, 2019.  They have addressed his 

previous concerns.  The items in his letter are procedural in nature. 

● The petitioner has noted that they are currently working on getting approval from 

adjacent properties for their temporary grading easement. Documentation for 

these easements should be provided for the Township’s records. 

● The water main improvements will be public infrastructure and will require 

construction plan review and MDEQ permitting through MHOG. The petitioner 

will be required to provide easement documentation for the proposed water main 

prior to MDEQ permitting. This can be done after site plan approval. 

 

All of the previous concerns of the Brighton Area Fire Authority have been met. 

 

Chairman Brown provided suggested edits for the PUD Agreement. There was a 

discussion regarding the Agreement containing uses that are prohibited.  It was 

suggested that the applicant amend the document to list the uses that are permitted, 

instead of what are prohibited. 

 

The call to the public was made at 8:37 pm with no response. 

 

Moved by Commissioner Mortensen, seconded by Commissioner Grajek, to 

recommend to the Township Board approval of the Rezoning of the Birkenstock 

property from General Commercial District (GCD) to Industrial (IND) with a Planned 

Industrial Development (PID) overlay, subject to the following: 

● The Planning Commission finds that the qualifying conditions in Section 10.02 of 

the Township Ordinance are met with the proposed use of the property, including 

single ownership initiated by petition of the owner and other requirements in this 

section. 

The motion carried unanimously. 

 

Moved by Commissioner Mortensen, seconded by Commissioner Grajek, to 

recommend to the Township Board approval of the PUD Agreement dated February 22, 

2019 for the Birkenstock property, subject to the following: 
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● The table of prohibited uses will be eliminated and replaced with selected and 

restricted permitted uses from the Office Service and Industrial zoning districts. 

● The sign proposed at 8 feet high is allowed due to its consistency with other 

signs on Grand River Avenue and there are multiple businesses on this site 

located a considerable distance from Grand River. 

● Approval of the deviation of one-acre minimum lot size due to the availability of 

shared municipal water for all three parcels. 

The motion carried unanimously. 

 

Moved by Commissioner Grajek, seconded by Commissioner Rickard, to recommend 

to the Township Board approval of the Impact Assessment dated January 2019.  The 

motion carried unanimously. 

 

Moved by Commissioner Mortensen, seconded by Commissioner Dhaenens, to 

recommend to the Township Board approval of the Conceptual Plan dated February 22, 

2019 for the Birkenstock property, subject to the following: 

● The building materials and the rendering of the existing building are acceptable 

and the samples will become Township property. 

● The petitioner is encouraged to retain and/or relocate to the extent possible any 

healthy and mature trees. 

● The wall requirements for the Buffer Zone “B” plantings as depicted will remain. 

● The sign proposed at 8 feet high is allowed due to its consistency with other 

signs on Grand River Avenue and there are multiple businesses on this site 

located a considerable distance from Grand River.  The existing pole sign shall 

be removed. 

● Details of the electronic messaging will be provided at the final PUD plan 

● The requirements of the Township engineer in his letter dated March 1 shall be 

addressed. 

The motion carried unanimously. 

 

OPEN PUBLIC HEARING #3…  Review of a site plan amendment for a proposed 

private road project known as “Misty Meadows” located on a vacant property to a 

previously approved project known as “Misty Meadows Private Road”. 

 

A. Disposition of Site Plan Amendment (1-25-19) 

 

Mr. Keith Genzel and Mr. Guy Genzel were present. 

 

Mr. Borden stated the Township’s private road standards permit this road to be gravel. 
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426 East Lincoln Avenue Royal Oak, Michigan 48067 248.586.0505 Fax 248.586.0501 www.safebuilt.com 

 

March 6, 2019 

 

 

Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

 

Dear Commissioners: 

 

At the Township’s request, we have reviewed the proposed rezoning, conceptual site plan (most recently 

dated 2/22/19), draft PUD Agreement and associated Impact Assessment (dated January 2019). 

 

The 10.62-acre site currently contains a 12,816 square foot office building, though much of the site is 

undeveloped.  The site and much of the Grand River frontage in this area of the Township are zoned 

GCD, though the site is also surrounded on 3 sides by MHP (both zoning and developed use).   

 

We have reviewed the proposal in accordance with the applicable provisions of the Genoa Township 

Zoning Ordinance and Master Plan. 

 

A. Summary 

 

1. The proposal generally meets the PUD qualifying conditions; however, the Township Board must 

authorize a reduction in the conventional lot area requirement given the presence of public water and 

sanitary sewer. 

2. Rezoning to IND on its own would not generally be considered compatible with the Township Master 

Plan; however, the inclusion of a request for the PID overlay mitigates this concern (in our opinion). 

3. The proposed lot layout needs to be modified for compliance with the minimum area requirement or 

the applicant must seek deviations to be enumerated in the PUD Agreement. 

4. The applicant must provide building material samples for the Commission’s consideration.  

Information on the design/materials of the existing building must also be provided. 

5. Given the extent of tree removal proposed, we encourage the applicant to retain additional healthy 

mature trees and/or possibly relocate them elsewhere on site. 

6. The applicant requests a waiver from the wall/berm requirement for the Buffer Zone “B” areas. 

7. The Planning Commission may allow an increase the sign area based upon the nature of the 

development.  However, the sign height needs to be reduced or included in the PUD Agreement as a 

deviation. 

8. Details of the electronic messaging center will be required with the final PUD plan. 

9. The applicant must address any comments raised by the Township Engineer, Utilities Director or 

Brighton Area Fire Department. 

Attention: Kelly VanMarter, AICP 

Assistant Township Manager/Community Development Director 

Subject: Birkenstock Enterprises – PID Review #2 

Location: 2528 Harte Drive – south side of Grand River, between Euler Road and Genoa Business 

Park Drive 

Zoning: GCD General Commercial District 
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Genoa Township Planning Commission 

Birkenstock Enterprises 

PID Review #2 

Page 2 

 
Aerial view of site and surroundings (looking north) 

 

B. Proposal 
 

The applicant requests establishment of a Planned Industrial Development (PID) for the site.  The 

proposal is for a new 66,000 square foot indoor climate controlled storage building, which includes space 

for office/sales and a manager.  The existing building/use on the north side of the property will also 

remain. 
 

Since the PID designation is an overlay of industrial zoning, the site must first be rezoned from GCD to 

IND, then the qualification/review standards of the PID can be applied. 
 

C. Process 
 

The review and approval process is outlined below.  The applicant is at Step 1 in the process. 
 

1. The Township Planning Commission makes a recommendation to the Township Board on the 

rezoning (IND as the base and the PID overlay), conceptual PUD plan, draft PUD Agreement and 

Impact Assessment following a public hearing. 

2. The County Planning Commission reviews the rezoning and provides comments for consideration by 

the Township Board. 

3. The Township Board acts on the rezoning, conceptual PUD plan, PUD Agreement and Impact 

Assessment. 
 

D.  PUD Qualifying Conditions 
 

Section 10.02 identifies the following qualification requirements for all planned unit developments, 

including the PID overlay: 
 

1. Single Ownership.  The material submitted states that the site will be owned by one entity – 

Birkenstock Self-Storage, LLC. 

 

2. Initiated by Petition.  The request has been initiated by the submittal of applications for rezoning, 

PUD and Site Plan Review. 

Subject site 
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Genoa Township Planning Commission 

Birkenstock Enterprises 

PID Review #2 

Page 3 

3. Minimum Site Area.  The minimum lot area to qualify for a PUD is 20 acres; however, the 

Township Board may reduce this standard for sites served by both public water and sanitary sewer. 

 

The 10.62-acre site is served by both public water and sanitary sewer; therefore, the Township Board 

may allow establishment of a PUD on this site. 

 

4. Benefits.  The PUD site plan shall provide one or more of the following benefits not possible under 

the standards of conventional zoning, as determined by the Planning Commission: 

 

• preservation of significant natural or historic features; 

• a complementary mixture of uses or a variety of housing types; 

• common open space for passive or active recreational use; 

• mitigation to offset impacts; or, 

• redevelopment of a nonconforming site where creative design can address unique site constraints. 

  

The site contains a significant amount of mature wooded area, though the vast majority will be 

removed to accommodate the project.  We encourage the applicant to retain additional healthy mature 

trees and/or relocate them elsewhere on site (if possible). 

 

Additionally, the site is relatively unusual with a narrow road frontage that is technically 

nonconforming due to its reduced lot width.  The size/shape of the property pushes development far 

away from Grand River Avenue, thus creating some development constraints given a lack of 

visibility.  The proposed development/use does not rely on pass-by traffic for business, which helps to 

mitigate these constraints. 

 

5. Sewer and Water.  The site has access to both public water and sanitary sewer.  We defer to the 

Township Engineer for any specific comments under this criterion. 

 

6.  Rezoning Standards. 

 

a. How is the rezoning consistent with the goals, policies and future land use map of the Genoa 

Township Master Plan, including any subareas or corridor studies. If not consistent, describe 

how conditions have changed since the Master Plan was adopted.  

 

The Master Plan identifies the site as Office, which “includes various forms of office development, 

including professional offices, medical offices and banks.”   

 

The proposed IND rezoning does not directly equate to the Office category, although there is an office 

component to the proposal, including both the existing and proposed buildings. 

 

In our opinion, it is the inclusion of the PID request that creates compatibility with the Master Plan.   

 

More specifically, the PID overlay allows the same uses as OSD zoning (which is consistent with the 

Office category in the Master Plan).  Furthermore, use of the PID allows the Township and applicant to 

negotiate a PUD Agreement with specific uses included (or excluded), as well as design considerations to 

help mitigate any potential off-site impacts. 

 

Per our initial review comments, the applicant has revised the draft PUD Agreement to eliminate the more 

intensive IND uses, while retaining the OSD uses, from the proposed PID. 
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Genoa Township Planning Commission 

Birkenstock Enterprises 

PID Review #2 

Page 4 

b. The compatibility of all the potential uses in the PUD with surrounding uses and zoning in 

terms of land suitability, impacts on the environment, density, nature of uses, traffic impacts, 

aesthetics, infrastructure, and potential influence on property values.  

 

Similar to comments provided above, the applicant has modified the draft PUD Agreement such that the 

incompatible industrial uses otherwise allowed in IND will be prohibited within this PID. 

 

c. The capacity of infrastructure and services sufficient to accommodate the uses permitted in the 

requested district without compromising the “health, safety, and welfare” of the Township. 

 

As previously noted, the site has access to both public water and sanitary sewer and vehicular access is 

provided via the main commercial corridor through the Township.  Generally speaking, these conditions 

lead us to believe that the capacity of infrastructure and services can accommodate the proposal. 

 

Any concerns noted by the Township Engineer, Utilities Director or the Brighton Area Fire Authority 

under this criterion must also be addressed. 

 

d.   The apparent demand for the types of uses permitted in the PUD.  

 

The general tone of the draft PUD Agreement revolves around the proposed climate controlled, self-

storage use.  The submittal includes a feasibility study for this use that concludes there is greater demand 

than supply in the “target area,” which is defined as a 5-mile radius. 

 

E. Conceptual PUD Site Plan Review 

 

1. PID Standards: 

 

a.  Dimensional standards.  Use of the PID overlay requires compliance with the minimum 

dimensional standards of the IND.  The site data table on the conceptual PUD plan demonstrates 

compliance with these standards, including setbacks, building height and lot coverage (both by 

buildings and impervious surfaces). 

 

b.  Lot areas.  The PID overlay requires lots of not less than 2 acres in area for future development.  

The overall site exceeds this standard; however, the parcel layout on Sheet C.306 depicts 2 parcels 

(out of 3) that do not meet this standard.   

 

In our opinion, the proposed lot layout needs to be modified for compliance or the applicant must 

seek deviations to be enumerated in the PUD Agreement. 

 

c.  Design standards.  The conceptual PUD plan identifies a tree-lined drive and incorporates new 

landscaping throughout the site. 

 

By Ordinance, buildings are to be comprised primarily of masonry materials with a 25% limitation on 

metal paneling and plain CMU. 

 

The material calculations provided on Sheets A.201 and A.202 keep the amount of metal within this 

standard; however, there is an abundance of composite siding and only the north elevation is 

“primarily” brick. 

 

The draft PUD Agreement includes a request to modify the material requirements.   

 

The applicant has indicated that they will present material samples at the upcoming meeting for the 

Commission’s consideration, including information on the existing building. 
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Genoa Township Planning Commission 

Birkenstock Enterprises 

PID Review #2 

Page 5 

2. Uses Permitted.  The PID overlay allows permitted and special land uses of the IND and OSD 

zoning districts.  As previously noted, the draft PUD Agreement (Article I, Paragraph B) lists specific 

uses that will be prohibited within this PID. 

 

3. Preservation of Natural Features.   The submittal includes a tree survey, noting over 350 existing 

trees on site.  The proposed plans include retention of only 17 existing trees.  We encourage the 

applicant to incorporate additional healthy mature trees as part of the site development plan. 

 

4. Vehicular and Pedestrian Circulation.  Existing vehicular access is provided via Harte Drive, 

which intersects with Grand River Avenue.  The conceptual PUD plan proposes extension of Harte 

Drive towards the rear of the property and provides a ring-road/drive around the proposed building. 

 

Sidewalks are currently provided along Grand River Avenue and around the existing building, with a 

connection along the east side of Harte Drive.  New sidewalks are depicted around the proposed 

building.  Given the nature of the proposal, further sidewalk connections along the drive/road are not 

likely warranted. 

 

The applicant must address any concerns/comments raised by the Township Engineer or Brighton 

Area Fire Authority. 

 

5. Parking.  Parking calculations on the conceptual PUD plan indicate that 49 spaces are required and 

provided for the proposed climate controlled storage use. 

 

Calculations for the existing building have also been provided, noting the need for 43 spaces.  The 

plan includes 19 new spaces south of the existing building, which bring the total to 67 spaces.  The 

amount of parking proposed for the existing building would be viewed as excessive (Section 

14.02.06), although when the entire site is considered, the amount of parking is generally in 

compliance with current standards. 

 

6. Lighting.  The proposed lighting plan includes 15 light poles and 14 wall-mounted fixtures on the 

proposed building.  Fixture details demonstrate the use of LED lighting that is downward directed and 

cut-off. 

 

The photometric plan provided lighting intensities that are within the maximum allowed by 

Ordinance (both on-site and along property lines). 

 

The revised plan also includes a pole detail, depicting the use of 20-foot tall steel light poles. 

 

7. Landscaping.  The submittal includes a general depiction of landscaping on the conceptual PUD 

plan, as well as a detailed landscape plan (Sheets LS1 and LS2).   

 

Generally speaking, the detailed landscape plan complies with Ordinance standards; however, the 

applicant requests that the Township waive the wall/berm requirement for the Buffer Zone “B” areas.   
 

8. Signage.  The plan identifies a new monument sign in the median island near the intersection of Harte 

Drive and Grand River Avenue, as well as a directional sign internal to the site given the vast 

separation between buildings. 

 

The monument sign has a height of 8 feet and an area of approximately 82 square feet, both of which 

exceed the conventional Ordinance standard. 

 

However, given the nature of the development, the Planning Commission has the authority to grant 

the increase in area.  In our opinion, the height either needs to be reduced or included in the PUD 

Agreement as a deviation, if the Township is amenable. 52
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Additionally, since the directional sign includes the name of the business, its area must be calculated 

within that allowed for the monument sign.  If the Commission grants the full 50% increase, it 

appears that sign area will comply. 

 

Lastly, the monument sign includes an electronic messaging center that comprises 20 square feet of 

area.  The type and size ratio of this element comply with Ordinance standards; however, the 

applicant will need to provide additional details in accordance with Section 16.07.02 with the final 

PUD plan submittal. 
 

9. Impact Assessment.  The submittal includes an Impact Assessment (dated January 2019).  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.  We 

can be reached by phone at (248) 586-0505, or via e-mail at bborden@safebuilt.com and 

steve.hannon@safebuilt.com. 

 

Respectfully, 

SAFEBUILT STUDIO 
 

  

  

 

Brian V. Borden, AICP    Stephen Hannon, AICP 

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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

March 1, 2019 

 

Ms. Kelly Van Marter 

Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

 

Re: Birkenstock Storage 

Site Plan Review No. 2 

 

Dear Ms. Van Marter: 

 

Tetra Tech conducted a second site plan review of the Birkenstock Office and Storage building plans last dated February 

22, 2019. The plans were submitted by Fusco, Shaffer, & Pappas, Inc. on behalf of Jim Harte. The development includes 

a 10.62-acre site with an existing office building and is located on the south side of Grand River Avenue, between South 

Hacker Road and Euler Road. The petitioner is proposing to develop the south end of the site for a 67,596-square-foot 

climate-controlled storage facility. The petitioner is also proposing to rezone the property from general commercial 

district (GCD) to planned industrial development (PID).   

 

The petitioner has addressed the majority of our comments from our previous letter. However, several are still in progress 

of being resolved, and those have been repeated in this letter. 

 

GENERAL NOTES 

 

1. The petitioner has noted that they are currently working on getting approval from adjacent properties for their 

temporary grading easement. Documentation for these easements should be provided for the Township’s records. 

 

UTILITIES 

 

1. The water main improvements will be public infrastructure and will require construction plan review and MDEQ 

permitting through MHOG. The petitioner will be required to provide easement documentation for the proposed 

water main prior to MDEQ permitting. This can be done after site plan approval.  

 

We recommend the petitioner address the above comments. Once all necessary documents have been received by the 

Township we will have no further engineering related concern to the proposed development. 

 

Please call or email if you have any questions.  

 

Sincerely,  

 

 

 

Gary J. Markstrom, P.E. Shelby Scherdt 

Vice President Project Engineer 
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March 4, 2019 

 
 

 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Birkenstock Self Storage 

2528 Harte 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 February 26, 2019 and the drawings are dated January 29, 2019 with                               
latest revisions dated February 22, 2019. The project is an 10.62-acre parcel with an existing                             
12,816 square foot mixed-use office building. This review is for a proposed new construction                           
67,596 square foot climate control storage warehouse facility. The plan review is based on the                             
requirements of the International Fire Code (IFC) 2018 edition.  
 
All items cited on the initial review letter have been addressed on this recent submittal. The                               
secondary access drive is being waived due to topographical impracticalities. 

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

 
Rick Boisvert, CFPS 
Fire Marshal 
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 LIVINGSTON COUNTY PLANNING DEPARTMENT – ZONING REVIEW 
 

 
TOWNSHIP PLANNING COMMISSION RECOMMENDATION AND PUBLIC COMMENTS:  
 
 

The Genoa Charter Township Planning Commission recommended APPROVAL of this rezoning at their March 11, 2019 
meeting.  The public hearing for this rezoning was also held on March 11, 2019. At the public hearing there were no  
comments from members of the public. 
 

CASE NUMBERS: 
COUNTY: Z-14-19      

        

  

LOCATION:  Genoa Charter Township                
SECTION NUMBER: 13  
TOTAL ACREAGE:  10.620 Acres  

 

 

 

 

APPLICANT/OWNER: James Pappas, 
Fusco, Shaffer & Pappas, Inc./ 
Birkenstock Enterprises, LLC.                      
 

Z 

CURRENT ZONING:                                                            

GCD General Commercial District 

PERMITTED/SPECIAL USES (Not all inclusive):  

Permitted: Retail establishments and shopping centers 
which provide specific goods; banquet halls, assembly 
halls, dance halls, private clubs and other similar places of 
assembly; business services; child care centers, preschool 
and commercial day care; funeral home or mortuary; bed 
and breakfast inns, hotels and motels; laundromats; 
personal and business establishments, performing services 
on the premises; restaurants and similar establishments 
serving food or beverages; and many other permitted uses. 

Special: Automobile, motorcycle, boat and recreational 
vehicle sales; outdoor commercial display, sales or 
storage; conference centers; dry cleaning drop-off stations 
with drive-through service; and many other special uses.  

MINIMUM LOT AREA:  1 acre 

 

REQUESTED ZONING:                                                                 

IND Industrial with PID Planned Industrial District Overlay 

PERMITTED/SPECIAL USES (Not all inclusive): 

Permitted: All permitted uses of the Industrial District and 
the Office –Service District, including: Manufacturing, 
fabricating, processing, packaging and /or assembling of 
products indoors from previously prepared materials; 
bakeries; contractors offices and buildings; electronic 
equipment manufacturing; mini-storage indoors; business 
services; child care centers, preschool and commercial day 
care; studios of photographers and artists; financial 
institutions; offices of non-profit professional, civic, social, 
political and religious organizations. 

Special: All specially permitted uses of the Industrial District 
and the Office –Service District, including: Automotive 
assembly or manufacturing; bottling and packaging except 
canning; mini-storage with outdoor storage; conference 
centers; funeral homes. 

MINIMUM LOT AREA:  5 acres w/ public sewer and water 

 

CURRENT ZONING MAP: (see map at end of review) 
  

 

 

EXISTING LAND USE MAP: (also see map at end of review) 
 

 

LOCATION: The site is located on the south side of Grand 
River Ave., between Euler Road and Hacker Road, in 
Section 13 of Genoa Charter Township. 
 
LAND USE: Office building (north), vacant land (south). 

ESSENTIAL FACILITIES: 
SANITARY SEWER: Public sewer (required) 
WATER SUPPLY: Public water (required) 
ACCESS ROAD(S): Grand River Avenue; paved primary 
roadway. Harte Drive; paved access road. 
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ANALYSIS BY:  Kline-Hudson  DATE: April 4, 2019 CASE NUMBER: Z-14-19  PAGE: 2 

 
ENVIRONMENTAL CONDITIONS: 
 
Soils/Topography: The Livingston County Soil Survey indicates that the primary soil on-site is well-drained Miami loam. 

This soil type is present on the northern 2/3 of the site with topography that ranges from 2 to 18% 
slope. Well-drained Boyer-Oshtemo loamy sands are present on the southern portion of the site, 
also with topography that is a combination of nearly level 2 to 6% slope and steeper 18 to 25% 
slope. Where slopes are 12% or less, they have slight to moderate limitations for non-farm use. 
Steeper slopes present a greater possibility of rapid surface run-off and soil erosion. 

 
Wetlands:   The National Wetland Inventory indicates that are no wetlands on-site.  
 
Vegetation: Moderately dense tree and shrub vegetation comprises the site.  
 
Natural Areas: There are no Priority 1, 2 or 3 natural areas located on this site.  
 
 

CURRENT LAND USE, ZONING, AND MASTER PLANNING MATRIX: The graphic below provides a general 
overview of the existing uses, zoning and future land use designations of the subject site and the immediately 
adjacent parcels. 
 

 
 
 

 
NORTH  

 

 
Existing Land Use: Office, business 
park, church, nursery, medical complex 
 
 
Zoning:  General Commercial and Office 
Service districts 
 
 
Master Plan: General Commercial, 
Office, Public /Institutional/Utilities 
 
 

SUBJECT SITE 

WEST 

Existing Land Use: Mobile home park, 
single-family residential, church, 
commercial 

Existing Land Use:  Office building and 
vacant land 

 
Existing Land Use: Mobile home 
park, church, office 
 

EAST 

Zoning: General Commercial, Mobile 
Home Park, Rural Residential, 
Agriculture   

Zoning: GCD General Commercial 
District 
 

 
Zoning:  Mobile Home Park and 
General Commercial districts 
 

Master Plan:  Manufactured Housing, 
Low Density Residential, General 
Commercial 

Master Plan:  Office 
Master Plan: Manufactured 
Housing, Office  

  
Existing Land Use: Mobile home park 
and single-family residential 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Zoning: Mobile Home Park and Rural 
Residential districts 
  

Master Plan: Manufactured Housing, 
Low Density Residential 

SOUTH 

N 
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ANALYSIS BY:  Kline-Hudson  DATE: April 4, 2019 CASE NUMBER: Z-14-19  PAGE: 3 

 
TOWNSHIP MASTER PLAN: 
 
The Genoa Charter Township Master Plan designates the site as Office. The master plan defines this future land use category 
as follows: 
 
Office: This use includes various forms of office development including professional offices, medical offices and banks. 
 
Immediately surrounding the site is a Manufactured Housing designation for the Brighton Village Mobile Home Park. 
 
The master plan also indicates that this site is within a Primary Growth Area of the Township along Grand River Avenue; this 
area is defined as follows: 
 
Primary growth areas are currently served or available to be served by public sewer and water. These areas include single-
family and multiple family residential at higher densities with public sewer and water, commercial centers, industrial parks, and 
mixed-use centers. 
 
 
COUNTY MASTER PLAN:    
 

The 2018 Livingston County Master Plan does not direct future land use patterns, or development within Livingston 
County. Alternatively, it offers a county-wide land use perspective when reviewing potential rezoning amendments. The 
Land Use & Growth Management chapter of the plan includes decision-making recommendations regarding potential land 
use conflicts and promoting good land governance. 
 
 
COUNTY PLANNING STAFF COMMENTS: 
 
The petitioner is requesting a rezoning from General Commercial to Industrial with a Planned Industrial District (PID) overlay. 
This rezoning amendment is for the development of Birkenstock Office/Storage Building; a development that includes the 
existing office building on-site with new construction of an indoor climate controlled storage building, sales office and a 
residential unit on the second story of the building for the caretaker of the storage facility. 
 
The requested PID rezoning meets the qualifying conditions of a Planned Unit Development such as: single ownership; PUD 
zoning classification initiated by petition; minimum site area of five acres for sites served by both public sewer and water; 
provision of benefits (tree mitigation); public sewer and water provision; and other site plan review and PUD submittal 
standards that are reviewed by Genoa Charter Township. 
 
The permitted uses and special land uses of the Industrial and Office-Service Districts are the permitted uses of a PID. This 
includes mini or self-storage warehouses with the following requirements: 1.) Minimum lot size shall be three (3) acres; 2.) 
Minimum building and parking setback shall be fifty (50) feet from any public street right-of-way line, fifty (50) feet setback from 
any residential district and twenty-five (25) feet from any non-residential zoning district; 3.) The front yard and any side yards 
adjacent to residential districts shall include wrought iron or similar decorative fencing and evergreen plantings spaced a 
maximum of ten (10) feet apart on center; 4.) All storage shall be completely within enclosed buildings or structures, unless a 
separate Special Land Use Permit is granted for commercial outdoor storage on the premises; 5.) A structure for a resident 
manager may be allowed on the site; 6.) The use shall be limited to storage only. 
 
The proposed PID Planned Industrial District rezoning of the site is partially inconsistent with the Genoa Township Future Land 
Use designation of Office land use, since the northern portion of the proposed PID contains an existing office building. The 
Township Planning Consultant stated that rezoning to Industrial on its own would generally not be considered compatible with 
the Township Master Plan; however, they believe that the inclusion of a request for the PID overlay mitigates this concern. 
Additionally, their review mentions that the PID overlay allows the same uses as OSD zoning, which is consistent with the 
Office category in the Master Plan).  
 
The current GC zoning of the property is inconsistent with adjacent MHP Manufactured Housing Park zoning to the east, south 
and west, and the proposed PID zoning is also inconsistent with adjacent MHP zoning. These non-residential and residential 
zoning districts have co-existed along Grand River Avenue for a number of years. The advantage of the PID is that this non-
residential land use, creates an office-park type of environment with high-quality architecture and landscaping that will be more 
compatible with adjacent residential dwellings.  
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ANALYSIS BY:  Kline-Hudson  DATE: April 4, 2019 CASE NUMBER: Z-14-19  PAGE: 4 

 
COUNTY PLANNING STAFF RECOMMENDATION:   
 
Approval. The proposed rezoning to PID Planned Industrial District is partially consistent with the Genoa Township Future 
Land Use Plan in the Master Plan, because the PID overlay allows the same uses as an OSD Office Service District which is 
consistent with the Office category in the Master Plan. Overall, the requested PID zoning will create an office-park type of use 
with high-quality architecture and landscaping that will be more harmonious with adjacent manufactured housing use than the 
potential commercial uses allowed under the current GCD General Commercial District zoning.  

 
Genoa Charter Township Land Use – Section 13 

 

Genoa Charter Township Zoning – Section 13 
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Genoa Charter Township Section 13  
Z-14-19 Photos 

 
SITE – Southern Vacant Portion & MHP to East            SITE – Northern Developed Portion 

 
        WEST – Manufactured Housing Park                      WEST – Community Bible Church 
 

  
NORTH – Genoa Business Center 
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From: Joe Seward
To: Amy Ruthig
Subject: RE: Review of PUD agreement for Birkstock
Date: Tuesday, April 30, 2019 2:33:40 PM
Attachments: image002.png

image003.png
PUD agreement 2-22-19-tjs (002).pdf

Attached is my comment.  It relates to limiting the Township’s remedies if the agreement is not
followed.  One example would be to file a nuisance suit to require compliance with the agreement. 
Another remedy might be to shut it down.  That is why I suggested broader language.
 
If you have any questions or comments please let me know.
 
 

T. Joseph Seward
210 East Third Street, Suite 210
Royal Oak, MI 48067
T 248.733.3580
F 248.733.3633
E jseward@SewardHenderson.com
 

From: Amy Ruthig [mailto:amy@genoa.org] 
Sent: Monday, April 8, 2019 1:33 PM
To: Joe Seward <jseward@sewardhenderson.com>
Subject: Review of PUD agreement for Birkstock
 
Good Afternoon,
 
I have attached the PUD agreement for the project known as “Birkenstock Self-Storage PUD”. The

project is going before the Township Board on May 6th.
 
Please contact Kelly or myself if you should have any questions.
 
Thank You,
 
Amy Ruthig
Zoning Official
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TOWNSHIP OF GENOA 


PLANNED INDUSTRIAL DISTRICT AGREEMENT 
FOR 


BIRKENSTOCK SELF-STORAGE 


 


 


THIS AGREEMENT is made as of the ___ day of __________, 2019, by and   


between the Genoa Charter Township, Livingston County, Michigan, (hereinafter called the 


"Township”), the offices of which are located at 2911 Dorr Road, Brighton, Michigan 48116 


and Birkenstock Self-Storage, LLC, a Michigan limited liability company (hereinafter 


referred to as "Developer"), the address of which is 2528 Harte Drive, Brighton, Michigan 


48114. 


W I T N E S S E T H :  


WHEREAS, Developer is the owner and developer of certain land located in the 


Township of Genoa, County of Livingston, State of Michigan, more particularly described 
on Exhibit A hereto and incorporated herein by reference (sometimes hereinafter referred 
to as the "Property"); and 


WHEREAS, Developer desires to develop the Property as a climate controlled storage 


facility and sales office under a comprehensive development plan as a planned industrial 


district ("PID" or "Planned Industrial District") to be known as "Birkenstock Self-Storage"; 


and 


WHEREAS, the Township's Planning Commission, after giving proper notice, held a 


public hearing on _______________________ , 2019, at which Developer's Application for a 


PID ("Application"), Conceptual PID Site Plan, Impact Statement and this PID Agreement was 


considered, comments and recommendations of the public were heard, and the Planning 


Commission recommendations were made to the Township Board; and 


WHEREAS, on ______________ , 2019, the Township Board reviewed the 


Application, Conceptual PID Site Plan, Impact Statement and this PID Agreement and made 


recommendations to Developer concerning the proposed development; and 


 


WHEREAS, on __________________ , 2019, Developer submitted to the Planning 


Commission an Application for Final Approval of the PID ("Final Application"), pursuant to the 


provisions of Article 10 of the Township's Zoning Ordinance ("Zoning Ordinance")' and 







WHEREAS, the Planning Commission, after giving proper notice, held a public hearing 


on _______________ , 2019, as required by P.A. 184 of 1983, as amended, at which the Final 


Application was considered, comments and recommendations of the public were heard, and 


recommendations were made by the Planning Commission to the Township Board concerning 


the Final Application; and 


WHEREAS, the uses permitted within a PID include uses permitted in the Industrial and 


Office-Service Districts and include a climate controlled storage facility and sales office; and 


WHEREAS, the Township Planning Commission and the Township Board have 


reviewed the Final Site Development Plan, attached hereto as Exhibit B, and have approved the 


Final Site Development plan as to: (1) total acreage under consideration for the Planned 


Industrial District; (2) the general location and acreage therein for the proposed use in the 


specified zoning district (being climate controlled storage facility and sales office); and (3) the 


general site layout and infrastructure improvements; and 


WHEREAS, the approved Final Site Development Plan for the PID is consistent with 


the purposes and objectives of the Township; and further, is consistent with the Township's 


Zoning Ordinance pertaining to permitted land uses, the intensity of such uses, site access and 


storm water management; and 


WHEREAS, Developer has made its application for final approval of the PID to the 


Township Board pursuant to and in accordance with the provisions of Article 10 of the 


Township's zoning ordinance; and 


WHEREAS, at a regular public meeting of the Township Board on _____________  


2019, the Township Board approved the Final Application submitted by the Developer and 


rezoned the property to a PID Zoning District; and 


 


WHEREAS, the Township's Zoning Ordinance requires the execution of a Planned 


Industrial District Agreement in connection with the approval of a PID which Agreement shall be 
binding on the Township and the Developer; 


NOW, THEREFORE, the Developer and the Township, in consideration of the 


mutual covenants of the parties described herein, and with the express understanding that this 


Agreement (sometimes hereinafter and in other documents related to the proposed 
development as the "PID Agreement”) contains important and essential terms as part of Final 


Approval of the Final Application, agree as follows: 


 
I. GENERAL TERMS OF AGREEMENT 


 


A. Township and Developer acknowledge and represent that the foregoing recitals are true 
and accurate and binding on the respective parties. 


B. Township acknowledges and represents that the Property has been rezoned to a PID 


Zoning District.  However, notwithstanding the approval of the PID rezoning and the 


approval of the proposed use of the Property herein as a climate controlled storage facility 







with sales office, the following uses shall not be permitted on the Property: Conference 


centers; Funeral home or mortuary; Dry cleaning drop-off stations with drive-through 


service; Restaurants, taverns, bars, delicatessen, food carryout, coffee shops, and similar 


establishments serving food or beverages; Adult day care facilities; Banks, credit unions, 


savings and loan establishments and similar financial institutions; Hospitals; Medical urgent 


care facilities, medical centers and clinics; Veterinary hospitals; Veterinary clinics without 


boarding or overnight care; Dormitories or student apartments accessory to a college; 


Automotive assembly or manufacturing; Bottling and packaging except canning; Breweries, 


distilleries and wineries; Cement, concrete, gypsum, plaster and nonmetallic mineral 


products manufacturing; Cement and concrete product or ready-mix operations; Chemicals 


and allied products manufacturing; Extractive uses, such as sand and gravel mining; Food 


processing including canning, meat and dairy products processing; Foundry, smelting or 


refining of metals or ores, wrought iron, annealing or heat treating plants; Landfills; Lumber 


mills; Paper and allied products manufacturing; Petroleum refineries or storage facilities; 


Plastics manufacturing, molding and extrusion; Salvage yard or junk yard; Truck terminals; 


Any manufacturing use involving wet processes or the use of water in processing; Adult 


regulated uses; Central dry cleaning plants; Electric power stations and heating plants; and 


Accessory fuel storage or use of hazardous materials. 


C. The PID shown and described in Exhibit A (legal description of the PID Site) and the 


Final Site Development Plan referenced herein as Exhibit B (and specifically captioned as 


"Construction Drawings for Birkenstock Self-Storage" consisting of Sheets C-1 through C-


__, both inclusive, and Sheet ___) is hereby approved in accordance with the authority 


granted to and vested in the Township under and pursuant to Act 110 of 2006, being the 


Michigan Zoning Enabling Act, MCL 125.3101, et seq., and Act 33 of 2008, being the 


Michigan Planning Act, MCL 125.3801, et seq.; and in accordance with the Zoning 


Ordinance of Genoa Charter Township, enacted October 7, 1991, as amended, except as 


modified herein; subject to the terms of this Agreement and in compliance with Exhibit B, 


and all provisions of the Township Zoning Ordinance pertaining thereto (collectively 


referred to herein as the "Applicable Regulations"), according to the terms thereof as of the 


date of approval of the PID. 


 


D. The Approved Plan for the PID ("Approved Plan") includes Exhibit A and Exhibit B. 
The Approved Plan was formulated by the Developer and approved by the Township based 
upon the material terms of the Impact Statement and Application materials, which were 
presented to the Township by the Developer.  


 


E. The Developer and the Township acknowledge that the Approved Plan takes precedence 
over the terms of the foregoing documents. 


E. Developer and Township acknowledge and agree that rezoning to PID of the Property 


described in Exhibit A constitutes approval of Exhibit B as it sets forth the general configuration 


of permitted land uses. Site plan review for the PID described in Exhibits A and B are not 


subject to any subsequent enactments or amendments to the Zoning ordinance or the Applicable 


Regulations and will be reviewed and approved in light of this Agreement including Exhibit B 


hereto, the Zoning Ordinance and Applicable Regulations as they exist at the date of this 







Agreement. Developer shall comply with Article 13 of the Zoning Ordinance, as modified 


herein and as may be otherwise required, with respect to any site plan approved by Township at 


Developer's request. Any subsequent zoning action by the Township shall be in accordance with 


applicable constitutional law, the Michigan Zoning Enabling Act and the Zoning Ordinance. 


F. The approval of the PID described herein and in Exhibit B, and the terms, provisions 


and conditions of this Agreement are and shall be deemed to be of benefit to the Property 


described on Exhibit A and shall run with and bind such Property and shall bind and inure to the 


benefit of the parties hereto and their successors and assigns. 


II. SPECIFIC TERMS OF AGREEMENT REGARDING 


LAND USE AND LAND DEVELOPMENT 


A. In all districts designated for planned industrial development, the permitted principal uses 


shall be consistent with Article 10 of the Genoa Township Zoning Ordinance, and Section 


10.03.02 specifically, except as otherwise modified and approved herein. 


B. Developer represents that it intends to develop the parcel of Property identified in the 


Final Site Development Plan as a climate controlled storage facility with sales office.  The Final 


Site Development Plan (Exhibit B), including the exterior design, shall be constructed in a 


manner consistent with a commercial sales office, using a flat roof design, high quality building 


materials, commercial window patterns and site improvements consistent with the surrounding 


uses and aesthetic features both on and off site.  A 20’ landscape buffer, with existing trees, will 


be installed to screen the existing MHP – Manufactured Housing District use on the east, west 


and south sides of the property.   


C. Developer shall be permitted to deviate from the specific requirements set forth in Article 


12, Site Development Regulations, concerning Industrial District (IND) Exterior Building Wall 


Materials, and the Township hereby approves a variance from Sec. 12.01.03 for the minimum 


exterior building material percentage of brick on walls exposed to a public street, which shall be 


consistent with the brick, metal siding, composite siding and metal canopy percentages set forth 


in the Front Side Elevation (North) set forth in the submitted Architectural Design Package, Sheet 


3 of 4, of the Final Site Development Plan as prepared by Fusco, Shaffer & Pappas, Inc.  


F. In accordance with Article 10 of the Genoa Township Zoning Ordinance, the Genoa 


Township Planning Commission on  __________ , 2019 has determined that the proposed 


PID, as presented, may provide community benefits, including but not limited to, a means of 


secondary access to the adjacent Community Bible Church property and a safe route of 


pedestrian travel from the adjacent manufactured housing community to the designated public 


school bus stop at Grand River. 


G. The storm water retention/detention system for the PUD shall meet the requirements 


of the Livingston County Drain Commission and all applicable laws and regulations. 


H. All utilities required in connection with the development of Birkenstock Self-


Storage shall be installed underground. 







III. MISCELLANEOUS TERMS OF THIS AGREEMENT 


A. Any violation of the terms of this Agreement shall be a violation of the Zoning Ordinance. 


The remedies of Township for a violation shall be such remedies as are provided by and for 


violation of the Zoning Ordinance. 


B. The parties hereto make this Agreement on behalf of themselves, their successors and 


assigns and the signers hereby warrant that they have the authority and capacity to make this 


contract. All references to Developer herein shall include any successor to the Developer who or 


which may act as Developer of the Property or any part thereof. So long as Developer shall not 


violate any of the terms of this Agreement, it shall be relieved of further responsibilities 


hereunder upon conveyance by it of the Property or any part thereof to a successor developer. 


This Agreement shall be recorded with the Livingston County Register of Deeds and the benefits 


and burdens set forth herein shall run with the Property described in Exhibit A. 


C. This Agreement may be amended only by a written instrument executed and recorded by 


the parties hereto and their successors and assigns. 


D. This Agreement may be executed in counterparts, each and all of which together shall 


constitute one and the same document. 


IN WITNESS WHEREOF, the parties hereto have set their hands as of the date set forth 
at the outset of this Agreement. 
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Joe

Highlight



Joe

Callout

Is it our intent to limit remedies to those provided in our zoning ordinance.  Generally a violation of a zoning ordinance is considered a nuisance, that gives the court many options, such as shutting down the business, inmposing conditions, holding the property owner in contempt  if it doesn't do what the court tells him/her/it what to do.



Joe

Callout

State and Local law as well as remedies provided by case law.



Joe

Cross-Out



Joe

Cross-Out







TOWNSHIP OF GENOA, 


a Michigan municipal corporation 


 


By:        


Supervisor 


And 


 


By:        


Clerk 


STATE     OF    MICHIGAN) 


                                               )SS. 


COUNTY OF LIVINGSTON) 


 


The foregoing Planned Unit Development Agreement was acknowledged before me 
this ___day of _____________, 2019, by ________________ and _____________________ , 


the Supervisor and Clerk respectively of the Genoa Charter Township, a Michigan municipal 


corporation, on behalf of the corporation. 


 


      


   Notary Public,  


Livingston County, Michigan 


My Commission expires: 
 


 


BIRKENSTOCK SELF-STORAGE, LLC, 


a Michigan limited liability company 
 
      
By:  James Harte 


Its:  Managing Member 
 
STATE     OF     MICHIGAN) 


                                                )SS 
COUNTY OF LIVINGSTON) 
 


The foregoing Planned Unit Development Agreement was acknowledged before me 


this day of _________, 2019, by James Harte, Managing Member of Birkenstock Self-Storage, 


LLC, a Michigan limited liability company, on behalf of the limited liability company. 


 


      


   Notary Public,  


Livingston County, Michigan 


My Commission expires: 
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This Instrument Drafted By: 


 


Roger L. Myers 


MYERS & MYERS, PLLC 


915 N. Michigan Ave. 


Howell, Michigan 48843 


 


When recorded return to Drafter 
 







III. MISCELLANEOUS TERMS OF THIS AGREEMENT 

A. Any violation of the terms of this Agreement shall be a violation of the Zoning Ordinance. 

The remedies of Township for a violation shall be such remedies as are provided by and for 

violation of the Zoning Ordinance. 

B. The parties hereto make this Agreement on behalf of themselves, their successors and 

assigns and the signers hereby warrant that they have the authority and capacity to make this 

contract. All references to Developer herein shall include any successor to the Developer who or 

which may act as Developer of the Property or any part thereof. So long as Developer shall not 

violate any of the terms of this Agreement, it shall be relieved of further responsibilities 

hereunder upon conveyance by it of the Property or any part thereof to a successor developer. 

This Agreement shall be recorded with the Livingston County Register of Deeds and the benefits 

and burdens set forth herein shall run with the Property described in Exhibit A. 

C. This Agreement may be amended only by a written instrument executed and recorded by 

the parties hereto and their successors and assigns. 

D. This Agreement may be executed in counterparts, each and all of which together shall 

constitute one and the same document. 

IN WITNESS WHEREOF, the parties hereto have set their hands as of the date set forth 
at the outset of this Agreement. 
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Joe
Highlight

Joe
Callout
Is it our intent to limit remedies to those provided in our zoning ordinance.  Generally a violation of a zoning ordinance is considered a nuisance, that gives the court many options, such as shutting down the business, inmposing conditions, holding the property owner in contempt  if it doesn't do what the court tells him/her/it what to do.

Joe
Callout
State and Local law as well as remedies provided by case law.

Joe
Cross-Out

Joe
Cross-Out



 

 

 

 
TOWNSHIP OF GENOA 

PLANNED INDUSTRIAL DISTRICT AGREEMENT 
FOR 

BIRKENSTOCK SELF-STORAGE 

 

 

THIS AGREEMENT is made as of the ___ day of __________, 2019, by and   between 

the Genoa Charter Township, Livingston County, Michigan, (hereinafter called the 

"Township”), the offices of which are located at 2911 Dorr Road, Brighton, Michigan 48116 

and Birkenstock Self-Storage, LLC, a Michigan limited liability company (hereinafter referred 

to as "Developer"), the address of which is 2528 Harte Drive, Brighton, Michigan 48114. 

W I T N E S S E T H :  

WHEREAS, Developer is the owner and developer of certain land located in the 

Township of Genoa, County of Livingston, State of Michigan, more particularly described 
on Exhibit A hereto and incorporated herein by reference (sometimes hereinafter referred to 
as the "Property"); and 

WHEREAS, Developer desires to develop the Property as a climate controlled storage 

facility and sales office under a comprehensive development plan as a planned industrial district 

("PID" or "Planned Industrial District") to be known as "Birkenstock Self-Storage"; and 

WHEREAS, the Township's Planning Commission, after giving proper notice, held a 

public hearing on _______________________ , 2019, at which Developer's Application for a 

PID ("Application"), Conceptual PID Site Plan, Impact Statement and this PID Agreement was 

considered, comments and recommendations of the public were heard, and the Planning 

Commission recommendations were made to the Township Board; and 

WHEREAS, on ______________ , 2019, the Township Board reviewed the 

Application, Conceptual PID Site Plan, Impact Statement and this PID Agreement and made 

recommendations to Developer concerning the proposed development; and 

 

WHEREAS, on __________________ , 2019, Developer submitted to the Planning 
Commission an Application for Final Approval of the PID ("Final Application"), pursuant to the 

provisions of Article 10 of the Township's Zoning Ordinance ("Zoning Ordinance")' and 

WHEREAS, the Planning Commission, after giving proper notice, held a public hearing 
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on _______________ , 2019, as required by P.A. 184 of 1983, as amended, at which the Final 

Application was considered, comments and recommendations of the public were heard, and 

recommendations were made by the Planning Commission to the Township Board concerning 

the Final Application; and 

WHEREAS, the uses permitted within a PID include uses permitted in the Industrial and 

Office-Service Districts and include a climate controlled storage facility and sales office; and 

WHEREAS, the Township Planning Commission and the Township Board have reviewed 

the Final Site Development Plan, attached hereto as Exhibit B, and have approved the Final Site 

Development plan as to: (1) total acreage under consideration for the Planned Industrial District; 

(2) the general location and acreage therein for the proposed use in the specified zoning district 

(being climate controlled storage facility and sales office); and (3) the general site layout and 

infrastructure improvements; and 

WHEREAS, the approved Final Site Development Plan for the PID is consistent with the 

purposes and objectives of the Township; and further, is consistent with the Township's Zoning 

Ordinance pertaining to permitted land uses, the intensity of such uses, site access and storm water 

management; and 

WHEREAS, Developer has made its application for final approval of the PID to the 

Township Board pursuant to and in accordance with the provisions of Article 10 of the 

Township's zoning ordinance; and 

WHEREAS, at a regular public meeting of the Township Board on _____________  

2019, the Township Board approved the Final Application submitted by the Developer and 

rezoned the property to a PID Zoning District; and 

 

WHEREAS, the Township's Zoning Ordinance requires the execution of a Planned 
Industrial District Agreement in connection with the approval of a PID which Agreement shall be 
binding on the Township and the Developer; 

NOW, THEREFORE, the Developer and the Township, in consideration of the mutual 
covenants of the parties described herein, and with the express understanding that this 

Agreement (sometimes hereinafter and in other documents related to the proposed development 

as the "PID Agreement”) contains important and essential terms as part of Final Approval of 
the Final Application, agree as follows: 

 
I. GENERAL TERMS OF AGREEMENT 

 

A. Township and Developer acknowledge and represent that the foregoing recitals are true 

and accurate and binding on the respective parties. 

B. Township acknowledges and represents that the Property has been rezoned to a PID 

Zoning District.  In addition to the approval of the PID rezoning and the approval of the 

proposed use of the Property herein as a climate controlled storage facility with sales office, 

the following represents the alternative permissible uses of the Property: Business services 
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such as mailing, copying, data processing and retail office supplies; Child care centers, 

preschool and commercial daycare; Personal and business service establishments, performing 

services on the premises, including: dry-cleaning drop-off stations (without on-site 

processing), photographic studios, copy centers, mailing centers, data processing centers, 

dressmakers and tailors, shoe repair shops, tanning salons, beauty parlors, barber shops, and 

similar establishments; Studios of photographers and artists; Offices of non-profit 

professional, civic, social, political and religious organizations; Medical offices of doctors, 

dentists, optometrists, chiropractors, psychiatrists, psychologists and similar or allied 

professions, excluding clinics, and urgent care centers; Offices of lawyers, engineers, 

architects, insurance, and real estate agents, financial consultants, and brokers, advertising 

offices, accounting, and bookkeeping services, clerical, and stenographic services, sales 

offices, other types of executive, or administrative offices and similar or allied professions; 

Contractors offices and buildings with only indoor storage of equipment and machinery; 

Research and development facilities, testing laboratories; Warehousing establishments; 

Professional or corporate offices; Retail sales of goods assembled, manufactured, 

compounded, processed, packaged or treated from previously prepared materials, or repaired 

or stored, on the premises; Radio and television studios; and Accessory uses, buildings and 

structures customarily incidental to any of the above.. 

C. The PID shown and described in Exhibit A (legal description of the PID Site) and the 

Final Site Development Plan referenced herein as Exhibit B (and specifically captioned as 

"Construction Drawings for Birkenstock Self-Storage" consisting of Sheets C-1 through C-

__, both inclusive, and Sheet ___) is hereby approved in accordance with the authority 

granted to and vested in the Township under and pursuant to Act 110 of 2006, being the 

Michigan Zoning Enabling Act, MCL 125.3101, et seq., and Act 33 of 2008, being the 

Michigan Planning Act, MCL 125.3801, et seq.; and in accordance with the Zoning 

Ordinance of Genoa Charter Township, enacted October 7, 1991, as amended, except as 

modified herein; subject to the terms of this Agreement and in compliance with Exhibit B, 

and all provisions of the Township Zoning Ordinance pertaining thereto (collectively 

referred to herein as the "Applicable Regulations"), according to the terms thereof as of the 

date of approval of the PID. 

 

D. The Approved Plan for the PID ("Approved Plan") includes Exhibit A and Exhibit B. 
The Approved Plan was formulated by the Developer and approved by the Township based 
upon the material terms of the Impact Statement and Application materials, which were 
presented to the Township by the Developer.  

 

E. The Developer and the Township acknowledge that the Approved Plan takes precedence 
over the terms of the foregoing documents. 

F. Developer and Township acknowledge and agree that rezoning to PID of the Property 

described in Exhibit A constitutes approval of Exhibit B as it sets forth the general configuration 

of permitted land uses. Site plan review for the PID described in Exhibits A and B are not 

subject to any subsequent enactments or amendments to the Zoning ordinance or the Applicable 

Regulations and will be reviewed and approved in light of this Agreement including Exhibit B 

hereto, the Zoning Ordinance and Applicable Regulations as they exist at the date of this 
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Agreement. Developer shall comply with Article 13 of the Zoning Ordinance, as modified 

herein and as may be otherwise required, with respect to any site plan approved by Township at 

Developer's request. Any subsequent zoning action by the Township shall be in accordance with 

applicable constitutional law, the Michigan Zoning Enabling Act and the Zoning Ordinance. 

G. The approval of the PID described herein and in Exhibit B, and the terms, provisions and 

conditions of this Agreement are and shall be deemed to be of benefit to the Property described 

on Exhibit A and shall run with and bind such Property and shall bind and inure to the benefit of 

the parties hereto and their successors and assigns. 

II. SPECIFIC TERMS OF AGREEMENT REGARDING 

LAND USE AND LAND DEVELOPMENT 

A. In all districts designated for planned industrial development, the permitted principal uses 

shall be consistent with Article 10 of the Genoa Township Zoning Ordinance, and Section 

10.03.02 specifically, except as otherwise modified and approved herein. 

B. Developer represents that it intends to develop the parcel of Property identified in the 

Final Site Development Plan as a climate controlled storage facility with sales office.  The Final 

Site Development Plan (Exhibit B), including the exterior design, shall be constructed in a 

manner consistent with a commercial sales office, using a flat roof design, high quality building 

materials, commercial window patterns and site improvements consistent with the surrounding 

uses and aesthetic features both on and off site.  A 20’ landscape buffer, with existing trees, will 

be installed to screen the existing MHP – Manufactured Housing District use on the east, west 

and south sides of the property.   

C. Developer shall be permitted to deviate from the specific requirements set forth in Article 

8, Industrial District, concerning Schedule of Area and Bulk Requirements, and the Township 

hereby approves a variance from the one-acre minimum lot area requirement set forth in Sec. 

8.03.01.  Developer shall also be permitted to deviate from the monument sign height limitation 

set forth in Article 16, Sign Standards, Table 16.1, and the Township hereby approves a 

maximum height of eight (8) feet for the monument sign due to the consistency with other signs 

along Grand River Avenue and the existence of multiple businesses on the site that are located a 

significant distance from Grand River.  Developer shall also be permitted to deviate from the 

specific requirements set forth in Article 12, Site Development Regulations, concerning Industrial 

District (IND) Exterior Building Wall Materials, and the Township hereby approves a variance 

from Sec. 12.01.03 for the minimum exterior building material percentage of brick on walls 

exposed to a public street and adjacent residential areas, which shall be consistent with the brick, 

metal siding, composite siding and metal canopy percentages set forth in the Front Side Elevation 

(North), Left Side Elevation (East), Rear Elevation (South), and Right Side Elevation (West) set 

forth in the submitted Architectural Design Package, Sheets 3 and 4 of 4, of the Final Site 

Development Plan as prepared by Fusco, Shaffer & Pappas, Inc.  

D. In accordance with Article 10 of the Genoa Township Zoning Ordinance, the Genoa 

Township Planning Commission on  __________ , 2019 has determined that the proposed 

PID, as presented, may provide community benefits, including but not limited to, a means of 
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secondary access to the adjacent Community Bible Church property and a safe route of 

pedestrian travel from the adjacent manufactured housing community to the designated public 

school bus stop at Grand River. 

E. The storm water retention/detention system for the PUD shall meet the requirements of 

the Livingston County Drain Commissioner and all applicable laws and regulations. 

F. All utilities required in connection with the development of Birkenstock Self-

Storage shall be installed underground. 

III. MISCELLANEOUS TERMS OF THIS AGREEMENT 

A. Any violation of the terms of this Agreement shall be a violation of the Zoning Ordinance. 

The remedies of Township for a violation shall be such remedies as are provided by and for 

violation of the Zoning Ordinance. 

B. The parties hereto make this Agreement on behalf of themselves, their successors and 

assigns and the signers hereby warrant that they have the authority and capacity to make this 

contract. All references to Developer herein shall include any successor to the Developer who or 

which may act as Developer of the Property or any part thereof. So long as Developer shall not 

violate any of the terms of this Agreement, it shall be relieved of further responsibilities 

hereunder upon conveyance by it of the Property or any part thereof to a successor developer. 

This Agreement shall be recorded with the Livingston County Register of Deeds and the benefits 

and burdens set forth herein shall run with the Property described in Exhibit A. 

C. This Agreement may be amended only by a written instrument executed and recorded by 

the parties hereto and their successors and assigns. 

D. This Agreement may be executed in counterparts, each and all of which together shall 

constitute one and the same document. 

IN WITNESS WHEREOF, the parties hereto have set their hands as of the date set forth 
at the outset of this Agreement. 

 

 

 

 

 

 

 

 

TOWNSHIP OF GENOA, 
9 
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a Michigan municipal corporation 

 

By:        

Supervisor 

And 

 

By:        

Clerk 

STATE     OF    MICHIGAN) 

                                               )SS. 

COUNTY OF LIVINGSTON) 

 

The foregoing Planned Unit Development Agreement was acknowledged before me 

this ___day of _____________, 2019, by ________________ and _____________________ , 

the Supervisor and Clerk respectively of the Genoa Charter Township, a Michigan municipal 

corporation, on behalf of the corporation. 

 

      

   Notary Public,  

Livingston County, Michigan 

My Commission expires: 
 

 

BIRKENSTOCK SELF-STORAGE, LLC, 

a Michigan limited liability company 
 
      

By:  James Harte 
Its:  Managing Member 

 

STATE     OF     MICHIGAN) 
                                                )SS 
COUNTY OF LIVINGSTON) 

 
The foregoing Planned Unit Development Agreement was acknowledged before me 

this day of _________, 2019, by James Harte, Managing Member of Birkenstock Self-Storage, 

LLC, a Michigan limited liability company, on behalf of the limited liability company. 

 

      

   Notary Public,  

Livingston County, Michigan 

My Commission expires: 

 

 

This Instrument Drafted By: 10 
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Roger L. Myers 

MYERS & MYERS, PLLC 

915 N. Michigan Ave. 

Howell, Michigan 48843 

 

When recorded return to Drafter 
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CIVIL ENGINEERS 
 

LAND SURVEYORS 
 

LAND PLANNERS 

 NOWAK & FRAUS ENGINEERS  

46777 WOODWARD AVENUE 

PONTIAC, MI 48342-5032 

WWW.NOWAKFRAUS.COM VOICE: 248.332.7931 

FAX: 248.332.8257 

 

Harte Birkenstock Storage Building Impact Assessment - NFE K362-01   January 2019 

 

The following is the applicants impact statement for the referenced project. 

 

18.07.01 Preparer 

 

This statement was prepared by Michael D. Peterson, P.E., Civil Engineer, Nowak and Fraus Engineers, with input from 

Steve Roffi, RA, Architect, Fusco, Shaffer and Pappas.  NFE has been doing business in SE Michigan for 50 years. 

 

Nowak and Fraus Engineers  Fusco, Shaffer & Pappas, Inc. 

46777 Woodward Avenue  550 E. Nine Mile Road 

Pontiac, MI  48342  Ferndale, MI 48220 

(248) 332-7931  (248) 543-4100 

Michael D. Peterson, P.E., Principal  Steve Roffi, RA 

mpeterson@nfe-engr.com  sroffi@fsparch.com 

 

18.07.02 Location 

 

The plans submitted with this application contain larger scale and more detailed information of the existing 

site/location/proposed improvements.  The site is located at 2528 Harte Drive, on the south side of Grand River Avenue.  

The site is located between Hubert and Bendix Road.  The property tax ID is 4711-13-300-009. 
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K362 Birkenstock Impact Statement 

January 25, 2019 

Page 2 of 13 

 NOWAK & FRAUS ENGINEERS  

46777 WOODWARD AVENUE 

PONTIAC, MI 48342-5032 

WWW.NOWAKFRAUS.COM VOICE: 248.332.7931 

FAX: 248.332.8257 
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K362 Birkenstock Impact Statement 

January 25, 2019 

Page 3 of 13 

 NOWAK & FRAUS ENGINEERS  

46777 WOODWARD AVENUE 

PONTIAC, MI 48342-5032 

WWW.NOWAKFRAUS.COM VOICE: 248.332.7931 

FAX: 248.332.8257 
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K362 Birkenstock Impact Statement 

January 25, 2019 

Page 4 of 13 

 NOWAK & FRAUS ENGINEERS  

46777 WOODWARD AVENUE 

PONTIAC, MI 48342-5032 

WWW.NOWAKFRAUS.COM VOICE: 248.332.7931 

FAX: 248.332.8257 
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K362 Birkenstock Impact Statement 

January 25, 2019 

Page 5 of 13 

 NOWAK & FRAUS ENGINEERS  

46777 WOODWARD AVENUE 

PONTIAC, MI 48342-5032 

WWW.NOWAKFRAUS.COM VOICE: 248.332.7931 

FAX: 248.332.8257 

 

18.07.03 Impact on Natural Features 

 

The site is approximately 10.61 acres in size.  The front or north 1/3 to 1/2 of the site contains an office building with 

drive access from Grand River Avenue.  The existing building is set back from Grand River approximately 500 feet.   

 

The remainder of the property where the proposed improvements are to made can be considered “rolling” with changes 

in elevation of approximately 20 feet.  The Owners intent is to make improvements that will utilize this relief/natural 

feature and to work with the land as much as possible with the proposed project.  

 

Where the proposed improvements are to be made on the site, the east, south and west sides are bounded by a pre-

manufactured development.  The northwest portion of the site is bounded on the west side by and existing church 

which has been approved for improvements as well.  The church property is proposing to relocate an ingress/egress 

point from Grand River to the existing Harte Drive. 

 

The soils specific to this site according to the USDA soils map are: MoB-Miami Loam, BtB-Boyer-Oshemo Loamy Sands, 

MoD-Miami Loam. 

 

 
 

A larger depiction of this graphic can be found in the site plan documents submitted to the Township. 
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K362 Birkenstock Impact Statement 

January 25, 2019 

Page 6 of 13 

 NOWAK & FRAUS ENGINEERS  

46777 WOODWARD AVENUE 

PONTIAC, MI 48342-5032 

WWW.NOWAKFRAUS.COM VOICE: 248.332.7931 

FAX: 248.332.8257 

 

 

There is little wildlife on this site which has not been previously impacted by the other surrounding developments. 

 

The plans submitted for this project contain a tree survey which identifies all of the trees 8” in caliper and larger.  The 

majority of the trees on site are between 8” and 14” in diameter.  The majority of the trees are in poor to fair condition.  

Most of the very large trees are in poor condition. 
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K362 Birkenstock Impact Statement 

January 25, 2019 

Page 7 of 13 

 NOWAK & FRAUS ENGINEERS  

46777 WOODWARD AVENUE 

PONTIAC, MI 48342-5032 

WWW.NOWAKFRAUS.COM VOICE: 248.332.7931 

FAX: 248.332.8257 

 

 

Test pits were dug on this site to assess the soil conditions and where the ground water may be located.  The tests were 

performed by Hasting Testing Engineers and Environmental Inc.  The test pits were dug in the areas of the proposed 

retention pond which will be area where there are existing low areas prior to development/improvement.  No water has 

been observed to collect in this area and that is consistent with the soils found which is mainly medium to course sand.  

There are also some heavier/less permeable soils found in some areas/layers.  The water table also varied in depth from 

the surface but is generally between elevation 947 and 950.  This is approximately 10 feet or greater than the proposed 

pond bottom. 

 

 
 

 

Water service to this property as well as the surrounding properties are provided by a City system.  To our knowledge 

there are no wells in the area of this project/property. 
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K362 Birkenstock Impact Statement 

January 25, 2019 
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 NOWAK & FRAUS ENGINEERS  

46777 WOODWARD AVENUE 

PONTIAC, MI 48342-5032 

WWW.NOWAKFRAUS.COM VOICE: 248.332.7931 

FAX: 248.332.8257 

 

 

There are no wetlands on this site.  Below is a wetland map for the site and the area around the site. 

 

 
 

Storm water for this site percolates into the ground.  There are a couple of low areas on the site that will be reshaped 

and used as a retention basin, (Retention, meaning no outlet).  The basin has been designed to contain the volume of 

water that will be produced by 2 – 100 year back to back storms.  This is in accordance with the requirements of the 

Township and the County Drain Commission.  The frequency of a 100-year storm is once every 100 years. 

 

There are no lakes, streams or ponds on the site.  Therefore, none of these items will be affected by this development. 

 

As discussed above, surface and ground water quality will not be affected with the proposed site improvements.  The 

storm water in the ponds will be naturally filtered as it percolates into the ground.  This is done in accordance with best 

management practices and the requirements of the Township and County. 

 

18.07.04 Impact on Storm Water Management 

 

As discussed, the storm water on this site either percolates into the ground and/or flows to the two low areas and 

percolates, evaporates and is picked up by vegetation.  The intent is to continue this same practice, but, enlarge the low 

areas for more volume and a factor of safety (i.e. 2 – 100-year storm events back to back). 
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 NOWAK & FRAUS ENGINEERS  

46777 WOODWARD AVENUE 

PONTIAC, MI 48342-5032 

WWW.NOWAKFRAUS.COM VOICE: 248.332.7931 

FAX: 248.332.8257 

 

 
 

To reiterate, the volume of the pond is slightly greater than the volume of water that would be produced by 2 – 100-

year storm events back to back.  The probability of a 100-year storm is that such an event would occur once every 100 

years.  A retention pond is a pond that has no outlet and thus the requirement is to size it to handle 2 – 100-year storm 

events back to back.  Water leaves the pond by percolating into the ground (soaking into the ground), by evaporation 

and by transpiration (water used by vegetation).  No standing water has been observed in the existing depression areas 

and therefore it is assumed that the ground is adequate to allow the percolation of storm water. 

 

County Drain Commissions throughout SE Michigan are now requiring that a portion if not all the storm water produced 

on a site be percolated back into the ground.  This is part of evolving best management practices for dealing with storm 

water in areas where development occurs. 

 

18.07.05 Impact on Surrounding Land Use 

 

The subject parcel is Master Planned for commercial office.  There is currently on site, an existing office building that will 

remain.  This existing office is located in the front/northern 1/3 to 1/2 of the site.   The proposed 

development/improvement will be a climate-controlled storage facility with a sales office.  The project architect has 

designed the exterior of the new building with a commercial office look using flat roofs, high quality materials, window 

patterns, etc.  

 

The proposed commercial use is compatible with the adjacent zoning/uses along Grand River Avenue.  Low anticipated 

traffic volume (typical for this type of project) and negligible environmental effects, make for a low impact facility for the 

site and surrounding properties. Esthetics of the proposed design will blend and be harmonious with the adjacent 

properties.  The existing MFP zoned areas along the East, South and West sides will be screened with a minimum 20-

foot-wide buffer that will contain existing trees and planted vegetation.  
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 NOWAK & FRAUS ENGINEERS  

46777 WOODWARD AVENUE 

PONTIAC, MI 48342-5032 

WWW.NOWAKFRAUS.COM VOICE: 248.332.7931 

FAX: 248.332.8257 

 

 

The Township staff through meetings and discussion have suggested that this project be developed as a PID. 

 

The 66,064 sf, climate-controlled storage building will be constructed on the southern half of the site as depicted in the 

project drawings.  The building, pavement and utilities will be constructed at one time and will not be phased.  

Landscaping will be installed after the building and related appurtenances are completed. 

 

 
 

The applicant has requested that the site and building be designed so that it is harmonious as possible with the existing 

land.  The applicant has reserved the northeast portion of the site to possibly be developed/improved at a later date.  

This possible future improvement has been considered in the design and the site calculations. 
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 NOWAK & FRAUS ENGINEERS  

46777 WOODWARD AVENUE 

PONTIAC, MI 48342-5032 

WWW.NOWAKFRAUS.COM VOICE: 248.332.7931 

FAX: 248.332.8257 

 

 
 

No additional light impact is anticipated with the proposed project.  No additional noise or air pollution is anticipated 

with this project. 

 

It is anticipated that the site will be open for business between 8:00 AM and 6:00 PM.  Outside lighting will be minimal 

as needed for security.  Inside lighting will be subdued.  A photometric plan will be prepared as part of the construction 

documents.  These plans will be submitted to the Township and other applicable agencies having jurisdiction over the 

project for their review, approval and applicable permits.  The lighting will conform to the Township’s requirements. 

 

In regard to the performance standards as noted in Section 13.05 there shall be no: smoke, airborne solids, odor, gasses, 

vibration, noise, glare, radioactive materials, fire and safety hazards, underground storage tanks, above ground storage 

tanks, toxic or hazardous materials. 

 

18.07.06 Impact on Public Facilities and Services 

 

The will be no residents on site.  There will be 3 employees on site.  Visits to the site are anticipated to be 24 per day.  

There is no anticipated impact to schools and recreation facilities.  There is no anticipated increase to police, fire and 

emergency services. 
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 NOWAK & FRAUS ENGINEERS  

46777 WOODWARD AVENUE 

PONTIAC, MI 48342-5032 

WWW.NOWAKFRAUS.COM VOICE: 248.332.7931 

FAX: 248.332.8257 

 

18.07.07 Impact Public Utilities 

 

Water service will be provided through a connection to an existing water main located on site.  Sanitary service will be 

provided through a connection to an existing sanitary sewer located on site.  Use or volume of flow from and to the 

water and sanitary systems will be negligible.  Calculations will be provided on the engineering construction documents 

at a later date and will conform to the requirements of the Township and the County. 

 

 
 

As discussed previously, storm water will be collected (catch basins) and directed to the retention pond.  The retention 

pond will have a volume equivalent to 2-100-yr storm events back to back. 

 

During construction the runoff developed will be controlled as required by the Township and the County.  The first 

construction activity on site will be to install the soil erosion and sedimentation control measures that will be depicted 

on the plans approved by the Township.  The retention pond will be reshaped as the second item of construction and 

storm water directed to the area.  Upon completion of the construction, the ponds and storm system will be cleaned, 

and vegetation established.  Once the vegetation is established, the SESC measure will be removed. 

 

As noted the site will be served with public water and sanitary service.  Connection to those services will be on site.  

Calculations for use will be provided as part of the engineering/construction document submittal in accordance with the 

requirements of the Township.  Franchise utilities serving the site will include: gas, electric, phone and data. 
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 NOWAK & FRAUS ENGINEERS  

46777 WOODWARD AVENUE 

PONTIAC, MI 48342-5032 

WWW.NOWAKFRAUS.COM VOICE: 248.332.7931 

FAX: 248.332.8257 

 

18.07.08 Storage and Handling of any Hazardous Materials 

 

No hazardous materials are expected to be on site. 

 

18.07.09 Traffic Impact Study 

 

With the proposed low impact development and low trip generation for this type of use, the proposed project falls 

below the threshold for peak hour usage and below the threshold for a traffic impact study. 

 

 

18.07.10 Historic and Cultural Resources 

 

This project does not involve the alteration or demolition of historic structures. 

 

18.07.11 Special Provisions 

 

There are no deed restrictions or protective covenants on this property.  
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James Harte, Birkenstock Enterprises 
RV Storage Feasibility: Brighton, MI 

September 2018 
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 THE SELF-STORAGE CONCEPT 

 

     The self-Storage industry had its beginnings in Texas in 1954  and since the 

early 1970's the concept of storage as a true business began to emerge and it 

started to become a viable, worldwide business.  Simply stated, the concept of 

self-Storage provides an attractive solution to the growing need for temporary 

additional space for the residential market and for both small and large 

businesses. 

     In the past, self-storage was most often thought of as an option for industrial 

businesses only.  Today, self-storage is actually utilized more for retail or 

residential use, and is more accurately considered as a retail business.  Why 

many assume that the daily management of a self storage facility is simple and 

the business itself a simple concept, it is also an industry full of unique nuances 

and how they are handled separate those facilities that are undermanaged and 

underperforming from those at the top of the industry that are well managed and 

highly profitable.  It is understood industry-wide that today's self storage 

managers must be skilled professionals; gone is the caretaker role of the past.   

This type of manager has gone the way of first-generation facilities that served 

as a placeholder until the land could be used for some higher purpose.      

Additional income is generated at self-storage facilities by offering climate-

controlled units, temperature-controlled units,  tenants insurance, PO Boxes, 

locks and shipping boxes and packing supplies. 

     As with most commercial real estate, selecting the right location for a self-

storage facility is very important.  Choosing a self-storage site on a major 

arterial is beneficial to both residents and businesses in the immediate 
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neighborhood.  High visibility to drive-by traffic also contributes significantly to 

the success of a self-storage facility with drive-by still being the number one 

reason people state as how they found a facility is Internet now being a close 

second. 

     Self-storage has proven to be a sound investment.  There are approximately 

41,000 self-storage facilities in the United States that are considered a Class C 

facility or better.  Of these, only 14.96% are owned by the top ten operators in 

the nation.  This lack of consolidation is one of the principal reasons the self-

storage industry has become one of the most viable options of real estate 

investment. 

     Investors have been drawn to the self storage business because as a rule, 

consumers are willing to pay about as much on a per-square foot basis for self-

storage as they pay for a rental apartment, according to Ryan Burke, an analyst 

with Green Street Advisors.  At the same time, self-storage facilities are 

relatively cheap to build, ranging from roughly $40 to $45 a square foot for a 

one-story facility and from $50 to $65 a square foot for a multistory facility, 

according to Mako Steel, an engineering firm that specializes in self-storage.  By 

contrast, apartments can cost between $170 a square foot for a simple garden 

apartments in inexpensive cities to more than $1,000 a square foot for high-rises 

in pricier cities, according to Alexander Goldfarb, an analyst at Sandler O'Neil 

l+ Partners LP. 

     A recent nationwide survey amply demonstrated how popular self-storage 

has become.  The survey reported that 10% of the population is currently using 

some kind of self-storage, 22% have recently used self-storage, and another 15% 

have used self-storage at some time in the past.  An additional 51% of the 

population is aware of what self-storage is, but has not yet had reason to use it.  

Only 3% of the survey did not know what self-storage was. 
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     An article that appeared in a recent edition of the Storage Fact Book said that, 

“The Holy Grail of investments is their potential return.  Sophisticated investors 

understand value is based not only on the current cash flow of a property, but 

also on its future or residual value when sold.  Obviously, the returns in both 

categories must be measured against the actual investment made in the property.   

 

     “The best measure of total return is the overall capitalization rate (OCR) that 

is applied to properties recently sold in the marketplace.  This number reflects 

the total annual return expected by the buyer when purchasing a property.  The 

OCR encompasses both the expected current return plus the residual value of 

the property. 
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ADVANTAGES OF SELF-STORAGE 

• Inherent with almost any other type of real estate investment, long-term 

leases carefully govern how rental rates can be increased over a given 

three to ten year period.  With self-storage, however, tenants normally 

have a month-to-month lease which allows the landlord to increase 

(adjust?) rents more consistently with market trends instead of having to 

wait for long-term leases to expire. 

• The average stay for self-storage tenants is 12.7 months for residential 

tenants and 21.7 months for commercial tenants.  The rent roll of a self-

storage facility turns over by an average of  approximately 9%+per 

month.  This turnover rate makes it easier for self-storage operators to 

react quickly to fluctuations in market conditions.  This flexibility allows 

self-storage operators to easily adjust rental rates to new tenants when 

they move in and to raise rates to existing tenants every six to twelve 

months. 

• Unlike office, retail, or multi-family real estate properties, a significant 

transaction for self-storage facility in a typical market usually does not 

exceed $6 to $7 million, with land cost a typical facility is averaging 

approximately $4.5 million.  This relatively small investment in a single 

asset makes self-storage extremely attractive to investors.  They are able 

to spread their risk across a market in several properties rather than having 

all their risk associated with a single asset. 

• Operating expenses in self-storage are easily managed.  Real estate taxes 

usually comprise 15 to 20 per cent of the total expenses.  Payroll, the 

largest single expense item, averages between 25 and 30 percent of the 

total expenses not including property taxes.  The remaining expenses are 

spread over management fees, utilities, advertising, insurance premiums, 
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costs for repairs and maintenance and miscellaneous office expense.  As 

long as real estate taxes and payroll costs are carefully managed, the 

impact of an increase over budgeted levels in one or two of the other 

expense categories would be minimal. 

• Self-storage is counter-cyclical.  In times of slow economic growth, both 

business and residential tenants tend to downsize, but self-storage 

business tends to remain constant because tenants will use their self-

storage units to store inventories, furniture and personal goods.  During 

periods of strong economic growth, tenants will characteristically increase 

inventories, move into or build larger homes and offices and utilize their 

self-storage space during this transition.  Tenants will often rent on a 

permanent basis an extra unit for storage of inventory items or household 

goods such as holiday decorations and other seasonal, bulky possessions.  
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BRIGHTON, MI 
 

COMMENTS AND CONCLUSIONS 
 

We propose to develop in 2 phases a “state-of-the-art” self-storage facility totaling 45,600 net 
rentable square feet on approximate 3 of the 10.5 acres, located in Brighton, MI based on the 
following. 

 
 

DEMOGRAPHIC INFORMATION 
 

1. There is currently a higher demand than supply for storage if using the “target area” which 
has been determined to be a 5 

2. -mile radius.   
 

3. In the “target” area the average household income is excellent at $121,155 while the national 
average is $86,278 which means when this property increases rates it will have a minimal 
impact to the occupancy. The current “Self-Storage Demand stated that renter’s income were 
as follows; 17% over $125,000, 10% $100,000 to $125,000 and 13% $75,000 to $100,000, 
9% $60,000 to $75,000, 7% $50,000 to $60,000, 10% $40,000 to $50,000, 8% $30,000 to 
$40,000, 13% $20,000 to $30,000 and 13% less than $20,000. 
 

4. The % of renters spending $150 or more per month on storage has increased 8% since 2013. 
 

5. The area's population in 2018 is 56,988 which was an increase of 5.41% from 2010 and is 
projected to increase another 2.55% in the next five years.  The census bureau estimates 
nation growth of only 3.5% over the next five years. 
 

6. Consumer self-storage penetration has increased since 2013 but has still not reached its 2007 
level.  However, due to population growth, the number of households renting self-storage 
units is at an all-time high of nearly 12 million.  This is about 1.8 million more households 
than in 2005. 

 
7. This is an area where the average household size of 2.56 people.  Keep this in mind when 

building the apartment. 
 
 

CONSTRUCTION INFORMATION 
 
 

8. We propose to build Phase 1 on 3 acres and include the office and apartment with this phase. 
 

9. We proposed to build Phase 2 on 2 additional acres. 
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10. We suggest building the rows of storage units parallel to the longest side of the building.  
This allows for more square footage and if the rows are perpendicular to the office gives the 
manager a view of every unit by walking down one side. 

 
11. To stop water flow under the doors you should slope floors and have a 1 ½ inch step up into 

each unit. 
 

12. You may want to consider moveable partitions to allow changing the unit mix for the 
demand. 

 
13. When selecting latches for the doors, the optimum choice would be the use of cylinder locks 

as they enhance the look of the facility and requires that the tenant purchase a lock from you.  
You must train the manager on the benefits of the cylinder lock over the traditional lock to 
make this a success. 

 
14. The unit mix is designed to include an average number of sizes since too many sizes tend to 

confuse the customer, clutter your layout and increase the complexity of construction. 
 

15. In addition to an electronic gate install a monitored video surveillance system and door 
alarms. By having the bells and whistles it makes the property more desirable when selling if 
this becomes your exit strategy. 

 
16. If you choose to install door alarms, it is much less expensive and simpler to do during 

construction rather than trying to retrofit them later. 
 

17. When installing the key pad, it should be located with enough room to allow 3 cars bumper 
to bumper to line up.  Also, it should be accessible from the vehicle window incase of 
inclimate weather. 

 
18. Make sure the facility has bright security lighting on the grounds, so tenants feel safe at 

night. 
 

19. Install timers or motion sensors in all hallways and any units with lighting.  This will reduce 
the utilities expenses and will discourage tenants from trying to install their own outlets in 
the units. 

 
20. It is recommended to install asphalt driveways instead of concrete.  Concrete is 

approximately 500% higher in cost.  Also repairs on concrete, which will crack are much 
more expensive than asphalt. 

 
21. The property will need to be constructed and operated in such a manner as to attract its 

successful share of the market, and probably capture and maintain a substantial portion of it’s 
inferior competitions market share. 

 
22. At the end of the buildings most fire departments require a 35’ inside turning radius and a 55’ 

outside turning radius. 
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23. Remember to install bollards at the corners of the building and around the touch pads for the 

gate.  This will reduce the damage caused by vehicles running into your buildings or gate 
equipment. 

 
24. If using a metal building you might want to consider using split brick on the outside and 

metal partitions for the inside.  It is my understanding that the REITS and companies like 
Extra Space Storage consider this type of construction superior and will offer a better price.  
This is important if selling is part of your exit strategy.  Remember to have the roofs 
insulated on the inside, as the metal building tends to sweat when the temperature changes. 

 
25. Where zoning will allow use some type of a reader board on your sign.  This provides space 

for posting specials along with changing the message weekly and keeps people looking at 
your facility.  

 
26. 50% of current renter are renting drive up storage units, however this number has decreased 

7% since 2013. 
 

27. In this area because of the humidity you will need to use a central air conditioner to cool the 
air and keep the humidity down.  

 
28. For every 1,200 to 1,500 square feet you will need a 1-ton air conditioning unit. 

 
29. If you do build an on-site apartment, build it above the office this allows them to separate the 

office time from home time as access to the apartment is limited.  If you connect the 
apartment to the office on the same level, managers tend to go in their apartment during 
office hours to watch TV, do laundry and cook among other things. 

 
30. When planning the layout for the temperature-controlled building larger units should be built 

close to the access doors making it easier for people to move into them. 
 

31. Installing panic alarm buttons in the temperature-controlled area gives your customer peace 
of mind.  These areas are typically long, dim hallways that are usually vacant and may make 
your customers feel vulnerable.  By installing alarm buttons, music, using white doors and 
panels along with good lighting in these areas you make the temperature-controlled building 
more inviting.  Surveys by the storage industry show that after the initial move in, women are 
typically the ones who visit the facility.  The more comfortable you make them the longer 
they will stay and less likely they are to move based solely on price. 

 
32. When the humidity rises to 90% or above items stored in traditional storage units can become 

damaged, therefore we recommend building some temperature-controlled units.  Keep the 
temperature-controlled units above 60 degrees and not over 85 degrees.   

 
 
MISCELLANEOUS 
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33. Nationally even with the additional square footage being added to the self storage market 

nationally in 2005 the average occupancy was 83.0% and in 2015 the average was 90.2%. 
 

34. Currently the REITS account for 18% of all storage facilities in the U.S., the other top 
operators accounting for an additional 8% leaving 74% for the rest of the self-storage 
product. 

 
35. Printed materials for direct mailers along with coupons should be made available and widely 

distributed before Grand Opening to maximize rent up.  The cost for this initial marketing 
campaign is not in the budget.  The line item for direct mail is for the mailing lists and 
postage to be used during the rent-up process.  

 
36. You will want to use at least the amount of money each month that is outlined in the 

marketing budget.  A facility will need additional marketing up front to produce a faster rent 
up.  Keep in mind the average stay in storage is 12.7-21.7 months with the average number of 
move outs being approximately 10% of what the facility starts the month occupied with.  
This means the faster you can rent up before experiencing high move outs the faster the 
facility will obtain maturity. 
 

37. It is very important to have a good web site.  in 2007 the number of customers who said they 
found a facility was less than 1% and in 2015 that number had risen to 23% nearly one-fourth 
of all customers and is second only to drive by with 32% of new customers. 

 
38. According to the “Self-Storage Demand Study” approximately 10% of the current population 

is using storage, 22% have used storage in the past 5 years and 15% have used storage more 
than 5 years ago.  This means 47% of current U.S. households have some self-storage 
experience or which only 3% of ex renters say they would never rent again under any 
circumstances. 

 
39. Having the apartment above the office allows you to place signage up higher on the wall and 

provides you with additional visibility for the facility. 
 

40. On the “Entrepreneurial Report” based on an 7% cap rate the “Entrepreneurial Profit” is 43% 
or $1,717,740 after the 3rd year of operation. If this property was being appraised or sold in 
today’s market it would demand a 5 cap and would have a 100% profit or $4,012,551. 

 
41. Built into the projection cost is “Lease Up” interest to help the property cover the mortgage 

until the facility reaches maturity. 
 

42. This property will break even and cover the debt service on phase 1 at 92% occupied and 
should be achieved by approximately the 7th month of operation.  However once Phase 2 is 
built the property break even at 72% an should be achieved by approximately the 28th month 
of operation. 
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43. You should implement a program to accept credit cards along with monthly auto payment 
option for your tenants.  Those tenants who automatically have their monthly payment 
charged to their credit cards stay longer.  This is very useful because a substantial amount of 
your tenants will not live locally.  The “Self-Storage Demand Study” states the means of 
payment as; 36% check or money order, 35% credit or debit card, 14% cash and 15% on-line 
or automatic deduction. 

 
44. You should offer insurance programs for added peace-of-mind for prospective tenants. 

 
45. Offering boxes and other packing materials can increase your monthly profit and provide 

another valuable service to your customers. 
 
 

46. Retiring “baby boomers” tend to remain consumers who do not easily dispose of possessions; 
this increases the demand for self-storage. 

 
47. The key to pricing is to have desirable pricing along with a move in special without driving 

the entire market pricing down. 
 

48. The pricing has been based very conservatively and includes offering a move in special of ½ 
off the first month. 

 
 

MANAGEMENT 
 

49. In my experience it is easier to find managers when you have an on-site apartment.  Most 
managers realize this is a great benefit if the apartment is built correctly.  There is no 
commute time to work and they don’t have to worry about paying rent or utilities.  You can 
also typically hire a couple for little more than the cost for one full-time off-site manager.  
With two people the phone should always be answered instead of going to an answering 
machine.  One person can show a unit and clean while one answers the phone.  Normally $12 
to $15 per hour per person is needed for a couple that lives on site. 

 
50. Bear in mind that answering the phone is very important.  Usually if a customer is calling for 

prices and they get an answering machine they will hang up and call the next number in the 
phone book.  Most of the messages received are from current tenants. With the average stay 
in 2015 being 12.7 months and your average price per unit is $172.40.  This means each 
missed phone call could cost you $2,189.48. 
 

51. You need a good off site and on-site management team.  Except for pricing which accounted 
for 83% of new rentals along with availability 69%, Location 34%, hours of operation 30%, 
Management/Features was the second reason someone stored at 26%. 

 
52. It is VERY important to train the managers on the benefits of temperature-controlled storage. 
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53. Based on the good growth trends, high occupancy rates of the competition in the target area, 
the fact this facility should be built as a superior product compared to its competition and the 
fact the excess demand in this target area is 325,368 using the Michigan supply number and 
321,948 using the US supply number of additional square feet needed as seen on the Demand 
calculations in section 4 of this report  It is my belief that this location would be great for 
self-storage.  The area should be able to support the addition of 45,600 square feet of storage. 
 

54. This location is rated as a B+ to an A- with an excellent possibility of success.  
 

55. I, Stephan Ross believe the proposed market area will support another self-storage facility.  I 
believe by using the entire amount allocated for marketing, having the managers trained and 
promotional materials available for the Grand Opening along with utilizing the recommended 
move-in special, that the rent-up period for this location will be 31 months to reach 90% to 
90% overall occupancy being built in 2 phases at which point the debt service coverage ratio 
will be a 1.31. 

 

100



ARCHITECT/AGENT
FUSCO, SHAFFER & PAPPAS, INC.

550 E. NINE MILE RD
FERNDALE, MI 48220

248.543.4100

LANDSCAPE ARCHITECT
HAGENBUCH WEIKALL

33203 BIDDESTONE
FARMINGTON HILLS, MI 48334

248.477.3600

OWNER/DEVELOPER
BIRKENSTOCK ENTERPRISES, LLC

2528 HARTE DR.
BRIGHTON, MI 48114

810.499.7144

COPYRIGHT 2017-FUSCO, SHAFFER & PAPPAS, INC.

CIVIL ENGINEER
NOWAK & FRAUS ENGINEERS

46777 WOODWARD AVE.
PONTIAC, MI 48342

248.332.7931

LIGHTING DESIGN
MEEC, PC

1415 GOLDSMITH
PLYMOUTH, MI 48170

734.454.5516

BIRKENSTOCK OFFICE/STORAGE BUILDING
GENOA TOWNSHIP,	  MICHIGAN
LIST OF DRAWINGS DEVELOPMENT  TEAM

DATE			    ISSUE 
01.29.19		  P.I.D. SITE SUBMISSION      
02.22.19		  P.I.D. RE-SUBMISSION      

LOCATION MAP
PROJECT ADDRESS:  2528 HARTE DRIVE
NO SCALE

NORTH

CIVIL ENGINEERING
C.001		  BOUNDARY / TOPOGRAPHIC / TREE SURVEY
C.002		  BOUNDARY / TOPOGRAPHIC / TREE SURVEY
C.003		  BOUNDARY / TOPOGRAPHIC / TREE SURVEY
C.004		  BOUNDARY / TOPOGRAPHIC / TREE SURVEY
C.102 		  SITE PLAN PAVING & GRADING 
C.201 		  SITE PLAN UTILITIES
C.302		  SOIL MAP 
C.303		  TRUCK TURN PLAN
C.304		  PERMEABILITY REPORT
C.305		  LOT SPLIT PLAN
C.306		  LOT SPLIT UTILITY PLAN

LANDSCAPING
L.S.1		  SITE LANDSCAPE PLAN
L.S.2		  PLANTING DETAIL
LT.1		  TREE REMOVAL PLAN
LT.2		  TREE REMOVAL PLAN
L.901		  SITE DETAILS

ARCHITECTURAL
A.S.101	 CONCEPTUAL SITE PLAN

A.101 		  CONCEPTUAL FIRST FLOOR BUILDING PLAN & SIGNAGE
A.201 		  CONCEPTUAL FRONT & LEFT SIDE ELEVATIONS 
A.202 		  CONCEPTUAL REAR & RIGHT ELEVATIONS

ELECTRICAL LIGHTING
EX.001	 SITE PLAN - PHOTOMETRICS
EX.002	 SITE PLAN - LIGHT FIXTURES		

SITE 
LOCATION

KELLO
G

G
 RD

DO
RR RD

HUBERT RD

CROOKED LAKE RD HERBST RD

EULER RD

S HA
C

KER RD

HYNE RD

GRAND RIVER AVE

I96

BUILDING AREA (GROSS)	
	 EXISTING OFFICE BLDG.   	                                                       12,816 S.F. 	
           PROPOSED STORAGE BLDG.                                                  
	           STORAGE W/ SALES OFFICE (INCL. 1,000 S.F. SALES)    59,680 S.F.         
                     MANAGERS UNIT                                                             1,500 S.F.
                     TRUCK LOADING(ENCLOSED)	                                    6,384 S.F.
                     TOTAL PROPOSED STORAGE BLDG.                            67,564 S.F.

BUILDING HEIGHT	
	 MAXIMUM ALLOWED               	                                 30 FEET - 2 STORY
	 PROPOSED            	                                                       27 FEET - 2 STORY

PARKING
	 REQUIRED - NEW BLDG.	
                     STORAGE (1 C/1,500 S.F.)                                            43 SPACES
	           SALES OFFICE (1 C/300 S.F.)		                         4 SPACES
                     MANAGERS UNIT (2/UNIT)                                              2 SPACES
			   TOTAL	                                                                 49 SPACES

           REQUIRED - EXISTING BLDG(1C/300 S.F.)	 43 SPACES
	
           PROPOSED - NEW BLDG.	
	   	 STORAGE/SALES OFFICE(INCL. 4 P.H. SPACES)         49 SPACES

           PROPOSED - EXISTING BLDG 	 67 SPACES
			 

NOTES:	
1.  ALL INTENSITY AND DIMENSIONAL DATA NOTES AS “REQUIRED” OR       		
     “ALLOWABLE”  IS BASED ON THE IND BASE ZONING STANDARDS (AS     		
     AMENDED).

2.  THE BUILDING SHALL BE PROVIDED WITH AN AUTOMATIC SPRINKLER SYSTEM                     	
     IN ACCORDANCE WITH NFPA 13.

SITE DATA
SITE AREA (GROSS)                                                            
	 MINIMUM			         	  			                       3 AC	
	 PROVIDED	 ± 462,607 S.F. OR ± 10.62 AC
	
LOT WIDTH                            	   
	 MINIMUM               				          			         150 FT.
	 PROVIDED   								             450 FT.
                                                                                         	
ZONING                            	  
	 EXISTING                              GCD (GENERAL COMMERCIAL DISTRICT)

  	PROPOSED                          PID(PLANNED INDUSTRIAL DEVELOPMENT                                                              
W/ IND BASE)                   

TOTAL BUILDING FOOTPRINT AREA                             	   
	 EXISTING	                                                                             12,816 S.F.
	 PROPOSED 					                                     66,064 S.F.
		  TOTAL	 78,880 S.F.

LOT COVERAGE (BUILDINGS) 		
           MAXIMUM ALLOWED	 185,042 S.F. (40%)
	 EXISTING		  12,816 S.F. (2.7%)
	 PROPOSED (TOTAL INCL. EXIST’G.)  	      78, 880 S.F. (17%)

LOT COVERAGE (IMPERVIOUS SURFACE INCLUDING BUILDING) 	 	
	 MAXIMUM ALLOWED	 393,215 S.F. (85%)
	 PROPOSED (TOTAL INC. EXIST’G)	 208,921 S.F. (45.2%)

GRAND TOTAL(INCLUDING EXISTG.)                80,380 S.F.

STORAGE AREA(NET)                                                     46,607 S.F.
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Storm Sewer Structure

Schedule

Structure Name

#1

4' DIA MH

#2

4' DIA CB

#3

4' DIA CB

#4

4' DIA MH

#5

4' DIA CB

#6

4' DIA CB

#7

4' DIA CB

#8

4' DIA CB

#9

4' DIA CB

#10

4' DIA CB

#11

4' DIA CB

#12

18" END SECT

#13

4' DIA MH

#14

18" END SECT

#15

4' DIA CB

#16

4' DIA CB

#17

18" END SECT

#22

12" END SECT

#23

4' DIA MH

#24

4' DIA CB

#25

18" END SECT

#26

4' DIA MH

Structure Details

PR. RIM 977.50

PR. 12" E. INV.  971.79

PR. 12" W. INV.  972.33

PR. 18" NE. INV. 971.45

PR. RIM 976.60

PR. 12" S. INV.  972.13

PR. 12" W. INV. 972.13

PR. RIM 977.50

PR. 12" SW. INV.  972.92

PR. 12" N. INV. 972.92

PR. RIM 977.50

PR. 12" W. INV.  973.27

PR. 12" NE. INV. 973.27

PR. RIM 977.50

PR. 12" W. INV.  973.51

PR. 12" E. INV. 973.50

PR. RIM 977.80

PR. 12" E. INV. 973.80

PR. RIM 976.60

PR. 12" W. INV.  972.75

PR. 12" E. INV. 972.75

PR. RIM 977.50

PR. 12" S. INV.  973.18

PR. 12" E. INV. 973.18

PR. RIM 978.20

PR. 12" S. INV.  973.60

PR. 12" N. INV. 973.60

PR. RIM 978.20

PR. 12" S. INV.  973.85

PR. 12" N. INV. 973.85

PR. RIM 978.20

PR. 12" N. INV. 974.20

PR. RIM 961.79

PR. 18" SW. INV.  960.00

PR. RIM 977.02

PR. 18" SW. INV.  971.37

PR. 18" NE. INV. 961.73

PR. RIM 962.56

PR. 18" E. INV.  960.77

PR. RIM 972.12

PR. 18" E. INV.  960.87

PR. 18" W. INV. 960.87

PR. RIM 972.12

PR. 18" E. INV.  960.92

PR. 18" W. INV. 960.92

PR. RIM 962.79

PR. 18" W. INV. 961.00

PR. RIM 965.12

PR. 12" N. INV.  961.00

PR. RIM 978.19

PR. 12" N. INV.  975.00

PR. 12" S. INV. 963.80

PR. RIM 982.75

PR. 12" S. INV. 978.07

PR. RIM 962.79

PR. 18" N. INV.  961.00

PR. RIM 978.20

PR. 18" N. INV.  974.37

PR. 18" S. INV. 962.49

Sanitary Structure Schedule

Structure Name

#S1

EXISTING SAN MH

#S2

4' DIA SAN MH

#S3

4' DIA SAN MH

Structure Details

PR. RIM 980.80

PR. 8" SE. INV.  966.00

PR. 8" N. INV.  965.88

PR. RIM 973.90

PR. 8" S. INV.  966.41

PR. 8" NW. INV. 966.41

PR. RIM 978.20

PR. 6" S. INV.  973.20

PR. 8" N. INV. 967.40
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Site Plan
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G E N O A  T O W N S H I P ,  	  M I C H I G A N

B I R K E N S T O C K 
O F F I C E / S T O R A G E  B U I L D I N G

P.I.D. SITE SUBMISSION
JANUARY 29, 2019

P.I.D. RE-SUBMISSION
FEBRUARY 22, 2019

P.I.D. RE-SUBMISSION/TWP. BOARD
APRIL 05, 2019

A.S.101

CONCEPTUAL SITE PLAN SCALE: 1” = 50’-0”

BUILDING AREA (GROSS)	
	 EXISTING OFFICE BLDG.   	                                                       12,816 S.F. 	
           PROPOSED STORAGE BLDG.                                                  
	           STORAGE W/ SALES OFFICE (INCL. 1,000 S.F. SALES)    59,680 S.F.         
                     MANAGERS UNIT                                                             1,500 S.F.
                     TRUCK LOADING(ENCLOSED)	                                    6,384 S.F.
                     TOTAL PROPOSED STORAGE BLDG.                            67,564 S.F.

BUILDING HEIGHT	
	 MAXIMUM ALLOWED               	                30 FEET - 2 STORY
	 PROPOSED            	                                                 27 FEET - 2 STORY

SITE DATA
SITE AREA (GROSS)                                                            
	 MINIMUM			         	  			                       3 AC	
	 PROVIDED	 ± 462,607 S.F. OR ± 10.62 AC
	
LOT WIDTH                            	   
	 MINIMUM               				          			         150 FT.
	 PROVIDED   								             450 FT.
                                                                                         	
ZONING                            	  
	 EXISTING                              GCD (GENERAL COMMERCIAL DISTRICT)

  	PROPOSED                          PID(PLANNED INDUSTRIAL DEVELOPMENT                                                              
W/ IND BASE)                   

TOTAL BUILDING FOOTPRINT AREA                             	   
	 EXISTING	                                                                     12,816 SF.
	 PROPOSED 					     66,064 SF.
		  TOTAL	 78,880 SF.

LOT COVERAGE (BUILDINGS) 		
           MAXIMUM ALLOWED	 185,042 S.F. (40%)
	 EXISTING		  12,816 S.F. (2.7%)
	 PROPOSED (TOTAL INCL. EXIST’G.)  	      78,880 S.F. (17%)

LOT COVERAGE (IMPERVIOUS SURFACE INCLUDING BUILDING) 	 	
	 MAXIMUM ALLOWED	 393,215 S.F. (85%)
	 PROPOSED (TOTAL INC. EXIST’G)	 208,921 S.F. (45.2%)
	

GRAND TOTAL(INCLUDING EXISTG.)                80,380 S.F.

STORAGE AREA(NET)                                                     46,607 S.F.
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0        25’      50’             100’

6

6

3

66

NORTH

PARKING
	 REQUIRED - NEW BLDG.	
                     STORAGE (1 C/1,500 S.F.)                                            43 SPACES
	           SALES OFFICE (1 C/300 S.F.)		                         4 SPACES
                     MANAGERS UNIT (2/UNIT)                                              2 SPACES
			   TOTAL	                                                                 49 SPACES

           REQUIRED - EXISTING BLDG(1C/300 S.F.)	 43 SPACES
	
           PROPOSED - NEW BLDG.	
	   	 STORAGE/SALES OFFICE(INCL. 4 P.H. SPACES)         49 SPACES

           PROPOSED - EXISTING BLDG 	 67 SPACES
			 

NOTES:	
1.  ALL INTENSITY AND DIMENSIONAL DATA NOTES AS “REQUIRED” OR       		             	
   “ALLOWABLE”  IS BASED ON THE IND BASE ZONING STANDARDS (AS AMENDED).

2.  THE BUILDING SHALL BE PROVIDED WITH ALL AUTOMATIC SPRINKLER SYSTEM                     	
     IN ACCORDANCE WITH NFPA 13.

PROPOSED 1-STORY 
CLIMATE CONTROLLED 
STORAGE BUILDING 
W/ SALES OFFICE
67,564 S.F.(INCL. 2ND FLR.)
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BASIN #1 AT EXISTING 
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LOW GRADE AREA

EXISTING ENTRY DRIVE TO REMAIN
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COMMERCIAL DISTRICT
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1-STORY OFFICE BLDG.
12,816 S.F.
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PARKING
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ENG. PLANS

PROPOSED MONUMENT SIGN

POTENTIAL FUTURE DRIVE LOCATION
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EXISTING BOULEVARD ISLAND TO REMAIN
- TO BE LANDSCAPED - SEE LANDSCAPE PLANS
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DIRECTIONAL SIGN 
LOCATION
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MHP - MANUFACTURED 
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MATERIAL		        MAX % ALLOWED              PROVIDED %
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COMPOSITE SIDING	   25%                                             48.9%
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	 TOTAL									              100%
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Moved by    , Supported by   , to APPROVE the site plan dated 
March 11, 2019 with the condition that the applicant provide information to Township staff 
that the landscaping and other previously approved requirements have been implemented.  

 

Should you have any questions concerning this matter, please do not hesitate to contact me. 
 
Sincerely,  
 
 
 
Kelly VanMarter 
Assistant Township Manager/Community Development Director 
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GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

PUBLIC HEARING 
APRIL 8, 2019 

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, Jeff Dhaenens, 
Jill Rickard, Marianne McCreary, Jim Mortensen and Eric Rauch. Absent was Chris 
Grajek.  Also present was Kelly VanMarter, Community Development Director/Assistant 
Township Manager, Brian Borden of Safebuilt Studio, and Gary Markstrom of Tetra 
Tech.  There were twelve audience members present. 
  
PLEDGE OF ALLEGIANCE:  The pledge of allegiance was recited.  
 
Commissioner Rauch asked to be recused from Open Public Hearing #1 because his 
children attend Livingston Christian Schools. 
 
Moved by Commissioner Mortensen, seconded by Commissioner Rickard, to recuse 
Commissioner Rauch from Open Public Hearing #1.  The motion carried 
unanimously. 
 
APPROVAL OF AGENDA: 
  
Moved by Commissioner McCreary, seconded by Commissioner Mortensen, to approve 
the agenda as presented. 
  
CALL TO THE PUBLIC:  The call to the public was made at 6:32 pm with no response. 
 
OPEN PUBLIC HEARING #1… Review of a special use, site plan and environmental 

impact assessment for a previously approved special use permit for K-12 Livingston 

Christian Schools located within the Brighton Church of the Nazarene.  The property in 

question is located at 7669 Brighton Road, Brighton, Michigan, being Parcel #4711-25-

400-059.  The request is petitioned by Livingston Christian Schools. 

 

A. Recommendation of Special Use 

B. Recommendation of Environmental Impact Assessment (3-11-19) 

C. Recommendation of Site Plan (3-11-19) 

 

Mr. Robert Wiegand of Livingston Christian Schools was present.  He stated they 

currently have an allowable maximum student enrollment of 200 and would like to 

increase it to 280.  They had a traffic study done by Boss Engineering and it showed 
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that the increase would not have a negative impact on their parking lot or Brighton 

Road. 

 

Mr. Borden confirmed that the report submitted does show that the increase in 

enrollment will have no negative off-site impacts.  He noted that all of the required 

improvements from the 2017 site plan approval shall be completed, such as if any 

required landscape has damaged or died, it should be replaced. 

 

Mr. Markstrom agrees that the study that was done by Boss Engineering does not show 

negative impacts on Brighton Road.  Any delay caused by queuing would be on their 

site and not on Brighton Road.  He suggests that the field reviews continue on an 

annual basis.   

 

There was a discussion regarding the possible need for future site improvements based 

on the continued increase in student population and traffic and how the Township would 

be able to request or enforce these improvements. 

 

Mr. Wiegand stated they requested for the maximum to be 280; however, based on the 

room accommodation totals sheet he presented this evening, the enrollment could only 

ever be as high as 257 students.  This amount would only be met if all of their 

classrooms were at capacity. 

 

Commissioner Dhaenens asked Mr. Wiegand of the traffic conditions during night time 

events, such as the holiday concert.  Mr. Wiegand stated it is very similar to church on 

Sunday.   

 

Commissioner Rickard questioned if all of the required improvements have been made.  

Mr. Wiegand stated yes. 

 

The call to the public was made at 6:57 pm with no response. 

 

Moved by Commissioner Mortensen, seconded by Commissioner Rickard, to 

recommend to the Township Board approval of the revision to the Special Use for 

Livingston Christian Schools to increase the maximum number of students from 200 to 

280.  This recommendation is made because the Planning Commission believes that 

based on experience to date, it is a relatively minor change and continues to be 

consistent with the special land use standards of Section 19.03 of the Township Zoning 

Ordinance.  The motion carried unanimously. 
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Moved by Commissioner Mortensen, seconded by Commissioner Rickard, to 

recommend to the Township Board approval of the Environmental Impact Assessment 

dated March 11, 2019 for Livingston Christian Schools to increase the maximum 

number of students from 200 to 280.  The motion carried unanimously. 

 

Moved by Commissioner Mortensen, seconded by Commissioner Rickard, to 

recommend to the Township Board approval of the Site Plan dated March 11, 2019 for 

Livingston Christian Schools to increase the maximum number of students from 200 to 

280 conditioned upon the applicant assuring Township staff that the landscaping and 

other requirements previously approved have been implemented.  The motion carried 

unanimously. 

 

OPEN PUBLIC HEARING #2…  Review of site plan and environmental impact 

assessment for a proposed 6,225 sq. ft. addition and parking lot expansion to the 

existing Transtar Autobody Technologies facility located at 2040 Heiserman Drive.  The 

request is petitioned by ACS Build, Inc. 

 

A. Recommendation of Environmental Impact Assessment (3-20-19) 

B. Disposition of Site Plan (3-20-19) 

 

Mr. Brian McQuade of ACS Build and Jesse Parkinson of Greentech were present.   

 

Mr. McQuade stated they would like to build a 6,225 square foot addition for a training 

facility.  They will not be increasing any employees.  They will just be moving the 

training from Baker College in Flint to this location. 

 

Mr. Borden reviewed his letter dated March 25, 2019. 

1. A minor correction is needed to the building material depiction for the west 

elevation. Mr. McQuade stated the material is metal.  The description is incorrect. 

2. The proposed wall-mounted light fixtures will cast light outwards and do not meet 

ordinance standards. Mr. McQuade stated they will change them to meet the 

ordinance. 

3. The applicant requests Planning Commission authorization to retain existing 

vegetation along the north side of the site in lieu of installing a Buffer Zone “A.” 

The Planning Commission has the ability to waive this requirement.   

4. The revised landscape plan does not incorporate the revisions to the proposed 

parking lot.  Mr. McQuade will make this correction. 

5. The plan should be corrected for consistency and one additional canopy tree is 

required.  The applicant will meet this requirement. 
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GENOA CHARTER TOWNSHIP BOARD – Regular Meeting – Nov. 20, 2107 
 
 

 

2 
 
 

 

located at 7669 Brighton Road, Brighton. The request is petitioned by Brighton Church of the 

Nazarene. 

A. Disposition of amendment to special land use and site plan conditions. 

Moved by Hunt and supported by Lowe to approve the amendments to the special land use and site 

plan conditions for the Brighton Church of the Nazarene for the reasons found by the Planning 
Commission with the following conditions:   

 The landscape plan provided by Landscape Design and Associates dated Oct. 2, 2017 is 
approved. 

 The requirement for the Church to maintain the off-premise tree line along Aljoann Road 

right-of-way is eliminated.  The maintenance responsibilities are transferred to the Worden 

lake homeowner’s association as provided by Article 3, Section 3, Item 1 in the Declaration 
of Covenants and Building and Use Restrictions as recorded in Liber 2925 Page 0082. 

 The requirement for the skate park security guard is discontinued. 

The motion carried unanimously. 

 

8. Consideration of a recommendation for approval with conditions regarding a special use 

application, environmental impact assessment and site plan for a proposed K-12 Livingston 

Christian School to be located within the Brighton Church of the Nazarene at 7669 Brighton 

Road, Brighton. The request is petitioned by Livingston Christian Schools. 

A. Disposition of Special Use Application. 

Moved by Lowe and supported by Hunt to approve the Special Land Use permit with conditions.   

This approval is granted based upon finding consistent with the standards of section 19.03 of the 

Zoning Ordinance and furthermore the use is found to be consistent with the general character in the 

area, which includes a number of churches and schools.   This approval is based upon compliance 

with the following conditions:   

 Student enrollment shall not exceed 200 students with the full implementation of the site plan 

corresponding to this approval.   

 An agreement shall be provided which defines the costs and responsibilities for 

implementation of the approved site plan between the Church of the Nazarene (landlord) and 

Livingston Christian Schools (tenant).  This agreement shall be approved by the Township 

Attorney prior to issuance of the Special Land Use Permit and within the 60 day compliance 

period provided by 19.02.04(h). This agreement can be a copy of an amended lease 

agreement between the Livingston Christian Schools and the Church of the Nazarene. 

 A copy of the Livingston Christian Schools annual report to the State of Michigan certifying 

the school enrollment shall be provided to the Township on or before December 1st of each 

year.   
The motion carried unanimously. 
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B. Disposition of Environmental Impact Assessment. 

Moved by Hunt and supported by Lowe to approve the environmental impact assessment dated 

November 14, 2017 which includes the Traffic Impact Study dated November 14, 2017.  The motion 

carried unanimously. 

             

C. Disposition of Site Plan. 

Moved by Hunt and supported by Lowe to approve the site plan dated November 14, 2017 with the 

following conditions:  

 A Land Use Permit will be required prior to any construction.  

 All site plan application fee exceedances shall be paid prior to issuance of the Land Use 

Permit. 

 Water tap fees due to the City of Brighton shall be paid prior to issuance of a Land Use 

Permit. 

 Any future signage is subject to permitting and shall comply with the sign ordinance and be 

approved by the Township.  

 All requirements of the Brighton Area Fire Authority shall be met.   

The motion carried unanimously. 

 

9. Consideration of a recommendation for approval with conditions regarding a special use 

application, environmental impact assessment and site plan for proposed outdoor storage and 

parking lot improvements location at 5818 Sterling Drive, Howell. The request is petitioned by 

Dennis Cregar. 

A.  Disposition of Special Use Application. 

Moved by Ledford and supported by Hunt to approve the Special Land use permit because it has 

been found that the requested use meets the requirements of Section 19.03 and 8.02.02 of the 

Township Ordinance.  The motion carried as follows:  Ayes – Ledford, Hunt, Lowe, Mortensen, 
Skolarus and Rogers.  Nay – Croft.   

 B.  Disposition of Environmental Impact Assessment. 

Moved by Hunt and supported by Lowe to approve the Environmental Impact Assessment dated 

Nov. 14, 2017 as submitted.  The motion carried as follows:  Ayes – Ledford, Hunt, Lowe, 

Mortensen, Skolarus and Rogers.  Nay – Croft.   

C.  Disposition of Site Plan. 

Moved by Lowe and supported by Skolarus to approve the site plan as submitted.  The motion 
carried unanimously.  
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from the site.  Pastor Walls stated he is willing to work with the neighbors.  He was not 
aware of their concerns until last month’s Planning Commission meeting.   
 
The call to the public was closed at 7:16 pm. 
 
Moved by Mortensen, seconded by Rauch, to recommend to the Township Board 
approval of amendments to the special land use and site plan conditions for the 
Brighton Church of the Nazarene as follows: 

● The site plan design of Landscape Design and Associates dated October 2, 2017 
showing is recommended. 

● The requirement that the Church of the Nazarene maintain the tree line along the 
ROW should be removed with the assumption of the maintenance responsibilities 
be transferred to the homeowner’s association of Worden Lake Subdivision.  This 
is consistent with the covenant in the master deed of the subdivision on Worden 
Lake.  

● It is recommended that a paid security individual on site of the Church of the 
Nazarene be discontinued. 

These recommendations are made for the following reasons: 
●  The construction a few years ago of the 6-foot high, 700-foot long fence along 

Aljoann shields the view of the church and its activities from the neighborhood. 
● There has been no reported incidents requiring continuation of a security guard 

and during operation of the skate park, there is a director and volunteers 
available. 

● This amendment does not include the northeast portion of the site where there are 
plantings on the church property, which will continue to be maintained by the 
Church of the Nazarene. 

The motion carried unanimously. 
 
OPEN PUBLIC HEARING #2… (Tabled 10-10-17) Review of a special use 
application, environmental impact assessment and site plan for a proposed K-12 
Livingston Christian Schools to be located within the Brighton Church of the Nazarene at 
7669 Brighton Road, Brighton.  The request is petitioned by Livingston Christian 
Schools. 
Planning Commission Recommendation of Petition: 
A. Recommendation of Special Use Application 
B. Recommendation of Environmental Impact Assessment 
C. Recommendation of Site Plan. 
Commissioner Rauch asked to be excused from the discussion and motion as his 
children attend Livingston Christian Schools. 
Moved by Mortensen, seconded Grajek, to excuse Commissioner Rauch.  The motion 
carried unanimously. 
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Brett LaVanway of Boss Engineering, Steven Russo of Fleis & VandenBrink Engineering, 
Inc., and Rob Wiegand of Livingston Christian Schools were present. 
 
Mr. LaVanway believes they have addressed all of the items requested at the previous 
Planning Commission meeting. 
 
Mr. Borden reviewed his letter dated November 6, 2017.   

● The general special land use standards have been met. 
● The only deficiency with the specific use conditions is the east side parking lot 

setback. 
● The site plan still shows an increase in building coverage; however, the building 

is not being expanded.  This should be corrected. 
● The Township can require looped or double-striped parking spaces for the 

modified parking area. 
● When future signage is proposed, the applicant must obtain approval and a 

permit from the Township. 
● They would like the applicant to describe where and how the students above the 

3rd grade will be provided access to outdoor during the school day. 
● They are suggesting that a method for the school to regularly report enrollment 

numbers to the Township be developed. 
 
Mr. Wiegand stated that the play area is 7,300 square feet and the State of Michigan 
has approved this area for 250 kids.  The school also believes this is sufficient for their 
students.  They will also be utilizing the gymnasium for recess. 
 
Ms. VanMarter asked to have a statement, such as “All of the children will use the 
playground or the gymnasium area during recess” added to the Impact Assessment. 
 
Mr. Wiegand stated they have updated the lease agreement with the Church.  Ms. 
VanMarter stated a letter was received from Pastor Walls stating that the church and 
the school have agreed to the proposed site plan. Commissioner Grajek asked if all of 
the site improvements have been agreed upon by the church and the school and has it 
been decided who will bear the cost.  Mr. Wiegand stated this still needs to be 
discussed between the school and the church.  They do not have bids yet. The 
commissioners would like to have an agreement between the church and the school 
submitted to the Township for review. 
 
Mr. Markstrom stated that the applicant has completed the updated traffic study as 
requested.  There was not a significant change from the study that was done in May of 
2015.   
 
Commissioner Mortensen questioned the Level of Service F on the traffic study.  Mr. 
Russo stated there is a Level of Service F for the cars turning left out of the site onto 
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Brighton Road.  This would cause a back-up on the site and not on the surrounding 
public streets.   
 
Chairman Brown asked what the level of service will be on Aljoann.  Mr. Russo stated 
he does not believe the level of service would be an F, as it is on the church site, but he 
cannot be sure without running the numbers.   
 
Ms. VanMarter noted that there will be tap fees required to be paid to the City of 
Brighton.  In 2015, the cost was $81,000.  She is not aware what it will be now and 
recommended the applicant check with the City of Brighton. 
 
The call to the public was made at 8:01 pm. 
 
Chairman Brown stated that a letter was received from Jay Johnson who is concerned 
with the traffic.  He is suggesting using the church next door for a drop off and then the 
children could walk on the sidewalk to the church.  He suggested a shuttle service be 
used during inclement weather. 
 
The call to the public was closed at 8:04 pm. 
 
Moved by Commissioner Mortensen, seconded by Commissioner Rickard, to 
recommend to the Township Board approval of the special use application to permit 
Livingston Christian Schools to operate a school on the site of the Church of the 
Nazarene with the following conditions: 

● The terms of the special use agreement insofar as responsibilities between the 
Church of the Nazarene and the Livingston Christian Schools will be spelled out 
in a way that is satisfactory to the Township attorney prior to the issuance of a 
special land use permit.  The agreement can be a copy of the lease agreement 
between the Livingston Christian Schools and the Church of the Nazarene. 

● A copy of the Livingston Christian Schools’ annual report to the State of Michigan 
certifying the school enrollment shall be provided to the Township. 

This recommendation for the special use application is made because the Planning 
Commission finds it is consistent with the requirements of Section 19.03 of the 
Township Zoning Ordinance, and furthermore, is consistent with the general character 
in the area, which consists of a number of churches and schools. 
The motion carried unanimously. 
 
Moved by Commissioner Mortensen, seconded by Commissioner Grajek, to recommend 
to the Township Board approval of the impact assessment with a revision date of 
October 25, 2017 to permit Livingston Christian Schools to operate a school on the site 
of the Church of the Nazarene with the following note added: 

●   “The playground will be confined to the outdoor area identified on the site plan 
reviewed tonight by the Planning Commission as well as the gymnasium”. 

The motion carried unanimously. 
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Moved by Commissioner Mortensen, seconded by Commissioner Rickard, to 
recommend to the Township Board approval of the site plan dated October 25, 2017 to 
permit Livingston Christian Schools to operate a school on the site of the Church of the 
Nazarene with the following conditions: 

● Correction on the site plan to indicate that the building coverage is 8.19 percent 
and not 6.99 percent. 

● Parking spaces in the modified parking area will be double striped / looped 
● Any future signage will need to be approved by the Township. 
● The requests of the Engineer in his letter dated November 6, 2017 shall be met. 
● The requests of the Brighton Area Fire Authority in their letter dated November 7, 

2017 shall be met. 
● The applicant shall play the required tap fees to the City of Brighton. 

The motion carried unanimously. 
  
NEW BUSINESS: 
 
OPEN PUBLIC HEARING #3… Review of a special use application, environmental 
impact assessment, and site plan for proposed outdoor storage and parking lot 
improvements located at 5818 Sterling Drive, Howell.  The request is petitioned by 
Dennis Cregar. 
 
Planning Commission Recommendation of Petition: 
A. Recommendation of Special Use Application 
B. Recommendation of Environmental Impact Assessment. 
C. Recommendation of Site Plan 
 
Mr. Brent LaVanway and Mr. Dennis Cregar were present.  Mr. LaVanway stated that 
they would like to add fencing to screen their outdoor storage.  They will be making 
improvements to the parking lot, which will include additional parking spaces.  These 
spaces are used for employees as well as training and staff meetings that are 
occasionally held at this location.  Additional improvements to the site will be signage 
and a dumpster enclosure.  They will also be requesting to connect to public water and 
sewer. 
 
Mr. Borden reviewed his letter dated November 1, 2017. 

● The special land use standards of Article 19 are met. 
● The Planning Commission will need to approve a six-foot privacy fence in lieu of 

Buffer Zone B for the accessory outdoor storage area. 
● The Planning Commission has the authority to require the applicant to install the 

banked parking spaces if they feel they are necessary. 
● He suggests adding a note to the impact assessment stating the applicant 

acknowledges he may be required to install the banked parking spaces if 
required by the Township. 
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426 East Lincoln Avenue Royal Oak, Michigan 48067 248.586.0505 Fax 248.586.0501 www.safebuilt.com 

March 27, 2019 

 

 

Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

 

Dear Commissioners: 

 

At the Township’s request, we have reviewed the submittal from Livingston Christian Schools, including 

the special land use application (dated 3/12/19) and site plan (dated 3/11/19). 

 

A. Summary 

 

1. The special land use standards of Section 19.03 are generally met; however, any comments provided 

by the Township Engineer and/or Brighton Area Fire Authority must be addressed. 

2. The proposed amendment does not alter the site’s general compliance with the use conditions of 

Section 3.03.02(l).  The lone exception being a deficient parking lot setback that pre-dates the 

inclusion of a private school. 

3. The applicant must complete any improvements required by the 2017 approval that have not been 

fully implemented. 

4. If any required landscaping has been damaged or died since planting, it must be replaced. 

 

B. Proposal/Process 

 

The applicant seeks to expand the enrollment for the existing private school to no more than 280 students.  

In 2017, the Township granted special land use and site plan approval for not more than 200 students.   

 

Per Section 19.06, the current request constitutes a major amendment to an established special land use, 

which requires submittal/review of a new application.   

 

Additionally, site plan review is required for all special land uses, though the applicant does not propose 

any exterior site or building improvements. 

 

Procedurally, the Planning Commission is to review the requests for special land use, site plan and impact 

assessment and provide a recommendation on each to the Township Board following a public hearing. 

 

 

 

Attention: Kelly Van Marter, AICP 

Planning Director and Assistant Township Manager 

Subject: Livingston Christian Schools – Special Land Use and Site Plan Review #1 

Location: 7669 Brighton Road –  northwest corner of Brighton and Aljoann Roads 

Zoning: SR Suburban Residential 
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Genoa Township Planning Commission 

Livingston Christian Schools 

Special Land Use and Site Plan Review #1 

Page 2 

 

 
Aerial view of site and surroundings (looking west) 

 

C. Special Land Use Review 
 

Section 19.03 of the Zoning Ordinance identifies the review criteria for Special Land Use applications as 

follows: 
 

1. Master Plan.  The Master Plan and Future Land Use Map identify the property as Low Density 

Residential, which is generally intended for single-family residences on 1-acre lots. 
 

The Plan does not reference institutional uses within this category, though it is generally understood 

that uses such as churches and schools are quite common in residential areas.  Additionally, one of the 

Plan’s goals is to “accommodate a variety of land uses that are located in a logical pattern and 

complement community goals, the surrounding land uses, environment, capacity of roads and the 

sanitary sewer, and public water system capabilities.” 
 

Given this, we do not believe the proposed amendment will alter the favorable finding made during 

the 2017 approval. 
 

2. Compatibility.  The site is adjacent to another institutional use, as well as a residential neighborhood.  

There are also other school facilities along Brighton Road. 
 

Provided all of the improvements required of the 2017 approval have been properly implemented – 

most notably, the buffering along the east side of the property – expansion of the student enrollment 

as proposed, is not expected to alter the favorable finding made with the original approval. 
 

3. Public Facilities and Services.  As a developed property along a major roadway, we anticipate 

necessary public facilities and services are in place.  With that being said, the Commission should 

consider any comments provided by the Township Engineer and/or Brighton Area Fire Authority with 

respect to this standard. 
 

4. Impacts.  The primary concerns over the initial request were tied to traffic impacts.  The applicant 

previously instituted parking lot/driveway improvements, as well as an educational plan for staff, 

students and parents to alleviate these concerns. 
 

Based on a study prepared by the applicant’s engineer (letter dated March 11, 2019), the site is 

expected to be able to accommodate the increase in student enrollment from a traffic management 

standpoint without the need for further improvements. 
 

Provided the Township Engineer concurs with the findings of the letter, off-site impacts are not 

anticipated. 

Subject site 
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5. Mitigation.  If new concerns arise as part of the review process, the Township may require additional 

efforts to mitigate potential adverse impacts. 

 

D. Use Conditions 

 

As outlined in our 2017 review of the project, the use conditions of Section 3.03.02(l) for churches and 

similar places of worship, which include accessory private schools, are generally met.   

 

The only item not met is the parking lot setback from the east side lot line, which was an established 

condition of the church long before inclusion of the school. 

 

The current proposal to expand student enrollment does not alter the general compliance with this section 

of the Ordinance. 

 

E. Site Plan Review 
 

As previously noted, no exterior site or building improvements are proposed as part of the proposed 

amendment to the approved special land use and site plan.  However, site plan review is required given 

the need for a new a special land use approval. 
 

Our only comment is that any site improvements not fully implemented since the 2017 approval must be 

completed.  Of note would be the replacement of any required landscaping that has been damaged or died 

since planting. 

 

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 bborden@safebuilt.com. 

 

Respectfully, 

SAFEBUILT STUDIO 
 
 

  

  

Brian V. Borden, AICP 

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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

 
April 3, 2019 
 
Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re: Livingston Christian School Amendment 

Site Plan Review No. 1 

 
Dear Ms. Van Marter: 
 
Tetra Tech conducted a review of the proposed Livingston Christian Schools future queuing/parking site plan last 
dated March 11, 2019. The plans and impact assessment were submitted by Boss Engineering on behalf of 
Livingston Christian Schools. Livingston Christian Schools is located at 7669 Brighton Road. The petitioner is 
proposing to increase their maximum student total from 200 students to 280 students. 
 
Boss Engineering performed a parking and queuing study of the existing parking conditions with 196 students and 
found that the maximum cars in the parking lot at pick up and drop off times was 57 and the maximum number of 
vehicles queuing in the parking lot during this time was 18. Using this information Boss Engineering predicted 
parking and queuing levels for the proposed 280 students and their results show that the maximum number cars in 
the parking lot at pick up and drop off times will increase to 95, and the maximum number of vehicles queuing in 
the parking lot will increase to 30. The current parking lot has a capacity of 198 spaces and should be able to 
accommodate the increased number of cars in the parking lot. Based on the provided site plan and queuing study, 
any delay caused by queuing should be on-site and should not impact traffic on Brighton Road; therefore, we have 
no engineering related concerns to the proposed increase in students. However, we do recommend that as the student 
population grows, the same field review be performed at least annually to determine if the predictions of traffic 
movements is still applicable.   
 
Please call or email if you have any questions.  
 
Sincerely,  
 
 
 
Gary J. Markstrom, P.E. Shelby Scherdt 
Vice President Project Engineer 

143



 
March 18, 2019 

 
   

 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Livingston Christian Schools -  

Request to increase student size from 200 to 280 
7669 Brighton Rd. 
Genoa Twp., MI   

 
Dear Kelly, 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan. The plans were                             
received for review on March 13, 2019 and the drawings are dated March 11, 2019. The project                                 
is for the alteration of the access drives to accommodate the traffic flow of a proposed new                                 
school to be administered in an existing Assembly/Educational Occupancy. The plan review is                         
based on the requirements of the International Fire Code (IFC) 2015 edition.  
 
The Brighton Area Fire Authority has no objection to the submittal and proposed vehicle                           
circulation plan. 
 
If you have any questions about the comments on this plan review please contact me at                               
810-229-6640. 
 
Cordially, 

 
Rick Boisvert, CFPS 
Fire Marshal 
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IMPACT ASSESSMENT 

FOR 
SITE PLAN PETITION 

“LIVINGSTON CHRISTIAN SCHOOLS” 
GENOA TOWNSHIP, LIVINGSTON COUNTY 

MICHIGAN 
 
 
 

Prepared for: 
 

LIVINGSTON CHRISTIAN SCHOOLS 
7669 BRIGHTON ROAD 

BRIGHTON, MICHIGAN 48116 
(810) 900-1200 

 
 
 

Prepared by: 
 

BOSS ENGINEERING COMPANY 
3121 E. GRAND RIVER 

HOWELL, MI 48843 
(517) 546-4836 

 
 
 
 

March 11, 2019 
 

19-045 
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INTRODUCTION 
 
The purpose of this Impact Assessment (IA) report is to show the effect that this proposed 
development may have on various factors in the general vicinity of the project.  The format used 
for presentation of this report conforms to the Submittal Requirements For Impact Assessment 
guidelines in accordance with Section 18.07 of the published Zoning Ordinance for Genoa 
Township, Livingston County, Michigan. 
 

DISCUSSION ITEMS 
 

A. Name(s) and address(es) of person(s) responsible for preparation of the impact assessment and 
a brief statement of their qualifications. 
 
Prepared By : 
Brent W. LaVanway, P.E. 
BOSS ENGINEERING COMPANY 
Civil Engineers, Land Surveyors, Landscape Architects and Planners 
3121 E. Grand River 
Howell, MI 48843 
(517) 546-4836 
 
Prepared For : 
Livingston Christian Schools 
Client 
7669 Brighton Road 
Brighton, MI  48116 
(810) 900-1200 
 
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 north side of Brighton Road immediately west of the Worden Lake 
Woods development and slightly west of the entrance to Brighton High School. The subject 
property is the current Livingston Christian Schools building and the Brighton Nazarene Church 
Facility. There is the existing church building, parking lot, detention basin and parsonage. The 
north end of the property is heavily wooded. There are established tree row buffers on the east 
and west property lines. The subject property and both adjacent properties are zoned Suburban 
Residential (SR). The Brighton Nazarene Church also owns the contiguous parcel to the north. 
 
 
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, 
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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 16.43 acres.  The front (south) portion of the site is the existing Church facility, 
associated parking lot, detention basin and parsonage. The developed site slopes south toward 
Brighton Road and the remainder of the site slopes north toward Worden Lake. The undeveloped 
portion of the site is predominantly wooded with the north end of the parcel terminating at 
Worden Lake. The USDA Soil Conservation Service soil classification for the site is Boyer-Oshtemo 
Loamy Sand.  
 
There are no new buildings OR parking improvements needed. 
 
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.  
 
Since this project is for increased enrollment and will not require any site development, no storm 
water management is being proposed. The site as a whole currently manages storm water through 
existing catch basins and pipes that discharge into an existing detention basin located towards the 
front of the site.  
 
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. 
 
As previously stated, the site is the current home of the Brighton Nazarene Church. During the 
school year a portion of the Church is occupied by the Livingston Christian School (LCS). 
 
In general, the site will see an increase in use due to proposed increased enrollment. Increased use 
would be during AM and PM peaks for short periods of time during school drop off and pick up 
times which again, would be offset from school start and dismissal times of Brighton High School. 
 
 
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 current use of the facility is for Sunday Church services however additional activities take 
place throughout the week. These activities vary from small group meetings to additional worship 
services. Typically, these occur during off peak traffic hours thus do not significantly impact the 
traffic on Brighton Road. The site is serviced by public water and a septic system. The public water 
is provided by the City of Brighton. The septic system is under the jurisdiction of the Livingston 
County Health Department. 
 
LCS occupies a portion of the Church during the school year as a private Christian School. The 
hours of operation have been scheduled to minimize traffic impacts on Brighton Rd. For this 
submittal, an enrollment of 280 students was used.  
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Regarding coordination and communication between the school and church and potential impacts 
to visitors, schools and residents, agents representing both entities have been chosen. Part of 
these agents’ duties are to have an open line of communication in coordinating and scheduling 
events to avoid any potential conflicts between the two entities. All events held at the church 
would be subject to approval by the church staff.  
 
There will be minimal impact on Brighton 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 single-family home.  Where septic systems are proposed, documentation or permits from the 
Livingston County Health Department shall be provided. 
 
The development is currently served by both public water and septic system and no changes to 
the site are planned.   
 
 
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.   
 
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.   
 
Please see the Parking Lot-Vehicle Queuing Report prepared by Boss Engineering dated March 11, 
2019 (Appendix A, attached). 
 
In addition to the Site Access and Circulation Evaluation and more in terms of on-site circulation 
and traffic the school will host a Family Fall Meeting prior to school starting where site circulation 
will be talked about with the parents and students. Informational handouts would be distributed 
covering the following items in terms of safe site circulation: 

- Enter the parking lot and drive north, follow designated markings towards pick up/drop 
off area 

- While unloading passengers put the car in park and stay clear of pedestrian crosswalk. 
Beware of parents and children standing in pedestrian marked areas and walking to 
and from designated parking area. 

- Drivers depart the pick up/drop off zone by following the designated markings and 
exiting via the 2 parallel lanes. 

- Vehicles designated for the school students and parents should remain locked at all 
times. 
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- Inform students and parents alike that you cannot make a right turn onto Brighton Rd 
then turnaround and head back east on Brighton Rd.  

 
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.    
 
Prior analysis was completed by the Livingston County Road Commission and Fleis & Vandenbrink 
provided an updated Site Access and Circulation Evaluation dated 11-14-17. 

 
K. Special Provisions: General description of any deed restrictions, protective covenants, master 
deed or association bylaws. 
 
The School requires a Special Use Permit to operate in a residentially zoned district. 
 
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 
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APPENDIX A 
 

Parking Lot-Vehicle Queuing Report  
prepared by  

Boss Engineering 
3/11/19 
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March 11, 2019 
 
Genoa Township Zoning Department 
Attn: Kelly VanMarter 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Livingston Christian School Parking Lot/Vehicle Queuing Study 
 
 
Ms. VanMarter, 
 
Boss Engineering has been hired by the Livingston Christian School (LCS) located at 7669 Brighton Road in 
Brighton, Michigan to observe queuing and parking during morning and afternoon drop off and pick up times.  
The results of this report are to aid in evaluating the potential of increasing enrollment in grades Pre-
Kindergarten (PK) to 12th from the current number of 169 students to 280 students. 
 
Background data supplied by LCS to inform parking needs and support the evaluation includes: 

• LCS families with students in PK-12: 100 
• LCS staff (park, don’t drop off) with students in PK-12: 10 
• Total Current LCS Staff:  26 
• Total Future LCS Staff (for proposed 280 students):  29 
• LCS student drivers (park, don’t drop off): 12 
• The above data shows a potential of 78 cars using the drop-off/pick-up line on a daily basis. 
• This number DOES NOT include the following, which reduce that number: 

o carpools (estimate reduction of 8 vehicles) 
o families with 1/2 days students only: 4 (pick up at 11am) 
o families with all students involved in sports with practices/games after school (varies 

by sports and seasons from September-March) 
o estimated average number of cars using the drop-off/pick up line on a daily basis: 60 

 
Boss Engineering staff observed queuing during morning drop-off time (7:45 a.m. to 8:15 a.m.) and afternoon 
pick-up time (2:45 p.m. to 3:15 p.m.) on three consecutive days: Tuesday through Thursday, March 5 through 
March 7, 2019.  Parking lot occupancy numbers at the beginning and end of observation times, as well as 
times with the largest number of cars waiting in a queue for drop-off/pick-up or exiting onto Brighton Road are 
listed below:  
 

• Tuesday, March 5, 2019 
   A.M. Drop-off: 7:45 a.m. (15) vehicles in parking lot 
 
     7:51 a.m.  (6) vehicles queuing to drop off  
     7:59 a.m.  (6) vehicles queuing to drop off 
 
     7:55 a.m.  (9) vehicles queuing to turn left onto Brighton Road 
 
     8:14 a.m.  (43) vehicles in parking lot 
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   P.M. Drop-off: 2:45 p.m.  (49) vehicles in parking lot 
  
     3:03 p.m.  (18) vehicles queuing to pick up 
   
     3:09 p.m.  (4) vehicles queuing to turn left onto Brighton Road 
      
     3:15 p.m.  (38) vehicles in parking lot 
 

• Wednesday, March 6, 2019 
A.M. Drop-off: 7:45 a.m.  (19) vehicles in parking lot 
 
  7:50 a.m.  (7) vehicles queuing to drop off 
 
  8:15 a.m.  (42) vehicles in parking lot 

    
   P.M. Drop-off: 2:45 p.m.  (57) vehicles in parking lot 
      
     2:59 p.m.  (13) vehicles queuing to pick up 
 
     3:03 p.m.  (4) vehicles queuing to turn left onto Brighton Road 
 
     3:15 p.m.  (37) vehicles in parking lot 
 

• Thursday, March 07, 2019 
A.M. Drop-off: 7:45 a.m. (25) vehicles in parking lot  
 
  7:52 a.m.  (9) vehicles queuing to drop off 
 
  7:52 a.m.  (4) vehicles queuing to turn left onto Brighton Road 
  8:00 a.m.  (4) vehicles queuing to turn left onto Brighton Road 
 
  8:15 a.m.  (43) vehicles in parking lot 
 
P.M. Drop-off: 2:45 p.m.  (56) vehicles in parking lot 
 
  2:59 p.m.  (18) vehicles queuing to pick up 
 
  3:01 p.m.  (5) queuing to turn left onto Brighton Road 
 
  3:15 p.m. (29) vehicles in parking lot 
 

Utilizing the maximum observed numbers and assuming the same conditions, we can extrapolate to forecast 
the increase of students from 169 now to the proposed 280.    (Future maximum numbers were calculated by 
using the maximum observed number divided into the current total number of students – 169 – to assign the 
number of students per vehicle.  The number of students per vehicle was then divided into the proposed 
future number of students – 280 – to arrive at the future maximum number.) 
 

• Current Students: 169 
  Current Maximum Vehicles in Parking Lot at a.m. Drop Off Start and End:  25, 43 
  Current Maximum Vehicles in Parking lot at p.m. Pick Up Start and End: 57, 38 
  Current Maximum Vehicles Queuing for a.m. Drop Off:  9 
  Current Maximum Vehicles Queuing for p.m. Pick Up:  18 
  Current Maximum Vehicles Queuing to Turn Left onto Brighton Road at a.m. Drop Off:  9 
  Current Maximum Vehicles Queuing to Turn Left onto Brighton Road at p.m. Pick Up:  5 
 
 
 

152



• Proposed Future Students: 280 
  Future Maximum Vehicles in Parking Lot at a.m. Drop Off Start and End:  42, 72 

 Future Maximum Vehicles in Parking lot at p.m. Pick Up Start and End: 95, 63 
 Future Maximum Vehicles Queuing for a.m. Drop Off:  15 
 Future Maximum Vehicles Queuing for p.m. Pick Up:  30 
 Future Maximum Vehicles Queuing to Turn Left onto Brighton Road at a.m. Drop Off:  15 
 Future Maximum Vehicles Queuing to Turn Left onto Brighton Road at p.m. Pick Up:  9 

 
 
Based on these forecasted counts, no changes would be required to the parking lot capacity which has 198 
spaces.  Similarly, queuing counts for a.m. drop off (15) and p.m. pick up (30) would continue to be 
accommodated by the current parking lot configuration (see attached drawing).   
 
Because of the forecasted count of 15 vehicles queuing to turn left onto Brighton Road, the queue would back 
up into the parking lot and potentially impact those vehicles still queuing for pick up (see attached drawing).  
There would be a continued need for parent orientation to facilitate proper entry and exit onto Brighton Road. 
 
 
Sincerely, 
 
BOSS ENGINEERING COMPANY 
 
 

                                                  
Brent LaVanway, P.E.                                                                   Jennifer M. Austin 
Vice President       Project Landscape Architect  
Director of Engineering  
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NOTES:

SUMMARY OF FUTURE QUEUING/PARKING IMPACTS BASED ON

PROJECTED 280 STUDENT COUNT:

FUTURE MAXIMUM VEHICLES IN PARKING LOT AT A.M. DROP OFF START AND END:   42, 72

FUTURE MAXIMUM VEHICLES IN PARKING LOT AT P.M. PICK UP START AND END:  95, 63

FUTURE MAXIMUM VEHICLES QUEUING FOR A.M. DROP OFF:  15

FUTURE MAXIMUM VEHICLES QUEUING FOR P.M. PICK UP:  30

FUTURE MAXIMUM VEHICLES QUEUING TO TURN LEFT ONTO BRIGHTON ROAD AT A.M. DROP OFF:  15

FUTURE MAXIMUM VEHICLES QUEUING TO TURN LEFT ONTO BRIGHTON ROAD AT P.M. PICK UP:  9

1. ALL ORANGE TRAFFIC CONES TO BE PLACED 9' ON CENTER

2. TRAFFIC CONES WILL BE PLACED TEMPORARILY TO ASSIST WITH SCHOOL SERVICE PICK-UP AND DROP-OFF. TRAFFIC

CONES WILL THEN BE REMOVED FOR ANY CHURCH SERVICE OR RELATED ACTIVITY UNLESS OTHERWISE NOTED.

3. PROPOSED SCHOOL START AND END TIMES WILL BE 8:00AM AND 3:00PM RESPECTIVELY PROVIDING A 30 MINUTE

SEPARATION OF START AND END TIMES OF BRIGHTON HIGH SCHOOL WHICH IS IN CLOSE PROXIMITY.

4. VOLUNTEER PARKING LOT ATTENDANTS WILL BE AVAILABLE TO HELP COORDINATE TRAFFIC PROCEDURES.

5. STUDENTS SHALL EXIT THEIR VEHICLES ON THE PASSENGER SIDE ONLY.

6. INSTRUCTIONAL PAMPHLETS SHALL BE DISTRIBUTED TO PARENTS EXPLAINING SITE CIRCULATION AND PROCEDURES

BEFORE THE START OF EACH SCHOOL YEAR. A FALL FAMILY SCHOOL MEETING WILL ALSO BE HELD PRIOR TO THE START

OF SCHOOL WHERE SITE CIRCULATION AND RULES WILL FURTHER BE DISCUSSED.  THE FOLLOWING ITEMS WILL BE

DISCUSSED:

7.  AT THE BEGINNING OF EACH SCHOOL YEAR, LCS WILL REPORT THE STUDENT COUNT TO THE TOWNSHIP.

THE SITE PLAN DEPICTS A LAYOUT THAT IS CONSISTENT WITH THE RECOMMENDATIONS MADE BY FLIES & VANDENBRINK IN

THEIR SITE ACCESS AND CIRCULATION EVALUATION DATED SEPTEMBER 19TH, 2017 AND UPDATED OCTOBER 24TH, 2017. THIS

EVALUATION IS BASED UPON A 200 STUDENT ENROLLMENT WHICH CURRENTLY EXCEEDS THE NUMBER OF ENROLLED

STUDENTS.THE  PARKING LAYOUT HAS BEEN REVISED TO CREATE ONE-WAY CIRCULATION ON SITE WITH A CURB ISLAND AS A

MEANS OF PHYSICAL SEPARATION BETWEEN THE PARKING AREA AND THE DROP OFF/PICK-UP AREA.  ADDITIONALLY, THE

MINIMUM OF TWO HUNDRED AND SIXTY FIVE (265) FEET OF ON-SITE LOADING SPACE HAS NOT ONLY BEEN MET BUT

EXCEEDED BY ROUGHLY FORTY NINE (49) FEET. THROUGH THE USE OF INFORMATIONAL PAMPHLETS, PARKING LOT

ATTENDANT VOLUNTEERS, AND A BEFORE THE SCHOOL YEAR MEETING EFFORT WILL BE MADE TO ENSURE SAFE AND

EFFICIENT CIRCULATION THROUGH THE PROPOSED SITE.  THE INTENT OF THIS SITE IS FOR LIVINGSTON CHRISTIAN SCHOOLS

TO OCCUPY A PORTION OF SPACE WITHIN THE EXISTING BRIGHTON NAZERENE CHURCH.  THE SCHOOL AND CHURCH

FUNCTION AT DIFFERENT TIMES DURING THE WEEK.

SITE PLAN NARRATIVE

LCS & THE NAZ COMMUNICATION PROCESS

A COMMUNICATION PROCESS BETWEEN THE NAZ AND LIVINGSTON CHRISTIAN SCHOOLS WAS ESTABLISHED IN THE

PRELIMINARY MEETINGS DURING THE PLANNING STAGES OF THE SCHOOL MOVING INTO THE CHURCH.  PRESENT AT THOSE

MEETINGS WERE PASTOR BEN WALLS, TED NAST, LINDA CASWELL, SARAH SLATER, AND JENNIFER MACKINNON. MEGAN

FARNSWORTH CURRENTLY SERVES AS BNC REP TO LCS.

ALL COMMUNICATION BETWEEN SCHOOL (LCS) REPRESENTATIVES, INCLUDING EMPLOYEES, STUDENTS AND FAMILIES, AND

CHURCH (THE NAZ) REPRESENTATIVES, INCLUDING MINISTERIAL STAFF, LAY STAFF, AND CHURCH MEMBER/ATTENDEES

REGARDING SCHOOL EVENTS  TO BE HELD AT THE NAZ WILL BE PRESENTED TO MEGAN FARNSWORTH

(MEGANF@THENAZ.ORG) BY JENNIFER MACKINNON (OFFICE@LIVINGSTONSCHRISTAINSCHOOLS.ORG). THE ONLY EXCEPTION

TO THIS IS IN THE AREA OF ATHLETICS WHERE THE LCS ATHLETICS DEPARTMENT SECRETARY (CURRENTLY WENDY BURY

WBURY@LIVINGSTONSCHRISTAINSCHOOLS.ORG) WILL CONTACT MEGAN DIRECTLY, KEEPING JENNIFER MACKINNON ADVISED

OF THE ATHLETIC EVENTS THROUGH EMAIL AND/OR SHARED CALENDARS.

ALL EVENTS HELD AT THE NAZ ARE SUBJECT TO APPROVAL BY THE NAZ STAFF AND CONFIRMATION (OR NOT) IS SUBMITTED

BY MEGAN FARNSWORTH TO JENNIFER MACKINNON TO COMMUNICATE TO THE REST OF THE SCHOOL.

- ENTER PARKING LOT AND DRIVE NORTH, FOLLOW DESIGNATED MARKINGS TOWARDS PICK UP/DROPOFF AREA

- WHILE UNLOADING PASSENGERS PUT THE CAR IN PARK AND STAY CLEAR OF PEDESTRIAN CROSSWALK. BEWARE

OF PARENTS AND CHILDREN STANDING IN PEDESTRIAN MARKED AREAS AND WALKING TO AND FROM

DESIGNATED PARENT PARKING AREA.

- DRIVERS DEPART THE PICK UP/DROPOFF ZONE BY FOLLOWING THE DESIGNATED MARKINGS AND EXITING VIA 2

PARALLEL LANES.

- LCS DESIGNATED PARKING AREA FOR PARENTS AND STUDENTS. VEHICLES SHOULD REMAIN LOCKED.

- TURNING RIGHT ONTO BRIGHTON RD THEN TURNING AROUND AND HEADING BACK EAST ON BRIGHTON RD WILL

NOT BE ALLOWED.
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