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There was discussion whether the building could be moved to the west and 
parking placed to the east. The petitioner was not interested in this alternative.  
The petitioner is willing to center the driveway between the driveways to the east 
and west. Dean Tengel is concerned about approving a plan where the driveway 
does not fit within the ordinance. 
 
Chairman Brown asked why the petitioner dropped from 21 to 17 parking spaces 
between the two submittals. There are a total of four employees currently.  It is 
hoped that a partner and second hygienist would be added within five years.   
 
REU’s were discussed. The petitioner has referred to himself as a medical office 
and a business office.  The petitioner will meet with Township staff to work on 
this designation and the REU’s for the same. 
 
Barbara Figurski asked about the projecting wall sign. Brian Borden indicated it is 
marquis style and not permitted. The petitioner will be seeking a variance for this.  
The sign may be considered two sign spaces. Calculations will have to be made.  
The angle only allows the sign to extend 2’ from the building at the farthest point.  
 
Brian Borden discussed the fact that there is no dedicated load space. One isn’t 
needed given the nature of the business. 
 
Kelly VanMarter reminds the petitioner that although he has low windows in the 
back of the building, he may not manicure that area because of the natural 
features setback that must be maintained. 
 
Chairman Brown asked if anyone from the public wishes to address the Planning 
Commission regarding this project. No one responded. 
 
Motion by Jim Mortensen to table this item and reschedule it to a date  of August 
26.  Support by Barbara Figurski.  Motion carried unanimously. 
 
Planning Commission disposition of petition 

A. Recommendation of Special Use. 
B. Recommendation of Environmental Impact Assessment.  
C. Recommendation of Site Plan.  

 
 
OPEN PUBLIC HEARING #2… Review of a special use application, impact 
assessment and site plan for proposed outdoor storage and a 22,000 square foot 
addition of a manufacturing facility located at 1326 Grand Oaks Drive, Howell MI 
48843, petitioned by Michigan Rod Products, Inc. 
 
John Asselin from Flint, Michigan is the associate architect on this petition. He 
gave a brief overview of the proposed plan to the Planning Commission. The 
proposed addition is 22,000 square feet. It would also be necessary to  increas 
parking.  They want to bank a parking area at this time that would be paved in 
the future if needed to avoid water runoff issues at this point. 
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Brian Borden reviewed the plan. He feels that the general and specific use 
standards of the ordinance have been met. The expansion is intended to match 
the existing building.   
 
Gary Markstrom addressed the Planning Commission. The re-grading of the 
detention basin and cleaning up of the detention basin area should be addressed 
by the petitioner. Fire hydrant placements, etc. has been addressed by the Fire 
Department per Gary Markstrom. 
 
Mike Evans of the Fire Department addressed this petition. There is a pre-
existing non-conformance situation with this petitioner. He is trying to work with 
the petitioner without creating a huge financial burden. The first issue is access.   
They need access on the west side of the building.  Ideally, they’d like the south 
side as well but it’s not feasible.  He is hoping the petitioner will extend the drive 
behind the building for access by the Fire Department. This is a “sprinkle” 
building, so there is some leniency that can be given. The second issue is the 
water.  They are requesting some more fire hydrants be placed along the 
property to increase the Fire Department’s ability to fight any fire that may occur.  
The petitioner is open minded to working with the Fire Department. 
 
The petitioner indicated the environmental impact assessment should read .38 to 
.39 rather than .39 to .39. 
 
Eric Rauch addressed the petitioner as to how the dump truck would access the 
dumpster with coils in front of it. The petitioner will leave sufficient room for the 
dump truck.  
 
A new employee entrance is being developed in the building.   
 
The storm pipe on the north side of the building is approximately 5’ from the 
building.  This pipe is a 2’ diameter pipe. The footing system is spread and it will 
be 6” outside the building.  Manhole 1 should be moved north a few feet. 
 
Chairman Brown made a call to the public with no response.   
Planning Commission disposition of petition 

A. Recommendation of Special Use. 
B. Recommendation of Environmental Impact Assessment.  
C. Recommendation of Site Plan.  

 
Motion by Jim Mortensen to recommend that the Township Board approve the 
special use permit to store coils outside in three areas, the height of which will 
not exceed 10’ and will not be visible from the main road because of the 
placement existing screening.  This recommendation is consistent with the 
ordinance regarding special use permits and is further subject to the approval of 
the site plan and environmental impact assessment.  Support by Barbara 
Figurski.  Motion carried unanimously. 
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Motion by Barbara Figurski to recommend that the Township Board approve the  
environmental impact assessment dated with the addition of dust control 
management and subject to approval of the special use permit and site plan. 
Support by James Mortensen.  Motion carried unanimously. 
 
Motion by Jim Mortensen to recommend to the Township Board approval of the 
site plan dated 7/30/13 subject to the following: 
 

1. Compliance with the Township engineer’s letter dated 8/5/13, as 
revised; 

2. Compliance with Brighton Fire Department letter dated 8/16/13 subject 
to changes that will occur over further discussions and agreements 
with Brighton Fire Department; 

3. The installation of a gravel road for fire suppression purposes on the 
west side of the building as approved by the BFD 

4. The approval by the Township Board of the environmental impact 
assessment and special use permit. 

 
Support by Diana Lowe.  Motion carried unanimously. 
 
 
OPEN PUBLIC HEARING #3… Review of a special use application, impact 
assessment and site plan for proposed service center expansion, new collision 
center, and parking lot located at Maxey Ford, 2798 E. Grand River Avenue, 
Howell MI 48843, petitioned by SRM Associations, LLC. 
 
Thom Dumond and Mike Maxey addressed the Planning Commission.   
Mr. Maxey gave a brief history of his experience in auto sales. He then gave a 
brief overview of the reasoning for the project. A photographic rendering was 
shown to the Planning Commission.  Mr. Maxey has contacted the neighbors and 
has had good relations with them concerning this project. 
 
The proposed plan will increase the service bays by six. Directly behind that area 
would be the new collision center.  No parking spots will be lost. The parking that 
is reflected on the plan represents the amount of vehicles that Maxey can project 
to sell.   
 
The screening wall will be 6’ tall from the southwest corner of lot along the length 
of the parking area.  There will be evergreens there. This design will bring the 
retention basin into compliance with the Drain Commission requirements. The 
front approaches from Grand River will remain “as is.”   
 
John from CityScape addressed the Planning Commission. Ford’s current 
prototype image program will be utilized with this building to keep a clean image 
with the building. The petitioner provided material samples to the Township.   
 
Brian Borden reviewed his concerns with the plan. This would be deemed  
a major amendment to an existing land use.  The applicant is proposing a  



 
 
 
 
 

 
 

August 26, 2013  
 
Kelly VanMarter  
Genoa Township  
2911 Dorr Road  
Brighton, MI 48116 
 
 
RE:  Michigan Rod Addition  

1326 Grand Oaks Drive  
Site Plan Review – final submission 
 
 
 
 
Ms. VanMarter, 

 
 

We have reviewed the comments as presented by the Township’s consultants and have 
modified our documents accordingly.  Please see the following narrative describing how they 
have been modified.  Please do not hesitate to contact me with questions or concerns.  I look 
forward to seeing you at the Site Plan Review meeting. 
 
 

Sincerely, 
 
 
 
John L. Asselin Jr. AIA 

 

ASSELIN 
ASSOCIATES 
ARCHITECTS 

4488 WEST BRISTOL ROAD  •  FLINT, MICHIGAN  48507  •  PHONE (810) 230-9311  •  FAX (810) 230-2831  •  WWW.AAARCH.COM 



 
Tetra Tech Comments 
 
1. With the existing detention basin now shown on the plans, the proposed system 
has been reviewed and it does not appear to meet current Township standards. 
The impact statement notes there is a 74,326 cubic foot detention basin on site. 
Using the site information provided in your calculations, the basin is already 
under capacity and doesn’t appear to have a sediment forebay to capture 
suspended particles from the first-flush. The table below shows the results of the 
site runoff for the pre- and post- construction modified C factor. 
 
0.38 (pre-)  3838 (Fore Bay)  76,769 (Detention Volume) 
0.39 (post-)  3968 (Fore Bay) 79,359 (Detention Volume) 
 
It is recommended to utilize the depressed area near the existing stormwater 
outfall as the location of the forebay and to construct a more defined swale to the 
detention basin around the existing gas well. Additional excavation in the channel 
and edge of basin can be performed to meet the new detention requirements. 
The petitioner has corrected all of the existing site information but must still provide 
solutions to the comments above and resubmit the site plan for review. 
 
The detention basin will be modified to hold 80,487 cu ft with a Fore Bay with a capacity of 
4,134 cu ft.  See new engineering sheets included in revised drawing set. 
 
Fire Department Comments  

1. The new gravel access drive shall be signed as No Parking – Fire Lane along with 
roadway markers to indicate the location of the drive since it is not planned to be paved. 
New gravel fire lane to be identified as requested.  See new sheet C1.5 – Fire Site Plan. 

2. The FDC needs to be shown on the plans. 
Relocated Fire Department Connection shown on new sheet C1.5. 

3. The size of the new water main needs to be indicated. 
New water line size shown 6” new sheet C1.5. 

Planning Commission Comments 

1.  Compliance with the Township engineer’s letter dated 8/5/13, as 
revised; See above. 

2.  Compliance with Brighton Fire Department letter dated 8/16/13 subject 
to changes that will occur over further discussions and agreements 
with Brighton Fire Department;  See above 

3.  The installation of a gravel road for fire suppression purposes on the 
west side of the building as approved by the BFD See above. 

4.  The approval by the Township Board of the environmental impact 
assessment and special use permit. The Environmental Impact Assesment  has been 
modified to show the correct Cw change as well as describe the new detention basin 
modification. 



 
 
 
 
 LSL Planning, Inc. 
 
 Community Planning Consultants 
 

 
306 S. Washington Ave. Ste. 400 Royal Oak, Michigan 48067 248.586.0505 Fax 248.586.0501 www.LSLplanning.com 

 

August 5, 2013 
 
 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
At the Township’s request, we have reviewed the revised site plan (dated 7/30/13) and application for 
special land use proposing a 22,963 square foot addition to the existing Michigan Rod Products building 
located at 1326 Grand Oaks Drive.  The request also entails three small outdoor storage areas near the 
building and parking lot.  
 
The subject site and adjacent properties are within the IND Industrial zoning district.  We have reviewed 
the proposal in accordance with the applicable provisions of the Genoa Township Zoning Ordinance and 
Master Plan. 
 
A. Summary 
 
1. In our opinion, the general special land use standards of Article 19 and specific use standards of 

Article 8 are met.   
2. Any issues raised by the Township Engineer must be addressed. 
3. The Planning Commission has approval authority over the building elevations. 
4. The site plan is deficient by 113 parking spaces.  The applicant proposes use of land banked parking 

to offset the difference. 
 
B. Proposal/Process 
 
The applicant requests special land use and site plan review/approval for: 1) a 22,963 square foot addition 
to the existing Michigan Rod Products building; and 2) development of an outdoor storage area. 
 
Table 8.02 of the Township Zoning Ordinance lists manufacturing and fabrication operations as permitted 
uses, although the outdoor storage area is listed as a special land use.  The latter is also subject to the use 
conditions of Section 8.02.02(b). 
 
Following a public hearing, the Planning Commission may forward its recommendation on both the 
special land use and site plan to the Township Board for their consideration. 

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

Subject: Michigan Rod Products – Special Land Use and Site Plan Review #2 
Location: 1326 Grand Oaks Drive – west side of Grand Oaks, south of Cleary Drive 
Zoning: IND Industrial District 
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Aerial view of site and surroundings (looking north) 

 
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 site and adjacent properties as 

Industrial.  This classification is generally intended for “industrial uses such as research, wholesale 
and warehouse activities and light industrial operations which manufacture, compound, process, 
package, assemble and/or treat finished or semi-finished products from previously prepared material.” 
 
Additionally, the Plan includes a goal to “encourage quality industrial development to diversify the 
tax base with room for future expansion, where not in conflict with surrounding land uses.” 
 
Given the statements above, we are of the opinion that the proposed project is consistent with the 
Township Master Plan.  This statement is made provided the project complies with the specific use 
conditions of Section 8.02.02(b). 

 
2. Compatibility.  The site is already developed with an industrial use in an area planned, zoned and 

generally used for industrial purposes.  Given the established land use pattern in this area, the 
proposed project is generally expected to be compatible with surrounding land uses.  Again, this 
statement is made provided the specific use conditions of Section 8.02.02(b) are met. 

 
3. Public Facilities and Services.  The Impact Assessment notes that the site is currently served by 

public water and sanitary and contains an existing on-site detention system.  The site has access to a 
paved public roadway and the proposed project is not expected to result in a substantial increase in 
traffic.  With that being said, the applicant must address any comments provided by the Township 
Engineer with respect to this criterion. 
 

4. Impacts.  The proposed addition is located where a parking lot currently exists and is not expected to 
impact any existing environmental features. 

 

Subject site 

Proposed 
addition 
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5. Mitigation.  If any additional concerns arise as part of this review process, the Township may require 

mitigation necessary to limit or alleviate any potential adverse impacts as a result of the proposed 
project. 

 
D. Use Conditions 
 
Section 8.02.02(b) provides the following use conditions related to outdoor storage in the IND District: 
 
1. Minimum lot area shall be one (1) acre. 
 
The site contains a gross area of 20 acres. 
 
2. Any stockpiles of soils, fertilizer or similar loosely packaged materials shall be sufficiently 

covered or contained to prevent dust or blowing of materials. 
 
The submittal notes that the outdoor storage area is intended for metal coils and that no loosely packaged 
materials will be stored. 
 
3. All outdoor storage areas shall be paved with a permanent, durable and dustless surface and 

shall be graded and drained to dispose stormwater without negatively impact adjacent 
property.  The Township Board, following a recommendation of the Planning Commission and 
the Township Engineer, may approve a gravel surface for all or part of the display or storage 
area for low intensity activities, upon a finding that neighboring properties and the 
environment will not be negatively impacted. 

 
The submittal notes that the outdoor storage will be on a concrete slab. 
 
4. No outdoor storage shall be permitted in any required yard (setback) of buildings for the 

district in which the outdoor display, sales or storage use is located.  Any approved outdoor 
sales or display with a parking lot shall meet the required parking lot setback; provided the 
Planning Commission may require additional landscaping screening or ornamental fencing. 

 
The outdoor storage area is well outside of required setbacks. 
 
5. The site shall include a building of at least five hundred (500) feet of gross floor area for office 

use in conjunction with the use. 
 
As a result of the proposed project, the building will provide 150,000 square feet of floor area; 8,000 of 
which is used for office space. 
 
6. All loading and truck maneuvering shall be accommodated on-site. 
 
Given the location and design of drives and the outdoor storage area, this standard is met. 
 
7. All outdoor storage area property lines adjacent to a residential district shall provide a buffer 

zone A as described in Section 12.02. A buffer zone B shall be provided on all other sides. The 
Planning Commission may approve a six (6) foot high screen wall or fence, or a four (4) foot 
high landscaped berm as an alternative.  

 
The outdoor storage area is in a location that will be screened by existing wooded areas.  Additionally, it 
is located over 500 feet from the front lot line and is not expected to be visible from off-site. 
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8. The height of all material and equipment stored in an outdoor storage area shall not exceed the 

height of any landscape screening, wall or fence.  Boats and recreational vehicles may exceed 
the height of the fence provided that they are setback from the fence a distance equal to their 
height. Storage of materials up to the height of the adjacent building wall may be permitted in 
the rear yard if it is illustrated on the site plan, the rear yard does not abut a residential district 
or face an expressway, and such storage is confined to within twenty (20) feet of the building. 

 
The applicant has indicated that the coil storage will be limited to a height of 10 feet.  Given the outdoor 
storage is intended to be screened by existing wooded areas, this requirement will be met. 
 
E. Site Plan Review 
 
1. Dimensional Requirements.  As described in the table below, the project complies with the 

dimensional standards of the IND District: 
 

District 
Lot Size  Minimum Setbacks  (feet)  Max. 

Height Lot Coverage Lot Area 
(acres) 

Width 
(feet) 

Front 
Yard 

Side 
Yard 

Rear 
Yard Parking 

IND 1 150 85 25 40 
20 front 

10 side/rear 
30’ 

40% building 
85% impervious 

Proposal 20 650 190 
50 (S) 

320 (N) 
160 

105 front 
40 side 

22’ 
17% building 

29% impervious 
 
2. Building Materials and Design.  Proposed elevations, including colors and materials, are subject to 

review and approval by the Planning Commission.  The submittal includes elevation views of the 
proposed addition, noting the use of decorative scored block wainscot for the building base, as well as 
metal siding and roofing, all of which are intended to match the existing industrial building. 

 
3. Parking.  In accordance with Section 14.04, light industrial uses require 1.5 spaces for each 1,000 

square feet of gross floor area, while offices require 1 space for each 300 square feet of gross floor 
area.  Given the proposed size of the building, 242 spaces are required, while only 131 are provided.   

 
The applicant proposes the use of 113 land banked spaces to offset the difference, noting that the 
additional spaces are not needed given actual usage.  Per Section 14.02.05, the Township may require 
that such parking (or more parking) be constructed if determined to be necessary. 

 
The existing parking spaces and drive aisles meet the standards of Article 14, while the revised plan 
also includes the required number of barrier free spaces. 
 

4. Vehicular Circulation.  The proposed site plan will not substantially alter existing circulation 
patterns.  As requested in our initial review letter, the applicant has provided a truck turning template 
to Sheet C1.3 and has added a small paved area as a potential truck “run-off” space. 
 

5. Loading.  Given the size of the building, Section 14.08.08 requires 5 loading spaces, which are to be 
located in a rear or side yard not directly visible to a public street.  The revised plan identifies 8 
loading spaces (5 exterior spaces and 3 interior spaces).  Given the number and placement of the 
loading spaces, this requirement is met.   

 
6. Landscaping.  The site plan identifies 5 new trees to be planted as part of the project.  Review of 

aerial photos indicates the presence of greenbelt trees along Grand Oaks Drive and other heavily 
wooded areas on each side of the northerly parking lot and at the rear of the site that will not be 
disturbed as part of this project. 
 
 



Genoa Township Planning Commission 
Michigan Rod Products 
Special Land Use and Site Plan Review #2 
Page 5 
 
7. Waste Receptacle and Enclosure.  Sheet C1.3 identifies an existing waste receptacle.  The note 

describing the receptacle states that it is within a masonry enclosure and placed on a concrete base 
pad, per Ordinance requirements. 

 
8. Exterior Lighting.  The revised site plan includes a lighting plan.  Sheet E1.1 includes a photometric 

plan and fixture details, both of which comply with current Ordinance standards. 
 
9. Signs.  A note on Sheet C1.3 states that no new advertising signage is proposed as part of this project. 

 
10. Impact Assessment.  The submittal includes a revised Impact Assessment (dated 7/30/13).  In 

summary, the Assessment notes that the project is not anticipated to adversely impact natural features, 
public services/utilities, surrounding land uses or traffic. 

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

Brian V. Borden, AICP 
Senior Planner 

mailto:borden@lslplanning.com
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not be changed. The lighting will not be aimed to the neighborhood and will be 
away from the residential areas. There will be no noises added. The outdoor PA 
systems have been disconnected in the rear areas.   
 
Allan Almgrin – Chairman of the Trustees of the Howell Elks Lodge addressed 
the Planning Commission.  He asked about storm water runoff.  He is hoping 
there will be some controlling of the runoff.  Mr. Almgrin suggested he would 
speak to the petitioners at some point about working something out.  He asked if 
there would be set construction hours and if they would impede on the Lodge’s 
ability to earn rental income from receptions, etc. Any paint fumes, etc will be a 
non-issue. 
 
Chairman Brown read various letters into the record: two by Jenny Carrender 
and one by John & Connie Knauss.  All efforts will be made to save the existing 
trees by the petitioner.   
   
Planning Commission disposition of petition 

A. Recommendation of Special Use. 
B. Recommendation of Environmental Impact Assessment.  
C. Recommendation of Site Plan.  

 
Motion by James Mortensen to recommend to the Township Board approval of 
the special use permit for the expansion of Bob Maxey Ford to add a body shop 
and an expansion of the existing service department. This recommendation is 
made because it is a major amendment to an existing use and consistent with 
the zoning requirements of the ordinances. This recommendation is conditional 
upon approval of the site plan and environmental impact assessment by the 
Township Board. Further, requirements of this special use permit will be that no 
horns will be blown by dealership personnel attempting to locate vehicles, lighting 
will be down directed and no outdoor speaker system will be installed. Support by 
Dean Tengel.  Motion carried unanimously. 
 
Motion by Barbara Figurski to recommend to the Township Board approval of 
the environmental impact assessment dated 7/29/13, subject to: 
 

1. PIP plan must be submitted prior to the land use permit authorization; 
2. Expand retention basin statements; 
3. Requirements of the Township Engineer must be met; 
4. Approval of the special use permit and site plan. 

Support by John McManus.  Motion carried unanimously. 
 
Motion by James Mortensen to recommend to the Township Board approval of 
the site plan dated 7/29/13 subject to: 
 

1. The six foot masonry wall as depicted is acceptable and will substitute 
for the normal screening required for the site; 

2. The proposed building addition will require a variance. The petitioner 
will seek variances from the Zoning Board of Appeals for the front 
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setback requirements and grading the gravel storage area within the 
rear setback; 

3. The Planning Commission recommends approval of the setback for the 
collision center given the masonry screening wall; 

4. The building elevations and materials reviewed this evening are 
acceptable and the building material samples will become the property 
of the Township; 

5. It should be noted that the proposed building addition shall match the 
existing building in terms of materials; 

6. The Planning Commission accepts the parking requirements as a 
combination of new vehicle storage and normal vehicle parking; 

7. The waste receptacle location is acceptable and will be screened; 
8. The concrete base shall be extended by three feet; 
9. The signage appears to be beyond the ordinance and will need to be 

reviewed by the Zoning Board of Appeals; 
10. A note will be added to the site plan that the applicant will work on 

drainage to the east with the Elks property and Township engineer; 
11. A note will be added to the site plan indicating that any Saturday 

construction will be coordinated with the Elks Club to the east;  
12. A note will be added to the site plan that every reasonable effort will be 

made to preserve trees in the installation of the masonry fence; 
13. The requirements of the Township engineer spelled out in his letter of 

8/5/13 will be complied with. In addition, water usage with the 
installation of a water main will be coordinated with the Township 
engineer and additional drainage information will be provided to the 
Township engineer; 

14. The requirements of the Brighton Fire Department outlined in their 
letter of 8/8/13 will be complied with.  Some modification may be 
possible in discussions with the Fire Department regarding turning 
radiuses; 

15. A note will be added to the site plan that the applicant will work with the 
Township regarding the possibility of combining the two parcels into 
one; 

16. Utilities easements will be provided prior to the issuance of the land 
use permit. 

 
Support by Barbara Figurski.  Motion carried unanimously.   
 
Administrative Business: 

 Staff report.  Kelly VanMarter provided an update. 
 Approval of July 22, 2013 Planning Commission meeting minutes. Motion 

by Barbara Figurski and support by John McManus to adopt the minutes 
of the Planning Commission meeting of July 22, 2013. Motion carried 
unanimously. 

 Member Discussion 
 Adjournment. Motion by Diana Lowe and support by Barbara Figurski to 

adjourn the meeting at 9:35 p.m. Motion carried unanimously. 
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GENOA CHARTER TOWNSHIP 
ZONING BOARD OF APPEALS  

AUGUST 20, 2013 
MINUTES 

 

Chairman Dhaenens called the regular meeting of the Zoning Board of Appeals to order at 
6:30p.m. at the Genoa Charter Township Hall. The Pledge of Allegiance was then said. The 
members and staff of the Zoning Board of Appeals were as follows: Chris Grajek, Marianne 
McCreary, Jean Ledford, Barbara Figurski and Jeff Dhaenens. Also present were Township staff 
member Ron Akers. There were 11 persons in the audience.  
 

Moved by Ledford, supported by Figurski to approve the agenda as presented. Motion carried 

unanimously.  

 

13‐19…A request by Bob Maxey Ford, Sec. 6, 2798 E. Grand River, for continuation building or 

structure to continue the existing front building face to the east.  

 

Mike Maxey of Maxey Ford, Tony Dellicolli of CityScape Architects and Thom Dumond of Boss 
Engineering were present for the petitioner. Mr. Dumond gave a brief presentation of the 
purposed improvements and variances requested. Mr. Dellicolli provided renderings to the 
Board members to show the proposed improvements.  The Board members were concerned 
about the flow of traffic coming out of the service center.  
 

A call to the public was made with no response.  
 

Moved by Figurski, supported by McCreary to approve case #13‐19, for SRM Associates LLC, 
2798 E. Grand River, for a front yard setback variance of 5’ and parking lot variance of 7’ on the 
rear property line based on the following finding of facts:  
 

1. Strict compliance with the front yard setback requirement would limit the ability of the 
property owner to construct an addition which maintains a consistent front building line with 
the existing main building; 
2. The area within the rear lot line parking lot setback is already developed as a parking area 
and the proposed 6’ masonry screening wall will adequately mitigate the impact the proposed 
changes to the site plan will have on the adjacent residential properties;  
3. The need for the variance is not self‐created; 
4. According to the Planner’s Report, the proposed variance will not impair public safety or 
welfare;  
5. There will be little if any impact on the surrounding neighborhood. The front yard variance 
will provide for a consistent appearance on the Grand River corridor and the proposed 6’ 

Kathryn
Highlight



ZBA 8‐20‐13 Minutes               DRAFT     

2 
 

masonry screening wall will mitigate the impacts of the extended parking lot. Motion carried 

unanimously.  

 

13‐20…A request by Zion Restoration US, Sec. 23, 6518 Catalpa, for a 14 foot side yard 

variance to construct an addition. 

 

Glen Vilcil of Zion Restoration and Mr. Swint was present for the petitioner. Mr. Vilcil gave a 
brief overview in regards of the neighborhood lots and of the addition which is 10 x 18 in size 
that the homeowner would like to construct.  
 

A call to the public was made with Chairman Dhaenens stating that an email was received in 
support of the variance.  
 

Moved by Ledford, supported by Figurski, to approve case # 13‐30 for Zion Restoration, 6518 
Catalpa, for a 14 foot side yard variance due to the addition having little impact on the adjacent 
properties.  The addition will be the same distance from the side property line as the attached 
garage.  
 

The hardship is the property is zoned LDR (Low Density Residential) and was created under less 
strict zoning requirements. The lot size and building were made non‐conforming by the current 
zoning requirements. The pie shaped lot has limitations. The variance is not self‐created. 
Conditioned upon the home and garage being guttered. Motion carried unanimously.  

 

13‐21…A request by Thomas A. and Donna Jean Phelps, 4470 Clifford Road, for a 2 foot 

sideyard setback variance to construct a deck and variance to extend that deck 3 feet further 

from the rear building line than the 15 foot maximum allows.  

Thomas and Donna Phelps were present for the petitioner. Mr. Phelps gave a history and 
overview of the property and the variances requested.  
 

A call to the public was made with Chairman Dhaenens stated that an email from Terry Campo 
and Cynthia Giddings were received in support of the variance.  
 

Moved by McCreary, supported by Figurski, to approve case# 13‐21, Thomas and Donna 
Phelps, 4470 Clifford, for a 2 foot side yard variance and a 3 foot variance from the rear 
distance line.  
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August 6, 2013 
 
 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
At the Township’s request, we have reviewed the revised site plan (dated 7/29/13), as well as the 
application for special land use (dated 7/8/13) proposing an expansion of the existing auto dealership and 
service center on the 10-acre property.  We have reviewed the proposal in accordance with the applicable 
provisions of the Genoa Township Zoning Ordinance. 
 
A. Summary 

 
1. Provided the Commission feels the 6-foot masonry screen wall is sufficient to protect the adjacent 

residential properties, the case can be made that the general special land use standards of Article 19 
and specific use standards of Article 7 are met. 

2. Any issues raised by the Township Engineer must be addressed and/or mitigated. 
3. A 6-foot masonry screen wall is proposed along the rear lot line in lieu of the required buffer zone. 
4. The proposed building addition requires a variance from the front yard setback requirements.  In our 

opinion, paving the gravel storage area within the required rear yard setback also requires a variance. 
5. The Planning Commission may reduce the rear yard setback requirement for the collision center 

given the proposal to install a 6-foot tall screen wall. 
6. The Planning Commission has approval authority over the building elevations, including materials 

and colors.  The proposed building addition will match the existing building; however, the proposed 
collision center does not meet the wall material requirements of Section 12.01.03. 

7. If the amount of parking is deemed excessive, Planning Commission approval will be required.   
8. The existing site is deficient in terms of all landscaping requirements.  The proposed project includes 

new detention pond landscaping. 
9. The waste receptacle location requires Planning Commission approval for an encroachment into the 

side yard setback.  The concrete base pad must also be extended by 3 feet. 
10. The Planning Commission may allow a second wall sign. 
11. The revised Impact Assessment does not provide all of the information required by Section 18.07.09 

for a Traffic Impact Statement. 
 
 
 

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

Subject: Bob Maxey Ford Expansion – Special Land Use and Site Plan Review #2 
Location: 2798 E. Grand River Avenue – south side of Grand River, east of Chilson Road 
Zoning: GCD General Commercial District 
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Aerial view of site and surroundings (looking north) 

 
B. Proposal/Process 
 
The applicant requests special land use and site plan review/approval for a new 17,083 square foot 
collision center building, as well as a 10,139 square foot service center expansion.  Table 7.02 of the 
Zoning Ordinance lists automobile dealerships as special land uses in the GCD.   
 
In accordance with Section 19.06, the proposed expansion is considered a major amendment to an 
existing special land use.  Therefore, a new application for special land use approval is required in 
addition to the need for site plan review and approval.  Automobile dealerships are also subject to the 
specific use conditions of Section 7.02.02(c). 
 
Lastly, the collision shop is an accessory component of the auto dealership, which is allowable per Table 
7.02, although it would not otherwise be permitted in the GCD.  That is, the accessory collision shop 
cannot operate in the absence of the auto dealership as the principal use of the property. 
 
Following a public hearing on the request, the Planning Commission may forward its recommendation on 
the project to the Township Board for a final decision. 
 
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 Township Master Plan and Future Land Use map designate the site as General 

Commercial.  This Plan states that this classification is intended for “businesses which serve the 
requirements of the community at large including Genoa Township, Howell, Brighton and pass-by 
traffic along Grand River Avenue.”  The Plan also notes that uses in this category are likely to 
generate significant traffic and that outdoor sales and display areas may be included.  Lastly, the Plan 
states that such areas are to be buffered from nearby residential areas. 
 

Subject site 

Service Center 
Addition 

Collision Shop 
Building 
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It is the latter statement that is the potential concern under this criterion.  Specifically, the proposed 
development encroaches into required setbacks and buffer zones between the residential uses to the 
south (see Sections D and E of this letter below).  Provided the adjacent residences can be adequately 
protected, the proposed project may be viewed as consistent with the Master Plan. 

 
2. Compatibility.  Similar to the statement above, the primary concern over compatibility amongst land 

uses is related to the encroachments towards the residential properties immediately south of the site.  
In an effort to mitigate this concern, the applicant proposes a 6-foot masonry screen wall along the 
rear lot line.  Provided the Township finds the screen wall sufficient to protect the adjacent residences 
from impact, the project may be viewed as compatible with surrounding land uses. 
 

3. Public Facilities and Services.  As a developed site fronting Grand River, we are under the 
impression that necessary facilities and services are already in place.  However, we defer to the 
Township Engineer and Fire Department for any concerns they may have under this criterion. 

 
4. Impacts.  Part of the proposed project includes an expansion of the retention basin.  Provided 

engineering requirements are met, the project is not expected to impact environmental features. 
 
5. Mitigation.  If any additional concerns arise as part of this review process, the Township may require 

mitigation necessary to limit or alleviate any potential adverse impacts as a result of the proposed 
project. 

 
D. Use Conditions 
 
Section 7.02.02(c) provides the following use conditions related to the sale of automobiles in the GCD: 
 
1. Sale space for used mobile homes, recreational vehicles and boats may only be carried on in 

conjunction with a regularly authorized new mobile home, recreational vehicle or boat sales 
dealership on the same parcel of land. 

 
Given this is an existing dealership, this standard is likely met. 
 
2. All outdoor storage areas shall be paved with a permanent, durable and dustless surface and 

shall be graded and drained to dispose storm water without negatively impact adjacent 
property.  The Township Board, following a recommendation of the Planning Commission and 
the Township Engineer, may approve a gravel surface for all or part of the display or storage 
area for low intensity activities, upon a finding that neighboring properties and the 
environment will not be negatively impacted. 

 
All such areas are either paved already or are proposed to be paved as part of this project. 
 
3. No storage or display of vehicles shall be permitted in any landscape greenbelt area, provided 

the Township may permit a display pod for an automobile within the greenbelt area where it is 
integrated into the landscape design. 

 
The site plan identifies 4 existing display pods within the required greenbelt and notes that they were 
approved as part of a 2008 site plan. 
 
4. The site shall include a building of at least five hundred (500) feet of gross floor area for office 

use in conjunction with the use. 
 
The main sales and service building contains 30,950 square feet of gross floor area. 
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5. All loading and truck maneuvering shall be accommodated on-site. 
 
The revised plans include a truck turning template and a note indicating that all maneuvering will occur 
on-site. 
 
6. All outdoor storage area property lines adjacent to a residential district shall provide a buffer 

zone A as described in Section 12.02. A buffer zone B shall be provided on all other sides. The 
Planning Commission may approve a six (6) foot high screen wall or fence, or a four (4) foot 
high landscaped berm as an alternative. 

 
The properties to the south are zoned and used for residential purposes; however, the developed area 
encroaches into the required buffer.  In the absence of sufficient area to accommodate the required buffer 
zone, the Township may require a 6-foot high screen wall or fence as an alternative.  Accordingly, the site 
plan proposes a new 6-foot tall masonry screen wall 2.8 feet from the rear property line. 
 
E. Site Plan Review 
 
1. Dimensional Requirements.  The project has been reviewed for compliance with the dimensional 

requirements of Section 7.03, as shown in the table below.   
 
The existing sales building is nonconforming due to its reduced front yard setback, while existing 
parking/storage areas do not meet front, side or rear setback requirements.  Additionally, the proposed 
building addition does not meet the front yard setback requirement and will require a variance from 
the ZBA.  Furthermore, we are of the opinion that paving the current gravel storage area at the rear of 
the site is an improvement to a nonconforming situation that should also require a variance from 
ZBA. 
 
Lastly, the proposed collision center does not meet the rear yard setback requirement; however, 
Section 7.03.03(m) allows the Planning Commission to grant a setback reduction when a 6-foot 
screen wall is proposed, as is the case. 
 

District 
Lot Size  Minimum Setbacks  (feet)  Max. 

Height Lot Coverage Lot Area 
(acres) 

Width 
(feet) 

Front 
Yard 

Side 
Yard 

Rear 
Yard Parking 

GCD 1 150 70 15 50 
20 front 

10 side/rear 
35 

35% building 
75% impervious 

Proposal 10.2 672 
25 existing 

65 proposed 
36.9 (E) 

41.7 
proposed 

0 front 
0 side (E) 
2.8 rear 

19.8 
13.2% building 

67.4% impervious 

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

subject to review and approval by the Planning Commission.  The proposed building addition is 
constructed of an aluminum panel system.  The amount of aluminum paneling generally exceeds the 
percentage limitation of Section 12.01.03; however, it appears as though the intent is to match the rest 
of the building.  The Commission also has some discretion for alterations to existing buildings. 
 
Meanwhile, the proposed collision center is to be constructed of CMU and metal siding.  Both 
materials exceed the percentage limitations of Section 12.01.03.  As a new building, the Township 
may wish to require compliance with current Ordinance standards. 
 

3. Parking and Vehicular Circulation.  Section 14.04 requires 1 parking space for each 200 square 
feet of gross leasable area, plus 3 spaces per auto service bay for auto sales uses.  Based upon the 
applicant’s calculations, 195 parking spaces are required.  In total, there are 600 spaces for both 
parking and new/used vehicle storage.   
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A note on Sheet C2 indicates that 195 of the spaces will be reserved for customer and employee 
parking, while the remainder (405) will be used to store new and used vehicles.  This is a rather 
unique situation as it relates to the maximum parking requirement of Section 14.02.06.   
 
Specifically, if the Township treats the storage spaces similar to parking spaces, then Planning 
Commission approval is needed given the excessive amount of parking.  Conversely, if the Township 
wishes to make the distinction between parking and storage, as depicted on the site plan, then the 
amount of parking is appropriate. 

 
The parking spaces and drive aisles meet or exceed the dimensional standards of Section 14.06, while 
the details on Sheet C2 also provide for looped (or double) striped spaces, as required.  The revised 
plans also provide the 6 required barrier free parking spaces (based on 195 parking spaces). 

 
4. Pedestrian Circulation.  Section 12.05 requires sidewalks and pathways along certain road 

frontages, including an 8-foot pathway along Grand River Avenue west of the 141 interchange.  The 
site plan shows an existing 8-foot wide concrete pathway, as is required. 

  
5. Vehicular Circulation.  The site currently provides 3 driveways accessing Grand River.  No changes 

are proposed to the existing driveways or circulation pattern as part of the proposed project. 
 
6. Loading.  Given the size of the buildings, Section 14.08.08 requires 3 loading spaces, which are to be 

located in a rear or side yard not directly visible to a public street.  The revised site plan includes the 
required spaces immediately west of the existing service building. 

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

Location Requirements Proposed Comments 
Front yard 
greenbelt 

17 canopy trees 
20-foot width 

10 existing trees 
0 to 20-foot width (existing) 

The project does not propose any 
changes to the existing greenbelt.  
Unless the Township requires 
removal of the existing front 
parking spaces on the westerly 
portion of the site, there is limited 
room for additional landscaping.  
One exception is there appears to 
be room for additional trees in the 
middle landscape island. 

Buffer zone 
“A” (S) for 

outdoor storage 

27 canopy trees 
54 evergreens 
107 shrubs 
6’ wall or 3’ berm 
50-foot width 

6’ wall 
2.8-foot width 

7.02.02(c) allows the Commission 
to approve a 6’ screen wall in lieu 
of the required buffer zone. 

Buffer zone 
“B” (S) for 

remainder of 
site 

27 canopy trees 
27 evergreens 
105 shrubs 
6’ wall or 3’ berm 
20-foot width 

Retain existing vegetation and 
provide detention pond 
landscaping 
3 new evergreen trees 
60-plus foot width 

Section 12.02.13 allows the PC to 
modify landscaping requirements. 

Detention pond 22 canopy OR evergreen 
trees 
122 shrubs 

7 evergreen trees 
70 shrubs 
Retain existing vegetation 

Section 12.02.13 allows the PC to 
modify landscaping requirements. 

Parking lot 
(based on total 

number of 
parking and 

storage spaces) 

40 canopy trees 
4,000 s.f. of landscaped 
area 

No landscaping provided 
(existing condition) 

Section 12.02.13 allows the PC to 
modify landscaping requirements. 
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8. Waste Receptacle and Enclosure.  The site plan identifies a new waste receptacle in the southeast 

corner of the site.  The proposed placement meets the spacing requirement from the residential district 
to the south, but encroaches into the side yard setback, which is only allowed with Planning 
Commission approval.   
 
Details on Sheet A-202 show a concrete base pad and masonry enclosure; however, the base pad must 
be extended by 3 feet in length per Section 12.04. 
 

9. Exterior Lighting.  The lighting plan on Sheet C6 proposes 26 new light fixtures, which includes 15 
light poles and 11 wall mounted fixtures.  The photometric plan provided demonstrates compliance 
with the light intensity standards of Section 12.03.  Meanwhile, Sheet C9 includes detail sheets for 
the proposed fixtures showing the use of downward directed cutoff fixtures.  Our only additional 
comment is that one of the light poles appears to be covered up by the water main easement note. 
 

10. Signs.  The building elevation drawings identify 2 wall signs, although there are notes that seem to 
indicate 2 additional signs may be proposed.  Table 16.1 limits the business to 1 wall sign; however, 
the Planning Commission may permit a second wall sign under “certain circumstances.”   
 
Specifically, Footnote 2(b) allows the Commission to grant two wall signs for businesses on interior 
lots, which require additional visibility due to obstructed views or building orientation.  If two signs 
are allowed, their area cannot exceed a total of 100 square feet.  If approved, the applicant must 
obtain a sign permit prior to installation of any signage. 
 

11. Impact Assessment.  As required by Ordinance, the submittal includes a revised Impact Assessment 
(dated 7/29/13).  In summary, the Assessment notes that the project is not anticipated to adversely 
impact natural features, public services/utilities, surrounding land uses or traffic.   
 
In response to our initial review letter, the Assessment has been updated to include a narrative on 
traffic; however, it does not provide all of the information required by Section 18.07.09. 
 
Lastly, the Assessment notes that the applicant is currently preparing a Pollution Incident Prevention 
Plan (PIPP), in accordance with Section 13.07.04, given the inclusion of a collision shop and the 
potential for the need to deal with some potentially hazardous materials. 

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

Brian V. Borden, AICP 
Senior Planner 

mailto:borden@lslplanning.com


 
 
August 5, 2013 
 
Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re:   Bob Maxey Ford Dealership Expansion - Site Plan Review #2 
 
Dear Ms. Van Marter: 
 
We have reviewed the resubmitted site plan documents from Boss Engineering dated July 
29, 2013. The site is located on an 11.27 acre parcel on the south side of Grand River 
Avenue and is proposing to build an approximate 10,139 expansion to the existing 
service center and a new 17,083 square foot collision center on the southeast corner of the 
lot. Tetra Tech reviewed the updated documents and offers the following additional 
comments.  
 
SITE PLAN  
Sheet C4 

1. All proposed public sewer and water main shall have the recommended size 
permanent easement shown clearly on the drawings. This was not shown on any 
of the submitted sheets. 

2. The comment regarding the 2-inch force main connection was intended to 
indicate a detail for the proposed connection should be clarified through the 
connection note or through inclusion of a detail. Connection to the manhole will 
require a detail showing that the discharge is directed down and into the flow 
channel to avoid accelerated corrosion of the manhole. This must be included on 
the construction drawings. 

 
The petitioner has successfully addressed all previous comments. After addressing the 
comment to show all required permanent easements on the drawings, we have no 
objections to approval of the site plan.  
 
Please call if you have any questions. 
 
Sincerely,  
 
 
 
Gary J. Markstrom, P.E.    Joseph C. Siwek, P.E. 
Unit Vice President     Project Engineer 
 
Copy: Thom Dumond, R.L.A, LEED AP., Boss Engineering 



 
 
 
 

 
August 8, 2013 
 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Bob Maxey Ford Expansion 
 2798 E. Grand River 
 Revised Site Plan Review 
 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned revised site plan.  The 
plans were received for review on August 1, 2013 and the drawings are dated July 9, 2013.  The 
project is based on a 9,700 square foot expansion to an existing service building and a 17,100 
square foot new body shop building.  The plan review is based on the requirements of the 
International Fire Code (IFC) 2012 edition.  
 
It is recommended that the Township consider the following comments prior to approving this 
project. 
 
1. Second Request: An approved fire apparatus access road shall be provided to extend 

within 150 feet of all portions of the exterior walls. Access around the proposed buildings 
shall provide emergency vehicles with an outside turning radius of 50’ and a minimum 
vertical clearance of 13 ½ feet.  The applicant needs to show an adequate fire apparatus 
access route that meets this criteria.  Several proposed parking spaces on both the east 
and west side of the collision center are impeding this performance requirement. 

IFC 503.1 & 503.2 

2. The body shop building is shown to be protected with an automatic fire sprinkler system.  
However, the addition to the main building does not appear to have the same protection.  
Both additions shall be provided with an automatic sprinkler system in accordance with 
NFPA 13, Standard for the Installation of Automatic Sprinkler Systems.  Note: the Architect 
has provided a code analysis document showing how the front building would not be 
required to be protected by a sprinkler system.  However, this document does not 
meet the requirements of the Fire Code for S-1 use groups and repair garages. 

IFC 903 

A. Corrected: The FDC shall be located on the front of the buildings within 100’ of a 
hydrant (Location to be approved by fire official).  FDC is shown on sheet A-103 for 
the collision center in an acceptable location. 

IFC 912.2 
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B. Corrected for the Collision Center: The location, size, gate valve, and connection of 
the fire protection lead shall be indicated on the utility site plan.   

 

3. Corrected: The applicant is showing the addition of one hydrant to the west of the body 
shop building.  However, due to the proposed spacing and access routes, at least one 
additional hydrant will be required on the east side of the buildings.  

IFC C103.1 

4. Corrected: Where fire hydrants are subject to impact and damage by motor vehicles, guard 
posts or other approved means of protection shall be provided in accordance with Section 
312 of the IFC. 

IFC507.5.6 

5. Second Request: The location of a key box (Knox Box) shall be indicated on future 
submittals.  The Knox box will be located adjacent to the front door of the structure.   

IFC 506.1 

 
 
This proposed plan represents challenges regarding providing adequate access to and from the 
proposed buildings.  It is suggested the designer and applicant meet with a fire department 
representative to discuss concerns and alternative solutions. 
 
Additional comments will be given during the building plan review process (specific to the 
building plans and occupancy).  If you have any questions about the comments on this plan 
review please contact me at 810-229-6640. 
 
Cordially, 

 
Michael Evans 
Deputy Fire Chief 
 
cc: Kathryn Poppy - Kathryn@Genoa.org  
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Maxey Ford Expansion

Applicant: Mike Maxey

Parcel: 11-06-200-058 & 103

Meeting Date: August 12, 2013

300 Ft Buffer for Noticing



 
     
      
 
 
July 26, 2013 
 
To Whom It May Concern: 
 
There will be a hearing for a Special Land Use Permit in your general vicinity on 
Monday, August 12 at 6:30 p.m. at Genoa Township Hall, located at 2911 Dorr 
Road, Brighton, Michigan. 
 
The property in question is located at Maxey Ford, 2798 E. Grand River Avenue, 
Howell MI 48843. The Special Land Use has been requested for a proposed 
service center expansion, new collision center, and parking lot addition. The 
request is petitioned by SRM Associations, LLC. 
 
Materials relating to this request are available for public inspection at the Genoa 
Township Hall during regular business hours. If you have any questions or 
objections in this regard, please be present at the public hearing noted above. 
Written comments may be addressed to the Planning Commission.  
 
 
Sincerely, 

 
Kelly VanMarter 
Assistant Township Manager / Community Development Director 
KKV/kp 
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INTRODUCTION 
 
The purpose of this Impact Assessment (IA) report is to show the effect that this proposed development 
has on various factors in the general vicinity of the project.  The format used for presentation of this report 
conforms to the Written Impact Assessment Requirements 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 : 
BOSS ENGINEERING COMPANY 
3121 E. Grand River 
Howell, Michigan 48843 
 
Prepared For: 
Bob Maxey Ford 
2798 E. Grand River 
Howell, Michigan 48843 
 

 
B. Description of the site, including existing structures, man made facilities, and natural features, 

all-inclusive to within 100’ of the property boundary. 
 

Bob Maxey Ford is located on 11.27 acres on the south side of Grand River Avenue between 
Tenpenny Furniture to the west and Howell Elks Lodge to the east.  Approximately 6.75 acres of the 
property is currently being used by the automobile dealership.  The remainder of the site (4.52 acres) 
has been left in its natural state and undeveloped except for a retention basin in the southwest corner 
of the property. 
 
The property is at a high point along Grand River Avenue with a majority of it sloping south and west 
to the existing retention basin area.  A portion of the property sheet flows to the east.  The total 
elevation change across the property is approximately 32 feet.  The undeveloped portion of the 
property is covered with scattered trees, brush and native grasses. 
 
Existing utilities on-site and abutting the site include a 12” watermain along the south side of Grand 
River Ave., and a 8” watermain running through the center of the property.  The sanitary sewer 
service is provided to the dealership through a sanitary lead which connects to the public sewer 
located near the southeast corner of the property.  The storm sewer system is self contained on site. 
 
Grand River Avenue is a five (5) lane roadway under the jurisdiction of the Michigan Department of 
Transportation (M.D.O.T.) with curb and gutter, and a center left turn lane. 
 
Also, a small portion of the existing parking lot currently extends into the Grand River Avenue right-
of-way by 4 feet.  Section 24.10 of the Genoa Township Ordinance states “Where a non-
conforming front setback, parking lot setback or green belt is created as a result of additional road 
right-of-way width being acquired by a road agency, the building or parking lot may be improved or 
expanded without the need to obtain a variance from the ZBA, providing the following conditions 
are met:”  
 
1. Conformed Prior to Right-of Way Widening – Even though Boss Engineering has been working 

on the site since 1998, we do not have any record of the original site plan and how it related to 



 

 

the Grand River right-of-way.  The asphalt was installed prior to the previous owner purchasing 
the dealership which was in 1996. 

2. Will Not Decrease Conformity – Our plan is to leave the front area untouched.  Therefore, not 
decreasing the conformity. 

 
 
C. Impact on natural features: A written description of the environmental characteristics of the 

site prior to development, i.e., topography, soils, vegetative cover, drainage, streams, creeks 
or ponds. 

 
As previously mentioned, the subject site slopes gradually from Grand River towards the southwest.  
The U.S.D.A. Soil Conservation Service "Soil Survey of Livingston County" indicates the soils to be 
as follows: 
 
Percent of Site Name                            Percent Slopes 
100%     Miami Loam     2-6% 
 
The site contains no streams, creeks, lakes or regulated wetlands per the National Wetland Inventory 
Plan prepared by the United States Department of the Interior, and site visit. 
 
The undeveloped portion of the site contains a mix of trees, brush and grasses. 
 

 
D. Impact on storm water management: description of soil erosion control measures during 

construction.  

Most of the existing storm drainage runoff is captured in a retention basin located at the 
southwest corner of the property.  The area where the service center expansion is proposed and 
the new body shop location, is currently paved and part of the automobile dealership.  The only 
increase in impervious surface will be for the parking lot expansion located in the center portion of 
the property.  This area will drain into the proposed expanded retention basin.  A storm water 
forebay will be added to the storm treatment system per the requirements of the Livingston County 
Drain Commission to pre-treat the storm water runoff. 
 
The Livingston County Drain Commissioner must issue a Soil Erosion Control permit to ensure 
proper soil erosion control measures are used during construction. All requirements will be met 
including temporary drainage control, temporary dust control and runoff control. The fol lowing 
methods wil l be used as required, diversion berms, geotextile sediment control fences, diversion 
ditching, and slope stabilization. Stone filters will be installed on catch basins, inlets and pipe inlets. 
Finish grades, redistribution of top soil and lawn will be installed upon building and paving 
construction completion. Pavements, swales, basins, etc will be cleaned after construction and 
properly maintained by Maxey Ford. 
 
At the time of construction, there may be some temporary dust, noise, vibration and smoke, but these 
conditions will be of relatively short duration and shall be controlled by applying appropriate 
procedures to minimize the effects, such as watering if necessary for dust control and working near 
adjacent buildings only during daytime hours. 
 
 

E. Impact on surrounding land use: Description of proposed usage and other man made 
facilities; how it conforms to existing and potential development patterns.  Effects of added 
lighting, noise or air pollution which could negatively impact adjacent properties. 

 
The owner is proposing to construct a 10,139 square foot expansion to the existing service center 
located on the east side of the dealership.  The expansion will allow for the servicing of up to 15 



 

 

vehicles at one time.  The project also includes the reconfiguration and expansion of the existing 
parts and service area.  The hours for the dealership vary depending on the services needed and 
the day of the week. 
 
In addition to the service center addition, Maxey Ford will be relocating the collision center from 
Victory Drive to behind the dealership.  The new collision center is be 17,083 square feet in size 
and it will contain the body shop, paint shop and alignment center.  The staff and most of the 
equipment from the existing center will be relocated to the new facility. 
 
With the service center expansion and addition of the collision center, a portion the of the existing 
site lighting will be removed and replaced with new light fixtures designed to meet the current 
Genoa Township lighting ordinance. 
 
Included with this submittal are new identification elements required by Ford.  Plans have been 
prepared by Ford and the Cityscape to shown the proposed additions. 

 
 
F. Impact on public facilities and services: Description of number of residents, employees, 

patrons, and impact on general services, i.e., schools, police, fire.   
 

The development will be served by public water and sewer systems adjacent to the site.   In 
addition to connecting the new collision to the public sanitary sewer system, the existing used 
vehicle building will be connection to the sewer and water system.  Currently the used vehicle 
building is on a pump and haul arrangement.   
 

 
G. Impact on public utilities: Description of public utilities serving the project, i.e., water, sanitary 

sewer, and storm drainage system.  Expected flows projected in residential units. 
 

The site is located within the Genoa-Oceola Sanitary Sewer District.  The applicant will work with 
Township staff to determine the number of Residential Equivalent Units (R.E.U.) for the proposed 
use.   
 
Because the storm sewer system is located entirely on the site, limited impact is anticipated from 
storm events.  The retention basin will be expanded to mean current Livingston County Drain 
Commission requirements and include a forebay for pretreatment.  Much of the existing and proposed 
site sheet flows towards the existing retention basin.   
 
All other utilities, including gas, electric, and telephone are available at the site and are not expected 
to increase in size or capacity.  All proposed dry utilities will be underground. 
 
 

H. Storage or handling of any hazardous materials:  Description of any hazardous materials 
used, stored, or disposed of on-site. 

  
The automobile fluids (new and used) kept on site will be stored or disposed of in accordance with 
current local, state and federal requirements.   

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

effect on the area.   
 

Based on the Institute of Transportation Engineers Publication TRIP GENERATION manual for 
automobile care centers, the number of trips in an average weekday is 1500, with the peak being 
between 4:00 PM and 6:00 PM. 
 



 

 

Traffic Impact Statement 
 
Bob Maxey Ford is located on Grand River Avenue which is under the jurisdiction of the Michigan 
Department of Transportation.  The five lane road has two west and two east bound lanes with a 
center turn.  Michigan Department of Transportation has no plans to make any modifications to the 
current configuration of the road. 
 
There are three drive approaches onto the site from Grand River.  The first two are on either side of 
the new vehicle showroom, and the final drive approach is a shared approach with the development 
to the west.  No improvements are proposed for the three approaches.   
 
With the expansion of the service, the dealership is anticipating a small increase in traffic due to the 
additional services.  The reason for the building addition is to allow the dealership to keep vehicles 
being serviced inside the building, instead of moving vehicles in and out as parts become available. 
 
Maxey Ford currently has a collision just to the east of their property on Victory Drive.  The intent is 
move their entire collision center operation to their main facility.  The new building will be able to 
handle a similar number of vehicles being serviced.  There should be little or no increase in traffic on 
Grand River with the move of their collision from their existing site to this property.  The customers 
currently using the existing facility are already using Grand River Avenue to access the facility.  The 
traffic will be shifted down the street to the relocated collision center.  Therefore, the existing road 
network can accommodate the minimal increase in the additional new vehicle trips the development 
is anticipated to generate. 
 
The estimate number of new trips that are anticipated with the increase in service stalls and the 
addition of the collision center is 105 per day.  The brake down of those trips are as follows. 
 
When a person drops a vehicle off for service, typically there is someone else driving a separate 
vehicle to pick them up or drop them off to get their vehicle after it is completed.  This generates 3 
trips per visit to the dealership.  
 
For the service center expansion, the average number of vehicles worked on per day per stall is 2.  
There is an increase of 6 stalls with the expansion of the service center.  There is up to 6 trips per 
vehicle being serviced (3 vehicles when dropping off and 3 vehicles when picking up).  The increase 
in trips is 6 trips per vehicle times 2 vehicles per stall times 6 stalls which equals 72 new trips with the 
service center. 
 
The collision center sees an average of 5.5 new vehicles each day being dropped off for service and 
5.5 being picked up times 3 trips each which equals 33 trips.  This brings the total daily increase to 
105 vehicles. 

 
 
J. Special provisions: Deed restrictions, protective covenants, etc.   
 

None  
 
K.    Description of all sources:  

 

• Genoa Township’s Submittal Requirements For Impact Assessment/Impact Statement 
 

• Genoa Township Zoning Ordinances 
 

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

• Trip Generation 6
th
 Edition, Institute of Transportation Engineers 
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GENOA CHARTER TOWNSHIP 

PLANNING COMMISSION 
PUBLIC HEARING 
AUGUST 12, 2013 

6:30 P.M. 
 

MINUTES 
 
CALL TO ORDER:  The meeting of the Genoa Charter Township Planning 
Commission was called to order at 6:31 p.m. Present were Chairman Doug 
Brown, Barbara Figurski, James Mortensen, Dean Tengel, Diana Lowe, John 
McManus, and Eric Rauch.  Also present were Assistant Township Manager, 
Kelly VanMarter, and Brian Borden of LSL Planning. 
 
PLEDGE OF ALLEGIANCE:  The Pledge of Allegiance was recited. 
 
APPROVAL OF AGENDA:  Motion by James Mortensen and supported by 
Barbara Figurski to approve the agenda as proposed.  Motion carried 
unanimously. 
 
CALL TO THE PUBLIC:  Chairman Brown opened the call to the public at 6:32 
p.m. with no response.   
 
OPEN PUBLIC HEARING #1… Review of a special use application, impact 
assessment and site plan for proposed grading within the natural features 
setback and construction of a new 2,368 square foot office building located on 
the north side of Grand River Avenue, east of Kellogg Road, Sec. 14, petitioned 
by Dr. Brad Rondeau. 
 
Dr. Rondeau appeared before the Planning Commission with Thom Dumond of 
Boss Engineering and Mike O’Leary of Lindhout Associates.  There are 2.5 acres 
on the parcel with more than 1 acre of property being developable.  It’s a tricky 
site. The petitioner would like to allow for future expansion.  There is an access 
drive off of Grand River with detention to the east. The petitioner’s interest in 
theater has driven the design of the building. 
 
The south elevation has a lot of glass. The grade drops on the west side of the 
building.  There is a full basement.  The dumpster enclosure will be in the back 
recess rather than an enclosure built around it.   
 
Dean Tengel inquired as to the materials. It will be an earthy red tone of siding 
and perhaps some brick – 75% siding and 25% brick. The petitioner did not bring 
samples of the materials for the Commission to review.  They were hoping the 
3D computer model presented this evening would suffice.  The brick will be 
partial on the east/west elevations.  The petitioner can provide samples to the 
Township if required. Rooftop screening is not necessary because there is 
nothing that requires screening.  The floor plan was discussed, as well. 
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Chairman Brown asked for the reason of grading.  The corner of the building is at 
the 25’ setback line.  In order to fill that, they had to grade that area. The outlet 
for the detention basin will also be cutting into the setback area, but that area will 
be restored.     
 
Brian Borden suggested there should be no issues under general special land 
use standards because the setbacks will be restored. The petitioner proposes to 
exceed the threshold for parking. This will require approval. He believes that it is 
excessive by definition only.  There are 12 spaces required and they are 
requesting 17.  He believes the requested parking is justified.   
 
Brian Borden discussed the fact that the proposed driveway does not meet the 
access standards contained in the ordinance.  The petitioner cannot meet the 
technical standards due to space.  If the petitioner obtains a county permit, this 
can be reviewed.  The parcel to the west has an easement over the driveway to 
allow for potential shared access to this site. This information was only provided 
to the petitioner a few hours ago. The petition has less than the minimum 
required distance between the proposed drive and those to either side – 133 
from the east and 223 feet to the west. Brian Borden suggested it should be over 
300 feet.  Jim Mortensen and many other Commissioners feel that the petitioner 
should explore a shared drive with Dr. Bonine. The petitioner has been dealing 
with severe time constraints and feels that this is a hardship because of this 
knowledge coming to the petitioner at the last minute. The petitioner indicated 
that the easement was not on any deed or paperwork when he purchased the 
property. The safety factor is a concern to the Commission due to the location of 
the entrance to the Rollerama site 133 feet to the east of the proposed driveway.   
 
Eric Rauch asked the petitioner to elaborate on any proposed future expansion.  
The petitioner is hopeful that at some point a partner will be brought in to assist.  
This would increase the building and parking toward the west. The petitioner 
would prefer not to expand into the basement because that would require an 
elevator be installed. Dean Tengel asked why the petitioner had not realized 
there would be a problem with the driveway placement. Dean Tengel indicated 
that he is not comfortable trying to push this through due to the petitioner’s time 
constraints.   
 
Mike Evans from the Brighton Fire Department addressed the Commission. He 
believes it would be dangerous to back out of this property onto Grand River and 
that is why the requirement for a turn around with a 150 driveway is in place.  
Mike Evans indicated that it would be acceptable to set up some sort of 
turnaround by going through Dr. Bonine’s driveway.  This would have to be 
maintained all year. Mike Evans feels that the current plan is close enough to 
meet the intent of the code. If the driveway is shared with Dr. Bonine, a 
turnaround would be required.  Various alternatives for the placement of the 
driveway were discussed.  Brian Borden explained the effect of having driveways 
too close to each other along Grand River. It’s going to be dangerous for traffic. 
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www.lindhout.com 

August 21, 2013 
 
Genoa Township Planning Commission 
2911 Dorr Road 
Brighton, MI 48116 
 
Re: Site Plan Approval for Grand River Dental-Dr. Brad Rondeau 
 
 
Dear Commission Members, 
 
As discussed at the Planning Commission meeting held on August 12, 2013 the connection to the existing drive 
on the west side of the Dr. Brad Rondeau site has been investigated fully.  We have reviewed the impacts of the 
shared access drive, discussed it with Dr. Frederick Bonine and our client, and met with Genoa Township 
Planning Staff in our efforts to seek the best possible solution for the project site plan.   
 
We reviewed the Genoa Township Zoning Ordinance, Section 15.06 ACCESS MANAGEMENT, section to gain 
an understanding of the objectives of the shared access requirements.  We agree that in most commercial zoning 
districts common points of access provide safe, effective site plan solutions.  However, we have found that in this 
particular case, there are enough pre-existing conditions that merit modification of the driveway spacing 
standards.  This is permitted under Section 15.06.02(d). 
 
The pre-existing conditions for this specific site plan are as follows: 
 

1. Existing soils indicate a large amount of fill on the site.  A review of the soil boring log shows the better 
soils are to the east and more fill to the west.  Along Grand River, there was 6.5 feet of fill to the west, and 
1.5 feet of fill at the east.  Along the center of the building area, there was 11.5 feet of fill to the west and 
5.5 feet of fill to the east.  This existing condition resulted in our decision to move our proposed building to 
the east.  See Soil Boring Log attached for reference. 
  

2. The existing wetlands on the site cause a taper of usable land.  The eastern portion of the site is less 
impacted by the wetlands and far more developable.  Please refer to the site plan to see the lesser depth 
to the west. 
  

3. The existing International Fire Code requires that any driveway longer than 150 feet provide a turnaround 
at any dead end.  Appendix D illustrates the various options available to the site designer to 
accommodate a fire truck turnaround.  A 96 foot diameter cul-de-sac, a 120 foot wide hammerhead, a 60 
foot (120+ total) “Y” , and a 70 foot alternative hammerhead are shown.   Given our existing site 
dimensions and existing wetlands, there is very little room to build on this site.  This tight site would be 
completely consumed by the fire truck turnaround of either design.  Without the turnaround, the only other 
option is another curb cut on Grand River with a emergency access gate across the drive.  This would 
cause a great deal of traffic concerns as people tried to enter the site before seeing the gate.  Appendix D 
is attached. 
 

4. The existing oral surgery office and the proposed dental office are very low traffic generators.  Using the 
“Bible” of traffic planning, Trip Generation, by the Institute of Transportation Engineers, we note that each 
building’s traffic would be quite small.  For employees, the week day traffic data starts at either 30 or 10 
employees.  This is more than either practice typically has on site.  The charts for total traffic generation 
start at 10,000 s.f. buildings.  Dr. Bonine is 3,770 s.f. and Dr. Rondeau is 2,368 s.f.   The traffic counts 
generated by the 2 buildings (existing and proposed) will be quite minimal and nowhere near that of an 
active retail center or similar commercial activity.  Pages from the manual are attached. 
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5. The pre-existing conditions at Dr. Bonine’s facility are substantial.  Please refer to the attached 

photographs.  There is a handsome sign, a discrete security gate, and a huge amount of mature 
landscaping that would be destroyed by the potential shared drive.  Further, the pre-existing driveway 
does not meet current County standards and would need to be re-constructed.  There is also a 
detrimental impact on Dr. Bonine’s pre-existing practice, as he does not wish to have other area dentist 
stop referring oral surgery patients to him because it appears he’s in business with Dr. Rondeau. 

 
Our site designs included serious attempts at the shared access drive.  In each case the result was either a 
dangerous gated access to Grand River, or a very poorly designed site plan that destroyed one of the prettiest 
sections along Grand River in the Township.  After reviewing these designs with Staff, it was determined that the 
best solution was to leave the drive location as proposed and to consult with the Township Engineer as to the 
best design of the curb cut. 
 
We discussed the plan with Gary Markstrom.  He visited the site and once again reviewed our plan.  His 
recommendation was to avoid the use of a “porkchop” curb cut detail and to limit the access drive to 2 cars.  He 
suggested a 22 foot wide drive.  This is in conflict with the County minimum requirement of 30 ft. that was shown 
on our plan.  The County was contacted to determine if we had any option available to reduce the width.  Their 
response negative so, our original plan has been resubmitted for your review and action.   

 
We are available to discuss this issue in more detail prior to the scheduled meeting on August 26, 2013.  Please 
call me at any time.  (810) 599-6082 (cell) 
 
 
Respectfully submitted, 

 
Piet W. Lindhout, CEO 
    
Cc:  Kelly VanMarter 
 Dr. Brad Rondeau 
 Dr. Fred Bonine 

 

Lindhout Associates architects aia pc www.lindhout.com 

10465 citation drive, brighton, michigan 48116 810-227-5668 (fax) 810-227-5855 
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Boring Location Plan

Proposed Single Story Building
Across from 6893 Grand River Avenue

Brighton, Michigan

Plate
 No. 1

 Date: 1/31/13

 Drawn by: JMH

 Project No. 130083
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Water Level Observation:
Groundwater encountered at 17-1/2 feet during drilling; 17 feet
upon completion of drilling

Excavation Backfilling Procedure:
Borehole backfilled with auger trimmings
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Project Location: Across from 6893 Grand River Avenue
Brighton, Michigan

Project Name: Proposed Single Story Building

G2 Project No.   130083

GROUND SURFACE ELEVATION:   N/A

Soil Boring No.  B-1

20ft
February 5, 2013

Strata Drilling
B. Sienkiewicz

Total Depth:
Drilling Date:
Inspector:
Contractor:
Driller:

Drilling Method:
   2-1/4 inch inside diameter hollow stem auger

Latitude: N/A Longitude: N/A
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Water Level Observation:
Groundwater encountered at 17 feet during drilling

Notes:
Dry cave at 10 feet
Borehole collapsed at 10 ft after auger removal
* Calibrated Hand Penetrometer

Excavation Backfilling Procedure:
Borehole backfilled with auger trimmings
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Project Location: Across from 6893 Grand River Avenue
Brighton, Michigan

Project Name: Proposed Single Story Building

G2 Project No.   130083

GROUND SURFACE ELEVATION:   N/A

Soil Boring No.  B-2

20ft
February 5, 2013

Strata Drilling
B. Sienkiewicz

Total Depth:
Drilling Date:
Inspector:
Contractor:
Driller:

Drilling Method:
   2-1/4 inch inside diameter hollow stem auger

Latitude: N/A Longitude: N/A
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Water Level Observation:
Groundwater encountered at 18-1/2 feet during drilling

Notes:
Dry cave at 8 feet
Borehole collapsed at 8 ft after auger removal
* Calibrated Hand Penetrometer

Excavation Backfilling Procedure:
Borehole backfilled with auger trimmings
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Project Location: Across from 6893 Grand River Avenue
Brighton, Michigan

Project Name: Proposed Single Story Building

G2 Project No.   130083

GROUND SURFACE ELEVATION:   N/A

Soil Boring No.  B-3

20ft
February 5, 2013

Strata Drilling
B. Sienkiewicz

Total Depth:
Drilling Date:
Inspector:
Contractor:
Driller:

Drilling Method:
   2-1/4 inch inside diameter hollow stem auger

Latitude: N/A Longitude: N/A
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trace gravel

End of Boring @ 20ft
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Water Level Observation:
Groundwater encountered at 18 feet during drilling

Notes:
Dry cave at 8 feet
Borehole collapsed at 8 ft after auger removal
* Calibrated Hand Penetrometer

Excavation Backfilling Procedure:
Borehole backfilled with auger trimmings
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Project Location: Across from 6893 Grand River Avenue
Brighton, Michigan

Project Name: Proposed Single Story Building

G2 Project No.   130083

GROUND SURFACE ELEVATION:   N/A

Soil Boring No.  B-4

20ft
February 5, 2013

Strata Drilling
B. Sienkiewicz

Total Depth:
Drilling Date:
Inspector:
Contractor:
Driller:

Drilling Method:
   2-1/4 inch inside diameter hollow stem auger

Latitude: N/A Longitude: N/A
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Topsoil: Silty Sand (6 inches)

Fill: Loose Dark Brown Silty Sand with trace
gravel

Fill: Very Stiff Dark Brown and Black
Sandy Clay with trace gravel and roots

(organic matter content = 4.0%)

Fill: Medium to Stiff Dark Brown and Black
Sandy Clay with trace gravel (organic matter

content = 2.4% - 6.2%)

Medium Brown Silty Clay with trace sand
and gravel

Very Loose Brown Silty Sand with trace
gravel

Medium Compact Brown Sandy Silt with
trace gravel

Medium Compact Gray Sandy Silt with trace
gravel

End of Boring @ 30ft
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Water Level Observation:
Groundwater encountered at 17 feet during drilling

Notes:
Dry cave at 11 feet
Borehole collapsed at 11 ft after auger removal
* Calibrated Hand Penetrometer

Excavation Backfilling Procedure:
Borehole backfilled with auger trimmings
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Figure No. 5
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Project Location: Across from 6893 Grand River Avenue
Brighton, Michigan

Project Name: Proposed Single Story Building

G2 Project No.   130083

GROUND SURFACE ELEVATION:   N/A

Soil Boring No.  B-5

30ft
February 4, 2013

Strata Drilling
B. Sienkiewicz

Total Depth:
Drilling Date:
Inspector:
Contractor:
Driller:

Drilling Method:
   2-1/4 inch inside diameter hollow stem auger

Latitude: N/A Longitude: N/A
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Topsoil: Silty Sand ( 11 inches)

Fill: Dark Brown Sandy Clay

Fill: Medium Compact Light Brown Gravelly
Sand with trace silt

Fill: Loose Light Brown Silty Sand with
trace gravel

Stiff Brown Silty Clay with trace sand and
gravel

Medium Compact Brown Silty Sand with
trace gravel

Loose Gray Gravelly Sand with trace silt

Very Stiff Brown Sandy Clay with trace
gravel

Loose Brown Silty Sand

End of Boring @ 30ft
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Water Level Observation:
Groundwater encountered at 13-1/2 feet during drilling; 22 feet
upon completion of drilling

Notes:
Wet cave at 22 feet
Borehole collapsed at 22 ft after auger removal
* Calibrated Hand Penetrometer

Excavation Backfilling Procedure:
Borehole backfilled with auger trimmings
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Figure No. 6
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Project Location: Across from 6893 Grand River Avenue
Brighton, Michigan

Project Name: Proposed Single Story Building

G2 Project No.   130083

GROUND SURFACE ELEVATION:   N/A

Soil Boring No.  B-6

30ft
February 4, 2013

Strata Drilling
B. Sienkiewicz

Total Depth:
Drilling Date:
Inspector:
Contractor:
Driller:

Drilling Method:
   2-1/4 inch inside diameter hollow stem auger

Latitude: N/A Longitude: N/A
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Topsoil: Clayey Sand (6 inches)

Fill: Medium Brown Sandy Clay with trace
gravel (organic matter content = 1.8%)

Fill: Very Loose Brown Silty Sand with trace
gravel and concrete cobbles (organic matter

content = 1.1%)

Stiff Brown Sandy Clay with trace gravel

Stiff Brown Silty Clay with trace sand and
gravel

Medium Compact Brown Sand with trace
silt and gravel

Medium Gray Silty Clay with trace sand and
gravel

End of Boring @ 30ft
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Water Level Observation:
Groundwater encountered at 18 feet during and upon completion
of drilling

Notes:
Dry cave at 12-1/2 feet
Borehole collapsed at 12-1/2 ft after auger removal
* Calibrated Hand Penetrometer

Excavation Backfilling Procedure:
Borehole backfilled with auger trimmings
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Figure No. 7
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Project Location: Across from 6893 Grand River Avenue
Brighton, Michigan

Project Name: Proposed Single Story Building

G2 Project No.   130083

GROUND SURFACE ELEVATION:   N/A

Soil Boring No.  B-7

30ft
February 4, 2013
J. Clay
Strata Drilling
B. Sienkiewicz

Total Depth:
Drilling Date:
Inspector:
Contractor:
Driller:

Drilling Method:
   2-1/4 inch inside diameter hollow stem auger

Latitude: N/A Longitude: N/A



20.8

12.0

12

8

13

12

22

20

23

13

S-1

S-2

S-3

S-4

S-5

S-6

S-7

S-8

7
6
6

8
5
3

3
5
8

3
5
7

9
11
11

8
10
10

10
10
13

6
5
8

2000*

2250*

0.5

5.5

8.5

23.0

27.0

30.0

Topsoil: Silty Sand ( 6 inches)

Fill: Loose to Medium Compact Brown Sand
with trace silt and gravel

Stiff Brown Silty Clay with trace sand and
gravel

Medium Compact Brown Silty Sand with
trace gravel

Medium Compact Gray Silty Sand with trace
gravel

Stiff Gray Silty Clay with trace gravel

End of Boring @ 30ft

MOISTURE
CONTENT

(%)

DRY
DENSITY

(PCF)

SOIL SAMPLE DATA
STD. PEN.

RESISTANCE
(N)

SAMPLE
TYPE-NO.

BLOWS/
6-INCHES

UNCONF.
COMP. STR.

(PSF)

S
O

IL
 / 

P
A

V
E

M
E

N
T

 B
O

R
IN

G
  1

30
08

3.
G

P
J 

 G
2_

C
O

N
S

.G
D

T
  2

/1
4/

1
3

PRO-
FILE

Water Level Observation:
No Groundwater encountered during or upon completion of
drilling

Notes:
Dry cave at 12-1/2 feet
Borehole collapsed at 12-1/2 ft after auger removal
* Calibrated Hand Penetrometer

Excavation Backfilling Procedure:
Borehole backfilled with auger trimmings
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Figure No. 8
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Project Location: Across from 6893 Grand River Avenue
Brighton, Michigan

Project Name: Proposed Single Story Building

G2 Project No.   130083

GROUND SURFACE ELEVATION:   N/A

Soil Boring No.  B-8

30ft
February 4, 2013
J. Clay
Strata Drilling
B. Sienkiewicz

Total Depth:
Drilling Date:
Inspector:
Contractor:
Driller:

Drilling Method:
   2-1/4 inch inside diameter hollow stem auger

Latitude: N/A Longitude: N/A
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Topsoil: Silty Sand (12 inches)

Fill: Loose to Medium Compact Dark Brown
Silty Sand with trace gravel and roots

(organic matter content = 2.2%)

Fill: Medium Compact Black Sand with
trace gravel (organic matter content = 5.4 %)

Very Stiff Brown Silty Clay with trace sand
and gravel

Medium Compact Brown Silty Sand with
trac gravel

Medium Compact Gray Silty Sand

End of Boring @ 30ft
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Water Level Observation:
Groundwater encountered at 17 feet during drilling; 23 feet upon
completion of drilling

Notes:
* Calibrated Hand Penetrometer

Excavation Backfilling Procedure:
Borehole backfilled with auger trimmings
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Figure No. 9
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Project Location: Across from 6893 Grand River Avenue
Brighton, Michigan

Project Name: Proposed Single Story Building

G2 Project No.   130083

GROUND SURFACE ELEVATION:   N/A

Soil Boring No.  B-10

30ft
February 5, 2013

Strata Drilling
B. Sienkiewicz

Total Depth:
Drilling Date:
Inspector:
Contractor:
Driller:

Drilling Method:
   2-1/4 inch inside diameter hollow stem auger

Latitude: N/A Longitude: N/A
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Fill: Dark Brown Silty Clay

Fill: Medium Compact Black Silty Sand
trace gravel (orgainc matter content = 5.8%)

Fill: Very Loose Brown Silty Sand with trace
gravel (organic matter content = 1.5%)

Loose Brown Silty Sand with trace roots

Very Loose to Loose Brown Silty Sand with
trace gravel and occasional clay layers

Medium Compact Gray Silty Sand with trace
gravel

Medium to Stiff Gray Silty Clay with trace
sand and gravel

End of Boring @ 30ft
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Water Level Observation:
Groundwater encountered at 12 feet during drilling

Notes:
Dry cave at 11 feet
Borehole collapsed at 11 ft after auger removal
* Calibrated Hand Penetrometer

Excavation Backfilling Procedure:
Borehole backfilled with auger trimmings
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Figure No. 10
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Project Location: Across from 6893 Grand River Avenue
Brighton, Michigan

Project Name: Proposed Single Story Building

G2 Project No.   130083

GROUND SURFACE ELEVATION:   N/A

Soil Boring No.  B-11

30ft
February 4, 2013

Strata Drilling
B. Sienkiewicz

Total Depth:
Drilling Date:
Inspector:
Contractor:
Driller:

Drilling Method:
   2-1/4 inch inside diameter hollow stem auger

Latitude: N/A Longitude: N/A
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Fill: Medium to Stiff Brown and Black
Sandy Clay with trace gravel and asphalt
millings (organic matter content = 2.1% -

3.9%)

Stiff Brown Sandy Clay with trace gravel

Loose to Medium Compact Brown Silty
Sand with trace gravel and clay

Medium Compact Gray Silty Sand with trace
gravel

Very Stiff Gray Silty Clay with trace sand
and gravel

Loose Gray Silty Sand with trace gravel and
clay

End of Boring @ 30ft
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Water Level Observation:
Groundwater encountered at 15-1/2 feet during drilling; 11 feet
upon completion of drilling

Notes:
Wet cave at 11 feet
Borehole collapsed at 11 ft after auger removal
* Calibrated Hand Penetrometer

Excavation Backfilling Procedure:
Borehole backfilled with auger trimmings
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Figure No. 11
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Project Location: Across from 6893 Grand River Avenue
Brighton, Michigan

Project Name: Proposed Single Story Building

G2 Project No.   130083

GROUND SURFACE ELEVATION:   N/A

Soil Boring No.  B-12

30ft
February 4, 2013
J. Clay
Strata Drilling
B. Sienkiewicz

Total Depth:
Drilling Date:
Inspector:
Contractor:
Driller:

Drilling Method:
   2-1/4 inch inside diameter hollow stem auger

Latitude: N/A Longitude: N/A



















 
 
 
 
 LSL Planning, Inc. 
 
 Community Planning Consultants 
 

 
306 S. Washington Ave. Ste. 400 Royal Oak, Michigan 48067 248.586.0505 Fax 248.586.0501 www.LSLplanning.com 

 

August 5, 2013 
 
 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
At the Township’s request, we have reviewed the revised site plan (dated 7/30/13) proposing 
development of a 2,368 square foot building for use as a dental office.  Additionally, the applicant seeks 
special land use approval for grading activities within the required natural feature setback.  We have 
reviewed the proposal in accordance with the applicable provisions of the Genoa Township Zoning 
Ordinance and Master Plan. 
 
A. Summary 

 
1. Provided the disturbed area is returned to its natural condition upon completion of construction 

activities, the proposed grading within the natural feature setback is generally consistent with the 
general special land use standards of Article 19.   

2. Any issues raised by the Township Engineer must be addressed. 
3. The Planning Commission has approval authority over the building elevations. 
4. The amount of parking requires Planning Commission approval. 
5. The proposed driveway does not meet the spacing or offset requirements of Section 15.06.02. 
6. The site plan does not provide a dedicated loading/unloading space. 
7. The submittal indicates that the applicant will seek a variance to permit a projecting wall sign. 
 
B. Proposal/Process 
 
The applicant requests site plan review and approval for development of a 2,368 square foot dental office 
on the vacant 2.4-acre site.  Table 7.02 lists medical offices with up to 15,000 square feet of gross floor 
area as a permitted use in the OSD.   
 
There is a large wetland area immediately north of the proposed building placement and construction will 
require grading within 25 feet of the wetland.  As such, special land use approval is also required by 
Section 13.02.04. 
 
Following a public hearing on the request, the Planning Commission may forward its recommendation on 
the project to the Township Board for a final decision. 

 

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

Subject: Dr. Rondeau Dental Office – Special Land Use and Site Plan Review #2 
Location: Grand River Avenue – north side of Grand River, east of Kellogg Road 
Zoning: OSD Office Service District 
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Aerial view of site and surroundings (looking north) 

 
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 site and adjacent properties to 

the east and west as Neighborhood Commercial, which is intended to provide “retail and service 
establishments whose primary market area includes residents and employees from with a two mile 
radius.”  The proposed use is consistent with this description; however, it is not the principal use, but 
rather the grading activity that requires special land use approval. 
 
As part of its discussion on environmental features, the Master Plan states that “the plan recommends 
a number of means to accommodate development while protecting the valuable resources that area 
critical to Genoa Township’s quality of life.”  The natural feature setback is one “means” of 
accomplishing this goal.  Since the project entails only grading within the 25-foot setback, we are of 
the opinion that the project is consistent with the stated goal.  This statement is made provided the 
disturbed area is returned to its natural condition upon completion of construction activities. 
 

2. Compatibility.  The site is located on the north side of Grand River and appears to be the only 
undeveloped site in the immediate area.  Surrounding properties include a mix of office, commercial, 
recreational and industrial uses.  The proposed use and grading activity are expected to be compatible 
with the surrounding properties.  Similar to item 1 above, this statement is made provided the 
disturbed area is returned to its natural condition upon completion of construction activities.  

 
3. Public Facilities and Services.  So long as soil erosion protection measures are put in place, the 

proposed grading activity is not expected to impact public facilities and services.  With that being 
said, the Township should also consider any comments provided by the Township Engineer with 
respect to this criterion. 

 

Subject site 
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4. Impacts.  Given the project entails only grading within the natural feature setback and does not 

actually encroach into the wetland area itself, the project is not expected to be harmful to 
environmental features.  Once again, this statement is made provided the disturbed area is returned to 
its natural condition upon completion of construction activities. 

 
5. Mitigation.  If any additional concerns arise as part of this review process, the Township may require 

mitigation necessary to limit or alleviate any potential adverse impacts as a result of the proposed 
project. 

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

dimensional standards of the OSD: 
 

District 
Lot Size  Minimum Setbacks  (feet)  Max. 

Height Lot Coverage Lot Area 
(acres) 

Width 
(feet) 

Front 
Yard 

Side 
Yard 

Rear 
Yard Parking 

OSD 1 100 70 20 40 
20 front 

10 side/rear 
35’ 

35% building 
60% impervious 

Proposal 2.4 281 91.68 
42.19 (E) 
170 (W) 

204.68 
20 front 
58 side 

21’ 
2.27% building 

10.88% impervious 
 
2. Building Materials and Design.  Proposed elevations, including colors and materials, are subject to 

review and approval by the Planning Commission.  The submittal includes elevation views of each 
side of the building as well as material calculations.  The predominant material is brick, which is 
supplemented by split face block and siding.  Based upon the calculations provided, the proposed 
building meets the wall material requirements of the Zoning Ordinance. 
 

3. Parking.  In accordance with Section 14.04, medical offices require 1 parking space for each 200 
square feet of gross floor area.  Based upon the size of the proposed building, 12 spaces are required, 
while 17 are provided.   

 
In accordance with Section 14.02.06, Planning Commission approval is required since the amount 
parking proposed exceeds the minimum requirement by more than 20%.  In this instance, the amount 
of parking represents an overage of approximately 42%.  In response, the applicant describes the 
amount of parking in terms of need, noting that 6 spaces will be reserved for employees, 5 will be 
reserved for operations, and 6 will be reserved for waiting. 
 
The parking spaces, drive aisles and number of barrier free spaces comply with Article 14. 
 

4. Pedestrian Circulation.  Section 12.05 requires a 5-foot wide concrete sidewalk for properties along 
Grand River east of the 141 interchange.  The site plan includes the required sidewalk along Grand 
River, as well as a sidewalk between the parking lot and building entrance. 
 

5. Vehicular Circulation.  The proposed driveway does not meet the minimum spacing requirement 
from the existing driveways to the east and west.  Additionally, the proposed driveway does not meet 
the offset requirement from the existing driveway on the south side of Grand River to the east.   

 
Given the placement of the existing driveways and the size of the property, full compliance is not 
possible.  As such, the Township may allow the proposed placement so long as necessary driveway 
permits are obtained.  As an alternative, the Township could direct the applicant to look into the 
possibility of a shared driveway agreement with one of the adjacent property owners. 
 
 



Genoa Township Planning Commission 
Dr. Rondeau Dental Office 
Special Land Use and Site Plan Review #2 
Page 4 
 
6. Loading.  Given the size of the building, Section 14.08.08 requires 1 loading space, which is to be 

located in a rear or side yard not directly visible to a public street.  The site plan does not identify the 
required space, which is to contain 500 square feet, unless otherwise approved by the Planning 
Commission.   
 
In this instance, Sheet C2 includes a note stating that deliveries will be via Fed Ex/UPS sized trucks 
and that loading/unloading will occur at the walk along the front of the building.  The Commission 
must determine whether this proposal is acceptable or whether to require a dedicated loading space. 
 

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

Location Requirements Proposed Comments 
Front yard 
greenbelt 

7 canopy trees 
20-foot width 

7 canopy trees 
20-foot width 

Requirement met 

Detention 
pond 

7 canopy OR evergreen 
trees 
69 shrubs 

7 canopy trees 
3 evergreen trees 
69 shrubs 

Requirement met 

Parking lot 2 canopy trees 
2’ tall hedgerow 
200 s.f. of landscaped area 

3 canopy trees 
2-3’ tall hedgerow 
635 s.f. of landscaped area 

Requirement met 

 
8. Waste Receptacle and Enclosure.  The applicant has addressed previous concerns over the 

placement of a waste receptacle in the front yard by removing the waste receptacle and utilizing 
curbside waste carts.  Sheet C2 illustrates a proposed 5’x6’ concrete pad adjacent to the east side door 
for storage of these carts. 

 
9. Exterior Lighting.  Sheet C6 proposes two light poles in the parking lot.  Pole height and light 

intensity readings comply with Section 12.03.  A fixture detail has been added to Sheet C9, indicating 
use of downward directed, cut off fixtures, as required. 

 
10. Signs.  Sheet A1 identifies a projecting sign on the building’s south elevation, as well as details for a 

proposed monument sign.  Projecting signs are not expressly permitted in the OSD, which the 
applicant acknowledges via a note stating the proposed signage will require a variance.  Meanwhile, 
the proposed monument sign complies with the height, size and location requirements of Article 16. 

 
11. Impact Assessment.  The submittal includes a revised Impact Assessment (dated 7/30/13).  In 

summary, the Assessment notes that the project is not anticipated to adversely impact natural features, 
public services/utilities, surrounding land uses or traffic. 

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

Brian V. Borden, AICP 
Senior Planner 

mailto:borden@lslplanning.com
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