GENOA CHARTER TOWNSHIP
PLANNING COMMISSION
PUBLIC HEARING
November 25, 2013
6:30 P.M.

AGENDA

CALL TO ORDER:

PLEDGE OF ALLEGIANCE:

APPROVAL OF AGENDA:

CALL TO THE PUBLIC:

OPEN PUBLIC HEARING #1... Review of site plan, special use, and environmental
impact assessment to construct a new 2,837 square foot Qdoba drive through
restaurant located at the Meijer outlot at 3883 E. Grand River, Howell, petitioned by
Kevin Egnatuk of Southwind Restaurants, LLC.

Planning Commission disposition of petition

A. Recommendation of Environmental Impact Assessment (10-28-13).
B. Disposition of Site Plan (10-28-13).

OPEN PUBLIC HEARING #2... Review of proposed Master Plan Update (10-22-13).
Planning Commission disposition of petition

A. Request for Approval of Resolution Adopting Updates
to the Master Plan and Future Land Use Map.

Administrative Business:
e Staff report
e Approval of September 9, 2013 Planning Commission meeting minutes
e Member discussion
e Adjournment
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Contact Information - Review Letters and Correspondence shall be forwarded to the following:
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Name Business Affiliation E-mail Address

FEE EXCEEDANCE AGREEMENT

As stated on the stte plan review fee schedule, all site plans are allocated two (2} consultant reviews and
one (1) Planning Commission meeting. 1f additional reviews or meetings are necessary, the applicant

will be required to pay the actual incurred costs for the additional reviews. |f applicable, additional review
fee payment will be required concurrent with submittal to the Township Beard. By signing below,

applicant indjcates agreemenpapd full understanding of this policy.
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Describe how your request meets the Zoning Ordinance General Review Standards (section 19.03):

a. Drescribe how the use will be compatible and in accordance with the goals, objectives, and policies of the
Genoa Township Comprehensive Plan and subarea plans, and will promote the Statement of Purpose of the
zoning district in which the use is proposed.
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Describe how the use will be designed, constructed, operated, and maintained to be compatible with, and
not significantly alter, the existing or intended character of the peneral vicinity.
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How will the use be served adequately by essential public facilities and services such as highways, streets,
police and fire protection, drainage structures, water and sewage facilities, refuse disposal and schools?
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Will the use involve any uses, activities, processes, or materials potentially detrimental to the natural
environment, public health, safety, or welfare by reason of excessive production of traffic, noise, vibration,
smoke, fumes, odors, glare, or other such nuisance? If so, how will the impacts be mitigated?
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€. Does the use have specific criteria as listed in the Zoning Ordinance (sections 3.03.02, 7.02.02, & 8.02.02)?
If so, describe how the ¢ “teria are mel.
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{ HEREBY CERTIFY THAT ALL INFORMATION AND DATA ATTACHED TO AND MADE PART OF THIS
APPLICATION ARE TRUE AND ACCURATE TO THE BEST OF MY KNOWLEDGE AND BELIEF. 1
AGREE TO DESIGN, CONSTRUCT AND OPERATE, AND MAINTAIN THESE PREMISES AND THE
BUILDINGS, STRUCTURES, AND FACILITIES WHICH ARE GOVERNED BY THIS PERMIT IN
ACCORDANCE WITH THE STATED REQUIREMENTS OF THE GENOA TOWNSHIP ZONING
ORDINANCE, AND SUCH ADDITIONAL LIMITS AND SAFEGUARDS AS MAY BE MADE A PART OF
THIS PERMIT,

THE UNDERSIGNE STATES THAT THEY ARE THE FREE
OWNER* OF THEPROP TY OF P RTIES DESCRIBED ABOVE AND MAKES APPLICATION FOR
THIS SPECIAL LAND USE PERMIT.
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*Submit a letter of Authorization rom Property Owner if application is signed by Acting Agent.
See Punce e —LEEMMCRTT,

Contact Information - Review Letters and Correspondence shall be forwarded to the following: \
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Note: This application must be accompanied by a site plan review application and the associated site plan
review submittal requirements. (The Zoning Administrator may allow a less detailed sketch plan for a change
in use.)

FEE EXCEEDANCE AGREEMENT
As stated on the site plan review fee schedule, all site plans are allocated two (2) consultant reviews and one (1)
Planning Commission meeting. If additional reviews or meetings are necessary, the applicant will be required to pay the
actual incurred costs for the additional reviews. [fapplicable, additional review fee payment will be required concurrent

with submittal to the Township Board. By signing below, applicant indicates agreement and full understanding of this
policy.

SIGNATURE DATE

PRINT NAME PHONE

ADDRESS.




LSL Planning, Inc.

Community Planning Consultants

November 19, 2013

Planning Commission
Genoa Township

2911 Dorr Road

Brighton, Michigan 48116

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

Subiject: Qdoba Restaurant — Special Land Use and Site Plan Review #2
Location: Outlot of Meijer property — north side of Grand River Avenue, west of Latson Road
Zoning: MU-PUD Mixed Use Planned Unit Development District

Dear Commissioners:

At the Township’s request, we have reviewed the revised site plan (dated 7/31/13), as well as the
supplemental information provided regarding the proposed development of a 2,837 square foot
commercial building on an outlot in the southwest corner of the Meijer property. The building is
intended for use as a Qdoba restaurant with a drive through window and outdoor seating.

As a side note, although Sheets 1 and 2 have been revised, no revision date is included in the title block.
The applicant should provide a set of plans to the Township with an updated revision date so as to avoid
any future confusion.

The site and adjacent properties are part of a Mixed Use PUD project, although the McDonald’s
restaurant to the west and the gas station to the east are zoned RCD. We have reviewed the proposal in
accordance with the applicable provisions of the Genoa Township Zoning Ordinance and Master Plan.

A. Summary

1. The applicant should update the revision date on the site plan drawings (Sheets 1 and 2).

2. Inour opinion, the general special land use standards of Article 19 are met; however, any issues
raised by the Fire Department or Township Engineer must be addressed.

3. Anamendment to the Lorentzen PUD is needed to accommodate the dimensional deviations
proposed. In our opinion, the deviations requested do not significantly alter the intended character
of the PUD.

4. The Planning Commission has approval authority over the building elevations.

The project does not provide the 2 required parking spaces for recreational vehicles. We suggest the

applicant include this modification as part of their request to amend the PUD.

6. The landscape plan references an agreement with TCF Bank regarding the east side buffer zone;
however, we were unable to locate the agreement in the submittal.

7. There is a minor discrepancy between the landscape plan and table that needs to be corrected.

8. The project could benefit from a pedestrian connection between the perimeter sidewalk and building
entrance.

9. The submittal proposes 3 wall signs, while only 1 is permitted; however, a second wall sign may be
allowed by the Planning Commission.

10. The proposed ground sign does not provide the 10-foot setback required by the Zoning Ordinance.

11. A trash container needs to be added to the outdoor seating area.

o

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



Genoa Township Planning Commission
Qdoba

Special Land Use and Site Plan Review #2
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\ Meijer

Subject site

Aerial view of site and surroundings (looking north)

B. Proposal/Process

The Lorentzen PUD allows restaurants with drive throughs and outdoor seating as special land uses. In
addition, because the development includes dimensional deviations, an amendment to the approved PUD
is needed.

Following a public hearing, the Planning Commission may forward its recommendation on the special
use, PUD amendment and site plan to the Township Board for their consideration.

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
along Grand River as Regional Commercial. This classification is intended for “higher intensity
commercial uses that serve the comparison shopping needs of the entire community and the regional
market.” Restaurants, including fast-food (drive through), are specifically identified as uses
expected in Regional Commercial areas.

2. Compatibility. The site is located on the north side of Grand River Avenue in an area developed
with a broad range of commercial uses, including other drive through restaurants. Given the
established land use pattern in the area, the proposed project is generally expected to be compatible
with surrounding land uses.

3. Public Facilities and Services. As a property fronting Grand River Avenue and surrounded by
commercial development, we are under the impression that necessary facilities and services are in
place for the petitioner to access. Furthermore, the Impact Assessment notes that “all systems that
being utilized were designed to handle usage in excess of this development’s needs.” With that
being said, the applicant must address any comments provided by the Fire Department or Township
Engineer with respect to this criterion.



Genoa Township Planning Commission
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4. Impacts. The site is located amongst other high-traffic commercial developments along the
Township’s primary commercial corridor and we are unaware of any sensitive environmental
features that could be impacted by the proposal.

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. PUD Amendment

As previously noted, a change in the dimensional requirements of a PUD requires an amendment, as
opposed to variances via the ZBA. Per Section 10.11.04, such amendments are to be presented to the
Planning Commission for their review and recommendation to the Township Board. The review
essentially entails whether or not the proposed modifications “significantly alter the intent of the
Conceptual PUD Plan.”

In this instance, the applicant seeks the following modifications:

e A reduction in the rear building setback from 50’ to 40’;
e A reduction in the rear parking setback from 10’ to 5.8’; and
e A reduction in the side parking setbacks from 10’ to approximately 7°.

Generally speaking, we do not believe the proposed modifications “significantly alter” what was
originally envisioned for this site. This is due to the relatively small size of the site when compared to
the other outlots fronting Grand Avenue in this area, as well as the curvilinear rear lot line, which
compacts the building envelope.

E. Site Plan Review

1. Dimensional Requirements. The project has been reviewed for compliance with the dimensional
requirements of this PUD, as follows:

Minimum Setbacks (feet) Max
District Front Side Rear . o Lot Coverage
Yard Yard Yard PEUTE Height
i 20 (front) , 35% building
MU-PUD 70 15 50 10 (side/rear) 35 75% impervious
20 (front)
70 (E) 7 (E side) - 6% building
Proposal & 62 (W) 401 75wside) | 252 | 60% impervious
5.8 (rear)

As noted above, the applicant seeks to amend the PUD for the rear yard building and side/rear yard
parking setback deficiencies.

2. Building Materials and Design. Proposed elevations, including colors and materials, are subject to
review and approval by the Planning Commission. The submittal includes revised elevation
drawings for the Commission’s consideration.

The predominant building material is brick, while accents include a stone base and stone columns, as
well as horizontal brick accent bands. The project architect has provided material calculations
demonstrating compliance with the provisions of Section 12.01 and a material and color sample
board has been provided to the Township for the Commission’s consideration.
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3. Parking. Based upon the proposed seating, the proposed restaurant requires 41 parking spaces, plus

3 short term waiting spaces for the drive through and 2 longer spaces designated for recreational
vehicles. The revised site plan provides 44 parking spaces, although the 2 longer spaces are not
provided. We suggest the applicant include this modification as part of their request to amend the
PUD.

The parking spaces, drive aisles and number of barrier free spaces all meet the standards of Article
14, although parking spaces must be double striped or “looped.”

Vehicular Circulation. The site will be accessed via a shared drive off of Grand River with a one-
way circulation patter around the building with one ingress and two egress points.

With respect to the drive through, the revised plan provides the required number of stacking spaces,
as well as a bypass lane — both of which are significant improvements over the original proposal in
terms of vehicular circulation.

Loading. 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. Per this standard, the revised plan identifies a 10° x 50" space at
the rear of the building identified as an “after hours” loading/unloading zone.

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

Location Requirements Proposed Comments
Frontyard | 6 canopy trees 6 canopy trees Requirement met
greenbelt | 20” width 20" width
Parking lot | 5 canopy trees 5 canopy trees Requirement met
2’ tall hedgerow 2’ tall hedgerow
440 s.f. of landscaped | 2,261 s.f. of landscaped
area area
Buffer Zone | 10 trees OR 40 shrubs | No plantings The landscape plan references
“C” 10" width 7’ width an agreement with the adjacent
owner (TCF), although we did
not find one in the submittal.

There is a minor discrepancy between the landscape plan and table of plantings that needs to be
corrected: the plan shows 8 Fastigate European Hornbeam trees, while the table notes 7.

Waste Receptacle and Enclosure. The project includes a waste receptacle and enclosure northeast
of the proposed building. The site plan identifies the required concrete base pad, while Sheet A301
identifies a 3-sided brick enclosure with a gate across the 4™ side. Landscape screening is also
provided around the enclosure.

Pedestrian Circulation. The site plan identifies a concrete sidewalk within the Grand River right-
of-way, as well as sidewalks around the perimeter of the building and an asphalt pathway along the
north and west sides of the property. We suggest the applicant consider a pedestrian connection
between the perimeter sidewalk and building entrance. There appears to be the potential to utilize
the crosswalk striped between the barrier free spaces on the west side as a connecting point.

Exterior Lighting. The lighting plan identifies 11 light fixtures — 7 parking lot light poles, 2
decorative light poles along Grand River and 2 wall mounted fixtures near the drive through
window. The lighting plan notes the use of 4 different fixture types, details of which are provided as
a supplemental package.
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10.

11.

12.

The photometric plan shows one reading of 10.2 footcandles near the drive through, which is just
above the 10-footcandle maximum allowed. However, all other readings are well within the 10-
footcandle maximum.

Signs. The sign package provides details for 3 wall signs and 1 ground sign. The PUD Agreement
notes that 1 ground sign of up to 60 square feet and wall signs with channel cut letters are permitted.

Current sign regulations allow 1 wall sign, although a second may be permitted by the Planning
Commission in accordance with Footnote 2 under Table 16.1. The third wall sign is not permitted.

The size and height of the ground sign comply with the PUD Agreement; however, it does not
provide the 10-foot setback required by Article 16.

Outdoor Seating. The project proposes 3 tables for outdoor seating with a total of 12 seats.
Furniture and fencing details are included with the submittal. Our only comment is that some form
of trash container needs to be included with the outdoor seating. The applicant must ensure that
employees will keep the area free of debris.

Impact Assessment. The submittal includes a revised Impact Assessment (dated 10/7/13). 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@Islplanning.com.

Sincerely,
LSL PLANNING, INC.

Ky

Brian V. Borden, AICP
Senior Planner
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MANCUSO & CAMERON, P.C. ATTORNEYS AND COUNSELORS

FRANK J. MANCUSO, JR. DOUGLAS D. CAMERON VICTORIA L. LESNER

November 21, 2013

Ms. Kelly VanMarter
Assistant Manager
Genoa Charter Township
2911 Dorr Road
Brighton, Michigan 48116

Re:  Proposed Qdoba PUD Amendment
Lorentzen PUD

Dear Ms. VanMarter;

| have had an opportunity to review the proposed Qdoba PUD Amendment to the April 16, 1996
Lorentzen PUD Agreement. My comments are as follows:

1. Recitals. The Recitals of the Agreement should be modified to read as follows:

A The Township and Birgit Lorentzen entered into a Planned Unit Development
Agreement on April 12, 1996 (the "PUD Agreement") which was recorded on May 9.
1996, in Liber 2038, Page 0039, Livingston County Records.

" B. The PUD Agreement was amended to redesignate industrial use to residential
use consistent with MDR zoning and limiting the density to 264 units for property east of
Latson Road. Said Amendment was approved by the Township Board on September 4,
2002.

C. The PUD Agreement was further amended on May 27, 2004 to permit a change
in the PUD Concept Plan to redesign the commercial use to be compatible with the
residential use east of Latson Road.

D. Article 1X of the PUD Agreement provides that the PUD Agreement may be
amended in writing by the parties to the Agreement and further provides that any
reference in the PUD Agreement to the "owner" includes Birgit Lorentzen's transferees
and assigns.

E. Owner purchased from Meijer, Inc., a transferee of Birgit Lorentzen, the parcel

of land described in Exhibit A (the "Property") formerly designated in the PUD

Agreement as parcel GC-2 which is contained within the property designated in the PUD
- Agreement as Lorentzen property west of Latson Road.

F. Owner and the Township desire to further amend the PUD Agreement only as it
pertains to the Property to permit certain exceptions to the required setback provisions.

Phone (810) 225-3300 FAX:(810) 225-9110
www.mancusocameronlaw.com

722 E. Grand River Brighton, M1 48116



2. Under Section 1 of the propoéed Amendment, all setbacks should be specified as "no
less than" rather than "approximately.”

3. | have also reviewed LSL Planning, Inc. and Tetra Tech's letters concerning their
reviews of this project. [ concur with all of the comments of both LSL and Tetra Tech, however,
I should have the opportunity to review and comment on the Agreement between TCF Bank and
the applicant regarding the east side buffer zone before the applicant receives Board approval.

4. Pursuant to Article |, Section 1.4 D, of the PUD Agreement, if the Planning commission
approves the request, the Planning Commission is required to find that the proposed changes
"will not have a material adverse impact upon surrounding land uses, services, transportation

systems and/or facilities.”" The Planning Commission minutes should support this finding if in
fact the Planning Commission approves the request.

If you should have any questions, please let me know.
Sincerely,

MANCUSO & CAMERON, PC




November 1, 2013

Ms. Kelly Van Marter
Genoa Township
2911 Dorr Road
Brighton, M1 48116

Re:  Qdoba Site Plan Review #2
Dear Ms. Van Marter:

We have reviewed the resubmitted impact assessment, site plan documents and the letter from
Southwind Restaurants and Excel Engineering dated October 10, 2013. The proposed 0.85 acre
development now includes an approximate 2,837 sft building housing a Qdoba restaurant. Tetra Tech
offers the following additional comments:

IMPACT ASSESSMENT

1. G. The petitioner provided records for water usage from a typical Qdoba restaurant with an
average of 10,000-11,000 cft per quarter. Calculating an average of 10,500 cft/quarter * 4
quarters/year/365 days/year * 7.48 gallons/cft/260 GPD/REU = 3.3 REU’s for sewer and
water connection assessment. This figure is to be considered by the Township.

SITE PLAN

Sheet 1 of 2

1. A 167-foot-long stretch of 12" sewer is labeled as 12" storm U.D. with sock; this should be
standard storm sewer.

2. Note included to construct bituminous ramp; need to include detail with construction plans
indicating compliance with ADA accessibility requirements.

3. Sanitary sewer and water service lead will apparently need to go under the proposed 12"
storm sewer beneath the curb line. A note should be included for the construction plans to
maintain 18" clearance between these utilities.

LANDSCAPING PLAN

1. Review the location of the landscaping, as there is currently a 2.5" tree indicated almost
directly above the sanitary sewer lead, with the cleanout approximately 2 feet away from the
trunk of the tree. Recommend moving the sanitary service lateral to the west while in the

Tetra Tech
401 South Washington Square, Suite 100, Lansing, M| 48933
Tel 517.316.3930 Fax 517.484.8140 www.tetratech.com



Ms. Kelly Van Marter
Qdoba Site Plan Review #2
November 1, 2013

Page 2

parking lot. A second cleanout may be warranted at the second bend in the line as well,
depending on final routing.

The petitioner has successfully addressed the primary initial concerns in recommending the site plan
for approval. The above comments should be addressed prior to submitting the plan for approval to

the Township Board.

Please call if you have any questions.

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

copy: Kevin Egnatuk, Southwind Restaurants, LLC
Don DeGroot, Excel Engineering Inc.

Tetra Tech



November 7, 2013

Kelly VanMarter
Genoa Township
2911 Dorr Road
Brighton, Ml 48116

RE: Qdoba Restaurant
3883 E. Grand River
Meijer Outlot

Dear Kelly:

The Brighton Area Fire Department has reviewed the above mentioned site plan. The plans
were received for review on October 30, 2013 and the drawings are dated July 31, 2013 with no
revision date on the site or utility plans. The project is based on a new 2,837 square foot
restaurant building. The plan review is based on the requirements of the International Fire Code
(IFC) 2012 edition. Previous comments appear to be addressed by the applicant in the revised
submittal.

1. The building shall include the building address on the building. The address shall be a
minimum of 6” high letters of contrasting colors and be clearly visible from the street. The
location and size shall be verified prior to installation.

IFC 505.1

2. 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

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.

Respectfully yours,

-

. \
-~ vy e
N\ 7 {/({ 7t

Michael W. Evans, CFPS
Deputy Chief
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November 4, 2013
To Whom It May Concern:

There will be a hearing for a Special Land Use Permit in your general vicinity on
Monday, November 25 at 6:30 p.m. at Genoa Township Hall, located at 2911
Dorr Road, Brighton, Michigan.

The property in question is located at the Meijer outlot at 3883 E. Grand River,
Howell. The Special Land Use has been requested for a drive through associated
with a new 2,837 square foot Qdoba restaurant and retail building. The request is
petitioned by Kevin Egnatuk of Southwind Restaurants, 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



SOUTHWIND

RESTAURANTS L.L.C.

o)

A Franchisee of Qdoba Restaurant Corporation
109 East Broadway St.- Mt. Pleasant, MI 48858

August 8, 2013
Revised October 10, 2013

Genoa Township Planning Commission
Genoa Township

2911 Dorr Road

Brighton, MI 48116

RE: Impact Statement for proposed Qdoba,
East Grand River Avenue, Howell, MI

A. Names and addresses of persons responsible for preparation

Kevin Egnatuk Don DeGroot

Southwind Restaurants, LLC Exxel Engineering, Inc.

109 East Broadway 5252 Clyde Park Avenue SW
Mt. Pleasant, M| 48858 Grand Rapids, MI 49509

B. Maps & written description /analysis of the project site
This site is presently part of the overall Meijer parcel and is presently vacant. The site fronts on Grand River
Avenue to the South with the Meijer entrance and parking on the West and North and a developed site to
the East (Bank). The property in question would be created through the Township’s land division process and
would be 1.06 acres in size including Grand River R.0.W. Please refer to submitted site plan for details of
site.

C. Impact on natural features
The site is presently part of what Meijer maintains as part of their lawns. Features on the site are limited to a
few scattered trees 6” or less in diameter. The elevations of the site drop approximately 6 feet from
Southwest to Northeast. No sensitive or regulated features exist on the site. Based on the Soil Resource
report for Livingston County the soils consist of Miami Loam (MoB).

D. Impact on storm water management
As part of the original PUD, the existing stormwater management pond located to the Northwest of subject
site and due West of the Meijer store was designed to accommodate the development of this parcel. A 21”
storm sewer was stubbed into this parcel for the developed storm water runoff.

E. Impact on surrounding land used
The proposed use of this site consists of a 2,840 s.f. Qdoba restaurant. Impact to the surrounding area will
be minimal as all infrastructures have been put in place in anticipation of development of the parcel. All
activities associated with the site (noise, lighting) will be designed to conform to the Township’s ordinance.



Genoa Township Planning Commission
August 8, 2013
Revised October 7, 2013

Page 2

F.

Impact on public facilities and services
A typical Qdoba restaurant has 3-5 employees per shift, and yearly guest counts between 100,000 and
125,000. No significant impact is expected on public schools, or fire and police protection.

Impact on public utilities
This development will be utilizing the existing utilities as shown on our plan submittals. We will be tapping
into existing 12” watermain off Grand River Avenue, the existing 6” lateral line off of Grand River Avenue,
and the existing 21" storm sewer stub which drains into the existing detention basin. An average Qdoba uses
the following:

Water usage — Average quarterly use is a range of 10,000-11,000 Cubit Ft.

Natural gas — Average monthly usage is a range of 650-950 CCF

Electricity — Average monthly usage is a range of 7,000-13,000 KW/h
All systems that are being utilized were designed to handle usage in excess of this development’s needs.

. Storage and handling of any hazardous materials

There will be no hazardous material used or stored at this facility.

Impact on traffic and pedestrians
This development will be accessed from the current Meijer access drives and will not have any curb cuts onto
Grand River Avenue. Overall traffic volumes will be minimally impacted.

Based on the attached data supplied for 3 other Qdoba restaurants, the total peak hour sales orders range
from 46-62, with an average of 54. Even though a Qdoba restaurant is considered to be a fast “casual” food
restaurant (no category matches this in the ITE manual), for conservative comparison, we compare the trips
generated in the P.M. peak, based on the ITE Land Use Code 934-Fast Food Restaurant with drive-through
window category, which is 32.65 trips/1,000 s.f. of gross floor area. Of those trips, 50% of those visits would
be the average pass-by trips (Tables 5.23 & 5.24 on pages 68 & 69 of the ITE Trip Generation Manual’s User’s
Guide and Handbook, 9™ Edition).

Applying this factor to the trip generation rate reduces new trips to 16.33/1,000 s.f. in the P.M. peak. Based
on the above information, the 2,840 s.f. Qdoba would generate new trips in the P.M. peak of 16.33 x 2.8 = 46
new trips. It should be noted that this figure is certainly conservative when comparing to the actual total
sales referenced above for the P.M. peak.
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Parking requirements and a 10 car stack for the drive-through have been provided on the site. A waiver for
the additional requirement of 2 RV spaces is requested. Ample parking spaces are available for RV patrons in
close proximity . All deliveries requiring loading and unloading will be made when the restaurant is closed. A
key drop is provided for this purpose.

The current walk along Grand River and blacktop walkway along the west and north property lines will be
maintained for pedestrian traffic during and after construction is completed.

J. Special provisions
The site is subject to the following:
Planned Unit Development Agreement dated April 12, 1996
Genoa Township Zoning Ordinance
Real Estate Option Contract between applicant and Meijer, Inc.

If you have any questions or require more information on any of the above information, please give myself, Kevin
Egnatuk a call at 989-205-1136 or Don DeGroot, P.E. at Exxel Engineering, Inc. at 616-531-3660 or by email at
ddegroot@exxelengineering.com

Very truly yours,

f G

Kevin Egna
Southwind Restaurants, LLC



QMG 764 - Gaylord Fiscal 201

Sales and Guests by Hour Period: 9 Week 4
8/19/2013  8/20/2013  8/21/2013  8/22/2013  8/23/2013  8/24/2013  8/25/2013
Time Monday Tuesday Wednesday Thursday Friday Saturday Sunday Total
Lunch 10:30 am - 2:00 pm
10:00 am - 11:00 am
3 6 1 5 0 2 2 19
11:00 am - 12:00 pm
22 17 14 34 24 16 17 144
12:00 pm - 1:00 pm
31 32 26 46 46 24 41 246
1:00 pm - 2:00 pm
41 39 36 31 36 33 25 241
Shift Total
97 94 77 116 106 75 85 650
Afternoon 2:00 pm - 5:00 pm
2:00 pm - 3:00 pm
18 18 12 17 18 18 35 136
3:00 pm - 4:00 pm
11 17 8 17 16 11 15 95
4:00 pm - 5:00 pm
13 10 14 6 18 14 24 99
Shift Total
42 45 34 40 52 43 74 330
Dinner 5:00 pm -8:00 pm
5:00 pm - 6:00 pm
19 22 17 16 24 14 32 144
6:00 pm - 7:00 pm
19 14 30 25 21 21 26 156
7:00 pm - 8:00 pm
5 12 23 25 25 26 8 124
Shift Total
43 48 70 66 70 61 66 424
Late Night 8:00 pm - 5:00 am
8:00 pm - 9:00 pm
7 10 13 12 9 18 14 83
9:00 pm - 10:00 pm
8 1 2 6 15 7 3 42
10:00 pm - 11:00 pm
0 0 0 0 0 4 0 4

11:00 pm - 12:00 am



QMG 725 - Airport Fiscal 201

Sales and Guests by Hour Period: 9 Week 4
8/19/2013  8/20/2013  8/21/2013  8/22/2013  8/23/2013  8/24/2013  8/25/2013
Time Monday Tuesday Wednesday Thursday Friday Saturday Sunday Total
Lunch 10:30 am - 2:00 pm
10:00 am - 11:00 am
3 1 3 2 4 1 0 14
11:00 am - 12:00 pm
23 24 25 24 25 9 11 141
12:00 pm - 1:00 pm
58 62 34 44 49 18 15 280
1:00 pm - 2:00 pm
38 26 19 30 35 23 22 193
Shift Total
122 113 81 100 113 51 48 628
Afternoon 2:00 pm - 5:00 pm
2:00 pm - 3:00 pm
22 17 10 16 14 16 10 105
3:00 pm - 4:00 pm
12 11 6 17 9 7 8 70
4:00 pm - 5:00 pm
9 5 29 10 13 12 8 86
Shift Total
43 33 45 43 36 35 26 261
Dinner 5:00 pm -8:00 pm
5:00 pm - 6:00 pm
12 16 37 18 16 7 13 119
6:00 pm - 7:00 pm
13 23 61 30 11 10 14 162
7:00 pm - 8:00 pm
18 15 47 17 17 7 15 136
Shift Total
43 54 145 65 44 24 42 417
Late Night 8:00 pm - 5:00 am
8:00 pm - 9:00 pm
11 9 26 10 11 10 5 82
9:00 pm - 10:00 pm
5 2 3 5 3 3 1 22
10:00 pm - 11:00 pm
0 0 0 0 0 0 0 0

11:00 pm - 12:00 am



QMG 685 - Okemos
Sales and Guests by Hour

8/19/2013  8/20/2013  8/21/2013  8/22/2013  8/23/2013
Time Monday Tuesday Wednesday Thursday Friday

Lunch 10:30 am - 2:00 pm
10:00 am - 11:00 am

1 1 1 1 0
11:00 am - 12:00 pm

14 22 38 24 19
12:00 pm - 1:00 pm

46 37 40 54 47
1:00 pm - 2:00 pm

39 24 21 21 33
Shift Total

100 84 100 100 99

Afternoon 2:00 pm - 5:00 pm
2:00 pm - 3:00 pm

12 20 14 9 23
3:00 pm - 4:00 pm
5 14 11 13 7
4:00 pm - 5:00 pm
3 10 27 10 8
Shift Total
20 44 52 32 38
Dinner 5:00 pm -8:00 pm
5:00 pm - 6:00 pm
12 20 70 13 12
6:00 pm - 7:00 pm
24 20 68 29 29
7:00 pm - 8:00 pm
18 15 41 22 23
Shift Total
54 55 179 64 64

Late Night 8:00 pm - 5:00 am
8:00 pm - 9:00 pm

13 16 29 26 19
9:00 pm - 10:00 pm

7 9 16 6 15
10:00 pm - 11:00 pm

0 0 3 0 0

11:00 pm - 12:00 am

8/24/2013
Saturday

16

19

26

62

20

17

16

53

17

18

17

52

17

Fiscal Year: 2013
Period: 9 Week #: 4

8/25/2013
Sunday

13

21

29

65

14

13

18

45

13

21

23

57

20

Total

146

264

193

610

112

80

92

284

157

209

159

525

140

61



WATER DEMAND o $30.50
WATER GALLONS 742000 11/18/2012 754000 12/20/2012 12000 $29.09

5% late fee charged if not paid by DUE DATE. DUEDATE | 02/15/2013

TOTAL DUE $115.73
AFTER DUE DATE: $121.52

The City of Mt Pleasant's new electronic newsletters and
pnnouncements will keep you informed on what's happening in and
around the City.
Sign up today at www.mt-pleasant.org
Questions call 779-5322

Payments May Be Made:

* By Mail - P.O. Box 503, Mt. Pleasant, Ml 48804-0503
(Must be received by due date - postmarks not accepted)

* At City Hall, 320 West Broadway, 8-4:30 M-F

* At City Hall Dropbox east end of parking lot behind building

* On-line at www.mt-pleasant.org

* Auto payment form available on-line

Service Address: 1529 S MISSION - BLDG Account Number: 231-46300-00

Reminder:If you were sent a past due
notice, payment is due February 1st




DUE DATE 02/15/2013
TOTAL DUE $15.25

5% late fee charged if not paid by DUE DATE.

The City of Mt Pleasant’s new electronic newsletters and
%nnouncements will keep you informed on what's happening in and | AFTER DUE DATE: $16.01
around the City.
Sign up today at www.mt-pleasant.org
Questions call 779-5322

Payments May Be Made:
* By Mail - P.O. Box 503, Mt. Pleasant, MI 48804-0503

(Must be received by due date - postmarks not accepted) Reminder-If ¢ ¢d
* At City Hall, 320 West Broadway, 8-4:30 M-F e’;’.’" er:i you t"'.’e"’; se,’,’ ;’Pas 1":’
* At City Hall Dropbox east end of parking lot behind building notice, payment IS aue rebruary 1s

* On-line at www.mt-pleasant.org
* Auto payment form available on-line

Service Address: 1529 S MISSION - LAWN Account Number: 231-46305-00



WATER DEMAND

R - - —————

$30.50

WATER GALLONS 754000 12/20/2012 763000 1/16/2013 9000 $21.82

5% late fee charged if not paid by DUE DATE.

The City of Mt. Pleasant's new electronic newsletters and
announcements will keep you informed on what's happening in and
around the City.

Sign up today at www.mt-pleasant.org
Questions call 779-5322

Payments May Be Made:

* By Mail - P.O. Box 503, Mt. Pleasant, Ml 48804-0503
(Must be received by due date - postmarks not accepted)

* At City Hall, 320 West Broadway, 8-4:30 M-F

* At City Hali Dropbox east end of parking lot behind building

* On-line at www.mt-pleasant.org

* Auto payment form available on-line

Service Address: 1529 S MISSION - BLDG

DUE DATE 03/15/2013 I

TOTAL DUE $100.90
AFTER DUE DATE: $105.95 |

Reminder:If you were sent a past due
notice, payment is due March 1st

Account Number: 231-46300-00
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5% late fee charged if not paid by DUE DATE. DUE DATE | 2

TOTAL DUE $15.25
The City of Mt. Pleasant's new electronic newsletters and . l |
announcements will keep you informed on what's happening in and AFTER DUE DATE: $16.01

around the City.
Sign up today at www.mt-pleasant.org
Questions call 779-5322

Payments May Be Made:
* By Mail - P.O. Box 503, Mt. Pleasant, Ml 48804-0503

(Must be received by due date - postmarks not accepted) Reminder:If you were sent a past due
* At City Hall, 320 West Broadway, 8-4:30 M-F i 'aymen Al fc': A
* At City Hall Dropbox east end of parking lot behind building » Pay

* On-line at www.mt-pleasant.org
* Auto payment form available on-line

Service Address: 1529 S MISSION - LAWN

Account Number: 231-46305-00



WATER DEMAND $30.50
WATER GALLONS 763000 1/16/2013 775000 2/15/2013 12000 $29.09

DUE DATE 04/15/2013

TOTAL DUE $115.73

The City of Mt Pleasant’s new electronic newsletters and
hnnouncements will keep you informed on what's happening in and | AFTER DUE DATE: $121.52
around the City.
Sign up today at www.mt-pleasant.org
Questions call 779-5322

5% late fee charged if not paid by DUE DATE.

Payments May Be Made:

* By Mail - P.O. Box 503, Mt. Pleasant, Mi 48804-0503

(Must be received by due date - postmarks not accepted) . i
* At City Hall, 320 West Broadway, 8-4:30 M-F S U BB A O ST O
* At City Hall Dropbox east end of parking lot behind building notice, payment is due April 4th
* On-line at www.mt-pleasant.org
* Auto payment form available on-line

Service Address: 1529 S MISSION - BLDG Account Number: 231-46300-00




DUE DATE 04/15/2013
TOTAL DUE $15.25
The City of Mt Pleasant's new electronic newsletters and

nnouncements will keep you informed on what's happening in and | AFTER DUE DATE: $16.01
around the City.
Sign up today at www.mt-pleasant.org
Questions call 779-5322

5% late fee charged if not paid by DUE DATE.

Payments May Be Made:
* By Mail - P.O. Box 503, Mt. Pleasant, Ml 48804-0503

{Must be received by due date - postmarks not accepted) Reminder:If ¢ ¢ d
* At City Hall, 320 West Broadway, 8-4:30 M-F e’""t'. er:it you "’f.’ € j"’" A"” p.f,’j th ue
* At City Hall Dropbox east end of parking lot behind building hotice, payment Is gue Apri

* On-line at www.mt-pleasant.org
* Auto payment form available on-line

Service Address: 1529 S MISSION - LAWN Account Number: 231-46305-00



WATER DEMAND $30.50
WATER GALLONS 775000 2/15/2013 790000 3/22/2013 15000 $36.36

5% late fee charged if not paid by DUE DATE. DUE DATE |  05/15/2013

TOTAL DUE $130.56
AFTER DUE DATE: $137.10

Get the most recent news and information
from the City right in your inbox!
Visit www.mt-pleasant.org/news to subscribe to City eNews today.

Payments May Be Made:
* By Mail - P.O. Box 503, Mt. Pleasant, Ml 48804-0503

(Must be received by due date - postmarks not accepted) . )
* At City Hall, 320 West Broadway, 8-4:30 M-F s el e S e e
* At City Hall Dropbox east end of parking lot behind building » pay y

* On-line at www.mt-pleasant.org
* Auto payment form available on-line

Service Address: 1529 S MISSION - BLDG

Account Number: 231-48300-00



5% late fee charged if not paid by DUE DATE. DUEDATE | 05152013 |

TOTAL DUE $15.25 |
Get the most recent news and information AFTER DUE DATE: $16.01 I

from the City right in your inbox!
isit www.mt-pleasant.org/news to subscribe to City eNews today.

Payments May Be Made:

* By Mail - P.O. Box 503, Mt. Pleasant, Ml 48804-0503
(Must be received by due date - postmarks not accepted)

* At City Hall, 320 West Broadway, 8-4:30 M-F

* At City Hall Dropbox east end of parking lot behind building

* On-line at www.mt-pleasant.org

* Auto payment form available on-line

Service Address: 1529 S MISSION - LAWN

Reminder:If you were sent a past due
notice, payment is due May 2nd

Account Number: 231-46305-00
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WATER DEMAND - $30.50
WATER GALLONS 790000 3/22/2013 799000 4/15/2013 9000 $21.82

DUE DATE 06/17/2013

TOTAL DUE $100.90
AFTER DUE DATE: $105.95

5% late fee charged if not paid by DUE DATE.

Get the most recent news and information
from the City right in your inbox!
Visit www.mt-pleasant.org/news to subscribe to City eNews today.

Payments May Be Made:

* By Mail - P.O. Box 503, Mt. Pleasant, Ml 48804-0503
(Must be received by due date - postmarks not accepted)

* At City Hall, 320 West Broadway, 8-4:30 M-F

* At City Hall Dropbox east end of parking lot behind building

* On-line at www.mt-pleasant.org

* Auto payment form available on-line

Service Address: 1529 S MISSION - BLDG

Reminder:If you were sent a past due
notice, payment is due June 6th

Account Number: 231-46300-00



5% late fee charged if not paid by DUE DATE. DUEDATE |  06/17/2013 |

TOTAL DUE $15.25
AFTER DUE DATE: $16.01

Get the most recent news and information
from the City right in your inbox!
isit www.mt-pleasant.org/news to subscribe to City eNews today.

V

Payments May Be Made:

* By Mail - P.O. Box 503, Mt. Pleasant, Ml 48804-0503
(Must be received by due date - postmarks not accepted)

* At City Hall, 320 West Broadway, 8-4:30 M-F

* At City Hall Dropbox east end of parking lot behind building

* On-line at www.mt-pleasant.org

* Auto payment form available on-line

Service Address: 1529 S MISSION - LAWN

Reminder:If you were sent a past due
notice, payment is due June 6th

Account Number: 231-46305-00
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5% late fee charged if not paid by DUE DATE. DUE DATE 07/15/2013

TOTAL DUE $90.40
Starting July 1, 2013 you will be able to view the Mt Pleasant _—
annual water quality report on-line at AFTER DUE DATE: $94.92
http://www.mt-pleasant.org/docs/dept/water/reports/2012waterreport.pdf
This report contains important information about the source and quality
of your drinking water.
Please call (989) 779-5387 if you would like a paper report sent to you

Payments May Be Made:

* By Mail - P.O. Box 503, Mt. Pleasant, Ml 48804-0503
(Must be received by due date - postmarks not accepted)

* At City Hall, 320 West Broadway, 8-4:30 M-F

* At City Hall Dropbox east end of parking lot behind building

* On-line at www.mt-pleasant.org

* Auto payment form available on-line

Service Address: 1529 S MISSION - LAWN

Reminder:If you were sent a past due
notice, payment is due July 5th.

Account Number: 231-46305-00
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WATER DEMAND $30.50
WATER GALLONS 799000 4/15/2013 812000 5/19/2013 13000 $31.51

-7 =z - woex ¥

5% late fee charged if not paid by DUE DATE. DUEDATE | 07/15/2013

TOTAL DUE $120.67
Starting July 1, 2013 you will be able to view the Mt Pleasant —
annual water quality report on-line at AFTER DUE DATE: $126.72
http:/iwww.mt-pleasant.org/docs/deptiwater/reports/2012waterreport.pdf
This report contains important information about the source and quality
of your drinking water.
Please call (989) 779-5387 if you would like a paper report sent to you

Payments May Be Made:
* By Mail - P.O. Box 503, Mt. Pleasant, Ml 48804-0503

. At(I\cll;lst be received by due date - post.marks not accepted) Reminder:if you were sent a past due
ity Hall, 320 West Broadway, 8-4:30 M-F i t is due Julv 5th

* At City Hall Dropbox east end of parking lot behind building notice, payment Is due July oth.

* On-line at www.mt-pleasant.org

* Auto payment form available on-line

Service Address: 1529 S MISSION - BLDG

Account Number; 231-46300-00




WATER DEMAND

$30.50

WATER GALLONS 812000 5/19/2013 823000 6/18/2013 11000 $26.67

- 609

5% late fee charged if not paid by DUE DATE.

Automatic Payment {ACH) and Paperless Bills (Email) are available.

Authorization forms may be printed from the City's website,
www.mt-pleasant.org or picked up at City Hall, 320 W Broadway.

Payments May Be Made:

* By Mail - P.O. Box 503, Mt. Pleasant, Ml 48804-0503
{(Must be received by due date - postmarks not accepted)

* At City Hali, 320 West Broadway, 8-4:30 M-F

* At City Hall Dropbox east end of parking lot behind building

* On-line at www.mt-pleasant.org

* Auto payment form available on-line

Service Address: 1529 S MISSION - BLDG

DUE DATE 08/15/2013

TOTAL DUE $104.74
AFTER DUE DATE: $1090.99

Reminder:If you were sent a past due
notice, payment is due Aug 2nd.

Account Number: 231-46300-00



7566

5% late fee charged if not paid by DUE DATE. DUEDATE |  08/15/2013

TOTAL DUE $161.03

AFTER DUE DATE: $169.08

Automatic Payment (ACH) and Paperless Bills {(Email) are available.
Authorization forms may be printed from the City's website,
www.mt-pleasant.org or picked up at City Hall, 320 W Broadway.

Payments May Be Made:
* By Mail - P.O. Box 503, Mt. Pleasant, Ml 48804-0503

(Must be received by due date - postmarks not accepted) . .
* At City Hall, 320 West Broadway, 8-4:30 M-F Reminder.if you were Senta pazst;ue
* At City Hall Dropbox east end of parking iot behind building L) L GG TR e
* On-line at www.mt-pleasant.org
* Auto payment form available on-line

Service Address: 1529 S MISSION - LAWN

Account Number; 231-46305-00




WATER DEMAND

$30.50

WATER GALLONS 823000 6/18/2013 834000 7/22/2013 11000 $26.67

5% late fee charged if not paid by DUE DATE.

Automatic Payment ({ACH) and Paperless Bills (Email) are available.
Authorization forms may be printed from the City's website,
www.mt-pleasant.org or picked up at City Mall, 320 W Broadway.

Payments May Be Made:

* By Mail - P.O. Box 503, Mt. Pleasant, Ml 48804-0503
(Must be received by due date - postmarks not accepted)

* At City Hall, 320 West Broadway, 8-4:30 M-F

* At City Hall Dropbox east end of parking lot behind building

* On-line at www.mt-pleasant.org

* Auto payment form available on-line

Service Address: 1529 S MISSION - BLDG

DUE DATE 09/16/2013
TOTAL DUE $110.79

AFTER DUE DATE: $116.34

Reminder:If you were sent a past due
notice, payment is due Sept 5th

Account Number: 231-46300-00



5% late fee charged if not paid by DUE DATE. DUEDATE | 09/16/2013

TOTAL DUE $131.61

AFTER DUE DATE: $138.19

Automatic Payment (ACH) and Paperless Bills (Email) are available.
Authorization forms may be printed from the City's website,
www.mt-pleasant.org or picked up at City Hall, 320 W Broadway.

Payments May Be Made:

* By Mail - P.O. Box 503, Mt. Pleasant, Ml 48804-0503
{Must be received by due date - postmarks not accepted)

* At City Hall, 320 West Broadway, 8-4:30 M-F

* At City Hall Dropbox east end of parking lot behind building

* On-line at www.mt-pleasant.org

* Auto payment form available on-line

Service Address: 1529 S MISSION - LAWN

Reminder:If you were sent a past due
notice, payment is due Sept 5th

Account Number: 231-46305-00
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WATER DEMAND $30.50
WATER GALLONS 834000 7/22/2013 845000 8/19/2013 11000 $26.67
5% late fee charged if not paid by DUE DATE. DUE DATE 10715/2013
TOTAL DUE | $110.79
Automatic Payment (ACH) and Paperless Bills (Email) are available. AFTER DUE DATE: $116.34

Authorization forms may be printed from the City's website,
www.mt-pleasant.org or picked up at City Hall, 320 W Broadway.

Payments May Be Made:

* By Mail - P.O. Box 503, Mt. Pleasant, Ml 48804-0503
{Must be received by due date - postmarks not accepted)

* At City Hall, 320 West Broadway, 8-4:30 M-F

* At City Hall Dropbox east end of parking lot behind building

* On-line at www.mt-pleasant.org

* Auto payment form available on-line

Service Address: 1529 S MISSION - BLDG

Reminder:If you were sent a past due
notice, payment is due Oct. 3rd

Account Number: 231-46300-00
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5% late fee charged if not paid by DUE DATE.

Automatic Payment (ACH) and Paperless Bills (Email) are available.

Authorization forms may be printed from the City's website,
www.mt-pleasant.org or picked up at City Hall, 320 W Broadway.

Payments May Be Made:

* By Mail - P.O. Box 503, Mt. Pleasant, Ml 48804-0503
(Must be received by due date - postmarks not accepted)

* At City Hall, 320 West Broadway, 8-4:30 M-F

* At City Hall Dropbox east end of parking lot behind building

* On-line at www.mt-pleasant.org

* Auto payment form available on-line

Service Address: 1529 S MISSION - LAWN

DUE DATE I 10/15/2013 '

TOTAL DUE | $66.16
AFTER DUE DATE: $69.47

Reminder:If you were sent a past due
notice, payment is due Oct. 3rd

Account Number: 231-46305-00
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PLEASE DO NOT SEND THIS PAGE
WITH YOUR PAYMENT. THANK YOU.

LANSING, MI 48937-0001
T
MOUNT PLEASANT M1 48856-2312 PRV NSR1009 7359 7850)
Due: 10/10/13 Enclosed:

Totsl: $2,715.48

|
OKENOS GAS

Lighting Efficiancy Pays Every Day: Lighting accounts for
30 to 60 percent of annual electrlc costs far most
businesses. Consumers Energy offers incentives that make

16771686
Iteasy to switch to energy efficlent lighting.
Vislt wwwe,C Energy.com/mybusl and choose
“Lighting.”

iz

Oct Nov Dec Jan Feb Mar Apr May Jun Jul
pr May Mmzsm

1012

Oct 2012 - 5ep 2013 Usage 1079.2 Mct
September gas use 510 Mef
Gas use per day 1,597 Mcf
Gas cost per day $11.45

e Mo USAGE =
??O C&f'/ (éa/vl/t’/i’)"(‘o FRam /”LF)

m@
CounttonUs

Visit: www.ConsumersEnargy.com
Call us: (800) 477-5050

& EBLL awid
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% DTE Energy-

Usage History

Account Number: 5403 739 0005

Service Address: 826 W MAIN ST STE Q'DOBA GAYLORD, MI 49735-1902

Usage History As of: 10/18/2013 8:40

Billing Pericd Description Meter Reading Days Usage Amount
Billed Bilied

Aug 27, 2013 - Sep 26, 2013 Gas Commercial Heating 13626 Actual - 13076 Actual 30 550 $458.74

Jul 29, 2013 - Aug 27, 2013 Gas Commercial Heating 13076 Actual - 12557 Actual 29 519 $434.21

Jun 25, 2013 - Jul 29, 2013 Gas Commercial Heating 12557 Actual - 12003 Actual 34 554 $475.20

May 28, 2013 - Jun 25, 2013 Gas Commercial Heating 12003 Actual - 11520 Actual 28 483 $417.94

Apr 29, 2013 - May 28, 2013 Gas Commercial Heating 11520 Actual - 10875 Actual 29 645 $548.50

Mar 27, 2013 - Apr 29, 2013 Gas Commercial Heating 10875 Actual - 9895 Actual 33 980 $813.71

Feb 27, 2013 - Mar 27, 2013 Gas Commercial Heating 9895 Actual - 8774 Estimated 28 1121 $916.58

g Mo WSEREE =
73 et
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Usage History

Account Number:
Service Address:
Usage History As of:

Usage History

Usage

Billing Period

Aug 20, 2013 - Sep 19, 2013
Jul 22, 2013 - Aug 20, 2013

Jun 19, 2013 - Jul 22, 2013

May 21, 2013 - Jun 19, 2013
Apr 22, 2013 - May 21, 2013
Mar 26, 2013 - Apr 22, 2013
Mar 21, 2013 - Mar 26, 2013
Feb 22, 2013 - Mar 21, 2013
Jan 22, 2013 - Feb 22, 2013
Dec 18, 2012 - Jan 22, 2013
Nov 19, 2012 - Dec 18, 2012
Oct 18, 2012 - Nov 19, 2012
Sep 19, 2012 - Oct 18, 2012
Aug 17, 2012 - Sep 19, 2012
Jul 20, 2012 - Aug 17, 2012

Jun 20, 2012 - Jul 20, 2012

May 21, 2012 - Jun 20, 2012
Apr 19, 2012 - May 21, 2012
Mar 22, 2012 - Apr 19, 2012

TRAVEESE CILTY - ATRART RO, GAYS

5403 739 0003

1288 W SOUTH AIRPORT RD STE B TRAVERSE CITY, Mt 49686-4717

10/18/2013 8:28

Description

Gas Choice Commercial
Gas Choice Commercial
Gas Choice Commercial
Gas Choice Commercial
Gas Choice Commercial
Gas Choice Commercial
Gas Choice Commercial
Gas Choice Commercial
Gas Choice Commercial
Gas Choice Commercial
Gas Choice Commercial
Gas Choice Commercial
Gas Choice Commercial
Gas Choice Commercial
Gas Choice Commercial
Gas Choice Commercial
Gas Choice Commercial
(Gas Choice Commercial
Gas Choice Commercial

Meter Reading

20026 Actual - 18465 Actual
19465 Actual - 18903 Actual
18903 Actual - 18265 Actual
18265 Actual - 17680 Actual
17680 Actual - 17038 Actual
17038 Actual - 16280 Actual
16280 Actual - 16155 Actual
16155 Actual - 15238 Actual
15238 Actual - 14118 Actual
14118 Actual - 13069 Actual
130889 Actual - 12254 Actual
12254 Actual - 11468 Actual
11468 Actual - 10870 Actual
10870 Actual - 10170 Actual
10170 Actual - 9483 Actual
9483 Actual - 8868 Actual
8868 Actual - 8187 Actual
8187 Actual - 7465 Actual
7465 Actual - 6639 Actual

Days
Billed
30
29
33
29
29
27

5

27

31

35
29
32
29
33
28

561
562
638
585
642
758

917
1120
1049
815
786
598
700
687
615
681
722
826
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I 100055597650 000002735480 ODO0 2056 0 0ODDODOOOOOD H

Choose from a variety of ways to pay your biHl. See the back for payment options, which include Auto-pay with
checking/savings, online, at an autharized pay agent, by phone and more Auta-pay with Visa or MasterCard Is a

residentlal payment option.

Learn more at www.ConsumaersEnergy.com/waystopay

In casa of an emargency, call us immediately day or night at 1-800-477-5050.

SOUTHWIND RESTAURANT LLC
109 E BROADWAY 5T
MOUNT PLEASANT M| 48858-2312

Detail of Current Charges

Elec Gen Sec Rate GS Com
Rate- 1100
Mater Number: 5310555 POD: 0000000609556
Meter Begin Read 52523 Meter End Read: 67958
Read Type: estimate
Total Metered Energy Lse: 15435 kWh
Eiectric Power Sy, Chai
Energy 154350 0099744 51,539.55
PSCR 154359 QoO01570- £24 23
Renewable Energy £7.20
Electric Delive  ha
System Access 20,00
Distributian 154359 0037011 557126
Energy Efficiency 548.76
Securitization 154350 0001367 S21.41
Securitization Tax 154359 0.000882 $1053
-Income Assist Fund $0.59
1 Eluctrie $2,19547
Sep 2013 15435
Aug 13774
Jul - 16380
Jun - 14470
May e mre
Ape 10648
Mar - 10854
Feb 10578
Jan . 12257
Dec 11426
Nov 10931
oat 10906
Sep 2012 15917
Qct 2012 Sep 2013 Usage 149837 kWh
September elecirk use 15435 kWh
Electric use per day 482 kWh
Electrlc cost per day §68.61

Gas Gen Serv Rate GS-1 - Com Cust Choice
Rate 277

Meter Numbaer: 35100799
Meter Beq n Read 29205
Read Type estimate
Different 1 Constant: 01

Teta Metered Energy  se 511 Mcf

PQD: 0000000609957
Meter End Read 29715

Correction factor- 1.00000

Gas Cha

Customer  arge 1
GasDstr uton S0 1178400 511132
Energy Effi ency 5L1@ 0221900 511,34
Lakeshore En Services 588/200-3788

Supplier Charge CPA S11 @ 4540000 21199
Total Gas $368.30

LANSING, M1 48937-000%

Account Number 1000 5559 7650
Due: 1011013 Enclosed:

Total: $2,715.48
Corections/Comments on Back O]
Mé’ 2970 S
ELECTREC

Summary of Charges
Accou tNumber:1000 97650
Service:
SOUTHWIND RESTAURANT LLC

1941 W GRAND RIVER AVE #8
OKEMOS M 48864-1701

Last Month's Account Balance $2,340.39
Payment 03/10/13 Thank You $2,340.39-
Balance Forward $0.00

Payments applied after Sep 18, 2013 are not included.

T tal Electric $2,19 47

T tal Gas $36630
les Tax §153.71

Total Energy Charges $2,715.48

Total Amount Due $2,715.48

Totsl amount dus wi  be ded d from your desl,

accaunt an the due date,

Applicable Progra Direct Pay

Billing Period 08/17/13-091713

Bill Month September

Days Billed

Invaice 202871595475

Your next scheduled meter read date Is on or around 10/16/2013,

Your payment + due October 10, 2011, After the due date, the
urpakibals v is subject 10 & 2% late payment charge

News You Can Use

Your bill Includes s monthly par mater charge per MPSC
order U 17377 on uly 29, 2013, to support the Low-income
Energy Assistance Fund {LIEAF).

Consumers Energy |3 committed to protecting customar
Information and data privacy. Ta review or comment on
our proposed Customer Diata Privacy tanff, please see Case
V17102 at hitpr efile. psc.state.mi.us/efife/viewcase.
phplcasenum 7102

Questlons sbout your bIII? Get an explanation of all
charges and learn mare atout the sections of your bil at
www.ConsumersEnergy.com/business,

Slgn up for our valuable eNewsletter: Learn sman ways
other businesses are saving every month. The eNewsletter
COvers enargy sav ng 1 ps, rebate kncentive updates and
much more Visit www.ConsumersEnergy.com/mybus ness
andchoose Evaluation Tools.”

FREE facliity energy assessment online. Spend a few
minutes with our Onl ne Facllity Assessment Wizard and
uncaver a wealth of information that can lower your energy
costs, increase efficiency and improve your bottom line,
Vislt wowrwe.C Energy.com/mybusl and choose
“Evaluatlon Tools.”

CountonUs

Vst www.ConsumersEnergy.com
Call us: (800) 477-5050



LANSING, MI 48937-0001

KING FOODS INC

109 E BROADWAY ST Actount Number: 1000 6535 1502

MOUNT PLEASANT Ml 48858-2312

Due: 10/02/13 Enclosed
Total: $1,810.86

Include Corrections/Camments on Back

GA7 oL

. LECTRIC
Detail of Current Charges Summary of Charges £
Elec Gen Sec Rate GS Com Account Number: 1000 6535 1502
Rate: 1100
Meter Number: 73337544 POD: 0000004129087 Service:
Meter Begin Read: 51361 Meter End Read: 63247 g;%%aggsslyc
Read Type: actual Gaylord M 49735-1902
Total Metered Energy Use: 11886 kWh
Last Month's Account Balance $1,727.90

Electric Power Supply Charges

Energy 11886@ 0055744 $1,185.56 Payment 09/03/13 - Thank You $1,727.90
PSCR 11886@ 0.001570- $18.66 Balance Forward $0.00
Renewable Energy §7.20
Electric Delivery Charges Paymentsapp ed afterSep 10,2013 arenot n d d
System Access $20.00
ED:;:;"EEMD'C'IQHW 188ce 0037011 sgig-g; Total Electric $1,708.36
Securitization 11886@ 0001387 $16.49 Sales Tax 310250
Securitization Tax 118869 0.000682 8.1 Total Energy Charges $1,810.86
Low Income Assist Fund 5099
Total Electric $1,708.36 Total Amount Due s 1 ,81 0.86
Sep 2013 11885 Total amount dus will be deducted from your designated
Aug 11323 account on the due date.
Jul 1737 Applicable Programs Direct Pay
AvE. MoaHLA \ e 10241 - .
& May 5754 Billing Period 08/09/13 - 09/09/13
U, W Apr 8898 Bill Month September
A{V Mar 7843 Days Billed 32
qj 76 / A Feb 8451 Invoice 206253427568
Jan 9475 Your next sch duled meter read date is on or arcund 10/08/2013
Dec 10015
N 77137 Your payment s due Qctober 02, 2013, After the due date, the
ov unpaid balance Is subject to a 2% late payment charge,
Oct 77
Sep 2012 12840 News You Can Use
Oct 2012 Sep 2013 Usage 114101 kWh If Consumers Energy is your natural gas provider, call us
September electric use 11886 kWh immediately at (800) 477-5050 in a gas emergency. To
Electric use per day 371 kWh report an electric outage or if you have questions about
Electric cost per day $53.39 Consumers Energy billing, rates or services call: (800)

805 0450 or v sit us at www.ConsumersEnergy.com,

Your bill Includes a monthly per meter charge per MPSC
orderU 17377 on July 29, 2013, to support the Low-Income
Energy Assistance Fund (LIEAF).

Consumers Energy Is committed to protecting customer
information and data privacy. To review or comment on
our proposed Customer Data Privacy tariff, please see Case
U 17102 at http://efile. mpsc.state.mi.us/efile/viewcase.
php?casenum=17102.

Questions about your bill? Get an explanation of all
charges and learn more about the sections of your bill at
www.ConsumersEnergy.com/business,

Sign up for our valuable eNewsletter: Learn smart ways
other businesses are saving every month. The eNewsletter
covers energy saving tips, rebate incentive updates and
much more. Visit www.ConsumersEnergy.com/mybusiness
and choose Evaluation Tools.”
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CHERRYLAND ELECTRIC COOPERATIVE ﬁjﬂpaer R/
Office: 5830 U.S, 31 South Grawn, Ml
EL EciRT<

© HL COMP R O S

241187771 Current Same Penod 9783
Month Last Year

941 87771 - Historical Usage Comparison

. 782
Days of Service 31 31
Total kWh 9149 8728 587
Avg kWh Day _295 281 3013
Availability Charge helps cover the fixed costs incurred by
the cooperative to serve a member regatdless of the 1957

amount of electricity used by that member.

Powar Supply Cost Recovary (PSCR} is used to equalize
the difference batween the cooperative s fixed retail energy $F M A M 1 J A 8§ 0 H D
rate and the actual cost paid for wholesale power. Asa
nonprofit organization Cherryland cannot over or under
collect more than s actual cost of energy.

Current Year . Prior Year

Current rate schedules and billing practices are av ‘lable
online at www.charrylandelectric com or wil be mailed upon
request.

Sversve Mo HsHEE
7, 000 /(M/H

HOURS: 7:30 AM - 4:00 PM MONDAY - FRIDAY
PHONE: 231-486-9200 LOCAL or 1-800-442-8616 TOLL FREE
WEBSITE: WWW.CHERRYLANDELECTRIC.COM

Cherryland Eleciric Cooperative is 8 member ragulated utility




0005025300
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Cherryland Electric Cooperative

¢ % A Touchstone Energy* Partner JB%

5930 US 31 South
PO Box 500
Grawn Ml 49637-0500

Office Hours; Monday - Friday 7:30 10 4.00

Questions, Concerna and To
231-486-9200 Lacal Traveraa City
1-800-442-8616 Toll Frae

Caoperative

—

eport an Outage call

change

Fax: 231-486-9404 Web addresas http: fwww.cherrytandelectric.com

Account
Billing Date | 08/25/2013 Apsount 5025300
Currant Amt
REGULAR Brrant An 10/20/2013
Amount Due -
Aftor Due Date| 119678 | AmountDue § 113332

Service Address

1288 W SOUTH AIRPORT RD/EAST

COOPERATIVE NEWS **

DEADLINE TO APPLY FOR 2013 MICHIGAN HCME
HEATING CREDIT IS 9/30/13, CHECK
MICHIGAN.GOV/TAXES (FORM MIt040CR-7) OR CALL
517-636-4486 FOR MORE INFORMATION.

7999 1 MB 0.405 4 7999
SOUTHWIND RESTAURANT LLC c-26 p-35
GREG JOHNROE
109 E BROADWAY ST
MT PLEASANT MI 48858-2312
lh!]lllllu||I||I|||I|u||||||||III[|-I||I|||I"-ll|l|lull||||||
Historical tisage Comparisen Provided on Back of Bilt
Account #: 5025300 _ Line and Pole #: SA2_ 17-1 Page 1 of 1
Rate Provious Metsr Reading | Reading Ending Meter Reading Reading Energy Total
Mater # Date | Reading Type Date | Reading Type Used ota
BEGINNING BALANCE 1079.06
PAYMENT 09/13/13 -1079.06
BALANCE AFTER PAYMENT 0.00
EO04 GEN SERV-3 PHASE
941187771 08/20/13 82592 ACTUAL 09/20/13 91741 ACTUAL 9149 KwH
ENERGY CHARGE 9149 X 0 104030 951.77
PSCR ADJUSTMENT e 0.00775/KwH 70.90
AVAILABILITY CHARGE 34.50
TRANSFORMER CHARGE 12.00
SALES TAX 64.15
CURRENT CHARGES 1133.32
TOTAL AMOUNT DUE 1133.32
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Know what's below.
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SOIL EROSION CONTROL NOTES

1. Inspect and maintain all temporary soil erosion controls after each
significant rainfall and until site has been permanently stabilized.

2. All non—paved disturbed areas shall be restored with minimum
4” topsoil and seed.

3. Protect all new storm inlets with sediment sacks
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QDOBA SITE PLAN — 3800 BLOCK OF EAST GRAND RIVER AVENUE
FOR OUTLOT

FOR: SOUTHWIND RESTAURANTS, LLC
ATT: KEVIN EGNATUK
109 EAST BROADWAY
MT. PLEASANT, M| 48858
<N> IN: PART OF THE SE 1/4, SECTION 5, T2N, RS5E,
GENOA TOWNSHIP, LIVINGSTON COUNTY, MICHIGAN
REVISIONS:

ex>QI engineering, incC.

planners - engineers - surveyors
5252 Clyde Park, S.W. ¢ Grand Rapids, Ml 49509
Phone: (616) 531-3660 Fax: (616) 531-2121
www.exxelengineering.com

.1 — ’ . DRAWN By JSD PROJ. ENG.. DDG EET |
SCALE: 1 20 g[m’é? EI[F] o o o .. |arrroven 5y DDG PROJ. SURV.: . SHEET
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STATE OF MICHIGAN

COUNTY OF LIVINGSTON

TOWNSHIP OF GENOA

AMENDMENT TO PLANNED UNIT DEVELOPMENT AGREEMENT RELATIVE TO
MEIJER OUTLOT

THIS AMENDMENT TO PLANNED UNIT DEVELOPMENT AGREEMENT is made
and entered into on this day of , 2013, by SOUTHWIND
RESTAURANTS, LLC, a Michigan limited liability company, having its principal office at 109
East Broadway, Mt. Pleasant, Michigan 48858 (the "Owner"), and the TOWNSHIP OF GENOA, a
Michigan municipal corporation, whose address is 2911 Dorr Road, Brighton, Michigan 48116
(referred to as "Township").

RECITALS:

A. The Township and Birgit Lorenzen entered into a Planned Unit Development
Agreement (the "PUD Agreement") on April 12, 1996, which was recorded on May 9, 1996, in
Liber 2038, Page 0039 of Livingston County Records.

B. The Owner has purchased from Meijer, Inc. a parcel of land situated in the
Township of Genoa, Livingston County, Michigan, as more fully described in Exhibit "A" (the
"Property").

C. The Owner and Township desire to amend the PUD Agreement to permit certain
exceptions to the required setback provisions.



NOW, THEREFORE, OWNER AND TOWNSHIP, in consideration of the mutual
promises contained in this amendment and in the PUD Agreement, HEREBY AGREE AS
FOLLOWS:

1. The Property shall be developed in accordance with the PUD Agreement and all
amendments to the PUD Agreement, if any, except for the following:

a. The rear yard setback at the northwest corner of the building located on
the Property shall be approximately 40' as depicted on the drawing
attached as Exhibit B.

b. Along the north property line, the four parking spaces shall be setback 5.8’
and the dumpster enclosure shall be approximately 2.5’ from the property
line as shown on Exhibit B.

C. The parking setback for the southerly two parking spaces along the
western edge of the Property shall be approximately 7.5' as depicted on
Exhibit B.

d. The parking setback on the east side of the Property shall be
approximately 7' as shown on Exhibit B.

e. The building shall have three (3) exterior signs affixed to the south, west
and north walls as depicted on Exhibit C.

2. This Amendment to Planned Unit Development Agreement was approved by the
Township Board on the day of , 2013, at a meeting duly called and
held.

IN WITNESS WHEREOQOF, the undersigned have executed this Amendment to Planned
Unit Development Agreement as of the day and year first above written.

OWNER:
Southwind Restaurants, LL.C

By:

Its:

TOWNSHIP:
Township of Genoa

By:

Its:




STATE OF MICHIGAN )
) SS
COUNTY OF )

The foregoing instrument was acknowledged before me this day of
, 2013, by , the

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

Notary Public, State of
County of
My Commission Expires:

STATE OF MICHIGAN )
) SS
COUNTY OF )
The foregoing instrument was acknowledged before me this day of
, 2013, by , the

of the Township of Genoa, a Michigan municipal corporation, on behalf of the company.

Notary Public, State of
County of
My Commission Expires:

Drafted by, and when
Recorded return to:

Steven J. Morren
Varnum LLP
Bridgewater Place
P.O. Box 352

Grand Rapids, MI 49501-0352
6499392_2.DOCX



EXHIBIT A

(the Property)

Part of the SE 1/4, Section 5, T2N, R5E, Genoa Township, Livingston County, Michigan, described as:
Commencing at the SE corner of said Section 5; thence NO2°11'26”E 548.49 feet along the East line of
said SE 1/4 to the centerline of Grand River Avenue; thence N60°51'00"W 1027.33 feet along said
centerline to the PLACE OF BEGINNING of this description; thence N60°51'00”"W 143.92 feet along said
centerline; thence N27°11'01”E 89.24 feet; thence N60°51'00”W 60.77 feet; thence Northeasterly 70.50
feet along a 138.35 foot radius curve to the left, the chord of which bears N19°10'54”E 69.74 feet;
thence N0O4°34'53”E 27.58 feet; thence Northeasterly 38.18 feet along a 20.35 foot radius curve to the
right, the chord of which bears N58°20'33”E 32.82 feet; thence S67°53'47”E 30.53 feet; thence
Southeasterly 103.15 feet along a 300.00 foot radius curve to the left, the chord of which bears
577°44'46"E 102.64 feet; thence S87°35'46”E 94.20 feet; thence S502°24'14”"W 5.92 feet; thence
$29°09'00”W 282.30 feet to the place of beginning.
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EXHIBIT B

(Drawing depicting location of revised setback requirements)
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EXHIBIT C

(Depiction of Three Exterior Building Signs)

71'-4° (St

£ o

26"-3" [Storefrorh
20'-3" {Stovefront}

Building Elevation - South - Facing Grand River Scale; I/8"=1'0"

Clty allows;

Momument: 72 sq. ft. max, 6' tall max, 10" sethack

1 wall sign alowed at 10% of facade or 100 5q. fl. max
Znd sign allowed I locaied on a comer nding a sireet

3nd A variance would be required, clty stated there may not be foo much there have been other rrich
Design No.: 13-0127r10] Contact information: (F:llﬂl alacuhisl mnnaﬂil?:ll IM:?!: mw JJI"II d\lsl: Final App
ustomer s responsible for E'n work are the sol
glltn: om-zzs.;m: Salesman .I'.I'udd Hdl: B P i » o Ned Awning & Custamer:
Ln:: 3883 E Grand River Ava | PBI7.6254323 Fsmzszlza i m "":uh‘;,m w" Selesmar:
on: . i Printing Note: Illustntlon to ba o to written .
mﬁﬁm CleylSee: Heweell Ml | www.awningandsign.com | printed §na Va"x 14" Legal paper. consent of National Awning & Sign,LLC. | Projecc Mamaper:

C-1 (South)



37'-10" (Storefront)

s
I
==
g ,7,‘,
5
< b
gl -
'g 8
Building Elevation - West - Facing Meijer Entry way Scale: 1/8"=1'-0"

City allows;

Monument: 72 sq. ft. max, 6' tall max, 10" setback

1 wall sign allowed at 10% of facade or 100 sq. ft. max
2nd sign allowed If located on a comer fading a street

3rd A variance would be required, city stated there may not be too much resistance as there have been other vari d in this corridor
Design No.: 13-0127r10] Contact Information: Eilul electrical :onnedin;rll nofta: Th: :;hrs;uon 3 i ";rl\ dflsll‘ Final App
. . ustomer is responsible for and the ign work are the sole Propel
Datex October 25, 2013 &IW' Todd Hefner retaining a licensed pelet:crician to | of Nationfln Awning & Sign, LL Customer:
Sheet: | of 6| Designer: Trent Schultz | complete final connection. and may not be copied distril or made | Salesman:
RIATIORNAL Location: 3883 E.Grand River Ave | P8I76254323 F8I76252123 | printing Notes llustration to be | availble to others without expressed written e
AWNING & SIGN City/State: Howel,MI | www.awningandsign.com | printed on 8 4"x 14" Legal paper. | consent of National Awning & Sign,LLC. | Project Manager:

C-2 (West)



744" (Siprefront

7 @&y
E o - 202,
Z g T : = NERICAR AR Tig
£ £
E EEE '
Building Elevation - North - Facing Meijer Building Scale: 1/8"=1"-0"

Chty allows;

Momment: 72 =q. ft. max, 6' tall mmy, 10" sathack

1 wall sigh allowed st 10% of facade or 100 5. ft. max

2nd sign allowed I located on a comer incing a street

And A ired uch resistance 5 there have b i

EqUErEd, CIly Y

retaining a Boensed eleciricen o
Sheet 3 of §| Degrer:  TremeSchute | compless flal conmection, and may no ba copled tstributed or made | Saimman:
Location: 3883 E Grand River Ave | PAI76254323 FAI76252123 | prigting Note: llustration tobe | bl

Design No.: 13-0127r108 Contact information: Final electrical connection note: | The Information contalned In this Document §  Final Approvals
Date: October 25, 2013 | Salesman: Todd Hefnar | Customer is responsible for :}d the Design work are the sole

NATHONAL P ithont ritten *
City/State: Howel,MI | www.awningandsign.com | printad on 8 /4% 14" Legal paper. | consent of National Awning & Sign, LLC, | Project Manager:

AVIMENE 5 SSEN

C-3 (North)



10'-6"

4'.0"

T
’

&'-q"

o1

22

MEXICAN[GRILING

Channel Letter Elevation Scale: 1/2"=1"-0"
- -

Letterretums —————————— Junction box w/

Fabricated .083 aluminurm backs with .040 pre-finished black retums . » 4 15 amps/ 120 volt
17 Jewelite ‘ Primary electric circuit

White Plexiglas faces retained with 1" Black Jewelite retainers LED modules in Various lengths > : E {provided by GC)

- i , . N

Intemally ilfluminated with White LED's Connect wie g ! I bax

UL labels required 3mVHB tape on backs of ; (provided by GO
LED Modules adhered to [

Registration markc %" Clear Lexan w/ 1st surface appied black viny) Letier backs 1; \ 12 gougsscconciy

Backed W/ White vimd behind register only Mounted to back of letter _ i —

/ m gster anly Acrylic face > i wiring in sleeving
Letterinterior painted white i LED
" weep hales Power supply
Scale: N/A
Design No.: 13-0127¢10§ Contact Information: Einal electrical connecticgiu no[te: Th: :gforé)mtion cor;knined :;‘1 d':is|D$cument Final Approvals
. . ustomer is responsible for and the Design work are the sole Property .
\ = L Bl Sorh b &Igmu. e rewining a licensed Pelecrician 1o of Nal:iurl;fln Awning & Sign, LLC | Customer:
e Sheer 4 of & Designer: Trent Schulz | complete final connection. and may not be copied distributed or made | Salesman:
NATIONAL Location: 3883 E Grand River Ave | P817.6254323 FBI17.6252123 Printing Note: lustration to be | vailable to others without expressed written S
AWNING & SIGN CirylState: Howell.MI| www awningandsign com | printed on 8 /i"x 14" Legal paper. consent of National Awning & Sign, LLC. voject Fanager



L0 Fabricated 090 2* x 4* x4*
(11/8" deep) "2" clips 4'-0°
on center as req'd

2'-6"

_Q'
_..'

Mounted to fascia with
3/8" 3" long Molly bolts
with washers 4'-0™ on
center as req'd

4!_0"

Fabricated 1 square tube framing
painted to match Temra Cotta

-

(4) Requiredt Sunbrela substrate style number
4622 Terra Cotta

8-_0“

Open ends (Non-Huminated)

P e |
B ——

I Sunbrella Tema Cotta #4622

40"

(1) Required

Awning Elevations sale:38°=1"0"  End View - Details Scale: 1/2"=1'-0"

Design No.: 13-0127r10] Contact Information: Final electrical connection note: | The information contained in this Document § Final Approvals

- Customer is responsible for and the Design work are the sole Property .
Datc: October 25, 2013 Salesman Todd Hefner retming 3 licensed” slecuican © | of Nation agl" Awning & Sign, LLC | Cusomer

Sheet 5 of &} Designer Trent Schule | complete final connection. and may not be copied distributed or made | Sylesman
Location. 3883 E Grand River Ave | PBI7.6254323 FBI7.6252123 Printing Note: llustration to be availzble to others without expressed written
AWNINE & S1G\ Ciy!State: Howell, Mi | www.awningandsign com | printed on 8 14"x 147 Legal paper consent of National Awning & Sign,LLC. | Project Manager:




4'-10"
30"

6'-0"

,___
O
.

E’ylon Sign Elevation

Scale: i/2°=1"-0"

Fabricated alurinum reveal paint tack

Fabricated aluminum sheet aluminum
construction filler and routed aliminum
faces paint Clay Pot

Copy to be rout out push thru White  «"
thick Plexiglas

Intemally illuminated with HO 800D Ma
Daylight lamps

Fabrcated aluminum support
cover paint black

EndView

Design No.:
Date:
et

A

13-0127ri0
Ocrober 25, 2013
of 6

NATIONAL Location. 3883 E Grand Ruver Ave

AWNING & SIEGN | .

Howell, MI

Contact Information:
Salesman Todd Hefner
Des e rent Schulez

PBI7.6254323 FBI7.6252123
www awningand gn com

Final electrical connection note:
Customer 15 responsible for
retaning 2 |censed electncan w
complete final connecoon.

Printing Note: lllustration to be
printed an 8 "x 14" Legal paper

The informanon contaned in this Document
and the Design work are the sole Property
of National Awning & Sign, LLC
and may not be copied distributed or made
available to others without expressed written
consent of National Awning & Sign, LLC.

Fi  Approv
Customer
Salesman:
Project Manager-
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SCALE:

e 2 — #4’s CONTINUOUS

6" THICK CONCRETE
SLAB @ DRIVE-THROUGH

BARRIER CURB DETAIL

0.1 ABOVE GUTTER

1’—0"x 1'—6"x .080 ALUMINUM
HANDICAPPED PARKING SIGN.
SIGN TO READ "RESERVED

PARKING” W/IDENTIFICATION T
SYMBOL. BOLT TO STEEL ARG
TUBE W/ 3/8” CADMIUM 1_6"
PLATED BOLTS, NUTS, é

AND WASHERS.

2”x .188" GALV. STEEL TUBE ————
EXTEND INTO CONC .
FILLED PIPE 2'-0" 2-6

PROVIDE WELDED

WATERTIGHT CAP

PAINT P&L #6118
BLACK COFFEE

PAINT PIPE BASE .
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L0 . T
i
T
6" DIA STD STEEL PIPE w1
FILLED W/ CONC o
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BARRIER FREE PARKING SIGN DETAIL

Legal Description:
Part of the SE 1/4, Section 5, T2N, R5E, Genoa Township, Livingston

County, Michigan, described as: Commencing at the SE corner of said
Section 5; thence N02°11'26"E 548.49 feet along the East line of said SE 1/4
to the centerline of Grand River Avenue; thence N60°51'00"W 1027.33 feet a
long said centerline to the PLACE OF BEGINNING of this description; thence
N60°51'00"W 143.92 feet along said centerline; thence N27°11'01”E 89.24
feet; thence N60°51'00"W 60.77 feet; thence Northeasterly 70.50 feet along a
138.35 foot radius curve to the left, the chord of which bears N19°10'54"E
69.74 feet; thence N04°34'53"E 27.58 feet; thence Northeasterly 38.18 feet a
long a 20.35 foot radius curve to the right, the chord of which bears
N58°20'33”’E 32.82 feet; thence S67°53'47"E 30.53 feet; thence

Southeasterly 103.15 feet along a 300.00 foot radius curve to the left, the
chord of which bears S77°44'46"E 102.64 feet; thence S87°35'46’E 94.20
feet; thence S02°24'14"W 5.92 feet; thence S29°09'00"W 282.30 feet to the

place of beginning.

This property contains approximately 1.058 acres.

Existing Zoning - MUPUD Mixed Use PUD

Use: A restaurant is proposed. Neighboring properties includes -

Retail, Banking and Restaurant

Building Setback & Height Requirements:
70" or 35' if no parking in front yard

Front:
Side: 15 feet
Rear: 50 feet
Height: Max. 35 feet and 2 stories
Lot Coverage
Building 35%
Impervious 75%
Building & Lot Coverage
Building 2,837 sq. ft. 6%
Impervious Area 27,733 s.f. 60%
Lot Area 1.058 Acre

According to Soil Resource Report for Livingston
County, the soils consist of Miami Loam (MoB).
Parking Requirements:

Restaurant:

0.5 parking spaces per dining seat, 3 designated short term drive-thru,
2 RV/Semi spaces

Indoor Seating 70 seats 35 parking spaces

Outdoor Seating 12 seats 6 parking spaces
3 parking spaces

Drive-thru
RV/Semi 2 parking spaces
Total: 46 parking spaces

Parking Provided:

On-site 44 parking spaces

Drive-thru Stacking Spaces

Required: 10 stacking spaces

Provided: 10 stacking spaces

The storm sewer and detention basin for the PUD includes
this as being developed. A 21" storm sewer pipe has been brought to the NE
corner of the site for the Qdoba storm water.

SITE

S. LATSON ROAD

GRAND OAKS DRIVE

CLEARY  DRIVE

LOCATION MAP
NO SCALE

SITE DIMENSION AND UTILUITY PLAN

FOR OUTLOT

ATT: KEVIN EGNATUK

109 EAST BROADWAY
MT. PLEASANT, MI 48858

IN: PART OF THE SE 1/4, SECTION 5, T2N, RS5E,
GENOA TOWNSHIP, LIVINGSTON COUNTY, MICHIGAN

QDOBA SITE PLAN — 3800 BLOCK OF EAST GRAND RIVER AVENUE

FOR: SOUTHWIND RESTAURANTS, LLC

REVISIONS:
] ] ]
ex>QI engineering, inC.
planners - engineers - surveyors
5252 Clyde Park, S.W. ¢ Grand Rapids, Ml 49509
Phone: (616) 531-3660 Fax: (616) 531-2121
www.exxelengineering.com
. DRAWN BY: JSD PROJ. ENG.. DDG H T
’ SL?,?E)"E? E|F |t e ® oo © APPROVED BY: DDG PROJ. SURV.: . SHEE
o 20 co. twp. sec. project drawing FILE NO.: 131393E DATE: 7/31/2013 1 Of 2
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Know what's below.
Call before you dig.

MC DONALD’S
3781 E. GRAND RIVER
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SILT SACK DETAIL
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SOIL EROSION CONTROL NOTES

1. Inspect and maintain all temporary soil erosion controls after each
significant rainfall and until site has been permanently stabilized.

2. All non—paved disturbed areas shall be restored with minimum
4” topsoil and seed.

3. Protect all new storm inlets with sediment sacks
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LANDSCAPE CALCULATIONS

LANDSCAPE NOTES:

GRAND RIVER AVENUE (+£213'= BACK OF MEIJER ENTRANCE CURB TO EAST PL)

1.) LANDSCAPE PLAN PREPARED BY:

| ,' ’
,, | BLACKTOP | I
___________________ |
| | , I _________ ! REQUIRED GREENBELT WIDTH 20° WIDE, MINIMUM
, | I T T T T T REQUIRED CANOPY TREES 6 ( 1 PER 40') Corey J. Broersma. LLA
i | NNl Y—— e L ! ! REQUIRED EVERGREEN SHRUBS 72 (1 PER 2.5 OF PARKING) '
o~ , , ! PROPOSED WIDTH 22’
M < PROPOSED CANOPY TREES 6
= | l o | ( )} PROPOSED EVERGREEN SHRUBS 53 (ADD 31 DECIDUOUS = 84)
N |
=) ,, | EAST PROPERTY LINE (+192'= GREENBELT TO NE PROPERTY CORNER)
f— Se R ! REQUIRED TYPE C BUFFER WIDTH 10’ WIDE, MINIMUM
| A 2 7-53,47" ARC 103,15 | REQUIRED CANOPY TREES 10 ( 1 PER 20°)
| Lgu Ly | Sy E 'C?H-300.0' BLACKTOP ! REQUIRED EVERGREEN SHRUBS 40 ( 4 PER 20")
MANHOLE =S77'44'45» I , 2.) CONTRACTOR SHALL OBTAIN ALL NECESSARY STATE AND LOCAL PERMITS
- ELECTRIC 4’46 B EXISTING WIDTH 25" (SEE AGREEMENT WITH TCF BANK )
; | O | ARC 38.18 ~102.64’ E , YARD DRAIN TOP 1004.04 LACKTOP ( ) REQUIRED. ALL CONSTRUCTION SHALL CONFORM TO APPLICABLE CITY, STATE,
MAC DONALD’S , o = | R—20.35 24" CURB & | 18" V. E. 998.89 EXISTING CANOPY TREES 12
3781 ’ QUINY l CH-N5820'33°E A QUTTER (TvP.) 1 217 INVN. 99519 EXISTING EVERGREEN SHRUBS 0 AND LOCAL STANDARDS AND CODES.
£ GRAND RIVER , LSE , L-32.82’ L ! ‘ I NORTH PROPERTY LINE 3.) CALL "MISS DIG”, 1-800—482-7171, 72 HOURS PRIOR TO THE START OF
. | = 5 ] SEE\?VED . | SEEDED y NONE REQUIRED ALONG PRIVATE ACCESS DRIVES ANY' DIGGING.
Ry - !
, BIE f : LAWN BLACKTOP :\ o 4.) EXISTING UNDERGROUND UTILITIES ARE PLOTTED FROM ORIGINAL SITE
| g BEs 0 1—CBF L 87'35'46"E  94.20" | S02°24'147E WEST PROPERTY LINE DRAWINGS AND SITE TOPOGRAPHIC SURVEY PROVIDED BY EXXEL ENGINEERING,
= g A ~. + IO 5.92" NONE REQUIRED ALONG PRIVATE ACCESS DRIVES INC. EVERY ATTEMPT HAS BEEN MADE TO SHOW ALL UTILITY LINES WHERE
l S [ IS : 7= PROPOSED WIDTH VARIES THEY EXIST. CONTRACTOR SHALL USE EVERY PRECAUTION IN DIGGING SINCE
, < [N ’ N J/ ~ PROPOSED CANOPY TREES 0 ACTUAL UNDERGROUND UTILITIES MAY NOT BE AS SHOWN. CONTRACTOR SHALL
LBI + —— PROPOSED EVERGREEN SHRUBS 38 MAKE HIMSELF THOROUGHLY FAMILIAR WITH ALL UNDERGROUND UTILITY
| | : y + 6—CxA &, ! _a LOCATIONS PRIOR TO ANY TRENCHING AND VERIFY LOCATIONS AND DEPTHS OF
N | a | . ’ 1-CBF 6—TOT - T Srop,, o INTERIOR PARKING ALL UTILITIES.
\\ ’ g | ~ \\ w7, CATCH BASIN TOP 1006.26 EQSS:SSDPE%'C?PEE TREES 41 (S F;A(F:,ESR 10 SPACES) 5.) ALL GRADING, UTILITY, AND ANY IRRIGATION WORK SHALL BE COMPLETED
| , Q| : / ~_ j\f? 18" INV. E. 998.76 REQUIRED LANDSCAPE AREA 400 (100 SFT PER 10 SPACES) PRIOR TO INSTALLATION OF PLANT MATERIAL, LANDSCAPE MULCH, OR SEED.
N | ARC 70.50 5 : / & : TS SEC A THE LANDSCAPE CONTRACTOR SHALL COORDINATE WORK WITH ALL CONTRACTORS
R-138.35' & - 2 W ON SITE TO MINIMIZE REDO OF COMPLETED LANDSCAPE WORK, AND DAMAGE TO
\ | CHoN1o"0'54"E ‘ L . PROPOSED DUMPSTER Z W, K PROPOSED CANOPY TREES 4 PLANT MATERIAL.
N | (—60.74 N ENCLOSURE, SEE AINKZ PROPOSED LANDSCAPE AREA 2261 (CORNERS AND DUMPSTER ISLAND)
\ | ' , . AN > \\ SITE PLAN FOR / > 9// 6.) THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR HIS OWN
. : 4 PROPOSED . ~~_FURTHER DETAILS = qw® LAYOUT WORK. IF ANY DISCREPANCY EXISTS BETWEEN THE QUANTITIES, SIZES
N , | A TA  CONCRETE SEE X e Y @440 OR MATERIALS INDICATED ON THE PLAN AND SHOWN IN THE PLANT LIST, THE
1 R /! 1 PLAN SHALL GOVERN.
| A & SITE PLAN FOR : /) N A 7 A
\@,\ | EDGE OF V.S FURTHER DETAILS o NRASARIRY/ 70p
| LANDSCAPE . NNy, 7.) IT IS THE LANDSCAPE CONTRACTORS RESPONSIBILITY TO VISIT THE SITE
MUPUD ~{~_ MULCH, TYP. : , 7 PRIOR TO BID SUBMITTAL, TO BECOME FAMILIAR WITH EXISTING CONDITIONS AT
: . g
| T~ : > 38-TOB PROPOSED ‘ o = THE SITE.
] \\ e B-SPM BUILDING / 5/ = < 8.) THE EARTHWORK CONTRACTOR IS RESPONSIBLE FOR ROUGH GRADING IN ALL
, ~< ; Y N7 - W\ TURF AND LANDSCAPE AREAS.
. 18-1GC ~ WA
l iggioi%%usslg\l / (\’qgv EXISTING EVERGREEN 9.) PRIOR TO BEGINNING WORK THE LANDSCAPE CONTRACTOR SHALL INSPECT
| L ANDSCAPING AS v TREE, TO REMAIN, AND ACCEPT ALL BASE GRADES. ANY DEVIATION FROM LINE AND GRADE
NECESSARY 6—CxA / S [ SEEDED TYP. INDICATED ON THE PLANS SHALL BE CORRECTED BEFORE PLACING ANY PLANTS
& LAWN OR TOPSOIL.
S - Sk
TS 5—JCP J/ /S 10.) CONTRACTOR SHALL NOTIFY ENGINEER IF AREAS OF POOR DRAINAGE OR
S ~. SV OTHER UNUSUAL SUBSURFACE CONDITIONS ARE ENCOUNTERED DURING
~. . . T EXCAVATION FOR PLANTING PITS.
. RN L aad\ T e
Zs S . ™S N e T / - ' g 11.) CONTRACTOR SHALL PROVIDE AND INSTALL ALL SPECIFIED PLANT MATERIAL
o, SO 24" CURB & - EXISTING DECIDUOUS IN ACCORDANCE WITH ALL RECOMMENDATIONS AND REQUIREMENTS OF ANSI
% L ~_  GUTTER (TYP.) - TREE. 10 REMAIN 760.1 "AMERICAN STANDARD FOR NURSERY STOCK” AS WELL AS THE METHODS
o ,\Q\ ' TP ’ ESTABLISHED BY THE AMERICAN ASSOCIATION OF NURSERYMEN.
.. S o / °
\--\ | NG 12.) ALL TREE AND LANDSCAPE BEDS SHALL HAVE A MINIMUM 3” LAYER OF
I ~< / DOUBLE SHREDDED HARDWOOD BARK MULCH FREE OF DELETERIOUS MATERIAL
RN INGRR , AND SUITABLE FOR TOP DRESSING TREES, SHRUBS, AND PERENNIALS.
~ BRICK MEIJER
N SieN BASE  { 0L / & 13.) THE LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR FINE GRADING AND
| ~ ’ < PREPARATION OF ALL LAWN AND LANDSCAPE AREAS.
, --%__1': /
| S5 + : P 14.) AREAS TO RECEIVE SEED SHALL BE RIPPED AND SPREAD WITH TOPSOIL,
SANITARY MANHOLE N . ”
| oo (g NN 1—CBF 2 141708 _— 4” DEEP, TO PROVIDE A REASONABLY SMOOTH AND UNIFORM SURFACE.
& , IENVAN A E 15.) FERTILIZER AND/OR LIME SHALL BE APPLIED UNIFORMLY AND MIXED WITH
§ ~ ~3 Y sLspy THE SOIL DURING SEEDBED PREPARATION. IF A SOIL TEST IS NOT REQUIRED,
> | ~ AN 1—CBF w4 SEEDED FERTILIZER AND/OR LIME SHALL BE APPLIED ACCORDING TO THE SEED
% l < ~ N . LAWN TCF BANK MANUFACTURERS RECOMMENDATIONS. IF A SOIL TEST IS REQUIRED, APPLY
& , ~ ~ RSN . FERTILIZER AND/OR LIME IN ACCORDANCE TO THE SOIL REPORT.
> N ! - S 37 0. GO 114i6c 3857
N > s W 1—CBF ve F. GRAND RIVER 16.) LOOSE ROCKS, ROOTS, AND OTHER OBSTRUCTIONS SHALL BE REMOVED
~< N Ny > F I ARR : FROM THE SURFACE SO THAT THEY WILL NOT INTERFERE WITH THE
- N N N ~2 03_73 P i ESTABLISHMENT AND MAINTENANCE OF THE LAWN.
~N Y \\\ \\\ .
BN TN AN : 17.) LANDSCAPE CONTRACTOR SHALL SEED ALL EXISTING LAWNS AREAS
NSNS N . PN DISTURBED BY CONSTRUCTION. REPAIR LAWN AREAS THAT HAVE REMAINED
~ NN NN CO/VC\\ 1-ARA S PARTIALLY INTACT, TOP DRESSING WITH SOIL. SCARIFYING, AND SEEDING TO
\ NN > ~ "y, 6—SPM : FORM A SMOOTH EVEN LAWN, FREE OF BARE SPOTS, INDENTATIONS, & WEEDS.
S~ \\ ~ \\\ ~ AN oo ’=
- NS N N MDOT MANHOLE 1-CeF S 18.) HYDRO—SEED REPAIRED LAWN AREAS WITH THE FOLLOWING GRASS SEED
BENCHMARK ELEVATION 1012.72 AN Sl TN O\ O MIX AT A RATE OF 5 LB. PER 1,000 SFT., OR APPROVED EQUAL:
TOP OF NE FLANGE BOLT ON DR N NG N N AN RIS
HYDRANT \._i\\\ RN S 1—ARA MUPUD 20% AWARD KENTUCKY BLUEGRASS (85 PERCENT MINIMUM GERMINATION)
RN AN RN + 20% BARON KENTUCKY BLUEGRASS (85 PERCENT MINIMUM GERMINATION)
RN el N N 20% RAMBO KENTUCKY BLUEGRASS (85 PERCENT MINIMUM GERMINATION)
BN \\\ hEN N 15% NASSAU KENTUCKY BLUEGRASS (85 PERCENT MINIMUM GERMINATION)
N DO . NG = | 15% NIGHTHAWK PERENNIAL RYE (90 PERCENT MINIMUM GERMINATION)
\"\\\\\\ NG AN K 10% CREEPING RED FESCUE (85 PERCENT MINIMUM GERMINATION)
RS S o S
N - S RN
4/50, \--\\ NN N SO 19.) LANDSCAPE CONTRACTOR SHALL ENSURE PROPER WATERING OF PLANTED
57 NN ~. />~ SO PR AND SEEDED AREAS BEFORE, DURING, AND AFTER INSTALLATION INCLUDING THE
- 00% ROAN SN NN % * WARRANTY PERIOD.
N / N >~ ~ N ll A0
\\\ \ \\ RS > RN ! Q‘\O‘\o' 1
\\i\\ <70 RRVAN S N RN <l , , 20.) THE LANDSCAPE CONTRACTOR SHALL WARRANT ALL PROVIDED AND
\\ f 9, & . \\ ~ ~ //'\\ \\ /I >°{ M M W
N 2 S N SO e INSTALLED PLANT MATERIAL FROM DEATH AND UNSATISFACTORY GROWTH FOR A
AN Q N 7¢\\\ Ny > St ! PERIOD OF ONE YEAR FROM SUBSTANTIAL COMPLETION. THE CONTRACTOR
N S SO \\ ~ ~2 . SHALL REPLACE ALL DEAD PLANT MATERIAL IMMEDIATELY DURING THE PROPER
> I AN el O\ NN PLANTING SEASON. PLANT MATERIAL MORE THAN 25% DEAD AT THE END OF
N NN 3 ; - THE WARRANTY PERIOD SHALL BE REPLACED. REPLACEMENTS SHALL BE
AN O NN '\\/a{ NG SO . oo LIMITED TO ONE PER PROVIDED AND INSTALLED PLANT UNLESS THE
N> /< ~. Yo NN X ; LANDSCAPE CONTRACTOR FAILS TO COMPLY WITH ANY OR ALL REQUIREMENTS.
NORTH AN é\ . Nf% ™~ NN he K SANITARY MANHOLE TOP 1010.02
N (7., > ~. ~ ~o ~2 IS e TOP OF SHELF 999.42
N~ 0 G "~ NG Y <2 - INV. E. 999.97
SN W /@K] " NS N oo~ INV. S'LY 999.0272
\\\ /0 A/ . RS = /VC SS
AN é\,o 0 & O \\ N AN
W E \\\\ U& /? IS5~ \ S o ~. 44/\’\\\
AN e T/ S~ 3~ L
\\\ S - ~ \ ~
D> R é\/P S N S S
AN O-kyj 2 ~. \\\ ~ N,
SO~ ’ A L S ~ 3~ S
S X S . N
N NN é\ X ~
N S ~ J~ ~
\\ * y . \\ Sa
X N \ \ \\ ~
PLAN SCALE IN FEET N N ~ '~ ~ o~
N > ~ T~ RN
(MM (I [ S & o ~. Y
| |||||||||||||||| |||||||||||||||| | \\\E\ / - SANITARY ﬁRNH%LE S~
N ~ INV 997.7 (PLAN S o o
0 5 10 20 40 SN y, N -~ R AN
@
NOTES: NOTES:
DO NOT CUT LEADER DO NOT TRIM EVERGREENS (APPLY \ ?
TREE BRACING SCHEDULE TREE SHALL BEAR SAME RELATION WILT PROOF FIRST WINTER)
DECIDUOUS EVERGREEN BRACING TECHNIQUE TO FINISH GRADE AS IN NURSERY, SHRUB SHALL BFEAR SAME
LESS THAN 2 " CAL. UNDER 6’ 2 STAKES UNLESS HIGH GROUNDWATER N g RELATION TO FINISH GRADE Know what's below.
2 1/2 OR GREATER CAL. 6'—8 3 ANCHORS & CABLE CONDITIONS EXIST. // AS IN NURSERY, UNLESS Ca" b f d-
PLANT LIST // HIGH GROUNDWATER erore you aig.
CONDITIONS EXIST.
' SEE PLANT MATERIAL
KEY |QUAN| DECIDUOUS TREE — BOTANICAL NAME COMMON NAME SIZE REMARKS SYMBOL ﬁoglﬁY gggTTﬁ%EIEEDDTRUE%Eﬁs \/ l NOTES FOR SPACING QDOBA LANDSCAPE PLAN
ARA | 3 |ACRE RUBRUM 'AUTUMN FLAME’ AUTUMN FLAME MAPLE 2.5" CAL. MIN. B&B , == > :
CBF | 7 |CARPINUS BETULUS 'FASTIGIATA’ FASTIGIATE EUROPEAN HORNBEAM 2.5” CAL. MIN. B&B ABOVE FIRST BRANCH ;&\ = / 2 MULCH. HOLD FOR OQUTLOT
3 GUYS PER TREE, 12 OA. ’s\\ AWAY FROM STEMS — 3" MULCH FOR: SOUTHWIND RESTAURANTS, LLC
3 ~ = =
GALV. DOUBLE STRAND, 7 —— ze %ﬂﬁ ATT: KEVIN EGNATUK
o N A . —
TWISTED WIRE, 120" APART — ] T PLANTING  MIXTURE AN T 109 EAST BROADWAY
» : 7N » MT. PLEASANT, Ml 48858
KEY |QUAN| EVERGREEN SHRUB — BOTANICAL NAME COMMON NAME SIZE REMARKS SYMBOL 2" WOOD GUYING STAKE EARTH SAUCER IO % ANNUALS 6" ’
IGC | 39 [ILEX GLABRA 'CHAMZIN’ NORDIC NORDIC INKBERRY HOLLY 24” HT. MIN. 30” 0.C. 3 MULCH. HOLD AWAY FROM TREE REMOVE BURLAP FROM K o LN / CROUNDCOVER = 6/ IN: PART OF THE SE 1/4, SECTION 5, T2N, RGE,
JCP | 5 |JUNIPERUS CHINENSIS 'PFITZERIANA C.___ | COMPACT PFITZER JUNIPER 24" HT. MIN. | 48" 0.C. ' N TOP 1/3 OF BALL, OR — L PERENNIALS 10 GENOA TOWNSHIP, LIVINGSTON COUNTY, MICHIGAN
TOB | 52 [THUJA OCCIDENTALIS "BOBAZAM BOBAZAM GLOBE ARBORVITAE 247 HT. MIN. 30" 0.C. {::‘; {i} REMOVE BURLAP FROM TOP 1/3 EARTH TOP 3 0F BALL, OF TN T T =T R
TOT 6 | THUJA OCCIDENTALIS 'TECHNY TECHNY ARBORVITAE 48" HT. MIN. 48" 0.C. OF BALL, REMOVE ALL PLASTIC SAUCER FIBER POT AND PUNCTURE Eu EmEmEmEmEmEm ||Emﬁ |:|| \ \ .
W — | | |=| ||| . L= [T=— - — _:_:_:_:_:_ - .
KEY |QUAN| DECIDUOUS SHRUB — BOTANICAL NAME COMMON NAME SIZE REMARKS SYMBOL _lmgmﬂ —lgm:m: LIMIT OF BAREROOT ﬁ T =TT EXISTING SUBGRADE planners - engineers - surveyors
SPM | 31 [SYRINGA PATULA 'MISS KIM MISS KIM_MANCHURIAN LILAC 24" HT. MIN. 30" 0.C. @ @ PLANTING MIXTURE éﬁ&ﬁ! 7 "| Elgﬁgﬁl SPREAD N NOTES: gﬁiﬁ S'{g’feﬁ’?,;k;_igvgé'em”i ;ip(gfé;\ﬂgﬁ?;o;
SET ROOTBALL ON == — :m:m: SET ROOT BALL ON PLANTS TO BE SET WITH BOTTOM LEAVES PARALLEL WITH GRADE %O 52773 REVISED PER PC REVIEW www.exxelengineering.com
UNDISTURBED SOIL =T =" UNDISTURBED SOIL X AFTER MULCH. ANNUAL BEDS SHALL NOT BE MULCHED. /24/
KEY |QUAN PERENNIAL — BOTANICAL NAME COMMON NAME SIZE REMARKS SYMBOL s 2X N 08/07/13 FOR SIE PLAN SUBMITTTAL
_ I | : DRAWN BY:  CJB PROJ. ENG.: DDG SHEET
HMS | 42 | HEMEROCALLIS "MINI STELLA' MINI_STELLA DAYLILLY No. 1 18" O.C. 0 (O TREE PLANTING SHRUB PLANTING GROUND COVER & PERENNIAL PLANTING drawing PEF | et e APPROVED BY: PROJ. SURV.: .
CxA | 15 | CALAMAGROSTIS x ACUTIFLORA 'OVERDAM’ | VARIEGATED FEATHER REED GRASS No. 1 24" 0.C. S) NOT TO SCALE NOT TO SCALE NOT TO SCALE co. twp.  sec. proget drawing FILE NO.: 131393E DATE: 7/31/2013 T of 1
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CLEAR ANODIZED SOLAR SUNSHADE TRELLIS
FROVIDED BY OLDCASTLE BUILDING ENVELOPE

EF-1 CONTINUOUS BEHIND TRELLIS. ALIGN
GRID PATTERN TO THE TOP OF TRELLIS.

WALL SCONCE - SEE LUMINARY SCHEDULE ON - —|
SHEET A130 FOR MOUNTING HEIGHT (TYP.) '
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NEW SUNBRELLA - TERRA

COTTA AWNING - BY OTHERS -
UNDER SIGNAGE PERMIT TYP.
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SIGNAGE SHOWN 15 FOR SCHEMATIC
USE ONLY. COORDINATE WITH QDOBA
C.M. AND SIGN SHOP DRAWINGS TYP.
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EXTERIOR FINISH SCHEDULE ersh o7, 2019

TAG #

DESCRIPTION:

LOCATION(S): NOTES:

EXTERIOR PAINT

MANUFACTURER: SHERWIN-WILLIAMS
MATERIAL: LATEX PAINT
COLOR: PURE WHITE #5W7005
FINISH: SATIN

BUILDING TRIM TO BE USED WHEN PAINTING

EXISTING ELEMENTS.

LENA, IL 61048 158
PHONE: 815-369-9155

LINGLEDESIGNGROUP,INC
WEST MAIN STREET

Fax: B15-369-4495
WWW.LINGLEDESIGN.COM

MANUFACTURER: SHERWIN-WILLIAMS
MATERIAL: LATEX PAINT

FINISH: SATIN

COLOR: CAEN STONE #5W0028

BASE BUILDING TO BE USED WHEN PAINTING

EXISTING ELEMENTS.

EXTERIOR FINISH / STONE

MANUFACTURER: GC PROVIDED
MATERIAL: BRICK
COLOR:
FINISH:

BASE BUILDING FIELD

MATERIAL: PRO-FIT LEDGESTONE
COLOR: AUTUMN
FINISH: FF-8015

MANUFACTURER: BORAL CULTURED STONE

PILASTER

CAST STONE

MANUFACTURER: MIDWEST CAST STONE

CS-1

@ CAST STONE PROFILES

FINISH % WEST FACE

FINISH TYPE

AREA

C5-1, C5-2 ¢ C5-3 (CAST STONE)

+725.F

9%

SF-1 (STOREFFRONT)

+2225F

(NOT INCLUDED)

5T-1 (CULTURED STONE)

+ 289 5.F.

36%

EF-1 (BRICK)

+3795F.

46%

METAL COPING

+525F.

7%

TOTAL 5.F. LESS STOREFRONT

792 S.F.

| 00%

% OF BRICK, FACE BRICK STONE OR CAST
STONE

93%

FINISH % WEST FACE

FINISH TYPE

AREA

Co-1, C5-2 ¢ C5-3 (CAST STONE)

*975F

8%

SF-1 (STOREFFRONT)

*3225F

(NOT INCLUDED)

ST-1 (CULTURED STONE)

+ 257 5.F.

21%

EF-1 (BRICK)

*8185F

66%

CO- 1 (METAL COPING)

£ 755.F.

6%

TOTAL 5.F. LESS STOREFRONT

1247 S'F.

[00%

STONE

% OF BRICK, FACE BRICK STONE OR CAST

94%

Scale: 1"= 10"

COLOR: 1 6AC
FINISH:

MATERIAL: CAST STONE 5-05, 4" x 45"

CAST STONE SILL

52 MANUFACTURER: MIDWEST CAST STONE

COLOR: 16AC
FINISH:

CAST STONE BASE

MATERIAL: CAST STONE T-04, 15 %' x 3 %'

53 MANUFACTURER: MIDWEST CAST STONE

COLOR: 16AC
FINISH:

CAST STONE BASE

MATERIAL: CAST STONE T-06, 25 %' x 3 %'

MISC

MANUFACTURER: SUNBRELLA
MATERIAL: FABRIC
COLOR: TERRACOTTA
FINISH:

QDOBA AWNINGS

© ALL DRAWINGS AND WRITTEN MATERIAL
CONTAINED HEREIN ARE THE PROPERTY O

ARCHITECT. THEY MAY NOT BE REVISED, COPIED,
REUSED, OR DISCLOSED IN ANY MANNER WITHOUT
WRITTEN AUTHORIZATION FROM THE ARCHITECT.
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E
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MATERIAL: ALUMINUM
COLOR: CLEAR ANODIZED
FINISH:

MANUFACTURER: OLDCASTLE BUILDING ENVELOPE

S0LAR SUNSHADE TRELLIS CONTACT: OLDCASTLE BUILDING
ENVELOPE, RANDI SCHIEBER,
(800) 869-4567,

RSchieber@OldcastleBE.com.

MANUFACTURER: SUNBRELLA
MATERIAL: FABRIC
COLOR: TAN STYLE 41 16
FINISH:

x>
!

ADJACENT TENANT AWNINGS

MANUFACTURER: GC PROVIDED
MATERIAL: ALUMINUM
COLOR: NATURAL
FINISH:

o
©

PARAPET CAF - METAL FLASHING

MANUFACTURER: GC PROVIDED
MATERIAL: ALUMINUM
COLOR: NATURAL
FINISH:

PARAPET CAF - METAL FLASHING

SF1 MANUFACTURER: GC PROVIDED

COLOR: CLEAR ANODIZED
FINISH:

STOREFRONT

MATERIAL: ALUMINUM - DOUBLE PANE LOW E GLAZING
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SEE DOOR SCHEDULE

G.C. TO PROVIDE ADDRESS NUMBERS. VERIFY
) EXACT SIZE AND LOCATION W/ FIRE DEPARTMENT

EMERGENCY EXIT - SEE DOOR J
SCHEDULE
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Scale: 1/4" = 10"

3883 East Grand River Avenue

Howell, Michigan 48843-8564

ISSUED FOR PLANNING REVIEW

DESCRIPTION:

09/06/13 | REVISED PER ZONING COMMENTS

08/08/13

REVISIONS:
# | DATE

PROJECT NUMBER:  13-0449

DRAWN BY:
CHECKED BY:

JTC

SHEET TITLE:

EXTERIOR
ELEVATIONS

SHEET NUMBER:

A200

1




Qdoba Loyo Farasdl Bpecilicalions 2007

LENA, IL 61048 158
Fax: B15-369-4495

PHONE: 815-369-9155
WWW,LINGLEDESIGN.COM

LINGLEDESIGNGROUP,INC
WEST MAIN STREET

HooBWTE

Ah.ET 28 32U EgT 33

b

FINISH % EAST FACE

FINISH TYPE AREA
C5-1, C5-2 & C5-3 (CAST STONE) + 6] SF. 6%
SF-1 (STOREFFRONT) + 222 5.F. (NOT INCLUDED)
ST-1 (CULTURED STONE) + [285F. 3%
EF-1 (BRICK) +7105.F. 74%
METAL COPING +555.F, 6%
TOTAL S.F. LESS STOREFRONT 954 SF. 100% co 24-11 1/2" AFF.

Ctdoor/ Indoor Umbrella
Talkhle

Umnbrella Hole Dés, 190167

Ercopted powder coat finish

Made in italy

Tog: Extended Stesl Mesh

N N2
% OF BRICK, FACE BRICK STONE OR CAST | 00 B T.0. PARAPET Base: Tubular Steel Legs
STONE N =
7} Azgembly Regquired: Yes
5
N )
| CO-1 R .
20'-3" AF.F. \ | E 20'-4" A.F.F. 4 v Ankigue Bleck
z Eamee
T.0. PARAPET & i i i i EF-1 = ‘ T.0. PARAPET o 1o e e A
= i i ! i i | i i i i co- i i i i i €O rlﬁ“— L Spanekerd Cidoda Bass * Micd 1 high wind i
_ﬁw T . T . T . T Tt . E'W T T . T T T . T T T Tt . T T T . T T T . T T T . T T T . T T T . T T e i 3 " b api ¢ f4"
- . . . ey [ ¢ 1 1 P [ ] = s A Y N N U N A U O M N S . ’l’_;_l_!—f‘— 1 g
N P P ] L e il ! i
R e L T T T s s Y e
——— ) O 0 S O O O O Ot S O OO O e et s e ?'TLE
s e o s = FANN N O A O U O O O S S O N O O N O A R s s e B — = T e |
g B e gy o N N N N S S S S S N A N N O = o W 1 I FHIPFING
N S I O O Y S S N O ==~ = ==
e B S e S = =5 = it M Pack Cuantity: 1
— i|Ig]iillgliillgliillgliillgli|Igliillgliillgliillg]iil:”""“"‘ S Master Pack Quantity: 1
B o e o = S S O S S S = s 1 <AL :[-T‘_,:i:i‘ UMBRELLA: V.00 Hexagon “Baymaster” Aluminum market umbralla for COMMERCISL APPLICATIO Master Fack Limensions.  257x5 x4
——— e i e B e e e B et e e o s e i == == 13-6" A.F.F. Eatin Anodizad Finish with Siker Polymer Hubs, stainless steel hardware, 1008 replaceable parts Master Pack Weight: 2 L,
% ] - - - - - - - - - - - - - - - - - I e = T.0. AWNING Corter Poks, Manual it with stainless steel securily pin, S Polymar finkgl,
e I A T A I S A S T A O T A N A ﬁﬁdﬁ‘ F i . e gt et o fiensity 5
0 O 0 O O O O Y O O W LT T T T T T T T T T Tk = CANCPY FABRIC: SUMBRELLA 5 250z Marine Grade Fabric #4622 Teracolta, Valanoe profils wih
e : - : : - : : - : : - : : - : : - : : - : : - : : - : : ety = ST-1 serranoita birding on valance. Reinforcad Vent & Pocket Construction. White Cidoba lono all valances, Master Cartons/Paliet: 15
" A f-f\‘r = T T T T T T i Tes = %‘; : . BASE: 217 round, 85 I aluminum, concrate filled base, powder coated black with stainlass steel Freight Class: Bs
10'-0" A.F.F. = ]| W ; Tjﬁ = 10-0" A.F.F security plate and "ster” handle security knob, Migher wind applications: 247 round, 55 b alerminurm, I T
B.O. BRICK ACCENT i i W T e e IRV Wr T.O. STACKED STONE concrete fled base, powdar coated black with stainless steal seounty plate and "star” handle security FOR: PA L7042 go?ul-TLARJRSJWl-lEg:IQNAE:QEI%IEEF?‘R(“JA:ETFE%I(ASFTHE
g ;;E: ;][E1'%][§1|%][§1|%][§1|%][§1|][E1'%][§1|%][§1|%][§1|%]:w%é :Q?H‘[:% Knab. . y Emu ARCHITECT. THEY MAY NOT BE REVISED, COPIED,
- 3 1 2 O O T T T SO T et e T ¥ e Bl sl et advsn s witb B b e REUSED, OR DISCLOSED IN ANY MANNER WITHOUT
e e e e i B e BB e e S B B i e e B B : ‘uj% —  WALL SCONCE - SEE LUMINARY SCHEDULE ON PNOTE: Add 4" o head clearance when used with ACF base WRITTEN AUTHORIZATION FROM THE ARCHITECT.
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ir?,uﬁ - h |E1': E';'|E1'§'|E1';'|E1';'|E1';'|E1';'A%ﬁﬁ | | o
1-4" A.F.F. LT T I N - AN S S S N O = 1'-4" A.F.F.
T.O. SILL " T.0. SILL
CS-2 AN m CS-2 CS-2
0'-0" AF.F. - - Cs-3 O-0"AF.F. @~

ELEVATION FXTERIOR DUPLEX OUTLET - ELEVATION

SERVICE DOOR TO BE PAINTED TO SEE ELECTRICAL SHEETS
MATCH ADJACENT NICHIHA PANEL
(6LOSS) - SEE DOOR SCHEDULE. HOSE BIB - SEE FLUMBING SHEETS

Scale: 1/4" =1'-0"

@ EXTERIOR ELEVATION (EAST)

ltem # 116 FPatented
Cutdoorindoor Stacking Armchair
Frame; Tubular Stesl

SeatiBack: Steel Mesh

FINISH % NORTH FACE

FINISH TYPE AREA
CS-1, C5-2 ¢ C3-3 (CAST STONE) + 94 5F, 7%

5F-1 (STOREFFRONT) = 147 5.F. (NOT INCLUDED)
ST-1 (CULTURED STONE) £ 2295F. 1 7%

EF-1 (BRICK) * 952 5.F. 70%
METAL COPING *905F 7%
TOTAL 5.F. LESS STOREFRONT 1365 5.F, 100%

% OF BRICK, FACE BRICK STONE OR CAST
STONE

Units Fer Box, &
Box Volume: 271 oubic #

3883 East Grand River Avenue
Howell, Michigan 48843-8564
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INDICATED DIMENSIONS.
2. GENERAL CONTRACTOR TO BUILD PER SITE PLAN LAYOUT.
3. DUMPSTER HARDWARE AND INSIDE DUMPSTER ENCLOSURE TO BE PAINTED WITH LOW GLOSS BLACK. SEE EXTERIOR

1 ? 3 4 5
Q n
z - % N n %
- — o O
p EXTERIOR FINISH SCHEDULE o ﬁ — oYz
L~ a m ]
SEE PLAN Tag # Description: Location(s): Notes: = b Q o m
In FIELD VERIFY OPENING - Manufactureri GC Provided Location(s): METAL RIDGE CAP z z o~ oA
\ ; 6" DIA STD. PIPE SLEEVE | 2" LONG CUT & WELD @ : O] %) '-2 h lud
G D|A P”JE - ,2 BOTTOM 5ECT|ON TO 3 |/2|| D|A P|PE COL Matemal. Alummum E} s 1 o — o
LONG SLEEVE (1-TOP PE CA L I'DIA S0LID STEEL Color: Whte & = mZ
¢ |-BOTTOM) " ROD GATE BOLT i . TRASH ENCLOSURE - EXTERIOR w < ¥ =
GREASE PORT NON-CORROSIVE Uy ory 3” fal ICL|J./I-4INV\I/=|II'J=EE SLOT _\ g Manufacturer{ Sherwin-Williams LOC&tIOI’I(S) gl ; E é E %
CARRIAGE BOLTS ANGLE, (TYPICAL) ~ Materal: Latex Paint E A I
5 1/2" DIA STD. PIPE COLUMN /_\ / Color: Caen Stone #5W0028
(EMBED IN CONC.) | . \ g Finish: Satin
<o / / X ] i)/ ) 517 Manufacturer{ Glidden Professional Location(s): TRASH ENCLOSURE - INTERIOR, BOLLARDS,
. AND METAL DOOR FRAMES & HINGES
2"X 2" X 3/16" ANGLE GATE o N \ ) Material: Latex Pant
FRAME PAINT PAINT I o [ 1 S o Color: Deep Onyx #0ONN 07/000
; o o] o] [e] e] 38" X I/ u LZD ;r ;’[I!’/E4W2LBE§-;E()EL Finish: Satln
<| CuT — % ERLX{\EEWEI'LYDPEQ 0 = o R Y GATE FRAME Manufacturer] Location(s): CEDAR PLANKS
& A & A & I B 5 - FLCS.)‘ ' | COPE LAP Material: WFP Cedar Planks
| [ ] | | | ;‘; - Color: Western Red Cedar
J3 MIN. Finish/Sealer: Natural #(EV 1S) WRCLA
[MAX, | 1/2"X | 1/2"X 3/16" STOP \\4 | ' -, Manufacturer] GC PROVIDED Location(s): TRASH CORRAL WALLS
WELD TO LEFT FRAME '\_ Matenal: Brick
FIELD WELD PAINT METAL '
3" X 5“ X '/4" STEEL PLATE 2||X 2"X 3/] 6“ ANGLE FRAME i FRAME P12 COIOI"I
SECURE 1X6 CEDAR SLATS TO GATE 5 1/2' DIASTD. [P ] PROVIDE A | 1/4" DIA HOLE 2" DEEP IN CONC. SLAB TO RECEIVE Fnsh
W/NON-CORROSIVE CARRIAGE PIPE COLUMN — GATE BOLT AT CLOSED POSITION AND 90° OPEN POSITION.
BOLTS. (4) PER SLAT R
@ Scale: 1/4"= 10" @ Seale: 1" = 10" @ Seale 1= T.0° @ S NTS I GENERAL CONTRACTOR SHALL VERIFY DUMPSTER REQUIREMENTS WITH LOCAL AUTHORITIES AND COORDINATE WITH

FINISH SCHEDULE,
|/2" ANCHOR BOLT BERKSHIRE METAL RIDGED CAP 3/8" CROWN
@ 4-0'0.C. / wl 5" LEGS WITH DRIP EDGE
\‘bt\ SOOI &' DIA, CONCRETE FILLED
er— STEEL PIFE ; o
T 8' CMU BOND BEAM | ® = CONTANED HEREN ARE THE PROPERTY OF T
] | W/2-#4'S CONT. ¢ 2-0"x - < ARCHITECT. THEY MAY NOT BE REVISED, COPIED,
1 CMU-1 2'-0" CORNER BARS R REUSED, OR DISCLOSED IN ANY MANNER WITHOUT
=i / P12 BITUMINOUS PAVING L WRITTEN AUTHORIZATION FROM THE ARCHITECT.
¢ | ~_ .
! 8" SPIT FACE CMU w/ #6 VERT. REINF. @ END AN BERKSHIRE METAL RIDGED CAP COMPRESSED EARTH
| o e s e
% w : CO-1 z
> | PROVIDE FULL CAP w/ FOUNDATION DOWELS. ot \ Figg CD CONCRETE N
| S horzwa REINF. @ 16" O.C. | | | T | ] §\ b _
I | ] | n e =
! #6 DOWELS @ 24' 0.C. w/ I'0" | | | | | | 3\ | 2' DIA
i HOOK IN FOUNDATION | | | \ '
| ] I TYPICAL TRASH ENCLOSURE ELEVATION
H 6' CONC. DUMPSTER | | | T Co Scale: 112" = 1-0"
| I / SLAB W/ 646 4/4 WAWF. | | T ' ®
e | | | \ 2 2
I BT | | | \ 20
. RS i | | | ) < b
{T=IT= \ | | | ) = &
s =E=E \ | | \ X <
5 == \ 1 1 1 L T S
S S
5 © 8' CMU FOUNDATION WALL - AL £ =
) /CMU BELOW GRADE TO BE O o
] GROUTED S0LID =
o __-
o 2
5 - T ! -~ (3) #5'5 CONT § =
§ . —% | ‘
B | e
1 Jg # @ 18" 0.C.
|
NEW C.M.U. SPLIT FACE BRICK WALL (TYP) el e -
13-0"
TRASH ENCLOSURE WALL SECTION TYPICAL TRASH ENCLOSURE ELEVATION
2.0 ¢ B3 —— B4 T 0|0
A301 Scale: 3/4" = 1-0 Scale: 112" = 1-0 E|E
E W |
/ HEE
x|9|Q
- © A WOOD GATE W/ 1¥6 (D2 0lole
N _ ( N \ \A301/ CEDAR SLATS. \A301/ HEL
5 1/2* DIA STEEL GATE POST / P N 8| ||
FILLED W/ CONCRETE (1 \ ( il (S|
|| o
O— B a 2101318
N | 213>
EF-1 | EF-1 o|0|2| @
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S S (R o | | 1] | 5] S 3121518 1%
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Submitted by Michigan Lighting Systems West Catalog Number: Type:
Job Name: D136/A028/150MH/120/BLK/SLL-

Qudoba Howell
Distributor: Graybar Electric/GR (Walker) ":(I)Dt;RS' SA

MLS13-42715

Om@ rl U éx T@rior A028 Series

8003640008 +  Fax2819975441 o  wwwamerssederorcom 0 150/A028/AC-TS/BB-FW/CFIN

Description
The A028 Series consists of an efficient Type Il (T3) or Type V (T5)
refractive acorn combined with one of several styles of cast
aluminum fitters.

Installation

The luminaire will mount to a 3" OD post or tenon with 5/16" black
oxide coated stainless steel square head set screws to ensure a
solid connection. The diffuser will be held to the fitter by (4) 5/16"
black oxide coated stainless steel captive square head set screws.

Electrical

« High power factor ballast (HPF), core and coil
type, pre-wired and tested

o Easy ballast pod access

o 4KV pulse rated porcelain socket

« Suitable for wet location

Diffuser choices

 Acrylic Type Ill (AC-T3)

* Acrylic Type V (AC-T5)

* Polycarbonate Type Ill (PC-T3)
¢ Polycarbonate Type V (PC-T5)

Standard

Finish With optional
Premium quality thermoset polyester powdercoat s(’TLsLan'I’y';

(see Finish Selection)

= A A g

1

" 39" 38"
35" 37 33 3

D131/A028 D132/A028 D133/A028 D134/A028 D135/A028 D136/A028 D137/A028 D138/A028 D139/A028
ePA: 1.96 EPA: 1.98 EPA: 2.05 EPA: 2.09 ePa: 1.86 epa: 1.91 epa: 1.99 EPA: 2.14 EPA: 2.08

Ordering Guide Light Sources

Diffuser Light
Fitter Diffuser Material Distribution Light Source Voltage Finish Options

[ I R R | | | | Wattage | Socket Type
D136/A028 / AC-T5 / 100HPS - 120v / BLK / SLL-FDR / CFIN SOMH,70MH,100MH,150MH | Medium

175MH-PS,250MH-P$S Mogul

T T | | | | :
PC T3 100MH,150MH 208v CLB,GRN HSS,PCL 50HPS,70HPS,100HPS Medium
175MH-PS,250MH-PS  240v WHT,TBK LL,SLL 150HPS,250HPS Mogul
150HPS,250HPS 27T ATC,GTG BB-FW PL-13 2-pin
Additional light sources, voltages, and custom colors are available. Contact factory for details. CFL 26,32,0r 42 4-pin

RA-1




Submitted by Michigan Lighting Systems West Catalog Number: Type:
Job Name: D136/A028/150MH/120/BLK/SLL-
Qudoba Howell FDR SA
Distributor: Graybar Electric/GR (Walker)
Notes:
MLS13-42715

A028 Series

Assembly Details

(Example: D136/A028)

Lamp sold
separately

Cast aluminum plate with
keyhole slots for easy access to
electrical assembly
L

Textured acorn top

Refractive diffuser

Aluminum neck
1

4kv Pulse rated porcelain socket
]

HID Ballast plod assembly

D133/A028

T Tuileries Plaza,Kansas City, M0
(4) 5/16" Black oxide
coated stainless steel _—
set screws < m
L ®
Cast alumlinum fitter
(6) 5/16" Black oxide
coated stainless steel
set screws
°'
A Quick disconnect ° ip fits 3" J
c@u L _C‘\r T Sllp fits 3 OlD X 3" tenon Photo courtesy of: Ed Owings / Premier Lighting
Options Standard Photometry A028 Assembly
Typical HID light source
14,000 Lumen
12' Mounting Height
Grid Spacing is 12'
Type Il (T3) Type V (T5)

HSS SLL-FDR

House Faceted
Side Downlight
Shield Reflector

\\\ 2

1)

ameriux

“exterior

800.364.0098

Fax: 281.997.5441 www.amerluxexterior.com




Submitted by Michigan Lighting Systems West Catalog Number: Type:
Job Name: D136/A028/150MH/120/BLK/SLL-

Qudoba Howell
Distributor: Graybar Electric/GR (Walker) ":(I)Dt;RS' SA

MLS13-42715

San Diego Series

exterior

800.364.0098 Fax: 281.997.5441 www.amerluxexterior.com Features

17" or 20" diameter tapered and fluted cast
aluminum base

Q Q @ Q Shatt Choice of extruded shafts
Detail

4" 0D smooth round (.125 wall)
4" 0D Fluted 4" 0D Smooth 5" 0D Fluted 5" 0D Fluted 4" 0D fluted (1 2 flat flutes .125 Wa")

11| D "
125 wall 125 wall .155 wall .155 wall 8 %n;ns 5" 0D fluted (15 flat flutes .155 wall)

[ Extruded shaft is circumferentially welded to
the base

3" tenon for luminaire mounting

Strong yet lightweight for ease of installation
Galvanized anchor bolts included

Access door for anchor bolts and wiring is
secured with tamper resistant stainless steel
SCrews

Ground lug provided inside base

Capable of supporting multiple light brackets

Materials

overall

height Base - Cast aluminum (A319)

Shaft - Extruded Aluminum (6005-T5)
Tenon - Cast aluminum (A319)

Anchor Bolts - Hot dipped galvanized steel

3

DSD1703-xx  DSD1704-xx  DSD1705-xx DSD2005-xx ‘r’]‘:;'t'
DSD1703-08  DSD1704-08  DSD1705-08 | 7-8' | DSD2005-10 | 9-8'
DSD1703-10 DSD1704-10 DSD1705-10 9-8" DSD2005-12 | 11'-8"
DSD1703-12 DSD1704-12 DSD1705-12 11'-8" DSD2005-14 | 13-8"
DSD1703-14 DSD1704-14 DSD1705-14 13-8" DSD2005-15 | 14-8"

DSD1705-15 14-8" DSD2005-16 | 15-8"

CE-55




Submitted by Michigan Lighting Systems West

Catalog Number:

Job Name:
Qudoba Howell

Distributor: Graybar Electric/GR (Walker)

FDR
Notes:

D136/A028/150MH/120/BLK/SLL-

Type:

SA

MLS13-42715

San Diego Series

Varies Varies
with with
height height

Ordered Ordered

23

L

DSD1704-xx DSD2005-xx

Finish

The post will be finished with an electrostatically applied
thermoset polyester powder coat. Prior to finishing, the parts
are thoroughly cleaned using both abrasive and chemical
methods. Our powder coat finish is durable, long lasting,
attractive and scratch resistant as well as environmentally
friendly. We offer 7 stock finishes or hundreds of special order
colors including custom matching for existing projects (stock
colors shown below).

Standard solid colors are:
GRN - Green

CLB - Classic Bronze
TBK - Textured Black
BLK - Satin Black

Premium finishes are:
GTG - Granite Green
ATC - Antique Copper
WHT- White

exterior

3"

Accessories See "Accessories" section for more information

PCL

Dusk to dawn photocell
Available for 120v (PCL)
or 208-277v (PCL multi).

GFCI

Ground fault circuit
protected duplex outlet.
Available Recess
mounted (GFCI-RM) as
shown or surface mount
(GFCI-SM).

LR

Cast aluminum decorative
ladder rest. Slip fits 3"0.d.
pole or tenon (not
designed to support
ladder).

&

Accessory Orientation Guide

[ — =] R 5

Dynamic Blvd.

==

Banner Arms
Field rotatable

or fixed location
banner arms.

Several mounting
options and custom
signs available. See
guide in accessories
section.

H Street Signage

FPH-4 or FPH-5
Extruded aluminum
holder for 1" OD flag
poles. Available for 4"
0D and 5" OD
non-tapered pole.

Must specify
As viewed onentatlop of X
from above acces.sones when
ordering.
Access Door
Anchor Details

12" @ Bolt circle

11"-15" @ Bolt circle
1/2" @ Hot Dipped
galvanized L-Type
Anchor bolts and templates can be Anchor Bolts.
requested prior to product shipment. (4) Bolts at 90°
Ordering Guide
Pole Finish

1
DSD1704-10 / BLK / xxx

T

Pole Height Accessories

800.364.0098 Fax: 281.997.5441 www.amerluxexterior.com
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Qudoba Howell
Distributor: Graybar Electric/GR (Walker) zggls\{lA

Job Name: ARE-EHO-3M-AA-12-D-UL-BZ-

MLS13-42715

THE EDGE® ARE-EHO-3M-AA

High Output Area Luminaire - Type lll Medium - Adjustable Arm Mount

Product Description

THE EDGE high output (HO) area luminaire is designed to deliver high lumen
packages with precise optical control. Upgrade friendly unit features a slim, low
profile design that minimizes wind load requirements and rugged die cast aluminum
adjustable arm that mounts to a vertical 2" (51 mm) IP (2.375-3" [60-76mm] O.D.)
tenon.

Performance Summary
Utilizes BetaLED® Technology
Patented NanoOptic® Product Technology
Made in the U.S.A. of U.S. and imported parts
CRI: Minimum 70 CRI
CCT: 5700K (+/- 500K) Standard, 4000K (+/- 300K)

Warranty: 5 years on luminaire/10 years on Colorfast DeltaGuard® finish

Accessories

XA-BRDSPKXAK12
Bird Spikes for 120 LED luminaires

XA-BRDSPKXAK24
Bird Spikes for 240 LED luminaires

Ordering Information
Example: ARE-EHO-3M-AA-12-D-UL-SV-700-OPTIONS

120 LED Luminaire 240 LED Luminaire
165" i

[749.mm]

C127

. . 425"
Side View [108mm]

<——————— 1IN
i

ARE-EHO 3M AA D
ARE-EHO 3M AA 12 D UL sV 700 40K 4000K Color Temperature
Type Il Adjustable 24 Universal Silver 700mA - Color temperature per fixture
itze Arm 120-277V | (Standard) | 1000* | DIM 0-10V Dimming
UH BK 1000mA - Control by others
Universal Black - Refer to dimming spec sheet for details
347- Bz - Can't exceed specified drive current
480V Bronze F Fuse
PB - When code dictates fusing, use time delay fuse
Platinum R NEMA Photocell Receptacle
Bronze - Photocell by others
WH ML Multi-Level
White - Refer to ML spec sheet for details

- Not available with 240 LEDs @ 1T Amp
- Not available with UH voltage
- Intended for horizontal mounting only
UP Uplight Configuration
- Product will be shipped orientated for uplight
installation

* Not available with UH voltage

E Betal ED

TECHNOLOGY

www.cree.com/lighting T (800) 236-6800 F (262) 504-5415

Rev. Date: 8/28/2012




Submitted by Michigan Lighting Systems West Catalog Number:

Job Name: ARE-EHO-3M-AA-12-D-UL-BZ-

Qudoba Howell
Distributor: Graybar Electric/GR (Walker) ng's\(lA

Type:

C127

MLS13-42715

High Output Area Luminaire - Type lll Medium - Adjustable Arm Mount

Product Specifications Photometry

BETALED® TECHNOLOGY

Cree® THE EDGE® high output area luminaires are powered by BetaLED
Technology delivering outstanding illumination, lasting performance and
optimum energy efficiency. Patented NanoOptic® product technology

15 8ot

851

All published luminaire photometric testing performed to IESNA LM-79-08
standards by Independent Testing Laboratories, a NVLAP certified laboratory.

optimizes target illumination, performance and offers flexibility with over 20

optic choices. 120¢ =

CONSTRUCTION & MATERIALS 2056 20

* Slim, low profile, minimizing wind load requirements 50" 90"

« Luminaire sides are rugged die cast aluminum with integral, weather-tight o

LED driver compartments and high performance heat sinks

42736 30!

* Adjustable mounting arm is rugged die cast aluminum and mounts to 2" 0" 60
(5Tmm) IP (2.375-3" [60-76mm] O.D.) vertical tenon

« Extruded aluminum adjustable mounting shaft 30"

Candlepower Trace: Vertical plane through
horizontal angle of maximum candlepower.

» Luminaire is adjustable 45° towards fitter and 180° away from fitter ITL Test Report #: 73524 ARE-EHO-3M-**-12-D-UL-1000-40K

ARE-EHO-3M-**-12-D-UL-1000-40K Mounting Height: 25’ (7.6m)

* Exclusive Colorfast DeltaGuard® finish features an E-Coat epoxy primer Initial Delivered Lumens: 24,485 Initial Delivered Lumens: 24,061
with an ultradurable powder topcoat, providing excellent resistance to Initial FC at grade

corrosion, ultraviolet deardation and abrasion. Standard is silver. Bronze,
black, white, and platinum bronze are also available

ELECTRICAL SYSTEM

« Input Voltage: 120-277V or 347-480V, 50/60Hz, Class 1 drivers

* Power Factor: > 0.9 at full load

« Total Harmonic Distortion: < 20% at full load

* Integral 10kV surge suppression protection standard

«  When code dictates a slow blow fuse or type C/D breaker should be used
to address inrush current

REGULATORY & VOLUNTARY QUALIFICATIONS
* cULus Listed

+ Suitable for wet locations

« Consult factory for CE Certified products

* Pending ANSI C136.31-2001 3G bridge and overpass vibration standards

« 10kV surge suppression protection tested in accordance with IEEE/ANSI
C62.41.2.

» Luminaire and finish endurance tested to withstand 5,000 hours of
elevated ambient salt fog conditions as defined in ASTM Standard B 117

¢ RoHS Compliant

* Meets Buy American requirements within ARRA

PATENTS
« Visit website for patents that cover these products:

Patents http:/www.cree.com/patents ES Files

To obtain an IES file specific to your project consult:

http://www.cree.com/lighting/tools-and-support/exterior-ies-configuration-tool

Lumen Output, Electrical, and Lumen Maintenance Data

5700K 4000K TOTAL CURRENT
LED
Count Initial BUG Initial BUG System Watts
(x10) Delivered Ratings* Delivered Ratings* 120-480V 120v 208V 240V 277V 347V 480V
Lumens Per TM-15-11 Lumens Per TM-15-11

700mA @ 25°C (77°F)

50K Hours Projected Lumen
Maintenance Factor
@15°C (59°F)**

91%
1000mA @ 25°C (77°F)
12 26,107 B4 UO G4 24,061 B4 UO G4 426 3.55 2.05 177 1.54 N/A N/A 86%
[ 24 | 52214 [ B5U0G5 | 48123 | B5U0G5 | 851 [ 709 [ 409 | 355 | 307 | N/A | N/A |

* For more information on the IES BUG (Backlight-Uplight-Glare) Rating visit www.iesna.org/PDF/Erratas/TM-15-11BugRatingsAddendum.pdf. Valid with no tilt.
** Projected L, (10K) Hours: >60,000. For recommended lumen maintenance factor data see TD-13

Weight and EPA

LED
Count Weight
(x10) o 10° 20° 30° 45° 60° 70° 80° 90°
45 lbs
12 (20.4kg) 142 | 140 | 1.89 | 249 | 332 | 3.96 | 426 | 4.44 | 451
80 Ibs
24 (36.3kg) 142 | 209 | 323 | 432 | 582 | 699 | 753 | 786 | 7.97

© 2012 Cree, Inc. and/or one of its subsidiaries. All rights reserved. For informational purposes
only. See www.cree.com/lighting for warranty terms. Cree®, the Cree logo, THE EDGE®, BetaLED",
NanoOptic®, and Colorfast DeltaGuard® are registered trademarks and the BetaLED Technology
logo is a trademark of Cree, Inc. or one of its subsidiaries.

www.cree.com/lighting T (800) 236-6800 F (262) 504-5415
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Job Name: ARE-EHO-3M-AA-12-D-UL-BZ-
Silé(tjrci)k?litl)—ir?vg;ybar Electric/GR (Walker) ng's\(lA C 1 2 7
’ MLS13-42715
PS Crown-Weld® Square Straight Steel Poles

Beta Catalog Number:

<‘ > ~—— Polecap .
' - (Supplied with direct mount Notes:

<>

o 0

o

Square, non-tapered pole
DeltaGuard® finish

configurations 1, 2, 3, 5 and 6.
Not supplied if tenon is specified.)

2"x 6"

=N

(51 mm x 152 mm)
Hand hole

Hand-hole cover

18"
(457 mm)

Carbon steel

Two-piece steel
base plate cover

Slotted anchor
bolt hole

Pole “EPA” RatingsPole

Base Wind Velocity Mount Color

90 100 110 120 130 140 Configuration* Optionst
182 143 115 93 7.0 63 1 -a Single BZ

99 74 55 41 30 22 BK

52 33 20 09 01 00 2 m-mTwin WH
351 279 226 185 154 129 @ 180 PB
279 219 175 142 116 95 S
203 156 121 95 74 58 3 g" Twin
166 125 941 7.1 53 39 @ 90™
121 87 61 42 27 15

base plate
Height (feet) x Bolt Circle/  Bolt

Catalog Width (inches) x ~ Range Size

Number Wall (inches) (inches) (inches) 70 80
PS3S10C*t 10x 3x 0.125 10/9.3-11 3/4 314 23.6
PS3S15C*t  15x 3x 0.125 10/9.3-11 3/4 185 134
PS3S20C*t 20 x 3x 0.125 10/9.3-11 3/4 115 7.8
PS4S10C*t  10x 4 x 0.125 10/9.3-11 3/4 59.9 452
PS4S12C*t 12 x 4 x 0.125 10/9.3-11 3/4 48.4 36.2
PS4S15C*t 15 x 4 x 0.125 10/9.3-11 3/4 36.5 26.9
PS4S17C*t 17 x 4 x 0.125 10/9.3-11 3/4 30.7 223
PS4S20C*t 20 x 4 x 0.125 10/9.3-11 3/4 240 16.9
PS4S22C* T 22 x 4% 0.125 10/9.3-11 3/4 204 14.0
PS4S25C*t 25 x 4 x 0.125 10/9.3-11 3/4 159 104
PS4S25S* T 25x 4 x 0.188 10/9.3-11 3/4 25.3 17.6
PSAS27R*T 27 x 4 x 0.125 10/9.3-11 3/4 220 149
PS4S30R*t 30 x 4 x 0.125 10/9.3-11 3/4 17.7 114
PS4S30H*t 30 x 4 x 0.188 10/9.3-11 3/4 195 125
PS5S25S*t 25 x 5x 0.188 10/9.7-11.3 1 439 314
PS5S30S*t 30 x 5x 0.188 10/9.7-11.3 1 322 219
PS6S30S*t 30 x 6 x 0.188 11.5/11.3-12.8 1 50.8 35.7

Field-Installed Accessories

97 66 43 25 12 01 5 e Triple
66 39 19 04 00 00
123 85 57 36 19 06 6 .E. Quad*
100 66 40 20 0.0 00
71 40 17 00 00 00 T Tenon?
78 44 19 00 00 00

228 166 121 87 6.0 38

149 99 62 34 12 00

253 179 124 82 49 24

GFI Outlet Accessory - 120V

REC-GF1BZ REC-GF1PB
REC-GF1BK REC-GF1sV
REC-GF1IWH

1-Direct mount pole configuration; add prefix “2" to conguration

numbers for fixtures with Fixed 20° mount (i.e. “21", “22", “23",
25", 26") Example PS6S30S21BZ

2-Order tenon separately

General Description

Non-tapered square steel poles are supplied with welded base with cover,
four galvanized anchor bolts, masonite mounting template and a pole cap
(except tenon mount). Each anchor bolt is provided with two washers and
two nuts. Steel pole base has slotted holes. Per National Electrical Code
requirements, pole is standard with a 2" x 6" (51 x 152 mm) hand hole,
located 18" (457 mm) above bottom of pole base. A #10-32 stainless-steel
weld stud with grounding lug is located inside pole, opposite hand hole; a
hand hole cover is supplied but shipped separately. In addition, 4" x 27
and 4" x 30' poles include an internal 5/16" steel reinforced sleeve welded
inside the bottom 24" of the pole, as well as a reinforcement welded
around the hand hole for added strength.

Materials

Square, non-tapered pole of structural steel tubing (ASTM A 500); with a
minimum yield strength of 46,000 p.s.i. Welded to a formed carbon steel
base plate with a minimum yield strength of 36,000 p.s.i.

Finish

Exclusive Colorfast DeltaGuard™ finish features an E-Coat epoxy primer
with an ultra-durable powder topcoat, providing excellent resistance to
corrosion, ultraviolet degradation and abrasion. The finish is covered by
our 7 year limited warranty.

Labels

Beta Lighting square steel poles meet or exceed National Electrical Code
Requirements. In the US, Beta square poles are classified by Underwriters
Laboratories Inc. for electrical ground bonding; in Canada, they are CSA
certified for electrical ground bonding and structural strength.

Patents
US 5,820,255; 6,640,517; Patent pending

06/18/07 BetaLightingInc. ¢ 120092nd Street e« Sturtevant, WI 53177 + 800-236-6800 < www.beta-lighting.com lighting®
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Notes:

Catalog Number:
SEC-EDG-3M-WM-06-D-UL-BZ-

Type:

WM2

MLS13-42715

SEC-EDG-3M-WM

THE EDGE® LED Wall Pack

Rev. Date: 8/30/11

18 #0of LEDs |Dim. “A”
[464mm | 20 11.91"
40 11.91"
60 13.91"
80 15.91"
100 17.91"
Notes: 120 19.91"
AN
[104mm ] /
| 1
Product Family  Optic Mounting #of LEDs LED Voltage Color Drive Current Factory-Installed Options
(x10) Series Options Not Field Adjustable Please type additional options in manually on the lines provided above.
SEC EDG 3m wm? 02 D uL SV 350 43K  4300K Color Temperature®
3MB? 04 Universal Silver 350mA F  Fuse™®
06 120-277V BK 525% P Photocell®®
08 UH Black 525mA ML Multi-Level (75/525)"
10 Universal BZ 700°
12 347-480V Bronze 700mA
12 PB
120V Platinum
24 Bronze
240V WH
27 White
277V
34
347V
Footnotes

. Wall mount

[ N A

Initial Delivered
#of | Lumens - Type
LEDs | Il Medium @
6000K

. |ESNA Type Il Medium distribution
. IESNA Type Il Medium distribution w/ backlight control

. Available on fixtures with 20-80 LEDs
. Available on fixtures with 20-60 LEDs
. Color temperature per fixture; 6000K standard; minimum 70 CRI

Initial Delivered
Lumens -
Type Il Medium

[

w/ backlight
control @ 6000K|

1,342 (02)

Initial Delivered
Lumens - Type

7. Not available when UH voltage is selected

8. When code dictates fusing use time delay fuse

9. Not available with all multi-level options. Refer to multi-level spec
sheet for availability and additional information

LED PERFORMANCE S

Initial Delivered
Lumens -
Type lIl Medium

]
(=
[

Il Medium @

w/ backlight

System Total
Watts Current
120-480V | @ 120V

10. Must specify voltage other than UL or UH

11. Refer to multi-level spec sheet for availability and additional
information

Total
Current
@ 240V

Total
Current
@277V

Total Total

Current | Current
@347V | @ 480V

L,, Hours™
@25°C
(77°F)

50.000

50K Hours Lumen|
Maintenance
Factor®
@15°C (59°F)

2.683 (04)

50.000

50.000

5.298 (08)

50,000

(

(
3.973 (06)

(
6.605 (10)

50,000

7.926 (12
1.878 (02)

o
R o ro|ro (o |— [—

mA Fixture Operati
1.731 (02)

50.000
36.000

3.462 (04)

36.000

5.127 (06)

29,000

92%

3.102 (02)

1

1

oo N [ho|—

2.102 (02)

1

000

6,203 (04)

2

2

4,204 (04)

1

000

90%

9,185 (06)

3

6.754 (06)

3

1
2
2

NN |—

N[N |—

6.225 (06)

2

0.4
0.7
1.1

000

* For recommended lumen maintenance factor data see TD-13

** For more information on the IES BUG (Backlight-Uplight-Glare) Ratin visit www.iesna.org/PDF/Erratas/TM-15-07BugRatingsAddendum.pdf

NOTE: All data subject to change without notice.
© 2011 BetaLED®, a division of Ruud Lighting 1200 92nd Street e Sturtevant, Wl 53177 ¢ 800-236-6800 ¢ www.betaLED.com

Made in the U.S.A. of U.S. and imported parts.
Meets Buy American requirements within the ARRA.

By RUUD LIGHTING
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Qudoba Howell 700MA WM 2

Distributor: Graybar Electric/GR (Walker)
Notes:

MLS13-42715

SEC-EDG-3M-WM THE EDGE® LED Wall Pack Rev. Date: 8/30/11

General Description Testing & Compliance

Slim, low profile design. Fixture sides are rugged cast aluminum with integral, weather- UL listed in the U.S. and Canada for wet locations and enclosure rsted IP66 per IEC

tight LED driver compartments and high performance aluminum heatsinks specifically 60529. Consult factory for CE Certified products. Dark Sky Friendly. IDA Approved. RoHS
designed for LED applications. Housing is rugged aluminum. Furnished with low copper, compliant.

lightweight mounting box designed for installation over standard and mud ring single gang

J boxes. Secures to wall with four (4) 3/16" (4.8mm) screws (by others). Conduit entry l:us

from top, bottom, sides and rear. Allows mounting for uplight or downlight. Designed and

approved for easy through-wiring. Includes leaf/debris guard. Five year limited warranty on Finish

fixture. Exclusive Colorfast DeltaGuard® finish features an E-Coat epoxy primer with an ultra-
durable silver powder topcoat, providing excellent resistance to corrosion, ultraviolet

Electrical degradation and abrasion. Bronze, black, white and platinum bronze powder topcoats are

Modular design accommodates varied lighting output from high power, white, 6000K also available. The finish is covered by our 10 year limited warranty.

(+/- 500K per full fixture), minimum 70 CRI, long life LED sources. Optional 4300K

(+/- 300K per full fixture) also available. 120-277V 50/60 Hz, Class 1 LED drivers are Fixture and finish are endurance tested to withstand 5,000 hours of elevated ambient salt
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RESOLUTION OF THE PLANNING COMMISSION
ADOPTING UPDATES TO THE MASTER PLAN
AND FUTURE LAND USE MAP

Genoa Charter Township
Livingston County, Michigan

At a regular meeting of the Planning Commission of Genoa Charter Township, Livingston County,
Michigan, held on November 25, 2013, at 6:30 p.m. prevailing local time.

PRESENT:
ABSENT:

The following Preamble and Resolution were offered by Commissioner and
supported by Commissioner :

WHEREAS, Genoa Charter Township initiated a process to update the Master Plan for Land Use which
was adopted in 2006; and

WHEREAS, the Genoa Charter Township Planning Commission, pursuant to the Michigan Planning
Enabling Act (Public Act 33 of 2008, as amended), has studied and prepared recommendations for the
use, development and preservation of all lands in the Township; and

WHEREAS, the Planning Commission has developed an update to the Master Plan consisting of research
and analyses dealing with land use, demographics, S. Latson Road corridor development, transportation,
community facilities, recreation, and other pertinent topics; and

WHEREAS, the Planning Commission has used the Master Plan analyses to prepare an update to the
Future Land Use Map that allocates land in appropriate amounts for the future development of residential
uses, commercial and office uses, industrial uses, public and institutional uses; and

WHEREAS, on June 10, 2013, the Planning Commission submitted the plan to the Township Board of
Trustees for distribution; and

WHEREAS, on July 15, 2013 the Genoa Charter Township Board of Trustees authorized distribution of
the Master Plan as provided by the Michigan Planning Enabling Act (MPEA); and

WHEREAS, the Township complied with required plan development steps of notifying and involving
the Livingston County Planning Commission, surrounding communities and outside agencies; and

WHEREAS, the Planning Commission held a public hearing on November 25, 2013, and considered all
comments and concerns of the public; and



WHEREAS, the Planning Commission recognizes that the Master Plan and Future Land Use Map are
guides for public and private decision-making that will keep the Township in motion toward its vision to
maintain outstanding quality of life for all residents; and

WHEREAS, the Township Board as authorized by the MPEA has asserted its right to approve or reject
the proposed updated Master Plan.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of Genoa Charter Township
hereby adopts the updated Master Plan and Future Land Use Map, its narrative, maps, tables, and other
descriptive data, and resolves to use the Plan and Map together as a guide for the overall development of
the Township;

IT ISFURTHER RESOLVED that the Planning Commission wishes to present the updated Master
Plan and Future Land Use Map as adopted herein to the Township Board for approval or rejection as set
forth in Resolution #120402.

AYES:

NAYS:
ABSENT:

ABSTENTIONS:

RESOLUTION DECLARED ADOPTED

I hereby certify that the foregoing is a true and complete copy of a resolution adopted by the Planning
Commission of Genoa Charter Township, Livingston County, Michigan, at a regular meeting held on
November 25, 2013.

Douglas Brown
Chairman, Genoa Charter Township Planning Commission



RESOLUTION 120402
GENOA CHARTER TOWNSHIP
MASTER PLAN ADOPTION AUTHORITY
The following resolution was
OFFERED BY: Smith
And

SUPPORTED BY: Skolarus

And unanimously passes a roll call vote having been taken; at a duly called public meeting of the Board of
Trustees of Genoa Charter Township and held at the Genoa Township Hall located at 2911 Dorr Road,
Brighton, Michigan 48116.

WHEREAS, Michigan Public Act 33 of 2008, the Michigan Planning Enabling Act, requires a community to adopt
a master plan and sets forth the procedures for such plan, and;

WHEREAS, Section 43(3) of Michigan Public Act 33 of 2008 states the legislative body may assert the right to
approve or reject a plan prepared by the Planning Commission in the form of a resolution, and;

WHEREAS, the Genoa Township Planning Commission is currently developing an update to the Township
Master Plan, and;

WHEREAS, the Genoa Township Board of Trustees believes such plan is an important tool in furthering the
development and success of the Township, provides a sound basis for zoning and other requirements, and
desires the opportunity to be involved in the planning process and development of the document.

IT 1S HEREBY RESOLVED, that the Genoa Township Board of Trustees shall assert its authority to approve or
reject the Genoa Township Master Plan update for the Township once it is presented to them by the Planning
Commission, in accordance with plan preparation and adoption procedures set forth in Michigan Public Act 33
of 2008, as amended.

CERTIFICATION

Paulette A. Skolarus being the duly elected Clerk of Genoa Charter Township does hereby certify that
this Resolution was duly passed at a public meeting of the Genoa Charter Township Board of Trustees held on

April 2, 2012. N
'I j/ﬂ&&é‘@ ﬁ i[‘wét‘,ﬂ_,

Paulette A. Skolarus
April 2, 2012




GENOA CHARTER TOWNSHIP BOARD
Regular Meeting
July 15, 2013

MINUTES

Supervisor McCririe called the regular meeting of the Genoa Charter Township Board to order at
6:30 p.m. The Pledge of Allegiance was then said. The following persons were present
constituting a quorum for the transaction of business: Gary McCririe, Paulette Skolarus, Robin
Hunt, Linda Rowell, Jim Mortensen, Todd Smith and Jean Ledford. Also present were
Township Manager Michael Archinal and approximately 40 persons in the audience.

A Call to the Public was made with the following response: Julie Stachecki-Johanningsmeier — |
am a certified arborist and there is a lethal tree disease in Livingston County. It is called Oak
Wilt and will destroy century old oak trees within a week. The disease is spread above and below
ground by beetles. The township offered to place a notice on its web page to advise residents of
the damage that can occur while pruning.

Norma Nichols — I live near Lake Chemung and am concerned with the fireworks that is being
used almost on a daily basis and all hours of the night. McCririe — Fireworks are regulated by
the Michigan Fireworks Safety Act. Your concerns need to be raised in Lansing. Since the
Township does not have a police department we would not be able to enforce that issue.

Approval of Consent Agenda:

Moved by Ledford and supported by Smith to approve all items under the consent agenda with
the moving of the request related to the personnel policy to the regular agenda for action. The
motion carried unanimously.

1. Payment of Bills.
2. Request to approve minutes: June 17, 2013 and June 24, 2013
3. Consider proposal from Tetra Tech for Township Hall parking lot design phase services.

Approval of Reqular Agenda:

Moved by Skolarus and supported by Hunt to approve the Regular Agenda with the addition of
the personnel policy amendment and the deletion of Resolution 2 for Timberview Road
Improvement Project. The amended agenda was voted and carried unanimously.

4. Request for an amendment of the Personnel Policy related to funeral leave as
recommended by the administrative committee.

Moved by Smith and supported by Ledford to approve the amendment with changing C-1 to
include step-mother, step-father and step-children. The motion carried unanimously.
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GENOA CHARTER TOWNSHIP — Regular Meeting — July 15, 2013

5. Review of the draft Master Plan and request for approval to distribute the draft plan
pursuant to the Michigan Planning Enabling Act (MCL 125.3481).

Brad Strader of L.S.L. and Kelly VanMarter addressed the board asking for approval to
distribute the draft of the Master Plan. The board was encouraged to move forward however
there was concern that property along Nixon to Crooked Lake needed further review. The board
directed that the plan specify an area along Nixon Road to Crooked Lake for further
consideration and that an overlay plan be developed identifying access points and potential
building configurations. Strader and VanMarter were congratulated on the scope of work and
results that were presented to the board.

A call to the public was made with the following response: Mike Boss — The Campus
Interchange is undefined as yet but he felt the board was moving in the right direction with the
overlay addition to the plan.

Mancuso advised the board that the Planning Commission had final approval of the Plan unless
the board stipulated that right in their motion. Moved by Smith and supported by Ledford to
approve the distribution of the Draft Master Plan with a conceptual overlay plan for future
development and reserve the right to a further review of the Master Plan before final approval.
The motion carried unanimously.

6. Discussion and possible action related to the wind turbines at the Township Hall.

Archinal — One of the Windspire Turbines self-destructed sending shards of metal around the
park area. After further inspection by The Green Panel Firm of Brighton similar conditions in a
second windspire were found. The State of Michigan and the Federal Department of Energy
were notified and permission was received to have the turbines removed because of health and
safety issues.

Moved by Mortensen and supported by Smith to authorize the expenditure of $9,625.00 to
remove the turbines with preservation of the solar panels. The motion carried unanimously.

7. Consider request to enter into closed session for discussion pending litigation pursuant to
Section 8(e) of the 1976 Open Meetings Act.

Moved by Skolarus and supported by Ledford to move to closed session at 7:37 to discuss
pending litigation. The motion carried by roll call vote as follows: Ayes — Ledford, Smith,
Hunt, Rowell, Mortensen, Skolarus and McCririe. Nays — None.

The regular meeting of the board was re-opened at 8:13 p.m.

Moved by Smith and supported by Skolarus to authorize Attorney Mancuso to file an appeal of
the court’s 06/25/2013 decision in Chestnut Development vs. Genoa Township and Mike
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06-10-13 Approved Minutes

GENOA CHARTER TOWNSHIP
PLANNING COMMISSION
PUBLIC HEARING
JUNE 10, 2013
6:30 PM

MINUTES

CALL TO ORDER: The meeting of the Genoa Charter Township Planning Commission
was called to order at 6:32 pm. Present were Barbara Figurski, James Mortensen,
Chairman Doug Brown, Diana Lowe and Dean Tengle. Also present were Assistant
Township Manager, Kelly VanMarter, Brian Borden of LSL, and Gary Markstrom of
TTMPS.

PLEDGE OF ALLEGIANCE: The Pledge of Allegiance was recited.

INTRODUCTIONS: Chairman Brown introduced all of the Commissioners, and noted
that two were absent this evening. He also introduced staff and the planner and
engineer. He gave a review of how the Master Plan update process works, including
the Township gathering input from residents and business owners. The Master Plan is
a guide used to make requested changes to the zoning ordinance. Per State law, the
Master Plan must be reviewed every five years. While the Master Plan includes the
entire Township, this revision has special interest in the development of the new 1-96
interchange at Latson Road. He added that changes to the Master Plan do not change
the existing zone and zoning changes do not necessarily follow the Master Plan. The
proposed Master Plan includes two new zoning districts, Interchange Commercial and
Interchange Campus, which will need to be defined and developed at a later date.

Tonight, the Planning Commission will review the proposed Master Plan and then make
a recommendation to the Township Board. There is no public hearing associated with
this step of the process; however, the Planning Commission will take comments from
the public after the presentation.

APPROVAL OF THE AGENDA: The agenda was approved pursuant to a Motion by
Barbara Figurski and supported by James Mortensen. Motion carried unanimously.

CALL TO THE PUBLIC: Chairman Brown opened the call to the public at 6:40 p.m. with
no response.

AGENDA ITEM #1*... Review of the draft Master Plan and request for submittal of the
draft plan to the Township Board for distribution and public review pursuant to the
Michigan Planning Enabling Act.

(*Please note that this agenda item is not a public hearing and as such will not be open
to public comment unless otherwise determined by the Chairman. An official public
hearing on the Master Plan is required after the public review period.)
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06-10-13 Approved Minutes

Ms. VanMarter referenced her memo in tonight's packet. She gave a review of the
Master Plan update process. The plan was developed by a steering committee that
consisted of members of Township staff as well as the planner. Then an open house
was held in February and feedback was received from residents. There was also a
survey sent to the residents. This feedback was considered when developing the plan
that is being presented this evening. She feels this plan is ready to share with the
public and again gather their feedback as well as feedback from adjacent communities
and organizations. Then it will be back before the Planning Commission for an official
public hearing.

Brian Borden reviewed the changes that were made to the plan. They updated the
demographics, the future land use plan/map, goals and objectives as well as removed
recommendations from the old plan that were already completed. They also updated
the transportation section; including motorized and non-motorized transportation, and
updated the maps.

He noted that tonight is only one step in the process. There will be other opportunities
for members of the public to provide their input.

A map of the Latson Road Interchange area of the Township was put up on the screen
for the audience to view.

Mr. Borden stated they are proposing Interchange Commercial around the immediate
area of the exits and entrances to 1-96, which will consist of higher-intensity commercial
uses. As you move south and east, it will be Interchange Campus, which would be for
larger / institutional uses, such as educational or medical facilities. The debate has
been where these two zoning areas should begin and end. He noted that the Township
will monitor the development closely and the plan can be amended. The amendment
process would be similar to what is being done now; however, it would only focus on
this area and the process would not be as lengthy.

Chairman Brown questioned why the interchange campus zoning ended at the
proposed location and was not brought down to Crooked Lake and over to Fishbeck.
Mr. Borden stated they were limited by the lack of infrastructure and also, they do not
want businesses currently on Grand River to move to this location, simply because it is
new. Mr. Markstrom stated that when the water and sewer were put in this area
originally, 1-96 was the southern boundary. His office is currently studying what needs
to be done to meet the needs of the proposed Master Plan as well as how much these
improvements will cost.

Phil Santer of SPARK, stated they are economic developers and not professional
planners. They provided suggestions to the Township on what they felt opportunities
the new interchange could offer with regard to development. Dean Tengle asked how
the suggested development would benefit not only the residents in that area, but the
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Township as a whole. Mr. Santer stated they are suggesting attracting large users to
support the existing commerce as well as attract employment.

Mike Boss of Boss Engineering has heard comments from his clients that the input
provided to the Township by the public was mostly to continue the more dense zoning
further south; however, these comments were not incorporated into the plan that is
shown this evening. There is no transitional zoning being proposed. He does not feel
that waiting to see what will be developed and then amending the Master Plan is good
planning. The infrastructure should be planned at this time and not based on what is
developed there. Dean Tengle asked how the suggested development would benefit not
only the residents in that area, but the Township as a whole. Mr. Boss stated there will
be 16,000 vehicles that travel that road every day. All of this traffic will affect the people
who live there, but they are not able to develop their property.

Chairman Brown noted that most of the residents who submitted letters suggested
letting the market dictate what will be developed in this area. He feels that is what they
are doing by leaving the area south of Sweet Road as five-acre parcels. He reiterated
Mr. Markstrom’s comments that the Township is not sure if the infrastructure is able to
be developed to support this higher density in the area.

Mr. Boss feels the Master Plan should be put on hold and wait and see what the
demand will be after the interchange is complete and then the plan can be made based
on the interest.

Chairman Brown asked Ms. VanMarter if this could be done. She stated that yes, this
area can be left as it is currently, but the Master Plan needs to be reviewed at this time.
She has been working on ways to advise the public that this land is becoming available
from an economic development perspective. She would be open to making an
amendment to the Master Plan once the exchange is open.

James Mortensen asked Ms. VanMarter what is the advantage of waiting. She stated
there would be more knowledge of what the traffic amount will be. Mr. Mortensen
stated that he feels Mr. Boss has valid points, one being the transitional zoning;
however, until the funding is available to develop the road, water, and sewer, nothing
will be able to be developed. Once land is zoned to a higher density, it cannot be zoned
back to a lower one. He is in favor of the campus zoning in the locations that are
proposed. It can always be revised to a more intense use in the future. He would like
to move the plan along.

Ms. VanMarter stated that while the interchange campus zoning is not a traditional
transitional zoning, it is intended to serve as such. They intend to write the ordinance to
include landscaping, buffers, special architectural features, etc. The campus zoning will
transition from the high intensity commercial at the ramps to the residential area to the
south.

Chairman Brown asked if anyone in the public would like to speak.
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Ed Bishop, who lives on Nixon Road, feels that Nixon Road being two lanes is going to
increase traffic. He also wants to know if his wife is going to be able to run a business
from her home.

Brenda Nicholas, who lives on Nixon Road, feels that if the zoning is changed, it would
attract more businesses into the area.

Leo Nicholas, of Nixon Road, suggested that the new sewer pipe that is being put in for
Oak Point should be run down Nixon instead of Chilson to help with any new
development in this area. Also, 22 residents in this area sent letters to the Township.
He would like the Commissioners to read them.

Paul Deluca, of Nixon Road, does not want any special assessments. He does not
want to sell his property and move; he wants to live there. He did not want the
interchange. He is concerned about crime.

Steve Vitous, of 2592 Nixon Road, asked about the speed limit at the school. Ms.
VanMarter suggested he contact the Livingston County Road Commission.

Planning Commission Disposition

A. Authorize submittal of the Master Plan to the Township Board.
Motion by James Mortensen and supported by Barbara Figurski to authorize the
submitted Master Plan to the Township as presented. Motion carried unanimously.

Administrative Business:

e Staff Report. Kelly VanMarter stated the next Planning Commission Meeting will
be on July 22", She has received a submittal from the Church of the Nazarene.

e Approval of May 13, 2013 Planning Commission meeting minutes. Motion by
Barbara Figurski and supported by Diana Lowe to adopt the minutes with
recommendations made this evening. Motion carried unanimously.

e Member Discussion

e Adjournment. Motion by Diana Lowe and supported by Barbara Figurski to
adjourn. Motion carried unanimously. Meeting adjourned at 8:30 p.m.

Page 4



Kathleen J. Kline-Hudson
AICP, PEM
Director

Robert A. Stanford
AICP, PEM
Principal Planner

Scott Barb
PEM
Principal Planner

Department Information
Administration Building
304 E. Grand River Avenue
Suite 206
Howell, M1 48843-2323

(517) 546-7555
Fax (517) 552-2347

Web Site
ce.livingston.mi,us

November 21, 2013

Genoa Charter Township Board of Trustees
c/o Polly Skolarus, Township Clerk

Genoa Charter Township Hall

2911 Door Road

Brighton, MI 48116

Re: Planning Commission Review of Master Plan
Amendment MP-3-13

Dear Board Members:

The Livingston County Planning Commission met on Wednesday, November 20,
2013 and reviewed the master plan amendment referenced above. The Livingston
County Planning Commissioners made the following recommendation:

MP-3-13 Approval.

The addition of design guidelines and illustrative maps for the Interchange
Commercial and Interchange Campus land area, adds much greater understanding
to the intended future of this 1-96 Interchange area. The Township Planning
Commission and staff should be commended for these enhancements that complete
the Genoa Charter Township Master Plan.

Copies of the staff review and draft Livingston County Planning Commission meeting
minutes are enclosed. Do not hesitate to contact our office should you have any
questions regarding these county actions.

Sincerely,

Kathleen J. %ﬁHudson

Director

Enclosures

c Doug Brown, Chair, Genoa Township Planning Commission
Kelly VanMarter, Assistant Township Manager/Community Development
Director

Meeting minutes and agendas are available at:
http://www livgov.com/plan/Pages/agendas.aspx



LIVINGSTON COUNTY PLANNING COMMISSION
MEETING MINUTES

DRAFT - November 20, 2013
7:30 p.m.
304 E. Grand River Ave., Howell, Michigan

PLANNING COMMISSION

REID KRINOCK, CHAIR SYLVIA KENNEDY-CARRASCO
. | JEANNE CLUM, VICE-CHAIR MIKE HUBERT
COMMISSIONERS PRESENT: BILL ANDERSON
JAMES SPARKS

COMMISSIONERS ABSENT: | BRIAN PROKUDA

KATHLEEN KLINE-HUDSON
STAFF PRESENT: | ROB STANFORD

SCOTT BARB
KELLY VAN MARTER — DouG BROWN —

OTHERS PRESENT: | GENOA TOWNSHIP PLANNER, GENOA TOWNSHIP PLANNING
ASST TOWNSHIP SUPERVISOR COMMISSION CHAIR

CALL TO ORDER Meeting was called to order by Commissioner Krinock at 7:30 P.M.
PLEDGE OF ALLEGIANCE
ROLL AND INTRODUCTION OF GUESTS

APPROVAL OF AGENDA

IT WAS MOVED BY COMMISSIONER KENNEDY-CARRASCO, SECONDED BY COMMISSIONER
ANDERSON TO APPROVE THE AGENDA DATED NOVEMBER 20, 2013.
All in favor, motion passed.

APPROVAL OF MINUTES

IT WAS MOVED BY COMMISSIONER ANDERSON, SECONDED BY COMMISSIONER
KENNEDY-CARRASCO TO APPROVE THE OCTOBER 16, 2013 MINUTES, AS PRESENTED.
All in favor, motion passed.

CALL TO THE PUBLIC - There were no comments from the public.

ZONING REVIEWS



LIVINGSTON COUNTY PLANNING COMMISSION PAGE 2
DRAFT - MINUTES OF MEETING NOVEMBER 20, 2013

A.

MP-03-13 GENOA TOWNSHIP AMENDMENTS TO MASTER PLAN AMENDMENT

The Genoa Charter Township Planning Commission proposes a 2013 Master Plan Update to the 2006
Genoa Charter Township Master Plan. A first draft of the master plan update was reviewed by the
Livingston County Planning Commission on August 21, 2013 at which time the Planning Commission
recommended “No Action — Encourage Further Review” because the draft of the master plan did not
include language regarding the Interchange Campus Design Guidelines for the future 1-96 Interchange.
County Planning Commissioners felt they should review the entire sub area plan prior to making any final
recommendations on the proposed amendments to the Genoa Charter Township Master Plan. The
Township has now drafted additional language that enhances the Future Land Use chapter of the plan,
specifically E. 1-96/Latson Road Subarea Plan.

Township Planning Commission Recommendation: APPROVAL. At their July 15, 2013 meeting, the
Genoa Charter Township Board recommended approval of distributing the draft Genoa Charter Township
Master Plan to all surrounding municipalities in accordance with Section 41 of the Michigan Planning
Enabling Act.

Staff Recommendation: APPROVAL. The addition of design guidelines and illustrative maps for the
Interchange Commercial and Interchange Campus land area, adds much greater understanding to the
intended future of this 1-96 Interchange area. The Township Planning Commission and staff should be
commended for these enhancements that complete the Genoa Charter Township Master Plan.

Commission Discussion: Commissioner Krinock asked that the Township remain flexible regarding future
development in this area and be mindful of “who will come”. Kelly Van Marter, Genoa Township Planning
Director and Assistant Township Manager stated that they appreciate all the suggestions and comments
from County Planning regarding this planning process. The Township has been very mindful of being
flexible to furture development in this unique area. They look forward to this area becoming a viable
economic area. The Township has worked closely with Ann Arbor SPARK with regard to how this area
should be developed and SPARK is on board with the Township’s planning concept for this area.
Commissioner Sparks asked about the current small residential lots located in Area B (from the map). Mrs.
Van Marter stated that most of these are small residential lots and will most likely remain as such until the
owners are ready to sell and move on. There are no immediate plans for commercial uses in these areas.
Commissioner Clum asked if there was any consideration for existing residential owners through this
planning process. Mrs. Van Marter stated that the Township most definitely considered these areas very
carefully in this process and they will continue to be considered carefully as development plans move
forward in this area in the future. Commissioner Sparks stated that it was smart planning to not make this
entire area commercial. Mrs. Van Marter stated that a lot of things were learned, both positive and
negative, from the development along Grand River Avenue and mistakes that were made in the past, they
do not want repeat.

Public Comment: None.

Commissioner Action: IT WAS MOVED BY COMMISSIONER CLUM TO RECOMMEND
APPROVAL, SECONDED BY COMMISSIONER SPARKS.

All in favor, motion passed. 5-1 (Krinock voting nay)
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MEMORANDUM

TO: Livingston County Planning Commissioners and the
Genoa Charter Township Board of Trustees

FROM: Kathleen Kline-Hudson, Director
DATE: October 28, 2013
SUBJECT:  MP-03-13 Amendments to June 2006 Genoa Charter Township

Master Plan

The Genoa Charter Township Planning Commission proposes a 2013 Master Plan
Update to the 2006 Genoa Charter Township Master Plan. A first draft of the master
plan update was reviewed by the Livingston County Planning Commission on August
21, 2013 at which time the Planning Commission recommended “No Action —
Encourage Further Review” because the draft of the master plan did not include
language regarding the Interchange Campus Design Guidelines for the future 1-96
Interchange. County Planning Commissioners felt they should review the entire sub
area plan prior to making any final recommendations on the proposed amendments
to the Genoa Charter Township Master Plan.

The Township has now drafted additional language that enhances the Future Land
Use chapter of the plan, specifically E. I-96/Latson Road Subarea Plan. Following is
a summary of the proposed update. Staff comments are noted in bold, italic
underline.

V. Future Land Use

You may recall that the following two new future land use categories have been
added to define the I1-96/Latson subarea: Interchange Commercial and Interchange
Campus. Descriptions of these future land use categories are as follows:

Interchange Commercial: Rather than typical interchanges where gas stations and
fast food establishments are built piecemeal with little consideration for aesthetics,
the intent of this designation is to promote planned development of these
interchange commercial uses with high quality architecture. The new Latson
interchange is envisioned to be the premier exit for travelers along 1-96: a destination
where they can get out of their vehicles to walk around, dine, and shop.

* Appropriate uses include fast food, sit-down restaurants, gas stations, retail,
and entertainment.
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e This area may be subject to design guidelines promoting walkability, increased landscaping
standards, pedestrian — scale building siting and massing, and outdoor dining/gathering.

» Very few access points: each development shall provide access connections to adjacent
properties so that there may be a shared access connection to a future traffic signal.

interchange Campus: With the creation of a new interchange at Latson/Nixon in 2013,
development pressures may exist for large-scale users seeking large parcels of land with
convenient access to 1-96. The intent is to create a district that will accommodate large-scale
Institutional campuses close to the interchange without leapfrog development further south.

e Possible principal uses alone or in combination: medical center/clinics, higher education
satellite, corporate offices, high-tech research & development (with no external impacts),
indoor sports center, conference center/hotel, health clubs, office centers, or senior living.
Ancillary uses that have a direct connection to the principal use are allowed and should
be part of the overall plan, such as limited restaurants and professional services when
included as part of an overall development.

e Any large-scale development should be a well-planned, campus-like setting, planned in
close coordination with the Township. Upon submittal of the first development proposal for
this area, an overall development plan must be provided. This plan shall guide development
in the interchange campus area including signs, access/circulation, building design,
landscape, and streetscape.

* Awelllandscaped entry corridor that includes a median, sidewalks, street trees, and ample
places for pedestrians to cross S. Latson Road. This may require provision of 40 of right-of-
way from the center of the road.

These two future land use categories comprise the I-96/Latson Road subarea which is further
defined in Section E. as follows:

E. -96/Latson Road Subarea Plan

The enhancements to this section include the following design guideline language that applies to
both the Interchange Commercial and Interchange Campus master plan designations. Additionally,
design guidelines are illustrated with photos examples in the margin, and three new maps have
been added entitled: |1-96 Interchange Latson/Nixon Road Subarea Plan; |-96/Latson Subarea
Schematic Plan; and 1-96/Latson Subarea Concept Plan (see attached). These maps provide
wonderful visual references to the design guidelines.

South Latson Interchange Design Guidelines

Streetscape

Streetscape improvements, such as street lights, landscaping, wayfinding signage, and pathways,
should be integrated into the interchange commercial and campus developments. This will
contribute to the unified, high-quality development the Township would like to project at the new
interchange.

* As part of the development of the South Latson campus, a landscaped median should be
installed south of the railroad. This will not only help beautify the corridor but improve safety
by restricting left-turns.
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» Ornamental street lighting should be included along South Latson and within the new
development itself to contribute toward the site’s unified design.

* South Latson should be well landscaped, not only in the median, but along the frontage, with
street trees and knee walls or hedgerows screening parking.

o Gateway and wayfinding signs should be installed at the interchange welcoming visitors to
the Township and directing them to major landmarks. This signage should be consistent
with that proposed along Grand River and for the Town Center. Elements of a gateway
entrance sign should include lighting, landscaping, and masonry material.

e Pathways should be installed on both sides of South Latson and connect to the interior of
the site. Buildings and parking should all have pedestrian connections to the pathway
network.

Access and Circulation
In order to efficiently accommodate new traffic that is likely to result from new development, having
a coordinated circulation and access plan is essential.

¢ A signalized intersection should be located approximately ¥ mile south of the railroad at
Sweet Road. This should be the primary entrance to campus Area A as identified on the
Subarea Map.

» An additional entrance to Area A should be located halfway between the signalized
intersection and the railroad tracks and be right-infright-out.

¢ Area A's ring road should be sensitive of the wetland/wooded area in its southeast corner
and provide stub roads for future connections to the south.

* Area B should be accessed via the newly realigned Beck Road which can be extended and
configured into a loop road.
Area B's loop road should be sensitive to the wetland/natural areas at the south of the site.
Auxiliary campus uses on the east side of South Latson across from Area A should be
primarily accessed via the signalized intersection. Additional access points north and south
of the signalized intersection should be right-in/right-out. A frontage road will help provide
convenient access for these businesses and should continue south for future connections.

* No access points other than Beck Road should be allowed on South Latson at the
interchange north of the railroad tracks. Businesses fronting South Latson at this location
should share access off Beck Road.

e Access to the Future Transition Area should be integrated into the overall circulation plan for
Areas A and B.

» Further access management standards are included in the Township's zoning ordinance
and MDOT's Access Management Manual,

Building and Site Design
In order to establish a cohesive, high-quality campus at the South Latson interchange, it will be
important to have consistent building and site design features.

» Entrances should be well defined and easily accessible by pedestrians.

e Buildings should orient toward South Latson where possible with parking given a less
dominant presence along the corridor.

e Parking should be buffered with landscaping or decorative fencing.
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e Understanding that a user like a hospital may need several stories for its patient wings, this
plan seeks not to require a maximum building height. More importantly, any new building
built along South Latson fronting the corridor should be built at a pedestrian scale at its
Latson frontage.

« Stormwater should be consolidated and treated through low-impact design and retention
ponds that contribute to the existing natural character of the site.

» Building orientation should be sensitive to wetlands and existing natural features and be
situated to maximize the sight lines and pedestrian access to enjoy them.

» Materials should be of high quality brick, stone, glass, or similar, reflective of a well-designed
modern research park or medical campus.

» Loading zones and waste receptacles should be well delineated and appropriately screened
(see zoning ordinance).

» Lighting should be directed downward and fully shielded to eliminate an outward or upward
glare, providing for adequate public safety without overly illuminating a site or building.

» Site lighting should consist of decorative fixtures, such as goose neck fixtures, and be
architecturally integrated with the building style, materials and color. Pole fixtures should be
located within landscaped islands or behind the curb or sidewalk.

Monument signs should be well landscaped and have masonry bases.
Signs should be comprised of an interesting design that adds interest to the business and
the streetscape. Signs that have the appearance of a box sign are discouraged.

» Signs should be architecturally integrated with their surroundings in terms of size, shape,
color, texture and lighting and not promote visual competition with other signs in the area.

County Planning Staff Comments:
* Regarding the Streetscape design guidelines, staff is hopeful that the wayfinding

signs installed at the interchange welcoming visitors to the Township and directing
them to major landmarks, will include directions to the historic downtowns of Howell

and Brighton.

» The Access and Circulation design guidelines add a ot of clarity to how the
Interchange Commercial and Interchanqe Campus areas will be developed and
function.

» Under Building and Site Design, County Planners recommend that Directory Signage
be placed at the entrances to Interchange Campus Area A and Area B so that all uses
within the campuses are visually recognizable to the pedestrian and vehicular visitor.

» The next section in the master plan is inadvertently lettered “E" Planned Unit
Development, when “E” is already used for this section.

Township Board Recommendation: At their July 15, 2013 meeting, the Genoa Charter Township
Board recommended approval of distributing the draft Genoa Charter Township Master Plan to all
surrounding municipalities in accordance with Section 41 of the Michigan Planning Enabling Act.

Staff Recommendation: Approval. The addition of design guidelines and illustrative maps for the
Interchange Commercial and Interchange Campus land area, adds much greater understanding to
the intended future of this 1-96 Interchange area. The Township Planning Commission and staff
should be commended for these enhancements that complete the Genoa Charter Township Master
Plan.
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August 22, 2012

Genoa Charter Tow nship Board of Trustees
c/o Polly Skalarus, Township Clerk <3; JI
Genoa Charter T ownship Hall J
2911 Door Road

Brighton, MI 48116

Re: Planning Commission Review of Master Plan
Amendment MP-2-13

Dear Board Members:

The Livingston County Planning Commission met on Wednesday, August 21, 2013
and reviewed the master plan amendment referenced above. The Livingston County
Planning Commissioners made the following recommendation:

MP-2-13 No Action - Encourage Further Review. The Livingston County Planning
Commission commends Genoa Charter Township for all of their hard work on the
2013 Master Plan Update. The proposed master plan language contained in this
review represents sound planning guidance. However, because the I-96 Interchange
area of Genoa Charter Township is a vitally important gateway to much of central
and southeast Livingston County, the County Planning Commission would like the
opportunity to review the master plan document in its entirety after new language is
drafted addressing the area of further consideration {along S. Latson to Crooked
Lake) and an overlay plan for the area is established.

Copies of the staff review and draft Livingston County Planning Commission meeting
minutes are enclosed. Do not hesitate to contact our of fice should you have any
questions regarding these county actions.

Sincerely,
Kathleen J. Kline-Hudson
Director
Enclosures
c: Doug Brown, Chair, Genoa Township Planning Commission
Kelly VanMarter, Assistant Township Manager/Community Development

Director

Meeting minutes and agendas are available at:
http://'www livgov.com/plan/Pages/agendas.aspx




LIVINGSTON COUNTY PLANNING COMMISSION
DRAFT - MEETING MINUTES

August 21, 2013
7:30 p.m.
304 E. Grand River Ave,, Howell, Michigan

PLANNING COMMISSION

REID KRINOCK, CHAIR SYLVIA KENNEDY-CARRASCO

BILL ANDERSON MIKE HUBERT
COMMISSIONERS PRESENT: JAMES SPARKS BRIAN PROKUDA

COMMISSIONERS ABSENT: | JEANNE CLUM, CO-CHAIR

KATHLEEN KLINE-HUDSON

STAFF PRESENT: | ROB STANFORD
SCOTT BARB

BOB HANVEY
OTHERS PRESENT:

CALL TO ORDER Meeting was called to order by Commissioner Krinock at 7:31 P.M.
PLEDGE OF ALLEGIANCE
ROLL AND INTRODUCTION OF GUESTS

APPROVAL OF AGENDA

IT WAS MOVED BY COMMISSIONER ANDERSON, SECONDED BY COMMISSIONER HUBERT
TO APPROVE THE AGENDA DATED AUGUST 21, 2013.
All in favor, motion passed.

5. APPROVAL OF MINUTES

IT WAS MOVED BY COMMISSIONER ANDERSON, SECONDED BY COMMISSIONER
KENNEDY-CARRASCO TO APPROVE THE JULY 17, 2013 MINUTES, AS PRESENTED.
All in favor, motion passed.

6. CALL TO THE PUBLIC - There were no issues from the public.

7. ZONING REVIEWS
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Z-31-13 MARION TOWNSHIP - PROPOSED AMENDMENT TO ZONING ORDINANCE:
Amendments to Article II1 Definitions.

The Marion Township Planning Commission is proposing to amend Article I11, Section 3.02: Definitions.
Township Planning Commission Recommendation: APPROVAL. The Marion Township Planning
Commission recommended approval of the text amendment at their April 23, 2013 meeting. There were
no public comments at the April 23, 2013 public hearing,.

Staff Recommendation: APPROVAL., The proposed text amendments are acceptable, reasonable and
appropriate.

Commission Discussion: None.

Public Comment: Bob Hanvey, Marion Township Supervisor, explained the rationale behind the
amendments for Marion Township.

Commissioner Action: IT WAS MOVED BY COMMISSIONER PROKUDA TO RECOMMEND
APPROVAL, SECONDED BY COMMISSIONER KENNEDY-CARRASCO,

All in favor, motion passed. 6-0

7Z-32-13 MARION TOWNSHIP - PROPOSED AMENDMENT TO ZONING ORDINANCE:
Amendments to Article VIII Residential Districts.

The Marion Township Planning Commission is proposing several amendments to Article V11l -
Residential Districts.

Township Planning Commission Recommendation: APPROVAL. The Marion Township Planning
Commission recommended approval of the text amendment at their April 23, 2013 meeting. There were
no public comments at the April 23, 2013 public hearing,.

Staff Recommendation: APPROVAL. The proposed text amendments are acceptable, reasonable and
appropriate,

Commission Discussion: None.

Public Comment: None.

Commissioner Action: IT WAS MOVED BY COMMISSIONER ANDERSION TO RECOMMEND
APPROVAL, SECONDED BY COMMISSIONER PROKUDA.

All in favor, motion passed. 6-0

Z-33-13 MARION TOWNSHIP - PROPOSED AMENDMENT TO ZONING ORDINANCE:
Amendments to Article XVII Standards for Special Land Uses.

The Marion Township Planning Commission is proposing several amendments to Article X V11 Standards
for Special Land Uses.
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Township Planning Commission Recommendation: APPROVAL. The Marion Township Planning
Commission recommended approval of the text amendment at their April 23, 2013 meeting. There were
no public comments at the April 23, 2013 public hearing.

Staff Recommendation: APPROVAL. The proposed text amendments are acceptable, reasonable and
appropriate.

Commission Discussion: None.

Public Comment: None.

Commissioner Action: IT WAS MOVED BY COMMISSIONER ANDERSON TO RECOMMEND
APPROVAL, SECONDED BY COMMISSIONER PROKUDA.

All in favor, motion passed. 6-0

D. Z-34-13 MARION TOWNSHIP - PROPOSED AMENDMENT TO ZONING ORDINANCE:

Amendments to Article XVII Standards for Special Land Uses, Section 17.16 Group Day Care
Homes.

The Marion Township Planning Commission is proposing several amendments to Article XVII: Standards
for Specific Special Land Uses, Section 17.16: Group Day Care Homes.

Township Planning Commission Recommendation: APPROVAL. The Marion Township Planning
Commission recommended approval of the text amendment at their April 23, 2013 meeting. There were
no public comments at the April 23, 2013 public hearing.

Staff Recommendation: APPROVAL, The proposed text amendments are acceptable, reasonable and
appropriate.

Commission Discussion: None.
Public Comment: None.

Commissioner Action: IT WAS MOVED BY COMMISSIONER KENNEDY-CARRASCO TO
RECOMMEND APPROVAL, SECONDED BY COMMISSIONER ANDERSON.

All in favor, motion passed. 6-0

MP-02-13 GENOA TOWNSHIP AMENDMENTS TO MASTER PLAN AMENDMENT

The Genoa Charter Township Planning Commission proposes a 2013 Master Plan Update to the 2006
Genoa Township Master Plan, It is anticipated that, if adopted, this Plan update will be incorporated into
the Master Plan for Genoa Charter Township.

Township Planning Commission Recommendation: APPROVAL. At their July 15, 2013 meeting, the
Genoa Charter Township Board recommended approval of distributing the draft Genoa Charter Township
Master Plan to all surrounding municipalities in accordance with Section 41 of the Michigan Planning
Enabling Act for a 42 day review period. The Board also directed that the plan specify an area along
Nixon Road to Crooked Lake Road for further consideration and that an overlay plan be developed
identifying access points and potential building configurations.



LIVINGSTON COUNTY PLANNING COMMISSION PAGE 4
DRAFT - MINUTES OF MEETING AUGUST 21, 2013

10.

11,

At the meeting there was one public comment regarding this proposed master plan amendment. The
comment was from a local business owner who stated that the Interchange Campus future land use is
undefined as yet, but that he felt the Board was moving in the right direction with the overlay addition to
the plan.

Staff Recommendation: APPROVAL WITH CONDITIONS. The review period for this plan feels a
little premature without being provided the language regarding the Interchange Campus Design
Guidelines. While County Planning Staff feels that the proposed master plan language contained in this
review represents sound planning guidance, we would like the opportunity to review the Interchange
Campus design guidelines when they are developed, since the 1-96 Interchange area of Genoa Charter
Township is a vitally important gateway to much of central and southeast Livingston County.

Commission Discussion: Planning Commissioners discussed the need to review the entire sub area plan
prior to making any final recommendations on the proposed amendments to the Genoa Township Master
Plan and are encouraging further review by the Township.

Public Comment: None.

Commissioner Action: IT WAS MOVED BY COMMISSIONER SPARKS TO RECOMMEND NO
ACTION — ENCOURAGE FURTHER REVIEW, SECONDED BY COMMISSIONER
KENNEDY-CARRASCO.

All in favor, motion passed. 6-0

OLD BUSINESS:

a. Strengths, Weaknesses, Opportunities and Threats (SWOT ) exercise for Comprehensive
Economic Development Strategy (CEDS).

REPORTS:

a. Distribution of County Planning publications,

COMMISSIONERS HEARD AND CALL TO THE PUBLIC: None.

ADJOURNMENT

Commissioner Action: 1T WAS MOVED BY COMMISSIONER SPARKS TO ADJOURN THE
MEETING AT §:15 PM, SECONDED BY COMMISSIONER PROKUDA.

All in faver, motion passed. 6-0.
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MEMORANDUM

TO: Livingston County Planning Commissioners and the
Genoa Charter Township Board of Trustees

FROM: Kathleen Kline-Hudson, Director
DATE: August 16, 2013
SUBJECT: MP-02-13 Amendments to June 2006 Genoa Charter Township

Master Plan

The Genoa Charter Township Planning Commission proposes a_2013 Master Plan
Update to the 2006 Genoa Township Master Plan. 1t is anticipated that, if adopted,
this Plan update will be incorporated into the Master Plan for Genoa Charter
Township.

Following is a summary of proposed Master Plan updates by section. Staff
comments are noted in bold, italic underline.

1. introduction

Proposed updates to this section are very minimal. Most of the updates are to the
master plan community goals. New goals have been added regarding: the provision
of a variety of housing styles, types, and densities; the support of “aging in place” by
providing housing, recreation and transportation options for seniors; the provision of
technology-based development in appropriate areas of the township; the creation of
outlots in underutilized parking lots for infill commercial development; working with
economic development agencies, such as Ann Arbor Spark, to attract new business
and jobs, and encourage entrepreneurship; preserving and encouraging growth and
sustainability of existing Grand River commercial after the construction of the Latson
interchange; provision of an integrated and phase design with careful consideration
for new development at the Latson interchange; consideration of transit-oriented
development for future passenger rail train to Ann Arbor; and coordination with
MDOT to possibly create a narrow median along Grand River from the Lake
Chemung interchange west to the Howell city limits.

1. Demographics

The framework of this section remains the same however, the text has been
minimized from the current plan and growth trends, charts and tables of this section
have been updated with 2010 Census figures. Several paragraphs regarding



\

MP-02-13
August 16, 2013
Page 2

population projections (linear regression models vs. build-out modified exponential models) were
removed.

County Planning Staff Comments:

) The charts and tables in this section do not include the source of the data.

. The Educational Attainment figures listed in this draft are significantly different than
the 2010 Census figures that County Planning has included in our community profiles
for Genoa Township and Livingston County. See:
htto://www.livgov.com/plan/econdev/Pages/census.aspx

{{R Environmental Conditions

There are no significant changes proposed to this section; the text and the maps remain the same.
Probably the most valuable portion of this chapter is the approximate 5 pages devoted to Natural
Resource Management Strategies such as natural feature setbacks, slope protection, etc.

County Planning Staff Comments:
This section could be updated with mention of newer strategies such as Greenways which

are explained in detail in Section Vil Bikepaths And Greenways, or Low Impact Development

({LID) and the Low Impact Development Manual for Michigan that serves as a valuable
resource tool.

V. Existing Land Use

This section remains largely the same. The most prominent change to this section is an updated
Land Use Inventory (2012) that uses parcel based GIS which probably increases the accuracy of
this inventory. Additionally, some new categories were added to the inventory such as: vacant;
agriculture; and transportation, communication and utilities. Other land uses were re-categorized,
for instance, private recreation became parks. New photos were also added to represent each
existing land use category. The discussion of trends regarding each land use was greatly
minimized.

V. Future Land Use

The majority of master plan updates were made to this section. Following is a summary of these
proposed changes:
e The addition of Interchange Commercial and Interchange Campus future land use
categories. All other future land use categories remain the same with the exception of a
name change from Genoa Town Center to Mixed-Use Town Center and Planned Industrial

to Research and Development.

Descriptions of the Interchange Commercial and Interchange Campus future land use
categories are as follows:

Interchange Commercial: Rather than typical interchanges where gas stations and fast
food establishments are built piecemeal with little consideration for aesthetics, the intent of
this designation is to promote planned development of these interchange commercial
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uses with high quality architecture. The new Latson interchange is envisioned to be the
premier exit for travelers along 1-96: a destination where they can get out of their vehicles to
walk around, dine, and shop.

Appropriate uses include fast food, sit-down restaurants, gas stations, retail, and
entertainment.

This area may be subject to design guidelines promoting walkability, increased landscaping
standards, pedestrian — scale building siting and massing, and outdoor

dining/gathering.

Very few access points: each development shall provide access connections to adjacent
properties so that there may be a shared access connection to a future traffic signal.

County Planning Staff Comments:

The Interchange Commercial future land use is mapped along the south side of the Latson/I-
96 Interchange. It encompasses 70 acres and it will represent the smallest future land use
area in the Township. It is the opinion of County Planning Staff that this description of
Interchange Commercial should include a statement that sugqests that this area will also
serve as a gateway to the cities of Howell and Brighton, creating an environment that draws
visitors to further exploration of the historic downtowns present in Howell and Brighton.

interchange Campus: With the creation of a new interchange at Latson/Nixon in 2013,
development pressures may exist for large-scale users seeking large parcels of land with
convenient access to |-96. The intent is to create a district that will accommodate large-scale
institutional campuses close to the interchange without leapfrog development further south.

Possible principal uses alone or in combination: medical center/clinics, higher education
satellite, corporate offices, high-tech research & development (with no external impacts),
indoor sports center, conference center/hotel, health clubs, office centers, or senior living.
Ancillary uses that have a direct connection to the principal use are allowed and should

be part of the overall plan, such as limited restaurants and professional services when
included as part of an overall development.

Any large-scale development should be a well-planned, campus-like setting, planned in
close coordination with the Township. Upon submittal of the first development proposal for
this area, an overall development plan must be provided. This plan shall guide development
in the interchange campus area including signs, access/circulation, building design,
landscape, and streetscape.

A well-landscaped entry corridor that includes a median, sidewalks, street trees, and ample
places for pedestrians to cross S. Latson Road. This may require provision of 40’ of right-of-
way from the center of the road.

County Planning Staff Comments:

The interchange Campus future land use is mapped alonq the south side of the
Latson/l-96 Interchange. It encompasses 520 acres and it will represent the second
largest non-residential future land use area (second to Public/Quasi-Public) in the
Township.

The first sentence in the description of this future land use area references the

interchange at Latson/Nixon. This should be changed since Nixon Road will be
renamed to S. Latson Road.
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» The list of Future Land Uses in the margin of page 5-3 does not contain the two new
FLU categories and it incorrectly lists Planned Industrial (instead of Research &
Development) and Planned Unit Development.

The next subsection of Future Land Use text regards the Genoa Charter Township Growth
Boundary that marks the separation between rural and urban areas of the community and defines
land that can efficiently support urban services such as sewer, water and roads. Land within the
growth boundary is separated into a Primary Growth area and a Secondary Growth area. The text
of this subsection remains the same as the current master plan language with two additions: a new
paragraph that explains that utilities have been extended south of the new 1-96 interchange which
was a determining factor in the planned land uses for that area (and inclusion in the Primary Growth
Area), and a new growth boundary map that depicts how the growth boundary largely follows the
Grand River and 1-96 corridors, and the land area adjacent to the City of Brighton.

The remainder of the Future Land Use section contains detailed design guidelines for the Mixed-
Use Town Center future land use area of the Township (Grand River, Hughes & Dorr roads) and
the 1-96/Latson Road Subarea. The design guidelines for the Mixed Use Town Center are the same
as contained in the current master plan. The design guidelines for the |-96/Latson Road Subarea
only address the Interchange Commercial FLU north of I-96 and south of Grand River Avenue, and
most of the language is the same as that contained in the current master plan. Following this
language is a note that states “Interchange Campus Design Guidelines — In process, to be
completed during review process.” This note is followed by a very good map of the I-96/Latson
Road subarea.

County Planning Staff Comments:

« The first paragraph of the I-96/Latson Road Subarea Plan has many references to
Nixon Road, which will soon be incorrect when the road is re-named to S. Latson. The
subarea map also references Nixon Road.

» Staff has concerns regarding how the Interchange Campus FLU will be developed in
the future. Proposed lanquage on page 5-7 states “Upon submittal of the first
development proposal for this area, an overall development plan must be provided.
This plan shall quide development in the interchange campus area including signs,
access/circulation, building design, landscape, and streetscape.”

it remains to be seen how the Township will further define this relationship between
the Township and a future developer. As currently stated in the plan update, Staff is
conflicted as to whether this approach demonstrates good design flexibility OR
whether this approach is giving too much control to the developer and limiting the
Township’s ability to coordinate development. It seems rather contrary that the
Township has provided very thorough design guidelines for the Mixed-Use Town
Center area,_but may not for the Interchange Campus area. Utilizing a form-based
code approach may be a good method for establishing a vision for the interchange
Campus subarea.

Lastly, the master plan concludes subsections about Planned Unit Developments and Residential
Design Guidelines. The language of these subsections has not been updated.
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Transportation

The Transportation section of the master plan has been updated in several ways including:

A new Complete Streets section of text that addresses travel for pedestrians and bicyclists,

and how this travel should be safe, and provide a variety of routes. Provision of this text in a
master plan is now required by the Michigan Planning Enabling Act.

Information about the new I-96 interchange under construction, which includes the following
improvements:

1. A diamond interchange which can accommodate two loop ramps in the future if the
increased traffic volumes along Latson Road require them.

2. A third crossing of 1-96 at Latson Road which will increase north-south mobility in the
community (currently only Dorr and Chilson Roads cross |-86 in Genoa Township).

3. Nixon road will be renamed S. Latson Road and will be upgraded to an asphalt
roadway south of the interchange with 2 lanes and tuming pockets at intersections.

4. Relocation of Beck Road and Grand Oaks Drive around the interchange ramp area.

5. Widening of the Latson and Grand River intersection to 7 lanes at each approach
with dual left tums in all directions.

6. A large detention pond located north of 1-96 at the previous rest area property.

An updated Trip Generation Rate table (Source: Institute of Transportation Engineers, Trip
Generation Manual, 7" Edition).

An updated Traffic Conditions Map based upon SEMCOG crash rates between 2006-2010.
A recommendation to reconstruct Grand River Avenue with a narrow median in the existing
right-of-way to reduce pedestrian and traffic conflicts thereby improving safety and traffic
operations.

A recommendation that the Township request a traffic signal study by MDOT to determine if
a new signal could be installed and timed to coordinate the traffic flow where the Meijer
driveway and Hampton Ridge access road intersect with Latson Road (a location of long
traffic delays).

County Planning Staff Comments:

VIl

The reference to 1-96 being a “limited access” highway on page 8-3 should probably
be removed.

Table 13 Comparison of Trip Generation Rates, has two empty lines in it that may or
may not be intentional.

On page 6-13 the Livingston County Airport should be noted as Livingston County
Spencer J. Hardy Airport.

On page 6-13 under Other Modes of Transportation, a paragraph about the future
WALLY computer rail might be included.

On pages 6-2 and 8-3 under Complete Streets, a paragraph about the future Cross
Town Trail might be included.

Bikepaths And Greenways

The Bikepaths And Greenways section of the master plan was formerly titled Greenways and
Pathways. Minor updates are proposed to this section including:
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o Updated information about the recreational amenities provided on the Township Hall
property.

e The C. Pathways text has been updated with information about proposed pathways along
Grand River Avenue, Latson/Chilson Roads, and Dorr Road. For instance, the text notes
that the new interchange at Latson Road wil! include a pedestrian pathway that continues
south to Crooked Lake and Three Fires school.

e A new Pathway Plan map shows pathways that are: Complete; Programmed; and Planned.

Vill. Implementation

The Implementation section of the master plan has been updated in several ways including:

e A new portion of text entitled A. Tenets of Successful Implementation. This text explains the
processes invoived in implementing a master plan over the course of the next five to ten
years. Suggestions for implementing the plan include: Township department, board and
commission decision-making that is consistent with and in support of master plan
implementation; consideration of the master plan by developers, corporations, and land
owners when making investment decisions; and collaboration between the Township and
other community partners.

» New language regarding zoning recommendations with an explanation of how plan
categories generally correspond to zoning districts, accompanied by a new table that
indicates this relationship. This table and corresponding notes are intended to guide the
Planning Commission in determining the appropriate zoning district based upon the context
of the surrounding area.

Lastly, this section contains an Action Plan and a list of Township Implementation Funding Sources
that is nearly identical to the implementation text contained in the current master plan. The only
changes to note in the Action Plan is the deletion of the I-96 Interchange as a Plan
Recommendation since interchange construction is already underway, and deletion of a reference
to the Transportation Efficiency Act since this funding source is ne longer available.

County Planning Staff Comments:

» The table on page 8-3 does not contain a heading for the Master Plan Categories of
{and use.

Township Board Recommendation: At their July 15, 2013 meeting, the Genoa Charter Township
Board recommended approval of distributing the draft Genoa Charter Township Master Plan to all
surrounding municipalities in accordance with Section 41 of the Michigan Planning Enabling Act for
a 42 day review period. The Board also directed that the plan specify an area along Nixon Road to
Crooked Lake Road for further consideration and that an overlay plan be developed identifying
access points and potential building configurations.

At the meeting there was one public comment regarding this proposed master plan amendment.
The comment was from a local business owner who stated that the Interchange Campus future land
use is undefined as yet, but that he felt the Board was moving in the right direction with the overlay
addition to the plan.
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Staff Recommendation: Approval With Conditions. The review period for this plan feels a little
premature without being provided the language regarding the Interchange Campus Design
Guidelines. While County Planning Staff feels that the proposed master plan language contained in
this review represents sound planning guidance, we would like the opportunity to review the
Interchange Campus design guidelines when they are developed, since the I-96 Interchange area
of Genoa Charter Township is a vitally important gateway to much of central and southeast
Livingston County.



Kellz VanMarter

From: Gary McCririe <garymccririe@gmail.com>
Sent: Thursday, August 08, 2013 8:06 AM

To: Kelly VanMarter

Subject: Fwd: new bridge

FYI for master plan file
Sent from my iPad

Begin forwarded message:

Resent-From: < €noa.org>

From: Mike Horan <redimix01@yahoo.com>
Date: August 7, 2013, 11:20:13 AM EDT

To: "gary(@genoa.org" <gar enoa.org>
Subject: new bridge

Reply-To: Mike Horan <redimix0!@yahoo.com>

Mr. McCrieri

I live on Euler Rd in the township. I have been following the Latson Rd
bridge development for the last many years and am pleased to see it under
construction. This will open up the Latson Rd area for more use than it
already has achieved, and that is all a boost to our taxable dollars. I have
been reading that some property owners on the south side of I-96 do not
want to loose the residential area they have lived in and do not want zoning
changes to allow more development on that southern 96 area. I can
empathize with them but I do not agree with them. The township invested a
large sum of our tax payers dollars to make sure that bridge got built, it was
an investment in our future with the idea that we would get repaid in future
growth of taxable new businesses. It makes sense. We have come this far
and it is the time to maximize our investment. The bridge being built is not
a small bridge or small interchange, it is designed to handle a lot of

traffic. The Beck Rd area will be an attractive place for a multitude of
businesses that will take advantage of a major interchange. I support the
zoning of the Beck Rd area for commercial use. I would even support light
industrial.

Regards
Mike Horan



gENOA

township

2911 Dorr Road
Brighton, Ml 48114
810.227 5225
810.227.3420 fax

genoda.org

SUPERVISOR
Gary T. McCririe

CLERK
Paulette A. Skolarus

TREASURER
Robin L. Hunt

MANAGER
Michael C. Archinal

TRUSTEES

H. James Mortensen
Jean W. Ledford
Todd W. Smith
Linda Rowell

October 23, 2013

c/o Ms. Amy Cyphert, Planning & Zoning Director

City of Brighton Planning Commission

200 N. First St.

Brighton, Ml 48116

Re: Genoa Charter Township Draft Master Plan

Dear Ms. Cyphert and City of Brighton Planning Commission Members,

Thank you for providing your letter dated September 17, offering input related to
the Genoa Township Draft Master Plan. As we guide the future of our
communities it will be important to continue to work together and we welcome

your comments.

Your recommendation that higher density residential land uses be available
“adjacent to the City of Brighton boundaries™ will be taken into consideration.

Again, thank you for taking the time to comment.

Singerely,

Kelly VanMarter
Assistant Township Manager / Community Development Director
KKV/kp

cc: Livingston County Planning Dept.



2D
QG

City Hall

200 N. First St

Brighton, M1 $8116-1593
(810)227-1911

Fuxe 2276420

TDD Phone (810) 227-8357

City Manager

225-8022

City Clerk

2270463

Human Resources Director
225-9251

Cemelery/ Vater
Registration

227-0463

Community Developrent
Building

237-90035

Building Inspection Line
2270419

Planning / Zoning
225.9257

Community Development/
DbhA

2258025

Finnnve

Accounts Payable
225.8019
Asscasing Assistant
2279006

City Assessor
225-8024

City Trensurer
225-8023

Finance Director
2239283

Assistant Finance Director
1277738

Property Taxes
2270179

Utility Billing
225-8041

Police Department
440 8. Third St
(B10) 2272700
Foxt 2272063

Depariment of Public
Servivey

4201 &, Third St.
(810) 235-8001

Fraxs 2259249

BI'S Director
3359284

Assistant DPS Director
2259282

Water Plant
227-2968
YWaustewater Plant
1279479

CITY OF BRIGHTON

“Providing quality service”

GEMODA TOWNSHIP
ScP 18

FECEMED

September 17,2013

Ms. VanMarter

Genoa Charter Township
2911 Dorr Road
Brighton, MI 48116

Re: Genoa Charter Township Draft Master Plan Amendment
Dear Ms. VanMarter:

On behalf of the City of Brighton Planning Commission, we want to thank you
for the opportunity to review and comment on the Township’s Draft Master Plan
Amendment dated August 2013. Please take into account the following
suggestion prior to the adoption of the Master Plan:

1. Higher density residential land uses should be considered adjacent to the
City of Brighton boundaries.

a. Existing sewer and water extensions may be available which
would allow for the reduction in duplicated utility services.

b. This would provide an overall cohesive walkable community and
reduce time spent in an automobile due to residential land uses
located in closer proximity to services (stores, recreation,
schools, etc.).

c. As page 2-1 of your plan states “growth in Genoa Township has
been influenced by development in its two neighboring cities,
Howell and Brighton. Since available land is limited in those
cities, developers have sought locations in Genoa Township.” If
that statement is true, then providing higher density residential
development adjacent to those cities could spur growth within the
Township’s boundaries.

d. This would increase the population and tax base in Genoa
Township since we have witnessed a high demand for new
housing within close proximity to services and the demand for
people to live in or near the City.

Once again, thank you for the opportunity to review and comment on the draft
Master Plan Amendment, and the Planning Commission hopes you consider
their comments. If you have any questions, feel free to contact me at 810-225-

9257 or cypherta@brightoncity.org.
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Sincerely,

Cc:  City Planning Commission Members
Livingston County Planning Dept.



TO:

FROM:

RE:

DATE:

CITY OF HOWELL
MEMORANDUM

Planning Commission
Erin Perdu, Interim Planning & Zoning Administrator
Genoa Township Master Plan Update

September 11, 2013

As required by the Planning Enabling Act of the State of Michigan Genoa Township has
submitted their Master Plan update to the City Planning Commission for our review and
comment. The complete document can be found at

http://www.genoa.org/departments/planningzoning/masterplan and a copy of the Table of

Contents and Executive Summary are included in your packet.

The sections that are particularly relevant for the City include the following:

Future Land Use Plan:

o Growth Boundary: the proposed growth boundary for the Township includes the

Grand River/I-96 corridor between the cities of Brighton and Howell (see
attached map). The area adjacent to the City is designated as a “Primary Growth
Area”, and is characterized by higher density single and multi-family residential
development than much of the township and commercial centers along Grand
River. This type of development is not a significant departure from the existing
land use pattern in the area.

Future Land Use: Again, there are no uses planned near the border with the City
of Howell that are significantly different than the existing land use pattern.
Mixed Use Center: The Township has included a Mixed Use Town Center
concept in the future land use plan at the intersection of Grand River and Dorr Rd.
(east of the Lake Chemung interchange). The area is described in the Plan as “a
compact area for housing, shopping, employment, cultural and recreational
activities in a pedestrian-friendly, vital and attractive neighborhood”. Given the
scale of development described, staff does not anticipate any negative effects on
the City or our downtown businesses.

o Transportation:

o The Plan includes a goal of promoting “complete streets” through a non-

motorized network. We would welcome the opportunity to work with the
Township as they plan these improvements to ensure that they connect with the
City’s sidewalk network. There is also a notable goal in this section to coordinate
with MDOT to pursue the possibility of a narrow median along Grand River from
the City boundary to the Lake Chemung interchange.

Grand River Access Management Study: The City, along with the Township,
participated in the SEMCOG-led Grand River Access Management Study in



2011-2012. We would anticipate that the Township would consult the analysis
provided in that plan when contemplating any changes to the corridor.

e Design:

o There are several sections of the plan which describe an emphasis on quality
design (the Genoa Town Center and the Residential Design Standards in
particular). We support this emphasis on urban design principals, with the hope
that future development will minimize the negative effects of strip-type
development that can impact the region.

Please share any additional comments you have on the Plan at the meeting and I will forward all
comments to the Township for their consideration.



OFFICE OF THE PLANNING DIRECTOR
David R. Campbell, AICP

2655 Clark Road

Hartland, Michigan 48353
(810) 632-7498 Office

(810) 632-6950 Fax
dcampbell@hartlandtwp.com

September 24, 2013

Kelly VanMarter, AICP
Assistant Township Manager
Genoa Charter Township
2911 Dorr Road

Brighton, Ml 48116

Dear Ms. VanMarter,

Supervisor
William J. Fountain

Clerk
Larry Hopkins

Trensurer
Kathleen A. Homing

Trustees

Joseph W. Colginnne
Matthew J. Germane
Glenn E. Harper
Joseph M. Petrucci

Hartland Township is in receipt of the CD containing the proposed update to the Genoa
Township Master Plan. General discussion of the Master Plan update is scheduled for the

September 26, 2013 Hartland Township Planning Commission meeting.

Per your request and the provisions of Section 41 of the Michigan Planning Enabling Act, staff

has reviewed the update and offers “no comments” regarding the plan.

Please accept our congratulations on the completion of the draft Genoa Township Master Plan

amendment and we appreciate the opportunity to review and comment.

Sincerely,

CY Cet'te

David R. Campbell AICP
Planning Director



NOTICE OF PUBLIC HEARING ON PROPOSED
MASTER PLAN UPDATE
November 25, 2013 at 6:30 p.m.
GENOA CHARTER TOWNSHIP
LIVINGSTON COUNTY, MICHIGAN

PLEASE TAKE NOTICE that the Genoa Charter Township Flanning Commission will conduct
a public_hearing to consider the recommendation of the Master Plan update to the Genoa -
Charter Township Board on Monday, November 25, 2013, commencing at €:30 p.m. at the
Genoa Charter Township Half, 2911 Dorr Road, Brighton, Michigan 48116, as required under
the provisions of the Michigan Planning Enabling Act. :

PLEASE TAKE FURTHER NOTICE that the Master Plan update has been submitted for public
comment to the interested entities as required under Section 41 of the Michigan Planning
Enabling Act, and the Planning Commission hereby welcomes public comment on the
updated plan. A copy of the Master Plan s available at the Township Hall, or is avallabls on the -
Township's website at www.genoa.omg. You are also invited to obtain a copy of the Master Plan
in a CD PDF format or printed format and may do so by contacting the Planning Department at
the address and phone number listed below.

PLEASE TAKE FURTHER NOTICE that such other and further matters as may properly come
before the Planning Commission may be considered at the public hearing.

You are invited to attend this hearing. if you are unable to attend, please call or submit written
comments in lleu of a personal appearance, or if you wish to request a copy of the Master Plan |
plsase call or write:

GENOA CHARTER TOWNSHIP

ATTN: KELLY VANMARTER, ASSISTANT TOWNSHIP MANAGER
2911 DORR ROAD

BRIGHTON, MI 48116

810-227-5225

kelly@genoa.org

All materials relating to these requests may be examined at the Genoa Township Hall during .
normal business hours.

Ganoa Charter Township will provide necessary reasonable auxillary aids and services, such as
signers for the hearing impaired and audio tapes of printed materials being considered at the
maeting, to individuals with disabilities at the meeting/hearing upon seven {7) days’ notica to |
Genoa Charter Township. Individuals with disabilities requiring auxiliary aids or services should
contact the Township by writing or calling the Township.

GENOA CHARTER TOWNSHIP PLANNING COMMISSION

11-08-2013 DAILY 165535 By: Douglas Brown, Chairman
GENOA CHARTER TOWNSHIP
PLANNING COMMISSION
NOTICE OF PUBLIC HEARING
NOVEMBER 25, 2013
Ad 8:30 PM,

The Genoa Township Planning Commission m!holdap@lichear‘ngatﬁ:&ﬂpm.mNavmberZS.ZMSrequeﬂhgrecmendalionofﬂnlalwing:

OPEN PUBLIG HEARING #1.... Review of site plan, special use application, and environmental mpact assezsment to construct a new 2,837 square
lﬁﬂéﬂdubadiveﬂiwwatauanlbcatedatmaMeﬁerombtalmE&mdmvenw.peﬁtbnedwmmukof&uﬂmmﬂestam

OPEN PUBLIC HEARING £2... Review of proposed Master Plan Update

PhaseaddressmwmﬂmmmnbloﬂmeaToWﬁpFlmﬂCmEsbnd?ﬂ" Oorr Rd, Bnghton, M) 48116 of via email al kathryn@
wug.Aﬂmaterialsrelatngloﬂﬂstm&stmava:hblefupub!ci-spectionameﬁelmTawnshipHaHpriotmﬂreheamg.

GamaTawnﬂﬂ:wlprovidenecasarymaswbiemiﬁaryaidsmmlohdeua!swfhtﬁsabﬂitieswiwareplarmgtoana-d.Pleasa
contact the Genoa Townshep Hallat (810) 227-5225 in advance of the meeting il you need assistance.

(11-08-2013 DAILY 165512)
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NoTice oF PuBLic HEARING ON PROPOSED MASTER PLAN UPDATE
November 25, 2013 at 6:30 p.m.
GENOA CHARTER TOWNSHIP
LIVINGSTON COUNTY, MICHIGAN

PLEASE TAKE NOTICE that the Genoa Charter Township Planning Commission will conduct a public hearing to
consider the recommendation of the Master Plan update to the Genoa Charter Township Board on Monday,
November 25, 2013, commencing at 6:30 p.m. at the Genoa Charter Township Hall, 2911 Dorr Road,
Brighton, Michigan 48116, as required under the provisions of the Michigan Planning Enabling Act.

PLEASE TAKE FURTHER NOTICE that the Master Plan update has been submitted for public comment to the
interested entities as required under Section 41 of the Michigan Planning Enabling Act, and the Planning
Commission hereby welcomes public comment on the updated plan. A copy of the Master Plan is available at
the Township Hall, or is available an the Township’s website at www.genoa.org. You are also invited to
obtain a copy of the Master Plan in a CD PDF format or printed format and may do so by contacting the
Planning Department at the address and phone number listed below.

PLEASE TAKE FURTHER NOTICE that such other and further matters as may properly come before the
Planning Commission may be considered at the public hearing.

You are invited to attend this hearing. If you are unable to attend, please call or submit written comments in

lieu of a personal appearance, or if you wish to request a copy of the Master Plan please call or write:

GENOA CHARTER TOWNSHIP

ATTN: KELLY VANMARTER, ASSISTANT TOWNSHIP MANAGER
2811 DORR ROAD

BRIGHTON, Ml 48116

810-227-5225

kelly@genoa.org

All materials relating to these requests may be examined at the Genoa Township Hall during normal business
hours.

Genoa Charter Township will provide necessary reasonable auxiliary aids and services, such as signers for the
hearing impaired and audio tapes of printed materials being considered at the meeting, to individuals with
disabilities at the meeting/hearing upon seven (7) days’ notice to Genoa Charter Township. Individuals with

disabilities requiring auxiliary aids or services should contact the Township by writing or calling the Township.

GENOA CHARTER TOWNSHIP PLANNING COMMISSION

By: Douglas Brown, Chairman
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August 12, 2013

Livingston County
Planning Commission
304 E. Grand River
Howell, Mi 48843

Re: Draft Master Plan Amendment for Your Review
Honorable Chair and Commission Members:

Please be advised that Genoa Township has prepared a proposed Master Plan update. The
Genoa Township Board authorized distribution of the plan on Monday, July 15™ 2013. A disk
containing a copy of the document is enclosed herein for your review.

It is anticipated that, if adopted, this Plan will be incorporated into the Master Plan for Genoa
Charter Township as a Master Plan amendment. The draft is also being distributed to
surrounding municipalities in accordance with Section 41 of the Michigan Planning Enabling Act
(Public Act 33 of 2008). According to the Act, before a municipality adopts a new Master Plan or
updates thereto, it must first send a draft copy of the Master Plan to all contiguous local
guvernmeants, as well as the County for their review and connment. i requested, copies oi the
plan will also be forwarded to public utility companies operating in Genoa Charter Township.

According to the Act, the various municipalities and agencies have 42 days to review and submit
comments on this Master Plan amendment to Genoa Township and the County (if they choose
to do so). Any comments should be submitted in writing no later than September 25, 2013 to:

Kelly VanMarter, AICP - Assistant Township Manager
Genoa Charter Township

2911 Dorr Road

Brighton, M| 48116

kelly@genoa.org

Thank you for your participation in this matter.
Regards,

’_Dgu):;an, Chairman
Genoa Township Planning Commission

Cc: Master Plan Update File
Genoa Township Planning Commissioners
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EXECUTIVE SUMMARY

Genoa Township, located in Livingston County between the cities of
Howell and Brighton, is a growing community that faces the difficult
challenge of accommodating ever increasing development while
retaining its unique natural and rural characteristics.  Values and
goals of the community where developed with input from residents,
landowners, the Planning Commission and the Township Board.
Ultimately, it is their aspirations for Genoa Township that have
become the principal basis for recommendations discussed in this
Master Plan. This plan attempts to balance the various demands
and interests to ensure each development decision is consistent with
the overall vision for the Township.

The analysis and recommendations in this plan provide the
foundation for zoning and other Township development ordinances.
With this in mind, all sections of the plan will be used as tools to
provide a quality community while it protects the natural features that
create a sense of identity for Genoa Township.

Population Housing & Economics: Like much of Livingston County,
the population of Genoa Township has been steadily increasing
since the late 1980's. The population of Genoa Township was
19,821persons in 2010. By the year 2040, the population is
projected to grow to approximately 23,061 persons.

Protection of Natural Features: Genoa Township contains numerous
natural features including lakes, creeks, woodlands, and rolling
topography. These features make an important contribution to the
quality of life in the Township. The plan recommends a number of
means to accommodate development while protecting the valuable
resources that are critical to Genoa Township's quality of life.

Development densities should be limited in areas that contain fragile
natural features and pristine natural conditions. Any negative impact
of sanitary drainfields should be minimized through restricting
residential densities in areas not served by public sanitary sewer, in
particular, areas with poor soil conditions.

Design for development needs to incorporate preservation of natural
topography and vegetation.  Setbacks and site plan design
standards should be established to protect natural features. Steep
slopes, streambanks and lokeshore need to be protected during
development.  Stormwater needs to be managed and natural
drainage ways protected.

Existing Land Use: Single family residential and vacant/agricultural
land were the most predominant land uses in the Township in 2013.
Single family residential is dispersed throughout the Township, but
with higher densities in areas with public utilities along Grand River

Executive Summary

The Genoa Township Master
Plan is divided info a number
of sections, including the

following fundamental areas:

Population, Housing &
Economics

Environmental Condlitions
Existing Land Use

Future Land Use
Transportation
Greenways & Bikepaths

Implementation

Draft 10/22/2013




Avenue, around the Tri-Lakes area, Lake Chemung, and near the
cities of Brighton and Howell. Most of the commercial land uses are
located along the Grand River Avenue corridor. There are three

distinct industrial areas, all along the Grand River Avenue, north of I-
96.

Public Utilities: Portions of the Township are served by public
sanitary sewer and water. The northwest and central portion of the
Township is served by water and sanitary sewer systems developed in
cooperation with adjacent townships. Areas around the City of
Brighton are also served by sewer and water. While utilities were
built, in part, to protect water quality, the availability of utilities has
certainly influenced the pattern and pace of development.

Future Land Use: A future land use pattern is recommended based
on existing land use patterns, transportation conditions, availability
of public facilities, natural resource protection market trends and
community goals. It is important to note that the future land use
plan represents a 10-15-year vision for the community, which should
be reviewed every at least every 5 years per the Michigan Enabling
Act. Prior to any rezonings taking place, the future land use pattern
and growth boundary described in this plan should be referenced.

= The plan establishes a growth boundary. Areas within the
growth boundary include the Grand River Avenue/I-96 corridor
between Brighton and Howell and areas surrounding the City of
Brighton. Land within the Township are separated into three
areas; the primary growth areas, secondary growth areas and
rural reserve areas:

= Primary growth areas are areas that are currently served or
available to be served by public sewer and water. These areas
include single family on lots between "4 acre, and 2 acre and
multiple family residential at higher densities. This area also
includes the commercial centers, industrial parks and mixed-use
centers.

= Secondary growth areas do not have sewer and water, but due
to their proximity to the cities of Brighton or Howell, are
appropriate for infill with low density residential. Typical lot sizes
will be around one acre or clustered developments at an overall
density of two acres per dwelling.

= Rural reserve areas outside of the growth boundary will be
maintained at a relatively low intensity rural character of
development, typically more than 2 acres per dwelling unit, and
agricultural uses.

= Commercial land uses are located generally along the Grand
River Avenue corridor. Neighborhood commercial areas are
designated for smaller scale retail and service establishments
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infended to serve the needs of nearby residential neighborhoods.
General commercial areas are designated for larger scale retail
businesses which serve the community ot large. An area for
regional commercial is designated around the intersection of
Grand River Avenue and Laston Road.

= A Genoa Town Center is designated along Grand River Avenue
at Dorr Road. This area is planned to become a mixed-use town
center with  local businesses, neighborhood  service
establishments and traditional residential neighborhoods.
Residential uses will provide a variety of housing types including
apartments on upper floors above commercial uses, traditional
townhouses and single family homes on smaller lots. This area
will be integrated into a pedestrian-friendly, walkable area with
sidewalks connecting all uses and community parks and plazas.

= Future land uses are planned south of the new Latson Road
interchange to accommodate high quality, walkable commercial
and an opportunity for large-scale campus uses. The intent is to
retain the existing commercial development north of the
interchange and provide a destination south of the interchange
while limiting impacts on existing residential areas. Development
is this area is intended to be phased, starting with the areas
closest to the new interchange, supported by utility extensions
and a newly widened S. Latson Road (formerly Nixon Road). The
plan recommends this area be assessed within 5 years for
potential expansion south, taking into consideration future
impacts on utilities and road capacities, while protecting the
nearby rural residential character.

* Industrial areas are proposed within the areas most suitable for
this type of development with the infrastructure to support these
uses and adequate buffers from other land uses.

= Public/Quasi-Public  includes land areas occupied by
government, civic or utility uses.

Transportation: A number of transportation management strategies
are recommended for consideration as the Township grows. Road
widening or other major improvements will be limitedAccess
management standards need to be applied to the location and
spacing of driveways to protect the roadway level of service. With
new developments, roads need to provide a safe and efficient
vehicular circulation system with a continuous street network that
provides connections between neighborhoods.

Greenways and Bike Paths: The maintenance of greenways and the
development of bike paths are proposed throughout the Township.
Bike paths are proposed along major roads such as Grand River
Avenue, Latson, Brighton, Dorr and Crooked Lake Roads.
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Conservation greenways should be maintained along drainageways
and in natural habitat areas.

Greening Grand River Avenue: Adding a median to Grand River
Avenue has long been planned but never implemented. This plan
proposes the Township work with MDOT and the Livingston County
Road Commission to study the possibility of a narrow median from
the interchange at Lake Chemung to Howell city limits.

Executive Summary
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A. Introduction

The master plan presented herein is a document created by Genoa
Township to guide the future of this community. The intent of this
master plan is to provide growth management strategies that help
ensure a logical development pattern while maintaining community
character and protecting natural resources. The plan also provides
policies and actions for community leaders to consider. Some of the
master plan recommendations will be implemented through
amendments to the zoning ordinance text and map.

The implementation of the policies and actions in this plan will help
ensure that Genoa Township remains a desirable community in
which to live, work or visit by allowing residents, business owners
and developers to make investments with a reasonable expectation
of what will happen in the future. It is of extreme importance to
emphasize those qualities of the Township identified by residents,
businesses and property owners as highly desired. Recent
development and population trends in Genoa Township make it easy
to understand the need for a Township master plan update. Among
the many reasons for the master plan are the following:

= Present a future land use map that illustrates how the Township
should develop logically over time.

= Provide a legal basis for zoning and other regulations for the
type, intensity and timing of development.

= Provide that, as development occurs, the most significant natural
features are preserved or enhanced.

= Outline specific strategies to address situations where one land
use is not compatible with an adjacent land use.

= Recommend traffic management tools to preserve roadway
capacity and ensure traffic circulation harmonizes with land uses
and neighborhood:s.

= Address the changing desires and needs of residents.

= Provide a sustainable community with a land use pattern that
translates into a diversified tax base to support the desired
facilities and services with reasonable tax rates.

= Provide specific recommendations for access management, road
improvements and site design along the Grand River Avenue
Corridor and new Latson interchange area.

= Coordinate land use recommendations with anticipated land use
changes and infrastructure improvements with the surrounding
communities.

The development of this plan involved a process of identification and
analysis of physical and socio-economic conditions affecting Genoa
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Township. The impact of each physical and socio-economic factor
on the community in the coming years results in a series of goals
and policies for the Township. The master plan goals and future land
use plan will assist Township leaders in substantive, thoughtful
decisions which consider the long term implications for the
community. These community-wide implications may not be
immediately apparent to the individual property owner or citizen, but
the impacts of each decision are linked and become visible over
time. Poor planning decisions are difficult to eliminate, most linger
forever. The master plan can be viewed as a community blueprint
for the future, a mechanism to help ensure each decision fits as part
of the whole.

This master plan represents a continual effort by the Planning
Commission and Township Board. A series of joint public meetings
were held by the Board and Planning Commission to discuss the
recommendations of the plan. Citizens, landowners and interested
members of the general public also attended meetings and were
involved with the discussion on the plan. A public hearing to present
the draft plan was conducted prior to its adoption by the Township
Board.

Genoa Township’s last comprehensive master plan was completed in
1998, with amendments made in 2000, 2003, 2006, and 2013.

The Township regularly refines its zoning ordinance and subdivision
regulations in response to changing conditions, goals, and the law.
Thus, this master plan represents the latest in a series of documents
and ordinances which will help to ensure that the Township
maintains its desired community character.

1-2 Introduction and Goals
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B. Goals

A key element in the preparation of the Master Plan is the
development of community goals, which reflect the community's
desires to respond to various issues. The goals must all be
considered concurrently and within the overall context of the plan, as
opposed to individually. The Master Plan provides guidance and
direction towards the achievement of Township goals.

Land Use

*  Accommodate a variety of land uses that are located in a logical
pattern and complement community goals, the surrounding land
uses, environment, capacity of roads and the sanitary sewer, and
public water system capabilities.

= Provide land owners with reasonable use of their land in a
manner that is compatible with adjacent land uses and the
overall land use plan for the Township and the capacity of
infrastructure.

= Promote harmonious and organized development consistent with
adjacent land uses.

= Provide a variety of housing styles, types, and densities to support
needs of residents.

= Support “aging in place” by providing housing, recreation, and
transportation options for seniors.

= Achieve well-planned, safe, balanced, and pleasant residential
neighborhoods.

= Provide employment, shopping and recreational opportunities for
current and future residents of the Township.

= Achieve high quality site and building design that contributes to
strong neighborhoods, vital shopping districts, and desirable
employment centers.

= Encourage quality industrial and technology-based development
in appropriate areas of the township to diversify the tax base with
room for future expansion, where not in conflict with surrounding
land uses.

= Manage development by maintaining a growth boundary to
encourage efficient use of land, protect farmland and natural
features, and allow the efficient provision of public services,
utilities, and infrastructure.

= Promote the development of a mixed-use town center along
Grand River Avenue that creates a strong sense of community
identity for Genoa.

= Create outlots in underutilized parking lots to provide locations
for infill commercial development.
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= Work with economic development agencies, such as Ann Arbor
Spark, to attract new businesses and jobs, and encourage
entrepreneurship.

= Preserve and encourage growth and sustainability of existing
Grand River commercial after the construction of the Latson
interchange.

= Promote neighborhood commercial nodes, where appropriate.
= Develop and maintain flexible codes and ordinances to meet the
needs of current and future residents.

= Provide an integrated and phased design with careful
consideration for new development at the Latson interchange.

Preservation of Natural Features

= Preserve the "quality of life" in Genoa Township by retaining
significant, sensitive natural amenities such as water bodies,
wetlands, slopes, mature trees and natural ecosystems.

= Encourage integration of natural features such as woodlands
and wetlands into site development as aesthetic and functional
features.

= Protect the quality of the community’s lakes and water resources
from overcrowding and overuse.

= Preserve the existing landscaping and natural features viewed
along Township roads.

= Encourage and utilize best management practices for
preservation of sensitive natural features.

Transportation

= Assure a multi-modal transportation network is available to
support the current population and support managed growth
through future improvements.

= Preserve the capacity and safety of arterial streets through access
management.

= Evaluate impacts of traffic generated by development and work
toward improvements concurrent with new development.

= Coordinate transportation improvements with county and state
agencies.

= Promote “complete streets” through a non-motorized network to
provide the opportunity for walking, jogging, and bicycling in a
safe and comfortable environment.

= Consider transit-oriented development on former Zeeb/Preserves
of Genoa property for future passenger rail train to Ann Arbor.

= Coordinate with MDOT to pursue the possibility of a narrow
median along Grand River Avenue from the exit 141 Lake
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Chemung interchange west to the Howell city limits to improve
pedestrian safety, reduce vehicular conflicts, and to beautify the
corridor.

Public Facilities and Services

1-5

Coordinate with the adjacent townships and the cities of Brighton
and Howell to provide area residents with high quality
community services and facilities.

Provide utility improvements only in locations best suited for
development to support managed growth and provide a growth
boundary to ensure development is consistent with infrastructure
planning.

Provide high-quality centralized parks, recreation facilities and
open space to meet the needs of Township residents.

Provide public spaces that meet the needs of Township residents
and can expand or adapt to meet the needs of the future
population.

Establish a unique identity for Genoa Township through entry
signage and streetscape design that provides a unique sense of
place.

Introduction and Goals
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A. Population Trends

Genoa Township has historically been a rural community, with development along Lake
Chemung, the Tri-Lakes, and the Township’s other 15 lakes. The once dominant rural/lake
resort character of Genoa Township has been changing since the early 1970's, when suburban
migration began to spread into Livingston County. Cities like Brighton and Howell also played a
pivotal role in attracting residents, businesses and small industries to the region.

Accompanying residential growth has been supportive commercial and public facilities.
Gradually, the area began to establish a healthy employment base. Population growth in Genoa
Township, as well as many of the surrounding Townships, has been substantial since 1960.
Review of census and building permit information has revealed the following trends:

= The growth rate from 1960-1980 for Genoa Township was consistently greater than the

total growth rate for Livingston County. The Township’s population doubled every decade
between 1950 and 1980.

= In 1990 the Township had 10,820 people and was the fourth largest municipality in
Livingston County.

= The 2000 Census indicated Genoa Township had 15,901 people; making it the third
largest community in Livingston County.

= In 2010, Genoa Township’s population had reached 19,821, growing 24.7% from 2000,
and making it the second largest community in Livingston County.

= According to SEMCOG, the population of the Township is projected to reach 23,061
people by 2040.

The most apparent reasons for the Township’s growth are its quality of life, availability of sewers,
abundance of vacant/agricultural land, accessibility to employment centers in metropolitan areas
and the establishment of its own healthy employment base. The importance of convenient access
is evidenced by 2000 Census figures which indicated that over 51% of the Township’s work force
commuted to employment centers outside Livingston County.

Growth in Genoa Township has also been influenced by development in its two neighboring
cities, Howell and Brighton. Since available land is limited in those cities, developers have
sought locations in Genoa Township.
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POPULATION TRENDS

% %

Change | Change

1950 | 1960 1970 1980 | 1990 | 2000 | 2010 | ~ T | o0

2010 | 2010

fv‘j:“ 901 | 1,066 | 4,800 | 9,261 | 10,820 | 15901 | 19,821 | 313% | 24.7%

City of 1,861 | 2,282 | 2,457 | 4,268| 5686| 6,701 | 7,444| 203%| 11.1%
Brighton

Brighton 1,645 | 2,875| 5882 11,222| 14,815| 17,673 | 17,791 | 202% | 0.7%
Township

CreenOak | 4637 | 4631 7,598 | 10,802 | 11,604 | 15618 | 17,476 | 130% | 11.9%
Township

Hlarlog 1,713 | 3,189 5,481 | 11,318 | 13,083 | 20,627 | 21,165| 286% 2.6%
Township

fl'zv:fl 4,353 | 4,861 | 5224| 6976| 8147 | 9232| 9,489 82% |  2.8%

Oceola 1,030 | 1,453 | 2,496| 4,175| 4,866 | 8362 | 11,936| 378% | 42.7%
Township

é“;‘gr?;*"” 26,725 | 38,233 | 58,967 | 100,289 | 115,645 | 156,951 | 180,967 | 207% | 15.3%

Demographics

A review of general population characteristics is important to assist in determining future land
use, community facilities and service needs. The distribution of population by age for 2000 to
2010 is shown in the chart below.

Young adult age groups (25-44) decreased as a percentage of the population from 2000 to
2010, while senior age cohorts (while 55+) increased.

85+
80-84
75-79
70-74
65-69
60-64
55-59
50-54
45-49
40-44
35-39
30-34
25-29
20-24
15-19
10-14
5-9
Under 5

0% 2% 4% 6% 8% 10%

w2010
W 2000
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Education

The educational attainment for Genoa Township is somewhat mixed when compared to the
county and region. Genoa Township has higher percentages of students graduating high school
and attending college, but lower percentages of students who complete four-year and advanced
degrees, as shown in the table below.

EDUCATIONAL ATTAINMENT

Township | County | SE Mich
Graduate or Professional Degree 8.5% 17.6% 11.5%
Bachelor's Degree 15.8% 24.6% 17.0%
Associate Degree 8.8% 7.4% 7.7%
Some College, No Degree 25.6% 21.3% 23.2%
Graduated High School 30.9% 21.4% 28.5%
Did Not Graduate High School 10.4% 7.8% 12.2%

Household Size

There has been a decrease in the average household size, as shown in the table below. This is
similar to the national trend of single young professionals, married couples with fewer children,
and the aging of the baby boomer generation.

The average household size in Genoa Township has consistently been smaller than the county
and region, and all three locations have seen a similar decline in household size in the last
decade.

AVERAGE HOUSEHOLD SIZE |

2000 2010
Genoa Twp. 2.72 2.54
Livingston County 2.80 2.67
SE Michigan 2.58 2.51

Housing Construction BUILDING PERMITS

For the first half of the 2000s, hundreds of new housing units were o MN=C s

. A . . . 2000 466

being built in Genoa Township each year. Due to the financial 2001 302

difficulties of the second half of the 2000s, only a handful of new 2002 242
housing units were being built per year. Even though the rate of

. . . . 2003 340

construction has slowed considerably, the impacts of the first half of 2004 941
the 2000s has contributed to higher traffic levels on the township’s

. 2005 126

local roads and the shift from a rural to suburban character 2006 47

throughout the township. 2007 18

2008 8

2009 4

2010 6

2011 6

2012 6
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B. Economics

Income

Household incomes in Genoa Township tend to be slightly lower than most other communities
within Livingston County. In 2000, Household incomes in Genoa Township were just over
$90,000, while most of the surrounding communities were closer to $100,000 with the exception
of Brighton and Howell. From 2000-2010, every community in the area saw significant
decreases in median income (15% or more in each community). Median income in Genoa
Township decreased the most of any community, dropping from $93,450 to $67,548, a 27.7%
decrease.

~ MEDIANINCOME COMPARISONS

2000 2010 Change 00-10
Genoa Twp. $93,450 | $67,548 -27.7%
City of Brighton $62,690 | $46,731 -25.5%
Brighton Township $109,866 | $93,327 -15.1%
Green Oak Township $98,391 | $75,881 -22.9%
Hamburg Township $99,421 | $84,648 -14.9%
City of Howell $57,535 | $43,094 -25.1%
Oceola Township $99,655 | $80,996 -18.7%
Livingston County $88,217 | $72,129 -18.2%

Employment

The largest employer in Genoa Township continues to be the management/business sector, at
just under 40% of the total occupation. Service and sales sectors combine to contribute 45% of
the total occupation share.

OCCUPATION (what they do)

2000 2010

# % # %
Management, bL{Slness, science, 3,270 38.0% 3,655 38.1%
and arts occupations
Service occupations 1,032 12.0% 1,875 19.5%
Sales and office occupations 2,237 26.0% 2,417 25.2%
Nofurollresources, consfru'chon, 860 10.0% 681 71%
and maintenance occupations
Production, transportation, and

. . . 1,119 13.0% 973 10.1%

material moving occupations !
Civilian employed population 16 8,604 9 601
years and over

2-4 Demographics Draft 10/22/13




This page intentionally left blank.

2-5 Demographics Draft 10/22/13




I1l.  ENVIRONMENT

2013 Master Plan Update




Much of Genoa Township retains a rural or natural character. The
western and northeastern portions of the Township contain some
agricultural uses. There is an abundance of natural features
including lakes, woodlands and rolling terrain, which make an
important contribution to the quality of life in the Township. Retention
of these rural/natural resources is of primary importance to many
residents.

In terms of development, these features provide both constraints and
opportunities. Natural features have a significant influence on future
land use patterns for the Township in conjunction with other factors
such as existing land wuse, infrastructure, market factors,
transportation and community regulations.

The natural environment is a critical element of the physical basis
upon which the Township develops. The various components of the
natural environment function, change and interact as part of an
ecosystem. An ecosystem is a biological energy system made up of
food chains along which energy is passed from one group of
organisms to another. It is important to understand the interaction
between these components and that alteration to one element will
inevitably affect all others.

Alteration to the fragile natural features needs to be carefully
considered to minimize impact and insure mitigation where
necessary to maintain the natural balance. Not doing so will alter
the system and possibly result in such things as increased erosion
and sedimentation, decreased ground water recharge and increased
surface runoff to the Township’s various laokes and streams. To
ensure that community development is compatible with the natural
features of the Township, all new developments need to make every
effort to maintain the natural functions of the environment.

In Genoa Township, limitations on the type and extent of future
development occur in areas that are unsuitable for septic systems,
unstable for building foundations, poorly drained and not well suited
for road construction. While these factors place restrictions on
development, other natural resource factors present opportunities for
development. The scenic and recreational attractiveness of the
lakes, hills and woodlands offer a unique residential setting. It is
helpful to examine these natural resource factors in detail to
determine both the opportunities and constraints. Examination
involves an inventory of resource factors and a determination of the
capability of the natural resource base to support future
development.

The following is an overview of some of the major natural features
that are prevalent throughout the Township. As development occurs,
the following features should be considered in addition to other site
specific conditions that may be pertinent to each individual location.
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Environmental
Condlitions:

»  Geology

»  Jopography

»  Soils

*  Drainage

»  Groundwater

»  Surface Wafer
»  Wetlands

»  Floodplains

*  Woodlands

»  Fish & Wildlife
»  Farmland

»  Scenic Features
= Contamination Sites




GEOLOGY

The soils and geology in the township are characteristic of glacially
formed landscapes consisting mainly of moraines (hills of glacially
deposited sands and gravel) and till plains (mixed soil materials
deposited by glacier advance and retreats). The underlying bedrock
is a grey shale known as the Coldwater Formation. The surface
geology of the Township was formed 10,000 to 12,000 years ago
when glacial activity deposited rock, soil and large blocks of ice. The
glacial drift is a very thick layer of soil material that has been
deposited by the advance and retreat of the Wisconsin glacier during
the last ice age. The ice blocks embedded within the soil eventually
melted and left depressions, which today are lakes.

Since the last ice age the soils in Genoa Township have formed as a
result of a number of soil forming factors. These include water
drainage, wind, slopes, climate, biological activity and human
activity.

TOPOGRAPHY
Slope is an important development consideration associated with
topographic features. There are areas of significant topography in

the southern and eastern portions of the Township. The suitability of soil for various

fypes of development is

. . . nfl f h as:
Excessive slope presents constraints to development. Areas with inflvenced by factors such as

slopes greater than 12% have been mapped to identify constraints to
development (Map 1). There are three general problems with steep
slopes:

*  Drainage

»  Foundation Stability

= Mechanical cut and fill and placement of structures on slopes
result in a significant change in the natural functions of the
hillside. Drainage flow can be altered, diverted and possibly
increased. This can alter the function of the hillside and increase
erosion and sedimentation.

= The root system of trees and vegetation helps to stabilize the soils
on the hillside. Removal of natural vegetation by agricultural
operations and development causes a weakening of the slope,
increased surface runoff rates and eventually erosion.

v Septic Suitability

Steep slopes require sensitive site planning prior to development and
during construction. Care should be taken to insure that grading is
minimized and vegetation, and top soil are protected.

Along the edges of many stream courses and wetlands there are
steep banks or bluffs which separate field, the lowland and the
upland. These will generally have steep slopes and be heavily
vegetated. Disruption of the vegetative cover on these bluff areas
may cause significant erosion problems and affect stream ecology.

SOILS

Construction costs and risks to the environment can be minimized by
developing areas with suitable soils. Poor soils present problems
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such as poor foundation stability and septic limitations. The three
maijor soil characteristics considered in the analysis of soil conditions
are drainage, foundation stability and septic suitability. Each of
these factors have been inventoried and mapped by the Livingston

County Soil Survey, prepared by the Soil Conservation Service. (See
Map 2.)

Drainage: Development on poorly drained soils increases
development costs, maintenance costs, and will lead to sanitary
problems. Development costs are increased due to additional
foundation, road and septic preparation. Maintenance costs and
problems will be associated with septic field failures, flooded
basements and impact to roads from frost action.

Foundation Stability: Soil areas that do not provide stable
foundations may experience shifting building foundations, cracked
walls and cracked pavement and roadways. These problems often
result in increased development and maintenance costs or, in
extreme cases, structural failure.

Septic Suitability: Because there are many areas of Genoa Township
that rely on individual septic systems, the location of septic systems
on proper soils is extremely important. Inspection and approval for
use of a septic system is under Livingston County's jurisdiction and
ultimately their responsibility to maintain high standards of review to
prevent system complications or failures. Septic field failures are
often the result of poor soil permeability, high water table or
excessive slope. Soils such as compacted clays and silts will not
allow wastewater to percolate, a high water table prohibits adequate
filtering and excessive slope does not provide adequate percolation.

Soils Poorly Suitable for Development:

= Areas with little topographic relief, which does not allow proper
drainage.

= Areas with excessive slopes which are susceptible to erosion.

= Mucks or soils with high organic materials.

= Silts and clays.

= Areas with high water tables.

= Generally along lakes, creeks and wetlands.

Soils Well Suited for Development:

= Topographic relief that provides for drainage but not excessively
steep.

= Loamy and sandy soils.

= Areas sufficiently above groundwater table.
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FARMLAND

Genoa Township was historically a resort and farming community.
Over the years, much of the farmland has been converted to
residential, commercial and industrial uses. There is still active
farmland in the northeast corner of the Township and in the western
portion of the Township. The prime farmland is in the northern
portion of the Township.

KEY VISTAS

The lakes, topography, vegetation and cultural resources are
components in the overall scenic atftractiveness of the Township.
Scenic vistas are places which afford expansive views of Township
visual resources. These are located on top of hills and high
elevations or along roadways. Roadways are important visual
corridors because they unfold a rapid sequence of vistas. Lakes,
fields, homes, buildings and signs are common sites which are
presented to the roadside viewer. The combination of curves in the
roadway and sections of densely vegetated areas along the roadway
provide departures and entrances to a sequence of changing view
sheds along the road.

There are a number of areas of the Township, particularly in the west
along Chilson Road, which have views characteristic of a rural/open
space community.  These are topographically high or open
agricultural areas. These areas provide a wide panoramic view of
the surrounding hills and are characteristic of an open, rural
agricultural area.

Other areas of the Township have characteristic views due to
topography and natural features. Many of the roadways in the
Township pass through rolling topography and are lined by dense
woodlands. Woodlands along roadways contribute to a
natural/rural atmosphere in a number of ways. The impact of
vegetation on the person within the public right-of-way will be
greater because of the close proximity. A greater mass of vegetation
will be within the forward view of the person within the public right-
of-way. Other features outside of the public right-of-way, such as
buildings, will have a less dominant impact on the streetscape
because they fall behind the vegetative foreground. Taller trees
provide a sense of enclosure, providing a well defined public space
bounded by vegetation.

Landmarks are important visual resources. There are a number of
historic farm homes which lend an important character and identity
to the Township. The cultural or man built landmarks should be
preserved and managed in a sensitive manner. New development
should compliment unique landmarks and should not detract from
the scenic vistas of Genoa Township's lakes, hills and open areacs.
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WOODLANDS

While the Township has been experiencing rapid development, there
are still significant areas of natural woodlands. The most significant
woodland areas are found in the southwestern corner of the
Township. This area is the most isolated portion of the Township.
The rolling topography and large forested wetlands limit

development in this area and contribute to the natural character.
(See Map 3)

The Township currently protects woodlands through provisions in the
Zoning Ordinance that restrict clearing of woodlands on a site prior
to site plan approval. During site plan review, woodlands are
required to be inventoried and the design is required to demonstrate
preservation of natural features. As a condition of site plan
approval, trees are required to be protected during construction with
root-zone fencing. The Township also has landscaping regulations
that require the planting of greenbelts and street trees for any new
development.  Landscape materials used should be native to
Michigan and a variety of species should be used for street trees to
minimize the impact of disease.

Woodlands provide the following community benefits, which serves
as a basis for these regulations:

=  Quality of life: The woodlands of Genoa Township contribute to
the quality of life for Township residents. The abundant
woodlands and trees help create the peaceful, rural atmosphere.
Trees provide a visual barrier between individual properties and
neighboring properties, an essential factor for preserving the
rural atmosphere and property values.

* Influence on micro-climate: Woodlands play an important role in
moderating ground-level temperatures. Tree canopies buffer the
ground surface from the sun's heat and wind. Temperature
extremes during winter months can also be moderated with the
help of trees.

= Reduction in air pollution: Woodlands absorb carbon dioxide
and return oxygen to the air. Tree leaves filter pollutants from
the air, removing ozone, chlorine, hydrogen fluoride, sulfur
dioxide and other pollutants. Large and dense stands of trees
serve as a noise buffer as well.

= Reduction in soil erosion: Woodlands and other vegetation
stabilize soils and help prevent soil erosion. The vegetation
absorbs the energy of falling rain and the web of roots of all
types help hold soil particles in place. Tree leaves reduce the
impact of raindrops on the soil surface and give soil a chance to
absorb water. Fallen leaves minimize the loss of soil moisture,
help prevent erosion and enrich the soil to support later plant
growth. Wooded wetlands provide the additional benefit of
trapping and holding storm water runoff. Dense vegetation can
help slow flood surges and flows.
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= Wildlife habitat: Woodlands provide essential shelter and food
for deer, raccoon, rabbits, pheasants and other birds and
animals. The opportunity to observe wildlife in a natural setting
has educational benefits for Township residents.

= Township’s natural character: There is a significant amount of
mature vegetation along many of the road corridors that pass
through the Township. Woodlands located near the roadway
contribute to a natural/rural atmosphere in a number of ways.
The impact of vegetation on the motorist will be greater because
of the close proximity to the roadway. A greater mass of
vegetation will be within the forward view of the motorist. Other
features such as buildings will have a less dominant impact on
the streetscape because they fall behind the vegetative
foreground. Taller trees will provide a sense of enclosure,
providing a defined space bounded by vegetation. There is also
a significant amount of vegetation along most lakes and streams
throughout the area.

WETLANDS

Wetlands are transitional areas between the aquatic ecosystems and
the surrounding upland areas. They are low areas which are
intermittently covered with shallow water and underlined by
saturated soils. Vegetation which is adapted to wet soil conditions,
fluctuation in water levels and periodic flooding can be found in
wetlands. Wetlands are linked with the hydrologic system, and as a
result, these wetland systems are vital to the environmental quality of
Genoa Township.

Wetlands serve a variety of important functions which not only
benefit the natural environment but also the community. Some of
the primary values which wetlands contribute are as follows:

= Mitigate flooding by detaining surface runoff.
= Control soil erosion and sedimentation loading in rivers and
lakes.
= Provide links with groundwater.
= Improve water quality which is degradated by such things as:
0 nutrients and chemicals from fertilizers and pesticides
used in agriculture and landscaping/lawn care;
0 polluted urban run off from roads, parking lots,
industrial and other commercial activities;
0 treated effluent from waste water treatment facilities;
0 erosion and sedimentation resulting from agricultural
and construction activities.
= Function as highly productive ecosystems in terms of wildlife
habitat and vegetation.
= Serve a variety of aesthetic and recreational functions.

The largest interconnected series of wetlands are located along the
Chilson Creek corridor in the western portion of the Township.
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hydrological and ecological
systems. In addlition fo
providing fish and wildlife
habitat, wetlands maintain
and stabilize groundwater
supplies, reduce the dangers
of flooding and improve water
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There are also numerous kettle depressions scattered throughout the
Township. (See Map 4)

There are four types of wetlands predominate within the boundaries
of Genoa Township: (1) emergent wetlands with rooted cattails,
bulrushes and sedge grasses; (2) Scrub/shrub wetlands, (3) bogs;
and (4) forested wetlands with an over-story of trees and an under-
story of shrubs. As water levels rise and fall from year to year, some
ecological succession may be occurring as the wetlands shift from
emergent marsh to forested wetlands.

Future development in areas surrounding these wetlands could
significantly impact wetland resources. Therefore, developers and
Township officials should evaluate alternative designs to minimize
any potential for impact. This is best done by initially considering
wetland resources as constraints to development. The relative weight
of these constraints must also account for other environmental and
socio-economic constraints.  Minimization of impacts to these
resources should take into account the cost of avoidance and the
property rights of the individual. If impact is unavoidable, then
mitigation should include an analysis of retaining or enhancing the
wetland values to be lost.

Wetland areas are valuable as natural buffers between residential
and commercial land uses. They contribute significantly to the
aesthetic character of the community. By incorporating wetlands as
part of the future development, they will continue to maintain open
and green space as well as contribute to retaining the rural setting.

Any wetlands greater than five acres in size or contiguous with a
waterway are regulated by the Michigan Department of
Environmental Quality (MDEQ) through the Goemaere-Anderson
Wetland Protection Act, Public Act 203, as amended. Any activity
which requires these regulated wetlands be filled or drained requires
a permit from the MDEQ. Permits will generally not be granted
unless the issuance is in the public interest and necessary to realize
the benefits derived from the activity. If a wetland fill permit is
granted, mitigation should be required such as creating new
wetlands within the same drainage way or enhancement of existing
wetlands. In addition to this, Genoa Township Zoning Ordinance
contains wetland standards that provide local reinforcement of State
regulated wetlands.

LAKES

Lakes are among the Township’s most valuable natural resources of
the community. The largest and most significant lakes in the
Township are Lake Chemung, East Crooked Lake and West Crooked
Lake. The numerous lakes provide recreational opportunities such
as boating, fishing and swimming. The quality of these water
features enhances the value of adjacent property for residential
opportunities. Areas surrounding many of the larger lakes in the
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Township have been developed for smaller lot resort and residential
uses. These areas were initially developed with resort cottages on
small lots with individual septic drain fields. Over time these areas
have been converted to year-round homes. Areas surrounding the
lokes have soil conditions that are not well suited for drain fields due
to poor soil texture and a high water table. The combination of the
natural soil characteristics and increased residential use of the lake
areas led to significant problems with septic tank systems. The septic
tank leakage began affecting the quality of wells and the lakes. In
response to these problems, Genoa Township has provided sanitary
sewer to serve the most intensely developed areas around Lake
Chemung and the Tri-Lakes.

DRAINAGE

Upland areas drain to the low lying wetlands, lakes and streams that
pass through the Township. Soil permeability of most upland areas
is moderate to moderately rapid. As these areas become developed,
the amount of water infiltrating the surface will decrease and the
surface runoff will increase. This will be caused by clearing of
natural vegetation, addition of impervious material to the land
(buildings and pavement) and installation of storm drains. These will
have the cumulative effect of increasing the peak discharge to the
area’s drains, streams and lakes while reducing the amount of water
infilirating to ground water. Minimization of these impacts may
involve protecting native vegetation, on-site storm water retention
and clustered development.

While many of the lokes and wetlands within the Township are
located within isolated potholes, there are some significant creeks,
drains and streams that interconnect some of the wetlands and
lokes. Chilson Creek is the major stream in the Township that flows
from the north down to the Huron River in Hamburg Township in the
south. Ore Creek in the southeastern corner of the Township, near
the city of Brighton also drains to the Huron River in the south.
Associated with the creeks are corridors of adjacent wetlands. The
creeks and wetlands are important for surface drainage,
groundwater recharge and wildlife habitat. Alteration of the creeks
and wetlands can contribute to flooding, poor water quality,
insufficient water supply and loss of valuable wildlife habitat.

GROUNDWATER

Important factors in the evaluation of groundwater are the quantity
and quality of the water. Quantity or yield standards for a typical
residential or commercial use range from 7 gallons per minute to 20
gallons per minute. Water is generally available in sufficient quantity
and will not likely be a factor in limiting growth.

Water quality is a more important factor than water availability.
Water hardness, iron content, salinity and septic field contamination
are hazards encountered in Genoa Township. Potential sources of
groundwater contamination can result from all of the various land
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Landfills

Agricultural fertilizers and
pesticides

Urban storm water runoff
Septic drainfields
Spill of hazardous materials

Leaking underground
storage fanks
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uses within Genoa Township. The level of threat of groundwater
contamination will vary based on 1) the susceptibility of groundwater
to contamination due to geologic features, 2) contamination loading
rates based upon land use and hazardous materials management
and 3) the amount and type of hazardous materials utilized within
the Township.

Major sources of groundwater contamination are as follows:

= Buried wastes in landfills discharge liquids referred to as leachate
which can enter groundwater.

= Agricultural fertilizers and pesticides often infiltrate the soil
surface and enter groundwater.

= Urban storm water run-off from buildings, streets and parking
lots contains contaminants that infiltrate the soil and enter
waterways.

= Septic drainfields release sewage effluent into the soil through
seepage beds.

= Spills and leakage of hazardous materials such as underground
storage tanks and spills of hazardous materials will infiltrate the
soil surface and enter groundwater if not properly contained.

State and county requirements will need to be adhered to for any
facility within the Township that involves the use, storage or disposal
of hazardous materials. Facilities for storing hazardous materials
should have secondary containment and a pollution incident
prevention plan.

POTENTIAL ENVIRONMENTALLY IMPACTED SITES

According to Livingston County Health Department records, there
are a few contaminated sites within the Township which pose
environmental problems. Michigan Public Act 307 provides for
identification, risk assessment, evaluation and cleanup of sites of
environmental contamination in the State. Sites are identified
through information from concerned citizens, environmental groups,
industry, local health departments, MDEQ staff and others. From
this process a priority list was and will continually be, updated. This
list is used in part to develop funding recommendations to undertake
response activities utilizing state funds when the parties responsible
for the contamination are unwilling or unable.

Six Act 307 Sites have been identified in Genoa Township. These
are located in industrial and commercial areas, with the majority in
the northwest corner of the Township near the city of Howell. These
locations are planned to remain in industrial, commercial or public
land uses.

A closed landfill is located on the south side of Brighton Road, east
of Chilson Road.
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NATURAL RESOURCE MANAGEMENT STRATEGIES

This Plan consistently emphasizes the importance of the natural
resource base. The correlation of land use density in the Future
Land Use Plan to natural resource capability described in this
chapter will help promote preservation of natural amenities.

The Master Plan must address both the quality and the quantity of
land use within the Township. Protection of Township resources
requires the adoption of policies directed toward the specific
resource problem including drainage, and groundwater quality,
natural topography and vegetation. Resource protection regulations
can be incorporated in subdivision, zoning and other special
purpose regulations. High-quality natural areas have been mapped
by the Livingston County Planning Department and are shown on
Map 5.

Lower Density Zoning Districts: The interrelation of the environmentall
component of the Master Plan with the land use component is most
visible with the establishment of land use categories. Within areas
identified as having significant and fragile natural resources, lower
impact/density development is recommended. This is based upon
the natural capability analysis.

Certain portions of the Township are characterized by significant
natural features such as extreme topography, large wetland
complexes and extensive wildlife habitat. These, in combination with
other factors such as existing land use patterns and transportation
areas with critical natural features, are identified in the future land
use map for Country Estate and Rural Residential Districts.

Natural Feature Setback Standards: The Township has enacted
general zoning standards for setbacks from wetlands, lakes and
ponds that apply to all zoning districts. There is a strong basis for
this type of requirement. Development surrounding water features,
particularly wetlands, affects the function of the water feature.
Development immediately adjacent to a water feature may have the
effect of increasing the disturbance to this natural ecosystem and
reducing the water feature's ability to perform its natural function.

For example, wetlands are dependent on an interaction between the
wetland and the surrounding upland. In terms of hydrology, water
enters a wetland from the surrounding upland area in a number of
ways- overland flow, through the upper layers of the soil and
through groundwater. The upland soil and vegetation surrounding
the wetland affect the amount, the means and the rate at which
water enters the wetland following a storm or snow melt.
Development of the surrounding upland will alter the relative
balance between the overland (surface) flow and infiltration,
resulting in a greater peak discharge to the wetland. In other
instances, physical improvements such as structures, roads and
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storm sewer systems can intercept surface flow to the wetlands.
These alterations to hydrology can result in much greater fluctuations
in water levels between wet and dry seasons. The undisturbed soil
between the site improvements and the wetlands acts as a buffer to
try to maintain the natural upland/wetland interaction that existed
prior to development.

In addition to the hydrologic function, waterways are natural open
space corridors which serve as wildlife habitat.  Animals move
through suburban areas along remaining undeveloped natural
corridors, such as the numerous drainage ways that cross the
Township.  Development immediately adjacent to these natural
features has a detrimental impact on wildlife habitat by moving
structures and disturbance further into natural corridors and
increasing constriction of development on these habitats. Protection
of areas that line natural features is important to wildlife because this
is the interface between the aquatic and terrestrial (upland)
ecosystems system. This interface is important to animals such as

land mammals that need water or birds which perch on trees to hunt
for fish.

Streambank & Slope Protection: Steep slopes require sensitive site
planning prior to development. Above many drainage ways of the
Township there are steep banks or bluffs separating the lowlands
and the uplands. These generally have steep slopes and are heavily
vegetated. Disruption of the vegetative cover on these bluff areas
may cause significant erosion problems and adversely affect stream
ecology. Care should be taken to insure extensive grading is
minimized and natural features such as vegetation and top soil are
protected. This applies not only to bluffs that line waterways, but
also other areas of the Township where there is significant
topography.

There are a number of means for the Township to protect steeply
sloped areas:

*  Maintain setback requirements for all waterways. The current
requirement could be revised to be variable based on the extent
of the slope.

= Use flexibility offered by the Planned Unit Development
regulations to cluster the development away from steep slopes.
The Planned Unit Development regulations could be amended to
require areas with steep slopes be preserved as natural open
space.

= Adopt slope-related regulations where the density of
development would be reduced on sites that contain steep
slopes. Lots that are located in areas with severe topography
would have to be larger. While this may add complexity to
conventional development, it may also serve as an incentive for
clustered development under the Planned Unit Development
regulations.
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Storm water Management: Increase in development activity will place
additional burden on existing natural drainage systems unless
preventive measures are adopted. The overtaxing of drainage
systems could lead to localized flooding, environmental damage and
costly storm drainage improvements to be borne by taxpayers.

By prompting preservation of natural drainage ways and providing
storm water retention basins, the impact of development on
drainage systems can be minimized. The Township should take a
comprehensive approach to storm water management by
encouraging the preservation of existing natural features that
perform storm water management functions, minimization of
impervious surface, direction of storm water discharge to open
grassed areas and careful design of erosion control mechanisms.
Wet ponds and storm water marsh systems should be required for
detention in new developments. Storm water basins, wet ponds and
storm water marsh systems need to be landscaped. Plantings should
be adapted to hydric conditions and installed to create a system that
emulates the functions of natural wetlands and drainage ways both
in terms of hydrology and natural habitat.

Septic Disposal: Ground water and surface water contamination
from septic drain fields is a serious concern in the Township. This
issue was particularly a concern in areas surrounding the lakes that
developed prior to current zoning and health regulations. Many of
these neighborhoods developed as cottage communities at higher
densities than currently allowed and within areas where the soils are
not suitable for septic disposal. The continued growth of the
community and the conversion of many of these cottages into year-
round homes lead to contamination problems. In response, the
Township has established public sanitary sewer districts to serve
these areas, which has been effective in improving water quality in
the Tri-Lakes and Lake Chemung. Through working with the
Livingston County Health Department, the Township can continue to
manage the problem of ground water and surface water
contamination from septic drain fields.

= Continue providing public sanitary sewer to higher density areas,
including high density areas around the lakes that are currently
within the utility districts.

= Restrict the density of future development in areas where the
threat to ground water and surface water contamination is
highest. This would include areas along waterways and areas
with poor soil suitability for septic drain fields.

Restoration of Wetlands: Prior to current wetland regulations, many
wetlands within the Township have been filled, drained and/or
otherwise altered. Wetlands along the various lakes have been filled
for the purpose of development. In other areas, drains and
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agricultural tiles may have been installed to drain surface water from
wetlands so the land could be farmed.

The location of these altered wetlands can be identified. Although
the hydrology of the site has been altered, the native soils will still
exhibit coloration and textures associated with hydric conditions.
Also, the Michigan Department of Natural Resources has mapped
pre-settlement land cover (vegetation) based on historic survey
records. Maps are availoble for Genoa Township that show the
historic natural land cover.

Where development of agricultural lands is proposed, these wetlands
can be restored as part of the drainage and open space design of
the development. Hydrologic restoration may involve the removal of
fill material and/or closing (or slowing) man-made drainage ways.
Restoration may also involve covering the soil surface with peat and
re-establishing hydrophytes (wetland vegetation). Within Planned
Unit Developments where there are damaged or filled wetlands, a
condition of approval may be the restoration of the natural system.

Lake Access & Use Regulations: Increased population in Genoa
Township and lake front development have continued to place
pressures on the many lakes of the Township for recreational use.
The Township has regulations that govern the creation of "keyhole"
development. A keyhole, also referred to as a common use access
site, is a waterfront lot that is used to provide lake access for non-
riparians (non lake front lot owners). There are many existing
subdivisions that contain these keyhole lots and predate the
ordinance. These keyholes are generally waterfront parks owned in
common by all lot owners within the subdivision.

When used for access and dockage for numerous boats, these can
increase the density of boat usage on the lakes and contribute to the
following problems, particularly from power boats:

= Shore erosion.

= Damage to lake bottom and stirring-up sediment.

= Qil and gas spillage.

= Noise.

= Conflicts and safety problems between users (power boats, sail
boats, personal water crafts, canoes and swimmers).

As the Township continues to grow, problems associated with lake
overcrowding could worsen. It is important to point out that keyholes
are only one part of the problem. Impacts to the safety and quality
of the Township's waterways is impacted by recreational use by
riparian and waterfront lot owners, as well as through public access
sites.  While the current keyhole ordinance can help manage the
problem, the Township should consider a more comprehensive
approach to managing lake usage. Any policy needs to balance the
rights of riparian owners with the right of the general public to have
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access to public navigable waters, and with the need to protect the
quality of the state’s natural resources.

The Township may adopt a lake access ordinance that restricts the
number of boats that can access each lake based on water frontage.
This ordinance would apply both to keyhole access and lake front lot
owners. Under this ordinance, each lake front lot (keyhole or
private) would be allowed one power boat plus one additional boat
for each specified amount of shore length. The specified amount of
shore length would need to be established for each lake based on
the carrying capacity of the lakes determined by the following:

= Lake characteristics including lake size, shoreline perimeter,
amount of shallow vs. deep lake area, water quality, bank and
soil characteristics and turnover rate.

* Land use characteristics including the number of platted lots
along waterfront, ownership patterns, zoning minimum lot
sizes/widths and common use/keyhole/public access sites.

*  An inventory of the number of power boats stored on the lake,
the number of boats gaining access through common
use/keyhole/public access sites and the total number of boats
using the lake on peak days.

Preservation of Natural Topography and Vegetation: Due to the
scarcity of large tracts with woods or rolling topography, those that
still exist are highly valuable. The land use densities proposed by the
Land Use Plan will promote the preservation of existing vegetation
and topography. Specific standards can be applied to subdivision
plat regulations and site plan review to require preservation of tree
cover, the provision of landscaping and buffer strips and the
minimization of site grading. The Planned Unit Development
regulations should continue to be utilized to encourage preservation
of open space, vegetative cover and natural topography.

3-23 Environmental Conditions Droft 10/22/13




qENOA 2013 Master Plan Update

township




A. Growth Trends

Historical Perspective

Historically Genoa Township was characterized by rural agricultural
land uses, with resort-type development around Lake Chemung and
the other 15 lakes in the region. In the early 1970's the rural
character began to change. Suburbanites from the Detroit and Ann
Arbor areas began looking at Livingston County as a convenient
commute between this quiet lifestyle and metro area employment.
Following the residential growth have been supportive commercial
and public facilities. The small town atmosphere associated with the
cities of Brighton and Howell attracted residents, businesses and
small industries to this area. Gradually the area began to establish
its own healthy employment base. Providing sanitary sewer service
in parts of Genoa Township has contributed to the rapid pace and
intensity of its growth. According to Livingston County and Genoa
Township figures, most of the recent development in Genoa
Township has been residential.

Regional Context

Genoa Township lies within Livingston County, Michigan. The
urbanization of Livingston County is part of the trend of outward
migration from the Detroit Metropolitan area. Situated between
Brighton and Howell, with easy access to Detroit, Ann Arbor, Lansing
and Flint via freeways, Genoa Township falls in a crossroads of
growth.

Genoa has experienced a large amount of residential development
and has developed a stable, self-sustaining employment base
comprised of a variety of industries. The element that sets Genoa
apart from many communities in the County is the opportunity to
appreciate a rural lifestyle without the long commute.

The outward growth of Brighton and Howell has directly affected the
development of Genoa Township, which is apparent along the
Grand River Avenue corridor, accentuated by interchange facilities
with 1-96. Grand River Avenue is the major roadway that links the
cities of Howell and Brighton and generally parallels 1-96. This
corridor gradually has been developed with a variety of uses,
particularly during the past decade. Some regional scale
commercial establishments began to develop in part due to sanitary
sewer service becoming available in 1991. The installation of public
utilities has resulted in the substantial growth of industrial uses in the
Grand River corridor area.

4-1 Existing Land Use

A number of factors can be
cited for growth in the
southeastern Livingston
County area:

* Inferstate 96 and U.S. 23
increasing accessibility
from Genoa Township fo
the major places of
employment in the
metropolitan region.

*  The availability of
relatively inexpensive large
fracts of land suitable for
subdivision development.

»  People’s desire to live in a
community with a rural
atmosphere.

o The aftractiveness of lake
front or rural estate home

sifes.

»  Public sanitary sewer
becoming available.

Draft 10/22/13




B. Existing Land Use

An inventory of existing land use was conducted using current aerial
photographs and verified by field observation. Existing land uses
were classified and the extent of their acreage determined as
depicted below. The following pages describe the existing land use
characteristics of the Township when the land use update for the
plan was done in 2012.

EXISTING LAND USE (2012)

Acres %
Single-Family Residential | 10,738 47%
Multi-Family Residential 744 3%
Commercial 742 3%
Industrial 351 2%
Agriculture 2,213 10%
Parks 2,097 9%
Public 886 4%
Trans., Comm., Utilities 1,483 6%
Vacant 2,797 12%
Water 1,008 4%

Total: | 23,058

Agricultural

Agricultural includes lands actively used for agricultural purposes
totaling 2,213 acres.

Single-Family Residential
Single-Family residential is the most prevalent land use in the

Township. This type of residential development is dispersed
throughout the area. Some of this single-family development has
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resulted from gradual divisions of agricultural land. This land use is
comprised 10,738 acres in 2012.

Multiple-Family Residential

Although multiple-family housing, historically has been limited to the
cities of Howell and Brighton, there has been significant multiple
family development in Genoa Township since public water and
sanitary sewer were introduced. This category includes attached
town homes, multiple family condominiums and apartments, and
manufactured housing parks. There are 744 acres of multiple-
family residential development in the Township in 2012.

Commercial

Commercial uses in the Township are located primarily along the
Grand River Avenue frontage. Grand River Avenue is the most
heavily traveled roadway in Genoa Township. As a result, small
regional shopping centers, individual business establishments and
small offices have developed along this segment. Commercial/office
use comprises 742 acres.

Industrial

Existing industrial uses are located on the south side of Grand River
Avenue between Chilson and Latson. There are a number of small
to medium sized industrial uses dispersed along the Grand River
Avenue corridor.  The largest industrial area is the partially
developed 200 acre Grand Oaks Industrial Park just west of Latson
Road between 1-96 and Grand River Avenue. In total, 351
developed acres of industrial land exist in the Township.

Public/Quasi-Public

Areas designated as Public/Quasi-Public include public uses such as
Township Hall, governmental buildings, churches and schools.
These are dispersed throughout the Township with a high
concentration of government facilities in the northwest corner
towards the City of Howell. There is a total of 886 acres of public
land in the Township.

Parks

This classification includes areas such as golf courses, miniature golf
centers, recreational vehicle campgrounds, parks, ski areas, MDNR
lake access sites, playgrounds, trails, athletic fields, and the Brighton
Recreation Area which total 2,097 acres.
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C. LAND USE PATTERNS

The pattern of development reflects the urban influences of the cities
of Brighton and Howell, combined with easy access to Detroit, Ann
Arbor, Lansing and Flint via freeways. As illustrated on the Existing
Land Use Map, the more intensive development is along the Grand
River Avenue corridor, which is contrasted by residential
development and agricultural activities away from this axis of
development.

Grand River Avenue is the major roadway linking the cities of Howell
and Brighton and generally parallels 1-96. The installation of public
utilities and accessibility has resulted in substantial growth of
commercial and industrial uses southeast of the City of Howell. This
area has been developing toward serving as a principal regional
commercial center for Genoa Township and surrounding
communities.

Residential areas north and south of the corridor historically were
large lot development. In the last 20 years some of these lands have
evolved to large planned residential communities. Some of these
developments have utilized innovative design techniques to capitalize
on precious environmental resources in the Township while
preserving their natural condition. As a result smaller, more
clustered subdivisions have emerged.

Much of the land along Grand River Avenue is less rolling and
contains more buildable soils. It is the area most readily accessible
and, therefore, feasible to sewer. Away from this corridor lands are
characterized by more rolling topography, some areas with steep
slopes, wetlands, problem soils, wooded areas and less intensive
suburban rural-agricultural development.

4-6 Existing Land Use
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D. UTILITY SERVICE AREAS

The availability of utilities has made a significant impact on
development patterns.  Most older developments use individual
septic systems. A high density of septic systems in areas with
unsuitable soils, high groundwater or near bodies of water can have
significant impact on the quality of the Township's water resources.
The septic tank leakage from older systems has affected the quality
of the Township's wells, lakes, wetlands, and groundwater and limits
development potential. In response to these problems, Genoa
Township developed several public sanitary sewer systems for certain
areas. The provision of sanitary sewer has helped to overcome
some of the problems associated with septic tank systems.

Northwest portion of Township

Genoa and Oceola Townships jointly developed a sanitary sewer
system with the assistance of the engineering firm of Tetra-Tech MPS
back in the early 1990's. This system, the Genoa-Oceola sanitary
sewer system, serves much of the Township from the area around
Lake Chemung to the City of Howell, north of 1-96. The treatment
plant is located on Chilson Road, just north of the railroad.

The plant was designed to accommodate future development of
vacant land within the presently defined service district. The system
is designed to accommodate the land uses indicated in the Master
Plan. Only sanitary wastewater is accepted at the waste water
treatment plant. No industrial process flows are permitted.

The Township also has a public water supply system for the
northwestern portion of the Township. The system serves areas north
of 1-96 between Lake Edgewood and the western Township border.
The water system was developed as part of MHOG Water Authority,
a four Township system that includes Marion, Howell, Oceola and
Genoa Township. There is a 500,000 gallon water tower located by
Cleary University in Genoa Township.

Oak Pointe/Tri-Lakes

Sanitary sewer service was provided in the central portion of the
Township around the Tri-Lakes area as a part of the Oak Pointe
PUD. The treatment plant was constructed by the developer and
dedicated to the Township. This system is being combined with the
Genoa-Oceola system with the Oak Pointe treatment plant being
taken off-line and wastewater routed to the treatment plant on
Chilson Road. The system serves the ultimate build-out of Oak
Pointe, Northshore and the existing residential areas surrounding the
Tri-Lakes. This system provided a benefit by not only serving the
future development within the Oak Pointe PUD, but by also providing
sanitary sewer service to the older lakefront subdivisions in the area.
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This has had a significant benefit for the water quality within the Tri-
Lakes.

As part of the Oak Pointe PUD, a public water system was also
developed. The system serves the Oak Pointe development and has
been extended around to the north end of Crooked Lake to serve the
Northshore PUD. The system has an Iron removal facility and a
150,000 gallon elevated storage tank in the Oak Pointe Golf
Course.

Brighton

The Pine Creek PUD, adjacent to the City of Brighton, has public
water and sanitary sewer service through a P.A. 425 agreement with
the City. Water has also been extended to serve existing homes on
Dillon Street that had contamination problems with individual wells.
There are currently no plans to extend Brighton water and sanitary
sewer service to other areas of the Township.

There is also a public water supply system at the eastern edge of the
Township. This system was originally developed to serve the Lake
Edgewood condominium development and the Brighton Village
Mobile home park. This system has been extended southward along
Grand River Avenue to the City of Brighton. This extension serves
commercial development along Grand River Avenue near the
Brighton 1-96 interchange. There is a 500,000 gallon water tower
on Conference Center Drive, adjacent to 1-96. This water system is
owned and operated by the City of Brighton.

Lake Edgewood

Sanitary sewers are provided in the eastern section of the Township,
through a system known as the Lake Edgewood sanitary sewer
system. The system serves the greater area along the eastern portion
of the Grand River Avenue corridor, west to Sylvan Glen. The Sylvan
Glen manufactured housing park is served by a private on-site
package treatment plant, which ultimately will be connected to the
Lake Edgewood system.

4-8 Existing Land Use
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V.FUTURE LAND USE
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A. Determining Factors

There are a number of factors attracting residents and developers to
Livingston County in general, and Genoa Township in particular:

Accessibility to rapid growth areas in Ann Arbor and western
Oakland County, provided by the 1-96 interchangesVacant,
available property with lower land and development costs
than in "competing" areas.

Visibility to high and increasing traffic volumes along Grand
River Avenue, especially between Howell and the [-96 exit
141 interchange.

Availability of sanitary sewer service in select areas.

An increasing population base to serve and/or employ.
Relative affluence of residents.

High quality of life offered in the area due to the natural
features such as rolling hills, lakes, woodlots.

In addition to those general development attractors, there are some
specific factors that influenced the proposed future land use pattern
in Genoa Township. These factors include:

5-1

Existing land use - Wholesale changes to the existing land
use pattern would be difficult. The locations of most existing
commercial and industrial developments are appropriate,
and the community land use patterns have evolved around
these existing land uses.

Relationship of incompatible uses - The future land use plan
strives to diminish incompatible land use relationships by
providing a transition of land uses, such multiple-family
between light industrial and single family residential areas.
Natural features - The natural rolling topography, woodlots
and scattered lakes provide highly marketable property for
residential development. The types of development and
allowable density shown on the future land use map were
determined by the location and extent of natural features.
For example, lower overall development densities are
proposed for properties containing significant wetland areas
to encourage clustering in buildable areas.

Existing Township Master Plan - The original Township
Master Plan, adopted by Genoa Township in 1976, and the
Grand River Area Corridor Plan, adopted in 1995, were the
principal basis for this current version of the Township Master
Plan, first adopted in 2006. The future land use plan
contained in the plan has been re-evaluated based on
current trends and conditions for this update.

Infrastructure - The density of residential uses and the
location of land uses such as industrial and commercial are
dependent on the availability and the capacity of the
infrastructure system. Portions of the Township are currently

Future Land Use

Future land use defermining
facfors:

. Consistency with existing
land use patterns.

. Diminishing incompatible
land use relationships.

. Preservation of natural
features and consideration
of the carrying capacity of
the environment.

. Positive incorporation of
natural amenities.

. Existing land use planning
and zoning policies such
as the previous Master
Plan and the Grand River
Avenve Corridor Plan.

*  Availability of
infrastructure including
utilities, transportation and
community facilities.

. Market conditions for
various land uses.

. The goals and objectives
of the plan that express
the community character
desired by residents.
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served, or are planned to be served, by public water and
sewer. The capacity of the road network defines the intensity
of uses that may be served without adversely impacting traffic
operations. The availability of community facilities such as
schools, recreational facilities, police and fire protection
places bounds on service to land use, particularly the
residential density. For this reason, this plan includes a
growth boundary.

= Desires of the Township - The land use pattern desired by
Township officials and property owners has been expressed
with the objective of a diversified tax base, employment
opportunities, provision of services for residents and desire
for a mixture of uses.

The future land use map is a guide to the orderly development in the
area and is intended to assist in decision-making. The future land
use map is based on the current transportation system with the
addition of the new full 1-96 interchange at Latson Road and the
existing partial interchange at Lake Chemung (See Map13).

5-2 Future Land Use
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B. Future Land Use Categories

Agricultural/Country Estate: These areas shall remain in agricultural
use, or develop as single family residential on estate lots. Many of
the areas are prime farmland or have significant natural limitations
such as wetlands or severe soil limitations. As these areas are not
planned for sanitary sewer, they can only support low density
residential development. This classification is recommended for
single family residences on lots no smaller than 5 acres.

Rural Residential: This designation identifies that this area shall
develop as single family residential on large lots. Many of the areas
have significant natural limitations such as wetlands or severe soil
limitations and are not planned for sanitary sewer. This classification
is recommended for single family residences on lots no smaller than
2 acres or clustered development with a net density of 2 units per
acre.

Low Density Residential: These areas are designated for single
family residential use, located on the fringe between the rural
residential and the more urbanized areas of the Township. While
these areas are not planned for sewer service, they have fewer
environmental constraints found in the Rural Residential. Single
family residential uses within these areas will be located on lots of at
least T acre in size.

Small Lot Single Family Residential: This designation refers to two
distinct groups of moderate density single family residential uses.
The older, existing, single homes around Lake Chemung and the Tri-
lokes Area are situated on smaller lots. It is intended that this area
shall remain single family residential. Secondly are newer, small lot,
single family subdivisions located within the more urbanized area of
the Township. These areas will generally be, or are planned to be,
served by public water and sanitary sewer. Single family residential
uses located within these areas will typically be located on lots
ranging from 14,520 square feet to 21,780 square feet in size or 2
to 3 units per acre.

Medium Density Residential: This designation refers to medium
density duplexes, attached condominiums and other multiple-family
dwelling units. This area may also be developed with single-family
homes on smaller V4 acre lots. This designation is found within
areas served, or planned to be served, by public water and sanitary
sewer. Development will be ot a density consistent with the
infrastructure and land capabilities, but will not exceed a density of 5
units per acre. Developments in these areas will be served by public
water and sewer.

High Density Residential: This designation refers to higher density
condominiums, apartments and other multiple family dwellings. This

5-3 Future Land Use

Future Land Uses:

*  Agriculture/Country Estate
5 acres per adwelling unit

. Rural Residential
2 acres per dwelling unit

. Low Density Residential
1 acre per dwelling unit

. Small Lot Single Family
Residential of 2 fo 3
dwelling units per acre

s Medium Density
Residential

5 dwelling units per acre

. High Density Residential
8 dwelling units per acre

s Neighborhood
Commercial

. General Commercial

*  Regional Commercial

*  Mixed Use Town Center
. Office

. Industrial

. Planned Industrial

. Public/Quasi-Public

. Private Recreational

. Planned Unit Development
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designation is found within areas served, or planned to be served, by
public water and sanitary sewer. Development should respond to
infrastructure and land capabilities, and should not exceed 8 units
per acre. High density residential developments will be served by
public water and sewer.

Manufactured Housing: These areas are designated for
manufactured housing/mobile home parks. Manufactured housing
areas will be served, or planned to be served by public water or a
community well and sanitary sewer. Development in these areas will
be limited by infrastructure and land capabilities.

Neighborhood Commercial: Retail and service establishments whose
primary market area includes residents and employees from within a
two mile radius are designated by this category. These retail
businesses and services are intended to serve the needs of nearby
residential neighborhoods. Typical uses would include smaller
general merchandising/retail establishments such as convenience
stores, banks, dry cleaners, and beauty/barber shops, and small
retail strips.

General Commercial: Businesses which serve the requirements of the
community at large including Genoa Township, Howell, Brighton,
and pass-by traffic along Grand River Avenue are designated by this
category. The large size and variety of permitted commercial uses
generate significant volumes of vehicular and pedestrian traffic.
There may be some outdoor sales or display areas. These districts
are intended to be clustered, rather than allowed to create an
undesirable commercial strip pattern of development, and buffered
from nearby residential area. Appropriate uses include larger
grocery stores, restaurants and retail shopping centers.

Regional Commercial: Land uses within this category include higher
intensity commercial uses that serve the comparison shopping needs
of the entire community and the regional market. Uses include big-
box retail, large shopping centers, restaurants (including fast-food)
and automobile service centers. Such land uses rely on higher traffic
volumes and easy access via a major arterial or highway.
Development within such areas should occur within a planned,
integrated commercial setting. Site design for these uses should
include high quality architectural and landscape design with parking
areas and access points that promote safe and efficient circulation
throughout the site. The location of this land use designation shall
be focused along the Grand River Avenue corridor between Latson
Road and Grand Ocaks Drive to create a focused regional
commercial center so that the Township, County and State agencies
can more efficiently focus the infrastructure and services needed to
support this regional center.

Mixed-Use Town Center: This category includes a mixture of uses
integrated into a traditional-style development of high density single
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family homes, attached and detached, along with various
commercial uses including retail and office. The intent is to create a
destination in the Township as an alternative to the consistent strip
development that currently exists along Grand River Avenue from
Howell to Brighton.

A more defailed description of this area can be found later in this
chapfer.

Office: This use includes various forms of office development
including professional offices, medical offices and banks.

Industrial: The intent is to develop industrial uses such as research,
wholesale and warehouse activities and light industrial operations
which manufacture, compounding, process, package, assemble
and/or treat finished or semi-finished products from previously
prepared material. The processing of raw material for shipment in
bulk form, to be used in an industrial operation at another location
is found only in very defined and limited portions of this area.

Research and Development: This area should be developed as a
light industrial/R&D/office park. High quality building architecture
should be utilized to convey a high-quality image. Enhanced
landscaping and screening should be provided along adjoining
major thoroughfares. Flexibility in some zoning requirements may
be considered in exchange for these aesthetic enhancements.

Public/Quasi-Public:  These are institutional land areas to be
occupied by government, utility or civic uses such as churches, parks,
state, county and municipal facilities and major utility lines.

Private Recreational:  These are areas designated for private
recreational facilities such as golf courses, campgrounds and private
parks.

Redevelopment of Public/Quasi-Public Sites: Development pressures
may lead to a demand for some public sites or private recreational
property to be developed with other types of uses. If there is any
redevelopment of public sites or private recreational lands, proper
land use relationships must be maintained to ensure design and uses
are compatible with the planned character of the surrounding area.
In addition, since most of those sites have significant open space or
natural features, some element of those features should be
preserved. The Planned Unit Development (PUD) option contained
in the Zoning Ordinance would be a good approach for this type of
redevelopment. PUD provides design options to permit flexibility in
the regulation of land development and innovation in design.

= The relatively large size of sites allows coordinated
development and transitional land uses within the site to
ensure compatibility with the surrounding area.
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= Clustering residential units can be used to preserve common
open space and natural features such as trees, topography
and key views.

= Any development with another, more intense quasi-public
land use, such as a medical center or hospital, should be
designed as a PUD to properly integrate the development
within the community. Such facilities should be designed to
provide a campus type design, with coordinated access and
circulation, consistent building design and preserved open
space and natural features.

Interchange Commercial: Rather than typical interchanges where
gas stations and fast food establishments are built piecemeal with
little consideration for aesthetics, the intent of this designation is to
promote planned development of these interchange commercial
uses with high quality architecture. The new Latson interchange is
envisioned to be the premier exit for travelers along 1-96: a
destination where they can get out of their vehicles to walk around,
dine, and shop.

= Appropriate uses include fast food, sit-down restaurants, gas
stations, retail, and entertainment

= This area may be subject to design guidelines promoting
walkability, increased landscaping standards, pedestrian-
scale building siting and massing, and outdoor
dining/gathering.

= Very few access points: each development shall provide
access connections to adjacent properties so that there may
be a shared access connection to a future traffic signal.

For more information on the Latson Interchange Subarea, please see
below.

Interchange Campus: With the creation of a new interchange at
Latson/Nixon in 2013, development pressures may exist for large-
scale users seeking large parcels of land with convenient access to |-
96. The intent is to create a district that will accommodate large-
scale institutional campuses close to the interchange without leap-
frog development further south.

= Possible principal uses alone or in combination: medical
center/clinics, higher education satellite, corporate offices,
high-tech research & development (with no external impacts),
indoor sports center, conference center/hotel, health clubs,
office centers, or senior living. Ancillary uses that have a
direct connection to the principal use are allowed and should
be part of the overall plan, such as limited restaurants and
professional services when included as part of an overall
development.

= Any large-scale development should be a well-planned,
campus-like setting, planned in close coordination with the

5-6 Future Land Use
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Township. Upon submittal of the first development proposal
for this area, an overall development plan must be provided.
This plan shall guide development in the interchange campus
area including signs, access/circulation, building design,
landscape, and streetscape.

= A well-landscaped entry corridor that includes a median,
sidewalks, street trees, and ample places for pedestrians to
cross S. Latson Road. This may require provision of 40’ of
right-of-way from the center of the road.

For more information on the Latson Interchange Subarea, please see
below.

Table 12

Future Land Uses

Future Land Use Acres Percentage
Ag/Country Estates 6,159 28.6%
Large Lot Rural Residential 4,151 19.3%
Low Density Residential 4,370 20.3%
Small Lot Single Family Residential 2,364 11.0%
Medium Density Residential 443 2.1%
High Density Residential 119 0.6%
Manufactured Housing 399 1.9%
Neighborhood Commercial 116 0.5%
General Commercial 348 1.6%
Regional Commercial 270 1.3%
Mixed Use Town Center 186 0.9%
Office 238 1.1%
Industrial 340 1.6%
Research and Development 241 1.1%
Public/Quasi-Public 724 3.4%
Private Recreation 502 2.3%
Interchange Commercial 70 0.3%
Interchange Campus 520 2.4%
FLU Total 21,560
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C.GROWTH MANAGEMENT BOUNDARY

The residents of Genoa Township have consistently said that
preserving the natural beauty of the Township and controlling urban
sprawl are important priorities for planning the community. The
Township also desires to be able to provide efficient infrastructure
services to support development. One of the most effective ways to
meet both of these goals is with a “growth boundary.” The growth
boundary concept in the plan is designed to encourage the
following:

= Efficient land use,

*  Protection of farmland and natural areas,

= Efficient provision of utilities, services and infrastructure,
= An efficient transportation system,

= Locations for economic growth, and

= Diverse housing options.

The growth boundary marks the separation between rural and urban
areas and defines land that can efficiently support urban services
such as sewer, water and roads. Secondary growth areas are also
provided adjacent to the City of Brighton for low density residential.
Development outside the boundary is not prohibited; however,
because public utilities are not available in these areas, development
needs to be maintained at a relatively low intensity and the character
of development needs to not adversely impact natural features and
agricultural uses.

Areas within the growth boundary include the Grand River Avenue/I-
96 corridor between Brighton and Howell and areas surrounding the
City of Brighton. Land within the growth boundary are separated
into two distinct areas:

= Primary growth areas are currently served or available to be
served by public sewer and water. These areas include single
family and multiple family residential at higher densities with
public water and sewer, commercial centers, industrial parks
and mixed-use centers.

= Secondary growth areas do not have sewer and water, but
due to their proximity to the cities of Brighton or Howell, are
appropriate for infill with low density residential. Typical lot
sizes will be around one acre or clustered developments at
an overall density of two acres per dwelling.

Rural reserve areas outside of the growth boundary should be
maintained ot a relatively low intensity rural character of
development that will not adversely impact natural features and
agricultural uses.
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There is presently vacant or under-utilized land within the growth
boundary that can be served by public water and sewer. By focusing
new development in these areas, the Township and the County can
more efficiently provide the necessary infrastructure to support new
growth.

In addition, the Township has planned for a mixed-use town center
at Grand River and Dorr Road. This center is inside the growth
boundary and currently has the public utility and transportation
infrastructure to support development. This higher density center will
form a compact area for housing, shopping, employment, cultural
and recreational activities in a pedestrian-friendly, vital and attractive
neighborhood.

An extension of utilities south of 1-96 to the Latson subarea was a
determining factor in the planned land uses for that area. After the
interchange is completed, the area should be monitored annually for
potential development and proposed expansion of the growth
boundary south.

The growth boundary is not intended to be static, but should be
evaluated on a regular basis along with other updates to the Master
Plan. The Township Planning Act requires that the Master Plan be
evaluated and updated at least every 5 years. With each update, the
following criteria should be taken into consideration for amending
the growth boundary:

= Amount and capacity of undeveloped or under-developed
land currently within the growth boundary, which should be
used to satisfy the demand for development prior to
expanding the boundary.

= Projected population growth within the Township and
demand for other land areas for commercial or industrial
development.

= The ability to extend public water and sewer to serve new
land areas outside of the growth boundary.

= The capacity and condition of the road system to support the
new growth areas.

= The ability of the Township, County and other public
agencies to provide necessary services to the new growth
areas and the additional resulting population.

= The impact of higher density development from expanding
the growth boundary will have on natural features,
agricultural uses and rural character.

= Consistency with the goals and objectives of the Master Plan.

Future Land Use
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D.GENOA TOWN CENTER

An area has been designated for the Genoa Town Center around
the intersections of Grand River Avenue with Dorr and Hughes
Roads. This area is planned to become a mixed-use town center
with local businesses, neighborhood service establishments and
traditional residential neighborhoods. Residential uses will provide a
variety of housing types including apartments on upper floors above
commercial uses, traditional townhouses and single family homes on
smaller lots. The intent is that this area will be integrated into a
pedestrian-friendly, walkable area with sidewalks connecting all uses
and community parks and plazas integrated into the fabric of this
town center area. The Town Center area has the potential to
become an activity center for the Genoa Township community that
will provide a defined sense of place for the Township.

This area is planned for higher density development and a mixture
of uses; however for this type of development to be successful, it
must be properly designed and developed. For that reason, this
area is planned to be developed with a Town Center Overlay Zone,
with specific design standards for traditional architecture, buildings,
neighborhood form and streetscape elements, commonly referred to
as traditional neighborhood design. Below are some general
guidelines on how this area should develop.

Design Guidelines

Local Retail and Neighborhood Service

Local businesses and neighborhood service uses along Grand River
Avenue will be a focal point of the proposed town center. The intent
is that these areas will develop in a manner consistent with the
desired small town center environment and defined by closely-knit
neighborhoods surrounding a node of neighborhood commercial.
Development should be similar to the traditional urban forms found
in downtown Brighton and Howell.

Commercial architecture should contribute to the desired town center
character. The architectural styles for buildings should resemble that
of traditional architecture. Town centers commonly possess an
integrated pedestrian circulation system that conveniently links
residents of surrounding neighborhoods to public gathering places,
neighborhood commercial areas within the town center and civic
and recreational facilities. It is therefore important to ensure
adequate connections are provided through the creation of a system
of sidewalks and pathways that emphasizes human scale and makes
a neighborhood walkable. The commercial areas of the town center
need to include the following elements:

* Traditional architecture similar to that found in downtown
Brighton and Howell should be used.
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= Buildings should front towards and relate to the street at a
pedestrian scale and orientation.

= Building envelopes should create a continuous street edge
with buildings built-to the front lot line and with zero side
yards between adjacent buildings.

= Parking lots should be located behind the building to
minimize the dominance of automobiles and make the site
more pedestrian friendly.

= Sidewalks and pathways should interconnect all uses within
the town center with convenient links to residential areas and
parks.

= Street trees should be provided along all frontages and brick
walls or hedge rows used to screen any visible parking lots.

= The area should be developed with an interconnected grid
street pattern with on-street parking.

= Signage on businesses should be designed to fit the
traditional architecture and be pedestrian in scale.

= A vertical mixture of uses should be encouraged with
residential or office above retail businesses and services.
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Residential Uses

The residential areas of the town center should develop in a manner
that is consistent with the traditional neighborhood character of a
small-town. Residential will be a mixture of apartments above
businesses, traditional townhouses, and single family homes on
smaller lots. Other uses may include churches, civic spaces, parks
and recreational uses.

With the potential of higher density of development, it is important
that residential areas be designed to include all of the elements
essential to a high quality traditional neighborhood. Neighborhoods
need to consist of physical components such as streets, lots, blocks,
homes and community facilities, such as parks, schools and
churches.  Residential development should include all of the
following elements:

= Traditional architecture should be utilized.

= Multiple family should be developed as traditional
townhouses with courtyards and parking to the rear. Single
family homes should be designed with the living areas on
front and garages recessed to the side or rear of the home.

= Porches or stoop entrances should be provided on all front
facades.

= An inferconnected grid street pattern should be developed
with 600-800 foot maximum block lengths. Where locations
prevent through streets, then looped drives with large center
green spaces should be used instead of cul-de sacs.

= Neighborhoods need to be developed at a walkable scale
with sidewalks and pathways system.

= Vistas should be maintained to natural areas and focal
points.

= Neighborhood parks need to be provided in visible and
accessible locations to serve as neighborhood focal
points/gathering places and provide for recreation.

5-16 Future Land Use
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Public Streetscape and Open Space

Streetscape improvements, such as street lights, landscaping,
pathways and street furniture, should be integrated into the design of
development in the Genoa Town Center as well as other areas along
Grand River Avenue. This will create a strong sense of place and
identity for the community. In order to break the corridor up,
separate design themes should be considered for distinct areas such
as the Genoa Town Center and the regional shopping area centered
around Grand River Avenue and Latson Road.

Ornamental street lighting should be included along the frontage of
development to provide unity along certain sections of the corridor.
The regional commercial section of Grand River Avenue at Latson
Road currently has a uniform type of street light that creates a unique
identity of this area. A uniform style of street light should also be
used in the Genoa Town Center area. This should be a different
style of ornamental lighting to distinguish from the regional
commercial area.

Gateway signs should be installed at major entryways to the
Township, such as along Grand River Avenue. Enhancement
elements of the entrance sign should include lighting, landscaping
and masonry material.

Mixed-use developments should include plazas and public art.
Public art should be designed as an enhancement to a site and
provide a strong focal point. This public art should be:

= Appropriate to the scale and nature of the site.

= Integrated into the design of the building.

= Preserve and integrate natural features of the site.

= Use materials, textures, colors and design that are within the
context of the surrounding area’s character.

= Designed to be accessible, durable, secure, easily maintained
and not pose a hazard to public safety.
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E. I-96/Latson Road Subarea Plan

At the time this Master Plan update was prepared, a new full service
[-96 interchange was under construction at Latson Road. The new
interchange includes an overpass connecting Latson and Nixon
Roads and a widening to five lanes between Grand River Avenue
and the C.S.X. Railroad tracks. Nixon Road, renamed to S. Latson
Road, would be improved to a paved, two lane roadway from the
railroad south to Chilson Road. Grand Oaks Drive and Beck Road
have been realigned to accommodate the interchange ramps.

With the development of the new interchange, Latson Road will be
an important gateway to both north and south Genoa Township.
Access to the area south of [-96 will dramatically change,
necessitating a specific subarea plan to guide development
decisions. The subarea plan is intended to address the following:

*  Manage traffic around the new [-96 interchange and the
intersection of Latson and Grand River Avenue to maintain a
level of service that will meet the needs of travelers, protect
the significant investment of the interchange, and allow some
well-managed intensification of land use near the
interchange.

= Encourage high-quality design for the land uses surrounding
the interchange to create a gateway that presents a positive
image to the community for residents, businesses and
visitors.

= Protect the established rural and suburban residential areas
south of 1-96 through preservation of natural features,
limiting density and preventing the intrusion of nonresidential
uses outside of identified boundaries where land use change
has been planned.

= Identify a secondary area along S. Latson Road where some
additional land use change may be considered once a
principal use has been established and approved.

The Latson Road Subarea Plan includes the following
recommendations for when the interchange is completed, as
illustrated on the subarea map (See Map 10):

= The land on the east and west side of Latson Road between 1-96
and Grand River Avenue is planned for Regional Commercial
and will be rezoned for a mixed-use PUD (NR-PUD). This PUD
should include the following:
= A diversified mixture of uses that may include commercial
and office/research and development.

= A mixture of uses that will diversify traffic generated from the
site by spreading out the peak hour over times that minimize
impact to the interchange’s peak hour traffic.
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= Access management that will minimize the number of

driveways and protect the efficiency of traffic flow along Interchange Commercial
Latson Road between the interchange and Grand River Examples
Avenue.

= Distinct and prominent architectural features of enhanced
character, which reflect the importance of the site’s location
and create a positive visual landmark for this gateway to the
community.
= Extensive landscaping along Latson Road and Grand River
Avenue to enhance the appearance of these corridors and
the gateway to the community.
= Uniformity in design through coordination of architectural
styles, landscaping, ornamental lighting, pedestrian
circulation and vehicular access.
= The areas immediately south of the interchange along S. Latson
Road are planned for Interchange Commercial, as described in
Section B above. This area is intended to accommodate the
needs of interstate traffic and should complement, not duplicate
the commercial areas north a long Latson and Grand River.
= The areas adjacent to the Interchange Commercial area as
depicted on the map are planned for Interchange Campus uses.
This area can be served by utility extensions and is intended to
be a well-planned, campus setting.
= Residential development along S. Latson Road south of the
Interchange Campus area will remain at large lot residential
densities. The intent is to protect the residential character and
natural features through lower density development (Future
Transition Area on Map X).
= As the areas designated for Interchange Commercial and
Campus are approved for significant development, areas south
currently planned residential should be reevaluated for potential
supporting uses, conditional upon the utility and roadway
capacities, as shown as Future Transition Area on Map 10. This
plan is intended to be flexible, balancing the impacts of new
development on the infrastructure system, accommodating new
uses dependent on surrounding uses, and limiting the negative
impacts on existing nearby uses.

South Latson Interchange Design Guidelines
Streefscape
Streetscape improvements, such as street lights, landscaping,
wayfinding signage, and pathways, should be integrated into the
interchange commercial and campus developments. This will
contribute to the unified, high-quality development the Township
would like to project at the new interchange.
= As part of the development of the South Latson campus, a
landscaped median should be installed south of the railroad.
This will not only help beautify the corridor but improve safety
by restricting left-turns.
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Ornamental street lighting should be included along South
Latson and within the new development itself to contribute
toward the site’s unified design.

South Latson should be well landscaped, not only in the
median, but along the frontage, with street trees and knee
walls or hedgerows screening parking.

Gateway and wayfinding signs should be installed at the
interchange welcoming visitors to the Township and directing
them to major landmarks. This signage should be consistent
with that proposed along Grand River and for the Town
Center. Elements of a gateway entrance sign should include
lighting, landscaping, and masonry material.

Pathways should be installed on both sides of South Latson
and connect to the interior of the site. Buildings and parking
should all have pedestrian connections to the pathway
network.

Access and Circulation

In order to efficiently accommodate new traffic that is likely to result
from new development, having a coordinated circulation and access
plan is essential.

A signalized intersection should be located approximately V4
mile south of the railroad at Sweet Road. This should be the
primary entrance to campus Area A as identified on the
Subarea Map.

An additional entrance to Area A should be located halfway
between the signalized intersection and the railroad tracks
and be right-in/right-out.

Area A’s ring road should be sensitive of the
wetland/wooded area in its southeast corner and provide
stub roads for future connections to the south.

Area B should be accessed via the newly realigned Beck
Road which can be extended and configured into a loop
road.

Area B’s loop road should be sensitive to the wetland/natural
areas at the south of the site.

Auxiliary campus uses on the east side of South Latson across
from Area A should be primarily accessed via the signalized
intersection. Additional access points north and south of the
signalized intersection should be right-in/right-out. A
frontage road will help provide convenient access for these
businesses and should continue south for future connections.

No access points other than Beck Road should be allowed on
South Latson at the interchange north of the railroad tracks.
Businesses fronting South Latson at this location should share
access off Beck Road.

Future Land Use
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Access to the Future Transition Area should be integrated into
the overall circulation plan for Areas A and B.

Further access management standards are included in the
Township’s zoning ordinance and MDOT's Access
Management Manual

Building and Site Design
In order to establish a cohesive, high-quality campus at the South
Latson interchange, it will be important to have consistent building
and site design features.

Entrances should be well defined and easily accessible by
pedestrians.

Buildings should orient toward South Latson where possible
with parking given a less dominant presence along the
corridor.

Parking should be buffered with landscaping or decorative
fencing.

Understanding that a user like a hospital may need several
stories for its patient wings, this plan seeks not to require a
maximum building height. More importantly, any new
building built along South Latson fronting the corridor should
be built ot a pedestrian scale at its Latson frontage.

Stormwater should be consolidated and treated through
low-impact design and retention ponds that contribute to the
existing natural character of the site.

Building orientation should be sensitive to wetlands and
existing natural features and be situated to maximize the
sight lines and pedestrian access to enjoy them.

Materials should be of high quality brick, stone, glass, or
similar, reflective of a well-designed modern research park
or medical campus.

Loading zones and waste receptacles should be well
delineated and appropriately screened (see zoning
ordinance).

Lighting should be directed downward and fully shielded to
eliminate an outward or upward glare, providing for
adequate public safety without overly illuminating a site or
building.

Site lighting should consist of decorative fixtures, such as
goose neck fixtures, and be architecturally integrated with the
building style, materials and color. Pole fixtures should be
located within landscaped islands or behind the curb or
sidewalk.

Monument signs should be well landscaped and have
masonry bases.

Future Land Use

Wall-mounted sign and lighting

Draft 10/22/13




= Signs should be comprised of an interesting design that adds
interest to the business and the streetscape. Signs that have
the appearance of a box sign are discouraged.

= Signs should be architecturally integrated with their
surroundings in terms of size, shape, color, texture and
lighting and not promote visual competition with other signs
in the area.
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E. PLANNED UNIT DEVELOPMENT

Some areas may be appropriate for development under the Planned
Unit Development (PUD) option contained in the Zoning Ordinance.
Areas of the Township that contain significant natural features are
appropriate to develop under the PUD option. The purpose of this
alternate development procedure is to facilitate the following:

= Provide flexible design to respond to the unique
characteristics of the site, instead of the conventional zoning
standards.

= Coordinate development on larger sites.

= Preserve significant natural features.

= Provide alternatives for land that exhibits difficult
development constraints, where an improved design can
provide a community benefit.

New residential development
should include the following
elements:

= Allow clustering of residential units to preserve common open
space and natural features.

. . Density and character of
= Ensure public infrastructure and road improvements are -
. . development consistent
made concurrent with the development, with developer g
S with plan and
participation. surroundinas
= Provide the opportunity to mix compatible land uses or gs-
residential types.
= Coordinate infill and redevelopment along the Grand River C/usferea’a’eve./opmenf
. where beneficial and
Avenue Corridor. f
appropriate

F. RESIDENTIAL DESIGN STANDARDS

Preserved nafural feafures.

Residential  Densities/Rezonings: Residential densities will be Open space and
based primarily on the Master Plan’s Future Land Use Map. With a neighborhood
recreational areas.

rezoning, the Master Plan must be considered in conjunction with site
specific conditions & timing.  Other factors that need to be
considered are soil suitability, utilities, road conditions, natural
features and surrounding land uses.

Large lot vs. cluster: Where public utilities such as sewer and water
are available, this creates the opportunity to have clustered
development. In areas where sewer and water are not available,
there may still be the opportunity to provide a degree of clustered
housing in locations where soils are well suited for individual onsite
septic systems.

In general, areas not served, or planned to be served by sanitary
sewer are planned for a low density and large lot size to
accommodate on-site sanitary drainfields without compromising
environmental quality. Areas planned for the lower densities are
also not able to support higher densities due to limitations of roads
and other public services. Areas with sensitive natural features are
also planned for lower densities. While the overall net density of a
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site can remain consistent with the Master Plan, the PUD or cluster
development option can be used to cluster the dwelling units in areas
with soils suitable for sanitary drainfields and away from sensitive
natural features.

Natural features preserved:  Natural features that can be
preserved by clustering include woodlands, wetlands, steep slopes,
waterfront and poor development soils. Clustering should also be
utilized to preserve greenway corridors, buffers and natural open
space. A uniformly wooded site or an open site may not benefit
from clustering, unless innovative design is utilized. In all instances,
the benefit of clustering should be determined by a comparison of
larger lot conventional subdivision and clustered development.

Open space standards: Standards need to specify that the location
of open space will preserve natural features, open space corridors
along waterfronts creeks and major roads. Standards in the Zoning
Ordinance PUD regulations should specify the desired size of open
space areas and identify priorities of items to preserve. Quality open
space needs to be maintained as opposed to leftover, unusable
remnant land.

Recreational facilities: Requirements should be made for all major
residential developments to have active and passive recreational
amenities.  The Township Subdivision Regulations should be
amended to require a minimum amount of usable neighborhood
recreational area within all subdivisions and condominium projects,
whether a development is a clustered PUD or a conventional
subdivision.

Pedestrian circulation: As the community grows and traffic volumes
increase, the need for pedestrian facilities becomes more apparent.
Neighborhood streets should be constructed with some form of
pedestrian circulation, particularly for higher density developments
or along collector roads.  Sidewalks should be provided in
consideration of factors such as the density of development, age
characteristics of the expected residents, expected traffic volumes
along the street, proximity to other sidewalk systems and proximity to
schools, parks and public institutions.

= Sidewalks should be required along new streets within
residential developments that have half acre or smaller lots
or an overall density of 2 units per acre or greater.

= Bikepaths should be required where a development fronts on
a major road that is designated for a pathway in the
Greenways and Pathways section of this Master Plan.

= Paved pathways should be required within open space areas
of PUD’s. Stone or wood chip paths or wooden boardwalks
should be provided in areas with sensitive environmental
features instead of paved sidewalks.
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Landscaping: To preserve the rural character of the Township and
to enhance the natural quality of residential neighborhoods, the
following landscaping should be required in all residential
developments:

= Street trees or canopy trees within the front yard of each lot.

= Perimeter buffering along major roads that border the
development.

= Detention pond landscaping.

5-34 Future Land Use
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VI.  TRANSPORTATION

2013 Master Plan Update




A. INTRODUCTION

There is a strong link between land uses and transportation in
Genoa Township. In addition to residential growth in the Township,
there is significant new development in the surrounding townships.
The area’s population growth has increased the demand for retail
services and has been a catalyst for economic development. A
significant portion of the county’s commercial and industrial
development has been in Genoa Township along Grand River
Avenue between the cities of Brighton and Howell. One of the more
visible impacts of this growth is the increase in traffic volumes.
Traffic volumes have increased even faster than the population
growth.

One challenge for the Township is managing growth and road
improvements to provide a safe and efficient system without
compromises to the natural features and other characteristics that
make the Township so desirable. It is also important to understand
that while Genoa Township does plan and regulate the land use and
zoning, all the roads in the township are either MDOT routes (part of
Grand River), Livingston County Road Commission, or private roads.
Therefore coordination with the road agencies is important.

To some degree, there is a conflict between the need for road
improvements and other goals of the Township and residents. The
same natural features that make Genoa Township a desirable place
to live can be viewed as constraints to road improvements. The
rolling topography, sharp curves, and limited sight distances
contribute to difficult driving conditions, especially during adverse
weather. In some places the unpaved roads in previously rural areas
must accommodate more traffic than those roads can handle.
Adjacent land uses and numerous road intersections at curves and
areas with poor sight distance cause traffic flow restrictions and
potential safety hazards.

One big change is the new interchange along 1-96 at Latson Road.
Previous Township plans had promoted this interchange to improve
accessibility. With the interchange, thoughtful management of the
land use in the vicinity is critical to ensuring the interchange and
access roads to it have smooth traffic flow. The current redesign of S.
Latson Road (formerly Nixon Road), which maintains two lanes south
of the railroad tracks, will be at its capacity when built, restricting the
land use potential.

For more on the interchange subarea, please see Chapter 5: Future
Land Use

The transportation issues to be addressed in this chapter include:
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*  What road improvements are needed to accommodate the
projected volumes?

= How can the Township preserve its visual features and still
provide safe and efficient traffic flow?

*  What innovative regulatory and financial techniques can help
preserve capacity and accelerate improvements?

= How can the Township ensure the impacts of each incremental
development are considered and addressed?

= How can the Township improve safety and travel not just for cars,
but for those walking and bicycling as well?2

B. Complete Streets

The Michigan Planning Enabling Act amendment now requires
master plans to include a transportation component that
addresses different types of travel (pedestrians, bicyclists, etc). The
State of Michigan Transportation Fund was amended to provide for
coordination among local agencies to improve the environments
for walking, biking and transit use in Michigan. Genoa Township's
consideration of pedestrians and bicyclists has been part of the
program well before the state’s policy changed.

The basic objectives of a “complete street” system in Genoa
Township are listed below:

= Provide o Variety of Travel Routes. Those walking or biking are
more likely to do so when they feel safe and comfortable.
Therefore, a variety of routes should be provided so non-
motorized facilities are planned along roads with travel
conditions that would naturally attract such activity. This involves
providing connections from neighborhoods to schools, the
Township Hall campus, and recreation in and near the
Township.

= Provide for Safe Travel Along the Streef. A variety of options may
be considered to facilitate non-motorized and/or transit travel, in
addition to moving vehicular traffic. Depending on the context,
bike lanes, cycle tracks, sidewalks and pathways can all assist in
moving pedestrian and bicycle traffic.

= Provide for Safe Travel Across the Street. Where travel along the
road is often considered in non-motorized planning, it is often
the travel across the street that can deter non-motorized activity,
such as busy arterials like Grand River. The goal is to provide
some convenient places to cross where the pedestrian is very
obvious to the driver.

= Different Types for Different Folks. While experienced bicyclists
prefer riding in the travel lane or along its right edge, less
experienced riders prefer a bit more protection. Since one goal is
to encourage people to bicycle more frequently, a system that
meets the needs of those potential users is important. Therefore,
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bike lanes, buffered bike lanes, and separated pathways should
be part of an overall bikeway system.

In response to the recommendations of the Grand River Avenue
Corridor Plan, the Zoning Ordinance, Subdivision regulations, and
ordinances were amended several years ago to require sidewalks in
medium to higher density residential developments and commercial
frontages of Grand River Avenue. Many sidewalks have since been
built. Reconstructing the west portion of Grand River Avenue with a
median will also make it easier for pedestrians to cross the street

Many developments that have utilized the Zoning Ordinance’s
Planned Unit Development (PUD) option to create clustered housing
surrounded by natural open space have included trail networks.
Efforts should be made to create linkages between these PUD’s to
create an integrated community network.

For more on the Township’s pathways, please see Chapter 7:
Greenways and Pathways

C. Existing Traffic Conditions

Genoa Township is linked to the overall region by 1-96, with full
movement interchanges in both of the adjacent cities of Brighton and
Howell; and a partial interchange in the center of the Township for
traffic traveling to and from the southeast.

A new interchange is under construction at the intersection of 1-96
and Latson Road. This interchange will provide full access to 1-96 for
the community.

Within the county, Genoa Township is linked to adjacent
communities by Grand River Avenue and a number of county
primary roads such as Chilson and Brighton Road:s.

Genoa Township’s local transportation network is segmented by |-
96, an east-west limited access highway that passes through the
community. The division created by the expressway separates the
northern third of the Township containing a majority of the
commercial and industrial land from the southern two-thirds
containing the majority of residential lands. Currently, only two
roads cross the six mile length of 1-96 through the Township (Chilson
and Dorr Roads). A third crossing at the 1-96 Latson Road
interchange will increase the North-South mobility.

Among the roads in Genoa Township, 1-96 and the western half of
Grand River Avenue are under the jurisdiction of the Michigan
Department of Transportation.  Primary and local roads are
maintained by the Livingston County Road Commission with the
State Motor Vehicle Highway Fund matched by Township funds.
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Grand River Avenue is a five lane roadway that runs between the
cities of Howell and Brighton. This roadway is discussed in greater
detail in the Grand River Avenue Corridor Subarea Plan, a separate

document considered part of this Master Plan.

The county primary roads are generally two lane paved roadways.
Many of these roads have limitations due to topography, sharp

curves and poor sight distance.

Future traffic patterns within the road network will be
closely related to land use. Because of this, it is
vitally —important  that road development be
coordinated with the overall plan for the Township.

Existing Traffic Volumes

Existing traffic volumes for roadways throughout
Genoa Township vary, depending upon the location
of the segment studied or the date the study was
conducted.  Specific studies of intersections are
possible and encouraged, depending upon
development trends in the Township. Recent traffic
counts for several arterial, collector and local streets
throughout Genoa Township are shown on Map 12.

These traffic counts demonstrate several of the
Township's most traversed roadways. It is important
to consider existing traffic volumes when considering
future development within the Township, plans for
roadway upgrading or widening or projection of
future capacity.

It is impossible to apply general formula to each of
the Township's many arterial and collector streets to
establish a threshold of maximum expected roadway
capacity.  The Township should work with the
Michigan Department of Transportation and the
Livingston County Road Commission to evaluate
existing conditions and establish an action plan for
review of specific traffic management issues.

Capacity of the Roadway System

Traffic operations are typically evaluated by the
extent to which motorists are delayed in their travel.
Future traffic operations are evaluated by comparing
projected traffic volumes to the capacity or the road
network.  Roadway capacity is defined as the

TABLE 13
Comparison of Trip Generation Rates

Trips  In|Trips In

Peak Average

Hour Weekday
Residential (per unit)
Single Family .75 9.57
Apartment .51 6.72
Condominium 44 5.86
Mobile Home 44 4.99
Office (per 1,000 sq. ft. gross floor areaq)
General Office Building 1.55 11.01
Medical Office Building 2.48 36.13
Research and Development 1.24 8.11
Commercial (per 1,000 sq. ft. gross floor area)
Shopping Center 3.75 42.94
Pharmacy (w/drive through) 9.51 88.16
Quality Sit-down Restaurant 9.02 89.95
Fast Food Restaurant (w/drive through) |54.81 496.12
Service Station (per pump) 15.65 168.56
Convenience Store 67.03 737.99
Drive-in Bank 53.46 246.49
Industrial (per 1,000 sgq. ft. gross floor area)
Light Industrial .92 6.97
Heavy Industrial .51 1.50
Industrial Park .84 6.96
Manufacturing .73 3.82
Warehousing 45 4.96

(Note: A trip is a one-way movement, 10 trips = 5 in, 5 out)

Source: Institute  of  Transportation
Generation Manual, 7th Edition.

Engineers,  Trip

number of vehicles that can travel through an intersection or
roadway segment during a specified time period. Generally, traffic
operations and capacity analysis is evaluated for the peak hours of

traffic.

6-4 Transportation

Traffic engineers use a gradation scale of A through F.
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Generally a level of service of D or better is considered acceptable.
Level of service E or F represents long, undesirable delays.

Determination of roadway capacity is dependent on a number of
factors. Generally, a two lane paved roadway will have a 24 hour
capacity of 8,000 to 10,000 vehicle trips for Level of Service A
(unrestricted flow). This will be influenced by a number of factors
that will define individual roadway capacity. These include:

= Intersection design, turning lanes and traffic control devices;
= Pavement condition and material;

= Roadway width and number of lanes;

= Topography (rolling or flat);

= Design setting (winding rural or unswerving urban);

= Location and frequency of curb cuts;

= Speed limits and other traffic control devices; and

= Sight distance limitations.

Crash Data
Auto accidents occur more frequently on the major roads and
intersections of the Township. Locations of relatively high accident

locations are shown on the Traffic Conditions Map, based upon
SEMCOG crash rates between 2006-2010.

According to the Livingston County Road Commission, intersection
operation and design issues (sight distance limitations, too many
driveways, etc.) are a major consideration in determining road safety
conditions. The motorist on a roadway approaching an at-grade
intersection with another roadway (including driveways) should have
an unobstructed view of the entire intersection and sufficient distance
to the intersecting roadway to permit control of a vehicle, thus
avoiding accidents. At a minimum, the driver should be able to see
the headlights of an approaching vehicle.

Unobstructed sight distances should be provided on all approaches
at each intersection. After a vehicle has stopped at an intersection, a
driver should have sufficient sight distance to make a safe departure
through an intersection area. The intersection design should provide
adequate sight distance for all of the various vehicular maneuvers
required upon departure from a stopped position.

Roadway Functional Classification

Function, efficiency and safety of roadway movement in Genoa
Township can be furthered through the establishment of a
classification of roads and planning and designing these facilities for
their specific purpose. A functional system or hierarchy of roads
provides for movement of traffic as well as access to specific sites.
This hierarchy will range from major arterials such as Grand River
Avenue, which primarily serves for cross-town movement, to local
subdivision streets which serve to access individual homes.

6-5 Transportation

Roadway capacity is dependent
on:

e Infersection design and control/
e Pavement conditfion

e Width
e Topography
e Design

e Curb cuts
e Traffic contro/
e Sight distance

The functional classification system
has a four element hierarchy in
Genoa Township:

* Expressway- 1-96

* Maijor Arterial - Grand River
Ave.

e Arterial
e Collector

e Local
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This system defines the roles of each street, in terms of operational
requirements; which is in turn translated into planning, management
and physical design features.

Expressway:  1-96 serves as the principal route between the
residential population of Genoa Township and major activity centers
throughout the region.

Major Arterial:  The Grand River Avenue Corridor is the major
roadway through Genoa Township. This roadway serves a vital
function towards connecting the Township with the adjacent cities of
Brighton and Howell. Because of the amount of traffic on Grand
River Avenue, commercial uses have developed along this corridor.

Arterial:  There are a number of roadways which move traffic
throughout the Township and provide connections with other
adjacent communities including Brighton Rd., Chilson Rd., and
Latson Rd. These roadways also provide access from other areas of
Genoa Township to Grand River Avenue.

These roadways serve for longer trips within the Genoa Township
and adjacent communities. Like Grand River Avenue, the primary
function of these roads is to move traffic. Access to these roads must
be managed in order to maintain safe and effective movement.

Collector: The collectors serve to assemble traffic from local
subdivision streets of residential neighborhoods and deliver it to the
arterial.  Collectors will also serve to provide access to abutting
properties. Many individual subdivisions will contain one or more
collector streets which funnel traffic from the local streets and
connects with adjacent neighborhoods.

Local Streets:  Local streets serve primarily to provide access to
property and homes. These roadways are generally short and
discontinuous, and generally only provide connection to one or two
collector streets.

Constraints

Several natural and fiscal constraints impact the development and
efficiency of Genoa Township's public roadway network. In a
featureless environment, where no financial hindrances to
development are present, the roadway system will most likely
resemble a grid system, much like that which has developed in many
Midwestern communities. Genoa, however, is not a featureless
environment, nor does it benefit from infinite resources. As such, the
following considerations must be examined to most effectively plan,
prioritize and program the Township's transportation system:

= 1-96 limited access freeway;
= Water bodies;
= Wetlands;
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= Topography;

= Rights-of-way;

= Financing availability; and

= Cost effectiveness of proposed improvements.

D. Improvements

There are a number of improvements that will need to be made to
the road network in Genoa Township. As the Township continues to
develop, traffic levels will increase creating capacity deficiencies.
Maintaining the capacity of the transportation network should be
done through o comprehensive approach. Intersection
improvements and signalization can be made at congested
intersections or intersections with relatively high crash rates.
Transportation management practices, such as access management,
can be used to maintain the efficiency of the transportation network.

Grand River Avenue

Specific recommendations are made for Grand River Avenue,
including signalization, road widening and service drives. These are
contained in the Grand River Avenue Corridor Plan.

A particular recommendation to highlight in the plan is eventually
reconstructing Grand River Avenue with a narrow median in the
existing right-of-way. A median will reduce conflicts thereby
improving safety and traffic operations. In addition, a median adds
greenspace and makes it easier for pedestrians to cross. In the
past, the Livingston County Road Commission and MDOT both had
concerns with a narrow median. Since the concept was last
discussed with those road agencies, there has been considerable
research that all supports a narrow median over five lanes, at least
for some of the Grand River Avenue segments, particularly for the
Lake Chemung interchange to the Howell city limits.

[-96 Interchanges

[-96 was constructed in the 1960s. The original Lake Chemung
Interchange (Exit 141) was typical of many partial access facilities
built in rural areas at the beginning of the Interstate Highway
System. Interstate drivers going to a major community, such as
Howell, were provided a smooth transition from the Interstate to the
old highway which was usually the community's main street. A
similar interchange, on the far side of the community allowed
travelers, who had completed their business, to continue, via the
Interstate, to their next destination. As the area continues to grow,
however, direct access to the freeway from both sides of the
interchange becomes important in improving traffic conditions.

A Major Investment Study and Environmental Impact Statement was
prepared to evaluate improvements to the original interchange. This
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The MIS/EIS identified the
following needs:

Rapid suburbanization.
Access fo westbound I-96.
Congestion and safely.
Access south of I-96.

Long diistance north / south
access.

Limited improvement options
af the Lake Chemung

interchange.

Livingston County expecfed fo
grow significantly by 2020.
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study identified the following needs for transportation improvements
and proposed major access modifications.

The resulting improvements consisted of two separate parts, with one
half of the improvements being modifications to the existing Lake
Chemung Interchange and the other half consisting of a new
interchange at Latson/Nixon Roads. The modifications to the Lake
Chemung Interchange have already been completed.

The Latson interchange is designed as a diamond interchange,
which can accommodate two loop ramps in the future should the
increased volumes along Latson Road require them.

Other improvements included in the interchange development will

include:

= Nixon road will be renamed S. Latson Road and will be
upgraded to an asphalt roadway south of the interchange with 2
lanes and turning pockets at intersections

= Beck Road and Grand Oaks Drive have been relocated around
the interchange ramp area

= Latson and Grand River intersection will be widened to 7 lanes at
each approach with dual left turns in all directions

= Large detention pond will be located north of 1-96 at the previous
rest area property

Road Widening

In order to preserve the rural character of Genoa Township, any
future road widening should balance traffic needs with consideration
of natural features.  Excessive road widening would lead to
increased traffic speeds and a more suburbanized appearance. The
narrower roads which wind through the hills of the community add
to the natural rural character of Genoa Township.  Periodic
congestion may be preferred over excessive widening for through
traffic. In addition, the Road Commission does not have funding
available for road widening.

Because road widening is not planned, improvements will need to be
made at intersections to improve efficiency.  Much of the
improvements to roads will include left turn lanes at intersections.

The Township should also request acceleration and deceleration
lanes along major roads for all developments which require site plan
review and passing lanes for projects that will generate moderate to
high left turn volumes or where there are sight distance limitations.

Road Paving

Much of the expected road paving will be completed in conjunction
with the proposed 1-96 interchange improvements at Latson Road.
Nixon Road, south of 1-96 will be paved southward to Chilson Road
and renamed S. Latson Road. Crooked Lake Road is also in need of
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pavement to provide access to the Three Fires Middle School,
however funding has not been allocated for this project.

Intersection Improvements

Selected intersection improvements should be made at locations
which have experienced higher crash rates than other intersections
(see Map 13). Improvements can include turn lanes, sight distance
improvements, pavement improvements, signalization or other form
of traffic control.

The major roadway improvement planned within the Township is the
realignment of Challis Road at Bauer Road. The west approach of
Challis Road is to be realigned to the south to line up with the east
approach. This will create a regular “T” intersection with the south
approach of Bauer road. The north section of Bauer Road will be
accessed from the former west leg of Challis Road.

Another intersection under consideration for improvements is the
intersection of Brighton Road and Chilson Road. This intersection is
a four-way stop that currently meets at an odd angle. Also, there is
a by-pass lane from northbound Chilson road to east bound
Brighton Road. The by-pass may be eliminated and the intersection
realigned to create more of a regular, 90 degree intersection.

There are long traffic delays associated with traffic attempting to exit
the Meijer/Hampton Ridge driveway. A traffic signal would improve
access to and from those developments. The Township should
request a traffic signal study by MDOT to determine if a new signal
could be timed to coordinate with the traffic flow through other
signals and if the state’s criteria for a signal installation are met.

6-9 Transportation
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Models have been used to predict the volumes and patterns of traffic
flow to and from the new 1-96 interchange at Latson Road. Actual
traffic volumes do not always match the patterns expected in
modeling. In order to determine if additional road improvements
may be needed, the Township should coordinate with the Road
Commission to conduct traffic counts and analyze if other
improvements are needed, such as at the S. Latson Road and
Chilson Road intersection.

Access Management

Typically the approach to addressing high traffic volume is to widen
a road to 3, 4 or 5 lanes. However, widening can disrupt the rural
atmosphere of an area. Maintaining safety and smooth traffic flow
without costly, premature or even unnecessary widening is a goal of
this Plan. One technique to help preserve capacity and promote
safety while delaying or avoiding the need for widening is access
management.

The lack of controls over the number and placement of driveways
increases potential for traffic congestion and crashes. Poor but
heavily used access systems conflict with the traffic movement
function of the Township's major roads. Because of sight distance
limitations in many areas of the Township, there are limited locations
for optimum driveway and intersection placement.

Access management involves a series of tools to reduce traffic
conflict points, and thus preserve capacity and improve safety.
Access management standards regulate the number, spacing and
design of access points, and requires the use of shared access
systems where practical.  The Township has adopted zoning
standards for access management.

Number of Access Points: The number of access points should be
limited to one where possible. Along major roads, driveways should
be properly spaced from one another and from intersections with
other major streets. Driveways should be aligned with those across
the street or properly offset following the adopted zoning standards.

Alternative Access: Along major arterials, such as Grand River
Avenue, alternative access should be encouraged, such as shared
driveways, rear service drives or frontage roads. Commercial
developments and parking lots should be connected through front or
rear service drives. Frontage drives, rear service drives, shared
driveways, and connected parking lots should be used to minimize
the number of driveways, while preserving the property owner's right
to reasonable access. Certain turning movements should be limited,
especially left turns, where safety hazards may be created or traffic
flow may be impeded.
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High Troffic Generators: Uses that are high traffic generators should
be located on the future land use and zoning maps where they can
best be accommodated by the roadway system.

New Road Development

There are currently no plans or funding for the Livingston County
Road Commission, or the Michigan Department of Transportation to
construct new public roads. As presently planned, all new road
construction within the Township will be the result of private
development.

There are a number of areas in the Township that have un-
subdivided parcels. All newly created lots (and condominium units)
are required by the Zoning Ordinance to have public road frontage,
or frontage on a private road constructed to the standards of the
Township Private Road Ordinance.

Development of future roads, whether public or private, needs to be
well planned to ensure the establishment of a safe and efficient
vehicular circulation system. Special attention needs to be given to
the planning and design of roads for the following purposes:

= Protect the substantial public investment in the street system.

* Promote and coordinate effective and energy efficient
development.

= Promote the orderly development of, and ongoing access to,
land.

*  Protect community character and minimize environmental
impacts.

= Promote safe and efficient travel within the Township.

= Prevent duplication of roads.

= Ensure reasonable, though not always direct, access to
properties.

= Ensure roads remain passable in all weather conditions and are
adequate to provide safe, year-round access by fire, police and
other public and emergency vehicles.

=  Ensure roads are improved to properly handle development
impacts.

Requiring connections of local roads is essential to developing a
local road network and maintaining the effectiveness of the
Township's major roads. Providing road connections between
adjacent subdivisions allows for the movement between adjacent
neighborhoods without the need to access major roads. It also
provides alternative means for residents within the subdivisions to
access the major road network at locations that are most efficient for
traveling to their destination, shortening trips and thereby minimizing
traffic impacts to the major road network. It is important that
connections between local streets be designed to discourage use by
through traffic that does not have an origin or destination within the
local neighborhood.
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Residential Roads

The Township currently has standards in the Township Private Road
Ordinance for development of local private roads. These standards
are applicable to local streets with a primary function to provide
access to abutting residential land, and not serve higher volumes of
through traffic. While all roads are required to be designed to meet
Livingston County Road Commission standards, the Township has
the discretion to allow some modifications on private roads where
significant natural features will be preserved.

Township roadway standards provides for a hierarchy of roads
based upon function. The following are used to determine the
necessary road widths in residential developments:

= Lower density developments are allowed to have roads with
widths as narrow as 22 feet with gravel shoulders and open ditch
drainage, particularly in the rural residential areas of the
Township.

= Higher density developments are required to have wider roads of
26-28 feet with concrete curb and gutter.

= Wider roads are required where a larger amount of on-street
parking is anticipated.

= Collector roads in higher density developments are required to
be 30 feet wide to handle larger traffic volumes.

= The roads that serve as a single point of access for a relatively
large number of residential units will need to be wider and
boulevards should be provided into the development. The
divided roadway in effect provides an alternate access for
emergency vehicles in the event one side is blocked by an
accident or fallen tree.

Implementation

A majority of the road improvements, including new road
development and improvements to existing roads, will be privately
implemented concurrent with development. These improvements are
necessary to serve development. The Township should also work
closely with the Michigan Department of Transportation and the
Livingston County Road Commission to ensure that proper road
improvements are being installed with development.  This can
include additional turn lanes or the dedication of future right-of-way.

A number of public road improvements will also be implemented by
the Michigan Department of Transportation and the Livingston
County Road Commission. The Township should continue to work
with these agencies to ensure road improvements will meet the
needs of Township residents and businesses.

The Township can also take a direct role in implementing public
road improvements. Current practices and programs for funding
maintenance and improvements to Genoa's roadways allow a range
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of options, including: dedicated millage, special assessments, bond
programs, tax increment financing and Federal transportation
funding.

E. Other Modes of Transportation

Rail

Genoa Township has two active railroad lines. The Great Lakes Rail
Road line runs north and south through the west side of the
Township. The C.S.X. Rail Road line runs east and west through the
center of the Township between the cities of Brighton and Howell.
Both of these lines are fairly active. These rail lines are
predominantly for freight transit.

Airports

There are no airfields in Genoa Township. The nearest public
airport to Genoa Township is the Livingston County Airport,
northwest of the City of Howell. Detroit Metropolitan Airport is in the
City of Romulus, approximately 45 miles southeast of Genoa
Township. Capital City Airport in Lansing is 50 miles west. Flint's
Bishop Airport is 40 miles north.

6-13 Transportation
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VII. BIKEPATHS & GREENWAYS

2013 Master Plan Update




A. GREENWAYS DEFINED

A greenway is a linear feature within the natural landscape that acts
as a conveyance to integrate the various components of the
landscape. Portions of the greenway function is to tie together the
cultural landscape by providing transportation routes and access
between Genoa's residential population and the various recreational,
civic, cultural, and natural resources. Greenways also enhance the
ecological function of Genod's natural environment by preserving
natural areas and corridors which are vital to the environment. A
greenway is a corridor that provides the following:

Protection, management and enhancement of Genoa's cultural
resources and provision of recreational opportunities, including:
0 nature ftrails, bike paths and pedestrian facilities
development,
0 establishing linkages  between  cultural  and
recreational resources, and
0 providing recreational opportunities;
= Protection, management and enhancement of Genoa's natural
resources, including:
0 water quality improvement,
o fish and wildlife migration and habitat enhancement,
and
0 protection of natural vegetation;
= Enhancement of the quality of life and aesthetic appeal of
Genoa, including:
0 scenic natural areas,
0 natural character of residential neighborhoods, and
0 natural buffers between residential and non-
residential land uses,
= Provision of an alternative non-motorized transportation mode to
link residential areas to major destination points within the
Township.

Greenways function as linkages which tie together the various
components of Genoa's cultural and natural resources. The function
of creating and maintaining these linkages as a Township wide
network, enhances the value and quality of each individual
component.

GREENWAY GOALS & OBJECTIVES

= Create a complete non-motorized network to provide the
opportunity for pedestrian activity such as walking, jogging, and
bicycling in a safe and comfortable environment.

= Provide linkages between residential areas and recreation areas.

= Preserve the Township's natural character of forested areas,
water resources and open views of rural open space.

7-1 Greenways and Pathways

Greenways are corridors or
linkages that are managed for
conservation and/or recreation
and which connect focal areas.
These include:

¢ Recreational greenways
featuring paths and trails of
various kinds, based upon
natural corridors and public
rights-of-ways;

e Fcologically significant natural
corridors possibly along
waterways and/or
drainageways;

e Scenic roufes along public
right-of-ways, especially along
waterways and through
natural areas;

* Buffer zones between
neighborhoods and other,
non-residential land uses;
and,

e Linkages providing for
alternative modes of non-
moftorized movement between
residential neighborhoods and
destinations such as recreafion
areas, shopping districts,
schools and churches.
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= Provide a natural corridor of open space connecting significant
natural/open space and conservation areas of the Township.

= Provide buffers between development and ecologically sensitive
areas.

* Maintain the ecological functions of natural waterways and
drainage networks.

= Enhance natural habitat and migration routes to increase the
Township's ability to support indigenous wildlife.

= Increase awareness and access to the system of greenways, bike
paths and the Township's natural amenities.

SOUTHEAST LIVINGSTON GREENWAYS

A greenways plan was prepared a number of years ago for
southeast Livingston County. This plan illustrates a non-motorized
system of paths and conservation corridors containing significant
natural features. This plan is a cooperative effort between the City of
Brighton, the four surrounding townships, including Genoa, the
Livingston County Planning Department and the Southeastern
Livingston County Recreation Authority

The Livingston County Planning Department has also prepared a
greenway manual for the Livingston County Greenways Initiative.
This document outlines goals, and obijectives of greenways and
standards for greenway development within the county.

Both of these documents are incorporated into this plan by reference
as they provide a basis and a regional context. This plan examines
Genoa Township in more detail and makes additional
recommendations relative to the development of greenways
concurrently with the growth and development of Genoa Township.

7-2 Greenways and Pathways

Greenway Objectives:

Pedestrian activity

Linkages from neighborhood’s
fo destinations

Preserve natural rural
character

Natural corridors connecting
open space

Buffer ecologically sensitive
areas

Proftect natural waterways

Wildlife habitaf

Increase awareness of
greenways
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GENOA'S CULTURAL AND NATURAL RESOURCES

Cultural and natural resource components are comprised of a
variety of land and water areas; all of which function as an integral
system. Because the combined total system provides more value
than the sum of its individual parts decisions on individual locations
should be based upon the vision of the whole. The components of
Genod's cultural and natural resource system are classified into a
range of categories from public to private. These include the
following:

= Brighton State Recreation Areq;

= Chaldean Camp;

= County lands;

= Township Hall and other Township owned properties;

= Other government properties such as public schools, road rights-
of-way and utility easements;

= Private areas which are maintained in a natural state such as
drainageways and wetlands;

These open space areas are accessible to a varied group of people.
Government owned areas are generally accessible to the public
while private green space is only open to a smaller private group of
users.

TOWNSHIP PROPERTY

The Township owns approximately 72 acres containing Township
Hall and featuring large open space areas, trails, parks, athletic
fields, pavilion, sled hill, playground equipment, and wetlands. The
surrounding land also provides the opportunity for other uses such
as public open space, conservation and recreation. In addition, two
sites located near Latson Road and Grand River Avenue were
dedicated for future neighborhood parks. The Township is also
seeking locations for future community parks, as detailed in the
Parks and Recreation Plan. The Township lands should be linked
with the greenways and bike path system for the community to tie the
public lands with surrounding neighborhoods.

7-3 Greenways and Pathways

Genoa Township is made up of a
number of individval cultural and
natural resource components which
combine to create the overall
quality community. These include:

e Township owned natural areas
and public open space

properties;

e Other municipal properties
such as the Township Hall;

e Schools, roads and bike paths;

e Drainageways, wetlands and
floodplains, and,

* Private open space.
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PROPERTIES OWNED BY OTHER GOVERNMENT AGENCIES

The Township contains other publicly owned lands which contribute
to the overall network of public open space. These include the
following:

*  Many road rights-of-way provide linear paths. Some have
improvements such as bike paths that allow non-motorized
movement. Many provide natural aesthetic amenities such as
natural vegetation and views of open water.

= Public schools will serve more as destinations then routes for
cultural and civic activities. These facilities are destinations for
children in the community as well as locations for school related
community events.

= The Brighton State Recreation Area is 4,947-acre park is located
at the southern edge of the Township. The majority of the park is
located in Hamburg Township, however a portion is in Genoa.
Brighton Recreation Area provides a multitude of year round
activities.

= The Lake Chemung Park is a recreational facility, located along
Grand River on Lake Chemung, is owned by the Livingston
County Road Commission. The small site provides open space
and picnic facilities.

= There are two Department of Natural Resources (DNR) Access
Sites within Genoa Township, one of which is located on Lake
Chemung and the another on Crooked Lake. These sites
provide public boat launches.

PRIVATE OPEN SPACE

In addition to having public areas for access, recreation and non-
motorized movement, a need exists to have these networks for
ecological reasons. Private open space plays an important role in
maintaining the Township's ecological functions. These include
private lands maintained in a near natural state through regulatory
means such as drainageways and wetlands. Private open space can
also include conservation easements or park/common areas within
developments, such as PUD’s as well as areas which have been left
undeveloped due to constraints, such as steep slopes and dense
forest.

While these private open space areas are not accessible by the
general public, they do enhance the quality of each individual's
personal space. Collectively, these open space areas are essential to
maintaining the investment that each resident has made as a part of
the community. As the Township becomes more developed, natural
ecosystems will be disrupted and the rural character of the
community may be altered. Providing for a natural open space
which is integrated with development will help to mitigate these
impacts and protect private property owner's investments.  This
private open space also still provides ecological benefits and wildlife
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Management of natural
greenway systems enhances
each individual's enjoyment of
their own private open space
and proftects the investment that
each resident has made in their
property through the following:

e Habitat for wildlife.

* Buffers between clustered
development and
ecologically sensitive areas.

e Minimize increases in storm
water runoff.

* Vegetation fo maintain air
quality.

e  Maintain natural rural
characfer.
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habitat. Private open space within Genoa Township includes the
following:

= Subdivision parks and common areas range in size from about
half an acre to over 100 acres.

= Commercial Recreation Facilities include; the Mt. Brighton Ski
Area, a 220-acre recreation area located in the southeastern
portion of the township featuring downhill skiing during winter
and an 18-hole golf course. Other commercial recreational
facilities within Genoa Township include golf courses.

It is important that pathways to these publicly and privately owned
facilities be provided to ensure a higher level of pedestrian activity is
achieved within the Township.

ENVIRONMENTAL CONDITIONS

The natural environment is a critical element. The
components to the environment function, change and
interact as part of the ecosystem. A major objective of
the greenway program is to maintain these natural
functions in a balanced state, while still allowing the
community to grow in a controlled manner. One
method to protect these areas is through the greenways
program. The environmental features to be considered,
as described in the Environmental Conditions section of
this Master Plan, are soils, topography, creeks, wetlands,
lakes, woodlands and wildlife habitat.
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USER GROUPS

There are a number of user groups for various components of the
Township Greenways system. These include the following:

= Pedestrians: This group utilizes the trail and path system for an
alternative means of transportation. While the requirements of ~ User Groups:
this group are similar to those of the recreational walkers, )
convenient and safe access to destinations is most important. * Pedestrians
= Bicyclists: This group utilizes the path system for recreation as o
well as transportation. The pathway's physical requirements are  ° Bicyclists
much different for this group. Bicyclists will generally have a
much larger range than pedestrians and require more greatly — ° Recreational/health walkers

improved trails. In crowded situations, there will be conflicts and joggers
between pedestrians and bicyclists.  If there are high traffic )
areas, separately designated paths may be required. * Handicapped

* Recreational/health walkers and joggers: These groups will
utilize the path system for recreation, scenic enjoyment and  ° Educators/students
physical exercise. These users require a safe and relaxing .
environment. * [Equestrians
= People with disabilities: In development of a greenway system,
the specialized needs of those with disabilities need to be
considered.  Accessible facilities should minimize hazardous
conditions and permit maneuverability.
= Educators/students: An integral part of the greenway system are
Brighton and Howell area schools. Greenways can not only be
used as routes for students going to and from school, but also as
"outdoor classrooms" for the study of nature.
= Equestrians: Despite the rapid rate of development in Genoa
Township, there is a significant amount of residents that keep
horses. Currently, horseback riders utilize private property, the
Brighton State Recreation Area, and gravel county roads with low
traffic volumes. Trails for this use may conflict with other users.
If there is a demand for this use, specific bridle trails may be
designated in proximity to any riding stables in the Township.
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B. GREENWAYS

PATHWAYS

The trails proposed under the Greenway plan will provide
connections between homes and neighborhood schools, and activity
centers, as well as other trails and transportation facilities. In
addition, these trails will provide ample opportunities for recreational
use.

RECREATION

In addition to recreation related to trails and active parks, other
passive recreation is encouraged where environmental impacts will
be acceptable and where appropriate easements exist.  Passive
recreation consists of activities which are not programmed and do
not require developed facilities. Examples are photography, resting,
bird and wildlife observation, picnicking, reading, and fishing.

CONSERVATION

Greenways can be established to maintain and enhance the
ecological functions which are vital to the quality of life on Genooa.
The natural functions to maintain and the components of the natural
system are described in the previous section of this plan under
Environmental Conditions. Natural features which will determine the
most appropriate location for greenways serving this purpose are
soils, drainage, wetlands, vegetation and wildlife habitat.

Drainageways: Greenways should be established to protect natural
drainageways. This will include the drainageways wetland areas that
the drain flows through and the natural vegetation in the upland
areas surrounding drainageways. Sufficient natural buffers on both
sides of creeks should be protected in a natural vegetative state to
maintain the quality and moderation of surface water flow into the
drainageways and protect from excessive soil erosion.

Habitat: Greenways should be established to reconnect natural
habitat corridors. Where there are areas of wildlife habitat such as
wooded areas or wetlands, these can be connected by greenways.
Connections should be made between like natural areas, and the
connection should match the natural characteristics of the existing
habitat areas.
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Pathways

Draft 10/22/2013




C.PATHWAYS

Pathways are to be shared use facilities among pedestrians, cyclists,
equestrians, the handicapped, and other pathway users. The
pathways  will provide connections between homes and
neighborhood schools, other activity centers, other pathways and
transportation facilities.  In addition, these pathways will provide
ample opportunities for recreation. Pathways are proposed in the
following locations:

= Along Grand River Avenue: The goal is to have a complete
sidewalk system along both sides of Grand River Avenue from
the City of Brighton to the City of Howell. This will serve as the
principal east-west connection through the Township and link
many of the neighborhoods in the northern portion of the
Township with the adjacent cities. The current priority is filling
sidewalk gaps and future plans are to add paths on the eastern
side of the Township. Other north-south pathways will provide
connections to the Grand River Avenue paths to create an
integrated network.

= Latson/ Chilson Roads: A continuous paved path is proposed to
span the Township from north to south along the Latson/ Chilson
Road corridor. The new interchange at Latson Road will include
a pedestrian pathway that continues south to Crooked Lake and
Three Fires school. Pathways are proposed along Latson Road,
north of Grand River Avenue to serve the higher density
residential in this area which is in close proximity to the Grand
River Avenue corridor. The sections along S. Latson Road and
Chilson Road in the southern portion of the Township may
include a paved path and a separate unpaved path for
horseback riding. At the southern edge of the Township, the
pathway will enter the Brighton State Recreation Area and tie into
the hiking paths located in Haomburg Township to the south.

= Brighton Road: A pathway is proposed along Brighton Road
between Honors Way and the City of Brighton. This will provide
a connection between the higher density residential in the area of
Oak Pointe and the City of Brighton.

* Dorr Road: The Township Hall is located on Dorr Road between
[-96 and Crooked Lake Road provides recreational amenities
such as playgrounds, soccer fields, and bike paths. A pathway
along Dorr Road would provide a link between the Township
Hall and Crooked Lake Road to the interchange and also to
Challis Road and Brighton Road.

= Crooked Lake Road: A pathway extending west along Crooked
Loke Road from the Township Hall to S. Latson Road would
complete a looped path system around the Tri-Lakes area. This
would also provide a linkage between the Township Hall and the
Three Fires Elementary School.
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= Chadllis Road: An off-road shared used pathway should be
developed along Challis Road from Dorr Road to the existing
path on Brighton Road.

= Bauer Road: An off-road shared used pathway has been
developed along Bauer Road from Challis Road to the Brighton
State Recreational Area at the southern edge of the Township.

Pathway Siting: The major objectives of pathway location are as
follows:

= To design a pathway that produces a minimum impact on the
land.

= To provide for recreation and transportation.

= To choose an alignment that is visually pleasing and provides a
variety of views and experiences.

* To take advantage of the natural terrain and vegetation.

= To provide a pathway that requires minimum maintenance.

= To have minimum impact on wildlife habitat and wetlands.

Design:

= The Livingston County Greenways Initiative contains standards
for development of various types of trails. The standards
contained in this plan should be followed.

= A pathway should be designed with curves that appear to have a
purpose, not be placed haphazardly or regularly throughout the
pathway length. An alignment which has long curves and short
tangents will flow gracefully through the landscape.

= The relationship between Greenway projects, particularly
pathways, and nearby private spaces must be carefully
considered.  Views, residential privacy, and access from
residential privacy, and access from residential areas adjacent to
Greenways are important.

= Residential neighborhoods require a design that is sensitive to
the character, forms, materials, and colors. Nearby residents
should be closely involved in the design process. Consider
carefully the character of the public/private interface.

= Environmentally sensitive areas require a careful balance
between the desire for recreation and the protection of natural
resources. Determine the appropriate location and intensity of
use of any path system carefully.  Toke advantage of
opportunities to enhance the natural environment of the
greenway. Provide seating in areas where wildlife can be
observed without being disturbed.

= Pathways and wildlife habitat potentially conflict because of the
environmental impact of construction. In addition, some wildlife
species are intolerant of the presence of pathway users. Where
high quality habitat is present, pathway links should be rerouted
around the habitat.  Subtle, aftractive buffers should be
integrated where necessary to protect privacy and wildlife.
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= Occasional viewing, and seating areas can be provided along
the path for resting and passive recreation activities.

= Path alignment should consider the larger patches of vegetation,
open space, and drainage corridors that have high wildlife value
by not cutting through the center of such parcels.

* Locate path intersections at natural focal points and convenient
access points.

Pathway type: Pathways can be paved or unpaved. Paved pathways
should be designed and constructed following the standards of the
American Association of State Highway and Transportation Officials.
To determine whether paved, unpaved, or parallel paved and
unpaved pathways are most appropriate, the following criteria can

be used:

= Paved pathways should be provided when:

0}
o

o
(0}

High bicycle speed and volume is anticipated

There is an existing or projected year round
transportation need for the pathway.

Winter maintenance is anticipated.

The pathway connects paved pathway sections along
a Greenway.

= Unpaved pathways should be provided when:

(0]

(0]

(0]

The Township finds that a paved pathway would
cause unacceptable environmental impacts.

The criteria for paving a pathway are un-met and a
pathway is still needed.

Equestrian use is anticipated.

= Separate paved and unpaved pathways may be provided when:

(0]

(o}
(o}

Both the criteria for paving a pathway are met and
equestrian use is anticipated.

Use conflict are anticipated because of high volume.
The environmental impacts of separate pathways are
acceptable.

The area has sufficient space and amenity to make
separate pathways desirable.
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VIII. IMPLEMENTATION

2013 Master Plan Update




A. Tenets of Successful Implementation

This plan is intended to be a policy guide for moving Genoa Township
forward, guiding decisions about future physical and economic
development. But the plan is more than just a policy guide for Township
officials and staff. With the commitment of resources to this planning
effort come the high expectations that the recommendations will be
implemented, some soon, or others over the next five to ten years.

Transforming the plan’s goals into reality will require a long-term
commitment and political consensus. The plan is designed to be a road
map for action, incorporating strategies, specific projects, and programs
that will achieve the desired results. This chapter synthesizes the many
plan recommendations and identifies the actions and timing needed to
transform the plan’s vision into reality.

Commitment

Successful plan implementation will be directly related to a committed
township leadership. While elected and appointed officials - the
Township Supervisor, Manager, Township Board, and Planning
Commission - will have a strong leadership role, many others -
Township department directors, staff, and leaders from the community’s
institutions and organizations - will also be instrumental in supporting
the plan.

However, commitment reaches beyond just these individuals and
includes the array of individuals with an interest and stake in the future.
Citizens, landowners, developers, and business owners who will be
impacted by how Genoa Township changes must unite toward the
plan’s common vision.

Integrate with Capital Improvements

Township officials and departments must embrace the plan, applying its
recommendations to help shape annual budgets, work programs, and
the design of capital improvements. For example, the Township’s
engineering division can support implementation through infrastructure
improvements, streets, and storm systems designed consistent with plan
policies and recommendations, or the planning and building
department through site plan review. Each department, staff person, and
elected official should find it a benefit, if not an obligation, to reference
the plan when making decisions and setting priorities.

Guidance for Development Decisions

This plan is designed for routine use and should be consistently
employed during any process affecting the community’s future. Private
investment decisions by developers, corporations, and land owners
should consider the plan’s direction. Other planning efforts for
subareas, corridors, and community facilities should be in harmony with
the master plan. Finally, the plan should be used when reviewing
development proposals and referenced in related reports and studies.
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Partnerships

While the Township is in a position to coordinate many of the plan’s
implementation tasks, responsibility should not solely rest on the
government. Instead, the vast array of stakeholders having key roles in
either the township or region must all participate. Partnerships may
range from sharing information to funding and shared promotions or
services.

Municipal government cannot and should not do it all. Only through
public/private collaboration can the plan’s vision be realized. What can
these partnerships do that the Township cannot do alone?

= Solve Larger Issues. Many issues are beyond the control of
individual jurisdictions and require cooperation, including major
infrastructure improvements, non-motorized options, and
economic development.

= Meeting Expectations for Public Services. Economic conditions
make it more difficult for individual communities to meet
residents’ needs and expectations. More sharing of resources
and eliminating duplicated efforts may result in more cost
effective ways of providing essential community services.

Evaluation and Monitoring

This plan has been developed with a degree of flexibility, allowing
nimble responses to emerging conditions, challenges, and
opportunities. To help ensure the plan stays fresh and useful, periodic
reviews and amendments are required. This will ensure plan goals,
objectives, and recommendations reflect changing community needs,
expectations, and financial realities.

Any more detailed subarea plans should be adopted as master plan
amendments. The plan should be reviewed at least every five years.
Updates should reflect changing conditions, unanticipated
opportunities, and acknowledge the implementation to date.

Roles of the Supervisor and Township Board

The Supervisor and Township Board must be solidly engaged in the
process to implement the plan. Their responsibilities will be to prioritize
various action items and establish timeframes by which each action
must be initiated and completed. They must also consider and weigh the
funding commitments necessary to realize the township’s vision, whether
involving capital improvements, facility design, municipal services,
targeted studies, or changes to development regulations, such as
municipal codes, the zoning ordinance and procedures.

Planning Commission as Facilitators

The Planning Commission is charged with overseeing plan
implementation and is empowered to make ongoing land use decisions.
As such, it has a great influence on how sustainable Genoa Township
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will be. Therefore, several tasks in the Action Plan are the responsibility
of the Planning Commission and its staff.

As an example, the Planning Commission is charged with preparing
studies, ordinances, and certain programmatic initiatives before they are
submitted to the Township Board. In other instances, the Planning
Commission plays a strong role as a “Plan Facilitator” overseeing the
process and monitoring its progress and results. Together, Township
staff and the Planning Commission must be held accountable, ensuring
the township’s master plan impacts daily decisions and actions by its
many stakeholders.

B. Zoning Recommendations

Zoning is a key mechanism for achieving the desired land use pattern
and quality of development advocated in the plan. This section
provides a useful guide relative to the inconsistencies between current
zoning patterns and proposed future land use designations.

Because the Future Land Use Plan is a long range vision of how land
uses should evolve over time, it should not be confused with the
Township’s zoning map, which is a current (short term) mechanism for
regulating development. Therefore not all properties should be
immediately rezoned to correspond with the plan. The Future Land Use
Plan is intended to serve as a guide for land use decisions over a longer
period of time (5+ years).

Review of the Existing Land Use map in comparison to the Future Land
Use map reveals a gradual transition to the planned land use pattern.
Achievement of this goal will be gradual particularly where established
businesses and homes are located in areas intended for other types of
uses in the long term.

In addition, the Future Land Use map (Map x) is generalized. More
detailed evaluation would be required as part of any rezoning
consideration.

The plan categories correspond to zoning districts, but there is some
generalization. The following table provides a zoning plan indicating
how the future land use categories in this master plan relate to the
zoning districts in the zoning ordinance. In certain instances, more than
one zoning district may be applicable to a future land use category.
Notes are provided to guide the Planning Commission in determining
the appropriate zoning district based upon the context of the
surrounding area.
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Small Lot Single Family Residential

Medium Density Residential
High Density Residential

Manufactured Housing
Research and Development

Public/Institutional Utilities

Agriculture/Country Estate
Large Lot Rural Residential
Low Density Residential
Neighborhood Commercial
General Commercial
Regional Commercial
Mixed-Use Town Center
Office

Private Recreation
Interchange Campus
Interchange Commercial

Industrial

Zoning Districts

AG - Agricultural District

CE - Country Estate District

RR - Rural Residential

LDR - Low Density Residential

SR - Suburban Residential

UR - Urban Residential

LRR - Lakeshore Resort Residential
MDR - Medium Density Residential
HDR - High Density Residential
MHP - Manufactured Housing Park

PRF - Public and Recreational

Facilities District -
NSD - Neighborhood Services
District

OSD - Office Service District .I

GCD - General Commercial District

RCD - Regional Commercial District

IND - Industrial District l

R-PUD - Residential Planned Unit
Development Overlay District
MU-PUD - Mixed Use Planned Unit
Development District

NR-PUD - Non-residential Planned
Unit Development District

RD-PUD - Redevelopment Planned
Unit Development Overlay District
PID - Planned Industrial .
Development District

TCOD - Town Center Overlay l

District

New Form-Based District #1

New Form-Based District #2

Zoning changes in accordance with the plan should be made gradually
so that change can be managed. The Future Land Use map as well as
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the plan’s goals and recommendations should be consulted to judge
the merits of a rezoning request. In review of rezoning and development
proposals, the Township should consider the following sequencing

Zoning changes following the
future land use plan may be
made over time if conditions

standards:
warrant:
= |s the proposed rezoning consistent with the policy statements
and future land use plan recommended in this study. If not, is it
reasonable to change the plan? There should be justification for
a deviation from the plan. The Planning Commission could d Consistency with the
require an amendment to the plan before approval of a contrary Master Plan.
zoning request.
= Is the timing for the zoning change correct? . Timing.

= |s there reason to believe that the property owner cannot realize
a reasonable rate of return with any use allowed under the
current zoning classification? (i.e. is use under current zoning * Reasonable use of land.
viable2) The right to a "reasonable" use of the property, is not

necessarily the most profitable use. o
) ' . Compatibility with
= Are all of the permitted uses allowed under the requested zoning surrounding land uses.
district compatible with surrounding land uses and zoning?

= Is the environment of the site capable of accommodating the list

of uses permitted under the requested zoning classification? *  Environmental conditions.

= |s the proposed change in keeping with the growth management
plan? Is there sufficient public infrastructure (street, sewer and . Infrastructure capacity.
water capacity) to accommodate the host of uses allowed under
the requested zoning classification? If not, is mitigation being
proposed to accommodate the impacts? . Suitability of the lot fo

= s the site large enough to meet all requirements for setbacks, meer zoning requirerments.

area, utilities and driveway spacing?
If the response to all those questions is affirmative, then the
Township should approve the rezoning. If the response to one or
more of the questions is "no" then substantial evidence should be
provided by the applicant to justify the change.
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C.Action Plan

The following table provides a summary list of the recommendations
contained in this plan and alternative implementation tools for each.

Plan Recommendation

Implementation Mechanisms

Natural Resources Management

Lower density zoning districts for | < Maintain lower density Country Estate and Rural Residential
areas with significant fragile zoning districts.
natural resources.
Natural features setbacks from < Maintain setback requirements from waterways in Zoning
wetlands, creeks, ponds and Ordinance.
lakes. < Utilize clustering allowed by PUD to preserve wetlands as
open space and provide greater setbacks from shorelines.
Protect natural topography and < Maintain setback requirements from waterways in Zoning
vegetation on areas with steep Ordinance.
slopes. < Utilize clustering allowed by PUD to preserve steep slopes as
open space.
< Adopt slope based density regulations to reduce allowable
density on steep slopes.
Storm water management to < Adopt Township Stormwater Ordinance.
protect the quality of natural
waterways and adjacent
properties.
Protect quality of ground and < Provide sanitary sewer service to existing higher density
surface water from contamination residential areas.
by septic disposal or hazardous < Minimize residential densities in areas where public sewer is
materials. not available.
< Require all uses that handle hazardous materials to prepare
a pollution incident prevention plan and provide secondary
containment and other necessary protection measures.
< Prohibit floor drains for industrial uses from discharging to
storm or sanitary sewer.
Restore natural wetlands that have | < Require PUD’s to restore previously disturbed wetlands as a
been altered from their natural qualification condition for PUD approval.
state. < Incorporate restoration of wetlands into drainage design for
new development.
Manage boat usage to prevent < Maintain keyhole ordinance.
overcrowding and degradation of | < Adopt additional lake access regulations.
lake quality.
Preserve natural vegetation. < Utilize clustering allowed by PUD to preserve steep slopes as
open space.
< Require natural buffer zones along public road frontages.
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Implement future land use plan. < Maintain current zoning that is consistent with Future Land
Use Plan

< Gradually rezone properties to the Future Land Use Plan
when timing and other conditions are met.

Maintain growth boundaries. < Do not extend sewer or water services outside of growth
boundary.

<  Promote infill development within growth boundary and do
not rezone land outside of the growth boundary to allow
higher density residential or commercial uses.

< Evaluate growth boundary with each regular Master Plan
update to ensure there is land available for infill
development

< Maintain form-based zoning regulations for the Town
Center to ensure all development and redevelopment in this
area is consistent with the intent to create a traditional,
walkable neighborhood.

< Prepare an overall concept plan for this area to coordinate
development between adjacent sites.

< Develop streetscape standards for this area including
sidewalks, landscaping, street lighting, street furniture,
public art and plazas.

< Utilize PUD regulations to coordinate development of larger
sites.

< Adopt form-based districts.

< Ensure infrastructure can support new development.

< Adopt additional access management standards for roads
adjacent to interchange.

< Require design of developments to preserve buffers along
adjacent residential.

Transportation

Develop Genoa Town Center.

Implement 1-96/Latson Road
Subarea Plan.

Grand River Avenue < Coordinate with MDOT and LCRC.

improvements, including < Special Assessment District.

signalization, road widening, < Require proportionate share of improvements as a condition
median, and service drives, as of development approvals.

detailed in the Grand River Avenue
Corridor Plan.

Road Widening <  Coordinate with MDOT and LCRC.

< Require proportionate share of improvements as a condition
of development approvals.

< Regulate residential densities and the location of traffic
intense uses to minimize need for road widening.
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Road Paving < Coordinate with LCRC.

< Require proportionate share of improvements as a condition
of development approvals.

< Regulate residential densities to minimize traffic on gravel
roads.

Intersection Improvements < Coordinate with MDOT and LCRC.
< Special Assessment District.

Access Management < Coordinate with MDOT and LCRC.
<  Regulate access through Zoning Ordinance access
management standards.

New Road Development < Require adequate roadways within all new development
through subdivision and condominium regulations.

Greenways, Pathways and Recreation

Provide for recreational areas < Work with Livingston County, school districts and the cities
of Brighton, and Howell to provide recreational facilities for
the area.

< Require private neighborhood recreational areas within all
residential developments.

< Obtain grant to acquire site for future Township park.

Private investment and donations.

A

Provide for conservation < Utilize clustering allowed by PUD to preserve ecological and
greenways riparian corridors as natural open space.
Private investment and donations.

Provide dedicated millage for bike path construction.
Include bike paths in Township Capital Improvement Plan
Work with LCRC to include bike paths with road projects.
MDNR funds for pathways.

Private investment and donations.

Require all developments to construct bike paths along site
frontages, where designated in plans.

Develop bike path system for
Township

AN NANNANNAN|IA

D.Township Implementation Funding Sources
Dedicated Millage

Special millage can be used to generate revenues for a specific
purpose. The Township could consider opportunities for special
millage to implement recommendations in the Master Plan. For

example, several Michigan communities have special land
acquisition fund that is supported by a one-quarter mill property tax.
A land acquisition fund would be a useful tool to promote right-of-
way widening or dedication in Genoa Township. Other communities
have millages to fund road improvements, bike path programs and
parkland acquisition.
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Special Assessment
Special assessments are compulsory contributions collected from the

owners of property benefited by specific public improvements
(paving, drainage improvements, etc.) to defray the costs of such
improvements. Special assessments are apportioned according to
the assumed benefits to the property affected. Special assessment
funding might prove useful to implement roadway paving,
streetscape improvements, secondary access drives in districts
fronting on arterial streets and to construct new roads, as necessary
and appropriate. These programs are particularly helpful for
improving and upgrading older local roads.

Bond Programs

Bonds are among the principal sources of financing used by
communities to pay for capital improvements. General obligation
bonds are issued for specific community projects and are paid off by
the general public via property tax revenues. Revenue bonds are
issued for construction of projects that generate revenue (i.e. parking
structures, etc.). These bonds are retired, or serviced, using income
generated by the project.

Tax Increment Financing
Tax increment financing is authorized by the Downtown

Development Authority Act and Local Development Finance Authority
Act. When a tax increment finance district is established, the stated
equalized assessment value of all properties within the district is
recorded. Every year thereafter, the property tax revenue generated
by any increase in the total stated equalized value is "captured" by
the responsible organization to finance improvements established in
the overall development plan. The development plan is a required
document illustrating all proposed improvements within the district.
Often, revenue bonds are used to finance the improvements and the
tax increment revenues are used to repay the bonds. This tool could
also prove to be a valuable tool for roadway improvements within
the Township.

Michigan Natural Resources Trust Fund
MNRTF provides funding assistance for state and local outdoor

recreation needs, including land acquisition and development of
recreation facilities. This assistance is directed at creating and
improving outdoor recreational opportunities and providing
protection to valuable natural resources. These are grants between
$15,000 and $500,000 with a required minimum local match of 25
percent. This grant is ideal for implementing land acquisition and
park development goals in the future.
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Land and Water Conservation Fund
LWCEF provides funding assistance for communities to acquire and

develop land for outdoor recreation. The minimum award is
$15,000 and the maximum of $500,000. The eligibility criterion
emphasizes preservation of natural resources such as waterways.
This grant is ideal for land acquisition that is intended for passive
recreation and open space in the future.

Michigan Natural Resources Tree Planting Grants
Through the Michigan Department of Natural Resources, there are

three tree planting grant programs that will assist in funding
landscape enhancements at the parks and re-foresting projects. The
township was awarded some tree planting monies to plant trees at
the Township Hall.
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09-09-13 Unapproved Minutes

GENOA CHARTER TOWNSHIP
PLANNING COMMISSION
PUBLIC HEARING
September 9, 2013
6:30 P.M.

MINUTES

CALL TO ORDER: The meeting of the Genoa Charter Township Planning
Commission was called to order at 6:30 p.m. Present were Dean Tengel,
Barbara Figurski, James Mortensen, Eric Rauch, Chairman Doug Brown, Diana
Lowe, and John McManus. Also present were Assistant Township Manager,
Kelly VanMarter, Gary Markstrom of Tetra Tech and Brian Borden of LSL.

PLEDGE OF ALLEGIANCE: The Pledge of Allegiance was recited.

APPROVAL OF AGENDA: Motion by Barbara Figurski to approve the agenda
as proposed. The motion was supported by John McManus. Motion carried
unanimously.

CALL TO THE PUBLIC: Chairman Brown made a call to the public at 6:33 p.m.

John Waldeck, 2899 Pardee Road addressed the Commission regarding the
Latson Road interchange and the traffic impact at Coon Lake and Chilson Roads.
Kelly VanMarter indicated that the Township does not have any plans, but that
the Livingston County Road Commission has made reference to a potential
roundabout at that location. He was referred there.

No one else wished to address the Planning Commission and the call to the
public was closed at 6:36 p.m.

OPEN PUBLIC HEARING #1... Review of site plan, special use, and
environmental impact assessment for proposed 16,120 square-foot gymnasium
and classroom addition for Brighton Nazarene Church, located at 7669 Brighton
Road in Section 25, petitioned by Brighton Nazarene Church.

Brent LaVanway of Boss Engineering and Gary Anscombe addressed the
Commission. The petitioner proposes to plant 44 shrubs and 40 trees in addition
to any trees that need to be replaced in the existing evergreen buffer. The
remaining landscape revisions were reviewed. The east and west property lines
were addressed. The islands have been relocated to allow for cars to accelerate
in parking lot.

Mr. LaVanway reviewed his letter of July 2013. There were eight conditions
placed upon the previous approval. The 16 trees were replaced and those that
have died will be replaced. The three Austrian pines were planted. Two of those
have died and will be replaced. The tree line on the east property line was to be
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maintained. Those trees that have died will be replaced. Mr. Anscombe
indicated that the maintenance company has caused some die-off with their
snow removal methods. He has addressed this with the maintenance company.
The skate park rules were to be placed on the liability form and that has been
done. The lights were to be turned off by 11 p.m. They are on a timer that turns
them off at 11 p.m. The park is closed for the full month of July and August this
year, although it won’t be closed every August. The two signs prohibiting outdoor
skating have been installed. One was removed and is being replaced. No
commercial activities have been permitted at the skate park. Security guards to
patrol the skate park were required by the Commission. There were guards until
the security cameras were installed. Now there is an on-staff person who lives
immediately adjoining the skate park and who is also the manager of the skate
park.

Brian Borden addressed the Commission. In terms of the zoning standards,
there are three discretionary items: design of the building; parking; and
improvements to existing conditions as to lighting.

Mr. LaVanway indicated the lighting is shoe box type fixtures with 100% cut off.
It is a two foot base with an eighteen foot pole. It is proposed for two locations.
This is sufficient per Brian Borden.

Chairman Brown inquired of the petitioner why so much parking is requested.
Mr. Anscombe indicated there is an overlap between people coming and going
from the various services each Sunday.

Mr. LaVanway reviewed the storm water management plan. The expanded use
of asphalt should not cause an issue. The underground system will require
maintenance and it is designed with access in mind for that.

Mr. Mortensen asked if there are setback issues caused by the playground.
Ms. VanMarter indicated there are not.

Gary Markstrom reviewed the engineer’s report. The drainage issues have been
addressed. There are some construction plan issues that need to be addressed.
The petitioner needs to get a permit for the additional fire hydrants. Chairman
Brown asked how a water main is bent. Gary Markstrom explained that fittings
are used for this.

The Fire Department letter of August 6, 2013 was addressed by Chairman
Brown. The letter by Harry Eiss was addressed by Chairman Brown.

Mr. Mortensen voiced his concerns with the petition. He was not aware that
drivers training was occurring in the lot. Andrew Kotch is the designated
representation for AK Services, who subcontracts with the State of Michigan as it
relates to the driver license testing and was present at the meeting. He indicated
there were 160 trucks/busses, 60 motorcycles and 800 automobile tests
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performed last year. Each test lasts about 15 minutes. Mr. David Tiemann
addressed the Board and indicated that the noise levels are higher and it has
become problematic. Mr. Kotch indicated that the noise is limited and is of short
duration. Mr. Kotch will disconnect his reverse beeper on the buses/trucks to
avoid some noise.

Kelly VanMarter reviewed the ordinance to determine if the driver license testing
is a special use under the ordinance. AK Services has been providing this
service at the church for 18 years. Mr. Tengel thinks that this business should not
be in a church parking lot, which is a residential area. Ms. VanMarter indicated,
and Mr. Borden concurred, that this use was never lawful under the ordinance
and therefore is an illegal use. In order for it to be a legal non-conforming use, it
would have had to have been a lawful use when it started at that site. Mr.
Mortensen said he believes if it is not an approved use, then it cannot be
assumed to be an unapproved use--it's a “limbo” item.

Mr. David Tiemann addressed the Planning Commission regarding the noises
caused by AK Services. Marcia Kotch indicated that had they known before July
that the sounds were causing a problem for the neighbors, they would have
forbidden back-up beepers much earlier.

Planning Commission disposition of petition

A. Recommendation of Special Use
B. Recommendation of Environmental Impact Assessment.
C. Recommendation of Site Plan (07-30-13).

Motion by James Mortensen to recommend to the Township Board approval of
the special use permit, subject to:

1. The same conditions of the special use permit granted June 2, 2003
shall be complied with and expanded to include maintenance of all of
the additional trees and bushes, as well;

2. The petitioner, with respect to the original conditions, shall provide a
security guard to patrol the parking lot on the days the skate park is
open between the hours of 9 p.m. and 12 a.m. The church employee
living on the site will be permitted to perform the security guard duties
provided he is appropriately licensed;

3. Procedures will be in place, available for Township inspection,
regarding the maintenance of the underground detention system;

4. Trash pick up will not be permitted until after 8 a.m.;

5. The approval of the site plan and environmental impact assessment:
This recommendation is made because this commission has found that
the general land use standards of ordinance 19.03 and article 3 are
met.

Support by Diana Lowe. Motion carried unanimously.
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Motion by Barbara Figurski to recommend to the Township Board approval of
the environmental impact assessment, subject to:

1. The parsonage should be listed as to the north, rather than the south in
section C.

Support by John McManus. Motion carried unanimously.

Motion by James Mortensen to recommend to the Township Board approval of
the site plan dated 7/30/13, subject to:

1. A note will be added to the site plan briefly describing how the
underground detention system will be maintained;

2. The requirements of the Township Engineer addressed in his 8/18/13

letter will be complied with, as well as the requirements of the Brighton

Fire Department addressed in their letter of 8/6/13;

The building elevations are acceptable;

The materials will match the existing building;

Parking at 134% is approved;

Lighting will comply with the ordinance in terms of foot candles at the

property line;

Language will be added to the site plan regarding the landscape plan

as it relates to how the landscaping will be maintained to avoid future

failures that have occurred in the past.

S

~

Support by Eric Rauch. Motion carried unanimously.

OPEN PUBLIC HEARING #2... Review of request to table to the October 15, 2013
Planning Commission Meeting for a site plan, special use, and environmental
impact assessment to construct a new 2,700 square foot Qdoba drive through
restaurant located at the Meijer outlot at 3883 E. Grand River, Howell, petitioned
by Kevin Egnatuk of Southwind Restaurants, LLC.

No one appeared to address the Planning Commission.
Planning Commission disposition of petition
A. Disposition of Request to Table.
Motion by Barbara Figurski to table this issue. James Mortensen addressed the
lack of a bypass lane for the drive-thru. This was addressed by LSL and the

petitioner is working on inserting a bypass lane in future plans. Support by
James Mortensen. Motion carried unanimously.
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Administrative Business:

Staff report

Approval of August 26, 2013 Planning Commission special meeting minutes.
Motion by Barbara Figurski to approve the minutes of August 26, 2013. Support
by John McManus. Motion carried unanimously.

Member discussion

Adjournment. Motion by Barbara Figurski to adjourn the meeting at

8:24 p.m. Support by John McManus . Motion carried unanimously.
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