










































































Along West Property Line:

 



Diesel Fuel Tank (northwest  corner of site):



Rack/Trailer storage east of building:

 



Mound of dirt/debris/garbage in northeast corner of the site: 
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GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

PUBLIC HEARING 
NOVEMBER 10, 2014 

6:30 P.M. 
MINUTES 

 
 
CALL TO ORDER:  The meeting of the Genoa Township Planning Commission was 
called to order 6:30 p.m. Present were James Mortensen, Barbara Figurski, Chairman 
Doug Brown, Eric Rauch, Chris Grajek and John McManus.  Also present was Kelly 
VanMarter, Township Community Development Director; Brian of Borden of LSL. 
 
PLEDGE OF ALLEGIANCE:  The Pledge of Allegiance was recited. 
 
APPROVAL OF AGENDA:  John McManus moved to approve the agenda as amended 
to remove item #2.  The motion was supported by Barbara Figurski.  Motion carried 
unanimously. 
 
CALL TO THE PUBLIC:  A call to the public was made with no response.: The Board 
reserves the right to not begin new business after 10:00 p.m.) 
 
OPEN PUBLIC HEARING #1… Review of a sketch plan, special use, and 
environmental impact assessment for a proposed 6,000 sq ft baseball facility, located 
within an existing building at 7341 W. Grand River Avenue, Brighton, Michigan 48116, 
parcel # 4711-13-100-006. The request is petitioned by Batter Up Batting Cages, LLC. 
 
Abby Cooper addressed the Planning Commission on behalf of the petitioner.  It is 
proposed that the batting cages operate in the 6,000 square foot retail center which was 
vacated in February by English Gardens.  She explained what the batting cages consist 
of. The building will be rented for one to two hours on a team basis. The busy season 
will be November through March. They’ve met with Piet Lindhout and the fire officials. 
 
The cages will go up and come down seasonally.  There are no construction changes 
that need to be made to the building.  This will not be a franchise.   
 
Brian Borden indicated if there’s a change in use, the petitioner will have to go through 
the Zoning process.  If the rest of the property converts to another use, they will have to 
go through the process for that, as well.  He feels that the petitioner has addressed the 
questions outlined in his letter.  He believes this plan fits well within the general 
commercial classification.  The standards specific to indoor recreational facilities have 
been met. The plan lacks a lot of detail since it’s 16-years old.  Therefore, he has not 
been able to accurately assess whether the property needs to be brought up to current 
standards under the ordinance.  There is an allowance for parking reduction because 
the two businesses would have differing peak hours. 
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Ms. Cooper indicated they do have a proposed sign, but it has not yet been installed.  
The rendering that was submitted is the design they are proposing.  The signs will be 
changed as is appropriate depending on the season.  The appropriate permits will be 
sought.  The pole sign may be altered, as well.   
 
There is currently a waste receptacle on the site. It is used by Leppek’s. The lighting on 
the site is as approved in ’98.  The peak times would not be overlapping.  It is unknown 
how exactly it will play out.  The petitioner believes there will be more than enough 
parking.   
 
The zoning ordinance has three separate scenarios for change of use permitting.  
Those were explained by Brian Borden. 
 
The petitioner explained that materials are often stored in piles in the back of the yard 
on the property.  There is a concrete pile, building materials pile, natural materials pile 
(leaves, trees, etc.); and dirt pile.  When the piles begin to get high, arrangements are 
made for retrieval of the materials. 
 
The fire department letter was discussed.  The petitioner will do what is necessary to 
comply.  There are no underground storage tanks.  The engineers requested that the 
petitioner hook up to the sewer and water.  There are currently two wells, and two septic 
tanks with corresponding fields.  Mr. Rauch suggested the petitioner have the septic 
field that isn’t used inspected due to age and non-use.  The petitioner indicated there 
has been some use.  Mr. Grajek suggested both fields be inspected since they are 
asking the Township to forego the requirement that they hook into sewer and water. 
 
Kelly VanMarter questioned if snow removal will be performed to allow access to the 
dumpster in the winter. The petitioner will maintain access to the dumpster in the rear of 
the site. 
 
Mr. Grajek inquired as to whether the petitioner could be required to provide a better 
drawing and allow Township Staff to review that.   
 
No member of the public was present to address the Planning Commission. 
 
Planning Commission disposition of petition 

A. Recommendation of Special Use. 
B. Recommendation of Environmental Impact Assessment. (10-20-14) 
C. Recommendation of Sketch Plan. (10-20-14) 

 
Motion by James Mortensen to recommend to the Township Board approval of the 
special use permit for three batting cages to be located inside the existing permanent 
retail store at Leppek Nursery subject to: 
 

1. This permit will allow three batting cages to be used in the retail facility for the 
months of October through April; 
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2. The site plan is the aerial photograph and will be confirmed by Township Staff 
as to compliance with such areas as lighting, landscaping and dumpsters as it 
relates to the Batter Up facility; 

3. This recommendation is made because the proposed use is consistent with 
the existing zoning, it meets conditions 19.03 of the ordinance and is 
consistent with surrounding uses. 

 
Support by Barbara Figurski.  Motion carried unanimously. 
 
Motion by Barbara Figurski to recommend to the Township Board approval of the 
environmental impact assessment dated 10/20/14, subject to septic inspection but hook 
up to the water and sewer is not required and subject to approval of special use permit 
and site plan approval.  Support by Chris Grajek.  Motion carried unanimously. 
 
Motion by James Mortensen to recommend to the Township Board acceptance of the 
aerial photo reviewed by the Planning Commission this evening as the site plan for 
Batter Up Batting Cages on the Leppek Landscaping site subject to: 
 

1. Confirmation by Township Staff that the building to be modified conforms in 
other respects to the ordinance in such areas as lighting, landscaping, etc; 

2. The Planning Commission recommends against requiring the site to hook up 
to the public water and sewer. However, the two septic systems on the site 
must be inspected and accepted by the Livingston County Health Department 
prior to the issuance of a land use permit; 

3. The proposed signage must conform to the Township ordinance; 
4. The requirements of the Brighton Area Fire Department letter of 10/29/14 will 

be complied with; 
5. This recommendation is contingent upon the special use permit and the 

environmental impact assessments recommended by the Planning 
Commission this evening approved by the Township Board. 

 
Support by John McManus.  Motion carried unanimously. 
 
OPEN PUBLIC HEARING #2… Review of a site plan, environmental impact 
assessment, rezoning, and planned unit development amendment for a proposed  
3,848 sq ft Red Olive Restaurant, located at 3838 E. Grand River Avenue, Howell, 
Michigan 48443, parcel # 4711-05-400-025. The request is petitioned by PKJJ, LLC. 
 
Planning Commission disposition of petition 

A. Recommendation regarding Rezoning from RCD to NR-PUD. 
B. Recommendation regarding PUD Agreement. 
C. Recommendation of Environmental Impact Assessment.  
D. Recommendation of Site Plan. 

 
Motion by Barbara Figurski to table this item to the December 8, 2014 meeting as 
requested by the petitioner.  Support by Chris Grajek.  Motion carried unanimously. 
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November 4, 2014 

 

 

Planning Commission 

Genoa Township 

2911 Dorr Road 

Brighton, Michigan 48116 

 

Dear Commissioners: 

 

At the Township’s request, we have reviewed the site plan (most recently dated 8/14/1998; with hand 

written date 10/20/2014) requesting special land use approval for a new batting cage facility within an 

existing building.   

 

The site contains several buildings and outdoor storage areas, while the proposed use will be within the 

6,000 square foot building noted as the “store” within the Leppek Landscaping property.  The site is 

zoned GCD, while surrounding zoning designations include OSD, NR-PUD, MHPD and IND.  We have 

reviewed the proposal in accordance with the applicable provisions of the Genoa Township Zoning 

Ordinance and Master Plan. 

 

A. Summary 

 

1. The special land use standards of Article 19 are generally met, although any issues raised by the 

Township Engineer or Brighton Area Fire Department must be addressed and/or properly mitigated. 

2. The specific use standards for an indoor recreational facility are met. 

3. The quality of the site plan is rather poor with a lack of details necessary for a thorough site plan 

review. 

4. The proposed use will occupy only a portion of the site and it is unclear what will occur with the 

remainder of the site. 

5. Existing parking is adequate for the proposed use; however, issues could arise depending on what is 

to occur with the remainder of the site. 

6. The Township may wish to request additional details to determine whether site improvements are 

warranted for elements such as landscaping, waste receptacles and lighting. 

7. Details are needed for the proposed signage. 

 

 

 

 

 

 

Attention: Kelly VanMarter, AICP 

Assistant Township Manager/Community Development Director 

Subject: Batter Up Batting Cages – Special Land Use and Site Plan Review #1 

Location: 7341 West Grand River – north side of Grand River, between Euler and Bendix 

Zoning: GCD General Commercial District 
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Aerial view of site and surroundings (looking north) 

 

B. Proposal 

 

The applicant requests special land use and site plan review/approval for a new indoor batting cage 

facility within an existing building.  Indoor recreation is allowed in the GCD with special land use 

approval.  Such uses are also subject to the requirements of Section 7.02.02(s).   

 

C. Special Land Use Review 

 

Section 19.03 of the Zoning Ordinance identifies the following review criteria for Special Land Uses: 

 

1. Master Plan.  The Township Master Plan and Future Land Use map identify the site as General 

Commercial, which is intended for “business which serve the requirements of the community at large 

including Genoa Township, Howell, Brighton, and pass-by traffic along Grand River Avenue.” 

 

Given this description, the proposed use is consistent with the Master Plan. 

 

2. Compatibility.  This area of the Township contains a variety of uses, including public, office, 

commercial and industrial.  There is also another indoor recreational facility west of the site.  The 

inclusion of another indoor recreational facility is generally consistent with the established uses in 

this area. 

 

3. Public Facilities and Services.  Given the developed nature of the area and access off of the main 

roadway through the Township, we anticipate that necessary facilities and services are in place for the 

proposed development.  However, we defer to the Township Engineer and Brighton Area Fire 

Department for specific comments under this criterion. 

 

Project area 
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4. Impacts.  Given the nature of existing and planned uses for the area, the proposal is not expected to 

create any adverse impacts on surrounding properties or roadways.  
 

5. Mitigation.  The Township may require mitigation necessary to limit or alleviate any potential 

adverse impacts as a result of the proposal.  Any comments provided from an engineering or public 

safety perspective should be addressed as part of this criterion. 
 

D. Specific Use Requirements 
 

Indoor recreational uses in the GCD are subject to the requirements of Section 7.02.02(s) as follows: 
 

1. The principal and accessory buildings and structures shall not be located within one-hundred 

(100) feet of any residential district or permitted use. 
 

The existing building proposed to house the indoor recreation facility complies with this standard. 
 

2. All uses shall be conducted completely within a fully enclosed building. 
 

As described in the submittal, the proposed batting cage facility will take place entirely within the 

existing 6,000 square foot building. 
 

E. Site Plan Review 
 

1. General Comments.  The submittal is a reproduction of a plan that originally dates back to 1997, 

with numerous revisions in the time since (many of which are hand drawn).  The quality of the plan is 

relatively poor and it is lacking in details for common site plan review elements, such as parking, 

lighting and landscaping. 
 

The request for a new special land use on a previously developed site provides the Township with an 

opportunity to require site improvements that would bring the property into or closer to compliance 

with current standards.  Based on the quality of the plan, it is difficult to determine where deficiencies 

may exist and where improvements or upgrades may be warranted. 
 

Additionally, it is unclear what impact (if any) the proposal has on the remainder of the site.  

Specifically, there are several other buildings and outdoor areas with no indication of what will occur 

in those spaces – will they remain in use, be demolished or are other uses/businesses are expected to 

occupy those areas? 
 

2. Dimensional Requirements.  There are no external site or building modifications proposed at this 

time. 
 

3. Building Materials and Design.  As noted above, no exterior building modifications are proposed at 

this time. 
 

4. Parking and Vehicular Circulation.  The Ordinance does not contain a parking requirement specific 

to this type of use.  There are separate requirements for indoor and outdoor recreation, with a specific 

mention of batting cages under outdoor recreation. 
 

Use of the indoor requirement results in the need for 26 spaces, while the outdoor standard requires 

only 6 spaces. 
 

The Impact Assessment notes that expected usage will be up to 18 people at a time, with the potential 

for some overlap near the end of one session and the beginning of another.  The Assessment states 

there are 74 existing parking spaces, which should be more than adequate for the proposed use. 
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However, parking could become an issue depending on what is to occur (if anything) with the 

remainder of the site (see questions posed under item #1 above). 

 

5. Pedestrian and Vehicular Circulation.  There are no modifications proposed to pedestrian or 

vehicular circulation. 

 

6. Loading.  Section 14.08 requires loading spaces “for each use involving the receipt or distribution of 

goods.”  Given the nature of the proposed use, we do not feel a loading space is necessary for that 

particular business. 

 

7. Landscaping.  The site plan does not identify existing or proposed landscaping.  The Township may 

wish to address any deficiencies as part of this review process. 
 

8. Waste Receptacle and Enclosure.  The site plan includes an enclosure detail, but we are unable to 

identify the waste receptacle location on the site plan itself or determine whether it complies with 

current standards.  The Township may wish to address any inconsistencies with current standards as 

part of this review process. 
 

9. Exterior Lighting.  The site plan appears to identify existing light poles in the front parking lot area; 

however, no details are provided.  Similar to the statements above, the Township may wish to address 

any inconsistencies with current lighting standards as part of this review process. 

 

10. Signs.  The submittal includes a photo rendering of a proposed wall sign above the building entrance; 

however, no details are provided.  The site also contains an existing ground sign in the front yard with 

no indication of whether that sign is to remain or be modified.  Details of proposed signage must be 

provided and the applicant must obtain a sign permit prior to installation of any new signage. 

 

11. Impact Assessment.  The submittal includes an Impact Assessment (dated 10/20/14).  In summary, 

the Assessment notes that the project is not expected to adversely impact natural features, public 

services/utilities, surrounding land uses or traffic. 

 

Should you have any questions concerning this matter, please do not hesitate to contact our office.  I can 

be reached by phone at (248) 586-0505, or via e-mail at borden@lslplanning.com. 

 

Sincerely, 

LSL PLANNING, INC. 
 

  
  

Brian V. Borden, AICP 

Senior Planner 

mailto:borden@lslplanning.com


 

 

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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

October 31, 2014 

 

Ms. Kelly Van Marter 

Genoa Township 

2911 Dorr Road 

Brighton, MI 48116 

 

Re:   Batter Up Batting Cages - Sketch Plan Review  

 

Dear Ms. Van Marter: 

 

We have reviewed the sketch plan submittal from Batter Up Batting Cages LLC, dated October 20, 2014.  The 

petitioner is proposing to establish an indoor baseball/softball training facility inside the former English Gardens, 

a 6,000 sft retail space located at 7341 W. Grand River Avenue. There are no planned changes to the site grading, 

drainage or sewer and water service for this property.  The petitioner has also filed a special land use application 

to allow for the athletic training facility to be permitted in the currently zoned GCD (General Commercial 

District). Tetra Tech has reviewed the documents and offers the following comments for consideration by the 

planning commission: 

 

SUMMARY 

 

1. The site has municipal water and sanitary sewer leads on the southeast side of the drive.  These should be 

extended to the building and applicable connection fees collected as a condition of site plan approval. 

Site plan submitted is from 1999 with hand-drawn additions, which pre-dates the installation of public 

water and sewer. 

 

The Township Utilities Department indicated that the building is not connected, or if so, is not in the utility billing 

system.  Given the utilities are within 200 feet of the building, the Township can mandate connection to the 

sanitary sewer system.  The public utility connections should be a condition to approving the site plan application. 

The special use permit application does not conflict with the surrounding area. The petitioner should revise the 

site plan to indicate the utility connections and resubmit the site plan prior to Township Board approval.  

 

Please call if you have any questions. 

 

Sincerely,  

 

 

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

Unit Vice President     Project Engineer 

 

copy: Abby Cooper, Cooper Riesterer, PLC 

  



 

October 29, 2014 
 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Batter Up Baseball 
 7341 W. Grand River 
 Site Plan Review 
 
Dear Kelly: 
 
The Brighton Area Fire Authority has reviewed the above mentioned site plan.  The plans were 
received for review on October 20, 2014 and the drawings are dated September 15, 1997 with 
latest revisions dated January 17, 2008.  The project is based on an existing 6,000 square foot 
building that is currently vacant, but designed for mercantile use.  The plan review is based on 
the requirements of the International Fire Code (IFC) 2012 edition.  
 
***The building requires a change of use from a mercantile to assembly occupancy.  The 
Brighton Area Fire Authority has met with the applicant regarding the intended use of the space 
and held informal discussion regarding fire code concerns and site requirements that may arise 
with the change of use.  Regarding the building code requirements, the applicant has been 
directed to their design professional and the building official regarding the change of use and 
building renovation.  The change of use has the potential to significantly affect the site plan 
requirements. 

 
1. The requirement for a fire protection lead will be determined following the change of use 

and occupant load determination. 
2. All construction required for the change of use will require plan submittal and permit.  Future 

project submittals shall include the address and street name of the project in the title block.   
       IFC 105.4.2 

3. 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 
4. 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 

5. Provide names, addresses, phone numbers, emails of owner or owner’s agent, contractor, 
architect, on-site project supervisor. 

 
Additional comments will be given during the building plan review process (specific to the 
building plans and occupancy).  If you have any questions about the comments on this plan 
review please contact me at 810-229-6640. 
 
Cordially, 



  
  October 29, 2014 
  Page 2  

       Batter Up 
                                                                                                              7341 W. Grand River   

Site Plan Review 

 
www.brightonareafire.com 

 
Capt. Rick Boisvert 
Fire Inspector 

















































Kathryn
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