
GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

PUBLIC HEARING 
JANUARY 12, 2015 

6:30 P.M. 
AGENDA 

 
 
CALL TO ORDER: 
 
PLEDGE OF ALLEGIANCE: 
 
APPROVAL OF AGENDA: 
 
ELECTION OF OFFICERS: 
 
CALL TO THE PUBLIC:   
(Note: The Board reserves the right to not begin new business after 10:00 p.m.)Note: 
The Board reserves the right to not begin new business after 10:00 p.m.) 
 
OPEN PUBLIC HEARING #1… Review of sketch plan for a proposed 12,439 sq. ft. 
church and coffee shop to occupy space within the multi-tenant building located at the 
northwest corner of Grand River Avenue and Genoa Business Park Drive (2250 Genoa 
Business Park Drive), Brighton, Michigan 48114, parcel # 4711-13-103-003.  
The request is petitioned by The Well c/o Lindhout Associates. 
 
Planning Commission disposition of petition 

A. Disposition of Sketch Plan. (12-18-14) 
 
 
OPEN PUBLIC HEARING #2… Review of a site plan, environmental impact, and PUD 
amendment for a proposed redevelopment of an existing outparcel to demolish the 
existing Bennigan’s Restaurant and construct a new 12,000 sq. ft. multi-tenant  
building, located at 3950 E. Grand River Avenue, Howell, Michigan 48443,  
parcel # 4711-05-400-047. The request is petitioned by RG Properties, Inc. 
 

A. Recommendation regarding PUD Agreement Amendment. 
B. Recommendation of Environmental Impact Assessment. (12-01-14) 
C. Recommendation of Site Plan. (12-23-14) 

 
 
OPEN PUBLIC HEARING #3… Review of a rezoning, PUD amendment, site plan, and 
environmental impact assessment for a proposed 3,848 sq. ft. Red Olive Restaurant, 
located at 3838 E. Grand River Avenue, Howell, Michigan 48443, # 4711-05-400-025. 
The request is petitioned by PKJJ, LLC. 
 

A. Recommendation regarding Rezoning from RCD to NR-PUD. 
B. Recommendation of PUD Agreement Amendment. 
C. Recommendation of Environmental Impact Assessment. (04-25-14) 
D. Recommendation of Site Plan. (12-17-14) 



 
OPEN PUBLIC HEARING #4… Request to table site plan, special use, and 
environmental impact assessment for a proposed new 22,600 sq. ft. industrial building 
used to sort, warehouse, and distribute batteries, located at 5900 Brighton Pines Court, 
Howell, Michigan 48443, parcel # 4711-15-200-031. The request is petitioned by  
Brivar Construction Company. 
 
Planning Commission disposition of petition 

A. Table request to February 9, 2015 meeting. 
 
 
Administrative Business: 

• Staff report 
• Approval of December 8, 2014 Planning Commission meeting minutes 
• Member discussion 
• Adjournment 
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January 5, 2015 
 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
As requested, we have reviewed the sketch plan (dated 12/18/14) proposing a new use for two units in the 
existing retail center at 2250 Genoa Business Park Drive.  Specifically, the applicant proposes a 6,918 
square foot worship facility (including a 1,000 square foot coffee bar) and a 4,048 square foot youth 
ministry facility.   
 
We have reviewed the proposal in accordance with the applicable provisions of the Genoa Township 
Zoning Ordinance and provide the following comments for your consideration. 
 
A. Summary 

 
1. As a change in use for an existing building, the project is eligible for sketch plan review (as opposed 

to a full site plan). 
2. No exterior site improvements are proposed as part of this project. 
3. The applicant must provide a signed shared parking agreement between the property owners, along 

with evidence in support of this arrangement. 
4. The Commission may wish to require improvements to deficiencies in exterior site features, such as 

landscaping, lighting and/or waste receptacles and enclosures. 
5. Any new signage proposed must be in accordance with Article 16 and a permit must be obtained prior 

to any sign installation. 
 
B. Proposal/Process 

 
The applicant requests sketch plan approval for a change in use within an existing multi-tenant building in 
the GCD.  Places of worship and related facilities are permitted by right in the GCD. 
 
Given the scope of the project, it is eligible for sketch plan review (as opposed to full site plan review) in 
accordance with Article 18 of the Township Zoning Ordinance. 
 
C. Sketch Plan Review 

 
1. Dimensional Requirements.  With respect to the dimensional requirements of Section 7.03, no 

external changes are proposed to the existing multi-tenant building. 
 

2. Building Materials and Design.  There are no changes proposed to the exterior elevations of the 
existing building. 

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

Subject: The Well Worship Facility and Coffee Shop – Sketch Plan Review #1 
Location: 2250 Genoa Business Park Drive – northwest corner of Grand River Avenue and Genoa 

Business Park Drive 
Zoning: GCD General Commercial District 
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Aerial view of site and surroundings (looking west) 

 

3. Parking.  Based on the parking calculations provided by the applicant, a total of 168 spaces are 
required (based on individual uses), while 105 are provided on site.  As a side note, we believe 1 
additional space is required due to a fractional space not counted for the mortgage office.   
 

In order to mitigate this deficiency, the applicant proposes a shared parking agreement with the 
adjacent office building to the north (Cross Pointe) for use of an additional 67 spaces. 
 
Section 14.02.04 allows the Commission to consider shared parking when:  
 

 The property owners provide a signed agreement; and  
 A determination is made that the peak usage will occur at different periods of the day. 

 
The submittal does not include a signed agreement, nor is any evidence provided supporting this 
arrangement.  While one can reasonably assume that the peak usage of a church and office building 
will be at different periods, the applicant must provide documentation in support of this proposal.   
 
Pertinent information includes the nature of the offices in Cross Pointe, an indication of the hours of 
operation for those offices, parking calculations for Cross Pointe and details on usage for The Well. 
 

4. Pedestrian Circulation.  The site plan identifies existing sidewalks along both roadways and 
between the parking lot and building.  Additionally, a new sidewalk is proposed on the north side of 
the site to connect with the proposed shared parking area on the Cross Pointe property. 

 
5. Vehicular Circulation.  The site currently has one driveway accessing Genoa Business Park Drive.  

The plan does not identify any changes to the existing vehicular circulation pattern as part of this 
project. 
 

6. Landscaping.  The plan does not identify any existing or proposed landscaping.  If there are 
deficiencies in site landscaping, the Commission may wish to require improvements as part of this 
project. 
 

Subject site 

Proposed shared parking area 
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7. Exterior Lighting.  The plan does not identify details of existing exterior site lighting.  If existing 

light fixtures are not up to current Ordinance standards, the Commission may wish to require 
improvements as part of this project. 

 
8. Waste Receptacles.  The plan identifies 4 existing receptacles/enclosures along the west side of the 

site.  If the existing receptacles/enclosures are not up to current standards, the Commission may wish 
to require improvements as part of this project. 

 

9. Signage.  The submittal does not identify any new signage proposed as part of this project.  New 
signage must be designed in accordance with the requirements of Article 16 and a permit must be 
obtained prior to the installation of any new signage. 
 

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


 

 

 
January 6, 2015 
 
Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re:   The Well Worship Facility 
 Sketch Plan Review  
 
Dear Ms. Van Marter: 
 
We have reviewed the sketch plan submittal from Lindhout Associates Architects, AIA, PC, dated 
December 14, 2014.  The petitioner is proposing to purchase the existing Genoa retail center located at 
2250 Genoa Business Park Drive and convert the four currently vacant units into the new location of The 
Well Church located at 7191 Grand River Avenue. The northern end of the building will be completely 
built out for the proposed worship center and coffee shop, with the southern unit converted into a 
children’s ministry. Three existing tenants will remain in the retail center.  
 
SUMMARY 
 

1. Provide a copy of the impact assessment for the development. 
2. Provide construction, grading and drainage details for the proposed sidewalk. 
3. Review pedestrian flow and access around the site. 

 
PLAN REVIEW 
 

1. An impact assessment should be completed to include any changes to the planned use of the 
building which may affect the existing zoning and utility usage. 

2. There are no contours provided in the area where the proposed sidewalk is shown.  Sidewalk 
should be designed to meet the Americans with Disabilities Act (ADA) design requirements. 
Sidewalk ramps should be shown on each end. Adding sidewalk will increase the impervious area 
of the site, and the existing site drainage calculations should be verified to ensure the system 
remains adequate and provides for the full site plan application. 

3. The petitioner is planning to utilize approximately 68 parking spaces in the adjacent parking lot 
for the Cross Pointe Office Building. There are only two existing pedestrian ramps on the east side 
of the building which are the intended access to the various units. With plans to utilize the majority 

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



Ms. Kelly Van Marter 
The Well Worship Facility – Sketch Plan Review 
January 6, 2015 
Page 2 

 
of the parking spaces, additional ramps to the sidewalk around the building should be explored to 
increase parking lot safety. 

 
The petitioner should provide an impact assessment and revise and resubmit the site plan to address the 
above comments prior to 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: Holly Osterhout – Lindhout Associates  
  
 

 

Tetra Tech 



 

 
 
 
 
December 29, 2014 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: The Well Worship Facility & Coffee Shop 
 2340 Genoa Business Park Drive 
 Site Plan Review 
 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan.  The plans 
were received for review on December 23, 2014 and the drawings are dated December 18, 
2014. The plan review is based on the requirements of the International Fire Code (IFC) 2012 
edition. 
 
The project is based on an existing 20,000 square foot building that is protected with a sprinkler 
system. The uses are currently a mixed use of Assembly, Business, and vacant uses. The applicant 
is proposing to occupy two of the currently vacant spaces located on either side of the Dentist 
office for Education (Day Care) and Assembly (Religious Worship) uses. 
 
Areas of concern with this submittal include: the primary fire access drive around the building 
being only 24’ wide and not the currently required 26’; A single point of access off of the main 
road; and turning radius that do not meet the current standard.  However, with consideration 
being given that this is an existing building that is protected with a sprinkler system and that the 
proposed uses are similar to the existing uses, no alterations to these features are being 
requested. 
 
With the following General Comments being corrected, this submittal appears to be I general 
conformity with the adopted fire prevention code. 
 
General Comments: 
 
1. The address on the plan and on the application is incorrect.  The Genoa Retail Center has 

several addresses ranging from 2340 to 2394.  2394 is the existing restaurant on the south end 
and 2340 is the vacant space on the north end that the Well Church would be occupying.  
This should be corrected. 
 

2. 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 
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      The Well Worship Facility & Coffee Shop 
                                                                                                              2250 Genoa Business Park Drive   

Site Plan Review 

 
www.brightonareafire.com 

 
 
 
 
 
The applicants design team is reminded that Fire Protection System plans (sprinkler & alarm 
alterations) and the building life safety plan are reviewed by the fire department.  Additional 
comments will be given during the building plan review process (specific to the building plans 
and occupancy).  If you have any questions about the comments on this plan review please 
contact me at 810-229-6640. 
 
Cordially, 

 
Michael Evans, EFO, CFPS 
Deputy Fire Chief 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



CONNECTION FEE MEMORANDUM 
 
 
RE:  The Well/Coffee Shop  
 
FROM:     Kelly VanMarter, Assistant Township Manager/Community 

Development Director 
 
DATE:   January 8, 2015 
 

 
 
This memo will describe the connection fees required for the proposed 
church and coffee shop in the multi-tenant building located at 2250 Genoa 
Business Park Drive.   
 
Assuming a 12,439 sq.ft. church and a coffee shop: 
 
CHURCH - 10,966 sq. ft. (0.13 REUs per 1,000 sq.ft.)  1.47 REU  
COFFEE SHOP -        2.6   REU 

TOTAL REU’s –        4.07 REU 
Less 1.2 REU previously paid (Technology Connection) -1.2   REU 
    
Total Amount of REU’s Due     2.87 REUs 
  
New Connection Charge                   
          
Water    2.87 REU  @   $7,900 (MHOG Water)  $  22,673.00  
Sewer    2.87 REU  @   $5,500 (Lake Edgewood West) $  15,785.00 
Total amount due:       $ 38,458.00 
 
 
Connection Fees must be paid at time of land use permit issuance. 
 
 
A meter package may also need to be purchased including the 
appropriate sized meter and a MIU (meter interface unit). I trust this 
satisfies your request.  Should you have any questions please feel free to 
contact me at 810-227-5225. 
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January 7, 2015 
 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
At the Township’s request, we have reviewed the revised site plan (dated 12/23/14) proposing a new 
multi-tenant commercial building, including a drive-through restaurant, for the 2.03-acre site currently 
occupied by a Bennigan’s restaurant. 
 
The site is located at the southwest corner of Grand River Avenue and Latson Road within Phase I of the 
Livingston Commons PUD, which is zoned NR-PUD.  We have reviewed the proposal in accordance 
with the applicable provisions of the Genoa Township Zoning Ordinance. 
 

A. Summary 
 

1. Given the high visibility of this corner, we recommend the applicant retain the “entrance landmark” 
near the interchange and provide the identification feature near the intersection (with suggested 
enhancements). 

2. There are several proposed amendments to the PUD Agreement, including allowance for a double 
row of parking in the front yard. 

3. The use conditions for drive-through restaurants are met. 
4. The applicant requests that side yard parking setbacks be waived per Section 14.06.11. 
5. The Planning Commission has approval authority over the building elevations, including materials 

and colors.   
6. Given the high visibility of this corner, we are of the opinion there is too much EIFS on the front 

façade and do not feel that wood tiles constitute a high quality natural material.  The rear façade, 
which will be highly visible, is also lacking in design elements. 

7. The building has the appearance of a multi-tenant center that could be found anywhere and should be 
enhanced to be more representative of this important corner. 

8. We recommend the applicant include a note on the building elevation drawing clarifying the number 
of wall signs for the end units. 

9. We suggest the Township require details of typical outdoor patio elements at such time as each tenant 
seeks to use the outdoor dining spaces. 
 

B. Proposal 
 
The applicant requests site plan review/approval for a new 12,000 square foot commercial building with 
space for up to 5 tenants.  The largest tenant space is intended for use as a drive through restaurant. 
 
Drive through restaurants would typically require special land use approval; however, based on the 
proposed amendments to the PUD Agreement, one drive through restaurant would be permitted on Lot #4 
(although others in the future would require special land use approval).  Nonetheless, we have reviewed 
the drive through component of the project for compliance with the use conditions of Section 7.02.02(j). 

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

Subject: Redevelopment of Livingston Commons Lot #4 – Site Plan Review #2 
Location: Southwest corner of Grand River Avenue and Latson Road 
Zoning: NR-PUD Non-Residential Planned Unit Development District 
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Aerial view of site and surroundings (looking north) 

 
C. PUD Agreement 
 
The submittal includes proposed amendments to the existing PUD Agreement for Livingston Commons 
Phase I.  Proposed amendments include: 

 

 Inclusion of the “Red Olive” site into the PUD.   
 Allowance for 1 drive-through restaurant on Lot #4 with the potential for future drive through 

restaurants with special land use approval, even if they are within 500 feet of each other. 
 Allowance for the “Red Olive” site to maintain access to Grand River with a right-in/right-out 

limitation. 
 Allowance for one double row of parking in front of a multi-tenant building on Lot #4. 
 Removal of the applicant’s obligation for an entranceway landmark near the interchange and 

replacement with a Township identification sign (a 3-foot tall by 10-foot long brick wall with 
Genoa Township signage affixed and a flagpole in the background).   

 
Our comments are as follows: 
 

 The Red Olive project has been reviewed separately and will require approval for PUD rezoning 
and site plan review; however, its inclusion is logical from a planning/zoning perspective. 

 We defer to the Township Engineer for comments on retaining the access to Grand River; 
however, it seems unnecessary given the ability to now access the site from the internal service 
drive. 

 The double row of parking in the front yard is a relatively major change.  If this were not allowed, 
the building could be moved closer to the roadway, demonstrating a better presence along this 
important intersection. 

 The interchange area is more of an entry to the community and we do not fully understand the 
need/desire for a change to entranceway landmark feature that was originally agreed upon. 

 We support the identification sign near the intersection and likely would have suggested some 
type of feature in this location.  However, we recommend this be provided in addition to the 
entranceway landmark near the interchange, as opposed to trading one for the other. 

 We believe enhancements are warranted to the identification sign given the importance of this 
intersection.  Suggestions include an increase in size (both height and length), use of decorative 
lighting (upward or back-lit) and the addition of limestone accents (caps and piers). 

Lot #4 
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D. Use Conditions (Drive-through Restaurant) 

 
Section 7.02.02(j) provides the following conditions for drive-through restaurants: 
 
1. Principal and accessory buildings shall be setback fifty (50) feet from any adjacent public right 

of way line or property line. 

 
This standard is met. 
 
2. The establishment of a new drive-through restaurant shall require the lot be separated a 

minimum of five hundred (500) feet from any other lot containing a drive-through restaurant. 

 
This standard is met. 
 
3. Only one (1) access shall be provided onto any street. 

 
Lot #4 does not have direct access to either Grand River Avenue or Latson Road.  Vehicular access to this 
part of the development will be via the existing interior service drive, which has access to both roadways. 
 
4. Such restaurants constructed adjacent to other commercial developments shall have a direct 

vehicular access connection where possible. 

 
The site plan includes internal access points to the remainder of the Livingston Commons development. 
 
E. Site Plan Review 

 
1. Dimensional Requirements.  As described in the table below, the proposal complies with the 

dimensional standards for this PUD: 
 

District 

Lot Size  Minimum Setbacks  (feet)  
Max. 

Height Lot Coverage 
Lot 

Area 
(acres) 

Width 
(feet) 

Front 

Yard 
Side 

Yard 
Rear 

Yard 
Parking 

NR-
PUD 1 150 70 15 50 20 front 

10 side/rear 35 35% building 
75% impervious 

Proposal 2.03 270 
(Latson) 

101.3 (Grand River) 
71.3 (Latson) 

74.6 (NW) 
80.4 (S) 60 (S) 

 20 front 
0 side* 
22 rear 

28.3 13.6% building 
72.1% impervious 

 
*  The applicant seeks Planning Commission approval in accordance with Section 14.06.11, which 

allows modification to side and rear yard parking setbacks where there is shared access. 
 

2. Building Materials and Design.  The proposed elevations, including colors and materials, are 
subject to review and approval by the Planning Commission.   
 

Materials include quick brik, masonry ground face block, wood tile and EIFS, while colors include 
brown, gray and off-white.  We request the applicant present material and color samples to the 
Commission for their consideration. 

 
We are of the opinion that the front façade contains too much EIFS, particularly given the highly 
visible location.  The PUD Agreement requires 80% of building wall surfaces to be natural materials 
(such as brick or stone).  In response, the applicant notes that 86% of the building is comprised of 
such materials; however, we do not believe the front façade meets this standard.   
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Furthermore, we do not believe that the wood tiles are consistent with what was intended by the 
material requirement.  The applicant has indicated that this material “is a new prototypical elevation 
requirement for Panera Bread.” 
 
Additionally, the rear elevation will be highly visible from the internal service drive.  While this side 
of the building is predominantly brick, it lacks the design elements of the front façade.  At a 
minimum, consideration should be given to wrapping the parapet/cornice details around the building. 
 
In closing, the applicant notes that the PUD Agreement requires building architecture that is 
consistent/compatible with that of surrounding buildings; however, this building has the appearance 
of a multi-tenant center that could be found anywhere and we believe that enhancements would 
provide a development more representative of this important corner. 
 

3. Parking.  As outlined in the table on Sheet C-2.0, 120 spaces are required for the proposed multi-
tenant building.  Additionally, given the nature of the uses, 12 RV spaces, 3 waiting spaces and 10 
stacking spaces are also required. 
 

There are 78 spaces proposed within the confines of Lot #4, as well as a portion of the 12 RV spaces, 
the 3 waiting spaces and the 10 stacking spaces.  Additional spaces are available via shared parking 
with the reconfigured lots west and south of Lot #4. 
 
The parking spaces and drive aisles meet or exceed the dimensional standards of Section 14.06 and a 
note on Sheet C-2.0 indicates the use of looped (double striped) spaces. 
 

4. Pedestrian Circulation.  The plan identifies the existing sidewalks along Grand River and Latson 
with a connection proposed between the public sidewalk and building.  Sidewalks are also proposed 
around the building and along the Lot #4 side of the existing interior service drive. 

 

5. Vehicular Circulation.  As previously noted, Lot #4 does not have direct vehicular access to either 
roadway.  Instead, access is provided at 2 points to the existing interior service drive.   

 
The only potential traffic conflict we see is related to potential blocking of the northerly waste 
receptacle area by drive through stacking.  The applicant has acknowledged this potential conflict and 
indicated they “will schedule trash pickup to minimize impacts during peak delivery/drive through 
periods.” 

 
6. Loading.  The plan identifies the 2 required loading spaces at the rear of the building. 

 
7. Landscaping.  We have reviewed the landscape plan as follows: 
 

Location Requirements Proposed Comments 

Front yard 
greenbelt 

(Grand River 
& Latson) 

17 canopy trees 
17 evergreen trees 
67 shrubs 
20-foot width 

18 canopy trees 
18 evergreen trees 
72 shrubs 
20-foot width (minimum) 

Requirements met 

Parking lot 12 canopy trees 
1,210 SF landscaped area 
Hedgerow 

12 canopy trees 
4,200 SF landscaped area 
Hedgerow 

Requirements met 

 
8. Waste Receptacle and Enclosure.  The project includes 2 new waste receptacle areas.  Section 12.04 

requires a rear yard or non-required side yard location, unless otherwise approved by the Planning 
Commission.  The proposed placement complies with these standards. 
 
Details on Sheet C-2.3 identify the required concrete base pad and a masonry enclosure, which will 
match materials used on the building. 
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9. Exterior Lighting.  The submittal includes a lighting plan (Sheet C-6.0), which proposes the 

installation of 3 new light poles, 4 new light fixtures on existing poles and 12 wall mounted fixtures. 
The details and photometric readings on Sheets C-6.0 and C-6.1 are all in accordance with the 
requirements of Section 12.03. 

 
10. Signs.  In total, the submittal includes 2 monument signs (existing structures with new sign faces 

added) and 12 wall signs (3 for each end unit and 2 for each internal unit).  Two menu boards are also 
shown on the site plan.  For the applicant’s information, up to 2 menu boards are allowed with a 
maximum size of 16 square feet per board. 
 

Given the site’s presence as a corner lot, 2 wall signs are permitted for each business and the Planning 
Commission may permit 2 monument signs; however, there is nothing in the Ordinance or PUD 
Agreement that permits a 3rd wall sign for a business.  In response, the applicant has indicated that the 
intent is for the tenants of the end units to pick 2 out of the 3 wall sign options.  In order to avoid any 
confusion in the future, we recommend the applicant add a note to this effect on the building 
elevation drawings. 
 
Information on sign sizes is needed to confirm compliance with the dimensional standards of Article 
16; however, the applicant has stated that it will be each tenant’s responsibility to obtain approval and 
a permit prior to sign installation. 
 

11. Impact Assessment.  The submittal includes an Impact Assessment (dated 12/1/14).  In summary, 
the Assessment notes that the project is not anticipated to adversely impact natural features, public 
services/utilities, surrounding land uses or traffic. 
 

12. Additional Considerations.  The site plan identifies 3 outdoor dining patios; however, no details are 
provided.  In response, the applicant indicated that the details are the responsibility of each tenant. 

 
As such, we suggest the Township require information on typical elements such as tables, chairs, 
umbrellas, trash receptacles and fencing at such time as individual tenants seek to utilize these spaces. 
 

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


 

January 6, 2015 
 
Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re: Livingston Commons Lot 4 Redevelopment Site Plan Review # 2 
 
Dear Ms. Van Marter: 
 
We have reviewed the resubmitted impact assessment and site plan documents prepared by Wade Trim 
for the Livingston Commons Lot 4 Redevelopment dated December 23, 2014. The site is on the 
southwest corner of the intersection of Grand River Avenue and Latson Road. The petitioner is planning 
to demolish the existing Bennigan’s Restaurant and construct a 12,000 sft multi-tenant retail building.  
 
We offer the following comments for consideration by the planning commission:  

SUMMARY 

1. Review proposed hydrant connection. 

SITE PLAN 
1. The updated plans include a hydrant on the east side of the building, per the fire department 

review. MHOG records indicate that there is no 12-inch water line adjacent to the curb line along 
the north and east sides of the site. Recommend installing a tapping sleeve and valve off the 
water main that runs along the western side of the lot and extend the water main around the 
south side of the building to the proposed hydrant location. This new water main will become a 
public main and an easement will be required, per MHOG standards. Construction plans for the 
public water main must be reviewed by MHOG. Petitioner will be required to include a 
completed permit application with the construction plan review 
 

The petitioner should revise and resubmit the site plan to address the above comments prior to 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: Charles Christy, P.E., Wade Trim 

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



 

January 8, 2015 
 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Livingston Commons Shopping Center 
 3950 E. Grand River (Lot 4 redevelopment) 
 Site Plan Review 
 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan.  The plans 
were received for review on December 29, 2014 and the drawings are dated December 1, 2014, 
with revisions on December 23, 2014.  The project is based on the demolition of an existing A-use 
building and the construction of a new mixed-use building.  The building is planned as new 
12,000 square foot structure with assembly and mercantile spaces.  The plan review is based on 
the requirements of the International Fire Code (IFC) 2012 edition.  
   
 
1. To achieve proper spacing and placement, an additional fire hydrant is required to be 

installed on the Grand River side of the property.  Provide the location of the water main to 
be looped around the building and the new hydrant location. (Hydrant is to be placed on 
the grassy peninsula located along Latson Rd. between Grand River and southeast corner of 
the parking lot). This hydrant shall be located within 100’ of the approved location for the fire 
department connection.  (Corrected by installation of new hydrant to be placed on the 
Latson Rd. 12” water main; previously unidentified on plan) 

          IFC 912.2 
2. The building shall be provided with an automatic sprinkler system in accordance with NFPA 

13, Standard for the Installation of Automatic Sprinkler Systems.  (Corrected on Plan) 
IFC 903 

 
A. The FDC shall be located on the front of the building (Grand River). The location is to be 

coordinated with the general and fire suppression contractors; and approved by the fire 
authority.  (Corrected on Plan) 

IFC 912.2.1 
B. The size of the fire protection lead and gate valve shall be indicated on the utility site 

plan.  Gate valve is to be controlled with curb box rather than PIV.  (Lead size is cited as 
a 4”.  Fire protection leads shall be a minimum 6” to meet the size, design and installation 
requirements of the MHOG Water Authority.)  
 

C. Each tenant space shall be provided with its own fire protection lead or proprietary 
means of control and water flow detection of the fire suppression system if derived from 
a single riser.  (Noted in response letter) 

 
3. Future project submittals shall include the address and street name of the project in the title 

block.  (Corrected on Plan) 
       IFC 105.4.2 
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4. 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 (Grand 
River).  The location and size shall be verified prior to installation.  (Noted, to be corrected 
during building submittal) 

          IFC 505.1 
5. The plan indicates access road/drive width of 24’ into the site.  The roads shall be provided 

and maintained at a minimum of 26’ wide around the building.  With a width of 26’ wide, the 
building side of the drive shall be marked as a fire lane.  Include the location of the 
proposed fire lane signage and include a detail of the fire lane sign in the submittal.  Access 
roads to site shall be provided and maintained during construction.  Access roads shall be 
constructed to be capable of supporting the imposed load of fire apparatus weighing at 
least 75,000 pounds.  (Corrected on Plan) 

     IFC D 103.5 
 IFC D 103.6 

      IFC D 103.1 
      IFC D 102.1 
   

6. Access around building shall provide emergency vehicles with an outside turning radius of 
55’ and a minimum vertical clearance of 13 ½ feet.  (Corrected on Plan) 

IFC D 103.3 
7. The location of a key box (Knox Box) shall be indicated on future submittals.  The Knox box 

will be located adjacent to the main entrance of each proposed tenant space in the 
structure.  (Corrected on Plan) 

          IFC 506.1 
8. Provide names, addresses, phone numbers, emails of owner or owner’s agent, contractor, 

architect, on-site project supervisor.  (Corrected on Plan) 
 
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, 

 
Capt. Rick Boisvert 
Fire Inspector 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
www.brightonareafire.com 



 

 
 

 
MEMORANDUM 

 
TO:  Bo Gunlock 
 
FROM:     Kelly VanMarter, Assistant Township Manager/Community Development 

Director 
 
DATE:   January 8, 2015 
 
RE:  Lot 4 (Bennigan’s) Redevelopment Sewer and Water Tap Fees 
  3950 E. Grand River (11-05-400-047) 
 

 
This memo will describe the connection fees required for a new 12,000 sq. ft. multi-
tenant building located at 3950 E. Grand River.  The connection fees are based on the 
proposed uses on the site plan dated 12/1/14 revised 12/23/14 as follows: 
 
4,400 sq. ft. sit down restaurant (no liquor) @ 2.4 REU per 1,000 sq. ft. = 10.56 REU 
3,228 sq. ft. retail @ 0.20 REU per 1,000 sq. ft. =       0.65 REU 
4,372 sq. ft. drive through restaurant @ 7.5 REU per premise =     7.50 REU 

     TOTAL REU NEW BUILDING =   18.71 REU 
Less previously paid by Bennigan’s  -16.60 REU  

     NEW CONNECTION CHARGE =    2.11 REU 
 
          

Water  2.11 REU @ $7,900             $ 16,669.00 
Sewer  2.11 REU @ $7,200                         $ 15,192.00   

       Total Due: $ 31,861.00 
 
 
 
Connection Fees must be paid at time of land use permit issuance. 
 
A meter package may also need to be purchased including the appropriate sized 
meter and a MIU (meter interface unit).  Should you have any questions please 
feel free to contact me at 810-227-5225. 
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STATE OF MICHIGAN 

COUNTY OF LIVINGSTON 

TOWNSHIP OF GENOA 

 

 

AMENDMENT TO PLANNED UNIT DEVELOPMENT AGREEMENT 

 
 This Amendment to Planned Unit Development Agreement is made and entered into this 
___ day of _____________, 2014, by RLG HOWELL LLC, a Michigan limited liability 
company, and GCG HOWELL LLC, a Michigan limited liability company, both of 10050 
Innovation Drive, Suite 100, Dayton, Ohio 45342 (collectively, “Owner”); PKJJ, LLC, a 
Michigan limited liability company, of _____________________________ (“PKJJ); and 
GENOA CHARTER TOWNSHIP, a Michigan municipal corporation, 2911 Dorr Road, 
Brighton, Michigan 48116 (“Township”). 
 

RECITATIONS: 

 
 Owner possesses fee title to certain real property located in Genoa Charter Township, 
Livingston County, State of Michigan, described in that certain Planned Unit Development 
Agreement dated April 6, 1999, and recorded at Liber 2609, Page 0205 of the records of 
Livingston County, Michigan (the “Phase I PUD”). 
 

Subsequent to the Phase I PUD, Owner and Township entered into that certain Planned 
Unit Development Agreement for Phase II Land dated August 17, 2009, and recorded at 200R-
023916 of the records of Livingston County, Michigan (the “Phase II PUD”). The Phase I PUD 
applied to Phase I and Phase II land described therein, and the Phase II PUD modified provisions 
pertaining to Phase II.  

 
In 2011 Owner and Township considered a further Amendment to the Phase I PUD 

Agreement that contemplated the reconfiguration of Lot #4 into two sub-lots; provided however 
the amendment was never finalized or executed, and as such is of no force or effect.     
 

Pursuant to Article IV, Internal Road Network, subsection 4.1, the Phase I PUD 
contemplated that the property formerly owned by the Prairie House Restaurant and know owned 
by PKJJ (the “Red Olive Parcel”) described on Exhibit A attached hereto could benefit from an 
easement established by Owner over and across the Red Olive Parcel. 

 
Owner and PKJJ have agreed to amend Owner’s existing Declaration of Restrictions and 

Easements for Outlots dated September 2, 1999, recorded September 10, 1999, at Liber 2652, 
Page 0082 of the records of Livingston County, Michigan (the “Declaration”) to provide the Red 
Olive Parcel with access over the access ways on the adjacent lands of Owner and to subject the 
Red Olive Parcel to the terms of the Declaration. 

 
In connection therewith, Owner and PKJJ wish to amend the Phase I PUD and the Phase 

II PUD to subject the Red Olive Parcel thereto pursuant to the terms contained herein. 
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NOW, THEREFORE, Owner and PKJJ, in consideration of the mutual promises 
contained in this Agreement, hereby agree as follows: 
 
1. Article I, General Terms of Agreement of the Phase I PUD, shall be amended to add the 
following additional subsection: 
 

1.7 The Red Olive Parcel shall be subject to the terms and conditions of the Phase I 
PUD, subject to the provisions of this Amendment. 

 
2. Article II, Land Use Authorization, subsection 2.1 of the Phase I PUD, shall be amended 
to delete the sentence reading “Further, only one drive through restaurant facility shall be 
permitted and such use shall only be permitted on Lot #1.”  The following shall be placed in its 
stead:  

 
One drive through restaurant facility may be allowed on Lot 4.  Additional drive 

through restaurant facilities may be allowed on all parcels within five hundred feet (500’) 
of each other, subject to Special Land Use approval by the Township, including the 
Special Use Requirements as outlined in the Special Land Use Regulations as they may 
exist from time to time.  The Township and Owner agree that this use shall be considered 
upon providing that the stacking or queuing of such drive through restaurant facilities 
shall be sufficient to accommodate expected peak volumes and to minimize conflict with 
the internal road network located on the Property, as well as any public roadways.   

 
3. Article IV, Internal Road Network of the Phase I PUD, shall be amended to add the 
following additional sentence: 
 

Notwithstanding anything contained in the Phase I PUD to the contrary, the Red 
Olive Parcel shall be allowed to maintain access to the Grand River Avenue existing curb 
cut, provide such access shall be limited to “right-in, right-out” movement. 

 
4. Article VI, Site Improvements, subsection 6.5(a) shall be amended to add the following 
additional sentence:   
 

Notwithstanding anything contained herein to the contrary, in the event a multi 
tenant building is constructed on Lot #4, then one double row of parking may be installed 
in front of the building (also called the “front yard”) on Lot #4.       

 
5. Article VI, Site Improvements, subsection 6.5(b) of the Phase I PUD, and subsection 
6.4(B) of the Phase II PUD, shall each be deleted, it being acknowledged that Owner shall have 
no obligation to the Township to provide an entranceway landmark pursuant to the Phase I PUD 
or the Phase II PUD because such location or locations are not available for such signage.  The 
following shall be inserted instead:  
 
 In the event a multi tenant building is constructed on Lot #4, then in addition to any 
signage otherwise permitted on Lot #4, a Township identification sign shall be placed by the 
Township on Lot #4.  The type and design of the Township identification sign is depicted on 
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Exhibit B attached hereto.  After the installation of the Township identification sign, Owner shall 
maintain same in good condition and repair.   
 
6. Article VII, Design of Building and Signs, subsection 7.2, Signage, shall be amended to 
add the following additional sentence: 
 

The owner of the Red Olive Parcel may install a monument sign abutting Grand 
River Avenue and other signs as may be permitted under the Declaration. 

 
 
 APPROVED by Owner and PKJJ on this ___ day of ________________, 2014. 
 
WITNESSES:      RLG HOWELL LLC, a Michigan limited  
       liability company 
 

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

 
 
_____________________________    _______________________________  
       By: Randall L. Gunlock 
____________________________   Its: Trustee 
 
 

 
 
GCG HOWELL LLC, a Michigan limited  

       liability company 
 

 
_____________________________    _______________________________  
       By: Glenn C. Gunlock 
____________________________   Its: Managing Member 
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PKJJ, LLC, a Michigan limited liability  
company 

 
 

_____________________________    _______________________________  
       By: _________________________ 
____________________________   Its: _________________________ 
 
STATE OF    ) 
     ) SS: 
COUNTY OF    ) 
 

The foregoing instrument was acknowledged before me the ___ day of 
________________, 2014, by Randall L. Gunlock, Trustee under the Amended Revocable Trust 
Agreement Dated May 30, 2013, Randall L. Gunlock, Grantor, Managing Member of RLG 
Howell LLC, a Michigan limited liability company, on behalf of the company. 
 
 
       _______________________________ 
       Notary Public 
 
 
 
 
 
STATE OF    ) 
     ) SS: 
COUNTY OF    ) 
 

The foregoing instrument was acknowledged before me the ___ day of 
________________, 2014, by Glenn C. Gunlock, Managing Member of GCG Howell LLC, a 
Michigan limited liability company, on behalf of the company. 
 
 
       _______________________________ 
       Notary Public 
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STATE OF    ) 
     ) SS: 
COUNTY OF    ) 
 

The foregoing instrument was acknowledged before me the ___ day of 
________________, 2014, by _____________________________, the 
___________________________ of PKJJ, LLC, a Michigan limited liability company, on behalf 
of the company. 
 
 
       _______________________________ 
  
      Notary Public 
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 APPROVED by the Township Board for the Township of Genoa on the ___ day of 
_____________, 2014, at a meeting duly called and held. 
 
WITNESSES:      TOWNSHIP OF GENOA: 
 
 
_____________________________    _______________________________  
       By:  
____________________________   Its:  
 
 
_____________________________    _______________________________  
       By:  
____________________________   Its:  
 
 
 
STATE OF    ) 
     ) SS: 
COUNTY OF    ) 
 

The foregoing instrument was acknowledged before me the ___ day of 
________________, 2014, by __________________________, who was duly authorized by the 
Genoa Township Board to sign this Amendment on behalf of Genoa Township and who 
acknowledged the same to be his/her free act and deed. 

 
 
       _______________________________ 
       Notary Public 
 
 
 
 
STATE OF    ) 
     ) SS: 
COUNTY OF    ) 
 

The foregoing instrument was acknowledged before me the ___ day of 
________________, 2014, by __________________________, who was duly authorized by the 
Genoa Township Board to sign this Amendment on behalf of Genoa Township and who 
acknowledged the same to be his/her free act and deed. 

 
 
       _______________________________ 
       Notary Public 
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EXHIBIT A 

 

LEGAL DESCRIPTION OF RED OLIVE PARCEL 
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EXHIBIT B 
 

TOWNSHIP IDENTIFICATION SIGN 
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Written Impact Assessment 
for 
Redevelopment of Lot 4 
Livingston Commons 
 
18.07.01  Preparer ‐ This impact assessment is prepared and assembled by Charles J. Christy, PE.  

Mr. Christy has been licensed as a professional engineer in the State of Michigan since 
1993.  During the past 21 years, his experience has primarily focused on land 
development with commercial, industrial, and residential projects.  Mr. Christy has 
completed numerous site plans, special use permits, and planned unit developments 
across the State. 

 
18.07.02  Location ‐ The project is located at Livingston Commons Shopping Center, 3950 East 

Grand River Avenue, Howell, MI.  The site is currently developed with a Bennigan’s 
restaurant on approximately 2.03 acres (88,427sft).  The site is located at the southwest 
corner of the intersection of East Grand River Avenue and South Latson Road and is part 
of a larger overall development which includes WalMart, Lowes, Staples, and other out 
parcels. 

 
  Adjacent properties are occupied by Bob Evans (to the west), O’Reilly Auto Parts (east 

across Latson), Comerica Bank (to the south), Shell Gas Station (north across E. Grand 
River), Applebee’s (across E Grand River to the west), and a small strip center at the 
north east quadrant of E Grand River and Latson. 

 
  An aerial photograph of the project area is included on the following page. 
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18.07.03  Impact on natural Features – The site is currently developed with an approximately 
6,622sft restaurant, 119 parking space parking lot, storm sewer collection system, 
sanitary and potable water services, franchise utility services, and landscaping.  Please 
refer to plan Sheet C‐0.1 for the existing conditions survey for greater detail.  No 
wetlands are on or adjacent to the site.  See below for a snap shot of the existing 
conditions. 
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18.07.04  Impact on Stormwater Management – The site is currently approximately 76% 

impervious and has a series of catch basins and storm sewer pipes to collect surface 
water runoff.  The storm system leaves the site at the northwest corner of the parcel 
and enters the larger storm water management system for the overall PUD.  The overall 
development, when constructed, has a regional storm water management system 

consisting of several basins which were designed to manage storm water from all 
parcels in the PUD. 

  The proposed redevelopment will be approximately 72% impervious.  A majority of the 
existing catch basins and storm sewer pipe will be retained and utilized to convey storm 

water runoff after redevelopment, maintaining the existing discharge point from the 
site. Since the redeveloped site will contain less impervious surfaces due to an increase 
in landscaping area, the total volume of storm water runoff will be less and the time of 
concentration will be greater, resulting in a lower peak discharge rate.  This being the 
case, we have not quantified the decrease in runoff or peak discharge rate.  We are not 
proposing any changes to the regional storm water management system (basins). 

  The proposed work will entail removing some pavement, demolition of the existing 
building and utilities, and new landscaping.  A majority of the existing pavement will 
remain, including storm structures and pipes.  The existing asphalt that is to remain, will 
be surface milled and overlaid with a new top course.  Grading and earthwork, by 
design, will be kept to a minimum only as required to maintain/re‐establish drainage 
patterns and to allow for the new landscaping. 

  Managing soil erosion will be accomplished with silt fences, inlet protection, and 
construction entrance BMP’s.  Final restoration will consist of asphalt, concrete, lawn 
and landscaping.  Additional detail on the soil erosion control measures can be found in 
the plan submittal set, Sheets C‐7.0 through C‐7.3. A soil erosion and sedimentation 
control permit will be applied for at the Livingston County Drain Commission office. 

18.07.05  Impact on Surrounding Land Uses – The surrounding area is developed into retail uses 
consisting of restaurants, gas service station, and other commercial retail 
establishments.  Both E. Grand River and S. Latson Road are 4 lane roads with a center 
turn lane and right turn lanes where appropriate.  The intersection of E. Grand River and 
S. Latson Road is signalized with protected left turn lanes. 

  The proposed redevelopment is a similar use when compared to the existing Bennigan’s 
and the uses on the surrounding properties.  Hours of operation will be similar to the 
surrounding uses.  However, Bennigan’s is currently not open for breakfast and the 
proposed development will be open for breakfast.  The existing access to the site will 
remain as currently configured. 

  The existing lighting on the site will be reconfigured.  Several of the light poles will be 
removed, several of the existing light fixtures will be replaced with lower wattage, and 
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several new light poles will be strategically located to provide safety and security.  
Overall, the redevelopment will result in lower lighting intensities. 

  Dust control will be utilized during the demolition and construction phase to minimize 
air pollution. 

  Due to the nature, use, and size of this project, it is not anticipated that the noise levels 
generated on this site will be greater than the adjacent traffic on E. Grand River and S. 
Latson Road.  Additionally, since this is a retail development, the project will not 
generate or cause concern with regards to: smoke, airborne solids, odor, vibration, 
radioactive materials, fire and safety hazards, UST’s, or hazardous materials. 

18.07.06   Impact on Public Facilities and Services – The proposed use will be nearly double in size 
as the existing building.  The restaurant uses of the proposed building will be 
approximately 31% larger than the existing use and approximately 3,300sft of retail use 
will be added to the site. 

  The increase in use is a fraction of the total square footage of comparable uses in the 
immediate area.  There are other uses in the immediate area that are larger and more 
susceptible to police action.  Although we have not contacted police, fire, or emergency 
services regarding this project, we conclude that the respective agencies are prepared 
to respond to the larger uses adjacent to our site, and therefore, have the ability to 
respond appropriately to incidents on this site. 

18.07.07  Impact on Public Utilities – The site is currently serviced by M.H.O.G. for water and 
sanitary sewer service.  An 8‐inch water main and hydrants are located along the 
existing interior service drive.  An 8‐inch sanitary sewer lead is extended to the site 
across E. Grand River.  The existing sewer service will be extended to the new building 
and, due to its size, has the capacity to serve the proposed building (an 8‐inch pipe at 
minimum grade has capacity of over 500,000 GPD or 347gpm.  A 6‐inch pipe at 
minimum grade has capacity of approximately 400,000 GPD or 277gpm). 

  Equivalent User Table for proposed building (to be confirmed at building permit 
application stage). 

  User  Unit Factor Qty  Sub‐Total
Restaurants (fast food, including drive 
thru & primary drink service)  7.5 per premise  1 Ea  7.5 

Restaurants (meals w/service & 
dishes)  2.4 per 1,000sft  2,200sft  5.28 

Restaurants (take out) 1.0 per 1,000sft 2,200sft  2.2
Retail Stores  0.20 per 1,000sft 3,228sft  0.65
TOTAL    15.63
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  Based on a REU equivalent of 218 gallons per day, the proposed building would 
generate 3,407 gallons of sewage per day (15.63 x 218). 

The existing water service consists of a potable water lead and 4‐inch fire protection 
main.  The existing 4‐inch fire protection main will be extended to the new building, 
providing fire protection through a fully automatic sprinkler system.  A new post 
indicator valve (PIV) will be installed in the 4‐inch service near the existing main and a 
fire department connection (FDC) will be installed on the building. 

  The existing potable water service connection will be demolished back to the existing 
main and five (5) new services to the building are proposed. 

18.07.08  Storage and Handling of any hazardous Materials – The proposed use is retail in nature.  
No hazardous materials will be generated, used, or disposed of on‐site. 

18.07.09  Traffic Impact Study – We have completed a Trip Generation Comparison for the 
redevelopment for Township review.  This comparison is included at the end of this 
Impact Assessment. 

18.07.10  Historic and Cultural Resources – The existing structure is not more than 50 years old. 

18.07.11  Special Provisions – The Owner of Lot 4 has a REA agreement with the other tenants / 
Owners of the overall PUD development allowing shared use of the: internal drives, 
drive access to E. Grand River & S. Latson Road, and storm water management system.  
A copy of this REA is included at the end of this Impact Assessment. 

18.07.12   List of Sources – Google for image in 18.07.02 

18.07.13  Previous Impact Assessments – An impact assessment was previously completed for 
the PUD.  This impact assessment focuses on the redevelopment of Lot 4. 
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T E C H N I C A L  M E M O R A N D U M                                      

Livingston Commons Lot 4 Trip Generation Comparison 

PREPARED FOR: Kelly VanMarter, AICP/ Genoa Township 

PREPARED BY: Aimée L. Giacherio, PE/Wade Trim  
 

DATE: November 7, 2014 

PROJECT TASK: RGP1001.01F Phase 240 Impact Assessment 
 

FILE LOCATION: P:\Aaa1000\Agiachero\Draft\Projects\Livingston Commons\TechMemo.docx 

 
RG Properties is proposing to redevelop the existing Bennigan’s Restaurant in the southwest 
quadrant of Grand River Avenue and Latson Road in Genoa Township. This area is part of the 
overall Livingston Commons Shopping Center. The redevelopment would consist of two new 
multi-tenant buildings in place of the existing Bennigan’s Restaurant. The overall scope was to 
determine the difference in trip generation between the existing restaurant use and the proposed 
redevelopment project to determine the additional trips that would be generated by the multi-
tenant use. This memorandum summarizes the expected difference in trip generation. 
 
Existing Trip Generation 
 
Existing trips generated by the Bennigan’s Restaurant were estimated based on the Institute of 
Transportation Engineer’s (ITE) report Trip Generation, Ninth Edition, 2012. Trip estimates 
were developed for the existing 6,622 square foot restaurant based on the High Turnover (Sit-
Down) Restaurant use, Land Use Code 932. The weekday afternoon peak hour trip generation 
estimates are shown in Table 1. This Bennigan’s Restaurant was not open during the morning 
peak hour, thus the existing trip generation during the morning peak hour is zero. 
 
Traffic for a restaurant type use consists of new trips, whose sole purpose is the visit to the site, 
internal or shared trips, and pass-by trips. New Trips are those that are new to the study area and 
consist of motorists whose primary destination is the restaurant.  
 
A development that contains multiple uses, such as this one, can be expected to have some 
internal trip sharing.  Since this restaurant is part of the Livingston Commons Shopping Center 
which includes several banks, restaurants, a Wal-Mart Supercenter, a Lowe’s, etc., it is expected 
that some internal trip sharing occurs between uses. A shared trip is one that visits more than one 
use on the site and thus lessens the overall impact of a multiple use site on the adjacent street 
system.  An internal trip factor of 20% was applied to the site based on ITE’s Trip Generation 
Handbook.  
 
Pass-by trips are typically associated with retail uses, as well as gas stations and restaurants.  
Pass-by trips are comprised of vehicles already traveling on the adjacent roads, which divert 
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from their original path of travel to visit the development.  The ultimate destination of a pass-by 
trip is directed elsewhere.  Pass-by trips were also applied to the existing restaurant use on the 
site. The pass-by rates were based on ITE’s Trip Generation Handbook. Based on information 
provided, a pass-by rate of 43 percent was applied to the restaurant.  As a result, the existing 
restaurant is estimated to generate a total of 30 trips during the during the afternoon peak hour. 
  
Table 1 Existing Bennigan’s Weekday PM Peak Hour Trip Generation Estimate 
Land Use  In Out Total 
Bennigan’s Restaurant 39 26 65 
Less Internal Capture (20%) -8 -5 -13 
Net Trips 31 21 52 
Less Pass-by Trips (43%) -13 -9 -22 
New Trips 18 12 30 

 
 
Proposed Trip Generation 
 
Trip estimates were then developed for the proposed redevelopment of the property to 11,903 
square feet of retail and restaurant uses. The redevelopment project is proposed to consist of a 
4,300 square foot bread/donut/bagel restaurant with a drive-thru facility, two 2,200 square foot 
fast-food restaurants without drive-through facilities, and 3,203 square feet of specialty retail 
uses such as an apparel store, real estate office, cell phone store, florist, mattress store, etc. 
 
Trip estimates were developed for the proposed uses based upon information provided in ITE’s 
Trip Generation and Trip Generation Handbook. Trips generated for the specialty retail were 
based on the Specialty Retail land use, Land Use Code 826. The trip generation potential for the 
bread/donut/bagel restaurant was developed based on the Bread/Donut/Bagel Shop with Drive 
Through, Land Use Code 940. Trip generation estimates were developed for the two fast-food 
restaurants based on Land Use Code 933, Fast-Food Restaurant without Drive-Through. None of 
the proposed uses are expected to be open during the morning peak hour except for the 
bread/donut/bagel restaurant.  
 
Traffic for the proposed redevelopment will consist of both new trips, whose sole purpose is the 
visit to the site, internal or shared trips, and pass-by trips. New trips are those that are new to the 
study area and consist of motorists whose primary destination is the proposed project.  
 
An area that contains multiple uses, such as this one, can be expected to have some internal trip 
sharing.  A shared trip is one that visits more than one use on the site and thus lessens the overall 
impact of a multiple use site on the adjacent street system.  Since this development is part of the 
Livingston Commons Shopping Center which includes banks, restaurants, a Wal-Mart 
Supercenter, a Lowe’s, etc., it is expected that some internal trip sharing will occur between uses. 
It is expected that the number of trips generated by these uses will be reduced due to their 
interaction between the other uses in the development. An internal trip factor of 20% was applied 
to the site based on ITE’s Trip Generation Handbook. This is the same factor that was applied to 
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the existing Bennigan’s restaurant. This factor was only applied to the afternoon peak hour trip 
estimates, and not the morning peak hour estimates for the bread/donut/bagel restaurant. 
 
Pass-by trips involve motorists who are diverted off of the adjacent street system to visit this 
development. A portion of the trips generated by the redevelopment were assumed to be pass-by 
trips.  These trips divert from existing travel paths to stop at the site and then resume the original 
trip path.  Thus additional trips are not added to the area road system by these pass-by trips. 
Surveys conducted by ITE have shown that many trips made to grocery stores, restaurants, and 
shopping areas are diverted from the existing traffic on the roadway system. This is particularly 
true during the weekday morning and evening peak hours when traffic is diverted from the 
home-to-work and work-to-home trips.  Pass-by rates were based on information provided in 
ITE’s Trip Generation Handbook. A pass-by rate of 43% was used for the fast-food restaurants 
and a rate of 49% was used for the bread/donut/bagel shop restaurant during both the morning 
and afternoon peak hours. No pass-by was considered for the specialty retail portion of the 
redevelopment.   
 
The weekday morning peak hour trip generation estimates are shown in Table 2 and the weekday 
afternoon peak hour trip generation estimates are provided in Table 3.  
 
Table 2 Proposed Weekday AM Peak Hour Trip Generation Estimate 
Land Use  In Out Total 
Bread/Donut/Bagel Restaurant 83 83 166 
Less Pass-by Trips (49%) -41 -41 -82 
New Trips 42 42 84 

 
 
Table 3 Proposed Weekday PM Peak Hour Trip Generation Estimates 

Land Use LUC 
Size 
(SF) 

Total 
Trips 

Internal 
Trips 

Net Trips Pass-by 
Trips 

New 
Trips 

In Out In Out In Out In Out In Out 
Bread/Donut/Bagel 
Restaurant w/Drive-Thru 

940 4,300 40 42 8 8 32 34 16 16 16 18 

Fast-Food Restaurant 
(No Drive-Thru) 

933 2,200 30 28 6 6 24 22 10 10 14 12 

Fast-Food Restaurant 
(No Drive-Thru) 

933 2,200 30 28 6 6 24 22 10 10 14 12 

Spec. Retail 826 3,203 13 16 3 3 10 13 0 0 10 13 
Total 113 114 23 23 90 91 36 36 54 55 

 
No access changes to the overall shopping center are proposed with the redevelopment of the 
restaurant lot. The existing accesses for the Livingston Commons Shopping Center are to be used 
to access these new land uses. There are currently two accesses to Grand River Avenue, one of 
which is signalized, and three accesses to Latson Road, two full movement accesses and one 
right in/right out only access. 
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Table 4 shows the difference in overall trips estimated between the existing restaurant and the 
proposed redevelopment project based on detailed land uses.  
 
Table 4 Trip Generation Difference 

Scenario 

AM PEAK HOUR PM PEAK HOUR 

Net Trips Pass-by 
Trips 

New 
Trips 

Net Trips Pass-by 
Trips 

New Trips 

In Out In Out In Out In Out In Out In Out 
Existing Restaurant 0 0 0 0 0 0 31 21 13 9 18 12 
Proposed Redevelopment 83 83 41 41 42 42 90 91 36 36 54 55 
Difference +83 +83 +41 +41 +42 +42 +59 +70 +23 +27 +36 +43 

 
 
As expected, the proposed development will generate more trips than the existing restaurant use 
during both the morning and afternoon peak hours. However, the net trip difference is less than 
100 directional trips under both peak hours and the actual new trip difference is less than 50 
directional trips under both peak hours.  
 
The largest difference in trips between the two occurs during the morning peak hour. This is due 
to the existing Bennigan’s restaurant not being open for breakfast.  However, the existing 
restaurant use approved for this site likely doesn’t restrict a restaurant from being open during 
the morning peak hour. In fact, if it was open, this same size restaurant would generate 72 net 
trips and 31 new trips, after pass-by traffic is accounted, for with 17 inbound and 14 outbound 
trips, thus lessening the morning peak hour trip difference.  In addition, morning peak hour 
traffic volumes for this shopping center are lighter than during the weekday afternoon peak hour. 
Both the Lowe’s and Wal-Mart Supercenter generate fewer trips during the morning peak hour 
than during the afternoon peak hour. In addition, the fast-food restaurants and banks that are part 
of this shopping center are not open during the morning peak hour. Therefore, it is expected that 
the additional trips generated by the bread/donut/bagel restaurant during the morning peak hour 
can be accommodated by the existing driveways for the shopping center as there are less overall 
trips from the shopping center during this same time period.  
 
Please feel free to contact us at any time if you have questions regarding the information 
provided in this memorandum or if you need any additional information.  
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Luminaire Schedule

Symbol Qty Label Arrangement MANUFACTURER Description

4 A-1 SINGLE GARDCO LIGHTING EH-19-1-VS-450PSMH-480-BLP

3 A-2 SINGLE

12 A-3 SINGLE EH-14-1-VS-150MH-480-BLP

EH-19-1-VS-450PSMH-480-BLP

Comment

Replace existing fixture, use existing 25' pole

25ft Pole, Square, painted black

Building Mounted 10ft Above Grade

GARDCO LIGHTING

GARDCO LIGHTING

SITE LIGHTING NOTES:

1. ALL LIGHTING SHALL BE METAL HALIDE.

2. CONTRACTOR SHALL PROTECT AND REUSE CIRCUITS TO THE EXTENT PRACTICAL,
        SEE ELECTRICAL ENGINEERS DRAWINGS.

3. BUILDING MOUNTED FIXTURES ARE SUBJECT TO CHANGE LOCATION, TYPE, AND
        MANUFACTURER.  THE SUBSTITUTION SHALL NOT INCREASE THE LIGHTING LEVELS
        AND INTENSITIES INDICATED ON THIS PLAN.
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306 S. Washington Ave. Ste. 400 Royal Oak, Michigan 48067 248.586.0505 Fax 248.586.0501 www.LSLplanning.com 

January 5, 2015 
 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
At the Township’s request, we have reviewed the submittal (site plan dated 12/17/14) requesting 
inclusion of the subject site into the adjacent and surrounding Livingston Commons Planned Unit 
Development.  The proposal includes rezoning of the site from RCD to NR-PUD, a site plan for 
development of a new restaurant and an amendment to the PUD Agreement for the entire development.   
 
We have reviewed the proposal in accordance with the applicable provisions of the Genoa Township 
Master Plan and Zoning Ordinance and provide the following comments for your consideration. 
 

A. Summary 

 
1. The applicant should provide updated calculations pertaining to size of uses. 
2. Building design and materials are subject to review and approval by the Planning Commission. 
3. Any issues identified by the Township Engineer and/or Brighton Area Fire Department must be 

addressed. 
4. Use of off-street parallel parking spaces is relatively unusual. 
5. The barrier curb does not meet the conditions for reduced parking space depth, although vehicle 

overhang is unlikely to cause any conflicts. 
6. The project does not include the 5 RV parking spaces required by Ordinance.  We believe the intent is 

that such spaces can be found elsewhere within the PUD (although their use will not be convenient to 
drivers of such vehicles). 

7. The landscape plan is deficient in terms of greenbelt, buffer zone and parking lot plantings. 
8. There are minor discrepancies between the table of plantings and landscape plan that need to be 

corrected. 
9. Authorization is needed from the adjacent property owner to the east for the 4 tree plantings 

proposed. 
10. Planning Commission approval is needed for waste receptacle placement in a required side yard. 
11. The PUD Agreement requires ornamental lighting along arterial rights-of-way.  Based on the detail 

sheets, this appears to be provided although its location is unclear. 
12. Planning Commission approval is need for the 2nd wall sign and 2nd monument sign. 
 
B. Proposal 

 
The applicant requests RCD to NR-PUD rezoning, as well as site plan approval and amendment to the 
existing PUD Agreement for the surrounding development (Livingston Commons).   
 
The proposed project includes demolition of the existing building and construction of a 3,848 square foot 
restaurant in its place.  Conventional sit-down restaurants are permitted land uses in the NR-PUD. 

Attention: Kelly VanMarter, AICP 
Assistant Township Manager/Community Development Director 

Subject: Red Olive – Non-Residential Planned Unit Development Review #2 
Location: 3838 E. Grand River Avenue – south side of Grand River, west of Latson Road 
Zoning: RCD Regional Commercial District 
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Aerial view of site and surroundings (looking south) 

 

C. NR-PUD Rezoning Review 

 
There are several sections of Article 10 (Planned Unit Development) applicable to this request.  Given the 
proposal is to include a relatively small parcel (1.11 acres) into a much larger, established PUD (89 
acres), we have reviewed the PUD rezoning component of the request based upon those standards most 
applicable to this specific request. 
 
For reference purposes, this includes standards found in Sections 10.02 (Qualifying Conditions), 10.03.05 
(Non-residential Planned Unit Developments) and 10.07 (Standards for Approval of Conceptual PUD Site 
Plan). 
 
1. Qualifying Conditions.  Given the nature of the proposal, the larger PUD has already been 

determined to meet the qualifying conditions.  In our opinion, the request to incorporate an adjacent 
1-acre parcel within the overall PUD does not alter this condition. 
 

2. NR-PUD.  The NR-PUD provides several specific requirements, including size of uses, open space, 
permitted uses, traffic circulation, site design, architecture and utilities.  Comments are provided 
below on the regulations applicable to this particular request: 

 
a. Size of uses.  The NR-PUD limits the overall site to a maximum of 60% for commercial uses.  

While we do not expect the inclusion of the subject site into the PUD to have much of an impact 
on this standard, the applicant should provide the Township with updated calculations for 
confirmation. 

 
b. Open space.  The NR-PUD requires a minimum open space ratio of 25% throughout the PUD.   

Calculations provided by the applicant indicate the subject site will have an open space ratio of 
30% upon redevelopment. 

 
c. Permitted uses.  Conventional restaurants are listed as permitted uses in the RCD. 

 
d. Traffic circulation.  The site currently has access via an easement on the adjacent property to the 

east.  The proposal includes a vehicular connection to the remainder of the PUD site, which is 
consistent with the intent of a PUD and the PUD Agreement. 

 

Subject site 
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e. Site Design.  Elements such as landscaping, lighting, pedestrian circulation and signage are 
addressed in our site plan review below (paragraph D of this review letter). 

 
f. Architecture.  Building materials and design are subject to review and approval of the Planning 

Commission.   
 
The proposed flat-roofed building is predominantly brick with varying horizontal and vertical 
materials and accents.  The proposed color palette is generally earth tones with splashes of color 
(red and green) coming from canvas awnings and signage. 
 
The PUD Agreement requires that all out parcel buildings have wall surfaces with a minimum of 
80% natural materials.  Given the fact that the canopies cover brick portions of the building, we 
are of the opinion that this standard is met. 
 
Our only remaining comment is that any roof mounted equipment must be fully screened.  

 
g. Utilities.  Given the site’s location along Grand River and the fact that it has already been 

developed, we are under the impression that necessary utilities will be available to serve the 
proposed redevelopment.  With that being said, we defer to the Township Engineer and Brighton 
Area Fire Department for a detailed review under this criterion. 

 

3. PUD Plan.  Section 10.07 provides specific site plan requirements for PUD projects. 
 

a. Qualification requirements.  Given the nature of the request, we are of the opinion that the 
proposal will not alter the original finding that the overall project met the PUD qualification 
requirements. 

 

b. Beneficial effect.  The inclusion of the site should make for a more harmonious project.  As noted 
in the submittal, at the time of the original PUD, the subject site was under different ownership 
and was excluded from the PUD.   
 
From a planning and zoning standpoint, it seems logical to include the property within the larger 
surrounding development where benefits may include shared access and compatibility of site 
design features. 

 

c. Master Plan.  The Township Master Plan identifies the site as Regional Commercial, which is 
consistent with the current use and zoning.  In our opinion, the proposal to include the subject site 
within the overall PUD remains consistent with the goals, objectives and future land use map of 
the Township Master Plan. 

 

d. Natural and historical features.  As a previously developed site, we are unaware of any natural or 
historical features that warrant protection under the PUD. 

 

e. Utilities.  We defer to the Township Engineer and Brighton Area Fire Department for specific 
comments on utilities for the proposed project. 

f. Vehicular and pedestrian circulation.  Although it does not show on the aerial photo on Page 2 of 
this letter, the submittal identifies an existing 8-foot wide sidewalk along Grand River Avenue.  
The proposed plan includes a 7-foot wide sidewalk between the building and parking lot. 
 

Vehicular access is currently provided via a shared access easement with the adjacent property to 
the east.  Proposed amendments to the PUD Agreement would allow for retention and use of this 
access drive/easement.  As proposed, another shared access point will be provided at the rear of 
the subject site for connection to the remainder of the overall PUD. 
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Additionally, while minimum space dimensions are met, use of off-street parallel parking is 
relatively uncommon and parking within the southernmost space will likely be difficult.  
Furthermore, these spaces are 16 feet deep and abut a 4-foot wide barrier curb.  Section 14.06.06 
allows a 2-foot vehicle overhang when spaces abut a 7-foot wide sidewalk or a curbed landscape 
area.  The barrier curb proposed does not meet this condition, although it will likely prevent 
conflicts due to vehicle overhang. 

 
D. Site Plan Review 

 
1. Dimensional Requirements.  The project has been reviewed for compliance with the dimensional 

standards of this PUD as follows: 
 

District 

Lot Size  Minimum Setbacks  (feet)  
Max. 

Height Lot Coverage Lot Area 
(acres) 

Width 
(feet) 

Front 

Yard 
Side 

Yard 
Rear 

Yard 
Parking 

NR-
PUD 1 120 10 10 5 5 side/rear 75 50% building 

90% impervious 

Proposal 1.11 120 35.7 20.5 (E) 
20.8 (W) 250 10 side 

20 rear 26 8% building 
70% impervious 

 
2. Parking.  Based upon the standards of Section 14.04, the project requires 43 parking spaces, while 49 

are provided including the 2 required barrier free spaces.  If the proposed restaurant does not have a 
liquor license, 5 longer spaces for RVs and semi-trucks are required in addition to the minimum 
requirement. 
 

The lack of on-site RV spaces will likely be mitigated given the site’s inclusion into the overall PUD; 
however, given site design, use of such spaces will not be convenient for RV or semi-truck 
drivers/passengers. 
 
The parking spaces and drive aisles meet or exceed the dimensional standards of Section 14.06, 
although the applicant should be aware that looped (or double) striped spaces are required. 

 
3. Loading.  The required loading area is provided at the southwest corner of the building.   

 
4. Landscaping.  To help the applicant and Commission, we have reviewed the landscape plan based on 

the conventional standards of Section 12.02.  Generally speaking, PUDs are expected to go beyond 
the minimum standards in terms of landscaping. 

 
Location Requirements Proposed Comments 

Front yard 
greenbelt 

4 canopy trees 
20-foot width 

3 ornamental trees 
2 evergreen trees 
30 shrubs 
35-foot width 

Deficient by 2 canopy trees, 
although 3 canopy trees are 
proposed on the adjacent property 
 

Buffer zone 
“C” (E) 

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

12 existing evergreens 
5 canopy trees 
2 evergreen trees 
1 ornamental tree 
10-foot width 

Deficient by 1 canopy/evergreen 
tree OR 4 shrubs, although 1 
evergreen tree is proposed on the 
adjacent property 

Buffer zone 
“C” (W)  

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

3 canopy trees 
49 shrubs 
10-foot width 

Deficient by 5 canopy/evergreen 
trees OR 20 shrubs, although there 
are 7 existing evergreen trees on 
the adjacent property 

Buffer zone 
“C” (S)  

7 canopy trees OR 
7 evergreens OR 
26 shrubs (OR combination 
thereof) 
10-foot width 

3 canopy trees 
2 evergreen trees 
8 shrubs 
20-foot width 

Requirements met 
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Parking lot 5 canopy trees 
490 SF of landscaped area 

3 canopy trees 
2 ornamental trees 
1 evergreen tree 
500+ SF of landscaped area 

2 additional canopy trees 

 
There are inconsistencies between the table of plantings and landscape plan in terms of the number 
of plantings proposed for Red Maple, Dwarf Burning Bush and Rose Glow Barberry.  The applicant 
must correct these minor discrepancies to ensure consistency/accuracy in the future. 
 
Lastly, the applicant will need authorization from the adjacent property to the east for the 4 tree 
plantings proposed. 

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

southwest of the proposed building.  Section 12.04 requires a rear yard or non-required side yard 
location, unless otherwise approved by the Planning Commission.  The proposed placement 
encroaches into the required side yard. 
 

Sheet SP notes the use of a 10’ x 20’ concrete base pad, while details include use of masonry 
enclosure, both of which comply with Ordinance requirements. 

 
6. Exterior Lighting.  The submittal includes a lighting plan (Sheet LT1), which proposes the 

installation of 5 light poles along the driveway and within the parking lot, as well as 16 wall mounted 
fixtures.  The photometric readings are rather modest (3.8 footcandle maximum) and well within that 
allowed by Ordinance.   
 
Fixture/pole details on Sheet LT2 identify the use of an ornamental light pole/fixture at the site entry, 
as well as downward directed, cut-off pole and wall mounted fixtures. 
 
The PUD Agreement states that ornamental lighting will be provided along arterial rights-of-way.  It 
is unclear where the ornamental pole/fixture is to be placed. 

 
7. Signs.  The submittal proposes 2 monument signs and 2 wall signs.  The Ordinance limits businesses 

on internal lots to 1 wall sign and 1 monument sign.  However, there are exceptions whereby the 
Planning Commission may allow a 2nd wall sign for lots that require additional visibility and a 2nd 
monument sign for an outlot with at least 100 feet of frontage and shared access. 

 
The size, design and placement of all signs are compliant with the conventional Ordinance, as well as 
the PUD Agreement, although the applicant should be aware that a sign permit will be required prior 
to installation (if approved). 

 
8. Impact Assessment.  The submittal includes an Impact Assessment (4/25/14).  In summary, the 

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

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

mailto:borden@lslplanning.com


 

January 6, 2015 
 
Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re: Red Olive Site Plan Review #2 
 
Dear Ms. Van Marter: 
 
We have reviewed resubmitted site plan documents and proposed PUD amendment for the Red Olive 
Restaurant dated December 19, 2014. The site is on the south side of Grand River just west of Latson 
Road and between the 5/3rd Bank and White Castle Restaurant and currently contains an old restaurant 
building.  The petitioner is planning to demolish the existing building and associated parking lot and 
construct a new restaurant and parking lot.  
 
The petitioner has also requested the property be re-zoned from Regional Commercial District to Non-
Residential Planned Unit Development District. This would permit the property to join the surrounding 
PUD and utilize the existing private road network to improve site accessibility. Tetra Tech has reviewed 
the documents and offers the following comments for consideration by the planning commission:  
 
SUMMARY 
 
1. Review proposed hydrant arrangement and show all existing and proposed public water main 

easements. 
 

SITE PLAN 
 

1. The updated water main and service connections include two 6-inch tapping sleeves for the proposed 
fire hydrant and 6-inch fire protection line within several feet of one another.  Existing water main 
easement should be shown on the drawings, including a new easement if the hydrant extends beyond 
the limit of the easement. Recommend combining into a single 8-inch tap and move fire suppression 
shutoff valve to the end of the line with the hydrant branch off a tee. This will help avoid with the 
adjacent storm sewer. Check if the water main to the east can be shut down to allow for a tee to be 
installed on the existing water main without a tapping sleeve.  

 
Verify internal RPZ on fire department connection to avoid backflow into MHOG system. The 
connection is shown in plan view, however, no additional details or representation are included in the 
architectural drawings.  The construction plans will be required to be submitted to MHOG for review. 

Tetra Tech 
1921 East Miller Road, Suite A, Lansing, MI 48911 

Tel 517.394.7900   Fax 517.394.0011    www.tetratech.com 
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The petitioner should revise and resubmit the site plan to address the above comments prior to 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: James Barnwell, P.E., Desine Inc. 

Tetra Tech 



 

 
 
 
 
December 29, 2014 
 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Red Olive Restaurant 
 3838 E. Grand River  
 Revised Site Plan Review 
 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned revised site 
plan.  The plans were received for review on December 23, 2014 and the drawings 
have a revised date of December 17, 2014.  The project is based on a new 3,848 square 
foot building to be used as a Restaurant (Assembly Use).  The plan review is based on 
the requirements of the International Fire Code (IFC) 2012 Edition.  
 
The applicant has addressed all of the issues made in our October 14, 2014 letter and 
this submittal now appears to be in general conformity with the adopted fire prevention 
code. 
 
Additional comments will be given during the building plan review process (specific to 
the building plans and occupancy).  If you have any questions about the comments on 
this plan review please contact me at 810-229-6640. 
 
Cordially, 

 
Michael Evans, EFO, CFPS 
Deputy Fire Chief 
 
 
 
 
 
 















 

 
 

 
MEMORANDUM 

 
TO:  Jim Barnwell, Desine Engineering 
 
FROM:     Kelly VanMarter, Assistant Township Manager/Community Development 

Director 
 
DATE:   January 8, 2015 
 
RE:  Red Olive Restaurant Sewer and Water Tap Fees 
  3838 E. Grand River (11-05-400-025) 
 

 
This memo will describe the connection fees required for a new 3,848 sq. ft. Red Olive 
restaurant located at 3838 E. Grand River.   
 
3,848 sq. ft. sit down restaurant (no liquor) @ 2.4 REU per 1,000 sq. ft. =  9.23 REU 
 
LESS PREVIOUSLY PAID: 
Water (Grand River Water Special Assessment)     -6.0  REU  
Sewer (former 2,922 sq. ft. restaurant @2.4 per 1,000 sq. ft.)  -7     REU 

      
NEW CONNECTION CHARGE =     
Water:   9.23 REU – 6 REU (assessed) =   3.23 REU 
Sewer:  9.23 REU – 7 REU (credits for existing bldg.) =  2.23 REU 
 
          

Water  3.23 REU @ $7,900             $ 25,517.00 
Sewer  2.23 REU @ $7,200                         $ 16,056.00     
     TOTAL DUE: $ 41,573.00 

 
 
 
Connection Fees must be paid at time of land use permit issuance. 
 
A meter package may also need to be purchased including the appropriate sized meter 
and a MIU (meter interface unit).  Should you have any questions please feel free to 
contact me at 810-227-5225. 

 







 
    
 
October 20, 2014 
 
To Whom It May Concern: 
 
There will be a hearing for a rezoning in your general vicinity on Monday, 
November 10 at 6:30 p.m. at Genoa Township Hall, located at 2911 Dorr Road, 
Brighton, Michigan. 
 
The property in question is located at the former Prairie House / BBQ restaurant 
site, 3838 East Grand River Avenue, Howell, Michigan 48843. The rezoning, site 
plan, environmental impact assessment, and planned unit development 
amendment have been requested for a proposed 3,848 sq ft Red Olive Restaurant. 
The request is petitioned by PKJJ, 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.  
 
Genoa Township will provide necessary reasonable auxiliary aides and services to 
individuals with disabilities who are planning to attend. Please contact the Genoa 
Township Hall at (810) 227-5225 in advance of the meeting if you need 
assistance.  
 
Sincerely, 

 
Kelly VanMarter 
Assistant Township Manager / Community Development Director 
KKV/kp 
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AMENDMENT TO PLANNED UNIT DEVELOPMENT AGREEMENT 
 

FOR PHASE I AND PHASE II LAND 
 

BETWEEN 
 

RLG HOWELL LLC AND GCG HOWELL LLC 
 

AND 
 

PKJJ, LLC 
 

AND 
 

TOWNSHIP OF GENOA 
 

DATED ___________, 2014 
 
 
 
 
 
 
 
 
 
 
Prepared By and After Recording 
Return To: 
April Ann Jordan 
Hedrick & Jordan Co., LPA 
100 E. Third Street, Suite 500 
Dayton, Ohio 45402 
937-228-3889 
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STATE OF MICHIGAN 

COUNTY OF LIVINGSTON 

TOWNSHIP OF GENOA 

 

 

AMENDMENT TO PLANNED UNIT DEVELOPMENT AGREEMENT 

 
 This Amendment to Planned Unit Development Agreement is made and entered into this 
___ day of _____________, 2014, by RLG HOWELL LLC, a Michigan limited liability 
company, and GCG HOWELL LLC, a Michigan limited liability company, both of 10050 
Innovation Drive, Suite 100, Dayton, Ohio 45342 (collectively, “Owner”); PKJJ, LLC, a 
Michigan limited liability company, of _____________________________ (“PKJJ); and 
GENOA CHARTER TOWNSHIP, a Michigan municipal corporation, 2911 Dorr Road, 
Brighton, Michigan 48116 (“Township”). 
 

RECITATIONS: 

 
 Owner possesses fee title to certain real property located in Genoa Charter Township, 
Livingston County, State of Michigan, described in that certain Planned Unit Development 
Agreement dated April 6, 1999, and recorded at Liber 2609, Page 0205 of the records of 
Livingston County, Michigan (the “Phase I PUD”). 
 

Subsequent to the Phase I PUD, Owner and Township entered into that certain Planned 
Unit Development Agreement for Phase II Land dated August 17, 2009, and recorded at 200R-
023916 of the records of Livingston County, Michigan (the “Phase II PUD”). The Phase I PUD 
applied to Phase I and Phase II land described therein, and the Phase II PUD modified provisions 
pertaining to Phase II.  

 
In 2011 Owner and Township considered a further Amendment to the Phase I PUD 

Agreement that contemplated the reconfiguration of Lot #4 into two sub-lots; provided however 
the amendment was never finalized or executed, and as such is of no force or effect.     
 

Pursuant to Article IV, Internal Road Network, subsection 4.1, the Phase I PUD 
contemplated that the property formerly owned by the Prairie House Restaurant and know owned 
by PKJJ (the “Red Olive Parcel”) described on Exhibit A attached hereto could benefit from an 
easement established by Owner over and across the Red Olive Parcel. 

 
Owner and PKJJ have agreed to amend Owner’s existing Declaration of Restrictions and 

Easements for Outlots dated September 2, 1999, recorded September 10, 1999, at Liber 2652, 
Page 0082 of the records of Livingston County, Michigan (the “Declaration”) to provide the Red 
Olive Parcel with access over the access ways on the adjacent lands of Owner and to subject the 
Red Olive Parcel to the terms of the Declaration. 

 
In connection therewith, Owner and PKJJ wish to amend the Phase I PUD and the Phase 

II PUD to subject the Red Olive Parcel thereto pursuant to the terms contained herein. 
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NOW, THEREFORE, Owner and PKJJ, in consideration of the mutual promises 
contained in this Agreement, hereby agree as follows: 
 
1. Article I, General Terms of Agreement of the Phase I PUD, shall be amended to add the 
following additional subsection: 
 

1.7 The Red Olive Parcel shall be subject to the terms and conditions of the Phase I 
PUD, subject to the provisions of this Amendment. 

 
2. Article II, Land Use Authorization, subsection 2.1 of the Phase I PUD, shall be amended 
to delete the sentence reading “Further, only one drive through restaurant facility shall be 
permitted and such use shall only be permitted on Lot #1.”  The following shall be placed in its 
stead:  

 
One drive through restaurant facility may be allowed on Lot 4.  Additional drive 

through restaurant facilities may be allowed on all parcels within five hundred feet (500’) 
of each other, subject to Special Land Use approval by the Township, including the 
Special Use Requirements as outlined in the Special Land Use Regulations as they may 
exist from time to time.  The Township and Owner agree that this use shall be considered 
upon providing that the stacking or queuing of such drive through restaurant facilities 
shall be sufficient to accommodate expected peak volumes and to minimize conflict with 
the internal road network located on the Property, as well as any public roadways.   

 
3. Article IV, Internal Road Network of the Phase I PUD, shall be amended to add the 
following additional sentence: 
 

Notwithstanding anything contained in the Phase I PUD to the contrary, the Red 
Olive Parcel shall be allowed to maintain access to the Grand River Avenue existing curb 
cut, provide such access shall be limited to “right-in, right-out” movement. 

 
4. Article VI, Site Improvements, subsection 6.5(a) shall be amended to add the following 
additional sentence:   
 

Notwithstanding anything contained herein to the contrary, in the event a multi 
tenant building is constructed on Lot #4, then one double row of parking may be installed 
in front of the building (also called the “front yard”) on Lot #4.       

 
5. Article VI, Site Improvements, subsection 6.5(b) of the Phase I PUD, and subsection 
6.4(B) of the Phase II PUD, shall each be deleted, it being acknowledged that Owner shall have 
no obligation to the Township to provide an entranceway landmark pursuant to the Phase I PUD 
or the Phase II PUD because such location or locations are not available for such signage.  The 
following shall be inserted instead:  
 
 In the event a multi tenant building is constructed on Lot #4, then in addition to any 
signage otherwise permitted on Lot #4, a Township identification sign shall be placed by the 
Township on Lot #4.  The type and design of the Township identification sign is depicted on 
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Exhibit B attached hereto.  After the installation of the Township identification sign, Owner shall 
maintain same in good condition and repair.   
 
6. Article VII, Design of Building and Signs, subsection 7.2, Signage, shall be amended to 
add the following additional sentence: 
 

The owner of the Red Olive Parcel may install a monument sign abutting Grand 
River Avenue and other signs as may be permitted under the Declaration. 

 
 
 APPROVED by Owner and PKJJ on this ___ day of ________________, 2014. 
 
WITNESSES:      RLG HOWELL LLC, a Michigan limited  
       liability company 
 

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

 
 
_____________________________    _______________________________  
       By: Randall L. Gunlock 
____________________________   Its: Trustee 
 
 

 
 
GCG HOWELL LLC, a Michigan limited  

       liability company 
 

 
_____________________________    _______________________________  
       By: Glenn C. Gunlock 
____________________________   Its: Managing Member 
  



5 
 

PKJJ, LLC, a Michigan limited liability  
company 

 
 

_____________________________    _______________________________  
       By: _________________________ 
____________________________   Its: _________________________ 
 
STATE OF    ) 
     ) SS: 
COUNTY OF    ) 
 

The foregoing instrument was acknowledged before me the ___ day of 
________________, 2014, by Randall L. Gunlock, Trustee under the Amended Revocable Trust 
Agreement Dated May 30, 2013, Randall L. Gunlock, Grantor, Managing Member of RLG 
Howell LLC, a Michigan limited liability company, on behalf of the company. 
 
 
       _______________________________ 
       Notary Public 
 
 
 
 
 
STATE OF    ) 
     ) SS: 
COUNTY OF    ) 
 

The foregoing instrument was acknowledged before me the ___ day of 
________________, 2014, by Glenn C. Gunlock, Managing Member of GCG Howell LLC, a 
Michigan limited liability company, on behalf of the company. 
 
 
       _______________________________ 
       Notary Public 
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STATE OF    ) 
     ) SS: 
COUNTY OF    ) 
 

The foregoing instrument was acknowledged before me the ___ day of 
________________, 2014, by _____________________________, the 
___________________________ of PKJJ, LLC, a Michigan limited liability company, on behalf 
of the company. 
 
 
       _______________________________ 
  
      Notary Public 



7 
 

 APPROVED by the Township Board for the Township of Genoa on the ___ day of 
_____________, 2014, at a meeting duly called and held. 
 
WITNESSES:      TOWNSHIP OF GENOA: 
 
 
_____________________________    _______________________________  
       By:  
____________________________   Its:  
 
 
_____________________________    _______________________________  
       By:  
____________________________   Its:  
 
 
 
STATE OF    ) 
     ) SS: 
COUNTY OF    ) 
 

The foregoing instrument was acknowledged before me the ___ day of 
________________, 2014, by __________________________, who was duly authorized by the 
Genoa Township Board to sign this Amendment on behalf of Genoa Township and who 
acknowledged the same to be his/her free act and deed. 

 
 
       _______________________________ 
       Notary Public 
 
 
 
 
STATE OF    ) 
     ) SS: 
COUNTY OF    ) 
 

The foregoing instrument was acknowledged before me the ___ day of 
________________, 2014, by __________________________, who was duly authorized by the 
Genoa Township Board to sign this Amendment on behalf of Genoa Township and who 
acknowledged the same to be his/her free act and deed. 

 
 
       _______________________________ 
       Notary Public 
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EXHIBIT A 

 

LEGAL DESCRIPTION OF RED OLIVE PARCEL 
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EXHIBIT B 
 

TOWNSHIP IDENTIFICATION SIGN 
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GENOA CHARTER TOWNSHIP 

PLANNING COMMISSION 
PUBLIC HEARING 

DECEMBER 8, 2014 
6:30 P.M. 
MINUTES 

 
 
CALL TO ORDER: The meeting of the Genoa Township Planning Commission was 
called to order at 6:30 p.m. Present were James Mortensen, Barbara Figurski, 
Chairman Doug Brown, Eric Rauch, Chris Grajek. Absent was John McManus. Also 
present were Kelly VanMarter, Township Community Development Director and 
Assistant Township Manager; Brian Borden of LSL. 
 
PLEDGE OF ALLEGIANCE: The Pledge of Allegiance was recited. 
 
APPROVAL OF AGENDA:   Ms. Figurski moved to approve the agenda. The motion 
was supported by Ms. Lowe. Motion carried unanimously. 
 
CALL TO THE PUBLIC:  A call to the public was made with no response. 
 
OPEN PUBLIC HEARING #1… Review of a sketch plan for a proposed 194.1 sq ft 
equipment shelter, located at the City of Brighton Water Tank at 7925 Conference 
Center Drive, Brighton, Michigan 48116, parcel #11-24-200-062. The request is 
petitioned by Verizon Wireless c/o Stephen Crane. 
 
Mr. Mortensen addressed the potential for conflict of interest, as Commissioner Lowe is 
the Clerk for the City of Brighton and the tower under discussion is owned by the City of 
Brighton. Ms. VanMarter read the conflict of interest guidelines adopted in 2009. It was 
determined no conflict of interest was present. 
 
Mr. Jonathan Crane addressed the Planning Commission on behalf of the petitioner. Mr. 
Crane is a civil engineer and an attorney who practices at 1126 North Main in 
Rochester, Michigan. Mr. indicated that they have approached the City of Brighton 
about collocating on the water tower. The City required that site plan review be 
approved first. They have worked with the City’s attorney so that the City could lease a 
portion of the leased premises. The original agreement was for a water tower and they 
have extended that to allow cellular. The City requested that a fence be placed around 
the fence, 6’ tall, wrought iron. A brick veneer will be placed outside the shelter. They 
will pay money to the City of Brighton, providing service for approximately two miles to 
increase capacity which is under strain.  
 
Mr. Mortensen asked if the antennas would be on the side of the tower. Is this 
equipment building of sufficient size to handle more than one carrier? Mr. Crane 
indicated it is for one carrier. The site is so small, there is no capacity for additional 
equipment. Mr. Mortensen asked whether another carrier might come along who wants 
additional storage. Mr. Crane indicated that the equipment is getting smaller and 
smaller. T-Mobile uses a 3’ cube to store their equipment. Some locations have had 
12’x30’ buildings. Mr. Brown suggested that if another carrier comes along, we will need 
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to deal with the need at that time. Mr. Crane indicated that the easement area would 
have to be expanded. Cracker Barrel would need to be approached.  
 
Mr. Borden indicated that the current applicant would not be responsible to provide 
space for future applicants. Future projects could be reviewed at the time they are 
needed with carriers approaching the Planning Commission with possible joint efforts 
for approval. There are specific ordinances in the township ordinance which could help 
direct future reviews of the site.  
 
Mr. Borden indicated that the focus of this review is on the shelter; the antenna is a 
permit issue. This project is subject to setback standards, height standards, brick and 
fencing requirements, and a landscape plan requirement to help screen and beautify the 
area. The standards are met. There is some discretion allowed if the commission feels 
there is a need for additional landscaping.  
 
Mr. Brown referred asked about what is allowed in the easement agreement. Mr. Crane 
indicated that the easement was strictly for the water tower. Mr. Brown asked Mr. Crane 
to ensure that Ms. VanMarter receives a copy of the agreement with the City of 
Brighton.  
 
Mr. Rauch addressed the petitioner, expressing appreciation for the brick and wrought 
iron fencing. There are two air conditioning units and a cable bridge, with a large 
generator. Could additional evergreen trees help screen the building, one additional tree 
on the east and one on the west? It’s conceivable that Cracker Barrel would cut the 
trees down.  
 
Mr. Crane indicated that Cracker Barrel has been very cooperative. The bridge will be 7’ 
high. Mr. Crane believes the evergreens will be 5’ tall. Mr. Mortensen asked should we 
ask Cracker Barrel for an easement to include the trees? Mr. Crane indicated they 
would address this with Cracker Barrel and that in a few years the trees would grow and 
the building would not be seen. They use spruce trees. Mr. Brown indicated that he 
doesn’t notice this structure when he is in the area and it is possible to overcrowd the 
area. Mr. Rauch indicated that one tree might be moved down slightly. Is the light on the 
building a security light or motion detector? Mr. Crane indicated that the light in the back 
could be removed for the benefit of neighboring residents. 
 
Mr. Brown read the recommendation of the engineer and the fire department. Mr. Crane 
indicated the recommendation would be followed. Notice of dangerous materials will be 
given outside the building due to lead acid batteries.  
 
Mr. Brown made a call to the public: 
 
Ms. Laurie Sell asked if the trees would be watered the first year so that they would  
stay alive. Mr. Crane indicated that the nursery will provide watering for the first year.  
Mr. Jarrett Poppy asked how far the trees would be from the building. Mr. Crane 
indicated that the trees were 25’ from the building. No other comments were made  
by the public. 
 
Planning Commission disposition of petition 

A. Disposition of Site Plan. (11-14-14) 
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Mr. Mortensen moved that we approve the sketch plan for a Verizon collocation facility 
near the city of Brighton water tower, dated November 14, 2014 subject to the following: 
 

1. Two more evergreens will be added, one on the east and one on the west. 
2. Prior to a land use permit being granted, documentation will be provided by the 

City of Brighton ensuring the Township that the evergreens on the Cracker Barrel 
property will be approved to exist. The form shall be in an amendment to the 
lease area or other documentation satisfactory to Township staff.  

3. In the event that future needs require additional equipment shelter space, the 
applicant shall agree to cooperate with the City of Brighton on a possible 
expansion of the proposed shelter as needed and shall submit a statement to 
that effect in writing. 

4. The requirements of the Township Engineer spelled out in his letter of Nov. 21, 
2014 and the Fire Department letter from Nov. 21 will be complied with. 

5. The light on the north building elevation shall be removed. 
6. Genoa Township shall receive a copy of the proposed easement and/or 

agreement between the City of Brighton and Cracker Barrel. 
 

Supported by Ms. Figurski. Motion carried unanimously.  
 
 
OPEN PUBLIC HEARING #2… Review of a proposed third amendment to the  
Timber Green Planned Unit Development (PUD) site condominium and agreement for a 
proposed 1,440 sq ft overhang addition to the approved 5,760 sq ft accessory structure 
at the property located at 3800 Chilson Road, Howell, Michigan 48443, petitioned by 
Chestnut Development.  
 
Ms. Laurie Sell addressed the Planning Commission on behalf of the petitioner.  
Ms. VanMarter indicated that the Planning Commission had approved a 5,760 sq ft 
building for his property but when the plans came through for a land use permit, the 
building plans included an overhang portion which is under the roof. The covered area 
exceeds the dimensions allowed in the previous approval.  
 
Mr. Brown asked what would be stored under the overhang; what would be the reason 
for the overhang? Mr. Gronow was present by speaker phone and indicated that the 
overhang is for equipment storage, such as a snow blower and attachments. Mr. Grajek 
asked if there was any plan to enclose the overhang. Mr. Gronow said no, the overhang 
is for convenience with equipment. Mr. Brown indicated that this is a small change, 
given the size of the building already approved. The building is huge and well hidden. 
Mr. Rauch indicated that approving the storing of equipment outside may not be 
desirable. Mr. Brown indicated that additional buffering would be good. Mr. Grajek 
suggested that we should stipulate that the overhang cannot be enclosed.  
 
A call was made to the public with no response.  
 
Planning Commission disposition of petition 

A. Recommendation of PUD Agreement Amendment.  
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Mr. Mortensen moved that we recommend to the township board an approval of a third 
revision to the PUD agreement for Timber Green subject to the following change: 
 

1. A parenthetical statement shall be added to the fourth paragraph on the second 
page of the agreement that no part of the overhang shall be enclosed. This 
recommendation is made because the Planning Commission believes it is a 
minor change to the existing amendments, all of which the Planning Commission 
believes is consistent with requirements of section 19.02 of the Township 
ordinance.  

 
Supported by Ms. Lowe. Motion carried unanimously. 
 
 
OPEN PUBLIC HEARING #3… Request to table rezoning, PUD amendment,  
site plan, and environmental impact assessment 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. Table request to January 12, 2015 meeting. 
 
Mr. Grajek moved to table this public hearing at the request of the applicant. 
 
Supported by Mr. Mortensen. Motion carried unanimously. 
 
 
Administrative Business: 

 Staff report: Ms. VanMarter indicated that a redevelopment has been discussed 
on one of the most prominent intersections in the township, changing the status 
of the current Bennigan’s location. Also, an office complex is proposed on Grand 
River and an addition is being proposed at the Battery Solutions location. 

 Approval of November 10, 2014 Planning Commission meeting minutes.  
Motion by Ms. Figurski to approve the minutes as amended. Support  
by Mr. Rauch. Motion carried unanimously. 

 Member discussion 
 Adjournment 

 



January 6, 2015 

Genoa Charter Township 
Planning Commission 
 

RE:  TIMBER GREEN/CHESTNUT DEVELOPMENT  

 POLE BARN COVERED PORCH AREA – MINOR DEVIATION FROM APPROVED PLAN 

 

Dear Commissioners,  
 

Chestnut Development has requested approval for a 16’x8’ porch overhang to protect the area 
near the front door to the pole barn.    See attached image.  As you may recall, our ordinance 
includes any area covered by a roof in the square footage calculation and this covered porch 
area would put the project over the approved size by 128 square feet.  In response to this 
request, I have reviewed the ordinance and provide the following:   

Section 10.11 of the Zoning Ordinance provides guidance in regard to amendments and 
deviations from an approved PUD plan.  Specifically, Section 10.11.03 states that the Zoning 
Administrator may approve a minor revision upon finding the change would not alter the basic 
design nor any conditions imposed upon the original plan approval by the Planning Commission.   
In defining a “minor change” the Ordinance further provides under 10.11.03(a) that “for 
residential buildings, the size of structures may be reduced; or increased by five percent (5%), 
provided the overall density of units does not increase and the minimum square footage 
requirements are met.” 

Using the above criteria, I find that the proposed 128 square foot covered area would be an 
increase of 0.018% and I believe that this change would not alter the basic design nor any 
conditions imposed upon the original plan approval by the Planning Commission.   Based on 
these findings I approve the overhang and have authorized an amendment to the Land Use 
Permit for this project.   

Section 10.11 also requires that the Planning Commission be informed of deviations approved 
by the Zoning Administrator.   Please accept this memorandum as written notification.  If you 
have any questions please don’t hesitate to contact me.  

Sincerely,  

 

Kelly VanMarter 
Assistant Township Manager/Community Development Director 
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