
GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

PUBLIC HEARING 
MAY 11, 2015 

6:30 P.M. 
AGENDA 

 
 
CALL TO ORDER: 
 
PLEDGE OF ALLEGIANCE: 
 
APPROVAL OF AGENDA: 
 
WORK SESSION: 
 
CALL TO THE PUBLIC:   
(Note: The Board reserves the right to not begin new business after 10:00 p.m.) 
 
OLD BUSINESS: 
 
OPEN PUBLIC HEARING #1… Review of a special use, environmental impact 
assessment, and site plan for a proposed remote bank ATM in an existing parking lot, 
located at 3599 E. Grand River Avenue, Howell, Michigan, parcel # 4711-05-400-031. 
The request is petitioned by Chase Bank. 
 
Planning Commission recommendation of petition 

A. Recommendation of Special Use 
B. Recommendation of Environmental Impact Assessment (04-23-15) 
C. Recommendation of Site Plan (04-22-15) 

 
 
OPEN PUBLIC HEARING #2… Review of a special use, sketch plan, and 
environmental impact assessment for a proposed K-12 Livingston Christian School to 
be located within the Brighton Church of the Nazarene, located at 7669 Brighton Road, 
Brighton, Michigan, parcel # 4711-25-400-058. The request is petitioned by Brighton 
Nazarene Church. 
 
Planning Commission recommendation of petition 

A. Recommendation of Special Use 
B. Recommendation of Environmental Impact Assessment (03-16-15) 
C. Recommendation of Sketch Plan (05-14-14) 

 
NEW BUSINESS: 
 
OPEN PUBLIC HEARING #3… Review of a site plan and environmental impact 
assessment for a proposed 60,000 sq. ft., three-story medical office building, located  



at 1201 S. Latson Road, Howell, Michigan, 48843, parcel # 4711-09-100-036.  
The request is petitioned by Providence Health System. 
 
Planning Commission recommendation of petition 

A. Recommendation of Environmental Impact Assessment (05-04-15) 
B. Recommendation of Site Plan (04-23-15) 

 
 
OPEN PUBLIC HEARING #4… Review of a site plan and environmental impact 
assessment proposing a 19,202 sq. ft. building addition and 152 new parking  
spaces, located at 7526 Grand River Avenue, Brighton, Michigan 48116,  
parcel # 4711-13-400-018. The request is petitioned by 2|42 Community Church. 
 
Planning Commission recommendation of petition 

A. Recommendation of Environmental Impact Assessment. (04-22-15) 
B. Recommendation of Site Plan. (04-22-15) 

 
 
OPEN PUBLIC HEARING #5…Request for review of amendments to the Genoa 
Charter Township Capital Improvement Plan.  
 
Planning Commission disposition of petition 

A. Disposition of Capital Improvement Plan  
 
 
Administrative Business: 

• Staff report   
• Approval of April 27, 2015 Planning Commission meeting minutes 
• Member discussion 
• Adjournment 

 



04-13-15 Approved Minutes 
 

10. Further, this recommendation is conditioned upon the petitioner obtaining the 
easement to the property to the immediate west and the residential properties 
to the north; 

11. The petitioner will comply with the requirements of the Township Engineer in 
his letter of 04/2/15. These requirements will be accomplished prior to the 
submission of the packet to the Board; 

12. The requirements of the Livingston County Drain Commissioner in his letter of 
03/25/15 will be complied with; 

13. The requirements of the Brighton Area Fire Authority in their letter of 03/16/15 
shall be complied with.  It is understood that the petitioner will be discussing 
the requirements of a sprinkler system with the fire chief and that item may 
change. 

 
Support by Barbara Figurski.   Motion carried unanimously. 
 
 
OPEN PUBLIC HEARING #3… Review of a special use, environmental impact 
assessment, and site plan for a proposed remote bank ATM in an existing parking lot, 
located at 3599 E. Grand River Avenue, Howell, Michigan, parcel # 4711-05-400-031. 
The request is petitioned by Chase Bank. 
 
Andy Andre from Bud Design and John Krissoff from Chase Bank addressed the 
Planning Commission. They are hoping to install a remote ATM within the Grand River 
Plaza.  The proposed light is smaller than the existing poles in the parking lot.  There 
are three branch offices within 10 miles.  They previously had a branch within Meijers, 
but no longer do.   
 
Mr. Borden addressed the Planning Commission. Because it is a stand-alone ATM, it 
requires special scrutiny and a special use permit. The general special use standards 
have been met. The number of stacking spaces caused him concern.  He believes a 
summary of the queuing study should be provided to the Township Board.  It would  
be preferable to have a branch at this site, but the Township cannot require that.   
Mr. Mortensen inquired as to whether this site interfered with traffic.  Mr. Rauch agreed.   
 
Mr. Borden addressed the potential of a blind spot and traffic conflict.  He believes it to 
be the most important consideration.  The petitioner will install a “No Right Turn” sign.  
He believes this is an underutilized portion of the property and therefore, it should not 
be an issue.  Mr. Mortensen disagrees.  Moving it down a few traffic spots was 
discussed.  The petitioner indicated that their margin for profit may not allow it. 
 
Mr. Grajek inquired as to whether petitioner would be amenable to adding brick or 
another material to dress it up.  Mr. Rauch asked about the six signs that are currently 
proposed. Mr. Rauch suggested moving the angle of the drive thru and ATM.   
 
The construction would take approximately three weeks. 
 
A call was made to the public. Rob Vedro from Blue Frog Books addressed the 
Planning Commission.  He would like to see the road between the parking lot and the 
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Meijers parking lot finished.  There is approximately 12 feet unconnected.  He feels it 
would be a better location for the ATM. 
 
Planning Commission disposition of petition 

A. Recommendation of Special Use 
B. Recommendation of Environmental Impact Assessment (03-05-15) 
C. Recommendation of Site Plan (02-20-15) 

 
The petitioner requests to table this review. Motion by James Mortensen to table this 
matter until the 05/11/15 Planning Commission meeting. Support by Barbara Figurski.  
Motion carried unanimously. 
 
 
OPEN PUBLIC HEARING #4… Review of a site plan, environmental impact 
assessment, and PUD amendment for a proposed redevelopment of an existing 
outparcel to create two (2) outlots and construct a 4,283 sq. ft. restaurant  
building, located at 3950 E. Grand River Avenue, Howell, Michigan 48443,  
parcel # 4711-05-400-047. The request is petitioned by RG Properties, Inc. 
 
Jim Blair of RG Properties, Dan Cook with Panera, and Matthew with Arc Vision 
addressed the Planning Commission.  They are seeking approval for the demolishing of 
a building and to erect a Panera Bread restaurant building with a drive-thru restaurant 
building next door.   
 
Panera is undergoing design changes for their standard buildings.  A materials board 
was provided.  There is a patio planned at this location, as well.   
 
There are two parking spaces that should be deleted. Additionally, the curb should be 
mountable in order to escape the drive-thru. Mr. Rauch expressed his concerns about 
the driving lanes. Bo Gunlock pointed out that the curb cuts are existing.  Chairman 
Brown indicated that’s already understood.  Mr. Rauch showed the petitioner his 
suggested changes. 
 
Mr. Borden addressed the unresolved issues in his letter of April 6, 2015. There should 
be some sort of signage about pedestrians, such as “Ped X’ing” on the pavement.  The 
petitioner is proposing to retain existing landscaping in the green belt.  There are no 
details to determine if ordinance has been met. The lighting plan is not specific as to 
what lights will be used. More detail is needed. There are three monument signs 
proposed. 
 
A call to the public was made with no response. 
 
Motion by James Mortensen to table the petition to April 27. Support by Barbara 
Figurski. 
 
Ayes: Lowe, Mortensen, Figurski, Rauch (4) 
Nays: Grajek (1) 
Motion carried. 
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306 S. Washington Ave. Ste. 400 Royal Oak, Michigan 48067 248.586.0505 Fax 248.586.0501 www.LSLplanning.com 

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

 
Dear Commissioners: 
 
At the Township’s request, we have reviewed the revised submittal, including the application for special 
land use and site plan (dated 4/23/15) proposing a new stand-alone ATM at the Grand River Plaza.  The 
site is located on the north side of E. Grand River Avenue, west of Latson Road, and is within the RCD 
Regional Commercial District. 
 
We have reviewed the proposal in accordance with the applicable provisions of the Genoa Township 
Zoning Ordinance and Master Plan. 
 
A. Summary 

 
1. From a planning and zoning perspective, the special land use standards are generally met, although 

we believe the project could be improved by use of an outlot for an actual bank or relocation of the 
ATM such that it is not so visibile from Grand River Avenue. 

2. Any comments/concerns raised by the Township Engineer or Fire Department must be addressed as 
part of this project. 

3. Requests for a new special land use on a developed site provide the opportunity for improvements to 
any existing site design deficiencies.  The Commission may wish to request details of existing site 
design features to ensure compliance with current standards and require upgrades where appropriate. 

4. It would be preferable if the machine/canopy structure was built of materials compatible with the 
existing development, although there is no specific requirement. 

5. The proposed wheel stops must be placed properly to account for vehicle overhang. 
6. We believe the proposed vehicular circulation pattern is an improvement to the original design, but 

will defer to the Township Engineer for any remaining concerns they may have. 
7. In our opinion, the proposed sign package does not meet Ordinance standards (4 or 5 provided, while 

1 is permitted and a 2nd may be allowed by the Planning Commission; although the roof sign is 
prohibited). 

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

Subject: Stand-alone ATM at Grand River Plaza – Special Land Use and Site Plan Review #2 
Location: 3669 E. Grand River Avenue – north side of E. Grand River, west of Latson Road 
Zoning: RCD Regional Commercial District 
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Aerial view of site and surroundings (looking north) 

 
B. Proposal 
 
The applicant proposes to install a stand-alone ATM within the parking lot of the existing shopping 
center.  Table 7.02 lists stand-alone automatic drive-up teller machines as a special land use in the RCD. 
As shown on the revised plan, the drive-up ATM would replace 7 existing parking spaces in the Grand 
River front yard near the westernmost driveway to the site. 
 
C. Special Land Use Review 
 
Section 19.03 of the Zoning Ordinance identifies the review criteria for Special Land Use applications as 
follows: 
 
1. Master Plan.  The Township Master Plan and Future Land Use map identify the site as Regional 

Commercial, which is planned for higher intensity commercial uses that rely on higher traffic 
volumes and easy access.   
 
Given the use is part of an existing shopping center and within the most intensive commercial land 
use classification, we are of the opinion that the proposed project is consistent with the Township 
Master Plan for this site and area. 
 
With that being said, as was discussed at the April 13, 2015 Planning Commission meeting, based on 
goals and objectives in the Plan, we are of the opinion that this shopping center could benefit from the 
creation of an outlot and the proposed ATM location appears to be an appropriate area for such an 
outlot.  In our opinion, the establishment of an actual bank (with an ATM) would be preferable to a 
stand-alone ATM, especially given the highly visible nature of this site. 

 
2. Compatibility.  The project is located within an existing shopping center and is minimally invasive 

to the existing site layout – it replaces 7 parking spaces in a rather large parking lot.  Surrounding 
uses along Grand River are developed with, zoned and planned for commercial uses, including 
several existing drive-through facilities. 
 

Subject site 

Proposed 
ATM 
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As was discussed at the April 13, 2015 Planning Commission meeting, our primary concern under 
this criterion is the highly visible nature of the proposed machine.  We are unaware of any other 
stand-alone ATMs in this corridor that are located so near the property’s frontage; particularly along 
the Township’s most highly traveled commercial corridor.  The vast parking lot has ample room to 
consider alternate locations. 
 

3. Public Facilities and Services.  Given the site’s location and the nature of the proposed use, we do 
not expect any concerns with public facilities and services.  However, we defer to the Township 
Engineer and Fire Department for any specific comments/concerns they may have. 

 
4. Impacts.  The proposed ATM will replace 7 existing parking spaces in a relatively large parking lot.  

The amount of impervious surface will not be increased and the project is not anticipated to adversely 
impact natural features, public services/utilities, surrounding land uses or traffic. 

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

adverse impacts as a result of the proposed project. 
 
D. Site Plan Review 

 
1. Building Materials and Design.  The revised submittal does not identify the materials used for the 

ATM/canopy.  Per the discussion at the April 13, 2015 Planning Commission meeting, we believe the 
structure is to be constructed of metal and plastic materials.  While there are no specific requirements, 
it would be preferable if the project incorporated materials consistent with the existing development. 
 

2. Parking.  The proposed project will result in the removal of 7 existing parking spaces.  Although 
parking calculations are not provided, the site appears to provide more than sufficient parking and the 
loss of 7 spaces is not expected to have an impact on the site. 

 
Wheel stops are proposed for the 7 spaces adjacent to the back side of the proposed machine/canopy 
structure to keep vehicles from hitting the structure; however, their placement does not appear to 
account for vehicle overhang.  As such, there appears to be potential for vehicles to hit the back side 
of the structure from these spaces.   
 
Based on Ordinance standards, 76-90 degree parking spaces are to be at least 18 feet deep.  These 
spaces appear to be within this range, in which case, the wheel stops should be shifted back to better 
accommodate vehicle overhang. 
 

3. Pedestrian Circulation.  There is an existing public sidewalk along Grand River.  The proposed 
ATM placement is not expected to impact established pedestrian circulation, although we do request 
confirmation that walk-up use of the machine is prohibited. 
 

4. Vehicular Circulation.  No changes are proposed to the existing driveways or traffic circulation 
pattern.  Access to/from the machine will follow the established one-way circulation pattern of the 
parking lot.  In short, we view the proposed layout as an improvement to the original design, but will 
defer to the Township Engineer for any remaining concerns they may have. 
 

5. Stacking Spaces.  As was discussed at the April 13, 2015 Planning Commission meeting, stacking 
spaces are necessary to prevent vehicles from backing up and interfering with traffic circulation 
and/or parking spaces.  The revised plan provides space for two vehicles (one active, one waiting) 
with more length than the original submittal (36’ deep vs. 40’). 
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Additionally, the revised submittal includes a queuing study that indicates the average queue length is 
less than 1 car.  Based on the study, there is a “maximum theoretical” queue of 6 vehicles, though the 
study states the probability of this occurrence is very unlikely. 

 
6. Landscaping.  The revised plan identifies 4 existing trees in the greenbelt between Grand River 

Avenue and the project area.  The new plan also includes a 2’ tall hedgerow within that same 
greenbelt. 
 

7. Exterior Lighting.  The revised plan identifies a proposed light pole with 2 fixtures.  Details 
submitted show the use of downward directed LED fixtures mounted at a height of 16.5’. 

 
8. Signs.  Article 16 does not specifically address signage for this particular use.  In our opinion, the best 

fit is to utilize conventional wall sign standards which would restrict the applicant to 1 sign of not 
more than 10% of the canopy/machine area.  A 2nd sign may be permitted by the Planning 
Commission per Footnote 2(b) of Table 16.1. 

 
Based on the submittal there are at least 4 signs and likely a 5th on the south side (a south side 
rendering was provided at the April 13, 2015 Planning Commission meeting, but was not included in 
the revised submittal).  
 
Additionally, as was previously discussed, we are of the opinion that the sign mounted atop the 
canopy structure is not permitted (closest fit is a roof sign, which is a prohibited sign). 

 
The applicant needs to provide details in terms of the number and size of each sign proposed for the 
Commission’s consideration. 

 
9. Impact Assessment.  The submittal includes a revised Impact Assessment (dated April 23, 2015).  In 

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

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

mailto:borden@lslplanning.com
mailto:foster@lslplanning.com


 

 

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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

May 5, 2015 
 
Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re:   Chase ATM 
 Site Plan and Impact Assessment Review 
 
Dear Ms. Van Marter: 
 
We have reviewed the sketch plan submittal from Bud Design and Engineering Services, Inc. dated April 
23, 2015.  The petitioner is proposing to construct a remote drive-up bank ATM in the parking lot of the 
existing Grand River Plaza, 3669 E. Grand River Avenue, and has provided additional documentation 
including a rendered elevation, traffic queuing study, environmental impact study and lighting plan for 
the Township’s review.  
 
The facility is being proposed in the outer extant of the existing parking lot and will replace several 
existing parking spaces. There are no proposed sewer or water service needs for this development and 
there will be no negative impacts to the existing site drainage patterns. We recommend that a concrete 
curb be installed along the east side of the concrete island as a more permanent solution in lieu of the 
concrete bumper blocks. 
 
Our review found no engineering-related impacts to the existing site from the proposed changes indicated 
on the site plan and, aside from the comments above, we have no objections 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: Andrew Andre, PE – Bud Design & Engineering Services Inc. 
 



 

 
April 29, 2015 
 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Chase Remote ATM – (in Grand River Plaza parking lot) 
 3669 E. Grand River 
 Site Plan & Special Use Review 
 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan.  The plans 
were received for review on March 11, 2015 and the drawings are dated February 13, 2015 with 
latest revisions dated February 20, 2015.  The project is based on a new remote ATM located in 
the parking lot of the Grand River plaza.  The plan review is based on the requirements of the 
International Fire Code (IFC) 2012 edition. Previous comments appear to be addressed by the 
applicant in the revised submittal.   
 
1. If the structure is provided with an address it must be provided to the fire department, and 

shall be included 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.  (Corrected on Plan) 

          IFC 505.1 
 
2. Provide names, addresses, phone numbers, emails of contractor, architect, on-site project 

supervisor during construction.  The owner and owner’s agent contact information must be 
provided to the fire authority following construction; in the event of an emergency. 
(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, 

 
Derrick Bunge 
Lieutenant-Fire Inspector 
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ENVIRONMENTAL IMPACT ASSESSMENT 

 

CHASE BANK REMOTE ATM 

 

A. NAME AND ADDRESS OF PERSON RESPONSIBLE FOR PREPARATION 

ANDREW ANDRE, PE 

BUD DESIGN & ENGINEERING SERVICES, INC. 

10775 S. SAGINAW ST, SUITE B 

GRAND BLANC, MI 48439 

MR. ANDRE IS A PROFESSIONAL ENGINEER IN THE STATE OF MICHIGAN AND HAS 19-

YEARS OF EXPERIENCE WITH SITE DEVELOPMENT PROJECTS.  SEVERAL PROJECTS 

HAVE BEEN WITHIN GENOA TOWNSHIP. 

 

B. MAP AND WRITTEN DESCRIPTION/ANALYSIS OF THE PROJECT SITE 

THE PROPOSED PROJECT IS A REMOTE BANK ATM THAT WOULD BE PLACED WITHIN 

THE EXISTING PARKING LOT OF THE GRAND RIVER PLAZA.  SEVERAL PARKING 

SPACES WOULD BE REMOVED FOR THE PROPOSED REMOTE ATM, WITH THOSE 

PARKING SPACES BEING SOME OF THE FURTHEST REMOVED FROM THE RETAIL 

CENTER AND RARELY USED.  THE PROPOSED PROJECT WOULD BE CONSISTENT 

WITH THE BUSINESS USES OF THE AREA AND WOULD PROVIDE A CONVENIENT 

BANKING OPPORTUNITY FOR CUSTOMERS.  THE PROPERTY IS ZONED RCD, WHICH 

WAS ESTABLISHED TO ACCOMMODATE RETAIL SERVICES FOR THE TOWNSHIP AND 

SURROUNDING COMMUNITIES.   
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C. IMPACT ON NATURAL FEATURES 

THE LOCATION OF THE PROPOSED PROJECT DOES NOT IMPACT ANY NATURAL 

FEATURES.  THE REMOVAL OF ASPHALT PAVING IS PROPOSED FOR THE 

INSTALLATION OF THE REMOTE ATM. 

 

D. IMPACT ON STORMWATER MANAGEMENT 

A SMALL AREA OF ASPHALT PAVEMENT WILL BE SAWCUT AND REMOVED FOR 

INSTALLATION OF THE REMOTE ATM.  A SMALL AMOUNT OF SOIL WILL BE REMOVED 

AND REPLACED DURING CONSTRUCTION, SO BEST-MANAGEMENT-PRACTICES SUCH 

AS NOT LEAVING THE REMOVAL AREA EXPOSED FOR ANY SIGNIFICANT PERIOD WILL 

BE EMPLOYED.  THE EXISTING AREA IS COVERED WITH ASPHALT PAVEMENT AND NO 

ADDITIONAL IMPERVIOUS SURFACE IS PROPOSED, THEREFORE SURFACE WATER 

RUNOFF WILL NOT INCREASE AS A RESULT OF THIS PROJECT.   

 

E. IMPACT ON SURROUNDING LAND USE 

THE PROPOSED PROJECT WOULD BE CONSISTENT WITH THE SURROUNDING 

COMMERCIAL AND RETAIL DEVELOPMENTS WITHIN THE AREA.  NO INCREASE IN 

LIGHT, NOISE, OR AIR POLLUTION IS ANTICIPATED WITH THE PROPOSED REMOTE 

ATM. 

 

F. IMPACT ON PUBLIC FACILITIES AND SERVICES 

PUBLIC SERVICES SUCH AS FIRE AND POLICE WILL HAVE DIRECT ACCESS TO THE 

PROPOSED PROJECT AREA.  BEING SITUATED WITHIN AN EXISTING PARKING AREA 

PROVIDES VISIBILITY TO PUBLIC SERVICE AGENCIES AND THE ABILITY TO GAIN 

ACCESS IF REQUIRED. 

 

G. IMPACT ON PUBLIC UTILITIES 

NO PUBLIC UTILITIES ARE PROPOSED AS PART OF THIS PROJECT.   

 

H. STORAGE AND HANDLING OF ANY HAZARDOUS MATERIALS 

NO HAZARDOUS MATERIALS WILL BE HANDLED OR STORED AS PART OF THIS 

PROJECT. 

 

I. IMPACT ON TRAFFIC AND PEDESTRIANS 

THE PROPOSED PROJECT IS LOCATED WITHIN THE EXISTING PARKING AREA OF THE 

GRAND RIVER PLAZA, WHICH IS LOCATED NORTH OF GRAND RIVER AVENUE.  THERE 

IS AN EXISTING COMMERCIAL DRIVEWAY TO GRAND RIVER AVENUE LOCATED WITHIN 

APPROXIMATELY 150-FEET OF THE PROPOSED PROJECT.  THE REMOTE ATM 

LOCATION HAS BEEN LOCATED SUCH THAT VEHICULAR ACCESS IS EASILY PROVIDED 

FOR INGRESS AND EGRESS.  THE REMOTE ATM IS A SERVICE LOCATION THAT WILL 

NOT HAVE ANY EMPLOYEES.  NO ADDITIONAL TRAFFIC GENERATION IS ANTICIPATED 

ON THE PUBLIC STREETS AS A RESULT OF THE PROPOSED PROJECT. 
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April 23, 2015

ATM Queuing Study

Site Under Study JPMC Remote Drive-up ATM

3663 E. Grand River Rd.

Howell, Michigan

Intended Use Drive Up ATM

Primary ATM Contact  Jon Krissoff

Market Director of Real Estate

312.325.3393
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Overview

� Purpose of Study

� Understand the average queue length and wait times experienced by Chase 
customers at remote drive-up ATMs

� Using advanced queuing simulation, to project the expected queue length 
and stacking requirement for Grand River Plaza, and to demonstrate that 
there will not be an adverse impact to traffic flow in the parking lot.
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Overview

�Methodology

� A study of 118 off-premise, drive-up ATMs accounting for 4.8mm annual 
transactions – majority are in parking lots

� ATMs split into 6 tiers:

� Determine the peak hour as basis for maximum queue experienced

Tier

Transactions

per Month

1 less than 2,000

2 2,000 to 2,999

3 3,000 to 3,999

4 4,000 to 4,999

5 5,000 to 6,999

6 7,000+
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5 PM to 6 PM
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Queuing Simulation

� Uses peak hour in each tier for the interarrival times (Friday, 5 p.m.)

� Service times based on time-in-motion studies of Chase ATM transactions – actual 
experience is 45 seconds; conservatively assume 1 minute

� Does not assume that transactions are evenly distributed, but are random events, 
which is a more accurate reflection of stacking requirements

� Simulation Model to determines:
— Expected queue length
— Maximum queue length
— Expected time in queue
— Expected time in system
— ATM utilization
— Probability of various queue lengths

� Model Validity
— Simulates historical transactions from 3 pm to 5 pm as a “warm-up”
— Then simulates the peak hour from 5 pm to 6 pm 

� Model Inputs >>

Tier

Transactions

per Month

Peak 

Arrivals 

Per Hr

Interarrival 

Time

Service 

Time

1 less than 2,000 7.89 7.61 min 1 min

2 2,000 to 2,999 10.93 5.49 min 1 min

3 3,000 to 3,999 14.91 4.03 min 1 min

4 4,000 to 4,999 19.64 3.05 min 1 min

5 5,000 to 6,999 23.43 2.56 min 1 min

6 7,000+ 32.03 1.87 min 1 min
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Simulation Results and Recommendation

�The table below displays the overall results:

�The table below displays the probability of 

observing a certain # of cars in queue by 

tier.

Tier

Avg Q

Length

(Cars)

Max Q

Length

(Cars)*

Avg Time

in Queue

(min)

Avg Time

in System

(min)

ATM

Utilization

1 0.02 2 0.11 1.15 13%

2 0.04 4 0.17 1.16 18%

3 0.07 5 0.25 1.25 24%

4 0.14 6 0.40 1.41 33%

5 0.26 10 0.59 1.56 38%

6 0.63 10 1.11 2.10 53%

* Maximum observed over 100 simulated hours of activity.

Tier 1 2 3 4 5 6 7 8 9 10

1 1.50% 0.20% 0.03% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

2 2.72% 0.49% 0.09% 0.02% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

3 4.64% 1.15% 0.29% 0.07% 0.02% 0.00% 0.00% 0.00% 0.00% 0.00%

4 7.21% 2.36% 0.77% 0.25% 0.08% 0.03% 0.01% 0.00% 0.00% 0.00%

5 9.29% 3.63% 1.42% 0.55% 0.22% 0.08% 0.03% 0.01% 0.01% 0.00%

6 13.29% 7.09% 3.79% 2.02% 1.08% 0.58% 0.31% 0.16% 0.09% 0.05%

Cars in Queue

� This ATM  is projected to perform  

4k monthly  transactions, which 

places it in Tier 4.

� The maximum theoretical queue 

that could result is 6 cars, although 

with a statistical probability of less 

than 0.03%, it is highly unlikely 

(bottom chart).  The average 

expected queue length is actually 

less than 1 car (top chart).

� Conservative recommendation at 

this location is stacking capability 

of 1-2 cars which would easily 

handle the peak periods.
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GLEON 
GALLEON LED

1-10 Light Squares

Solid State LED

 
AREA/SITE LUMINAIRE

McGRAW-EDISON®

SPECIFICATION FEATURES

Construction
Extruded aluminum driver 
enclosure thermally isolated from 
Light Squares for optimal thermal 
performance. Heavy-wall, die-
cast aluminum end caps enclose 
housing and die-cast aluminum 
heat sinks. A unique, patent 
pending interlocking housing and 
heat sink provides scalability with 
superior structural rigidity. 3G 
vibration tested. Optional tool-
less hardware available for ease 
of entry into electrical chamber. 
Housing is IP66 rated.

Optics
Choice of 16 patented, high-
efficiency AccuLED Optics. The 
optics are precisely designed to 
shape the distribution maximizing 
efficiency and application spacing. 
AccuLED Optics create consistent 
distributions with the scalability 
to meet customized application 
requirements. Offered standard in 
4000K (+/- 275K) CCT and minimum 
70 CRI. Optional 6000K CCT and 
3000K CCT. For the ultimate level 
of spill light control, an optional 
house side shield accessory can 

be field or factory installed. The 
house side shield is designed to 
seamlessly integrate with the SL2, 
SL3, SL4 or AFL optics.

Electrical
LED drivers are mounted to 
removable tray assembly for ease 
of maintenance. 120-277V 50/60Hz, 
347V 60Hz or 480V 60Hz operation. 
Standard with 0-10V dimming. 
Shipped standard with Cooper 
Lighting proprietary circuit module 
designed to withstand 10kV of 
transient line surge. The Galleon 
LED luminaire is suitable for 
operation in -40°C to 40°C ambient 
environments. For applications 
with ambient temperatures 
exceeding 40°C, specify the HA 
(High Ambient) option. Light 
Squares are IP66 rated. Greater 
than 90% lumen maintenance 
expected at 60,000 hours. Available 
in standard 1A drive current and 
optional 530mA and 700mA drive 
currents.
 
Mounting
Extruded aluminum arm includes 
internal bolt guides allowing for 

easy positioning of fixture during 
assembly. Designed for pole or 
wall mounting. When mounting 
two or more luminaires at 90° or 
120° apart, the EA extended arm 
may be required. Refer to the arm 
mounting requirement table on 
page 3. Round pole top adapter 
included. For wall mounting, 
specify wall mount bracket option. 
3G vibration rated.

Finish
Housing finished in super durable 
TGIC polyester powder coat paint, 
2.5 mil nominal thickness for 
superior protection against fade 
and wear. Heat sink is powder 
coated black. Standard colors 
include black, bronze, grey, 
white, dark platinum and graphite 
metallic. RAL and custom color 
matches available. Consult the 
McGraw-Edison Architectural 
Colors brochure for the complete 
selection.

Warranty
Five-year warranty.

ADH140426
2015-03-06 14:56:19

The Galleon™ LED luminaire delivers exceptional performance in a 
highly scalable, low-profile design. Patented, high-efficiency AccuLED 
Optics™ system provides uniform and energy conscious illumination to 
walkways, parking lots, roadways, building areas and security lighting 
applications. IP66 rated.

DESCRIPTION

*www.designlights.org

S

YS
TEMS

C

E RT I F I E

D

C E R T I F I C A T I O N  D A T A
UL/cUL Wet Location Listed
ISO 9001
LM79 / LM80 Compliant
3G Vibration Rated
IP66 Rated
DesignLights Consortium® Qualified*

E N E R G Y  D A T A
Electronic LED Driver
>0.9 Power Factor
<20% Total Harmonic Distortion
120V-277V 50/60Hz
347V & 480V 60Hz
-40°C Min. Temperature
40°C Max. Temperature
50°C Max. Temperature (HA Option)

POLE MOUNT

WALL MOUNT

“A”

3-15/16" 
[100mm]

10-5/32" 
[256mm]

6-3/16" 
[157mm]

21-3/4" [553mm] "B"

21-3/4" [553mm] 7" [178mm]

2-7/16"
[61mm]

DIMENSION DATA

Number of 
Light Squares

“A” Width
“B” Standard 
Arm Length

“B” Optional 
Arm Length 1

Weight with Arm
(lbs.)

EPA with Arm 2

(Sq. Ft.)

1-4 15-1/2" (394mm) 7" (178mm) 10" (254mm) 33 (15.0 kgs.) 0.96

5-6 21-5/8" (549mm) 7" (178mm) 10" (254mm) 44 (20.0 kgs.) 1.00

7-8 27-5/8" (702mm) 7" (178mm) 13" (330mm) 54 (24.5 kgs.) 1.07

9-10 33-3/4" (857mm) 7" (178mm) 16" (406mm) 63 (28.6 kgs.) 1.12

NOTES: 1 Extended arm option may be required when mounting two or more fixtures per pole at 90° or 120°. Refer to arm mounting 
requirement table. 2 EPA calculated with optional arm length.
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April 30,2015 

 

Kelly VanMarter  AICP 

Genoa Township Asst. Township Manager 

2911 Dorr Road 

Brighton Michigan 48116 

 

RE:  Brighton Naz Principal/Accessory Use 

 

 

PRINCIPAL USE:  (Genoa Township Zoning Ordinance Definitions) 

  “……use to which the premises are devoted and the principal purpose for which the premises 

exist. In cases where there is more than one use, the use comprising the greatest floor area shall 

generally be considered the Principal Use, except in cases where a use comprising a secondary amount of 

floor area is considered to have greater impact in terms of traffic generated, noise levels, disruption of 

views and similar impacts.” 

 

ACCESSORY USE:  (Genoa Township Zoning Ordinance Definitions) 

  k.  “Uses customary and clearly incidental to a principal use such as …….……use contained in 

the same principal structure. Where two or more activities take place within a principal building, the 

accessory use shall generally be the use occupying the least square footage or generating the least 

amount of traffic or other external impacts.”  

 

“…Principal purpose for which premises exist…” 

  The  Principal purpose of the Church of the Nazarene Property at 7669 Brighton Road has and 

will continue to be a Church facility and campus that is  a place of Worship and Gathering to proclaim 

the gospel of Jesus Christ.    

This is the overarching use for any and all ministries that will function on this site. The following 

are a cross‐section of Organizations that the Naz provides facilities and  “pairs with”  to meet the 

Christian and social needs of our community. The people ministering and being helped in these 

examples are  members of many Churches and are not exclusive to Brighton Naz., Each of the following 

are examples of Accessory Uses at the Church facility. 

 

 Pregnancy Helpline—This is a National Christian Organization that meets the needs for 

women across the nation. The Naz provides meeting space and support for the local 

chapter. 

 Celebrate Recovery‐‐‐‐‐This is a National Christian Organization that meets the needs for 

Men, Women and Children throughout the community. The Organization provides 

opportunities to heal  for the entire family that suffers from the effects of Divorce, 

substance abuse, etc. The Naz has the largest chapter of this organization in the State. 

 

 



 

 LOVE INC.‐‐‐‐‐This is a regional/local Christian organization that provides for the less 

fortunate population in our community. LOVE INC was formed to allow many of the 

Christian Churches in our community to “pool resources” to accomplish this necessary 

and Spiritually required outreach. LOVE INC, uses Naz facilities for meetings, storage, 

etc. 

 Livingston Christian School (proposed)‐‐‐‐This School is a Christian School that is not 

affiliated with one particular Church, however many of the students and families are 

members of The Naz.  Similar to the above examples, this School meets the needs for 

many smaller Churches by “pooling resources” to provide the opportunity for Christian 

Education. 

 

Livingston Christian School as extension of Brighton Nazarene Church 

 

 Both entities are of the same Mission and Organization—Universal Church of Jesus 

Christ 

 Many LCS members attend the NAZ 

 Mission for reaching children in the community is extension of Church Christian 

Education Program 

 LCS and the NAZ are connected in our philosophy of leadership. Only those who believe 

in Jesus Christ and follow Him with life mission are allowed leadership positions.  

 

Examples of  a community of Christian Churches that house the School in separate Facilities 

 

 Livingston Christian School‐‐‐2002 to present 

 Tri‐Unity Christian School, 5353 Wilson Avenue, SW, Grandville, MI,‐‐ approx 40 years 

o Vision and Mission‐‐‐(partial) 

 Partners with the Church and Home to graduate academically excellent 

disciples of Jesus Christ 

 To cooperate with Christian parents in their God given responsibility to 

train their children 

 To work in conjunction with Churches regarding physical Facilities and 

Spiritual grow 

o Evansville Christian School, 4400 Lincoln Avenue, Evansville, Indiana 

 Evansville Christian School is a multi‐campus private school with an 

independent board of directors. The school has a partnership with 

three independent Churches 

 Purpose is to “Bridge the relationship between the education 

experience and the dynamics of the Christian life.” 

These are two of many and these were chosen because they were used as models for LCS. 

 



 

Facility Use and Impact 

 

The following is a breakdown of the use of the facility as, a Church, and a proposed Private Christian 

School. 

 

The entire campus Facilities comprise 62,400 sq. feet. The Church is open generally from 7 am thru 9 

pm. 

 

35,900 sq. ft. is used exclusively by The Church and this portion is “locked” from the use of the Private 

School.  100% Church use—0% School use‐‐‐by agreement 

 

1000 sq. ft. of the Facility is for exclusive use of the School for office and storage. 2% of Facilities. 

 

25,500 sq. ft. of this facility (classrooms, worship area and gymnasium) is  shared use by the Private 

School and the Church as follows: 

 

 School Use (including after school and events)‐‐‐during 9 months year‐‐‐ 1800 

hours(35%) 

 Church Use of this 25,500‐‐‐‐Saturday, Sunday, summer months and non‐school nights 

using the gymnasium and classrooms.‐‐‐‐‐‐3300 hours(65%) 

 

Parking Lot Use  

 

 Church Parking (weekly average) 

 

 Staff, Worship, Outreach, Gymnasium and other‐‐‐‐‐1075/week 

 Yearly use‐‐‐1050 X 50 =   52,500      use 50,000   74% of total 

 

School Parking (weekly average) 

 

 Staff, Students, afterschool activities, other ‐‐‐‐‐‐500 week  

 Yearly use‐‐‐‐ 500 X 36 weeks =  18,000     26% of total 

 

Prepared by: 

Brighton Nazarene Church by: 

Steve Morgan 

4432 Glen Eagles Court 

Brighton, Michigan 48116 

586‐942‐9751 

 















 

 

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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

 
May 5, 2015 
 
Ms. Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re:   Livingston Christian School 
 Special Land Use Permit Application and Sketch Plan Review #3 
 Traffic Study and Site Circulation Plan Review 
 
Dear Ms. VanMarter: 
 
At the last planning commission meeting the petitioner for the subject property was asked to present a traffic study 
and site circulation plan for Township review.  On Friday May 1, 2015, we received the requested information via 
email.  Tetra Tech has reviewed the information and has the following comments for the Township’s consideration 
on the proposed special use permit for a Christian Day School at the existing Nazarene Church Facility, located at 
7669 Brighton Road:   
 

 Study should be based on future 250 students; info on only 150 students was presented. 
 Documentation on all information obtained from existing site should be provided: Where families come 

from, occupancy of vehicles, number of students who drive themselves, anything based on existing site 
(and not from national sources). Study currently just states data with no backup information. 

 If no backup data is presented then the trips generated by the proposed use should be based on the ITC 
Manual, which for private schools is 0.9 trips per student in the morning and 0.6 trip/student in the 
afternoon.  For proposed year-one conditions this would result in 135 morning trips, which is slightly more 
than the study is based on.   

 Determine the area growth rate from historic LCRC counts, and apply annual rate to project background 
traffic in year 2020 – analysis was only done for current conditions. 

 Provide operational analysis of unsignalized driveway intersection.  A level of service analysis should be 
completed for each turning movement in accordance with Highway Capacity Manual guidelines. 

 Neither the site plan nor the study showed or discussed any way-finding signage/how staff will direct cars 
dropping off or picking up students. Signage directing drivers to queue areas should be provided. 

 How will pick-up be handled? Parents may arrive early and park to wait for students.  Once parked, how 
do they get out? Again, this refers to on-site signage to direct vehicles around the site. 

 Site plan provided showed a capacity for 68 vehicles stacked-up around the site.  This is less than the 
number of cars indicated in the study.  The petitioner should provide a plan that will eventually be 
distributed to parents indicating where they are to wait when picking up students, how will they keep aisles 
clear to allow parked vehicles out, and how they will be directed around site. 

 



Mr. Kelly VanMarter 
Livingston Christian School 
Special Land Use Permit Application and Sketch Plan Review 
May 5, 2015 
Page 2 
 

 

Tetra Tech 

The traffic study provides the level of service for Brighton Road for the current conditions and only 150 students.  
Currently, the road operates at Level of Service D and will remain at that level with the additional trips generated 
by the 150 student level.  This analysis needs to be projected to the year 2020 with background traffic increases and 
student population increases to fully understand the impacts to the roadway and drives.  It is probable that the level 
of service for the roadway will drop to F with future background and 250 student capacity.  The same projections 
need to be done for the site circulation and driveway turning movements to completely understand the traffic 
impacts of the proposed use. 
 
We trust this meets your needs at this time.  We will be at the May 11, 2015, Planning Commission meeting to 
answer any questions. 
 
Sincerely, 
  
 
 
Gary J. Markstrom, P.E.      
Unit Vice President 
      
Copy: Steve Morgan 











































7 May 2015 

Genoa Township Planning Commission  

I have been a resident of Aljoann for a year.  The following 
are my concerns about the petition for the NAZ church 
petition.  For simplicity there is a summary of my requests at 
the end (bold for ease of reading, not intended to be 
inflammatory). My overall concerns are for safety of students 
within the residential area as well as improving the privacy of 
our residential area from this commercial use.  Despite what 
it may be defined as, a school lease payment to the NAZ is 
commercial use, the NAZ itself is no starting a school.  They 
are becoming a landlord. 

I would like the planning commission to consider this excerpt 
from the minutes of the 5-12-03 PC meeting that was held to 
approve the skate park building.  12 years ago almost to the 
date. 

There was a discussion regarding the security guard and the 
security camera. All commissioners would like to have the 
security cameras in place.  

Moved by Burchfield, seconded by Brown, to recommend to 
the Township Board approval of the Special Use Application 
for a proposed 17,600 sq. ft. sanctuary addition to existing 
church facility (Brighton Nazarene Church) located at 7679 
Brighton Road, Section 25, petitioned by Brivar Construction 
with the following conditions:  

1. The petitioner shall replace the 16 trees that have died 
or been removed along the east property line.  

2. The petitioner will add three additional Austrian Pine 
trees to the east property line.  



3. The petitioner shall maintain the tree line along the east 
property line.  

4. The petitioner shall include the skate park rules on the 
liability waiver required for admittance.  

5. The lights shall be turned off at 11:00 p.m.  

6. The petitioner shall maintain not less than two signs 
prohibiting outdoor skating.  

7. No commercial activities shall be allowed in regard to 
the use of the skate park nor shall such activities be 
delegated, assigned, or leased by the petitioner.  

8. The petitioner shall provide a security guard to patrol 
the parking lot area on the days the skate park is open 
between the hours of 9:00 p.m. and 12:00 a.m.  

The motion carried unanimously.  

Moved by Mortensen, seconded by Litogot, to recommend 
to the Township Board approval of the Impact Assessment 
with a revision date of April 29, 2003 for a proposed 17,600 
sq. ft. sanctuary addition to existing church facility (Brighton 
Nazarene Church) located at 7679 Brighton Road, Section 
25, petitioned by Brivar Construction subject to the following 
changes:  

1. AppendixA will be modified to indicate that with regard to 
the paid security person patrolling the parking lot from 9:00 
p.m. until 12:00 a.m., the petitioner may seek a waiver of this 
condition upon providing satisfactory evidence to the 
Planning Commission and Board that alternative surveillance 
and security measures are adequate to assure quiet and 
peaceful enjoyment of the area.  



2. “The activities building use will end at or before 10:00 
p.m.” shall be added.  

3. The last sentence in the fifth paragraph shall be 
changed to “Parking lot lighting will be turned off at 
11:00 p.m.”  

The motion carried unanimously.  

Conditions 1-3 to date have not been complied with.  At the 
Apr 27 2015 meeting (twelve years later) the petitioner had 
the audacity to imply the neighbors should be responsible for 
maintaining the bushes based on the initial install.  At the 27 
Apr 15 meeting the township engineer (I think that was who 
stated this) said the rules require a class B buffer Zone.  
When the skate park extension was approved there were 
buffer zone (plantings, see 1-3 above) requirements. As I 
stated in my last letter, my fiancé almost hit kids running 
through the current (unacceptable and substandard) barrier.  
This current petition will create even greater use of the 
facility and as such should require even more buffer from the 
neighboring houses. The fact that the petitioner has not 
complied with those 2003 conditions indicates an 
unwillingness to comply with PC conditions.  Please do not 
approve the petition until after the 2003 conditions are 
complied with.  

If there is a security guard on premise from 9pm unti 12 am it 
has been ineffective.  Just last week, 28 April 2015 around 
930 pm there was a car revving its engine for about 20 
seconds and then it raced off through the parking lot.   I 
believe in follow on meetings there was a discussion about 
islands being placed to prevent this type of activity.  There 
needs to be a clearly stated role for the security guard with 
regards to what activity is allowed.  Earlier minutes have 
indicated that since it is private property the police will not 



respond to this type of activity since it is not “Illegal” on 
private property. 

See attached traffic impact statement below. In the latest 
petition there is reference to the LCRC review stating the 
school will generate 75 ingress/egress from the west and 50 
ingress/regress vehicles at that little of this will occur at 
“peak” traffic. The traffic study was in May of 2011, the high 
school is pretty much out of session by then.  What good is a 
summer traffic study to evaluate road use during the school 
year. 

Its is also hard to believe there are only 125 vehicles driving 
167 students and 25 staff plus whatever increased student 
body count due to the more desirable location.  
Commissioner Rauch himself will be adding to the count let 
alone whatever other new parents enroll. 

Looking at Attachment B from the petitioner (impact 
assessment) there seems to be a discrepancy as to the 
traffic study.  First it is dated 2011, so it is based on 4 year 
old data.  Second, the ingress period to the proposed school 
is purported to be between the times of the High School and 
Maltby times.  As we all know there will be early drop off and 
late pickup to accommodate working parents. Thus the 
assertion that it will not be during peak hour is false. Early 
drop off and late pickup is a part of the LCS program now.   
There will also be afternoon and evening sporting, 
extracurricular events, graduations and parent teacher 
conferences as well as other school activities that the 
petitioner failed to discuss.  The LCS website discusses 
graduation activities as well as picnics and auctions. 

The LCRC review was based on faulty(outdated) summer  
data and faulty input from the petitioner and as such it 
cannot be considered a true reflection on the impact. Using 



student data from the old facility is not a true reflection on 
the true use and student count at the new facility.  One of the 
stated purposes for the move (personal discussion with Ted 
Nast the school administrator) was to be able to draw from a 
larger population base for student enrollment.  

I request the planning commission require a more accurate 
disclosure as to planned activities and student enrollment 
with the new facility. 

I request the PC to require a new traffic count study based 
on the age of the data evaluated. 

At the PC meeting on 27 Apr 2015 there was discussion but 
no action on the driver testing in the parking lot.  This area is 
zoned residential and as of today 7 May 2015 the testing 
continues.  That is a commercial enterprise.  It must stop. 
The discussion about where and how testing can occur is a 
moot point. Testing started there before there were houses 
on Aljoann.  It needs to stop. Discussion of backup beepers 
or not is also moot.  This area is zoned residential, that is a 
commercial enterprise. This is somewhat unrelated to the 
petition but it speaks to the fact that the petitioner does not 
wish to abide by the laws within the township concerning 
following PC decisions.  The petitioner has the ability to 
disallow the use for testing yet it continues. 

In Summary I have requests the following 6 items for the 
planning commission. 

1. Do not approve the petition until the conditions 
from the 2003 meeting be put in place (trees planted 
as per direction). Not based on promise. The 
current proposed landscape plan does not address 
the current barrier that is not sufficient at the 
southern section of the parking lot.  It addresses all 



existing dead evergreens be replaced.  Many of the 
dead evergreens have long since been removed so 
the plan needs to specify exactly how many will be 
installed along the entire parking lot area. See 
attached photo. 

2. Receive further information from the petitioner as 
to what the role of the security guard is and how to 
better mitigate the noise issues generated by 
current use keeping in mind there will be even 
greater use of the facility with approval of the 
petition. 

3. Require a more accurate student/staff count from 
LCS (they did not even speak at the 27 Apr 15 
meeting) as well as before/after school activity use 
for all activities.  There will most likely be outdoor 
activities associated with the school that were not 
mentioned.  Lake front/park area of the property. 

4. Require a current traffic flow count during the 
school year, the report provided by the petitioner 
was 2011 and May 25 when the seniors and many of 
the students are no longer at the school.  

5. Determine if the church is allowed to lease out a 
portion of its property to a school entity in a 
residentially zoned area.  This may not be the same 
as the church requesting to start a school and as 
such their initial petition may be invalid. 

6. Require the petitioner to stop the illegal driver 
testing at their facility. 

Thank you for your consideration 

Walter Jay Johnston 

4931 Aljoann 





 Current tree line does not adequately provide a safe private 
barrier for the students or residence.
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April 22, 2015 
 
 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
As requested, we have reviewed the submittal, including a 4/9/15 response letter, requesting inclusion of 
the Livingston Christian Day School within the existing Brighton Nazarene Church facility at 7669 
Brighton Road.   
 
Specifically, the applicant proposes to incorporate a private school with 25 employees and 150 students to 
the existing church building(s).  The school would operate from 8AM to 3PM Monday through Friday, 
although the submittal also notes the potential for other activities outside of these hours. 
 
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. The applicant should be clear in their intent with the size of the school.  Expansion beyond that 

proposed will likely result in the need for additional approvals. 
2. There appears to be outstanding issues remaining that were to be addressed as part of the project 

approval/discussion for this site in 2013.  Although, the applicant has indicated they are in the process 
of implementing the approved landscape plan. 

3. From a planning and zoning perspective, the special land use standards are generally met; however: 
 The quality/quantity of buffering between the site and adjacent neighborhood must be 

planted/maintained to ensure compatibility of land uses; 
 We request a more detailed description of the primary uses (school and church) to ensure each 

will occur at different peak times; and 
 Any issues raised by the Township Engineer or Fire Department must be addressed. 

4. The project does not include any exterior changes to the plans approved in 2013. 
5. The Township may wish to request details of existing light fixtures to ensure compliance with current 

standards. 
6. New signage is not proposed at this time.  Approval and a permit will be required if new signage is 

proposed at a later date. 
7. We defer to the Township Engineer for their input as to whether a traffic impact study is 

needed/warranted. 
 
 

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

Subject: Brighton Nazarene Church – Special Land Use and Sketch Plan Review #2 
Location: 7669 Brighton Road –  northwest corner of Brighton and Aljoann Roads 
Zoning: SR Suburban Residential 

kelly
Text Box
FROM PREVIOUS MEETING.  NEW LETTER WAS NOT ISSUED.
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Aerial view of site and surroundings (looking west) 

 
B. Proposal/Process 
 
The applicant requests special land use and sketch plan review/approval for the inclusion of a private 
school within the existing Brighton Nazarene Church facility.  The submittal notes that the school will 
house 25 employees and 150 students.  The applicant should be aware of this limitation as an increase in 
the school population (planned or otherwise) will likely result in the need for re-review of the special land 
use and/or site plan. 
 
Table 3.03 of the Township Zoning Ordinance lists churches as special land uses in the SR District, with 
private schools allowed as accessory to the church.  In accordance with Section 19.06, the proposed use 
has been deemed a major amendment to an existing special land use.  Therefore, a new application for 
special land use approval is required in addition to the need for sketch plan review/approval. 
 
In 2013, the Township granted special land use and site plan approval for an addition.  Subsequent to 
approval, the applicant modified the request such that the addition would be handled in two phases.  
Accordingly, only a portion of what was originally approved has been built. 
 
Furthermore, during the 2013 project review process, several concerns were raised by residents of the 
adjacent neighborhood.  The primary issues were tied to use of the parking lot for drivers 
training/education and the quality/quantity of landscaping intended to buffer the church site from the 
residential neighborhood. 
 
At that time it was suggested to the applicant that the drivers training program was not a permitted use in 
the SR District and that its operation should cease.  However, it is our understanding that this use has 
continued, if not expanded.  The applicant should be prepared to discuss this with the Commission. 
 
 
 
 

Subject site 
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Furthermore, additional landscape islands in the parking lot and additional/replacement plantings in the 
east buffer zone were required.  In their response letter, the applicant indicates that: 
 

 The required landscaping from the 2013 project has been started;  
 The majority of the dead trees in the screening/buffer have been removed; 
 The replacement trees are scheduled to be installed within the next 90 days; and 
 The remainder of the new traffic islands and required landscaping will be installed within the 

same 90-day timeframe. 
 
C. Special Land Use Review 
 
Section 19.03 of the Zoning Ordinance identifies the review criteria for Special Land Use applications as 
follows: 
 
1. Master Plan.  The Master Plan and Future Land Use Map identify the site and adjacent properties to 

the east and west as Low Density Residential.  This classification is generally intended for single-
family development on lots of at least 1-acre in area.  
  
While the land use description in the Plan does not reference institutional uses specifically, there is an 
overall goal to “accommodate a variety of land uses that are located in a logical pattern and 
complement community goals, the surrounding land uses, environment, capacity of roads and the 
sanitary sewer, and public water system capabilities.” 
 
Similar to our findings in the 2013 project review, we believe the proposal is consistent with this goal 
as a further expansion of an existing institutional use in an area containing a mix of residential and 
other non-residential uses. 

 
2. Compatibility.  The site is located on the north side of Brighton Road in an area already developed 

with a mix of institutional and single-family residential land uses, including Brighton High School 
southeast of the subject site.  The submittal indicates that the school’s start/end time were chosen such 
that it would not coincide with the hours for the other two nearby schools. 
 
As referenced above, concerns were previously raised by residents in the adjacent neighborhood 
regarding landscaping and use of the parking lot.  If these concerns were not mitigated, the Township 
may wish to apply conditions and/or enforce conditions of the previous approval. 

 
3. Public Facilities and Services.  The physical features of the site are to remain as they currently exist; 

however, use of the facility will increase by approximately 175 people per week day.  
 
The applicant has stated that the Livingston County Road Commission indicated that the additional 
traffic generated by the proposed use will be in “off peak” time and is of “minimal impact.” We defer 
to the Township Engineer for a more detailed review of this information and confirmation as to 
whether a more detailed traffic study is necessary or warranted. 
 
The applicant must also address any other comments/concerns raised by the Township Engineer and 
Brighton Area Fire Department under this criterion. 
 

4. Impacts.  Aside from an increase in traffic, the most likely impact will be the increased use of the site 
in general.  The submittal indicates that school use(s) will not coincide with church use(s); however, 
we believe a more detailed plan/description of uses is necessary to ensure the two will not be at peak 
usage at the same time. 
 
Similar to comments above, a buffer zone on the east side of the property is required to help protect 
the adjacent neighborhood from impacts of activities occurring on-site.  This is particularly important 
given the request to further increase/intensify use of the site.  
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Additionally, use of the outdoor play area is expected to increase.  The applicant has indicated that the 
play area will remain in its current location, but has not provided information of the timing of its use 
and how many children will occupy the space at any given time.  The Commission may also wish to 
request additional details of the outdoor play area, if deemed necessary. 

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

necessary to limit or alleviate any potential adverse impacts as a result of the proposal. 
 
D. Use Conditions 
 
Section 3.03.02(l) provides the following use conditions related to churches: 
 
1. Minimum lot area shall be three (3) acres plus an additional fifteen thousand (15,000) square 

feet for each one hundred (100) persons of seating capacity. 
 
The submittal notes a capacity of 520 seats in the worship area, which results in the need for 
approximately 5 acres of lot area.  The site provides 15.86 net acres of lot area.  This standard is met. 
 
2. Buildings of greater than the maximum height allowed in Section 3.04, Dimensional Standards, 

may be allowed provided front, side and rear yards are increased above the minimum required 
yards by one foot for each foot of building height that exceeds the maximum height allowed.  
The maximum height of a steeple shall be sixty (60) feet.   

 
Since no exterior building modifications are proposed, the submittal does not include elevation drawings.  
However, based on information contained in our 2013 review letter, this standard is met. 
 
3. Wherever an off-street parking area is adjacent to a residential district, there shall be a 

minimum parking lot setback of fifty (50) feet with a continuous obscuring wall, fence and/or 
landscaped area at least four (4) feet in height shall be provided.  The Township Board may 
reduce this buffer based on the provision of landscaping, the presence of existing trees or in 
consideration of topographic conditions.   

 
The site is adjacent to residential zoning on each side.  The entire row of parking along the east side of the 
site encroaches into the 50-foot setback, although there is existing landscaping between the parking lot 
and neighborhood.  However, similar to comments above, residents in the adjacent neighborhood 
previously voiced concerns over the condition of the landscape screen/buffer.  Project approval in 2013 
included additional plantings and maintenance/replacement of existing landscaping.   
 
As noted above, the applicant has indicated that they have begun implementation of the previously 
approved landscape plan.  If issues still remain, the Commission may wish to request additional details, 
further update on planting status and/or require additional plantings. 
 
4. Private schools and child day care centers may be allowed as an accessory use to churches, 

temples and similar places of worship where the site has access to a paved public roadway. 
 
The site has access to a paved public roadway.  This standard is met. 
 
E. Sketch Plan Review 
 
1. Dimensional Requirements.  As previously noted, the project entails a new use for the existing 

facility, though no exterior changes are proposed. 
 

2. Building Materials and Design.  Similar to the statement above, no exterior building changes are 
proposed. 
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3. Parking.  Based on the information provided, as an individual use the church requires a greater 

amount of parking than the private school.  It is our understanding that peak use of the church and 
school will not occur at the same time, though additional detail/description has been requested (as 
noted above). 

 
New parking calculations have not been provided; however, based on our 2013 review, the site 
provides more than enough parking for the church use.  In fact, the Township granted an increase in 
the amount of parking provided as part of that project approval. 
 
No further changes are proposed as part of this project. The 2013 project approval included the need 
to install landscape islands within the parking lot to help break up the large expanse of pavement.  As 
noted above, the applicant has stated that the landscape islands and plantings are expected to be 
completed in the next 90 days. 
 

4. Pedestrian and Vehicular Circulation.  No changes are proposed to the existing/previously 
approved circulation patterns. 

 
5. Landscaping.  As previously mentioned, landscaping was an important discussion item during the 

2013 project.  The current submittal does not propose additional landscaping; however, should the 
Commission find there are outstanding issues, they may require additional plantings (either new or 
replacement). 
 

6. Waste Receptacle and Enclosure.  The waste receptacle and enclosure approved as part of the 2013 
project were compliant with current standards.  The current submittal does not identify any changes.   
 

7. Exterior Lighting.  The applicant is not proposing any changes to exterior lighting.  Similar to our 
2013 review, the Township may wish to request details and/or a photometric plan to ensure that 
existing lighting complies with current requirements. 

 
8. Signs.  The applicant is not proposing any new signage at this time.  If proposed, the applicant should 

submit details for the Commission’s consideration.  A sign permit is required prior to the installation 
of any new signage. 
 

9. Impact Assessment.  In summary, the amended Impact Assessment (3/16/15) notes that the project is 
not anticipated to adversely impact natural features, public services/utilities, surrounding land uses or 
traffic.   

 
As noted above, the applicant has stated that the Livingston County Road Commission considers the 
additional traffic generation to be in “off peak” and of “minimal impact.”  However, the applicant 
should provide additional detail in terms of maintaining different peak periods for the main uses 
(church and school) and input should be sought from the Township Engineer regarding the need for 
further traffic analysis. 

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

mailto:borden@lslplanning.com
mailto:foster@lslplanning.com


 

April 22, 2015 
 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Brighton Nazarene Church Expansion 
 for Livingston Christian School 
 7669 Brighton Rd. 
 Site Plan Review 
 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the comments regarding the sketch plan for 
the Nazarene Church use as Livingston Christian School.  The original plan was reviewed on June 
24, 2013 and again on July 15, 2013.  The current plans were received for review on March 20, 
2015 and the revised drawings are dated July 2, 2013.  The project is based on building a 16,120 
S.F. expansion to the existing church building (size of existing building not provided).  The new 
addition is being requested for approval as an educational use.  The plan review is based on the 
requirements of the International Fire Code (IFC) 2012 edition.  
 
The applicant has attempted to address the fire department’s concerns by submitting a letter 
from a Mr. Steven Morgan identifying that the fire authority concerns are noted and under 
evaluation by an engineer and that other items were existing and previously approved.   
 
1. The access to the building appears to be limited by an overhang that may not meet the 

minimum standard of 13.5’.  Additional details of this canopy/overhang shall be provided.  
(Noted, not to be used by emergency vehicles.  Previously approved in 2001) 

IFC 503.2.1 
 

2. Access to and from the building shall provide emergency vehicles with an outside turning 
radius of 50’ and a minimum vertical clearance of 13½ feet.  (Provide a plan with a truck 
turning template applied would satisfy the turning radius requirement.) 

IFC 503.2.4 
 

3. Fire apparatus roads shall be provided to extend to within 150’ of all portions of the facility’s 
outer walls.  The entire west perimeter wall does not meet this standard.  The fire code allows 
an exception where the entire building is protected with an automatic sprinkler system.  The 
building shall be provided with an automatic sprinkler system in accordance with NFPA 13, 
Standard for the Installation of Automatic Sprinkler Systems in order to have relief from the 
access requirement.  (Sprinkler plans have been submitted for the addition, and are under 
review locally until the State of Michigan Bureau of Fire Services and Bureau of OCnstruction 
Codes formally obtain jurisdiction.)  

IFC 503.1.1, 903 
 

4. Provide names, addresses, phone numbers, emails of owner or owner’s agent, contractor, 
architect, on-site project supervisor.  (No information has been received to date with the 
exception of fire system trades.) 

 

kelly
Text Box
FROM PREVIOUS MEETING.   NEW LETTER WAS NOT ISSUED.
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      Brighton Nazarene Church Expansion 
Livingston Christian School 

                                                                                                              7669 Brighton Rd.   
Site Plan Review 

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 
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May 5, 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 4/23/2015) proposing a new 
60,000 square foot medical office building for the 14.57-acre site as the first phase of a Non-Residential 
Planned Unit Development (NR-PUD).   
 
The site is located north of the new I-96 interchange on the east side of Latson Road. We have reviewed 
the proposal in accordance with the applicable provisions of the Genoa Township Zoning Ordinance and 
PUD Agreement for this site. 
 
A. Summary 
 
1. The proposed site plan provides more parking (and less building) along the Latson Road frontage 

than envisioned by the PUD Concept Plan. 
2. Proposed elevations, including colors and materials, are subject to review and approval by the 

Planning Commission.  
3. The applicant seeks a reduction of 7 parking spaces for Phase I development based on their history 

with medical development. 
4. The loading space is within the front yard, which is not permitted.  The applicant must either 

relocate the space or seek an amendment to the PUD Agreement allowing such. 
5. We believe the pavement markings proposed for pedestrian safety when crossing through the 

parking lot warrant further discussion. 
6. The Phase I landscape plan is deficient by 3 shrubs within the northerly buffer zone; however, there 

is an excess of 41 canopy trees in the parking lot.  
7. There are minor clean-up items on the landscape plan and it should be noted that the conceptual 

layout of future phases does not leave sufficient depth for fully compliant south and east side buffer 
zones. 

8. There are inconsistencies between the lighting plan and electrical site plan with respect to exterior 
site lighting. 

9. The Planning Commission may allow a 2nd wall sign. 
10. Further discussion is warranted with respect to the required Township entranceway landmark. 
11. We request the applicant identify the hours of operation for the mobile imaging unit and note 

whether there is exterior lighting associated with its use. 

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

Subject: Livingston Ambulatory – PUD Plan Review #2 
Location: East side of Latson Road, between Grand River Avenue and I-96 
Zoning: NR-PUD Non-Residential Planned Unit Development District 
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Aerial view of site and surroundings prior to interchange construction and building demo (looking east) 

 
B. Proposal/Process 
 
The applicant requests site plan review/approval for Phase I development of the former Latson 
Elementary School property.  The project entails a new medical office building with a mobile MRI dock.  
The proposed building is 3 stories in height with a ground floor area of 20,500 square feet.   
 
Hospitals, medical centers and medical offices are all permitted by right via the PUD Agreement for this 
site.  Additionally, the PUD allows for buildings of up to 5 stories in height. 
 
Procedurally, the Planning Commission is to review the PUD site plan and Environmental Impact 
Assessment and provide a recommendation to the Township Board.  Since this is a PUD project, the 
Board has the final approval authority over both items.  
 
C. Site Plan Review 
 
1. PUD Concept Plan.  Phase I of the project is generally consistent with the approved concept plan for 

this PUD, although we should point out that the concept(s) developed envisioned a greater proportion 
of building frontage along Latson Road (and subsequently less parking).  The proposed layout does 
not preclude future development along the northerly portion of the Latson Road frontage, but this 
does not appear to be part of future plans at this time.  The applicant has acknowledged this comment 
in their response letter (dated 4/23/15). 

 
2. Dimensional Requirements.  As described in the table below, Phase I complies with the dimensional 

requirements 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 1 120 20 10 20 10 front 
5 side/rear 75 50% building 

85% impervious 

Proposed 14.57 627 240 80 (N) 
700+ (S) 260 (E) 

 35 front 
40 side (N) 
370 side (S) 

125 rear 

56.5 3.2% building 
27.8% impervious 

 
 

Subject site 
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3. Buildings Materials and Design. Proposed elevations, including colors and materials, are subject to 

review and approval by the Planning Commission.  
 
The submittal includes elevation drawings showing a three-story building constructed of brick and 
stone with EIFS predominantly on the third story. The amount of EIFS proposed is within that 
allowed by Section 12.01. 
 
Architectural elements include varying building lines, windows, brick banding between stories, and 
an entrance designed with large windows and a hipped roof. The entrance canopy is not connected to 
the building and seems like a freestanding pavilion. It could be better integrated into the overall 
building design, especially as it relates to the multi-story glass atrium it abuts. 
 
The two facades that face existing residential (north and east) both lack the same vertical architectural 
elements that exist on the more public facades that face the interstate and Latson Road; however, the 
applicant has noted their intent “to create feature elements on those facades of the building facing the 
main road (Latson) and the highway.” 
 

4. Parking.  Based on the requirement for medical office, Phase I requires 300 parking spaces, while 
only 293 are proposed.   
 
Section 14.02.04 allows the Planning Commission to reduce the total amount of parking required 
when two or more uses/buildings with different peak demands share parking.  In response, the 
applicant has noted a long history of medical development whereby a 4.5 spaces per 1,000 square feet 
has proven adequate and that the proposed ratio is 4.88 spaces per 1,000 square feet.  If the 
Commission finds this ratio to be acceptable, they may allow the slight reduction. 

 
Proposed parking spaces and drive aisles meet the minimum standards of Section 14.06, although the 
applicant should be aware that spaces are required to be double striped. 
 
The number of barrier free spaces (31) exceeds the minimum amount required (8), which is typical 
(and generally advisable) for medical office uses.  

 
5. Loading. A 9’ by 36’ loading space is provided in the front yard. The location and dimensional 

requirements do not meet the standards of Section 14.08.   
 
The Planning Commission has discretion to modify the size requirements based upon evidence from 
the applicant that the space will function properly for the use; however, the Ordinance does not 
provide discretion for the yard location. 
 
In their response letter, the applicant indicates that the loading area is intended for short term 
deliveries (UPS, FedEx) with close proximity to a main entrance.  Additionally, the space has been 
designed so as to not disrupt traffic flow through the parking lot. 
 
If the Township is open to the proposed placement, this matter could be mitigated by an amendment 
to the PUD Agreement allowing a limited loading/unloading space in the front yard.  Conversely, the 
applicant could relocate the space to a side or rear yard. 

 
6. Vehicular Circulation.  The northerly driveway provides insufficient spacing from the adjacent 

driveway on the multiple-family property; however, these are both existing drives and the applicant 
proposes to restrict egress turning movements to right turns only.  
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During preliminary discussions with the applicant, it was suggested they contact the owner/manager 
of the multiple-family development to investigate a shared driveway between the two uses.  It is our 
understanding that these discussions did not progress to a mutual agreement. 

 
Our only additional comment is that the future side yard parking to the north will need to be modified 
to accommodate a 24-foot wide drive aisle and the mobile imaging unit. 
 

7. Pedestrian Circulation.  An 8-foot wide pathway is proposed along the east side of Latson Road, as 
required.  Internal sidewalks are proposed between the parking lot and building entrances with future 
connections shown for future phases.  Additionally, there are pedestrian aisles noted by pavement 
markings within the parking lot. 
 
The NR-PUD site design standards require protection of pedestrians from vehicular circulation, and 
while these designated aisles are intended to assist pedestrians, we believe that there is potential for 
conflict between motorists and pedestrians.  There could be an opportunity to increase safety for 
pedestrians by improving these aisles with a raised surface, alternative pavement material, additional 
signage and/or additional crossings. 
 
In response, the applicant notes the use of similar treatments to pedestrian safety on nearby 
developments, although no specific examples are provided.  If the Township is agreeable to this 
design, we are amenable; however, we felt it was worth discussion. 
 

8. Landscaping.  The table below contains our review of the proposed landscape plan for Phase I only: 
 

Location Requirements Proposed Comments 
Front yard 
greenbelt 

13 canopy trees 
20’ width 

14 canopy trees 
35’ width 

Requirements met 

Detention 
pond 

17 trees 
170 shrubs 

13 canopy trees 
4 evergreen trees 
170 shrubs 

Requirements met 

Parking lot 20 canopy trees 
1,950 SF landscaped area 
Hedgerow or masonry wall 

61 canopy trees 
5,800 SF landscaped area 
Hedgerow 
 

Requirement met 

Buffer Zone 
“B” (north) 

20 canopy trees 
20 evergreen trees 
78 shrubs 
6’ wall/fence or 3’ berm 
20’ width 

20 canopy trees 
22 evergreen trees 
75 shrubs 
berm 
20’ width 

Deficient by 3 shrubs 

Buffer Zone 
“B” (partial 
along I-96) 

11 canopy trees 
11 evergreen trees 
44 shrubs 
6’ wall/fence or 3’ berm 
20’ width 

11 canopy trees 
11 evergreen trees 
44 shrubs 
20’ width 

Wall/fence or berm required 
– applicant requests to defer 
this in conjunction with 
development of the south 
side of the site 

 
There are two clean-up items on the landscape plan: 
  

 The shrubs in northerly buffer zone are not identified by type; and 
 There is a note of 3 River Birch trees on the north side of the building that are not depicted. 

  
Lastly, it should be noted that future phases do not leave sufficient buffer zone depths to the south or 
east.  In response, the applicant has indicated that their depiction of future phases is only conceptual 
at this time. 



Genoa Township Planning Commission 
Livingston Ambulatory 
PUD Plan Review #2 
Page 5 
 
9. Waste Receptacle and Enclosure.  Phase I includes a waste receptacle area north of the proposed 

building, in a permitted location.  The enclosure and concrete base pad also comply with Ordinance 
requirements.  

 
10. Exterior Lighting.  The revised submittal includes two different lighting plans – one of which is the 

electrical site plan.  Complicating review is the fact that the two plans contain different information.  
The applicant must correct these plans for consistency and to avoid any future confusion. 

 
The lighting plan includes 19 pole mounted light fixtures throughout the parking lot and 10 bollard 
fixtures on the south side of the proposed building (though the electrical site plan shows only 7 
bollards). 

 
Fixture details, pole heights and photometric readings comply with Ordinance standards. 
 
Lastly, the PUD Agreement and NR-PUD site design standards require ornamental lighting along 
Latson Road – the electrical site plan provides 2 decorative acorn-style fixtures (but these are not 
shown on the lighting plan). 

 
11. Signage.  The submittal proposes a number of signs, including 1 highway sign, 2 wall signs, 1 

monument sign and several directional signs (which are exempt from the sign regulations). 
 
The highway sign meets the provisions of the PUD Agreement, although it appears to be mislabeled 
as a directional sign on Sheet C1.0.  Additionally, the main wall sign and monument sign comply 
with the standards of Table 16.1, while the Planning Commission may allow the 2nd wall sign per 
Footnote (2). 
 
Additionally, the site design standards for an NR-PUD require inclusion of a Township entranceway 
landmark at the intersection of an arterial street and expressway ramp.  In response, the applicant 
notes that this was discussed with the Township previously and that they are “willing to explore the 
idea of providing land for a Township funded gateway.”  This item likely warrants further discussion, 
as it is a requirement of the Ordinance and not something, in our opinion, that necessitates Township 
funding. 

 
12. Impact Assessment.  The submittal includes a revised Impact Assessment (dated 5/4/15).  In 

summary, the Assessment notes that the project is not anticipated to adversely impact natural features, 
public services/utilities or surrounding land uses.  Given the size and nature of the proposal, a traffic 
impact study was also prepared. 
 
Additionally, we previously requested that the Assessment address the potential impacts of the mobile 
imaging unit, which is included as paragraph (K).  In summary: 
 

 The unit will be on site 2 days per week and will arrive during normal business hours (8AM 
to 6PM);  

 The tractor that drives the unit will not run during operation, while power is supplied by the 
building;  

 There is noise associated with the unit that “may” be heard from up to 150’ away, but a berm 
is proposed along the north side lot line which should help mitigate the noise. 

 
Our only remaining concerns are tied to the hours of operation for the imaging unit when located on 
site and any exterior lighting associated with its use. 
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13. Additional Considerations.  Additional NR-PUD site design standards (not already noted above) 

include: 
 

 Pedestrian gathering and seating plazas; 
 Site amenities, such as bike racks, benches, information kiosks, art, planters and streetscape 

elements; and 
 Visible detention areas shall be designed to have a natural appearance (such as variable 

shape, natural arrangement or landscape materials, aerated fountains, and boulder accent 
walls). 

 
The revised plan includes bike racks and seating areas in Phase I and the response letter provided by 
the applicant states that “the stormwater basin is natural in form and includes a naturalized planting 
scheme to enhance its appearance.” 
 
The applicant also indicates that future amenities will be evaluated during individual site plan 
reviews. 

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

mailto:borden@lslplanning.com
mailto:foster@lslplanning.com


 

 

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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

May 6, 2015 
 
Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re: Livingston Ambulatory Facility Site Plan Review  
 
Dear Ms. Van Marter: 
 
We have reviewed the updated site plan documents for the Livingston Ambulatory Facility by Frauenshuh 
Healthcare Real Estate Solutions dated April 23, 2015. The site is located on the east side of Latson Road, just north 
of the I-96 off ramps on the previous Latson Elementary School site. The petitioner is planning to construct a new 
20,500 sq. ft. (footprint) medical office facility as the first phase of a development planned to include up to 74,700 
square feet of additional building coverage on the site.  
 
Tetra Tech has reviewed the documents and offers the following comments for consideration by the planning 
commission:  

SUMMARY 

1. Impact statement should include the petitioned building usage(s) on site and associated water usage calculations 
for the current proposed development. A development of this size will likely require an impact determination, 
consisting of a development-wide water main basis of design.  

2. New valve required on existing water main to complete loop.  

3. Existing sewer and manhole on site isn’t currently owned and operated by MHOG. 

4. On-site sanitary layout concerns. 

SITE PLAN 

1. The petitioner responded to our previous comment regarding our recommendation that they provide anticipated 
water demands for the entire build out of the site.  They provided documentation through email correspondence 
from MHOG and Tetra Tech that there would be adequate water supply capacity on the site with a looped 
distribution network, as shown in the attached sketches. What is being sought out is a development-wide basis 
of design for the projected usage off this distribution line. Based on the Genoa Township Equivalent User Table, 
Doctor’s Offices are considered to account for 0.6 REUs per 1,000 sq. ft. of floor space. For this phase of the 
development, that calculation would be 0.6 REU / 1000 sft x 56,060 sft (usable space) = approximately 33.6 
REU’s. Using the approved/assumed usage for the other lots within the overall development, a table could be 
generated showing all potential usage rates upon ultimate build-out. This may impact the size of piping needed 
to provide adequate service. These calculations will also be used to estimate the taps fees for this site. The 
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Tetra Tech 

petitioner should include the information in the impact assessment for discussions with the Township Utility 
Departments.  

2. Per correspondence with the Township Engineer on March 30, 2015, in order to complete the looping of the 
water main on site, a new isolation valve will be required on the existing water main, as shown on the drawings 
attached to the emails. The petitioner shows notes to utilize a tapping sleeve and valve for the eastern looped 
connection and to connect to an existing valve for the western connection. A review of MHOG record drawings 
showed that there is no existing valve to connect to for the western connection, requiring a tapping sleeve and 
valve for that tie-in also. Additionally, the isolation valve MHOG requested has not been included in the site 
plan. This valve is needed to provide a normally-closed isolation point between the two loop connections. See 
the attached sketch for clarification on the existing and proposed connections. 

3. The existing manhole the petitioner is planning to connect to for reuse was previously a private manhole.  The 
local municipality does not have any record of ownership or maintenance, and found the structure to be out of 
standard. If the petitioner is planning to reuse the existing manhole and sewer on site, a note on the drawings 
must be included to inspect and rehab the existing sewer as necessary and to repair the existing manhole to meet 
current Township Standards. This portion of sewer will also need to have an easement granted to the Township 
to perform future maintenance work. 

4. The petitioner should work closely with the Township Utility Department during development of construction 
plans for the route and discharge location of the proposed force main(s) to serve future phases on the south side 
of the site. The proposed gravity manhole to accept the future force main discharge will require an interior 
corrosion-resistant lining, per standards. There is no location for the sanitary service lateral for Building 2, so 
in order to avoid removing pavement in the future, the manhole should be moved east, or a lateral be stubbed 
outside of the Phase I paving limits. Consideration of having a single, larger force main extended across the 
parking lot to limit only one discharge pipe into the manhole is preferred. 

The Township should consider these issues in your discussion of the site plan application. Since the water 
improvements will be public infrastructure and require a plan review and permitting through MHOG and the 
MDEQ, we suggest the petitioner address the above comments in their construction plan submittal.  We have no 
other engineering-related objections to the site plan as proposed.   
 
Please call if you have any questions. 

 
Sincerely,  
 
 
  
Gary J. Markstrom, P.E. Joseph C. Siwek, P.E. 
Unit Vice President Project Engineer 
 
Copy: Chris Lambrecht, Frauenshuh Health Care Real Estate Solutions 

 



 

 
April 28, 2015 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Providence Medical Office – Phase 1 
 1201 S. Latson Rd. 
 Revised Site Plan Review 
 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan.  The plans 
were received for review on April 24, 2015 and the drawings are dated April 23, 2015.  The 
project is based on a new 3-story, 60,000 square foot Medical Office Building.  This is Phase 1 of a 
multi-phase project with multiple out lot building planned for the future.  The plan review is based 
on the requirements of the International Fire Code (IFC) 2012 edition. Previous comments appear 
to be addressed by the applicant in the revised submittal.   
 
The applicant’s revised plans and rebuttal letter have addressed the majority of the fire code 
issues and the submittal is now in general conformity with the adopted fire prevention code with 
the following items to be verified. 
 
1. CORRECTED: The access roads to the buildings shall be a minimum of 26’ wide. This should 

include the access drive on the north side, south side, and the two primary north/south drives 
through the parking lots to the building. The proposed location of the Mobile Imaging Trailer 
will impede the traffic flow on the north side of the building.  The applicant needs to re-
dimension the north access drive to show that it is 26’ wide. 

IFC D105.1 
 

2. TO BE VERFIED: Access roads shall be constructed to be capable of supporting the imposed 
load of fire apparatus weighing at least 75,000 pounds and shall be designed to 
accommodate a 50’ outside turning radius.  The applicant needs to add a note to the 
paving notes that reflects this design standard. 

         IFC 503.2 
 

3. TO BE VERFIED: The access roads to the building shall posted as “No Parking – Fire Lane”.  
Additional signage is need on the north access drive. 

IFC D103.6 
 

4. CORRECTED: The drive under the canopy at the building main entrance shall be confirmed 
to have a minimum clearance of 13’ 6” above the finish grade. 

IFC 503.2.1 
 

5. CORRECTED: The following modifications shall be made to the proposed hydrant locations: 
 
A. The hydrant at the northeast corner of the property should be relocated to the end of 

the cul-de-sac turnaround or to future parking island approximately 60’ to the south of its 
current location.  The current location would be blocked future parked cars. 
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                                                                                                              1201 S. Latson   

Revised Site Plan Review 

B. The hydrant proposed near the dumpster enclosure can be eliminated.  The hydrant 
spacing is adequate without this hydrant. 

IFC C105 
 
6. CORRECTED: The building will be provided with an automatic sprinkler system in accordance 

with NFPA 13, Standard for the Installation of Automatic Sprinkler Systems.  The following 
revisions shall be made regarding this proposed system. 

 
A. The Fire Department Connection shall be relocated to the front/address side of the 

building (S. Latson Rd).  Suggested to remain in the area of the northwest corner of the 
building in an accessible location within 100’ of the hydrant. 

 
B. The size and a controlling gate valve for the fire protection lead shall be indicated on the 

utility site plan.  The size of the FP main is shown as 4”.  The applicant will verify with their 
FP designer that this is adequate. 

 IFC 903 
 
7. CORRECTED: During the construction process the building will be evaluated for approved 

emergency responder radio coverage.  If coverage is found to be inadequate, the 
contractor, building owner will need to provide an approved system in the building.  This is to 
ensure that public safety agencies have adequate radio coverage while operating inside 
the building.  Applicant has acknowledged the need to evaluate the radio coverage. 

   IFC 510 
 

8. CORRECTED: A KNOX rapid access box shall be located shall be located adjacent to the 
front door of the structure.  The location of a key box (Knox Box) should be indicated on 
future submittals. 

          IFC 506.1 
 

 
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 
 
 
 
 
 
 
 
 
 
 

 
www.brightonareafire.com 



IMPACT ASSESSMENT 
“LIVINGSTON AMBULATORY FACILITY”

GENOA TOWNSHIP
LIVINGSTON COUNTY, MI

03.23.15
Rev. 05.04.15

The following assessment follows the requirements of Section 18.07 “Written Impact Assessment 
Requirements” of The Genoa Township Zoning Ordinance

A. Prepared for:
     FRAUENSHUH HEALTHCARE REAL ESTATE SOLUTIONS
     c/o Mr. Chris Lambrecht
     3601 Minnesota Drive, Suite 800
     Minneapolis, MN 55435

      Prepared by:
      VIRIDIS Design Group
      313 North Burdick St. 
      Kalamazoo, MI 49007
      269.978.5143

B. Description of the site including improvements, natural feature, and location.
The 14.57 acre former Latson Elementary School site (1201 S. Latson Road) is located northeast of 
the new I-96 interchange at Latson Road. The previous buildings have been removed from the 
site with the exception of minor sanitary structure and related pipe which will be removed as 
part of the development of the first phase of the site. There are two (2) existing commercial 
drives located on the west side of the site at the Grand Oaks intersection and at the northwest 
corner of the site. The concrete drives have been constructed for three lanes each.

The site is relatively flat and gently slopes from the Northwest to the Southeast eventually surface 
draining into the MDOT R.O.W. for I-69 and the west bound Latson Road off ramp. The 
elevations range from 1017 at the Grand Oaks drive entry to 994 at the southeast corner of the 
parcel

Existing on-site utilities include an 8” sanitary sewer along Latson Road. An 8” public water main 
is located approximately 15 feet south of the north property line. And there are existing 
stormwater catch basins that previously conveyed runoff to the southern portion of the property.

Adjacent properties include:
North – Genoa Place Apartments –  Zoned - HDR
East – Genoa Place Apartments – Zoned - HDR
South – MDOT – I-96 
West – Lowes Home Centers – Zoned – NRPUD



C. Impact on Natural Features:
The site is relatively flat gently sloping from the NW to the SE. USDA Soil conservation Service 
“Soil Survey of Livingston county, Michigan”, indicates native soils consist of:
1. MoB – Miami loam, 2-6 percent slopes. Surface runoff is slow, permeability is moderate and 
erosion hazard is slight. 

Vegetative cover for the includes low grasses and beginning succession growth. There are no 
canopy trees present on the parcel.

The national wetland inventory indicates no regulated wetland areas exist on the site.

D. Impact on stormwater management and description of soil erosion control measures 
during construction.

Surface runoff during construction will utilize BMPs and methods set forth by The Livingston 
County Drain Commissioner. These methods will include phased development, temporary and 
permanent seeding, mulching/blanketing, silt fence, silt sacks.

Construction may include periods of dust, vibration noise and smoke but will be controlled to 
the extent possible. Dust will be controlled using appropriate dust suppression measures.

The proposed development will include the construction of a site-wide stormwater detention 
basin in the southeast quadrant of the site. This basin has been sized for the entire build out and 
will include a slow release into the MDOT R.O.W. This has been design to current stormwater 
management requirements (100 year event). Runoff will be collected in a site-wide piped system 
and delivered to the basin where the first flush will be treated in a forebay before entering the 
storage facility.

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

This parcel is identified as Regional Commercial in Master Plan and will be developed as a Non-
Residential Planned Unit Development. The first phase is planned as a 3 story, 60,000 SF 
medical office building located on the northern portion of the site. This building will house 
physician offices and medical support services related to medical practice. The offices are 
compatible with normal business hours associated with retail or other allowable uses within the 
NRPUS classification. The north side of the first phase building will include a recessed dock for a 
mobile MRI trailer unit which will be periodically stationed at the site for scheduled patient 
services. The second (approximately - 10,000 SF) and third phases (approximately - 40,000 SF) 
are planned to be medical related facilities and may include additional medical office floor space 
as well as an outpatient surgical center. All of these services are consistent with similar and 
allowable uses within the NRPUD designation. The configuration of the medical portion of the 
development shields the main parking area from the adjacent residential uses. The site plan 
includes generous buffers between the adjacent uses to provide adequate separation from 



adjoining properties.

The south portion of the site will be developed to include allowable uses such as retail, 
restaurants or financial services. These uses generally operate within normal business hours 
between 8 AM and 10 PM. The locations of these facilities places later hour businesses further 
from the adjacent residential development. In addition the location of these services is well 
suited to the I-96 access thus reducing additional traffic impacts further north on Latson Road.

Site lighting has been designed to meet current Township standards and minimize impacts on 
adjacent properties by utilizing cut-off fixtures.

F. Impact on public facilities and services.
This development will support its share of the service costs through appropriate taxing methods. 

G. Impact on public utilities.
The development will be served by public water and sewer systems currently located on the site. 
Per the South Latson Utility Study Prepared by Tetra Tech, the existing systems have sufficient 
capacity to serve the anticipated development (See attached email from MHOG). The site plan 
includes a future looped water service main and a individual lift stations to serve the southern 
development pads. The medical related buildings will be served by gravity sanitary sewer.

H. Storage or handling of hazardous materials.
All hazardous wastes related to medical services will comply with current health requirements 
and include required emergency planning procedures and protocols. No other hazardous waste 
related uses are planned for the site. .

I. Traffic Impact Study.
Please see attached traffic impact study.

J. Historical and Cultural Resources.
There are no historical or culturally significant features related to this site.

K. Mobile Imaging Unit.
The mobile imaging unit is scheduled to be on site 2 days per week. The unit would arrive on site 
sometime during the night and would operate between 8 AM and 6 PM during those days. The 
tractor does not run during operations and the power is supplied from the building. There is a 
slight chirping sound associated with the imaging unit that may be heard from up to 150” away. 
The unit is recessed and there is a berm to the north of the dock which creates a 4' earth wall 
which should help to deflect/absorb a majority of the sound.



REU = 218 Gallons per Day
REU Cost = $5000/unit (Water)
REU Cost = $5500/unit (Sewer)

Current Property Add. Twsp. Allowance Total REUs Available at No Cost

Current Property San REUs: 22 5
Current Property Wtr REUs: 20 5

Proposed Frauenshuh Medical Office Bldg. (1201 N. Latson Road ‐ Howell, MI)

Comparative Analysis

Facility 1: Alexander Bldg. Facility 2:  Bellevue Bldg. Facility 3:  Boardman Bldg.
Castle Rock, CO Omaha, NE Boardman, OH
Size:  57,550 SF Size:  58,169 SF Size:  57,508 SF
Usage Data Usage Data Usage Data

Q1: 111,000 Gallons Q1: 109,208 Gallons Q1: 49,200 Gallons
Q2:  92,000 Gallons Q2:  118,932 Gallons Q2:  65,900 Gallons
Q3:  105,000 Gallons Q3:  92,004 Gallons Q3:  63,200 Gallons
Q4:  125,000 Gallons Q4:  95,744 Gallons Q4:  68,300 Gallons
Days:  90/Quarter Days:  90/Quarter Days:  90/Quarter

Daily Usage (gal) Daily Usage (gal) Daily Usage (gal)
1389 1321 759 Avg. Daily Usage (gallons)

Bldg. Usage (REUs) Bldg. Usage (REUs) Bldg. Usage (REUs)

(Daily Usage/ 218 GPD) (Daily Usage/ 218 GPD) (Daily Usage/ 218 GPD)
6.37 6.06 3.48 Avg. Daily Usage (REUs)

Bldg. REUs/Bldg SF/1,000 Bldg. REUs/Bldg SF/1,000 Bldg. REUs/Bldg SF/1,000
0.11 0.10 0.06 Daily REUs/1000 SF

Recommended Factor 0.09 Avg. Daily REUs/1000 Sf

Proposed Latson Road Facility:    61,116 SF

REU Assessment:    5.61

    (0.09 REU/1000 SF X 60000 SF)     

Available Water REUs w/ Parcel:    25

Available Sanitary REUs w/ Parcel:    27

Net Available REUs After Phase 1 MOB (Water):    19.39

Net Available REUs After Phase 1 MOB (Sanitary):    21.39

Future MOB:    10,700 SF

Estimated REU Assessment:   1.00 *Based on Comp. REU Value Calc. Above

Future Sugery Center:    22,400 SF

Estimated REU Assessment:   7.56

     (Use 5 doctors/4000 SF)

Future Bank w/ Drive‐thru:    3600 SF

Estimated REU Assessment:   1.00

Future Restaurant (Fast Food) w/ Drive‐thru:    3600 SF

Estimated REU Assessment:   7.5 * Equiv. User Table ‐ 7.5 REU/premise

Future Restaurant (w/ Liquor License):    6700 SF

Estimated REU Assessment:   26.8 * Equiv. User Table ‐ 4.0 REU/1000 SF

Future Restaurant (w/ Liquor License):    7200 SF

Estimated REU Assessment:   28.8 * Equiv. User Table ‐ 4.0 REU/1000 SF

Net Available REUs After Future Development (Water):    ‐53.27

Net Available REUs After Future Development (Sanitary):    ‐51.27

Estimated REU Cost (Water):    $266,357.08

Estimated REU Cost (Sanitary):    $281,992.79

Total Estimated Future REU Cost:    $548,349.87

*No Comparable Facility in Twsp. Table so use Urgent 

Care/Medical Clinics (0.27 REU/Doctor)

* Equiv. User Table ‐ 0.12 REU/employee but total not 

less than 1.0

25

Water Usage Calculation Worksheet ‐ Genoa Twsp ‐ 1201 N. Latson Road

Similar Facilities

Average of 0.11, 0.10, 0.06

Future Site Development

27
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February 27, 2015 
 
 
 
Chris Lambrecht 
Vice President Construction and Development 
Frauenshuh Healthcare Real Estate Solutions 
3601 Minnesota Drive, Suite 800 
Minneapolis, MN 55435 
  
Regarding: Revised Traffic Impact Study for Providence Medical Building, Genoa Township, Michigan  
 

Mr. Lambrecht, 

The services of RS Engineering, LLC (RSE) were retained by Frauenshuh Healthcare Real Estate 
Solutions to provide a traffic impact study (TIS) for the proposed Providence Medical Building 
development in Genoa Township, Michigan.  The objective of this study was to determine the impact of 
the trips generated by the proposed site development on the existing and proposed adjacent roadways 
and intersections. A focus of this study was the operations of the North Site Driveway and the impact on 
the adjacent existing Prentis Apts. driveway to determine if they would operate safely, with adequate 
mobility, access and circulation. 

The final TIS dated February 3, 2015 was reviewed by both the Genoa Township (represented by their 
traffic consultant, Tetra Tech) and the Livingston County Road Commission (LCRC).  The comments 
provided by both organizations and the responses to those comments from RSE are provided herein.  In 
addition, these comments were also discussed verbally with both Tetra Tech and the LCRC to ensure all 
parties agreed upon these responses to the comments and the subsequent traffic impact study revisions. 

Genoa Township Review Comments (Tetra Tech) 

Comment #1: For the trip generation forecast, why were the medical office building sizes split out, but 
the restaurants were combined?  If the medical office sizes are combined to a single 120,000 sq. ft., the 
trip generation forecasts are the same (AM peak hour) or higher (Daily; PM peak hour). 

Response: The site plan shows the MOB in phases, it was assumed that each phase would generate 
trips as each building came on board. The restaurant land uses are currently undetermined.  A total sqft 
for the outlots was provided by the developer. Since restaurant trip generation use rates calculate trips 
they may be combined into a total amount, whereas equations are used to calculate the medical offices 
trip generation and need to be separate.  

 

Comment #2: The pass-by rate for the restaurant uses does not match the rate provided by ITE Trip 
Generation Handbook, 2nd Edition.  Additionally, the rate that is provided is only for the PM peak hour, 
yet the “assumed” rate was applied to Daily, AM and PM peak forecasts.  Similarly, a generic rate was 
applied to the Daily, AM and PM peak hours for the background developments, even though some have 
separate rates for the AM and PM peak hours.  Finally, some pass-by rates were applied to uses that 
don’t have published rates in the ITE Trip Generation Handbook, 2nd Edition. 

Response: The PM pass-by rates have a range between 23-63%, with an average of 43%.   It is expected 
that the majority of people that would access the proposed restaurants would be site generated, however 
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some of the traffic may be pass-by on their way home from work and stop at the restaurant.  For this site 
location it was determined that a pass-by rate of 43% is too high, and a conservative number of 25% was 
applied to the PM peak hour trips only.  The use of pass-by trips during the AM and reference to daily 
pass-by calculations will be removed from the revised analysis and table. 

 

Comment #3: The internal capture reductions seemed a bit high, considering there are only two different 
land uses on the site, the great difference in sizes of those uses, and the relatively low rates provided by 
the ITE Trip Generation Handbook, 2nd Edition.  Additionally, no rates are provided by the AM peak hour 
(although reductions were applied), there appeared to be internal capture between the medical office 
buildings (which I do not agree with), and internal capture rates were applied to the background 
developments, which I don’t believe are on the same, interconnected site. 

Response: The internal trip capture was between the medical office and the restaurants.  The internal 
trip capture will be removed from this site to provide a conservative analysis.  

 

Comment #4: I don’t agree with the same trip distributions being applied during both the AM and PM 
peak hours.  There are likely different patterns during these times. 

Response: The site distribution show is a regional distribution.  Additional trip generation exhibits will be 
created to clarify the site traffic distribution. 

 

Comment #5: The LOS analysis sheets in the back of the report were not 2010 HCM Signalized reports; 
rather the default reports provided by Synchro.  However, results likely would not be significantly different. 

Response: The signalized intersections timing plans provided by LCRC and MDOT do not conform to 
HCM standard phasing; including the yellow time, red time and phases.  Therefore, to evaluate the 
operations with the phasing provided, the Synchro methodology was used at the signalized intersections.  

 

Comment #6: Overall intersection operational results were not provided for signalized intersections, nor 
were overall approach results.  It would have been nice to have these documented in the tables in the 
report. 

Response: The overall intersection LOS and Approach LOS will be added to the tables. 

 

LCRC Comments (responses per conversation with Mike Goryl on 02/24/15) 

Comment #1:Table 1 shows very few trips in the a.m. peak for the  restaurants. Restaurants open for 
breakfast would generate about 227 trips in the a.m. versus the 29 shown. Not sure why such a low rate 
was shown, unless I am missing some info on the future use that would exclude them being open for 
breakfast. 

Response: It will be assumed for analysis purposes the proposed restaurants will not be open during 
the AM peak period and therefore no trips will be generated.  If at a later date the proposed restaurants 
are open for breakfast, the township may request the restaurants to be further evaluated. 
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915 Centennial Way, Suite 380  Lansing, MI 48917  Ph: 517.908.0877  Fax: 517.908.0879  www.rs-eng.com 

Comment #2: It seems like the volumes on Exhibit 5 are high. I agree with growing the existing Latson 
volumes per page 9, but it appears that the Table 3 volumes were also grown to get the numbers on 
Exhibit 5. Need more info on how these numbers were obtained. Also would be nice to have a distribution 
exhibit for Table 3. 

Response: Additional exhibits will be provided to show the trips generated for the adjacent land uses. 

 

Comment #3: Don’t agree with the premise on Exhibit 6 that 60 percent of the trips from the north will 
use the south drive and only 10 percent will use the north drive. The signal at the south drive should 
create adequate gaps for left turns at the north driveway. I believe that most of the medical office trips 
will enter at the north drive (unless of course there are restrictions to do so) and most of the restaurant 
trips will enter at the south drive. Likewise, there should be plenty of gaps for most of the medical office 
right-turn exiting trips to do so at the north driveway. 

Response: Per conversation with Mike Goryl, the revised distribution for the north driveway will include 
70% MOB trips enter/exiting from the north at this driveway and 30% enter/exiting from Grand Oaks. 

 

Comment #4: The entering and exiting volumes on Exhibit 7 don’t match the totals shown in Table 2. 
The a.m. trips shown on Exhibit 7 are very close to the total new trips shown in Table 2, but the p.m. trips 
are much closer to the unadjusted p.m. trips shown in Table 2. 

Response: The exhibit will be reviewed to ensure the volumes are correct. 

 

The traffic study was revised to incorporate the recommendations and revisions outlined the comments 
and provided during the conversations.  The revised traffic study is attached for your use. 

If you have any questions, comments or need anything additional, please do not hesitate to contact me. 

 
Regards, 
RS Engineering, LLC 
 
 
 
 
Julie Kroll, PE, PTOE     
Traffic Engineer, Project Manager 
 
 
 
JMK/jmk 
 
Attachments 
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NEW MEDICAL OFFICE BUILDING - NON-RESIDENTIAL PUD:

LEGAL DESCRIPTION
PART OF THE NORTHWEST 1/4 OF SECTION 9, TOWN 2 NORTH, 
RANGE 5 EAST, GENOA TOWNSHIP, LIVINGSTON COUNTY, 
MICHIGAN, MORE PARTICULARLY DESCRIBED AS FOLLOWS:  
COMMENCING AT THE NORTHWEST CORNER OF SECTION 9; 
THENCE ALONG THE NORTH LINE OF SECTION 8, T2N-R5E, 
GENOA TOWNSHIP, LIVINGSTON COUNTY, MICHIGAN, S 
87°15'42" W, 3.27 FEET; THENCE ALONG THE PROPOSED LATSON 
ROAD CONSTRUCTION CENTERLINE, THE FOLLOWING THREE 
(3) COURSES; 1) SOUTHERLY ALONG AN ARC RIGHT, HAVING A 
LENGTH OF 159.72 FEET, A RADIUS OF 10000.00 FEET, A CENTRAL 
ANGLE OF 00°54'55", AND A LONG CHORD WHICH BEARS S 
00°40'20" W, 159.72 FEET; 2) S 01°07'48" W, 913.15 FEET; 3) 
SOUTHERLY ALONG AN ARC LEFT, HAVING A NLEGHT OF 
273.34 FEET, A RADIUS OF 10000.00 FEET, A CENTRAL ANGLE OF 
01°33'58", AND A LONG CHORD WHICH BEARS S 00°20'49" W, 
273.33 FEE; THENCE N 89°34'04" E, 66.39 FEET, TO THE POINT OF 
BEGINNING TO THE PARCEL TO BE DESCRIBED; THENCE 
ALONG THE EXISTING CENTERLINE OF LATSON ROAD & THE 
WEST LINE OF SECTION 9, N 01°46'12" W (RECORDED AS N 
02°33'37" W), 627.95 FEET, SAID POINT BEING THE FOLLOWING 
COURSE FROM THE NORTHWEST CORNER OF SECTION 9; 
ALONG THE EXISTING CENTERLINE OF LATSON ROAD AND 
WEST LINE OF SECTION 9, S 01°46'12" E (RECORDED AS S 
02°33'37" E), 718.36 FEET, THENCE N 88°08'18" E (RECORDED AS 
87°20'53" E), 700.00 FEET; THENCE S 01°46'12" E (RECORDED AS S 
02°33'37" E), 995.34 FEET;  THENCE ALONG THE PROPOSED 
LIMITED ACCESS RIGHT OF WAY LINE, THE FOLLOWING FIVE (5) 
COURSES; 1) N 74°17'55" W, 134.50 FEET (RECORDED AS 134.45 
FEET) 2) N 0°34'02" W, 243.16 FEET; 3) N 88°29'51" W, 222.00 FEET; 
4) N 45°07'09" W, 114.42 FEET; 5) N 01°46'12" W, 182.00 FEET; 
THENCE S 89°34'04" W, 33.00 FEET, TO THE POINT OF 
BEGINNING, CONTINAING 14.57 ACRES, MORE OR LESS, AND 
INCLUDING THE USE OF LATSON ROAD.  ALSO SUBJECT TO 
ANY OTHER EASEMENTS OR RESTRICTIONS OF RECORD.

SOILS INFORMATION
ACCORDING TO USDA SOIL SURVEY, ENTIRE SITE IS 
COMPOSED OF MIAMI LOAM, 2 TO 6 PERCENT SLOPES.

REV. APRIL 23, 2015
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BUILT-IN WOOD
BENCH

FIRE DEPARTMENT
CONNECTION - SEE
MECH. DWG'S

W11

W3A

NOTE:
SEE GENERAL NOTES FOR
ADDITIONAL ELEV.
HOISTWAY SIZE INFO.
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7

1003B
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FUTURE TENANT
SPACE

1013

FUTURE TENANT
SPACE

10
8'

 -
 0

"

202' - 8"

NOTE:
NO GYP. BRD. ON FUTURE
TENANT SIDE OF NON RATED
INTERIOR AND EXTERIOR
WALLS. RATED WALLS TO
HAVE GYP. BRD. TAPED AND
MUDDED. UNLESS NOTED
OTHERWISE ON PLANS

NOTE:
NO GYP. BRD. ON FUTURE
TENANT SIDE OF NON RATED
INTERIOR AND EXTERIOR
WALLS. RATED WALLS TO
HAVE GYP. BRD. TAPED AND
MUDDED. UNLESS NOTED
OTHERWISE ON PLANS

NOTE:
NO GYP. BRD. ON FUTURE
TENANT SIDE OF NON RATED
INTERIOR AND EXTERIOR
WALLS. RATED WALLS TO
HAVE GYP. BRD. TAPED AND
MUDDED. UNLESS NOTED
OTHERWISE ON PLANS

3
A5.2

KNOX BOX -
COORD. FINAL
LOCATION AND
REQUIREMENTS WITH
LOCAL FIRE
DEPARTMENT

GENERAL NOTES
1. ALL WALL TYPES ARE (W1) UNLESS NOTED OTHERWISE.

2. ALL WALL TYPES ARE (W2) AT ALL NON-RATED TOILET/ PLUMBING
CHASES, UNLESS NOTED OTHERWISE.

3. ALL WALLS SCHEDULED TO RECEIVE EPOXY PAINT SHALL BE 5/8"
MOISTURE RESISTANT FIRECORE GYP BOARD UNLESS OTHERWISE
NOTED - REFER TO FINISH SCHEDULE

4. ALL WALLS CARRYING PLUMBING FIXTURES SHALL BE 5/8" MOISTURE
RESISTANT FIRECORE GYP BOARD UNLESS OTHERWISE NOTED -
REFER TO FINISH SCHEDULE.

5. PROVIDE BLOCKING IN WALLS FOR OWNER PROVIDED EQUIPMENT AS
SHOWN IN INTERIOR ELEVATIONS AND ENLARGED FLOOR PLANS.

6. ELEVATOR HOISTWAY CONTRACTOR TO VERIFY HOIST-WAY
DIMENSIONS OF ELEVATOR MANUFACTURER SELECTED PRIOR TO
CONSTRUCTION OF HOIST-WAY WALLS AND FOUNDATION

7. SEE PLANS FOR RATED WALL REQUIREMENTS

WALL TYPES
TYP. WALL:

FIN. RM. SIDE
- 5/8" GYP. BRD.
- 3-5/8" METAL STUDS AT 16" O.C. W/ACOUSTICAL BATT INSULATION
- 5/8" GYP. BRD.
FIN. RM. SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO DECK ABOVE. PROVIDE
RATED WALL ASSEMBLY WHERE SHOWN ON PLANS.

W1

W2

W3

W4

PLUMBING / FURRING WALL:

FIN. ROOM SIDE
- 5/8" GYP. BRD.
- 3-5/8" METAL STUDS AT 16" O.C. W/ACOUSTICAL BATT INSULATION
SHAFT / BACK SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO DECK ABOVE. MOISTURE
RESISTANT FIRECORE GYP. BRD. IN WET LOCATIONS UNLESS
OTHERWISE NOTED. SEE FINISH SCHEDULE.

TENANT SEPARATION WALL (RATED):

PUBLIC SIDE
- 5/8" GYP. BRD.
- 3-5/8" METAL STUDS AT 16" O.C. W/ACOUSTICAL BATT INSULATION
- 5/8" GYP. BRD. FIRE TAPED (AT RATED WALLS ONLY)
TENANT SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO DECK ABOVE. PROVIDE
RATED WALL ASSEMBLY WHERE SHOWN ON PLANS.

FURRED OUT ELEVATOR SHAFT WALL:

PUBLIC SIDE
- 5/8" GYP. BRD.
- 3-5/8" METAL STUDS AT 16" O.C. W/ACOUSTICAL BATT INSULATION
- 8" CMU WALL
SHAFT SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO ROOF DECK. PROVIDE
RATED WALL ASSEMBLY WHERE SHOWN ON PLANS.

W6 ELEVATOR SHAFT WALL:

ELEVATOR SIDE
- 8" CMU WALL
ELEVATOR SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO ROOF DECK. PROVIDE
RATED WALLS WHERE SHOWN ON PLANS.

W7 STAIR SHAFT WALL:

PUBLIC SIDE
- 5/8" GYP. BRD.
- 3 5/8" METAL STUD WALL WITH STUDS AT 16" O.C. WITH ACOUSTICAL
BATT INSUL.
- 8" CMU
- 3 5/8" METAL STUD WALL WITH STUDS AT 16" O.C. WITH ACOUSTICAL
BATT INSUL.
- 5/8" GYB. BRD.
STAIR SHAFT

WALL ASSEMBLY TO BE FULL HEIGHT TO ROOF DECK. PROVIDE
RATED WALL ASSEMBLY WHERE SHOWN ON PLANS.

W8 STAIR SHAFT WALL:

TENANT SIDE
- 3 5/8" METAL STUD WALL WITH STUDS AT 16" O.C. WITH ACOUSTICAL
BATT INSUL.
- 8" CMU
- 3 5/8" METAL STUD WALL WITH STUDS AT 16" O.C. WITH ACOUSTICAL
BATT INSUL.
- 5/8" GYB. BRD.
STAIR SHAFT

WALL ASSEMBLY TO BE FULL HEIGHT TO ROOF DECK. PROVIDE
RATED WALL ASSEMBLY WHERE SHOWN ON PLANS.

W9 NOT USED

W10 NOT USED

W5 NOT USED

W11 FURRING WALL AT SPANDREL LOCATIONS:

- 3 5/8" METAL STUDS AT 16" O.C. W/ FOIL FACED BATT INSULATION

TYP. AT ALL FUTURE TENANT BUILT OUT SPANDREL LOCATIONS,
SETUP AND PREP FOR FUTURE GYP. BRD. FIN.

W3A TENANT SEPARATION WALL (NOT RATED):

PUBLIC SIDE
- 5/8" GYP. BRD.
- 3-5/8" METAL STUDS AT 16" O.C. W/ACOUSTICAL BATT INSULATION
TENANT SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO DECK ABOVE.

W2A FURRING WALL (TENANT FINISH):

FIN. ROOM SIDE
- 3-5/8" METAL STUDS AT 16" O.C. W/ACOUSTICAL BATT INSULATION
SHAFT / BACK SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO DECK ABOVE.

FLOOR PLAN LEGEND

NEW NON-FIRE RATED WALL

NEW DOOR

1-HOUR FIRE RATED SEPARATION

2-HOUR FIRE RATED SEPARATION

1-HOUR SMOKE BARRIER - NFPA 101 - 8.3
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NOTE:
SEE GENERAL NOTES
FOR ADDITIONAL ELEV.
HOISTWAY SIZE INFO.

1
A7.1

SIM.

GENERAL NOTES
1. ALL WALL TYPES ARE (W1) UNLESS NOTED OTHERWISE.

2. ALL WALL TYPES ARE (W2) AT ALL NON-RATED TOILET/ PLUMBING
CHASES, UNLESS NOTED OTHERWISE.

3. ALL WALLS SCHEDULED TO RECEIVE EPOXY PAINT SHALL BE 5/8"
MOISTURE RESISTANT FIRECORE GYP BOARD UNLESS OTHERWISE
NOTED - REFER TO FINISH SCHEDULE

4. ALL WALLS CARRYING PLUMBING FIXTURES SHALL BE 5/8" MOISTURE
RESISTANT FIRECORE GYP BOARD UNLESS OTHERWISE NOTED -
REFER TO FINISH SCHEDULE.

5. PROVIDE BLOCKING IN WALLS FOR OWNER PROVIDED EQUIPMENT
AS SHOWN IN INTERIOR ELEVATIONS AND ENLARGED FLOOR PLANS.

6. ELEVATOR HOISTWAY CONTRACTOR TO VERIFY HOIST-WAY
DIMENSIONS OF ELEVATOR MANUFACTURER SELECTED PRIOR TO
CONSTRUCTION OF HOIST-WAY WALLS AND FOUNDATION

7. SEE PLANS FOR RATED WALL REQUIREMENTS

WALL TYPES
TYP. WALL:

FIN. RM. SIDE
- 5/8" GYP. BRD.
- 3-5/8" METAL STUDS AT 16" O.C. W/ACOUSTICAL BATT INSULATION
- 5/8" GYP. BRD.
FIN. RM. SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO DECK ABOVE. PROVIDE
RATED WALL ASSEMBLY WHERE SHOWN ON PLANS.

W1

W2

W3

W4

PLUMBING / FURRING WALL:

FIN. ROOM SIDE
- 5/8" GYP. BRD.
- 3-5/8" METAL STUDS AT 16" O.C. W/ACOUSTICAL BATT INSULATION
SHAFT / BACK SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO DECK ABOVE. MOISTURE
RESISTANT FIRECORE GYP. BRD. IN WET LOCATIONS UNLESS
OTHERWISE NOTED. SEE FINISH SCHEDULE.

TENANT SEPARATION WALL (RATED):

PUBLIC SIDE
- 5/8" GYP. BRD.
- 3-5/8" METAL STUDS AT 16" O.C. W/ACOUSTICAL BATT INSULATION
- 5/8" GYP. BRD. FIRE TAPED (AT RATED WALLS ONLY)
TENANT SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO DECK ABOVE. PROVIDE
RATED WALL ASSEMBLY WHERE SHOWN ON PLANS.

FURRED OUT ELEVATOR SHAFT WALL:

PUBLIC SIDE
- 5/8" GYP. BRD.
- 3-5/8" METAL STUDS AT 16" O.C. W/ACOUSTICAL BATT INSULATION
- 8" CMU WALL
SHAFT SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO ROOF DECK. PROVIDE
RATED WALL ASSEMBLY WHERE SHOWN ON PLANS.

W6 ELEVATOR SHAFT WALL:

ELEVATOR SIDE
- 8" CMU WALL
ELEVATOR SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO ROOF DECK. PROVIDE
RATED WALLS WHERE SHOWN ON PLANS.

W7 STAIR SHAFT WALL:

PUBLIC SIDE
- 5/8" GYP. BRD.
- 3 5/8" METAL STUD WALL WITH STUDS AT 16" O.C.
- 8" CMU
- 3 5/8" METAL STUD WALL WITH STUDS AT 16" O.C.
- 5/8" GYB. BRD.
STAIR SHAFT

WALL ASSEMBLY TO BE FULL HEIGHT TO ROOF DECK. PROVIDE
RATED WALL ASSEMBLY WHERE SHOWN ON PLANS.

W8 STAIR SHAFT WALL:

TENANT SIDE
- 5/8" GYP. BRD. TAPE AND MUD (NO SANDING OR FINISHING)
- 3 5/8" METAL STUD WALL WITH STUDS AT 16" O.C.
- 8" CMU
- 3 5/8" METAL STUD WALL WITH STUDS AT 16" O.C.
- 5/8" GYB. BRD.
STAIR SHAFT

WALL ASSEMBLY TO BE FULL HEIGHT TO ROOF DECK. PROVIDE
RATED WALL ASSEMBLY WHERE SHOWN ON PLANS.

W9 SHAFT WALL:

TENANT SIDE
- 5/8" GYP. BRD. TAPE AND MUD (NO SANDING OR FINISHING)
- 4" C-H METAL STUDS AT 16" O.C. WITH 1" GYP. LINER PANEL.
SHAFT SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO ROOF DECK. PROVIDE
RATED WALL ASSEMBLY WHERE SHOWN ON PLANS.

W10 SHAFT WALL:

PUBLIC SIDE
- 5/8" GYP. BRD.
- 4" C-H METAL STUDS AT 16" O.C. WITH 1" GYP. LINER PANEL.
SHAFT SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO ROOF DECK. PROVIDE
RATED WALL ASSEMBLY WHERE SHOWN ON PLANS.

W5 FURRED OUT ELEVATOR SHAFT WALL:

TENANT SIDE
- 5/8" GYP. BRD. TAPE AND MUD (NO SANDING OR FINISHING)
- 3-5/8" METAL STUDS AT 16" O.C. W/ACOUSTICAL BATT INSULATION
- 8" CMU WALL
SHAFT SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO ROOF DECK. PROVIDE
RATED WALL ASSEMBLY WHERE SHOWN ON PLANS.

W11 SHAFT WALL:

- 3 5/8" METAL STUDS AT 16" O.C. W/ ACOUSTICAL BATT INSULATION

TYP. AT ALL FUTURE TENANT BUILT OUT SPANDREL LOCATIONS,
SETUP AND PREP FOR FUTURE GYP. BRD. FIN.

W3A TENANT SEPARATION WALL (NOT RATED):

PUBLIC SIDE
- 5/8" GYP. BRD.
- 3-5/8" METAL STUDS AT 16" O.C. W/ACOUSTICAL BATT INSULATION
TENANT SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO DECK ABOVE.

W2A FURRING WALL (TENANT FINISH):

FIN. ROOM SIDE
- 3-5/8" METAL STUDS AT 16" O.C. W/ACOUSTICAL BATT INSULATION
SHAFT / BACK SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO DECK ABOVE.

FLOOR PLAN LEGEND

NEW NON-FIRE RATED WALL

NEW DOOR

1-HOUR FIRE RATED SEPARATION

2-HOUR FIRE RATED SEPARATION

1-HOUR SMOKE BARRIER - NFPA 101 - 8.3
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NOTE:
SEE GENERAL NOTES
FOR ADDITIONAL ELEV.
HOISTWAY SIZE INFO.

1
A7.1 SIM.

CAST STONE
CAP BELOW CAST STONE

CAP BELOW

SHIPS LADDER TO
ROOF ACCESS ABOVE

1' 
- 

6"

GENERAL NOTES
1. ALL WALL TYPES ARE (W1) UNLESS NOTED OTHERWISE.

2. ALL WALL TYPES ARE (W2) AT ALL NON-RATED TOILET/ PLUMBING
CHASES, UNLESS NOTED OTHERWISE.

3. ALL WALLS SCHEDULED TO RECEIVE EPOXY PAINT SHALL BE 5/8"
MOISTURE RESISTANT FIRECORE GYP BOARD UNLESS OTHERWISE
NOTED - REFER TO FINISH SCHEDULE

4. ALL WALLS CARRYING PLUMBING FIXTURES SHALL BE 5/8" MOISTURE
RESISTANT FIRECORE GYP BOARD UNLESS OTHERWISE NOTED -
REFER TO FINISH SCHEDULE.

5. PROVIDE BLOCKING IN WALLS FOR OWNER PROVIDED EQUIPMENT
AS SHOWN IN INTERIOR ELEVATIONS AND ENLARGED FLOOR PLANS.

6. ELEVATOR HOISTWAY CONTRACTOR TO VERIFY HOIST-WAY
DIMENSIONS OF ELEVATOR MANUFACTURER SELECTED PRIOR TO
CONSTRUCTION OF HOIST-WAY WALLS AND FOUNDATION

7. SEE PLANS FOR RATED WALL REQUIREMENTS

4 5

C

D

E
A4.1

D
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37
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 0
"

37' - 0"

2' - 6" 32' - 0" 2' - 6"

3'
 -

 0
"

32
' -

 0
"

2'
 -

 0
"

4.2 4.8

NOTE:
SEE WALL SECTIONS
FOR WALL TYPES

EXPOSED STEEL STRUCTURE -
SEE STRUCTURAL DWG'S

WALL TYPES
TYP. WALL:

FIN. RM. SIDE
- 5/8" GYP. BRD.
- 3-5/8" METAL STUDS AT 16" O.C. W/ACOUSTICAL BATT INSULATION
- 5/8" GYP. BRD.
FIN. RM. SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO DECK ABOVE. PROVIDE
RATED WALL ASSEMBLY WHERE SHOWN ON PLANS.

W1

W2

W3

W4

PLUMBING / FURRING WALL:

FIN. ROOM SIDE
- 5/8" GYP. BRD.
- 3-5/8" METAL STUDS AT 16" O.C. W/ACOUSTICAL BATT INSULATION
SHAFT / BACK SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO DECK ABOVE. MOISTURE
RESISTANT FIRECORE GYP. BRD. IN WET LOCATIONS UNLESS
OTHERWISE NOTED. SEE FINISH SCHEDULE.

TENANT SEPARATION WALL (RATED):

PUBLIC SIDE
- 5/8" GYP. BRD.
- 3-5/8" METAL STUDS AT 16" O.C. W/ACOUSTICAL BATT INSULATION
- 5/8" GYP. BRD. FIRE TAPED (AT RATED WALLS ONLY)
TENANT SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO DECK ABOVE. PROVIDE
RATED WALL ASSEMBLY WHERE SHOWN ON PLANS.

FURRED OUT ELEVATOR SHAFT WALL:

PUBLIC SIDE
- 5/8" GYP. BRD.
- 3-5/8" METAL STUDS AT 16" O.C. W/ACOUSTICAL BATT INSULATION
- 8" CMU WALL
SHAFT SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO ROOF DECK. PROVIDE
RATED WALL ASSEMBLY WHERE SHOWN ON PLANS.

W6 ELEVATOR SHAFT WALL:

ELEVATOR SIDE
- 8" CMU WALL
ELEVATOR SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO ROOF DECK. PROVIDE
RATED WALLS WHERE SHOWN ON PLANS.

W7 STAIR SHAFT WALL:

PUBLIC SIDE
- 5/8" GYP. BRD.
- 3 5/8" METAL STUD WALL WITH STUDS AT 16" O.C.
- 8" CMU
- 3 5/8" METAL STUD WALL WITH STUDS AT 16" O.C.
- 5/8" GYB. BRD.
STAIR SHAFT

WALL ASSEMBLY TO BE FULL HEIGHT TO ROOF DECK. PROVIDE
RATED WALL ASSEMBLY WHERE SHOWN ON PLANS.

W8 STAIR SHAFT WALL:

TENANT SIDE
- 5/8" GYP. BRD. TAPE AND MUD (NO SANDING OR FINISHING)
- 3 5/8" METAL STUD WALL WITH STUDS AT 16" O.C.
- 8" CMU
- 3 5/8" METAL STUD WALL WITH STUDS AT 16" O.C.
- 5/8" GYB. BRD.
STAIR SHAFT

WALL ASSEMBLY TO BE FULL HEIGHT TO ROOF DECK. PROVIDE
RATED WALL ASSEMBLY WHERE SHOWN ON PLANS.

W9 SHAFT WALL:

TENANT SIDE
- 5/8" GYP. BRD. TAPE AND MUD (NO SANDING OR FINISHING)
- 4" C-H METAL STUDS AT 16" O.C. WITH 1" GYP. LINER PANEL.
SHAFT SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO ROOF DECK. PROVIDE
RATED WALL ASSEMBLY WHERE SHOWN ON PLANS.

W10 SHAFT WALL:

PUBLIC SIDE
- 5/8" GYP. BRD.
- 4" C-H METAL STUDS AT 16" O.C. WITH 1" GYP. LINER PANEL.
SHAFT SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO ROOF DECK. PROVIDE
RATED WALL ASSEMBLY WHERE SHOWN ON PLANS.

W5 FURRED OUT ELEVATOR SHAFT WALL:

TENANT SIDE
- 5/8" GYP. BRD. TAPE AND MUD (NO SANDING OR FINISHING)
- 3-5/8" METAL STUDS AT 16" O.C. W/ACOUSTICAL BATT INSULATION
- 8" CMU WALL
SHAFT SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO ROOF DECK. PROVIDE
RATED WALL ASSEMBLY WHERE SHOWN ON PLANS.

W11 SHAFT WALL:

- 3 5/8" METAL STUDS AT 16" O.C. W/ ACOUSTICAL BATT INSULATION

TYP. AT ALL FUTURE TENANT BUILT OUT SPANDREL LOCATIONS,
SETUP AND PREP FOR FUTURE GYP. BRD. FIN.

W3A TENANT SEPARATION WALL (NOT RATED):

PUBLIC SIDE
- 5/8" GYP. BRD.
- 3-5/8" METAL STUDS AT 16" O.C. W/ACOUSTICAL BATT INSULATION
TENANT SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO DECK ABOVE.

W2A FURRING WALL (TENANT FINISH):

FIN. ROOM SIDE
- 3-5/8" METAL STUDS AT 16" O.C. W/ACOUSTICAL BATT INSULATION
SHAFT / BACK SIDE

WALL ASSEMBLY TO BE FULL HEIGHT TO DECK ABOVE.

FLOOR PLAN LEGEND

NEW NON-FIRE RATED WALL

NEW DOOR

1-HOUR FIRE RATED SEPARATION

2-HOUR FIRE RATED SEPARATION

1-HOUR SMOKE BARRIER - NFPA 101 - 8.3
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THIRD FLOOR PLAN

A1.3

NORTH

SCALE:   1/8" = 1'-0"

THIRD FLOOR PLAN

NORTH

SCALE:   1/8" = 1'-0"

TOWER FLOOR PLAN
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SL
O

PE
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PE
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ROOFING MEMBRANE
OVER (2) LAYERS OF 2"
THICK RIGID BASE INSUL.
OVER SLOPED STRUCTURE

ALUM. COPING SYSTEM - TYP.

MECH. UNITS WITH
INTEGRAL SCREENS -
SEE MECH. PLANS

TAPERED INSUL.

SLOPESLOPE

SL
O

PE
SL

O
PE

PRE FIN. ALUM. DOWN SPOUT
DOWN TO ROOF BELOW (2) TYP.

ROOFING MEMBRANE
OVER (2) LAYERS OF 2"
THICK RIGID BASE INSUL.
OVER SLOPED STRUCTURE

C
A
NO

PY
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8'
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"

FACE OF EXTERIOR WALL
BELOW.

RUBBER WALKWAY
TRAFIC PADS
(36"x36")

30"x96" ROOF
HATCH

MECH. UNITS WITH INTEGRAL
SCREENS - SEE MECH.
PLANS
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STANDING SEAM METAL ROOF

ALUM. GUTTERS AND
DOWNSPOUTS

ALUM. GUTTERS AND
DOWNSPOUTS

8' - 0" 37' - 0" 8' - 0"

8'
 -

 0
"

37
' -
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TAPERED
INSULATION, TYP.

GALVANIZED,
PAINTED GUARD RAIL

SL
O

PE

SNOW AND ICE
GUARDS - TYP.

WALL BELOW - TYP.

MECH. UNITS WITH
INTEGRAL SCREENS -
SEE MECH. PLANS

FORM FLAT DRIP
EDGE OVERFLOW

4 5

C

D
A4.1

B
A4.1

4.2 4.8

B

4.74.3

B.2

RD FORM FLAT DRIP
EDGE OVERFLOW

ROOF PLAN LEGEND

ROOF DRAIN WITH OVERFLOW

EXISTING EXHAUST FAN (E.F.) OR RELIEF VENT (R.V.) IN ROOF AREA

INDICATES ROOF PITCH

TYPICAL ROOF IS (FULLY ADHERED OR MECHANICALLY FASTENED) SINGLE-PLY MEMBRANE
ROOFING ON RIGID INSULATION ON METAL DECK.

GENERAL NOTES - ROOF PLAN

1. SEE MECHANICAL DRAWINGS FOR LOCATIONS OF PLUMBING VENTS, FLASH AS SPECIFIED.
2. SEE MECHANICAL AND ELECTRICAL DRAWINGS FOR ADDITIONAL OPENINGS, IF ANY, IN ROOF(S).
3. TYPICAL ROOF IS SINGLE-PLY MEMBRANE ROOFING ON RIGID INSULATION ON METAL DECK.  (PROVIDE

TAPERED INSULATION TO CREATE SLOPES TO DRAINS)
4. TAPERED INSULATION LAYOUTS ARE SCHEMATIC ONLY.  FINAL LAYOUT FOR THE PROPOSED AREA SHALL BE

THE RESPONSIBILITY OF THE CONTRACTOR.
5. MINIMUM 1/4" PER FOOT SLOPE AT ALL NEW LOW SLOPE ROOF AREAS.

E.F.

AREAS OF TAPERED ROOF - TAPERED ROOF INSULATION

SLOPE

RUBBER WALKWAY PADS ADHERE PADS TO ROOF MEMBRANE

STANDING SEAM METAL ROOF WITH ICE AND SNOW GUARDS

R.D.
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ROOF PLAN AND
DETAILS

A1.4

NORTH

SCALE:   1/8" = 1'-0"

ROOF PLAN

NORTH

SCALE:   1/8" = 1'-0"

ROOF PLAN - VESTIBULE



ELEV. -4' - 0"
T.O.F.

ELEV. 0"
1ST FLOOR

ELEV. 15' - 4"
2ND FLOOR

ELEV. 29' - 4"
3RD FLOOR

ELEV. 44' - 4"
T.O.S.

1 2 3 4 5 6 7

A
A4.1

D
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1
A5.3

3
A5.3

4.2 4.8

2
A5.3

ALUM. COPING SYSTEM

EIFS SYSTEM

1" REVEALS  ("V")

ALUM. STOREFRONT
WINDOW SYSTEM WITH
INSUL. TINTED GLAZING

ALUM. SILL FLASHING

FACE BRICK 'A'

BRICK BAND, BRICK 'B'

FACE BRICK 'B'
BASE

4.74.3

STANDING SEAM ALUM. ROOF

WALL SIGN, INTERNALLY ILLUMINATED

BRICK BAND, BRICK 'B'

INSUL. TINTED SPANDREL
GLAZING, TYP.

ALUM. STOREFRONT
WINDOW SYSTEM WITH
INSUL. TINTED GLAZING

INSUL. TINTED SPANDREL
GLAZING, TYP.

STONE A, ROCKED FACE

ALUM. CURTAINWALL
FRAMING SYSTEM

CAST STONE CAP

ALUM. CURTAINWALL
FRAMING SYSTEM

ALUM. CURTAINWALL
FRAMING SYSTEM

EIFS SYSTEM

PRE-FINISHES ALUM. GUTTER
AND DOWNSPOUTS

RTU EQUIPMENT SCREENS

RTU EQUIPMENT SCREENS

AUTO SLIDING DOOR

EIFS

12' - 8"

3'
 -

 1
"

SNOW AND ICE GUARDS - TYP.

ACCENT SCONCES, TYP 4

ELEV. -4' - 0"
T.O.F.

ELEV. 0"
1ST FLOOR

ELEV. 15' - 4"
2ND FLOOR

ELEV. 29' - 4"
3RD FLOOR

ELEV. 44' - 4"
T.O.S.

CDEF

E
A4.1

C
A4.1

B
A4.1

ELEV. 13' - 4"
DOCK CANOPY T.O.S.

B A

ALUM. COPING SYSTEM

EIFS SYSTEM

1" REVEALS ("V")

ALUM. STOREFRONT
WINDOW SYSTEM WITH
INSUL. TINTED GLAZING

B.2

STANDING SEAM METAL
ROOF

WALL SIGN, INTERNALLY
ILLUMINATED

WALL SIGN BUILDING
ADDRESS NUMBER, 18" TALL
NUMBERS, FINAL NUMBER
TBD

STANDING SEAM
METAL ROOF

STONE A, ROCKED FACE

ALUM. SILL FLASHING

FACE BRICK 'A'

BRICK BAND, BRICK 'B'

FACE BRICK 'B'
BASE

BRICK BAND, BRICK 'B'

INSUL. TINTED SPANDREL
GLAZING, TYP.

ALUM. STOREFRONT
WINDOW SYSTEM WITH
INSUL. TINTED GLAZING

INSUL. TINTED SPANDREL
GLAZING, TYP.

RTU EQUIPMENT SCREENS

PRE-FINISHES ALUM. GUTTER
AND DOWNSPOUTS

STONE A, ROCKED FACE
W/ CAST STONE CAPS

EIFS SYSTEM

4'
 -

 4
"

18' - 11 1/2"

SNOW AND ICE GUARDS -
TYP.

SNOW GUARDS,
TYPICAL

3
A5.2

FIRE DEPARTMENT CONNECTION
- SEE MECH. DWG'S
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St. John Providence

10" X 10" LOGO

URGENT CARE

ASC NAME

MOB 1 NAME

RETAIL 1
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"

1' 
- 

4"

TY
P

10
"

4' - 0" 4' - 0" 4' - 0"

12' - 0"

BRICK BASE W/ CAST STONE CAP
(MATCH BUILDING MATERIALS)

SJP BLUE METAL W/ WHITE
LETTERS AND LOGO.  6"
LETTERS

1' 
- 

4"

RED PANEL WITH WHITE
BACK LIT LETTERS

METAL SIGN PANELS WITH DIE CUT
WHITE BACK LIT LETTERS.  METAL
COLOR TO MATCH BUILDING

MOB 2 NAME

RETAIL 2 RETAIL 3

11
' -

 5
"

18
' -

 7
"

16' - 0"

30
' -

 0
"

St. John Providence24" X 24" LOGO

URGENT CARE
ASC NAME

MOB 1 NAME RETAIL 1

SJP BLUE METAL W/ WHITE
LETTERS AND LOGO.  12"
LETTERS

MOB 2 NAME RETAIL 2

RETAIL 3

RED PANEL WITH WHITE
BACK LIT 8" LETTERS

METAL SIGN PANELS WITH DIE
CUT WHITE BACK LIT 8"
LETTERS.  METAL COLOR TO
MATCH BUILDING

TY
P

1' 
- 

8"

8' - 0" 8' - 0"

14
' -

 0
"

3' - 0"

BRICK BASE W/ CAST STONE CAP
(MATCH BUILDING MATERIALS)

2'
 -

 0
"

6"

EDGE PROFILE

TRANSLUCENT INTERNALLY LIT EDGE

3'
 -

 0
"

1' - 4"

METAL SIGN PANELS WITH
WHITE LETTERS.  METAL
COLOR TO MATCH MONUMENT
SIGN.  COPY TBD.
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EXTERIOR ELEVATIONS

A3.1

SCALE:   1/8" = 1'-0"

SOUTH ELEVATION

SCALE:   1/8" = 1'-0"

WEST ELEVATION

SCALE:   3/8" = 1'-0"A3.1

MONUMENT SIGN ELEVATION2

SCALE:   1/4" = 1'-0"A3.1

POST SIGN ELEVATION1

SCALE:   1/2" = 1'-0"A3.1

DIRECTIONAL SITE SIGN (TYP 4)3



ELEV. -4' - 0"
T.O.F.

ELEV. 0"
1ST FLOOR

ELEV. 15' - 4"
2ND FLOOR

ELEV. 29' - 4"
3RD FLOOR

ELEV. 44' - 4"
T.O.S.

1234567
A

A4.1
D

A4.1
1

A5.2

ELEV. 13' - 4"
DOCK CANOPY T.O.S.

INSULATED OVERHEAD DOOR AND
INFLATABLE DOCK SEAL

15
' -
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"

14
' -

 0
"

15
' -

 0
"

PAINTED GALV. H.M. DOOR AND
FRAME

ALUM. COPING SYSTEM

EIFS SYSTEM

1" REVEALS ("V")

ALUM. STOREFRONT
WINDOW SYSTEM WITH
INSUL. TINTED GLAZING

STANDING SEAM
METAL ROOF

ALUM. SILL FLASHING

FACE BRICK 'A'

BRICK BAND, BRICK 'B'

FACE BRICK 'B'
BASE

BRICK BAND, BRICK 'B'

INSUL. TINTED SPANDREL
GLAZING, TYP.

ALUM. STOREFRONT
WINDOW SYSTEM WITH
INSUL. TINTED GLAZING

INSUL. TINTED SPANDREL
GLAZING, TYP.

RTU EQUIPMENT SCREENS
(TYP - 3)

FIRE DEPARTMENT CONNECTION
- SEE MECH. DWG'S

SNOW AND ICE
GUARDS - TYP.

ELEV. -4' - 0"
T.O.F.

ELEV. 0"
1ST FLOOR

ELEV. 15' - 4"
2ND FLOOR

ELEV. 29' - 4"
3RD FLOOR

ELEV. 44' - 4"
T.O.S.

C D E F

E
A4.1

C
A4.1

B
A4.1

ELEV. 13' - 4"
DOCK CANOPY T.O.S.

BA

15
' -

 0
"

14
' -

 0
"

15
' -

 4
"

B.2

STANDING SEAM ALUM.
ROOF

STANDING SEAM ALUM. ROOF

ALUM. COPING SYSTEM

EIFS SYSTEM

1" REVEALS ("V")

ALUM. STOREFRONT
WINDOW SYSTEM WITH
INSUL. TINTED GLAZING

ALUM. SILL FLASHING

FACE BRICK 'A'

BRICK BAND, BRICK 'B'

FACE BRICK 'B'
BASE

BRICK BAND, BRICK 'B'

INSUL. TINTED SPANDREL
GLAZING, TYP.

RTU EQUIPMENT SCREENS

PRE-FINISHES ALUM. GUTTER
AND DOWNSPOUTS

STONE A, ROCKED FACE
W/ CAST STONE CAPS

EIFS FASCIA
AND SOFFITEIFS FASCIA

AND SOFFIT

SNOW AND ICE GUARDS - TYP.

PRE-FINISHES ALUM. GUTTER
AND DOWNSPOUTS

SNOW AND ICE GUARDS - TYP.

1' 
- 

8"

3
A5.2

14
' -

 4
" 

C
LE

A
R

BRICK BASE W/ CAST STONE CAP
(MATCH BUILDING MATERIALS)

P.T. WOOD GATE 10'-0" W x 6'-0"H
EACH

PAINTED STEEL TUBE DOOR
JAMBS (3 TOTAL)

7'
 -

 0
"

BRICK BASE W/ PRE CAST STONE
CAP (MATCH BUILDING
MATERIALS)

7'
 -

 0
" BRICK BASE W/ CAST STONE CAP

(MATCH BUILDING MATERIALS)

7'
 -

 0
"

9
A3.2

A3.24

A3.2

3

A3.2

2

CONC. SLAB  SLOPE TO
DRAIN OUT THROUGH GATES

4" BRICK VENEER ON 8"
CMU BLOCK WALL

P.T. WOOD GATE 10'-0" W
x 6'-0"H EACH

6" CONC. FILLED PAINTED
STEEL PIPE BOLLARDS W/
TOP - SEE SITE DETAILS

12
' -

 4
"

1' - 4" 19' - 8" 1' - 4"

1' - 0" 20' - 4" 1' - 0"

11
' -

 4
"

1' 
- 

0
"

22' - 4"
CL

PAINTED STEEL TUBE
DOOR JAMBS (3 TOTAL)

19' - 0"

1' - 0"

17' - 0"

1' - 0"

1' 
- 

0
"

14
' -

 0
 8

5/
25

6"

15
' -

 0
 8

5/
25

6"

6" CONC. FILLED PAINTED STEEL PIPE
BOLLARDS W/ TOP - SEE SITE DETAILS

BRICK BASE W/ PRE CAST STONE
CAP (MATCH BUILDING MATERIALS)

CHAIN LINK FENCE AND SLIDING GATE
(GATE TO BE 5'-0" CLEAR)

A3.2

8

A3.26

A3.2

7

SLIDING GATE

CONC. SLAB  SLOPE TO DRAIN OUT
THROUGH GATES

NOTE:
FINAL SIZE TO BE COORD. IN FIELD
TO ACCOMODATE FINAL OXYGEN
STORAGE REQUIREMENTS

9
A3.2

7'-0" HIGH FENCE

6" CONC. FILLED PAINTED
STEEL PIPE BOLLARDS W/
TOP - SEE SITE DETAILS

PRE CAST STONE CAP

7'
 -

 0
"

9
A3.2

BRICK BASE W/ PRE CAST STONE
CAP (MATCH BUILDING
MATERIALS)

7'
 -

 0
"

PRECAST STONE CAP

1' - 3"

1/
2"

3"

THROUGH WALL FLASHING
WITH S.S. DRIP EDGE

CONT. DRIP

SEALANT

SEE STRUCTURAL FOR REINF.

GROUT SOLID

EYE HOOK AND PIN AT EACH
CAP JOINT - SEE STRUCT.
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Calculated values include direct and interreflected components.
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LUMINAIRE SCHEDULE

Symbol Label Qty File Lumens LLF WattsCatalog Number Description Lamp

S1 8 DSX1_LED_40
C_700_30K_T3
M_MVOLT_HS

.ies

Absolute 1.00 89

S2 2 DSX1_LED_40
C_700_30K_TF
TM_MVOLT_H

S.ies

Absolute 0.95 89

S3 10 DSX1_LED_40
C_700_30K_TF
TM_MVOLT_H

S.ies

Absolute 0.95 178

S5 10 DSXB_LED_12
C_350_40K_A

SY.ies

Absolute 0.95 16

DSX1 LED 40C 700
30K T3M MVOLT
HS

DSX1 LED WITH (2) 20
LED LIGHT ENGINES,
TYPE T3M OPTIC, 3000K,
@ 700mA WITH HOUSE
SIDE SHIELD

LED

DSX1 LED 40C 700
30K TFTM MVOLT
HS

DSX1 LED WITH (2) 20
LED LIGHT ENGINES,
TYPE TFTM OPTIC,
3000K, @ 700mA WITH
HOUSE SIDE SHIELD

LED

DSX1 LED 40C 700
30K TFTM MVOLT
HS

DSX1 LED WITH (2) 20
LED LIGHT ENGINES,
TYPE TFTM OPTIC,
3000K, @ 700mA WITH
HOUSE SIDE SHIELD

LED

DSXB LED 12C
350 40K ASY

D-SERIES BOLLARD
WITH 12 4000K LEDS
OPERATED AT 350mA
AND ASYMMETRIC
DISTRIBUTION

LED

Calculated values include direct and interreflected components.

STATISTICS

Description       Symbol Avg Max Min Max/Min Avg/Min

Parking 0.5 fc 8.1 fc 0.0 fc N / A N / A
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DSX1 LED

Series LEDs Drive current Color temperature Distribution Voltage Mounting Control options Other options Finish (required) 

DSX1 LED Forward
optics
30C 30 LEDs 

(one 
engine)

40C 40 LEDs 
(two 
engines)

60C 60 LEDs 
(two 
engines)

Rotated
optics 1

60C 60 LEDs 
(two 
engines)

530 530 
mA

700 700 
mA

1000 1000 
mA 
(1 A)

30K 3000 K (80 
CRI min.)

40K 4000 K (70 
CRI min.)

50K 5000 K(70 
CRI)

AMBPC Amber 
phosphor 
converted 2

T1S Type I short
T2S Type II short
T2M Type II 

medium
T3S Type III short
T3M Type III 

medium
T4M Type IV 

medium
TFTM Forward 

throw 
medium

T5VS Type V very 
short

T5S Type V short
T5M Type V 

medium
T5W Type V wide

MVOLT 3

120 3

208 3

240 3

277 3

347 4

480 4

Shipped included
SPA Square pole 

mounting
RPA Round pole 

mounting
WBA Wall bracket 
SPUMBA Square pole 

universal 
mounting 
adaptor 5

RPUMBA Round pole 
universal 
mounting 
adaptor 5

Shipped separately 6 

KMA8  
DDBXD U

Mast arm 
mounting 
bracket adap-
tor (specify 
finish)

Shipped installed
PER NEMA twist-lock 

receptacle only (no 
controls) 7

DMG 0-10V dimming 
driver (no controls) 8 

DCR Dimmable and 
controllable 
via ROAM® (no 
controls) 9

DS Dual switching 10.11

PIR Motion sensor, 8-15’ 
mounting height 12

PIRH Motion sensor, 
15-30’ mounting 
height 12

BL30 Bi-level switched 
dimming, 30% 11,13

BL50 Bi-level switched 
dimming, 50% 11,13

Shipped 
installed
HS House-

side 
shield 14

WTB Utility 
terminal 
block 15

SF Single fuse 
(120, 277, 
347V) 16

DF Double 
fuse (208, 
240, 
480V) 16

L90 Left 
rotated 
optics 17

R90 Right 
rotated 
optics 17

DDBXD Dark 
bronze

DBLXD Black
DNAXD Natural 

aluminum
DWHXD White
DDBTXD Textured 

dark 
bronze

DBLBXD Textured 
black

DNATXD Textured 
natural 
aluminum

DWHGXD Textured 
white

D-Series Size 1
LED Area Luminaire

Specifications

Ordering Information EXAMPLE: DSX1 LED 60C 1000 40K T3M MVOLT SPA DDBXD

NOTES
1	 Rotated optics only available with 60C.
2	 AMBPC only available with 530mA or 700mA.
3	 MVOLT driver operates on any line voltage from 120-277V (50/60 Hz). Specify 

120, 208, 240 or 277 options only when ordering with fusing (SF, DF options).
4	 Not available with single board, 530mA product (30C 530, or 60C 530 DS). Not 

available with DCR, BL30 or BL50.
5	 Available as a separate combination accessory: PUMBA (finish) U; 1.5 G vibration 

load rating per ANCI C136.31.
6	 Must be ordered as a separate accessory; see Accessories information. For use 

with 2-3/8” mast arm (not included).
7	 Photocell ordered and shipped as a separate line item from Acuity Brands 

Controls. See accessories. Not available with DS option. 
8	 DMG option for 347v or 480v requires 1000mA
9	 Specifies a ROAM® enabled luminaire with 0-10V dimming capability; PER option 

required. Not available with 347 or 480V. Additional hardware and services 
required for ROAM® deployment; must be purchased separately. Call 1-800-442-
6745 or email: sales@roamservices.net. N/A with BL30, BL50, DS, PIR or PIRH.

10	 Requires 40C or 60C. Provides 50/50 luminaire operation via two independent 
drivers on two separate circuits. N/A with PER, DCR, WTB, PIR, or PIRH.

11	 Requires an additional switched circuit.
12	 PIR specifies the SensorSwitch SBGR-10-ODP control; PIRH specifies the 

SensorSwitch SBGR-6-ODP control; see Motion Sensor Guide for details. 
Dimming driver standard. Not available with DS or DCR.

13	 Dimming driver standard. MVOLT only. Not available with DCR.
14	 Also available as a separate accessory; see Accessories information. 
15	 WTB not available with DS.
16	 Single fuse (SF) requires 120, 277 or 347 voltage option. Double fuse (DF) requires 

208, 240 or 480 voltage option.
17	 Available with 60 LEDs (60C option) only. 
18	 Requires luminaire to be specified with PER option. Ordered and shipped as a 

separate line item from Acuity Brands Control.
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Catalog 
Number

Notes

Type

Introduction
The modern styling of the D-Series is striking 
yet unobtrusive - making a bold, progressive 
statement even as it blends seamlessly with its 
environment. 
The D-Series distills the benefits of the latest in 
LED technology into a high performance, high 
efficacy, long-life luminaire. The outstanding 
photometric performance results in sites with 
excellent uniformity, greater pole spacing and 
lower power density. It is ideal for replacing 100 – 
400W metal halide in pedestrian and area lighting 
applications with typical energy savings of 65% 
and expected service life of over 100,000 hours.
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DLL127F 1.5 JU Photocell - SSL twist-lock (120-277V) 18

DLL347F 1.5 CUL JU Photocell - SSL twist-lock (347V) 18

DLL480F 1.5 CUL JU Photocell - SSL twist-lock (480V) 18

SC U Shorting cap 18

DSX1HS 30C U House-side shield for 30 LED unit

DSX1HS 40C U House-side shield for 40 LED unit

DSX1HS 60C U House-side shield for 60 LED unit

PUMBA DDBXD U* Square and round pole universal mount-
ing bracket adaptor (specify finish)

KMA8 DDBXD U Mast arm mounting bracket adaptor 
(specify finish) 6

For more control options, visit DTL and ROAM online.

EPA: 1.2 ft2

(0.11 m2)

Length: 33”
(83.8 cm)

Width: 13”
(33.0 cm)

Height: 7-1/2”
(19.0 cm)

Weight 
(max):

27 lbs
(12.2 kg)

One Lithonia Way  •  Conyers, Georgia 30012  •  Phone: 800.279.8041  •  Fax: 770.918.1209  •  www.lithonia.com
© 2011-2015 Acuity Brands Lighting, Inc.  All rights reserved.	

Top of Pole

0.563”

2.650”

1.325”
0.400”
(2 PLCS)

Template #8

Hit the Tab key or mouse over the page to see all interactive elements.

	 Tenon O.D. Single Unit 2 at 180° 2 at 90° 3 at 120° 3 at 90° 4 at 90°

2-3/8” AST20-190 AST20-280 AST20-290 AST20-320 AST20-390  AST20-490

2-7/8” AST25-190 AST25-280 AST25-290 AST25-320  AST25-390  AST25-490

4” AST35-190 AST35-280 AST35-290 AST35-320 AST35-390 AST35-490

Tenon Mounting Slipfitter **

Visit Lithonia Lighting’s POLES CENTRAL to see our wide selection of poles, accessories and educational 
tools.

*Round pole top must be 3.25” O.D. minimum.
**For round pole mounting (RPA) only.

L

H

L

H

WW

DSX1 shares a unique drilling pattern with the AERIS™ family. Specify 
this drilling pattern when specifying poles, per the table below. 

	 DM19AS	 Single unit 	 DM29AS	 2 at 90° *
	 DM28AS	 2 at 180° 	 DM39AS	 3 at 90° *
	 DM49AS	 4 at 90° *	 DM32AS	 3 at 120° **

Example: SSA 20 4C DM19AS DDBXD

http://www.lithonia.com
http://www.lithonia.com
http://www.lithonia.com/commercial/d-series+area.html
http://www.darktolight.com
http://www.roamservices.net
http://polescentral.acuitybrands.com/Homepage.aspx
http://www.lithonia.com/Micro_Webs/NightTimeFriendly/
http://www.designlights.org
http://www.lightingfacts.com/default.aspx?cp=content/products
http://www.sensorswitch.com/OnlineCatalog.aspx?sn=SBGR%2010%20ODP
http://www.sensorswitch.com/OnlineCatalog.aspx?sn=SBGR%206%20ODP
http://www.acuitybrandslighting.com/library/ll/documents/specsheets/motion-sensor-guide.pdf


Catalog  
Number

Notes

Type

OUTDOOR	 POLE-SSS

FEATURES & SPECIFICATIONS
INTENDED USE — Square straight steel pole for up to 39-foot mounting height.

CONSTRUCTION — Weldable-grade, hot-rolled, commercial-quality carbon steel tubing with a minimum 
yield of 55,000 psi (11-gauge), or 50,000 psi (7-gauge). Uniform wall thickness of .1196" or .1793". Shaft 
is one-piece with a full-length longitudinal high-frequency electric resistance weld. Uniformly square in 
cross-section with flat sides, small corner radii and excellent torsional qualities. Available shaft widths are 
4, 5 and 6 inches.

Anchor base is fabricated from hot-rolled carbon steel plate conforming to ASTM A36, that meets or exceeds a 
minimum-yield strength of 36,000 psi. Base plate and shaft are circumferentially welded top and bottom. 
Base cover is finished to match pole.

A handhole having nominal dimensions of 3" x 5" for all shafts. Included is a cover with attachment screws.

Top cap provided with all drill-mount and open top "PT" poles.

Fasteners are high-strength galvanized, zinc-plated or stainless steel. 

Finish: Must specify finish.

Grounding: Provision located immediately inside handhole rim. Grounding hardware is not included 
(provided by others).

Anchor bolts: Top portion of anchor bolt is galvanized per ASTM A-153. Made of steel rod having a minimum 
yield strength of 55,000 psi. 

Note: Specifications subject to change without notice.

Actual performance may differ as a result of end-user environment and application.

Anchor Base Poles

SSS
SQUARE STRAIGHT STEEL

IMPORTANT INSTALLATION NOTES:  
•	 Do not erect poles without having fixtures 

installed.
•	 Factory-supplied templates must be used 

when setting anchor bolts. Lithonia Lighting 
will not accept claim for incorrect anchorage 
placement due to failure to use Lithonia 
Lighting factory templates.

•	 If poles are stored outside, all protective 
wrapping must be removed immediately 
upon delivery to prevent finish damage.

•	 Lithonia Lighting is not responsible for the 
foundation design.

   SSS 

NOTES:

1.	 PT open top poles include top cap. When ordering tenon mounting 
and drill mounting for the same pole, follow this example: DM28/
T20.  The combination includes a required extra handhole.

2.	 The drilling template to be used for a particular luminaire depends 
on the luminaire that is used. Refer to the Technical Data Section of 
the Outdoor Binder for Drilling Templates.

3.	 Insert "1" or "2" to designate fixture size; e.g. DM19AST2.

4.	 Specify location and orientation when ordering option. 
For 1st "x":	 Specify the height in feet above base of pole. 
Example:  5ft = 5 and 20ft = 20 
For 2nd "x":	 Specify orientation from handhole (A,B,C,D) 
Refer to the Handhole Orientation diagram above.

HANDHOLE ORIENTATION

A

Handhole

B

C

D

SSS

Series
Nominal fixture  
mounting height 

Nominal shaft base 
size/wall thickness Mounting1 Options Finish10

SSS

   
10 – 39 feet
(See back page.)

 

(See back page.) Tenon mounting
PT Open top (includes 

top cap)
T20 2-3/8" O.D. (2" NPS)
T25 2-7/8" O.D. (2-1/2" NPS)
T30 3-1/2" O.D. (3" NPS)
T35 4" O.D. (3-1/2" NPS)
Drill mounting2

DM19 1 at 90°
DM28 2 at 180°
DM28 PL 2 at 180° with one side 

plugged
DM29 2 at 90°
DM39 3 at 90°
DM49 4 at 90°
CSX/DSX/AERIS™/OMERO™ Drill 
mounting2

DM19AS 1 at 90°
DM28AS 2 at 180°
DM29AS 2 at 90°
DM39AS 3 at 90°
DM49AS 4 at 90°

AERIS™ Suspend drill 
mounting2, 3

DM19AST_ 1 at 90°
DM28AST_ 2 at 180°
DM29AST_ 2 at 90°
DM39AST_ 3 at 90°
DM49AST_ 4 at 90°
OMERO™ Suspend drill 
mounting2, 3

DM19MRT_ 1 at 90°
DM28MRT_ 2 at 180°
DM29MRT_ 2 at 90°
DM39MRT_ 3 at 90°
DM49MRT_ 4 at 90°

Shipped installed
L/AB Less anchor bolts
VD Vibration damper
TP Tamper proof
H1-18Sxx Horizontal arm bracket  

(1 fixture)4, 5

FDLxx Festoon outlet less 
electrical4

CPL12xx 1/2" coupling4

CPL34xx 3/4" coupling4

CPL1xx 1" coupling4

NPL12xx 1/2" threaded nipple4

NPL34xx 3/4" threaded nipple4

NPL1xx 1" threaded nipple4

EHHxx Extra handhole4, 6

MAEX Match existiing 7

USPOM United States point of 
manufacture8

IC Interior coating9

Standard colors
DDB Dark bronze
DWH White
DBL Black
DMB Medium bronze
DNA Natural aluminum
Classic colors
DSS Sandstone
DGC Charcoal gray
DTG Tennis green
DBR Bright red
DSB Steel blue
Architectural colors (powder 
finish)10

ORDERING INFORMATION Lead times will vary depending on options selected. Consult with your sales representative. Example: SSS 20 5C DM19 DDB

5.	 Horizontal arm is 18" x 2-3/8" O.D. tenon standard.

6.	 Combination of tenon-top and drill mount includes extra 
handhole.

7.	 Must add original order number

8.	 Use when mill certifications are required.

9.	 Provides enhanced corrosion resistance.

10.	 Additional colors available; see www.lithonia.com/archcolors 
or Architectural Colors brochure (Form No. 794.3). Powder 
finish standard.



DSXB LED

Series LEDs Drive current Color temperature Distribution Voltage Control options Other options Finish (required) 

DSXB LED Asymmetric
12C 12 LEDs1

Symmetric
16C 16 LEDs2

350 350 mA
450 450 mA 3,4

530 530 mA
700 700 mA

30K 3000 K
40K 4000 K
50K 5000 K
AMBPC Amber phosphor 

converted
AMBLW Amber limited 

wavelength 3,4

ASY Asymmetric 1

SYM Symmetric 2

MVOLT 5

120 5

208 5

240 5

277 5

347 4

Shipped installed
PE Photoelectric 

cell, button 
type 

DMG 0-10V dim-
ming driver 
(no controls) 

ELCW Emergency 
battery 
backup6

Shipped installed
SF Single fuse  

(120, 277, 
347V) 4,7

DF Double fuse  
(208, 240V) 4,7

H24 24” overall height
H30 30” overall height 
H36 36” overall height 
FG Ground-fault 

festoon outlet 
L/AB Without anchor 

bolts 
L/AB4 4-bolt retrofit base 

without anchor 
bolts 8

DWHXD White
DNAXD Natural 

aluminum

DDBXD Dark bronze
DBLXD Black
DDBTXD Textured dark

bronze
DBLBXD Textured

black
DNATXD Textured

natural
aluminum

DWHGXD Textured
white

MRAB U Anchor bolts for DSXB 8

Accessories
Ordered and shipped separately. 

D

H

D-Series
LED Bollard

Specifications

Ordering Information

Catalog 
Number

Notes

Type

Introduction

The D-Series LED Bollard is a stylish, energy-
saving, long-life solution designed to perform 
the way a bollard should—with zero uplight. An 
optical leap forward, this full cut-off luminaire 
will meet the most stringent of lighting codes. 
The D-Series LED Bollard’s rugged construction, 
durable finish and long-lasting LEDs will provide 
years of maintenance-free service.

Diameter: 8” Round
(20.3 cm)

Height: 42”
(106.7 cm)

Weight 
(max):

27 lbs
(12.25 kg)

One Lithonia Way  •  Conyers, Georgia 30012  •  Phone: 800.279.8041  •  Fax: 770.918.1209  •  www.lithonia.com
© 2012-2014 Acuity Brands Lighting, Inc.  All rights reserved.	

Hit the Tab key or mouse over the page to see all interactive elements.

EXAMPLE: DSXB LED 16C 700 40K SYM MVOLT DDBXD

NOTES

1	 Only available in the 12C, ASY version.
2	 Only available in the 16C, SYM version.
3	 Only available with 450 AMBLW version.
4	 Not available with ELCW.
5	 MVOLT driver operates on any line voltage from 120-277V (50/60 

Hz). Specify 120, 208, 240 or 277 options only when ordering 
with fusing (SF, DF options), or photocontrol (PE option).

6	 Not available with 347V. Not available with fusing. Not available 
with 450 AMBLW.

7	 Single fuse (SF) requires 120, 277, or 347 voltage option. Double 
fuse (DF) requires 208 or 240 voltage option. 

8	 MRAB U not available with L/AB4 option.

http://www.lithonia.com
http://www.lithonia.com
http://www.lithonia.com/Micro_Webs/NightTimeFriendly/
http://www.designlights.org
http://www.lightingfacts.com/default.aspx?cp=content/products
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AL25 LED
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AL25 LED
Acorn Style

CATALOG #

Project

Type

 Max EPA: 1.30 sq feet

 Max Height: 36-1/2 (92.7cm)

 Max Width: 18-1/4” (46.4cm)  

 Max Weight: 27 lbs (12.2  kg)

 

*N3 distribution only available with 24 LED 700MA source and wattage selection 

This acorn styled luminaire consists of a decorative luminaire base with an integral globe holder/ballast housing and 
an acorn shaped globe.

• Acorn globe in clear textured acrylic

• Optional Caged Globe available

• Stainless steel hardware

• 9 different styles of bases coordinate with this luminaire

• TGIC powder coat fi nish 

• 3” O.D. x 3” tall tenon required for mounting 

• Rated for -40° to 50° ambient (based on driver)

• ≥ 50,000 hrs. L70 40°C

• ≥ 70,000 hrs L70 25°C

• Performance Comparable to 70W-100W MH (3600-5600 delivered lumens)

• Input watts of 77 @ 700mA 

• Driver life of 100,000hrs. at 25° C - all drive currents

• Optional surge protection to C62.41 C-Low (SPDL option)

• 5 year limited warranty

Fixture Base

A

AU

D

E

K

M

N

W

X

Color 
Temp

3K

4K

5K

Source & 
Wattage

32LED 525MA

32LED 700MA

24LED 700MA

Lens
Option

ACT

Voltage

MVOLT

347

480

Trim

FPF

MT

DCP

Distribution

N5

N3*

Electrical
Options

SF

DF

PER

PE1

PE3

PE4

PE7

PEB1

PEB2

Ordering Guide:

AL25

Finish

DBL

DDB

DNA

DWH

CS

CM

ANBK

ANDB

ANDG

ANVG

AL25

Fixture

E

Base

3K

Color
Temp

32LED 525MA

Source & Wattage

ACT

Lens
Option

MVOLT

Voltage

FPF

Trim

N5

Distrib.

SF

Electrical 
Options

Sample Catalog number:

DBL

Finish

brent
Rectangle

brent
Rectangle

brent
Rectangle

brent
Rectangle

brent
Rectangle

brent
Rectangle

brent
Rectangle

brent
Rectangle

brent
Rectangle
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Base

Source & Wattage

Color Temp

Select Your Options From

3K

4K

5K

3000K

4000K

5000K

Lens Option

Select Your Choice From

ACT Acrylic, Clear Textured (Standard)

The luminaire has an acorn globe in 
clear textured acrylic or optional clear 
or white textured polycarbonate with 
a cast-aluminum base/ballast housing.

26-3/4”
(67.9cm)

16”
(40.1cm)

Notes: 
• Items in bold have shorter lead times.
• Consult factory for wattages available for LDB option.
• LDB option is not available with photocontrol
  options PEB1 and PEB2.

E

A

K
AUAU

W

8”
(20.3cm)

3-3/4” O.D.
(9.5cm)

11-1/2”
(29.2cm)

4-3/4” O.D.
(12.1cm)

14-1/4”
(36.2cm)

4” O.D.
(10 2cm)

8-1/4”
(21.0cm)

4-3/4” O.D.
(12.1cm)

9”
(22.9cm)

4” O.D.
(10.2cm)

13”
(33.0cm)

4-1/2” O.D.
(11.4cm)

6-3/4”
(17.1cm)

3-3/4” O.D.
(9.5cm)

Select Your Choice From

XD

A

AUAU

D

E

 K K

M

N

W

Mount to 3” O.D. x 3” tall tenon: 3T3
   

  X

Select Your Options From

32LED 525mA

32LED 700mA

24LED 700mA (Available in N3 Distribution Only)

M

11”
(27.9cm)

5” O.D.
(12.7cm)

13-1/2”
(34.2cm)

3-7/8” O.D.
(9.9cm)

N
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brent
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Voltage

MVOLT

347

480

MVOLT

347V

480V

Select Your Options From

Trim

FPF

MT

DCP

Finial

Metal Top and Finial

Decorative Cage & Finial

Select Your Options From

Medallion & Finial are matched to luminaire fi nish

Electrical Options

31-1/4”
(79.4cm)

16”
(40.1cm)

16”
(40.1cm)

31-1/4”
(79.4cm)

35-1/4”
(89.6cm)

18-3/4”
(47.6cm)

FPF
(Optional Cast 

Aluminum Finial)

MT
(Optional

Metal Top and Finial)

dcp
(Optional Decorative 

Cage and Finial)

*Twist & Lock Photoelectric Cell Options
available with luminaire bases AU only.

4” O.D.
(10.2cm)

AU

Select Your Options From

Fuse Not Included 
SF  Single Fuse

DF Double Fuse

PER Twist-Lock Photocontrol Receptacle

PE1 NEMA Twist & Lock PE 120, 208, 240 volt

PE3 NEMA Twist & Lock PE 347 volt

PE4 NEMA Twist & Lock PE 480 volt

PE7  NEMA Twist & Lock PE 277 volt 

PEB1 Photoelectric Cell Button 120 volt

PEB2 Photoelectric Cell Button 208, 240, 277 volt

Notes: 
• Twist-lock photocontrol only available with AU base.
• PER is required when PE1, PE3, PE4 or PE7 is used.

Cast aluminum door

*Optional twist-lock photocontrol (PE1)

*Optional twist-lock receptacle (PER)
Safety cable

(1) 10-24 Button head socket cap screw
(door to base)

*Cast aluminmum luminaire base (AU Shown)

Notes: 
*Available in only 24 LED 700MA selection

Select Your Options From

N5

N3*

No Refractor, Type V

No Refractor, Type III
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Finish

Select Your Choice From

DBL

DDB

DNA

DWH

CS

CM

ANBK

ANDB

ANDG

ANVG

Black

Dark Bronze

Natural Aluminum

White

Custom Select (RAL colors)

Custom Match

ASL Black

ASL Dark Bronze

ASL Dark Green

ASL Verde Green

The luminaire has a powder coat fi nish utilizing a premium TGIC polyester 
powder. The fi nish is a three-stage process which consists of drying, powder 
application and curing. Before coating, the parts are treated with a fi ve-stage 
pretreatment process, consisting of a heated alkaline cleaner, rinse, phosphate 
coating, rinse and sealant.

For a complete listing of colors, visit:
www.acuitybrandslighting.com/architecturalcolors

Refer to website

Notes:
• Consult factory for CM option.

brent
Rectangle



Antique Street Lamps™ | 3825 Columbus Road | Granville, OH 43023 | Phone: 1-800-410-8899 | www.antiquestreetlamps.com
©2012 Acuity Brands Lighting, Inc. All Rights Reserved. 

AL25 LED

Rev. 2/13

Recommended Poles & Arms

16’

12’

ACA Series
Crossarms &

Wall Brackets

New York Series
Cast Aluminum Post

Iron & Steel Post

Sussex Series
Cast Aluminum Post

Capitol Series
Iron & Steel Post

PX NY17 14 F4

ACAWB

AL25 E

AL25 A DCP

AL25 A

AL25 A FPF

AL25 E FAB

ASC30

AL25 W

PZ NY17 15

For detailed product specifi cations for Poles and Arm/Wall Mount see the Antique Street Lamps website.

PA S13 14 PI C17 11A PX PTFB18 10 F4

AL25LED
Acorn Style Luminaire

6’

Peachtree

Series
Cast Aluminum Post

brent
Rectangle







 

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

May 4, 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 4/22/15) proposing expansion of 
the existing 2 | 42 Community Church facility. The site is located on the south side of Grand River, 
between Hacker and Euler Roads, and is zoned GCD General Commercial District. Surrounding zoning 
includes MHP Manufactured Housing Park to the west, GCD to the east, and NRPUD Nonresidential 
PUD to the north. The request has been reviewed in accordance with the Genoa Township Zoning 
Ordinance. 
 
A. Summary 

 
1. The proposed building additions will match the existing building in terms of materials, colors and 

design. 
2. Building elevations are subject to Planning Commission review and approval. 
3. The applicant proposes to preserve an existing wooded area with a steep slope in lieu of new 

plantings for the west buffer zone.  The Planning Commission has the discretion to permit this under 
the Zoning Ordinance. 

4. The Traffic Impact Study recommends continuation of and enhancement to the traffic management 
plan developed for the original project.  If favorable action is considered on the site plan, these 
recommendations should be included as a condition to approval. 
 

B. Proposal 
 
The applicant requests site plan review/approval of building and parking lot additions for the 242׀ 
Community Church.  The project includes 19,258 square feet of building expansion and an increase of 
182 parking spaces, as well as interior modifications.  The overall project will increase seating capacity in 
the main auditorium to 1,656 people. 
 
Section 7.02 lists churches, temples and similar places of worship and related facilities as permitted uses 
in the GCD.  Accordingly, the project requires only site plan review and approval by the Planning 
Commission, although the Township Board has final approval authority over the Impact Assessment. 
 

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

Subject: 242׀ Community Church –Site Plan Review #2 
Location: 7526 W. Grand River – south side of Grand River, between Hacker and Euler Roads 
Zoning: GCD General Commercial District 
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Aerial view of site and surroundings (looking east) 

 
C. Site Plan Review 
 
1. Dimensional Requirements.  As shown in the table below, the proposed site plan complies with the 

dimensional standards of the Zoning Ordinance for the GCD. 
 

District 
Lot Size  Minimum Setbacks  (feet)  Max. 

Height Lot Coverage Lot Area 
(acres) 

Width 
(feet) 

Front 
Yard 

Side 
Yard 

Rear 
Yard 

Parking 

GCD 1 150 70 15 50 20 front 
10 side/rear 35’ 35% building 

75% impervious 

Proposed 11.3 
(net) 683 95 295 (E) 

33.8 (W) 285.4 
21.5 front 

20 side 
114 rear 

34’ 8” 19% building 
67% impervious 

 
2. Building Elevations.  The proposed elevations, including colors and materials are subject to review 

and approval by the Planning Commission.  Since this is an existing building, the provisions of 
Section 12.01.08 apply to the request.  More specifically, this section states that “the Planning 
Commission may allow the use of existing wall materials for the addition provided that the design of 
the alteration is consistent with the existing building wall design.” 
 
The proposed additions include a variety of unique materials (burnished concrete block, corrugated 
and weathered metal siding, and wood siding) and colors intended to match the existing building. 

 
3. Pedestrian Circulation.   The site plan shows the existing 5-foot wide concrete sidewalk along the 

site’s frontage, with a connection aligned with the Woodland Health sidewalk across Grand River.   
 
Additional walkways, ranging in width from 7 to 11 feet, are provided along the front, east, and south 
sides of the building, as well as around and within the large landscape island in the middle of the 
parking lot.  Crosswalk connections are also provided between the public and private sidewalks. 

 
 
 
 



Genoa Township Planning Commission 
 Community Church 42׀2
Site Plan Review #2 
Page 3 
 
4. Landscaping.  The table below is a summary of the landscaping required by Section 12.02: 

 
Location Requirements Proposed Comments 
Front yard 

greenbelt (N) 
17 canopy trees 
20-foot width 
2-foot tall hedgerow 

17 canopy trees  
20-foot width 
2-foot tall hedgerow (174 
shrubs) 

Requirement met 

Buffer zone 
“B” (W) 

21 canopy trees 
21 evergreens 
83 shrubs 
20-foot width 
Wall or berm 

Existing wooded area and 
steep slope to be preserved 

PC may allow preservation 
of existing landscaping in 
lieu of new plantings (Sec. 
12.02.13) 

Buffer zone 
“C” (E) 

19 canopy trees OR 
19 evergreens OR 
74 shrubs 
10-foot width 

9 existing canopy trees 
10 proposed canopy trees 
20-foot width 

Requirement met 

Detention 
pond 

9 canopy OR evergreen trees 
86 shrubs 

9 evergreens 
86 shrubs 
Existing wooded area to be 
preserved where possible 

Requirement met 

Parking 37 trees 
3,680 s.f. of landscaped area 

13 existing; 24 proposed trees 
163 existing; 29 proposed 
shrubs 
4,422 s.f. of existing 
landscaped area 

Requirement met 

 
5. Parking and Circulation.  The church component requires 552 spaces based on the number of seats 

in the main auditorium. While there are other components to the facility, such as a community center 
and recreational facility, they were not accounted for in the parking calculations.  Based on previous 
reviews and discussions, it is our understanding that peak usage of the different components will not 
occur at the same time.  The applicant has confirmed this to be the case in the revised submittal. 

 
The plan identifies 552 spaces, although 3 spaces are in front of the rear yard waste receptacle.  The 
applicant has acknowledged this situation; noting that refuse removal will occur during the week, 
while use of these spaces is only needed for peak use on Sundays.   
 
The total number of spaces includes 17 barrier free spaces, which exceeds the number required (14). 
Spaces and drive aisles meet the dimensional requirements for perpendicular parking and two-way 
traffic.  Additionally, the Traffic Impact Study includes recommendations to enhance the Traffic 
Management Plan approved as part of the 2011 project. 

 
6. Loading.  Given the size of the building, Section 14.08.08 requires 3 loading spaces, which are to be 

located in a rear or side yard not directly visible to a public street.  The table and notes on Sheet C2.0 
state the required spaces are provided; however, they are not shown on the plan.  To help avoid any 
conflicts, the notes indicate that no deliveries will be provided during peak Sunday worship services.   
 
There appears to be ample space at the rear of the building to accommodate loading/unloading during 
off-peak hours. 
 

7. Waste Receptacle and Enclosure.  The site plan identifies two primary trash areas – a smaller one 
on the west side of the building and a larger one at the rear of the building.  The former will house 
smaller push carts that will be transferred on a regular basis to the dumpster at the rear of the 
building.  Both are screened with 6-foot tall screen walls.  The screening for the smaller area will 
utilize siding that matches the building, while the larger area will be enclosed with cedar fencing.  
Both areas provide a concrete base as required. 
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8. Exterior Lighting.  The site plan identifies 11 new pole mounted light fixtures; 7 of which are 

standard parking lot lights and the remainder are a more decorative style.  Details and cut sheets 
provided show that all proposed fixtures are downward directed metal halide, as required.  There are 
also 14 illuminated bollards along the east side of the proposed addition that are indicated on the site 
plan, but not the lighting plan. 

 
The maximum on-site intensity is 9.6 foot-candles, which is within the maximum allowed (10).  
Readings along property lines are also within acceptable limits. 

 
 The majority of the fixtures are mounted at a height of 30 feet (8), while the remainder (6) are at 20 

feet. Fixtures nearer the west lot line, adjacent to residential, are mounted at 20 feet per Ordinance 
requirements. 

 
9. Signs.  The submittal indicates that existing signage is to remain and no additional signage is 

proposed as part of this project with the exception of permitted directional signage.  
 
10. Impact Assessment.  An updated Impact Assessment (4/22/15) is included with the submittal.  In 

summary, the Assessment notes that the project is not anticipated to create any adverse impacts upon 
natural features, public services/utilities, surrounding land uses or traffic. 

 
11. Traffic Study.  Given the anticipated increase in traffic generation, the applicant has prepared an 

updated traffic impact study update (3/24/15), which includes recommendations to enhance the traffic 
management plan implemented with the 2011 project.  We will defer to the Township Engineer for 
any additional comments. 

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

mailto:borden@lslplanning.com
mailto:foster@lslplanning.com


 

 

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

Tel 517.316.3930   Fax 517.484.8140    www.tetratech.com 

May 5, 2015 
 
Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re:   242 Church Site Additions  
 Site Plan Review #2 
 
Dear Ms. Van Marter: 
 
We have reviewed the updated site plan documents from Desine Inc. dated April 22, 2015, which were provided by 
the Township April 23, 2015. The petitioner is planning to construct three building additions totaling 19,258 sft, a 
parking lot expansion, and significant modifications to the existing stormwater management system at the existing 
242 Church. Tetra Tech has reviewed the documents and we offer the following additional comments:  
 
SUMMARY 

1. Review vertical clearances for utility crossings. 

SITE PLAN 

1. The water main crossing of the storm sewer is less than 18 inches of clearance and should be revised for 
the construction plan review. With water main going beneath the storm sewer it would be nearly 10 feet 
deep, which is not desirable. The petitioner can achieve approximately 0.5 feet of clearance if the water 
main is routed above the storm sewer with 5.5 feet of cover.  We suggest exploring this option in 
conjunction with a concrete collar between the pipes. 

 
The petitioner addressed all other previous comments to our satisfaction. The drawings will require a MHOG 
construction plan review, at which time the comment above must be addressed. Please call if you have any 
questions. 
 
Sincerely,  
 
 
 
Gary J. Markstrom, P.E.     Joseph C. Siwek, P.E. 
Unit Vice President     Project Engineer 
 
Copy: Eric Rauch, 242 Church 

Wayne Perry, P.E., Desine Inc. 
 



 

 
 
 
 
 
April 29, 2015 
 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: 2/42 Community Church Addition & Parking Lot Expansion 
 7526 Grand River 
 Site Plan Review 
 
Dear Kelly: 
 
The Brighton Area Fire Department has reviewed the above mentioned site plan.  The plans 
were received for review on April 1, 2015 and the drawings are dated April 1, 2015.  The project is 
based on numerous additions amounting to 19,202 square feet.  The building will also undergo a 
large interior alteration of previous unfinished space.  The building parking will undergo a large 
expansion.  The plan review is based on the requirements of the International Fire Code (IFC) 
2012 edition. Previous comments appear to be addressed by the applicant in the revised 
submittal.   
 
1. The new building additions shall be provided with an automatic sprinkler system in 

accordance with NFPA 13, Standard for the Installation of Automatic Sprinkler Systems.   
IFC 903 
 

2. The new access drive/aisles into the new southern parking area shall be a minimum 26’ wide 
to accommodate emergency vehicles.  This width must be maintained through the parking 
area.  Access roads to the 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.  Special attention shall be for area of parking 
areas constructed over underground storm water management system. (Corrected on Plan) 

      IFC D 103 
 

3. Access around building shall provide emergency vehicles with an outside turning radius up 
to 55’ and an inside radius of at least 30’.  A minimum vertical clearance of 13 ½ feet shall 
also be maintained. (Corrected on Plan) 

 
Additional comments will be given during the building plan review process (specific to the 
building plans and occupancy).  The applicant is reminded that the fire authority must review 
the fire protection systems submittals (sprinkler & alarm) prior to permit issuance by the Building 
Department and that the authority will also review the building plans for life safety requirements 
in conjunction with the Building Department. 
 
 
 



  
  April 15, 2015 
  Page 2  

      2/42 Community Church  
Addition & Parking Lot Expansion 

                                                                                                              7526 Grand River   
Site Plan Review 

 
If you have any questions about the comments on this plan review please contact me at 810-
229-6640. 
 
Cordially, 

 
Derrick Bunge 
Lieutenant-Fire Inspector 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
www.brightonareafire.com 







































































MEMORANDUM 

TO:   Planning Commission 
FROM:  Ron Akers, Zoning Official 
DATE:  5/6/15  
 
RE:  2015-2021 Capital Improvement Program 
 
 
Manager Review:___________________________________________________ 

 

Based on the comments and feedback received at the March 30, 2015 Joint Township 

Board/Planning Commission Meeting, please find attached to this memo the revised 

Capital Improvement Program for 2015-2021.  The revisions made to this plan from 

discussion at the previous meeting are as follows: 

A. Land and Major Facilities 

a. Based on interest for more senior focused activity at the Township Hall Park, 

Outdoor Fitness Equipment was replaced with a senior citizen playground.  

More information about this can be found at the following link:  

http://www.noahsplay.com/playground-equipment-

needs/developer/seniorfit-wellness-motion-equipment-gold-pkg/  

b. Solar Panel Installation was moved from future projects to 2016-17.  The 

analysis for cost savings is discussed below. 

c. Shaded Benches were added as a project in 2019-20. 

d. The installation of a Park Informational Sign was moved from future projects 

to 2020-21. 

B. Services Support 

a. No changes 

C. Sidewalks 

a. For sidewalk installation on Crooked Lake Road, Dorr Road, and Challis 

Road, additional funds were added for tree installation.  The funds were 

calculated estimating the installation of one (1) tree per fifty (50) linear feet 

of sidewalk.  The cost of the tree was estimated at $350 per tree. 

D. Gravel Road Improvements 

a. Moved the installation of Crushed Limestone at Herbst Road to fiscal year 

2017-18. 

E. Paved Road Improvements 

a. Removed the installation of Mast Arms at the Grand Oaks Road and S. 

Latson Road intersection. 

b. Added estimated Livingston County Road Commission Cost for Round-a-

bout installation at the Chilson Road and Coon Lake Road intersection. 

 
 

http://www.noahsplay.com/playground-equipment-needs/developer/seniorfit-wellness-motion-equipment-gold-pkg/
http://www.noahsplay.com/playground-equipment-needs/developer/seniorfit-wellness-motion-equipment-gold-pkg/


Solar Panel Cost/Payback Analysis 
 
According to the information provided by The Green Panel, approximate annual cost savings on a 
7.28kW solar panel system would be $1,090 in year 1.  At a cost of $27,193 and an estimated 4% rate of 
inflation on energy costs, the payback period for the investment would be approximately 18 years and 
the total energy savings over a 30 year system life would be $58,131.   
 
Inclusion of Road Projects Included in the 2013 Genoa Township Road Master Plan 
 
At the April 6, 2015 Township Board meeting there was a question from a resident regarding why some 
projects that were included in the recent road millage request were listed as future projects in this plan.  
The reason for doing this is that we have a current plan in place which lists these projects as being 
important to the community.  Due to the substantial negative feedback from the adjacent residents we 
have removed the paving of Cunningham Lake Road and Bauer Road from the Capital Improvement 
Program. With regards to the remaining projects, they will require some type of funding from an outside 
organization to be completed.  It is unknown at this time how these projects would be funded or who 
would be the outside agency allocating those funds.  This plan in no way binds the Township to invest in 
these projects.  The reason why they were included is simply that we have a plan that lists them as 
projects that are important to the community. 

kelly
Text Box
To make the packet smaller, I have provided a link to the Capital Improvement Plan rather than include it within the packet.   Please click on the logo on the following page to download the Capital Improvement Plan as proposed.   Thank you!  - Kelly VanMarter
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May 2015 
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http://www.genoa.org/newsbulletinfiledata/download/81
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GENOA CHARTER TOWNSHIP 
PLANNING COMMISSION 

SPECIAL MEETING 
APRIL 27, 2015 

6:30 P.M. 
MINUTES 

 
CALL TO ORDER:  The meeting of the Genoa Township Planning Commission 
was called to order at 6:33 p.m. Present were Chair Doug Brown, James 
Mortensen, Barbara Figurski, Eric Rauch, Diana Lowe, John McManus, and 
Chris Grajek. Also present were Kelly VanMarter, Community Development 
Director / Assistant Township Manager; Brian Borden of LSL Planning; and 
Gary Markstrom of Tetra Tech Engineering. Approximately 80 people were in the 
audience. 
 
PLEDGE OF ALLEGIANCE:  The Pledge of Allegiance was recited. 
 
APPROVAL OF AGENDA: Upon motion by Commissioner Mortensen and 
support of Chris Grajek, the agenda was approved with the addition of 
introductions. Motion carried unanimously. Planning Commission members, 
staff, and consultants were introduced by Chairman Brown 
 
CALL TO THE PUBLIC:  A call to the public was made at 6:37 p.m. with no 
response. 
 
 
OPEN PUBLIC HEARING #1… Review of a site plan, environmental impact 
assessment, and PUD amendment for a proposed redevelopment of an 
existing outparcel to create two (2) outlots and construct a 4,283 sq. ft. 
restaurant building, located at 3950 E. Grand River Avenue, Howell, 
Michigan 48443, parcel # 4711-05-400-047, petitioned by RG Properties, Inc. 
 
Mr. Jim Blair was present on behalf of the petitioner. With the project previously 
tabled, Mr. Blair stated they have worked to accommodate the fire department 
request for reconfiguration of traffic. A curb was eliminated and the drive thru 
lane was reduced. This should help keep people from heading in the wrong 
direction. A redundant parking stall was eliminated. A pedestrian crossing was 
modified to improve pedestrian access. Landscaping was evaluated along the 
right of way. Additional plantings are planned to bring landscaping into 
conformance. Concerns were present on rooftop equipment sight lines. Plans 
have been provided to show that this equipment is concealed and will not been 
seen. Traditional patio furniture is planned as before.  
 
Chairman Doug Brown indicated that the traffic flow appears to be improved. 
Planner Brian Borden indicated the petitioner has done a good job. Red Olive 
inclusion is a plus. Front yard parking concerns were present. If additional 
parking is permitted, then we want to make sure that landscaping screening is 
sufficient to mitigate the impact of the parking. Greenbelts are a little shy on tree 

Page 1 of 14 
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plantings. A hedgerow will help to buffer. The petitioner has responded to 
address screening of mechanical equipment. Confusion at the intersection 
seems resolved.  
 
Mr. Blair indicated that the two additional trees on the site plan brings the trees 
into compliance. 
 
Engineer Gary Markstrom indicated that the petitioner has taken care of their 
items of concern. A traffic impact study does not appear to be relevant at this 
point. Water runoff will be looked at in future submittals for the next door  
vacant lot. 
 
Mr. Blair indicated that the fire department letter has been complied with. The 
address will be clearly evident on the building. Chairman Brown and Jim 
Mortensen indicated that consistency of the outlot parking areas should be 
reviewed. Mr. Rauch indicated that directional signage might help folks 
understand traffic direction. It was agreed that signage would be seen after the 
fact and would not change driver behavior. 
 
A call to the public was made at 6:56 p.m. with no response. 
 
Planning Commission recommendation of petition 

A. Recommendation regarding PUD Agreement Amendment. (03-12-15) 
B. Recommendation of Environmental Impact Assessment. (03-27-15) 
C. Recommendation of Site Plan. (04-20-15) 

 
Motion by Commissioner Mortensen to recommend approval of the PUD 
agreement of Livingston Commons, dated March 12, 2015, subject to the 
following: 
 

1. Approval of the Township attorney as to the language in the PUD 
agreement. 

2. The petitioner will provide the township in recordable form a document 
regarding the Red Olive site, indicating that no drive thru will be permitted 
and limiting access to Grand River will be right in, right out. 
 

Motion was supported by Commissioner Figurski. Motion carried unanimously.  
 
Motion by Commissioner Figurski to recommend to the Township Board 
approval of the environmental impact assessment dated March 27, 2015, subject 
to the following conditions: 
 

1. In 18.07.02 the Shell gas station is now a BP gas station. 
2. In 18.07.05 Bennigan’s is currently not open for breakfast. The proposed 

development would be opened for breakfast.  
3. Subject to approval of the PUD amendment and site plan by the Township 

Board. 
 

Page 2 of 14 
 



04-27-15 Unapproved Minutes 
 

Support by Commissioner Lowe. Motion carried unanimously.  
 
Motion by Commissioner Mortensen to recommend approval of the site plan 
application, subject to the following conditions: 
 

1. Approval by The township board of the PUD amendment and the 
environmental impact assessment, 

2. Umbrella signs will not be permitted on the tables on the patio.  
3. The building colors and materials for the Panera Bread restaurant are 

approved and the renderings will become Township property.  
4. The building depicted on lot 4B is regarded as a conceptual plan and 

when the details are finalized, it will be subject to further review by the 
planning commission and the Township board. 

5. The requirements of the Township engineer spelled out in his April 24, 
2015 letter will be complied with.  

6. The requirements of the fire department, spelled out in the April 22, 2015 
letter will be complied with. 

 
Support by Barbara Figurski. Motion carried unanimously. 
 
 
OPEN PUBLIC HEARING #2… Review of a special use, sketch plan, and 
environmental impact assessment, for proposed outdoor storage, sales, 
and display, including mulch, landscape supplies, and brick pavers, 
located at 7949 W. Grand River, Brighton, Michigan, parcel # 4711-13-400-
025. The request is petitioned by Nelligan’s Outdoor Services. 
 
Mr. Don Nelligan and Ms. Lisa Nelligan were present on behalf of the petitioner 
Nelligan’s Outdoor Services. The reason for the petition is that they wanted a 
building which could serve as a landscape display store to ease the process for 
customers. They sell mulch and pavers and need a location where people can 
come in and do their designs. 
 
Planner Borden indicated that some existing conditions do not comply; however, 
the previous use was of greater impact. It is a tough site to work with and this use 
does improve the site. The site is lined with brick screen wall which limits the 
property. The ordinance has specific use requirements tied to outdoor mulch and 
display. There does not appear to be any huge issue. Covers of mulch are 
recommended to keep debris from blowing around as they are stored. Some of 
the front area does encroach on the setback. This area may or may not have 
been used for display. There does appear to be some flexibility here.  
 
Commissioner Mortensen indicated that boats were stored in that area, including 
one pontoon and 3 or 4 boats in total. Borden indicated that technically this does 
not meet the requirement of the ordinance but the use existed before. 
 
Mr. Nelligan would like to do a patio with a non-working fireplace and a seat wall 
to entice people to want to come in and see the product they offer. The display 
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area will be smaller than the previous boat display area. They want to give it 
some color and flair. Chairman Brown indicated that the displays inside the store 
are of high quality and that if the quality of the exterior matches the interior, it will 
be impressive. 
 
Mr. Borden indicated that there is residential land use immediately east at 
Hacker. The gravel storage lot is allowable in the ordinance. There does not 
appear to be an adverse impact proposed. The height of the wall was confirmed 
as compliant. The turnaround space might be tight if the lot is at full load but it 
appears doable.  
 
Mr. Nelligan indicated that a monument sign is planned. A large sign was placed 
today but it is too large a smaller one will replace it. 
 
Mr. Borden indicated that he wasn’t sure that they want large vehicles on Hacker 
Road. Chairman Brown indicated that they do not necessarily want the large 
trucks on Grand River either. Mr. Nelligan indicated that entering from Grand 
River goes more quickly and entrance is more difficult from Hacker Road. 
 
Mr. Markstrom stated that since this was an existing use, the biggest comment is 
that some items appear on site plan as new but are carry overs from the previous 
site plan. This is more of an issue of preparation than of content of the plan. No 
drainage issues are known. There is no increase anticipated that would affect 
this. Ms. VanMarter indicated she is not aware of a history of drainage issues at 
this site. 
 
Chairman Brown indicated that the fire department letter indicates that there are 
no objections to this use of the site. No environmental impacts are anticipated. 
 
Commissioner Mortensen asked about the height of the materials. Mr. Nelligan is 
anticipating two piles of mulch, stretching it out so that it is not taller than the wall. 
Commissioner Mortensen indicated that there is a need to ensure that mulch 
does not blow into neighboring properties. Mr. Nelligan indicated that mulch that 
is piled is not prone to movement any more than mulch installed in home 
landscaping. 
 
Commissioner Grajek asked about pallet height. Mr. Nelligan stated that the 
Pallets are 2’ tall and would be stacked two high along the northwest property 
line. 
 
A call to the public was made at 7:24 p.m. with no response. 
 
Planning Commission disposition of petition 

A. Recommendation of Special Use 
B. Recommendation of Environmental Impact Assessment (04-09-15) 
C. Recommendation of Sketch Plan (04-09-15) 
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Moved by Commissioner Mortensen to recommend approval of the special use 
to permit Nelligan’s Outdoor services to sell and stock landscaping supplies and 
related materials at 7949 Grand River, subject to the following: 
 

1. This special use permit will be granted for one year and if the site remains 
in compliance, Township staff can approve it on an annual basis without a 
special use fee. 

2. The display in front is permitted and will be maintained.  
3. Mulch stored in the rear and other materials such as pavers will be kept 

below the height of the brick fence.  
4. Steps will be taken by the petitioner to prevent blowing and other 

dispersing of the materials into neighboring properties.  
5. Trucks delivering materials to the site will arrive at the Grand River 

entrance and depart on the Hacker Road entrance.  
6. Signage will be within Township ordinance and will require Township 

approval.  
7. This recommendation is made because it meets the requirements of 

section 19.03 of the ordinance and is consistent with prior use of the 
property and with adjacent properties. 

 
Supported by Commissioner Grajek. Motion carried unanimously.  
 
Motion by Commissioner Figurski to recommend to the Township Board 
adoption of the environmental impact assessment dated March 27, 2015, 
dependent on approval by the Township board of the special use permit. 
 
Supported by Commissioner Grajek. Motion carried unanimously. 
 
Motion by Commissioner Mortensen to recommend approval of the proposed 
sketch plan dated April 9, 2015 for outdoor storage, sales, and display, including 
mulch, landscape supplies, and brick pavers, located at 7949 W. Grand River, 
Brighton, Michigan, parcel # 4711-13-400-025, petitioned by Nelligan’s Outdoor 
Services, subject to: 
 

1. Approval of the Township board of the special use permit and 
environmental impact assessment.  

2. Signage will be within the limits of the Township ordinance and will require 
the approval of Township staff. 

3. Recommendations of the Township engineer, spelled out in his letter  
April 22, 2015 will be complied with and it is noted that the Brighton Area 
Fire Authority had no issues to raise in their letter. 

 
Support by Commissioner Figurski. Motion carried unanimously. 
 
 
Chairman Brown indicated that Commissioner Rauch asked to be recused from 
agenda item #3. Commissioner Rauch stated that he and his wife have interest in 
having their children attend the Livingston Christian School at the proposed 

Page 5 of 14 
 



04-27-15 Unapproved Minutes 
 

location and he requests to withdraw from decision making related to this project 
case because he does not feel he can objectively review the request. 
 
Moved by Commissioner Lowe to excuse Commissioner Rauch from discussion 
of agenda Item #3. Supported by Commissioner Figurski. Motion carried 
unanimously. Commissioner Rauch removed himself from the Board table. 
 
 
OPEN PUBLIC HEARING #3… Review of a special use, sketch plan,  
and environmental impact assessment for a proposed K-12 Livingston 
Christian School to be located within the Brighton Church of the  
Nazarene, located at 7669 Brighton Road, Brighton, Michigan, parcel  
# 4711-25-400-058. The request is petitioned by Brighton Nazarene Church. 
 
Mr. Steve Morgan, a long-time member of the Brighton Nazarene Church, was 
present on behalf of the petitioner. Mr. Morgan stated that a special use permit 
was approved in 2013 and they are asking for an amendment to that special use 
to include a day school. Livingston Christian School began in 1986 and merged 
with another school several years later. The school was in Howell, then in 
Pinckney and has fluctuated in size. The school is currently Pre-K through grade 
12. The impact assessment was amended to reflect the school arrival. The site 
plan offered is the site plan approved 18 months ago. There are no site plan 
changes. The church is currently in “the final stages of finishing up” the fifth 
building phase on that site. There are some conditions existing that must be 
completed in order to be in compliance with the previously approved special use.  
 
Mr. Borden indicated that this is a request for a special land use approval. The 
Planning Commission is making a recommendation to the Township board and 
the determination made this evening is not of final authority. The request is for 
150 students and 25 employees and there may be a subsequent review process 
which comes back to this commission as growth occurs. There is a 25% 
threshold. Anything above a 25% threshold of expansion and the petitioner might 
need to come back for additional permits.  
 
Mr. Morgan indicated that the school wants to grow. The building will 
accommodate more use. Chairman Brown asked how many people can be safely 
in that building at one time and with 14 classrooms that would be 280 students. 
The classrooms are designed for approximately 20 students per classroom. It 
would be easy to expand to 250 students which the school has not reached up to 
this point. Mr. Morgan indicated that with 250 students and 35 staff, the site could 
accommodate 285.  
 
Mr. Borden indicated that the petitioner was before the commission two years 
ago for an expansion of the facility. The petitioner is still in the process of 
implementing a number of the proposed items. They did not fully implement their 
landscape plan. Dead trees have been removed, specifically the east buffer 
zone. Replacement trees were to be added. They were also going to install 
landscape islands.  
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Mr. Morgan responded that the landscape is in process and they expect those 
items to be completed in the next 90 days.  
 
Mr. Borden indicated that compatibility of uses is paramount regarding the 
neighbors to the east. He states that if we can get past a few very important 
issues we will find general compliance with the ordinance is met. The quantity 
and quality of buffering with the neighborhood to the east is in question. There is 
no berm or wall or fence present which is a requirement of a Buffer Zone B. We 
need to make sure that we have compatibility of land use which is the primary 
purpose of special land use criteria. To put a berm in, the existing trees would 
need to be removed. A wall or fence might provide additional screening, which 
would be preferred. We are not encouraging that trees be removed. 
 
Additional concerns include existing peak days and hours. The school and 
church can operate independently but the concerns might be when there is 
overlap in events between the two entities. Also, public utilities and services need 
to be reviewed. This is an important standard under special land use criteria. 
There are no other external changes to the site. It is a request to utilized existing 
building space. The light fixtures might be worth review, ensuring that current 
standards are met. 
 
Mr. Morgan indicated that light fixtures were approved in 2013. The equipment 
has not changed. Commissioner McManus indicated that the minutes stated that 
the commission was not going to require change to the lighting not that the 
lighting was up to date. 
 
Signage was discussed and it was agreed that future sign permits would be 
sought.  Mr. Borden stated that the change in size does offer the planning 
commission the right to request a traffic study. 
 
Mr. Markstrom indicated that there are no physical changes to the site requested. 
Utility impacts are met with their 2013 site plan proposed. The biggest concern is 
the need for a traffic study for this site, given the number of trips to the site. Peak 
hour is either on the receiving public road or the generator on the property. This 
should not coincide with Brighton High School or Hornung on Bauer road. They 
do generate more than 100 directional trips which the ordinance states requires a 
traffic study. The Road Commission has provided traffic counts in the impact 
assessment, which appear to be from 2010 and these might be done every 
couple of years. The road commission indicated that the impact to Brighton Road 
will be minor during off peak times. There is a three lane road and three lanes in 
the driveway. Physical improvements may be difficult to make but the queueing 
and impact should be understood. They meet the threshold in ordinance for 
requiring a traffic study. They have data in their study and can update traffic 
counts. Site circulation should be analyzed as well as Brighton Road impacts and 
parking lot impacts. Traffic management plans may also be beneficial. 
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Chairman Brown asked about what road construction might occur on Brighton 
Road. Ms. VanMarter indicated that in 2017 the road is scheduled to be milled 
and replaced. There are no plans to widen the road. Regarding the fire 
department letter, the overhang, though not in current compliance, was approved 
in 2001. The remainder of the letter is in good shape.  
 
Mr. Morgan indicated that the school changed the requirements for a sprinkling 
system in the building. The entire building is being is being “sprinkled.” They will 
provide the requested turning radius. 
 
Mr. Morgan stated that a traffic assessment, a traffic statement, and a traffic 
study are referred to in the ordinance: what does the Township want to see? A 
traffic study can be completed. Mr. Morgan indicated that Mike Goryl, the 
Livingston County traffic engineer, has indicated in a recent letter that a traffic 
study would not be required since Brighton Road has existing geometry needs in 
place.  
 
Chairman Brown asked Mr. Borden what the Township wants to see. Mr. Borden 
indicated that an assessment is a lighter version of a traffic statement. Both are 
traffic studies. Chairman Brown indicated that the wording in the ordinance will 
be reviewed. 
 
Mr. Markstrom says that a traffic study would show whether the roadway can be 
improved or whether the use should be at that location or whether the community 
can live with the conditions. Mr. Morgan indicated that the road can change 
category throughout the day depending on traffic counts. Commissioner 
Mortensen indicated that he is less concerned with the site than he is the impact 
on Brighton Road. Mr. Markstrom indicated that traffic flow out of the site can 
mitigate the queue on Brighton Road.  Commissioner Mortensen asked what 
load on the site would require a traffic study.  
 
Mr. Morgan indicated that the church is a traffic generator. The wording of the 
ordinance needs to be looked at very carefully. Perhaps an onsite traffic 
circulation study might be approved by the Township engineer. Mr. Morgan 
indicated that the letter from the Road Commission is clear. “We would consider 
this a relatively minor impact on Brighton Road.” Commissioner Mortensen 
indicated that it is the Commission’s responsibility to be comfortable with the 
traffic conditions. He is not as concerned with the Road Commission as he is with 
meeting Township ordinances. Chairman Brown indicated that Brighton Road is 
a major artery. Are there going to be busses?  Mr. Morgan indicated there would 
be no busses.  
 
Mr. Morgan indicated that there are three items in Mr. Borden’s letter that appear 
to need a response. Mr. Morgan indicated that the school has maintained the 
current size for many years. The hope is to grow. The building can accommodate 
some growth. There are far more parking spots on the property than are needed. 
The parking lot is at 134%. Mr. Morgan indicated that the 2,000 capacity high 
school has been in existence for 25 years. The church was built in 1990, offering 
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many community activities. The subdivision was built in 2000. The church has 
planted many trees throughout the years. Many trees have done well.  
 
Ms. VanMarter indicated that staff will do a search of minutes for a record of the 
trees the Worden Lake Woods subdivision developer agreed to plant.  
 
Chairman Brown indicated a concern for the playground. Can the playground 
accommodate the needs of the school?  Mr. Morgan indicated that it is a very 
large playground. The playground is on the west side of the church. The Worden 
Lake Woods subdivision is on the east. Chairman Brown asked about  
“utility area” on the property. Mr. Morgan indicated that there are underground 
septic tanks on site.  
 
Commissioner Mortensen asked about driver training at the site. Will this 
accessory uses continue if the school arrives? 
 
Commissioner Morgan responded saying that the parking lot is a state licensed 
course for driver certifications. There are two certified courses in Livingston 
County, which operate Monday thru Friday, 8 to 5; the hours are a requirement of 
the state. Ninety-Five percent of the courses in the state of Michigan are at 
churches. Few large tracks of paved lots meet the requirements of an 
unobstructed 178’ x 320’ area. One requirement is that alcohol cannot be sold on 
the site. Also, ninety-five percent of the school buses in Livingston county are 
tested at this site, between 10-noon, Monday thru Friday. No motorcycle 
certifications have taken place since the Commission met in July of 2013. Back 
up beepers were also stopped. 
 
Commissioner Mortensen asked if there were issues with the size of the septic 
system. Mr. Morgan indicated there was a substantial upgrade in the size of the 
septic area. There is a substantial holding capacity.  
 
The question arose as to whether the use of the driver training was ever a legal 
use. The church has been using the parking lot for training for more than 20 
years.  
 
Chairman Brown noticed that the County Building Official was present and asked 
if he had anything to add.  
 
Mr. Jim Rowell, director of the Livingston County Building Department, spoke. 
The septic system may need more capacity. The State of Michigan does a review 
of schools. There are not a lot of changes that the County sees. However, the 
state needs to be approached. The County does not have authority to issue a  
C of O for a school. The department has reservations about issuing a C of O for 
a church that is actively enrolling and promoting to be a school.  
 
Mr. Morgan indicated that there is potentially a separate set of requirements from 
the State. Mr. Rowell indicated that some minor changes are needed.   
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Mr. Morgan responded to neighbor letters. The church has six adjacent 
neighbors. The neighbors who are sending the letters all reside across a public 
road. There appear to be seven points the neighbors are making. Neighbors 
wanted more screening at the northeast corner of the parking lot. They wanted to 
clean up the buffer zone which was done in 2014. There were issues with traffic, 
motorcycle certification, and driver’s training certifications. The motorcycle 
certification has ceased. They expressed concerns about cars parked along 
Aljoann drive and the unobstructed parking lot.  
 
Mr. Morgan continued saying that cars parked on the road are a police issue. No 
functions are allowed at the church after 10:00 p.m. A security guard was hired 
and has not had any issues. There have not been any police calls in the past two 
years from the Aljoann neighborhood. Skateboard tournaments were held before 
the subdivision was built. Approximately 600 kids go to the skate park per week. 
The skate park is highly organized and very safe. The church has not seen a 
problem. They have had security cameras. The football games are very loud 
across the street as are marching band practices. There have been three outdoor 
functions since July 2013 at the church, including a Trunk or Treat, which ended 
before dark. There was a large back to school celebration in the parking lot 
where back packs were given out. Overflow parking is permitted for the high 
school’s homecoming. Community concerts take place. The location serves as 
an election precinct for Genoa Township. Mr. Morgan indicated that there are no 
paths worn between the trees and that 2,000 people let out of Brighton High 
School in the afternoon. The kids who participate in the skate park are required 
to sign an agreement which outlines expected behavior. Mr. Morgan asked 
audience members in attendance in support of the school to stand. 
Approximately 60 people stood. 
 
Mr. Morgan indicated that he owned a surveying and engineering firm for many 
years and is a former Genoa Township Planning Commission member. The 
letters mentioned two things which are of great concern. There was a suggestion 
for a 10-foot-tall brick wall. The church has chosen not to use the public road. 
Other churches in the area have not been required to build a 10-foot wall. The 
church has reached out to children who flock to the church and they love to be 
there. The church has the largest Celebrate Recovery program in the state. 
Hundreds of kids are worked with each month and there is no charge for these 
offerings. There is “not a church in this County” that is more of a healing church 
or a caring church than Brighton Nazarene. Other churches send their people to 
The Naz for help. They are a 1,000 member congregation. Along with Celebrate 
Recovery and the skate park, the church helps provide funerals for people in the 
community. He suggests that the residents of Aljoann privatize their public road 
so they can install a gate and build their own fence.  
 
A call to the public was made with the following response: 
 
Ms. Catherine Riesterer of 2533 Spring Grove Drive, spoke as a representative 
for the Worden Lake Woods Homeowners Association. Ms. Riesterer stated that 
the residents do feel that the use of the church is not appropriate. The neighbors 
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have not felt the same type of compassion from the church which others may 
have experienced. Take note of what the experts have said. The things required 
in the 2013 site plan still are not done. This is a pattern. The church has grown 
and added this program and that program, a continual add-on. The church was 
told in 2013 by this Commission that they are doing an illegal use with driver 
training. The Commission decided it was not their role to enforce. The track 
record is not good. The data in the application is not clear. Their website 
indicates a student count of 167. They are actively seeking registrations. They 
are soliciting new students. An ad ran today on WHMI.  
 
Ms. Riesterer continued asking what exactly are they going to be using? We 
don’t have enough data for an accurate analysis. A school is not allowed in this 
zoning. High schools are only allowed in two zoning areas. There are too many 
uses existing on this one property. The consultants have said the zoning allows 
an accessory use. It may be allowed. This was not originally considered 
appropriate. Is this an accessory use? Which use takes up most of the space on 
the property? The school is doing a more intensive use than the church. Which 
use has the biggest impact on surrounding areas?  This is not a school which is 
affiliated with the church. It is completely independent. They are not an adjunct or 
extension of the church. They are leasing the facilities. There is great care being 
taken to make sure they don’t clash. They are telling parents that the lease 
agreement permits much access to the property. More information is needed for 
the commission to make a decision.  
 
Mr. Borden stated that the Township has the discretion. The ordinance states 
“shall generally be.” Commissioner McManus asked whether or not the school 
being a religious school has any bearing on what is permitted. 
 
Ms. Sherry Osterman of Brighton Township stated that she doesn’t know a lot 
about The Naz church but that she has used the parking lot many times when 
attending Brighton High School football games. Her biggest concern is traffic. 
The church next door is looking at opening a school. There is a potential school 
wanting to be a charter in the old Lindbom facility. All of these facilities are 
looking at using the same road. She is concerned about the impact of emissions 
on the local environment and traffic jam conditions. 
 
Mr. Jay Johnston, a neighbor who lives off Aljoann in the Worden Lake Woods 
subdivision indicated that he has lived in the neighborhood for one year. He has 
attended Celebrate Recovery and knows it is a good program. He has a son who 
has participated in the skate park and loves it. Driving down Aljoann, his fiancé 
almost hit a child who was running through the trees and then on to the road. The 
school might cause a 25% increase in traffic flow. Cars are going in and coming 
out. There will be a lot of wear and tear on that road. The traffic signal is difficult. 
Staggering is a great plan. But there will never be a dead zone so that they can 
get out of their neighborhood.  
 
Ms. Sue Ellen Ikens spoke. She owns two properties on State Street. She has 
four kids and the older one has enjoyed the skate park. Ms. Ikens stated that she 
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thinks it’s important to recognize the timing of the traffic, from 7:25 a.m. until 4:00 
p.m. when Hornung closes. First they were told the hours would be 8:00 a.m. to 
3:00 p.m. Then they were told the time would be staggered. What exactly are the 
precise times? Maltby has 900 students. Hornung has 400 students. And the 
high school has 1200 students. Traffic gets diverted into residential streets when 
the Brighton Road traffic increases. All these extra schools aren’t using busses. 
She saw a young woman hit a young boy when he was riding his bicycle. The 
boy was okay but people are not paying attention. They are texting. They are 
reading texts. They are on the phone. Ms. Ikens is afraid that someone is going 
to get hurt.  
 
Mr. Harry Eiss, resident on Aljoann spoke. He indicated that he wrote two letters 
and sent a second letter because there was no response to the first letter. Car 
engines are revving and motorcycles wake him up. He lives in the neighborhood 
and sees it every day. He’s been watching it for 12 years. Mr. Eiss stated that 
when they moved in they knew there was a church across the street but they 
didn’t know they were going to expand. It’s too much. There is too much activity 
going on right now. We have to turn right in order to turn left right now. The 
church offers endless lies. “They are full of contradictions. They say ‘we don’t 
have kids in the parking lot’ but then talk about the large playground.” Trees 
aren’t going to work as a screen. The trees are almost attracting the kids rather 
than stopping the kids. Considering the kinds of money they are throwing around, 
a fence isn’t going to cost much.  
 
Ms. Andrea Spanstra of Aljoann spoke saying, “I’ve given up.” She stated that 
things aren’t being done. They aren’t following through. I’m here for the safety of 
children. The traffic is horrid. I fear for my kids as they walk home. They took the 
busses away. Then a student got hit by a car and suddenly the bussing was 
back.  
 
Mr. Mike Barrett of Aljoann stated his thanks to the board for their hard work. He 
appreciates the church. There is a lot of emotion in the room. We are talking 
about a school in a residential area and traffic. He asked who in the room lives 
near the church and supports the expansion. One hand was raised. 
 
Mr. Andy Koch, state rep for AK services spoke. He stated that it is driver testing 
which takes place, not driver training. We don’t do training. We are available 
Saturday morning from 8:00 a.m. until noon. This is a public service. Only three 
organizations in Livingston County do this. We look at churches because it is a 
safe environment. We didn’t know we were violating the ordinance when it began 
21 years ago.  
 
Commissioner Mortensen asked Mr. Koch if it bothered him that there is a school 
being proposed where the testing takes place. Mr. Koch stated they are on the lot 
for 15 minutes per vehicle. We use a smaller area of the lot. We are the state 
authorized examiners which look at your school bus driver to determine if they 
are qualified to do that job. The state reviews the site once a year to ensure that 
it meets their requirements. There can be no alcohol sold or served on the 
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property used. Restrooms are available. Fax machines are helpful. If we had to 
build a parking lot to do this, we would have to charge $300-400 per test to cover 
costs like insurance and more. For the most part we have removed the backup 
beepers and the motorcycles are no longer at this location.  
 
Mr. Morgan read Commissioner Mortensen’s statement from the 2013 minutes 
which reads, “Commissioner Mortensen believes if the driver license testing is 
not an approved use, then it cannot be assumed to be an unapproved use—it’s a 
limbo item.” 
 
David Tiemann of Aljoann spoke.  As the church has grown, our problems have 
grown. We just want a little bit of privacy. We were unaware that all the 
expansion would take place. The trees that were there were double wide. The 
trees were killed by snow that had salt in it after plowing. They owed it to us to 
replace those trees. I had three kids show up on bikes that came through the 
trees. You have very little time to hit your brakes. The church needs to do more 
to control these kids that are coming from their parking lot. We want a little 
privacy. We are entitled to privacy and safety. Give us something—a six foot 
fence, something to buffer us. We are taxpayers. We are having a very difficult 
time selling our house. People do not want to live near this activity. I belong to a 
great church but there’s a lot of activity here, sometimes 24 hours a day.  
 
The call to the public was closed at 10:04 p.m. 
 
Mr. Mortensen sees two issues, landscaping and privacy which we can go back 
to. The big issue, the elephant in the room, is traffic. We need the petitioner to 
define “in and out” and the timing. How are they going to coordinate with all the 
things going on at Brighton Road? Is a traffic study a reasonable request?  
Mr. Markstrom indicated that he had enough information so that he 
recommended a traffic study.  
 
Commissioner McManus indicated that there was a differentiation between the 
type of studies and we would do a more intense study.  
 
Commissioner Mortensen asked whether the Commission has the authority to 
recommend approval of a high school. Commissioner McManus said if it’s an 
accessory use, then we do have the authority. Mr. Borden stated that we need to 
answer whether or not this constitutes an accessory use. Chairman Brown and 
Commissioner Mortensen agreed that the Township attorney should be 
consulted.  
 
Commissioner McManus asked the pastor how the school benefits the church. 
Pastor Ben Walls stated that we started the process because our core values 
were the same. We care about kids. The Christian school shares our values. We 
believe we will benefit them and they believe they will benefit us.  
 
Commissioner Grajek indicated that there is no voice here from the school. With 
clear conscience can you say to the parents that they can get in and off our site 
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with relative ease. There are going to be parents going to the school, dropping 
the kids off, and then commuting to work. The parents are the ones who are 
going to be suffering the hardship of the traffic.  
 
Mr. Morgan stated that he is not a traffic engineer but has worked with traffic 
concerns through the years more than most. He stated, “I have stood in that 
driveway at 8:00 in the morning and at 3:00 in the afternoon and the impact is 
minimal. It is a nightmare to get out of Aljoann drive. The left is difficult depending 
on whether the light is turned on or turned off. The letter from the head of the 
County at the Road Commission, Mr. Mike Goryl, has stated that he has 
computer modeling. He has already modeled the geometry of the exits and 
intersection. He has stated that the traffic impact is minor. I live on Brighton Rd. I 
understand Brighton Rd.  Mr. Morgan says that 15 minutes makes a big 
difference. He did the modeling in 2010. In 2013 they had new traffic counts and 
plugged that data in. They re-configure the traffic counts every two years. 
Recently it was every three years.  
 
Planning Commission disposition of petition 

A. Recommendation of Special Use 
B. Recommendation of Environmental Impact Assessment (03-16-15) 
C. Recommendation of Sketch Plan (05-14-14) 

 
Motion by Commissioner Mortensen to table the request of the Nazarene 
Church to sub-lease to the Livingston Christian School to the May 11, 2015 
planning commission meeting, so that the petitioner can complete the traffic 
study for review by the Township engineer and to obtain an opinion relative to the 
Township’s “approval authority” for a high school as an accessory use.  
Supported by Commissioner Figurski.  Motion carried unanimously.  
 
Administrative Business: 
• Staff report. There are several items on the May 11 agenda.  
• Approval of April 13, 2015 Planning Commission meeting minutes.  

Motion by Commissioner Figurski to approve the minutes as corrected. 
Support by Commissioner Lowe. Motion carried unanimously. 

• Member Discussion 
• Adjournment. Motion by Commissioner Figurski to adjourn this meeting. 

Support by Commissioner McManus. Motion carried unanimously.  
Meeting adjourned at 10:32 p.m. 
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