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04-27-15 Unapproved Minutes 
 

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 and Assistant Township Manager; Brian Borden of LSL Planning;  
Gary Markstrom of Tetra Tech Engineering. Approximately 80 people were in 
audience. 
 
PLEDGE OF ALLEGIANCE:  The Pledge of Allegiance was recited. 
 
APPROVAL OF AGENDA: Upon motion by John McManus and support of 
James Mortensen, the agenda was approved with the addition of introductions. 
Motion carried unanimously. Planning Commission members, staff, and 
contractors were introduced. 
 
CALL TO THE PUBLIC:  A call to the public was made 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 away. Additional plantings are planned to bring landscaping into 
conformance. Concerns were present on rooftop equipment sight lines. This 
equipment is now concealed and will not been seen. A higher parapet wall is 
planned. 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 
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plantings. A hedgerow will help to buffer. The petitioner has responded to help 
screen 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 parking will be reviewed by the 
Township attorney. 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 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. 
 
Support by Commissioner Lowe. Motion carried unanimously.  
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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 4 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 sheet wall 
to entice people to want to come in and see the product they offer. They want to 
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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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Mr. Mortensen indicated that the request is such a minor change to the property, it 
seems unnecessary to impose the landscaping requirement. Mr. Rauch indicated that 
no aesthetic opportunity is being proposed as part of the project. Mr. Stewart indicated 
that the parking lot is adequately striped. Mr. Mortensen asked about dumpsters. Where 
is it? Is it enclosed?  Mr. Stewart indicated that the dumpster is enclosed on three sides 
and that it is below the surface of the ground. The dumpster is difficult to see from the 
north because of a change in elevation and grade. 
 
A call to the public was made with no response.  
 
Planning Commission disposition of petition 

A. Recommendation of Environmental Impact Assessment. (01-09-15) 
B. Disposition of Site Plan. (11-19-14) 

 
Ms. Figurski moved to recommend approval of the environmental impact assessment 
dated January 9, 2015, saying that a notation about the barrier free parking spot should 
be added to the impact assessment. Seconded by Mr. McManus. Motion carried 
unanimously. 
 
Mr. Mortensen moved to approve the site plan dated November 19, 2014 for a proposed 
4,661 sq. ft. addition for enclosed storage, located at 1275 Grand Oaks Drive, Brighton, 
Michigan, subject to the following: 
 

1. The building materials of the expansion will match the existing building. 
2. One additional barrier free parking space will be provided.  
3. The existing dumpster will continue to be in the truck loading dock which is below 

grade. 
4. The requirements of the township engineer as specified in his letter dated 

January 30, 2015 and the requirements of the fire department in their letter dated 
February 5, 2015 will be complied with. 

5. The landscaping as presently existing will continue, although non-conforming this 
Commission finds that the changes to the site are minor enough and at the rear 
of the building thus not requiring a revision to the landscaping. 

 
Supported by Ms. Figurski.  Motion carried unanimously. 
 
 
OPEN PUBLIC HEARING #2… Request to table site plan, environmental impact, and  
PUD amendment for a proposed redevelopment of an existing outparcel to demolish  
the existing Bennigan’s Restaurant and construct a new 12,000 sq. ft. multi-tenant  
building, located at 3950 E. Grand River Avenue, Howell, Michigan 48443,  
parcel # 4711-05-400-047. The request is petitioned by RG Properties, Inc. 
 
Planning Commission disposition of petition 

A. Table request to March 9, 2015 meeting. 
 
Mr. McManus moved to table open public hearing item #2 at the request of the 
petitioner. Supported by Lowe.  Motion carried unanimously. 
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OPEN PUBLIC HEARING #2… Review of a site plan, environmental impact, and PUD 
amendment for a proposed redevelopment of an existing outparcel to demolish the 
existing Bennigan’s Restaurant and construct a new 12,000 sq. ft. multi-tenant  
building, located at 3950 E. Grand River Avenue, Howell, Michigan 48443,  
parcel # 4711-05-400-047. The request is petitioned by RG Properties, Inc. 
 
Mr. Jim Blair of RG Properties addressed the Planning Commission on behalf of  
the petitioner. Bennigan’s is closing its doors and as a result RG Properties will be 
getting the property back, which leads to this evening’s proposal. This brings changes to  
the Phase 1 PUD, including incorporating the new Red Olive restaurant building. RG 
Properties will also become the sub-lessee of the adjacent Walmart owned parking 
area, which permits improvements to be made to that area as well. 
 
The proposed building is primarily brick and masonry with some EIFS, which includes 
wood-grain tile on the front façade to provide for the corporate branding of a Panera 
Bread Restaurant. Two rows of parking in the front are also part of the PUD 
amendment. Another change includes an entry feature which acknowledges the 
Township. RG Properties has worked exhaustively with Township staff to find a location 
for this feature. MDOT and the Livingston County Road Commission indicate they will 
not allow the sign within the right of way. 
 
Ms. VanMarter stated that the original PUD called for Latson Road to be shifted to the 
West. This permitted a gateway entry sign. Then when the Phase 2 PUD came in, the 
sign was proposed to be included near the I-96 ramp. However, the final grading is 
much lower than anticipated and the sign could be put there but would be too low to be 
visible.  
 
Mr. Mortensen indicated that another proposal of equal value might be required of the 
petitioner. Mr. Blair indicated that no cost estimates were assumed previously.  
 
Mr. Grajek indicated that the Commission is interested in seeing a gateway sign.  
Ms. VanMarter explained the original proposal in Phase 1 was that the sign would exist 
on Lot A. Lot A is currently owned by RG Properties. The original Phase 1 rendering of 
the sign was shown.  
 
Chairman Brown asked about the amount of land the original sign might have required. 
Mr. Blair indicated that due to the lack of scale, an estimate is difficult. Ms. VanMarter 
indicated that RG Properties was to build the sign. Genoa Township was to maintain it.  
Phase 2 moved the sign nearer the ramp. In Phase 1, the sign was in the Lot-A vicinity. 
Mr. Blair indicated the recently proposed sign could be dressed up with endcaps and 
landscaping with uplighting to illuminate it in the evenings as shown in the original 
Phase 1 rendering.  
 
Chairman Brown indicated that it was his belief that both signs would be provided.  
Mr. Blair indicated that RG Properties is obligated to provide one.  
 
Referring to the building façade, Mr. Borden indicated that the wood grain tiles are a bit 
unusual and there is a lot of EIFS. The requirement is 80 percent natural materials. The 
front of the building does not meet 80 percent though the entire building does appear to 
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meet it. The rear façade will be highly visible. Perhaps wrapping the façade around the 
building is a possibility. The front of the building should be upgraded to increase appeal.  
 
Mr. Blair indicated that the cornice could be brought to the back of the building to the 
parapet height. Some shadow lines, a transom window effect could also be included. 
The building currently meets the natural materials requirement. The overall building 
exceeds the 80 percent outlined in the agreement.  
 
Mr. Mortensen indicated that at issue is the artistic part of the building. Mr. Blair 
indicated that material samples were not available for tonight’s meeting. Mr. Rauch 
indicated that the EIFS might mainly be covered by signage and asked about the drive 
thru. Mr. Blair indicated that the drive thru has been moved to the back of the building to 
maintain the proper stacking for the drive thru. Mr. Rauch asked whether roof-top units 
would be hidden. Mr. Blair indicated roof top units would not be visible except one. The 
one could be concealed. Mr. Rauch indicated that the back of the building is an issue. 
Mr. Blair indicated that the middle of the parapet in the back could be raised. Mr. Rauch 
asked if there was consideration for metal canopies instead of cloth. Mr. Grajek 
indicated that the aesthetic needs of the façade are not satisfied. The parapets certainly 
help. More architectural character is desirable.  
 
Mr. Borden stated he would like to see both signs, if possible. The Genoa sign feature 
at the corner of Latson and Grand River would enhance the corridor. There is also a 
question about proposed drive thru use. 
 
Mr. Mortensen indicated that the amendment for Phase 2 did allow a drive thru as a 
special use. Isn’t that a change in the language for the rest of the PUD? The concern 
with a drive thru at the neighboring Red Olive location is safe access to Grand River.  
 
Mr. Borden asked whether it is necessary to retain the Grand River curb cut at the Red 
Olive site. A drive thru might be provided if internal access was provided. 
 
Chairman Brown indicated that the space is not available for a drive thru. It’s too close 
to other driveways. Other Red Olive Restaurants do not have this feature. Why is this 
right-in, right-out desired? 
 
Mr. Jim Barnwell of Desine, Inc. addressed the Commission on behalf of Red Olive. The 
original intent was to use the Grand River access point as the main access to the 
property. The drive way is 50 feet in length. There are mature trees present on the 
property. Most customer traffic will be coming from Grand River. Mr. Mortensen asked 
who owns the drive. The driveway is part of an easement on the bank’s property which 
predates the bank ownership. The bank does not utilize the driveway. Chairman Brown 
indicated that the curb cut may be dangerous.  
 
An aerial of the property was presented and the trees were identified.  
 
Mr. Carl Volmer of the Pucci & Volmer architectural firm addressed the commission on 
behalf of Red Olive, stating that one of the reasons for the purchase of the property was 
the curb cut.  
 
Mr. Borden indicated that additional considerations for the Bennigan’s Lot 4  
re-development include the double row parking at the front of the building. Mr. Blair 
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indicated that inconvenient parking will turn customers away. People do not want to 
walk far. They just won’t go. Half of one row is patio area for a potential restaurant 
owner. Chairman Brown asked what happens in off season. Mr. Blair stated that it 
would be a raised concrete patio. Ms. Figurski asked if Panera Bread was requesting a 
drive thru. Mr. Blair indicated that Panera Bread is making that request. 
 
Mr. Rauch asked if consideration was given to making the building L-shaped. Mr. Blair 
indicated that the building was considered and it didn’t layout well at that site.  
 
Mr. Borden indicated that there are parking setbacks in the ordinance. However, the 
ordinance does permit the Commission to waive the setback. It will need authorization 
by the Commission. Also, the three wall signs being requested for tenants are not 
permitted by the ordinance. We need to be clear that the Township is not granting a 
third sign. Further, there are three outdoor patios proposed. This requires additional 
features such as tables, trash cans, umbrellas, chairs, which might benefit from 
administrative approval in the future. Ms. VanMarter indicated that this is a requirement 
in the ordinance.  
 
Mr. Borden cautioned that some consideration might be given for product advertising 
which could be placed on outdoor umbrellas in the future. Mr. Rauch asked about what 
flags would fly on the proposed Genoa gateway feature. Mr. Blair indicated that the 
American flag is flying at all other RG Properties locations and it will be good to add  
this one. 
 
Discussion took place regarding the Red Olive site. Ms. VanMarter indicated that the 
original PUD prohibits the use of Grand River access if internal access to the PUD takes 
place. Chairman Brown asked if there is an economic reason to have the driveway 
available to Grand River. Mr. Barnwell indicated that the Grand River curb cut is a 
convenience issue for customers. The Ann Arbor Red Olive access is internal and it is 
one of the slower selling stores.  
 
Mr. Mortensen asked about the driveway easement for Red Olive. Ms. VanMarter 
indicated that driveway exists on an exclusive easement on property owned by the 
bank. An attorney would need to weigh in but it is the property of the bank. Mr. Barnwell 
indicated that the applicant was originally planning a standalone parcel not an 
annexation into the PUD.  
 
Mr. Mortensen acknowledged that the Lot 4 multi-tenant building site is an important 
corner in the Township. And it might be important that building materials match the 
existing buildings in the PUD.  
 
A call was made to the public with no response.  
 
Planning Commission disposition of petition 

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

 
Mr. Mortensen moved to table the site plan dated December 23, 2014 and the 
environmental impact assessment dated December 1, 2014, for a redevelopment of the 
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existing Bennigan’s Restaurant to construct a new 12,000 sq. ft. multi-tenant building, 
located at 3950 E. Grand River Avenue, based on the following: 
 

1. Requests by Commission of upgrade of materials and to the building. 
2. Revisions to the submitted PUD Agreements to address issues regarding the 

lack of entrance sign to the Township in the vicinity of the Latson Road 
interchange crossing 

3. Concerns in the PUD Agreement regarding continuation of the access to Grand 
River for the Red Olive property.  

4. Improve the look of the building on this marquee corner and dress up the back of 
the building. 

 
Supported by Ms. Figurski. Motion carried unanimously. 

 
Mr. Grajek indicated that as a marquee location in our community, there are many ways 
that this corner could be featured. The back of the building is something that could 
benefit from negotiation. The front façade is a big concern. Mr. Mortensen indicated that 
a staff meeting might take place with three members of the Planning Commission 
present.  
 
 
OPEN PUBLIC HEARING #3… Review of a rezoning, PUD amendment, site plan, and 
environmental impact assessment for a proposed 3,848 sq. ft. Red Olive Restaurant, 
located at 3838 E. Grand River Avenue, Howell, # 4711-05-400-025. The request is 
petitioned by PKJJ, LLC. 
 
Mr. Jim Barnwell of Desine, Inc. addressed the Planning Commission on behalf of the 
petitioner. The existing building was built in the middle of a farm field in the 1990s. 
Current conditions were caused by others and not the property owners. The current 
owner’s intent behind the recent purchase was to not become part of the PUD. The 
petitioner recognizes the desire of the Township and RG Properties to incorporate the 
parcel into the PUD. The petitioner would like to keep a right-in right-out access to 
Grand River and join the PUD. The existing building will be removed. The petitioner 
would like to preserve the existing landscaping as much as possible. The proposed 
building is approx. 1,000 sq. ft. larger than the existing building, predominantly brick and 
stone. There is no drive-thru proposed. The petitioner is asking for a sign in the front 
and in the rear. The engineer and fire department concerns are readily complied with. 
Proposed parking provides what is required. Larger vehicles are not expected at this sit-
down restaurant. Vegetation is grown and substantial on both sides. The intent of the 
ordinance is met though the landscaping requirement is not quite met.  
 
Mr. Borden indicated that point number one in his letter can be stricken regarding use 
calculations. Also, there are some parallel parking spaces in the parking lot. Parallel 
parking is difficult for most people and is somewhat unusual. The southerly space would 
be difficult to use. Mr. Barnwell indicated that employees would be parking in the 
parallel spaces. The possibility of angled parking was discussed. Snow storage would 
be in the corners of the lot. 
 
Mr. Borden indicated that becoming part of the PUD will permit shared parking within 
the PUD. There are some deficiencies in the landscaping plan but the applicant’s intent 
is to preserve what is there which helps accommodate those deficiencies. New 
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April 24, 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 4/20/15) proposing the 
construction of a new drive-through restaurant (Panera) for the 2.03-acre site formerly occupied by 
Bennigan’s. 
 
The site is located at the southwest corner of Grand River Avenue and Latson Road within Phase I of the 
Livingston Commons PUD, which is zoned NR-PUD.  We have reviewed the proposal in accordance 
with the applicable provisions of the Genoa Township Zoning Ordinance. 
 
As a side note, the Planning Commission tabled the request at their April 13, 2015 meeting allowing the 
applicant to modify the plans.  Of specific concern was the potential traffic conflict/congestion in between 
the two proposed drive-through restaurants. 
 
A. Summary 

 
1. The project proposes several amendments to the PUD Agreement. 
2. The Planning Commission has approval authority over the building elevations, including materials 

and colors.   
3. The height of the parapet must be sufficient to screen views of roof-mounted equipment. 
4. In our opinion, the revisions to vehicular circulation represent a vast improvement in the proposal. 
5. The Commission may wish to require additional greenbelt plantings to improve the appearance of the 

site and mitigate the proposal for more front yard parking than was originally allowed/expected. 
6. We defer to the Township Engineer as to whether a traffic impact study is warranted. 

 

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

Subject: Redevelopment of Livingston Commons Lot #4 – Site Plan Review #5 
Location: Southwest corner of Grand River Avenue and Latson Road 
Zoning: NR-PUD Non-Residential Planned Unit Development District 



Genoa Township Planning Commission 
Livingston Commons Lot #5 
Site Plan Review #5 
Page 2 
 

 
Aerial view of site and surroundings (looking north) 

 

B. Proposal 
 
The applicant requests site plan review/approval for a new drive-through restaurant, which has been 
identified as Panera Bread.  The plans also show a future drive-through restaurant on the west side of Lot 
#4. 
 
Drive through restaurants would typically require special land use approval; however, proposed 
amendments to the PUD Agreement would permit 2 drive-through restaurants on Lot #4 (to be divided 
into 4A and 4B), with future drive-through restaurants allowed in Livingston Commons with special land 
use approval (regardless of the 500-foot spacing requirement). 
 
C. PUD Agreement 
 
Similar to previous submittals, the applicant proposes amendments to the existing PUD Agreement.  
Changes proposed include: 
 

 Inclusion of the Red Olive site into the PUD; 
 Separation of Lot #4 into two lots – 4A and 4B; 
 Allowance for two drive-through restaurants on Lot #4 without the need for special land use 

approval; 
 Allowance for future drive-through restaurants with special land use approval, but removal of the 

500-foot spacing requirement; and 
 Allowance for two rows of parking in the front yard of Lot #4. 

 
As was previously discussed, inclusion of the Red Olive site is logical and will allow internal cross-
access.  Additionally, the inclusion of two drive-through restaurants on Lot #4 is not expected to be 
harmful given the site has no direct access to either main roadway and future drive-through restaurants 
will require special land use review to determine their potential impacts. 
 
The proposed change allowing an increase in front yard parking can be mitigated by ample greenbelt and 
parking lot landscaping. 
 
 

Lot #4 
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D. Use Conditions (Drive-through Restaurant) 
 
Section 7.02.02(j) provides the following conditions for drive-through restaurants: 
 
1. Principal and accessory buildings shall be setback fifty (50) feet from any adjacent public right 

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

minimum of five hundred (500) feet from any other lot containing a drive-through restaurant. 
 
Proposed changes to the PUD Agreement would allow drive-through restaurants regardless of spacing 
between uses. 
 
3. Only one (1) access shall be provided onto any street. 
 
Lot #4 does not have direct access to either Grand River Avenue or Latson Road.  Vehicular access to this 
part of the development will be via the existing interior service drive, which provides access to both 
public roadways. 
 
4. Such restaurants constructed adjacent to other commercial developments shall have a direct 

vehicular access connection where possible. 
 
The site plan includes internal access points to the remainder of the Livingston Commons development. 
 
E. Site Plan Review 
 
1. Dimensional Requirements.  As described in the table below, the proposed Panera Bread complies 

with the dimensional standards for this PUD: 
 

District 

Lot Size  Minimum Setbacks  (feet)  
Max. 

Height Lot Coverage Lot 
Area 

(acres) 

Width 
(feet) 

Front 
Yard 

Side 
Yard 

Rear 
Yard Parking 

NR-
PUD 1 150 70 15 50 20 front 

10 side/rear 35’ 35% building 
75% impervious 

Proposal 2.03 270 
(Latson) 

112 (Grand River) 
96 (Latson) 

134 (NW) 
145 (S) 71 (SW) 

 20 front 
10 side 
25 rear 

19’-8” 6.6% building 
70.2% impervious 

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

subject to review and approval by the Planning Commission.   
 
The proposed building is constructed of brick, which is consistent with the requirements in the PUD 
Agreement.  Color renderings presented at the April 13, 2015 Planning Commission meeting 
demonstrated a well-designed building with architectural interest and high quality materials. 

 
As was discussed at the previous meeting, the applicant must ensure that the height of the parapet 
wall will fully screen any view of rooftop-mounted equipment. 
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9. Exterior Lighting.  The submittal includes a lighting plan (Sheet C-6.0), which proposes the 

installation of 4 new light poles and 7 new light fixtures on existing poles.  The table identifies 3 
different types (A-1, A-2 and A-3), although there is no indication of any wall mounted fixtures. 
 
The details on Sheets C-6.0 and C-6.1 are compliant with the requirements of Section 12.03.  
Additionally, the photometric readings on Lot #4 are within that allowed by Ordinance. 

 
10. Signs.  In total, the submittal includes 3 monument signs (2 existing structures with new sign faces 

added and 1 new sign for the future restaurant) and 2 wall signs.  Two menu boards and 3 drive-
through signs are also shown proposed.   
 
The Ordinance allows up to 2 menu boards with a maximum size of 16 square feet per board and 
directional signs with no advertising are allowed at driveways.  Any proposed signage in excess of 
current Ordinance standards should be addressed within the PUD Agreement.  
 
A sign permit is required prior to installation of any new signage. 
 

11. Impact Assessment.  The previous submittal included an updated Impact Assessment (dated 
3/25/14).  In summary, the Assessment notes that the project is not anticipated to adversely impact 
natural features, public services/utilities, surrounding land uses or traffic.  The revised Assessment 
includes a trip generation comparison. 

 
As was discussed at the previous meeting, we will defer to the Township Engineer as to whether a 
more detailed traffic impact study is needed. 
 

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 
  Page 2  

       Panera Bread 
                                                                                                        Lot 4 of Livingston Commons Redevelopment 

3950 E. Grand River   
Site Plan Review 

8. The location of a key box (Knox Box) shall be indicated on future submittals.  The Knox box 
shall be located adjacent to the front door of the structure.  (Knox Box to be installed 
adjacent to the rear kitchen exit door, no more than 66” above grade.) 

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

architect, on-site project supervisor.  (Corrected on Plan. Contractor information to be 
provided at time of construction.) 

 
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. 
 
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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STATE OF MICHIGAN 
COUNTY OF LIVINGSTON 

TOWNSHIP OF GENOA 
 
 

AMENDMENT TO PLANNED UNIT DEVELOPMENT AGREEMENT 
 
 This Amendment to Planned Unit Development Agreement is made and entered into this 
___ day of _____________, 2015, by RLG HOWELL LLC, a Michigan limited liability 
company, and GCG HOWELL LLC, a Michigan limited liability company, both of 10050 
Innovation Drive, Suite 100, Dayton, Ohio 45342 (collectively, “Owner”); PKJJ, LLC, a 
Michigan limited liability company, of _____________________________ (“PKJJ); and 
GENOA CHARTER TOWNSHIP, a Michigan municipal corporation, 2911 Dorr Road, 
Brighton, Michigan 48116 (“Township”). 
 

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

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

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

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

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

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

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

 
Further, Owner and Township have agreed to amend the provisions of the Phase I PUD 

and Phase II PUD regarding pylon signage and the construction of a Township identification 
sign. 
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Further, Owner and Township have now agreed to amend the provisions of the Phase I 

PUD Agreement to provide for the reconfiguration of Lot #4 into two (2) separate lots, to be 
known as Lot #4A and Lot #4B. 

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

II PUD to subject the Red Olive Parcel thereto; to modify the signage provisions; and to reflect 
the reconfiguration of Lot #4 into two (2) separate lots, all pursuant to the terms contained 
herein. 

 
NOW, THEREFORE, Owner and PKJJ, in consideration of the mutual promises 

contained in this Agreement, hereby agree as follows: 
 
1. Article 1, General Terms of Agreement, subsection 1.5, shall be amended to add the 
following additional paragraph D: 
 

D. The configuration of Lot #4 shall hereby be modified to divide Lot #4 into two (2) 
separate parcels for all purposes under the Phase I PUD, which shall be known as 
Lot #4A and Lot #4B respectively, and depicted on Exhibit B attached hereto. 
Township acknowledges that this modification does not substantially increase the 
impact on adjoining properties or facilities and that the Remote Parking Area is 
not required for the operation of the Wal-Mart on Lot #1.  Township hereby 
agrees that the parking space contained in the Remote Parking Areas shall be 
counted as parking spaces for the use of Lot #4A and Lot #4B.  Township hereby 
approves the setbacks and configuration of improvements on Lot #4A and Lot 
#4B as depicted on Exhibit B attached hereto.  Owner acknowledges that Lot #4A 
and Lot #4B shall remain subject to the terms of the Phase I PUD except as 
otherwise set forth herein.  Owner reserves the right to configure Lot #4A and Lot 
#4B further to include the Remote Parking Areas adjacent to said Lots.  Township 
acknowledges that if such lots are incorporated into Lot #4A and Lot #4B, same 
shall not substantially increase the impact upon adjoining properties or facilities. 

 
2. Article I, General Terms of Agreement of the Phase I PUD, shall be amended to add the 
following additional subsection: 
 

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

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

 
Drive through restaurant facilities may be allowed on Lot #4A and Lot #4B as 

depicted on Exhibit B attached hereto.  Additional drive through restaurant facilities may 
be allowed on all parcels within five hundred feet (500’) of each other, subject to Special 
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Land Use approval by Township, including the Special Use Requirements as outlined in 
the Special Land Use Regulations as they may exist from time to time.  Township and 
Owner agree that this use shall be considered upon providing that the stacking or queuing 
of such drive through restaurant facilities shall be sufficient to accommodate expected 
peak volumes and to minimize conflict with the internal road network located on the 
Property, as well as any public roadways.  Provided, however, no drive through shall be 
permitted on the Red Olive Parcel.   

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

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

 
5. Article VI, Site Improvements, subsection 6.5(a) shall be amended to delete the following 
second sentence:   
 

No parking in the front yard of Lot #4 shall be permitted except one row or less of 
“tease” parking, which shall be allowed.         

 
6. Article VI, Site Improvements, subsection 6.5(b) of the Phase I PUD, and subsection 
6.4(B) of the Phase II PUD, shall each be deleted, it being acknowledged that Owner shall have 
no obligation to Township to provide an entranceway landmark pursuant to the Phase I PUD or 
the Phase II PUD because such location or locations are not available for such signage.  The 
following shall be inserted instead:  
 
 The Owner shall pay to Township the sum of Twenty-Five Thousand and 00/100 Dollars 
($25,000.00) within forty-five (45) days after building permits are issued for the new 
improvements to be constructed on Lot #4A and Lot #4B.   In consideration of such payment, 
Owner shall have no obligation to install a Township identification sign and instead Township 
shall install and maintain the Township identification sign at Township’s expense.  The 
Township identification sign shall be installed within the twenty foot (20’) set back on Owner’s 
Lot A and shall be constructed as depicted on Exhibit C attached hereto.  The Township 
identification sign shall be a maximum of six feet (6’) in height and shall be oriented so as to be 
most visible from Latson Road.  Easements for such construction and maintenance of a 
Township Identification sign shall be granted and accepted at the time that the Twenty-Five 
Thousand and 00/100 dollars ($25,000.00) is paid to Township.   
  
7. Article 7, Design of Building and Signs, subsection 7.2, Signage, shall be amended to add 
the following additional paragraph: 

 
Lot #4A and Lot #4B shall be treated as separate parcels, and as such Lot #4A and 

Lot #4B shall each be entitled to separate signage as described herein.  Lot #4A shall retain 
the existing two (2) monument signs.  Lot #4B shall be entitled to one (1) additional 
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monument sign for business operations thereon comparable in size to the signs located on Lot 
#4A. 

 
8. Article VII, Design of Building and Signs, subsection 7.2, Signage, shall be amended to 
delete the fourth sentence regarding the highway signs and the following sentences shall be 
placed in its stead: 
 

There shall be permitted one (1) pylon sign of a maximum of three hundred (300) 
square feet, not to exceed 42’ in height, advertising users in both Phase I and Phase II, as 
depicted on Exhibit D attached hereto.  Additionally, the owner of the Red Olive Parcel 
may install a monument sign abutting Grand River Avenue and other signs as may be 
permitted under the Declaration. 

 
 APPROVED by Owner and PKJJ on this ___ day of ________________, 2015. 
 
WITNESSES:      RLG HOWELL LLC, a Michigan limited  
       liability company 
 

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

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

GCG HOWELL LLC, a Michigan limited  
       liability company 
 

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

 
 

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

The foregoing instrument was acknowledged before me the ___ day of 
________________, 2015, by Randall L. Gunlock, Trustee under the Amended Revocable Trust 
Agreement Dated May 30, 2013, Randall L. Gunlock, Grantor, Managing Member of RLG 
Howell LLC, a Michigan limited liability company, on behalf of the company. 
 
 
       _______________________________ 
       Notary Public 
 
 
 
 
STATE OF    ) 
     ) SS: 
COUNTY OF    ) 
 

The foregoing instrument was acknowledged before me the ___ day of 
________________, 2015, by Glenn C. Gunlock, Managing Member of GCG Howell LLC, a 
Michigan limited liability company, on behalf of the company. 
 
 
       _______________________________ 
       Notary Public 
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STATE OF    ) 
     ) SS: 
COUNTY OF    ) 
 

The foregoing instrument was acknowledged before me the ___ day of 
________________, 2015, by _____________________________, the 
___________________________ of PKJJ, LLC, a Michigan limited liability company, on behalf 
of the company. 
 
 
       _______________________________ 
       Notary Public 
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 APPROVED by the Township Board for the Township of Genoa on the ___ day of 
_____________, 2015, at a meeting duly called and held. 
 
WITNESSES:      TOWNSHIP OF GENOA: 
 
 
_____________________________    _______________________________  
       By:  
____________________________   Its:  
 
 
_____________________________    _______________________________  
       By:  
____________________________   Its:  
 
 
 
STATE OF    ) 
     ) SS: 
COUNTY OF    ) 
 

The foregoing instrument was acknowledged before me the ___ day of 
________________, 2015, by __________________________, who was duly authorized by the 
Genoa Township Board to sign this Amendment on behalf of Genoa Township and who 
acknowledged the same to be his/her free act and deed. 

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

The foregoing instrument was acknowledged before me the ___ day of 
________________, 2015, by __________________________, who was duly authorized by the 
Genoa Township Board to sign this Amendment on behalf of Genoa Township and who 
acknowledged the same to be his/her free act and deed. 

 
 
       _______________________________ 
       Notary Public 
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EXHIBITS 
 
Exhibit A Legal Description of Red Olive Parcel 
 
Exhibit B Depiction of Lot #4A and Lot #4B 
 
Exhibit C Township Identification Sign 
 
Exhibit D Depiction of Pylon Sign  
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STORE NUMBER

PROJECT MANAGER

DATEDATECHECKED BY ARTIST

DRAWING NAME

APPROVALS

Engineering
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Estimating

WORK ORDER NUMBER(S)

Signatures Required Before Release to Production

DATE

DATE

DATE

BY

BY

BY

REVISIONS

1

2

3

4

5

6

7

8

9

10

11

12

NO. BY DATEDESCRIPTION

676 GEORGE WASHINGTON HIGHWAY

LINCOLN, RI  02865-4255

401-334-9100 401-334-7799

www.mandevillesign.com

CLIENT

PHONE

ARTWORK EXCLUSIVE PROPERTY OF

FAX

WEB

Production

Quality Control

VM PRODUCT NUMBER(S)

DATE

DATE

BY

BY

1917SINCE

WD

rev. monument sign layout 04/03/15GL

DO NOT SCALE DRAWING

Grand River Ave.

& Latson Rd.

HOWELL, MI

#27065-2

Z-035.9

03/18/15

Jim F.

#1936

NOTE:  PANERA BREAD TO HAVE TOP PANEL ON ONE MONUMENT SIGN AND BOTTOM PANEL ON THE OTHER.  BOTH SIGNS ARE 2 SIDED

Drive Thru

PANERA BREAD PANELS (4) ON LANDLORD MONUMENT SIGNS (2):

• FACE MATERIAL PER LANDLORD SPECIFICATIONS
• FACE BACKGROUND COLOR: MATCH
PANTONE #5757u GREEN (OPAQUE)

• (WHITE) “PANERA BREAD” w/ (BLACK) OUTLINES
• (PMS-1355u PEACH) MOTHER BREAD
w/ (BLACK) LOGO DETAILS

• (WHITE) “®” REGISTERED SYMBOL
• (BLACK) “DRIVE-THRU” LETTERS ON
(WHITE) BACKGROUND

Drive Thru



The 2" SSL Wall-mount Accent luminaire employs solid state technology to 
provide small scale LED solutions for canopy and sign lighting. All components 
are encapsulated inside a single small and attractive enclosure designed for 
superior thermal performance in weather resistant applications. Offered in a 
choice of light output levels, finishes, and color temperatures with a range of 
mounting and light control accessories, 2" SSL Accent will perform as speci-
fied. It's aluminum construction and solid-state light source will provide years 
of efficient service.

(F)281-997-5441www.amerluxexterior.com 5220 Shank Rd. Pearland, Texas 77581 (T) 281.997.5400

Labeling:
Electrical:
Input voltage 120v-277v auto-sensing
Dimmable at 120v only
Reverse phase ELV
Power consumption 10w

Construction:
• Separately sealed optical chamber and integral driver chamber IP67
• Easy “two-screw” integral driver access, does not disturb optical 
• chamber seal
• Epoxy encapsulated electrical wire pass-through anti-wicking barrier
• Flush lens prevents puddles/water deposits in upward facing applications
• Yoke mount provides 360˚ horizontal, 200˚ vertical adjustment
• Locking horizontal pivot system to yoke features all stainless steel 
• construction for exceptional strength
• Knurled knob tool-less vertical aiming lock, with tamper-resistant 
• tooled locking after final aiming
• Black satin polyester powder paint is standard, 

Type 3 marine-grade anodized finish optional
• Finned heat-sink housing provides exceptional thermal management

WMA2
LED

PROJECT:

TYPE:

Electrostatic sensitive device.
observe precautions for handling

Part String 

Example: WMA2 / 32 / 15 / BK 

Ordering Information 

Model # 

WMA2
WMA2-R

CCT

27 (2700)
30 (3000)
35 (3500)

Finish

BK - Black
BA - Black Anodized 

HGS2
Half Glare Sheild

AccessoriesBeam Spread

15°, 20°
30°, 40°

60°

Symmetric
Filter

60x10
60x30
90x60

Asymmetric
Filter

2.16"

4.26"

Optics:
Lumen maintenance: 70% @ 50,000 hours
Available in a variety of axial beams in
combination with light shaping filters
HGS - Half external glare-shield field installable, 
360˚ adjustable/lockable

WAC2

5"

36"

REMOTE
DRIVER

WAC2-R
(remote driver)

36"

3.70"

2.16"

6.02"

WMA2
(Integral driver)

WMA2-R
(Remote driver)



(F)281-997-5441www.amerluxexterior.com 5220 Shank Rd. Pearland, Texas 77581 (T) 281.997.5400

Notes:

TYPE:

IES FLOOD REPORT
PHOTOMETRIC FILENAME : AC2-30-15.IES
AXIAL CANDELA DISPLAY

HV

Maximum Candela = 4596.332   Located At Horizontal Angle =-1, Vertical Angle = 0
H - Horizontal Axial Candela
V - Vertical Axial Candela

1149

2298

3447

4596

IES FLOOD REPORT
PHOTOMETRIC FILENAME : AC2-30-60 FIXED.IES
AXIAL CANDELA DISPLAY

86

172

258

344

HV

Maximum Candela = 344.443   Located At Horizontal Angle =-3, Vertical Angle =-3
H - Horizontal Axial Candela
V - Vertical Axial Candela

IES FLOOD REPORT
PHOTOMETRIC FILENAME : AC2-30-30 FIXED.IES
AXIAL CANDELA DISPLAY

Maximum Candela = 781.19   Located At Horizontal Angle =-1, Vertical Angle =-1
H - Horizontal Axial Candela
V - Vertical Axial Candela

HV

195

391

586

781

IES FLOOD REPORT
PHOTOMETRIC FILENAME : AC2-30-40 FIXED.IES
AXIAL CANDELA DISPLAY

Maximum Candela = 716.649   Located At Horizontal Angle = 0, Vertical Angle = 0
H - Horizontal Axial Candela
V - Vertical Axial Candela

HV

179

358

537

717

IES FLOOD REPORT
PHOTOMETRIC FILENAME : AC2-30-60X10 FIXED.IES
AXIAL CANDELA DISPLAY

Maximum Candela = 964.386   Located At Horizontal Angle =-7, Vertical Angle = 0
H - Horizontal Axial Candela
V - Vertical Axial Candela

HV

241

482

723

964

LUMINAIRE

WMA2-30-15
WMA2-30-30
WMA2-30-40
WMA2-30-60
WMA2-30-60X10
WMA2-30-60X30
WMA2-30-90X60

LUMENS

498
378
337
328
385
345
375

WMA2
LED

Complete photometric data (ies format) available upon request
Data represents the use of light shaping filters

IES FLOOD REPORT
PHOTOMETRIC FILENAME : AC2-30-60X30.IES
AXIAL CANDELA DISPLAY

Maximum Candela = 515.806   Located At Horizontal Angle = 0, Vertical Angle = 0
H - Horizontal Axial Candela
V - Vertical Axial Candela

HV

258

387

129

516

HV

82

164

245

327

IES FLOOD REPORT
PHOTOMETRIC FILENAME : AC2-30-90X60.IES
AXIAL CANDELA DISPLAY

Maximum Candela = 327.191 Located At Horizontal Angle =-11, Vertical Angle =-5
H - Horizontal Axial Candela
V - Vertical Axial Candela



H o u s i n g : One piece die-cast low copper aluminum in acylindrical shape with integral cooling fins over the entirelength, and .100" minimum wall thickness. One piecesilicone gasket between housing and lens frame.L e n s F r a m e : One piece die-cast low copper aluminumwith integral cooling fins, .100" minimum wall thickness,mates with housing to create a continuous cylindrical shape.5/32" thick clear tempered glass lens is sealed to the lens frameby a one piece stamped silicone gasket. Lens frame securesto housing by two stainless steel recessed captive allen-headscrews.S w i v e l : Die-cast aluminum with integral locking teethproviding 6° adjustment intervals and K" NPSM plus solidbrass locknut for mounting. Clear anodized prior tochromate conversion coating for added corrosion resistance.F a s t e n e r s : Stainless steel, recessed captive allen-head screws.R e f l e c t o r : Specular Alzak® aluminum optical componentsmounted to aluminum frame. S o c k e t : 4KV porcelain medium base (T-10 Incandescentand H.I.D.); T-4 Mini-can (Halogen); 13w GX23-2 2-pinbase, 42w GX24q-3 4-pin base (Fluorescent).B a l l a s t : All electrical components are UL and CSArecognized with leads extending out of the swivel splicecompartment. Normal power factor ballast rated -32°Fstarting (13 watt Twin Tube Fluorescent); High power factorballast rated 0°F starting (42 watt Triple Tube Fluorescent);Reactor - High power factor with starting temperatures of -40°F. for HPS and -20°F. for MH lamp modes. For MH/120volt, a step-up transformer is provided. For HPS/277 volt, astep-down transformer is provided (H.I.D.). F i n i s h : Super TGIC thermoset polyester powder coat paint,2.5 mil nominal thickness, applied over a chromateconversion coating; 2500 hour salt spray test endurancerating. Standard colors are Black, Dark Bronze, Light Gray,Platinum Silver, Verde Green or White. Custom colors areavailable and subject to additional charges, minimumquantities and longer lead times. Consult representative.C e r t i f i c a t i o n : UL Listed to U.S. and Canadian safetystandards for wet locations. Fixture manufacturer shallemploy a quality program that is registered to ISO 9001standard.C A U T I O N : Fixtures must be grounded in accordance withlocal codes or the National Electrical Code. Failure to do somay result in serious personal injury

S p e c i f i c a t i o n s
C F L

Compact Floodlightsrevision 1/22/01 • cfl.pdfA p p r o v a l s :T y p e :J o b :F i x t u r e C a t a l o g n u m b e r : D a t e :P a g e : 1 o f 6/ /
Fixture Electrical Module Finish

See page 2

9" Max.at max.back tilt5    "649

C F L Models50 to 70 watt H.I.D.Medium Base Lamps13 to 42 watt Compact Fluorescent60 watt Incandescent150 watt Halogen
Maximum weight: 13 lb

D i m e n s i o n s
F R O N TS I D E 2N"2J"

30°
145°

K" NPSM

6"

5"B 10K"

0° VerticalA I M I N G R A N G E
© 2 0 0 1 K I M L I G H T I N G I N C . • P . O . B O X 6 0 0 8 0 , C I T Y O F I N D U S T R Y , C A 9 1 7 1 6 s 0 0 8 0 • T E L : 6 2 6 / 9 6 8 s 5 6 6 6 • F A X : 6 2 6 / 3 6 9 s 2 6 9 5 5 6 0 7 3 0 1 0 2 2

F i x t u r e O p t i o n s :
Ordered Separately from FixtureSee pages 3M o u n t i n g O p t i o n s :
Ordered Separately from FixtureSee pages 4-6



Fixture

Cat. No. designates CFL
fixture and beam pattern. 

Single fixture EPA:
0.3 (45° tilt)
0.5 (Face on)

Electrical Module

HPS = High Pressure 
Sodium

MH = Metal Halide
PL = Compact

Fluorescent
INC = Incandescent

HAL = Halogen

Finish

Super TGIC powder coat
paint over a chromate
conversion coating.

Cat. Nos. for Electrical Modules available:

Page: 2 of 6

Type:

Job:

Standard Features

CFL
Compact Floodlights

revision 1/22/01 • cfl.pdf

© 2001 KIM LIGHTING INC. • P.O. BOX 60080, CITY OF INDUSTRY, CA 91716-0080 • TEL: 626/968-5666 • FAX: 626/369-2695 5607301022

l 50HPS120 l 70HPS120 l 50MH120 l 70MH120

l 50HPS277 l 70HPS277 l 50MH277 l 70MH277

Lamp E-17, Clear E-17, Clear E-17, Clear E-17, Clear

Socket Medium Base Medium Base Medium Base Medium Base

ANSI Ballast S-68 S-62 M-110 M-98
Type

l 13PL120

l 13PL277

Lamp Twin Tube, Coated

Socket Gx23-2 2-pin Base

l 60INC120 l 150HAL120

Lamp T-10, Coated T-4, Clear

Socket Medium Base Mini-can Base

1 Custom colors subject to additional charges, minimum quantities and extended lead times. 
Consult representative. Custom color description:

Color: Black Dark Bronze Light Gray Platinum Silver White 1Custom Color

Cat. No.: l BL-P l DB-P l LG-P l PS-P l WH-P l CC-P

l 42PL120

l 42PL277

Lamp Triple Tube, Coated

Socket Gx24q-3 4-pin Base

NOTE: For CFL1 only.

NOTE: For CFL1 only. 
42PL operates 26, 32, and 42 watt lamps at 120 thru 277
volts (50-60 Hz).

Lamp Lamp Line
Watts Type Volts

50 HPS 277

Beam Pattern: Wide Flood Narrow Spot

Cat. No.: l CFL1 l CFL6
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Type:

Job:

Fixture Options
Ordered Separately from Fixture

Extruded aluminum, fully adjustable doors with anti-
reflection baffles. Individually swiveled and secured on a
stainless steel frame. Easily attaches to pre-drilled holes in the
lens frame with stainless steel screws. Provides beam and
glare control.

CAUTION: Not recommended for ground mounted fixtures
in vandal prone areas.

Cat. No.
l BD-CFL/BL-P Black
l BD-CFL/DB-P Dark Bronze
l BD-CFL/LG-P Light Gray
l BD-CFL/PS-P Platinum Silver
l BD-CFL/WH-P White

Formed .062 thick aluminum. Easily attaches to pre-drilled
holes in the lens frame with stainless steel screws. Provides
moderate shielding for glare control.

Cat. No.
l FH-CFL/BL-P Black
l FH-CFL/DB-P Dark Bronze
l FH-CFL/LG-P Light Gray
l FH-CFL/PS-P Platinum Silver
l FH-CFL/WH-P White

Barn Doors

Cat. No. (see right)

l No Option

Fixed Hood

Cat. No. (see right)

l No Option

Full Shield

Cat. No. (see right)

l No Option

CFL
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10G"
3K"

4C"

Formed .062 thick aluminum. Easily attaches to pre-drilled
holes in the lens frame with stainless steel screws. Provides
moderate shielding for glare control.

CAUTION: Do not use in locations where leaves and trash
can collect inside shield.

Cat. No.
l FS-CFL/BL-P Black
l FS-CFL/DB-P Dark Bronze
l FS-CFL/LG-P Light Gray
l FS-CFL/PS-P Platinum Silver
l FS-CFL/WH-P White

10G"
3K"

4C"



3L" Dia.

K" NPSM

Fixture

Mount 3"

K"
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3"

K"

15E"

3L" Dia.

K" NPSM

Fixture

Mount

18"

6" MIN.
12" MAX.

3" Dia.

K" NPSM
Fixture
Mount
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Die-cast brass with K" NPSM fixture mount and die-cast cover. Internal
set screw provided for locking position. 21 cu in. internal volume.

l JBR-2 (2) K" NPT in bottom
l JBR-3 (2) L" NPT in bottom
l JBR-21 (2) K" NPT in sides, (2) K" NPT in bottom
l JBR-24 (4) K" NPT in sides, (2) K" NPT in bottom

NOTE: All side taps provided with plugs.

25 Year Limited Warranty:

Solid brass Junction Boxes are warranted for 25 years, from date of
sale, against manufacturing defects and failure due to corrosion.

Application Notes

• Creates a flush-mounted appearance.
• May be cast in concrete for increased stability.

CAUTION: Fixture stem and swivel must not contact soil or
standing water. Provide drainage away from Junction Box.

Die-cast brass with K" NPSM fixture mount and die-cast cover. Internal
set screw provided for locking position. 21 cu in. internal volume.

l JBR30 (2) K" NPT in bottom, (2) 19" long stakes
l JBR32 (2) K" NPT in bottom, 9' (SJTW-A) 3 wire cord and plug.

NOTE: JBR32 for use with incandescent, halogen, and fluorescent
fixtures only.

25 Year Limited Warranty:

Solid brass Junction Boxes are warranted for 25 years, from date of
sale, against manufacturing defects and failure due to corrosion.

Application Notes

• Creates a flush-mounted appearance.
• May be cast in concrete for increased stability.

CAUTION: Fixture stem and swivel must not contact soil or
standing water. Provide drainage away from Junction Box.

3" O.D. by .188" wall cast low copper aluminum with
K" NPSM fixture mount and hand hole with flush cover.
Internal set screw fixture lock accessible through hand
hole. Internal ground lug supplied with installed lead.

Cat. No.
l SM18/BL-P Black
l SM18/DB-P Dark Bronze
l SM18/LG-P Light Gray
l SM18/PS-P Platinum Silver
l SM18/WH-P White

Brass In-Grade 
Architectural Junction
Box

Cat. No. (see right)

l No Option

Brass In-Grade 
Staked Junction Box

Cat. No. (see right)

l No Option

Stanchion Mount

Cat. No. (see right)

l No Option
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PowerPost™ by
Engineered Products Co.

Cat. No. l EP17

l No Option

Die-cast low copper aluminum with K" NPSM fixture
mount. Internal set screw provided for locking position.
Canopy attaches to stainless steel wall plate for mounting to
any standard electrical outlet box.

Cat. No.
l JW/BL-P Black
l JW/DB-P Dark Bronze
l JW/LG-P Light Gray
l JW/PS-P Platinum Silver
l JW/WH-P White

PVC fixture molded in black with K" NPT mount is corrosion
free and UV resistant. Replaces EMT, conduit connectors
and weatherproof boxes. 100% shatter resistant against
denting and cracking. Angled bottom to eliminate cable
congestion.

NOTE: Should be used with a UL listed fixture and
grounding means (i.e., third wire) suitable for use in wet
locations.

5" Dia.

K" NPSM

Fixture

Mount

3J" Dia.

K" NPSM

Fixture

Mount

17K"

3K"

1"

5"

K" NPSM
Fixture
Mount

K" NPSM
Conduit

Entry

2F"

4K"

1L"

Cast low copper aluminum with mounting ears for wood
screw attachment to tree or wood structure. 5.5 cu in. splice
area with gasketed cover. K" NPSM fixture mount and K"

NPSM conduit or cord seal entry. 

NOTE: Surface mount can be connected to conduit or
outdoor cord with a waterproof cord seal (by others).

Cat. No.
l J-27N/BL-P Black
l J-27N/DB-P Dark Bronze
l J-27N/LG-P Light Gray
l J-27N/PS-P Platinum Silver
l J-27N/WH-P White

Surface Mount

Cat. No. (see right)

l No Option

Architectural Wall Mount

Cat. No. (see right)

l No Option
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Cast iron with K" NPSM fixture mount. Hot dip galvanized
finish. 5.5 cu in. splice compartment. 9' (SJTW-A) 3 wire cord
and plug.

NOTE: For use with incandescent, halogen, and fluorescent
fixtures only.

K" NPSM
Fixture
Mount

2J"

6E"

3K" Dia.

Die-cast low copper anodized aluminum cylindrical body
and matching cover with K" NPSM fixture mount. One piece
molded silicone cover gasket. Captive countersunk cover
screws. Internal set screw provided for locking position. Two
K" NPSM in bottom, 17 cu in. internal volume.

CAUTION: Junction Box must be installed high enough to
avoid contact with soil or standing water.

Cat. No.
l JB1/BL-P Black
l JB1/DB-P Dark Bronze
l JB1/LG-P Light Gray
l JB1/PS-P Platinum Silver
l JB1/WH-P White

3" Dia.

K" NPSM
Fixture
Mount

(2) K" NPSM

Cover

4L"

Portable Spear Mount

Cat. No. l J-25N

l No Option

Architectural Junction
Box

Cat. No. (see right)

l No Option
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04-27-15 Unapproved Minutes 
 

 
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 4 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 sheet wall 
to entice people to want to come in and see the product they offer. They want to 
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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 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 an issue of preparation of plan than an issue of the 
content of plan. No drainage issues are known. There is no increase anticipated 
that would affect this. Ms. VanMarter indicated there is no 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 
fence. 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. 
 
A call to the public was made 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) 

 
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: 
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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 Mortensen. 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 has 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 location and he requests to withdraw from decision making related to 
this project case. 
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April 24, 2015 
 
 
Planning Commission 
Genoa Township 
2911 Dorr Road 
Brighton, Michigan 48116 

 
Dear Commissioners: 
 
As requested, we have reviewed the sketch plan (which is a hand-marked version of a site plan most 
recently dated 2/14/12) proposing additional parking, a new sign and outdoor storage and display areas 
for the developed site at 7949 Grand River Avenue.  Specifically, the applicant seeks special land use and 
sketch plan review/approval for the proposed project. 
 
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 request for a new special land use on a developed property provides the Township with an 

opportunity to seek improvement to any existing site design deficiencies.  With that being said, the 
site has previously been occupied by a similar use, the scope of the project is relatively limited, and 
there are a number of existing conditions that make full compliance difficult, at best. 

2. Additional information and details are needed to ensure the general special land use standards.  This 
generally revolves around the need to demonstrate compliance with the specific use requirements of 
Section 7.02.02(d). 

3. The buffer zone and setback requirements of Section 7.02.02(d) are not met. 
4. One of the proposed parking spaces may be difficult to exit. 
5. The applicant needs to confirm that the sidewalk shown on the plan has been constructed. 
6. If the site could function properly with only use of the Grand River access, consideration should be 

given to removing the 2nd drive. 
7. The Commission may wish to require further details of existing site features and require 

improvements to deficiencies as deemed necessary. 
8. The plan identifies a proposed sign; however, no details are provided. 
 
B. Proposal/Process 
 
The applicant requests special land use and sketch plan review/approval for a new project on a developed 
site.  The submittal identifies 4 new parking spaces in front of the building, a new sign in the Hacker 
Road front yard, a new mulch storage area in the Hacker Road front yard and a new patio/display area in 
the Grand River front yard. 
 
Table 7.02 of the Township Zoning Ordinance lists outdoor commercial display, sales or storage as a 
special land use in the GCD.  Given the limited scope of the project, it is eligible for sketch plan review 
(as opposed to full site plan review) in accordance with Article 18 of the Township Zoning Ordinance. 

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

Subject: Nelligan’s Outdoor Services – Special Land Use and Sketch Plan Review #1 
Location: 7949 Grand River Avenue – just north of the intersection of Grand River Avenue and 

Hacker Road 
Zoning: GCD General Commercial District 



Genoa Township Planning Commission 
Nelligan’s Outdoor Services 
Sketch Plan Review #1 
Page 2 
 

 
Aerial view of site and surroundings (looking north) 

 

C. Special Land Use Review 
 
Section 19.03 of the Zoning Ordinance identifies the review criteria for Special Land Use applications as 
follows: 
 
1. Master Plan.  The Township Master Plan and Future Land Use map identify the site as General 

Commercial, which is intended “to serve the requirements of the community at large… and pass-by 
traffic along Grand River Avenue.”  The location and nature of the site as a developed commercial 
property are generally consistent with this category. 
 

2. Compatibility.  Based on the submittal, it is our understanding that the site was previously used for 
boat sales, which likely included outdoor storage/display.  It is unclear whether Nelligan’s is a current 
or proposed user of the property, although the landscape supply business could reasonably be viewed 
as similar to the prior use. 
 
Surrounding uses to the west, north, and south are developed with, zoned and planned for commercial 
uses.  Properties to the east are within Brighton Township, but are zoned for and developed with 
single-family residences. 
 
The submittal does not include detail sufficient to verify compliance with the use requirements of 
Section 7.02.02(d), which are intended to protect surrounding land uses from any potential impacts of 
outdoor sales, display and/or storage activities.  A finding under this criterion should not be made 
until compliance is demonstrated. 

 
3. Public Facilities and Services.  Given the site’s location and the nature of the proposed use, we do 

not anticipate issues with the capacity of public facilities and services.  However, we defer to the 
Township Engineer and Fire Department for any specific comments/concerns they may have. 

 
4. Impacts.  As a previously developed site, adverse impacts upon the natural environment are not 

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

adverse impacts as a result of the proposed project. 
 

Subject site 
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D. Use Requirements 
 
Section 07.02.02(d) identifies the specific requirements for commercial outdoor display sales or storage 
as follows: 
 
1. Minimum lot area shall be one (1) acre.  
 
The submittal does not identify the size of the property.  Based on the dimensions shown on the plan, the 
full site contains just over 1 acre; however, this appears to include right-of-way area(s).  The applicant 
needs to identify the lot area. 
  
2. Any stockpiles of soils, fertilizer or similar loosely packaged materials shall be sufficiently 

covered or contained to prevent dust or blowing of materials.  
 
The plan shows 3 mulch piles to be stored on an existing concrete slab in the Hacker Road front yard.  
This area backs up to the existing brick screen wall along the east side of the property and a note states 
that the 3 piles will be separated by “cement bin blocks,” though no details are provided. 
 
Additionally, there is no indication that this area will be covered and/or fully contained.  The applicant 
must provide additional details and/or a description of how these materials will be contained. 
 
3. All outdoor storage areas shall be paved with a permanent, durable and dustless surface and 

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

A note on the original plan states that the land east of the building is a gravel storage area.  The Impact 
Assessment states that dust control measures will be implemented as needed. 
 
We defer to the Township Engineer for any technical comments; however, it appears that the site has been 
maintained with gravel for an extended period of time and we are unaware of any issues resulting from 
this condition.  
 
4. No outdoor storage shall be permitted in any required yard (setback) of buildings for the 

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

 
The plan identifies property lines to the centerline of each road frontage.  Based upon our best guess as to 
the actual front lot lines, neither the mulch storage nor the patio/display area meet the required front yard 
setback from Hacker and Grand River, respectively.  Additionally, the patio/display area does not meet 
the minimum side yard setback from the northerly side lot line.  This standard is not met. 
 
5. The site shall include a building of at least five hundred (500) feet of gross floor area for office 

use in conjunction with the use. 
 

Per the Impact Assessment, the existing building contains 1,120 square feet.  This standard is met.  
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6. All loading and truck maneuvering shall be accommodated on-site. 

 
The site has existing vehicular access from both Grand River and Hacker.  We anticipate that larger 
delivery trucks would utilize the Hacker Road driveway to gain direct access to the storage area; however, 
the applicant should provide a description of delivery types and demonstrate that this standard will be 
met. 

 
7. All outdoor storage area property lines adjacent to a residential district shall provide a buffer 

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

There is an existing brick screen wall surrounding much of the outdoor storage area; however, its height is 
not identified.  Additionally, much of the northerly side contains an existing chain link fence.  Lastly, the 
plan shows 6 existing trees along Hacker Road, but no other landscaping is apparent. 
 
Given the depth, screening and landscaping requirements, a Buffer Zone B is not fully provided.  The 
Commission may allow the existing brick screen wall in lieu of the Buffer Zone B; however, the applicant 
must demonstrate that it is 6-foot tall.  Additionally, consideration needs to be given to replacing the 
chain link fence with a screen wall/fence. 

 
8. The height of all material and equipment stored in an outdoor storage area shall not exceed the 

height of any landscape screening, wall or fence. Boats and recreational vehicles may exceed the 
height of the fence provided that they are setback from the fence a distance equal to their 
height. Storage of materials up to the height of the GENOA TOWNSHIP ZONING 
ORDINANCE Commercial Districts 7-8 adjacent building wall may be permitted in the rear 
yard if it is illustrated on the site plan, the rear yard does not abut a residential district, will not 
be visible from an expressway and such storage is confined to within twenty (20) feet of the 
building. 
 

There is no indication as to the height of the screening or the materials to be stored.  The applicant must 
provide this information to verify compliance. 
 
E. Sketch Plan Review 
 
1. Dimensional Requirements.  As noted above, the outdoor storage and display areas do not comply 

with the front or side yard setback requirements of the GCD. 
 

2. Building Materials and Design.  No changes are proposed to the existing building. 
 

3. Parking.  The proposal includes 4 new parking spaces in the Grand River front yard.  The parking 
spaces themselves appear to comply with the required setback, although the drive aisle does not. 

 
The proposed spaces meet the dimensional standards of Section 14.06.04, although the applicant 
should be aware that spaces are required to be looped (or double striped).  Additionally, the 
southernmost parking space may be difficult to exit given the angled side lot line and presence of a 
screen wall.  The applicant should demonstrate that this space can function properly without harming 
vehicles or the screen wall. 

 
4. Pedestrian Circulation.  The site plan identifies an existing sidewalk along Grand River Avenue, 

although it not present in the aerial photo on Page 2 above.  The applicant needs to confirm that the 
sidewalk is in place.   
 



Genoa Township Planning Commission 
Nelligan’s Outdoor Services 
Sketch Plan Review #1 
Page 5 
 
5. Vehicular Circulation.  The site currently has one driveway on Grand River Avenue and one on 

Hacker Drive.  The plan does not identify any changes to the existing vehicular circulation pattern as 
part of this project. The Grand River drive is identified as asphalt. The Hacker drive appears to be 
gravel. The driveway should be hard-surfaced with asphalt or concrete per Section 14.06.01.  
Furthermore, the need for the Hacker Road driveway is unclear.  If the site could function properly 
with only use of the Grand River access, consideration should be given to removing the 2nd drive. 
 

6. Landscaping.  The plan identifies existing landscaping.  The table below notes greenbelt planting 
requirements; however, the remaining landscape standards are addressed under the Use Requirements 
section of this review letter.  

 
Location Requirements Existing Comments 
Front yard 
greenbelt 

(Grand River) 

3 canopy trees 
20’ width 
 

3 canopy trees  
10-15’ width 
 

Plantings provided; width 
is an existing condition 

Front yard 
greenbelt 
(Hacker) 

6 canopy trees 
20’ width 
 

6 canopy trees  
25’ width 
 

Requirements met 

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

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

 
8. Waste Receptacles.  The plan identifies one existing receptacle/enclosure along the south side of the 

site, although no details are provided.  If the existing receptacles/enclosures are not up to current 
standards, the Commission may wish to require improvements as part of this project. 

 
9. Signage.  The submittal identifies a new sign in the Hacker Road front yard; however, no details are 

provided.  If new signage is proposed, the applicant should provide details for the Commission’s 
consideration. 

 
10. Impact Assessment.  The submittal includes a brief Impact Assessment (dated April 9, 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. 

 
11. Additional Considerations.  As is often noted, the request for a new special land use on a developed 

site provides the Township and applicant with an opportunity to improve established site design 
deficiencies.  In this particular instance, there are some existing conditions that make full compliance 
difficult – established lot shape/size, presence of a large brick screen wall and previously-used gravel 
outdoor storage area. 

 
The extent of any improvements to be required should be in keeping with the nature/character of the 
project.  Given the relatively limited scope of the proposal, in conjunction with existing site 
limitations, we do not believe full compliance is necessarily warranted/achievable in this instance. 
 

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 

April 22, 2015 
 
Ms. Kelly Van Marter 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
Re:   Nelligan’s Outdoor Services - Site Plan Review  
 
Dear Ms. Van Marter: 
 
We have reviewed the site plan submittal from Nelligan’s Outdoor Services, dated April 9, 2015.  The petitioner is 
proposing to establish a brick paver sales and design center at the former Hide-Away Boat Sales property, located 
at 7949 W. Grand River Avenue. There are no planned changes to the site grading, drainage or sewer and water 
service for this property. Tetra Tech has reviewed the documents and offers the following comments for 
consideration by the planning commission: 
 
SUMMARY 
 

1. All existing public and private utilities must be shown on the site plan. 
 
SITE PLAN 
 

1. The petitioner submitted a hand-marked site plan from the previous development at this address, Hide-
Away Boat Sales. While there isn’t much to depict in the way of actual site improvements, the petitioner 
must at least clearly show the locations of the public sewer adjacent to the site so any potential impacts 
can be evaluated. The petitioner should also review the site plan requirements to make sure that any 
resubmitted site plan drawings and documents include all of the mandatory information on the drawings. 
 

Once the information has been included on the site plan we will confirm that there is no impact to the existing public 
and private utilities on or near the site or drainage patterns due to the proposed construction. The petitioner should 
revise and resubmit the site plan to address the above comment prior to approval.  
 
Please call if you have any questions. 
 
Sincerely,  
 
 
Gary J. Markstrom, P.E.     Joseph C. Siwek, P.E. 
Unit Vice President     Project Engineer 
 
Copy: Don Nelligan  



 

 
 
 
 
 
April 16, 2015 
 
 
 
Kelly VanMarter 
Genoa Township 
2911 Dorr Road 
Brighton, MI  48116 
 
RE: Nelligan’s Outdoor Services 
 7949 W. 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 15, 2015 and the drawings are 
not dated.  The project is based on an existing 1200 square foot building.  The 
plan review is based on the requirements of the International Fire Code (IFC) 
2012 edition.  
 
Based on the information provided the Brighton Area Fire Department has no 
objections to the proposed site plan. 
 
Cordially, 

 
Derrick Bunge 
Lieutenant  – Fire Inspector 
 
 
 
 
 
 
 



    
      
April 9, 2015 
 
To Whom It May Concern: 
 
There will be a public hearing on Monday, April 27 at 6:30 p.m. at Genoa 
Township Hall, located at 2911 Dorr Road, Brighton, Michigan, for a Special 
Land Use Permit in your general vicinity. 
  
The property in question is located at 7949 W. Grand River, Brighton, being 
Parcel No. 4711-13-400-025. The Special Use is requested for proposed outdoor 
storage, sales and display, including mulch, landscape supplies, and brick pavers. 
The request is petitioned by Nelligan’s Outdoor Services.  
 
You are invited to attend this hearing. If you are unable to attend, written 
comments may be submitted by writing to the Planning Commission at the  
Genoa Township Hall, 2911 Dorr Road, Brighton, MI 48116 or via email at 
kathryn@genoa.org up to the date of the hearing and may be further received  
by the Planning Commission at said hearing. In addition, all materials relating  
to these requests may be examined at the Township Hall during normal  
business hours.  
 
Genoa Charter Township will provide necessary reasonable auxiliary aids and 
services to individuals with disabilities at the meeting/hearing upon seven (7) day 
notice to the Township. Individuals with disabilities requiring auxiliary aids or 
services should contact the Township in writing or by calling at (810) 227-5225.   
 
 
Sincerely, 

 
Kelly VanMarter 
Assistant Township Manager / Community Development Director 
KKV/kp 
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6 BLUEGILL 
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LON SEXTON 
11025 ROBERTS RD 
STOCKBRIDGE  MI  49285 

  
DIVERSIFIED GLASS SERVICES INC 
21401 WIDGEON TERRACE 
FORT MYERS  FL  33931 

  
MONTGOMERY CELESTE LIVING TRUST 
8804 MARIA CT. 
HOWELL  MI  48855 

 
BRIGHTON LAND LLC 
5000 E. GRAND RIVER 
HOWELL  MI  48843 

  
LIVINGSTON REAL PROPERTIES 
PO BOX 1168 
BRIGHTON  MI  48116 

  
PATRICE STARKWEATHER 
RICHARD MORSE 
2831 STANWOOD PL 
BRIGHTON  MI  48114 

 
DJM OFFICE PARK LLC 
DON MCCLUSKEY 
419 FIELDSTONE DR 
VENICE  FL  34292 

  
DJM OFFICE PARK LLC 
DON MCCLUSKEY 
419 FIELDSTONE DR 
VENICE  FL  34292 
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GREG SONNANSTINE 
7993 GRAND RIVER 
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JEAN WIGGINS 
2867 HACKER RD 
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JASON & LAURA HUCK 
2873 HACKER RD 
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CHAD & LINDA KAY TURNBLOM 
2879 HACKER RD 
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BARRY & SHIRLEY FREEMAN 
6592 COWELL RD 
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STEPHANIE SCHULER 
BONNIE BARNES 
2891 HACKER RD 
BRIGHTON  MI  48114 

 
ERIC EYESTONE 
8043 WOODLAND SHORE DR 
BRIGHTON  MI  48114 

  
PETREA WILLARD 
8049 WOODLAND SHORE DR 
BRIGHTON  MI  48114 

  
OWNER OF OCCUPANT 
2885 HACKER RD 
BRIGHTON  MI  48114 





April 9, 2015 

 

Ms. Kelly VanMarter, AICP 
Planning Director 
Genoa Township 
2911 Dorr Road 
Brighton, MI 48116 
 
RE: Impact Assessment 
 Nelligan's Outdoor Services 
 7949 W. Grand River Ave. 
 Genoa Twp., Michigan 
 
a. Name and address of person responsible for preparation 
 Nelligan's Outdoor Services 
 7949 W. Grand River Ave. 
 
b. Maps and written description/analysis of the project site. 
 Most of the existing site features will be used "as-is". A portion of the brick paver area in front of 
the 40' x 28' brick sales office will be used for parking and an outdoor paver patio display. The existing 
brick walls and chain link fences will remain. The 20' gate will remain open during normal business 
hours. Patrons will be able to park in the storage yard if necessary. The existing concrete apron will 
remain. In the gravel yard, the 20' x 54' concrete slab and the existing 12' x 17' shed will remain. The 
existing gate on Hacker Road will also remain. The existing monument sign will be reused. A separate 
signage permit will be obtained per township guidelines prior to reuse.  
 
c.  Impact on natural features 
 The grass area on the northwest part of the site will become a stone berm approximately 2' high 
to display paver patio display. The existing planters will be cleaned and new annuals may be added. The 
20' stretch of gravel along the north side of the site will be removed and a grass buffer will be installed. 
The existing gravel areas will be cleaned and regraded.  Dust control measures will be implemented as 
necessary and carried out in a timely manner. 
 
d.  Impact on stormwater management. 
 Current drainage patterns are established and to remain. 
 
e. Impact on surrounding land use. 
 Site will be used to sell brick pavers and landscape materials. Currently there are commercial 
businesses to the north and south of the property, office/research to the west, and the residential use 
to the east. Proposed use is consistent with previous and potential development patterns currently in 
place. There will be no anticipated increase in light, noise or air pollution generated. 
 



Ms. VanMarter 
April 9, 2015 
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f.  Impact on public facilities. 
 Hours of operation will be approximately 8 a.m. to 6 p.m. a week and 10 a.m. to 4 p.m.  on 
Saturday and Sunday. There will be an estimated 4 employees during the busiest times and an estimated 
maximum of 25 customers per day. No further impact on any public facility is anticipated. 
 
g. Impact on public utilities 
 Building uses an existing well for fresh water and existing sanitary sewers for waste water. No 
changes to these systems are anticipated. Drainage control has been established and is to remain. The 
majority of the site is grass, gravel, and stone pavers (all permeable surfaces) and is to remain. No new 
impact to these facilities is anticipated. 
 
f.  Storage and handling of any hazardous materials. 
 No hazardous materials will be placed on the site at any time. Daily trash will be 
 removed and placed in small dumpster to be removed at a predetermined interval by a waste 
management company. 
 
i. Impact on traffic and pedestrians. 
 Display areas will be placed on existing hard surface areas described on the drawings. 
 Required parking areas have been established on the plan to conform to local ordinances. 
Parking signage will be placed to assist motorist. Four parking spaces and I barrier-free space have been 
added to the plan. During hours of operation, additional parking can be provided on the gravel surface 
in storage area. The gates will remain open during business hours.  Employee and customer traffic will 
be allowed to enter from Hacker Road.   Deliveries will be instructed to use the Hacker Road entrance 
so as not to cause any issues on Grand River Avenue.   
 
j.  Special provisions: not applicable 
 
If you have any questions, please don't hesitate to call me (313) 622-7988. 
 
Sincerely, 
 
 
Don Nelligan 
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